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FEBRUARY 24, 2026

Mr.  Jason Yamaguchi 
JAYPOP, LLC
dba KONPA RESTAURANT
3333 East Coast Highway 
Corona Del Mar, CA 92625 

SUBJECT:  KONPA NIKKEI RESTAURANT OBSERVED PARKING STUDY, CITY OF NEWPORT 
BEACH 

Dear Mr. Yamaguchi:  

INTRODUCTION 
RK Engineering Group, Inc. (RK) is pleased to submit this observed parking study for Konpa Nikkei 
Restaurant, a new food service establishment located at 3333 East Coast Highway in the Corona del 
Mar neighborhood of Newport Beach. The restaurant will occupy approximately 700 square feet of 
gross floor area within a multi-tenant commercial building. The restaurant has been in operation since 
July 5, 2025.  

Based on information from restaurant representatives, the observation period coincided with higher-
than-usual visitor activity, driven by the recent grand opening and heightened local community 
interest. However, a follow-up observed parking survey was completed on January 15, 2026, to 
confirm the adequacy of parking for the project.  

On-site parking is provided exclusively on the south side of the property, comprising 27 standard 
parking spaces and 1 ADA-compliant space, for a total of 28. This parking supply is shared among all 
tenants within the development, all of whom are currently occupied. Signage is posted on-site to 
restrict parking for non-tenant uses. In addition to on-site parking, public on-street parking is available 
in the surrounding area, providing patrons with additional options within a reasonable walking 
distance of the restaurant. 

An RK representative conducted a field review of the study area on Thursday, July 10th.  

Exhibit A includes a Location Map. 
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PROJECT DESCRIPTION 
Konpa Nikkei is a 700-square-foot Peruvian-Japanese fusion restaurant offering a curated selection of 
hand rolls, sushi, and fresh seafood, with seating for seven (7) guests and a focus on intimate dine-in 
service and to-go orders for residents and visitors seeking distinctive cuisine in a casual yet refined 
setting. The restaurant currently operates daily from 11:00 AM to 7:00 PM and employs one staff 
member, with additional hires anticipated as business grows. The applicant may expand the daily 
hours of operation from 11:00 AM to 10:00 PM, and the potential for extended evening hours is 
addressed in this parking analysis. The applicant is requesting a Type 41 on-sale beer and wine 
license, and the restaurant’s opening date was July 5, 2025. 

Importantly, Konpa Nikkei is intended to be a neighborhood-serving restaurant that complements the 
walkable character of Corona del Mar. The restaurant is expected to attract many patrons from the 
surrounding community who will arrive on foot or by bicycle, rather than by car. This community-based 
focus supports the City’s goals of promoting active transportation and reducing reliance on private 
vehicles for short, local trips. 

Additionally, the restaurant is located within a mixed-use commercial corridor that relies on a long-
standing pattern of shared parking. Businesses in the area, including retailers, salons, and service 
providers, tend to have varying peak periods, allowing them to collectively use on-site and nearby on-
street parking spaces efficiently. Konpa Nikkei’s primary operating hours—centered around lunch and 
dinner—naturally complement the off-peak times of neighboring uses, such as retail and daytime-only 
services. This staggered demand allows for greater flexibility in using shared parking resources, 
helping offset the restaurant’s parking requirement. 

Exhibit B includes a Floor Plan. 

TABLE 1: CITY OF NEWPORT BEACH PARKING REQUIREMENTS 
Per the City of Newport Beach Municipal Code (ORD 2025-13 and NBMC Chapter 21.40 – Off-Street 
Parking), the proposed Konpa Nikkei Restaurant is classified as a food service use, with alcohol. This 
land use category requires one (1) parking space per 100 square feet of gross floor area. With a total 
gross floor area of 700 square feet, Konpa Nikkei is required to provide seven (7) off-street parking 
spaces. 

Table 1 provides a cumulative summary of the parking requirements for all tenants within the shared 
commercial property. Based on the applicable code standards, the site requires 33 parking spaces, 
while the current on-site supply consists of 27 standard stalls and 1 ADA stall, totaling 28 spaces. This 
results in a parking deficiency of five (5) spaces, which is the focus of the analysis. 

It is essential to note that the City’s parking code does not account for shared parking or staggered 
operating hours between tenants. The required parking is calculated for each use, assuming it 
operates independently at full capacity. In practice, however, the various tenants on-site—including 
retailers and service providers—have non-overlapping peak periods, which enables shared use of 
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parking spaces throughout the day. This dynamic is further evaluated through the observed parking 
analysis presented in the following sections. 

PARKING ANALYSIS APPROACH AND METHODOLOGY 
To assess the adequacy of parking for the proposed Konpa Nikkei Restaurant, RK conducted a parking 
study focusing on on-site and immediate-neighborhood parking conditions. This analysis aims to 
determine whether sufficient parking is available in the surrounding area. The restaurant is currently 
operating, so the observed parking counts reflect real-world conditions with use already in place. 

Parking utilization surveys were conducted on a typical Thursday, Friday, and Saturday, aligning with 
the restaurant's expected peak periods and the surrounding uses. Counts were collected at 1-hour 
intervals between 10:00 AM and 9:00 PM, covering lunch, mid-afternoon, and dinner. The study area 
included all on-site and public on-street parking spaces within approximately one block of the site, 
encompassing East Coast Highway and adjacent side streets such as Seaview Avenue, Marigold 
Avenue, and Marguerite Avenue. The study area is within a reasonable walking distance of the site. 

Although off-site parking on public streets cannot be formally counted to satisfy a parking deficiency 
under the City of Newport Beach’s zoning code, it nonetheless provides essential context regarding 
the overall parking availability near the site. This provides a realistic assessment of how shared 
parking, pedestrian accessibility, and nearby public parking collectively contribute to meeting the 
project's practical needs. 

Since the restaurant is currently operating, the observed parking surveys capture the actual parking 
demand during the surveyed operating period. Therefore, the restaurant’s code-based parking 
requirement does not need to be added to the observed data, except where a conservative 
adjustment is applied to evaluate potential extended evening hours. 

The methodology employed for this study follows accepted transportation engineering practice and 
is consistent with the City of Newport Beach Municipal Code (NBMC Chapter 21.40 – Off-Street 
Parking). It incorporates code-based parking demand calculations and supplements them with 
observed utilization data to provide a realistic, location-specific evaluation of parking availability for 
the proposed use. 

Appendix A includes the City of Newport Beach Municipal Code (NBMC Chapter 21.40 – Off-Street 
Parking) 
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TABLES 2-4: OBSERVED PARKING SURVEY  
To assess the actual parking conditions near the project site, RK retained Counts Unlimited Inc., a 
professional traffic and parking data-collection firm, to conduct a parking utilization survey. The survey 
determines whether adequate parking is functionally available during peak demand periods to 
accommodate the Konpa Nikkei Restaurant and other tenants within the shared commercial property. 
The study area encompasses on-site parking and public on-street spaces within approximately one 
block in each direction of the restaurant, representing a reasonable and typical walking distance for 
patrons accessing neighborhood-serving commercial uses in Corona del Mar. 

SURVEY DATES AND CONDITIONS 
Observed parking counts were conducted on three representative days: 

• Thursday, July 10, 2025, 10 AM – 9 PM at 1-Hour Intervals 
• Friday, July 11, 2025, 10 AM – 9 PM at 1-Hour Intervals 
• Saturday, July 12, 2025, 10 AM - 9 PM at 1-Hour Intervals 
• Thursday, January 15, 2026, 11 AM – 1 PM at 1-Hour Intervals (Supplemental Survey) 

These days were selected to capture typical weekday and weekend parking conditions, including 
lunch, afternoon, and evening peak periods associated with the proposed restaurant and surrounding 
commercial activity. Notably, the surveys were conducted during the summer, the peak period for 
parking demand in Corona del Mar, driven by increased visitor activity and favorable weather 
conditions. Surveys were performed under normal weather and operating conditions, with no 
construction, street closures, or special events observed in the study area that could have influenced 
parking availability.  

Counts reflect early-operation conditions, which restaurant representatives indicated were elevated 
due to the grand opening. In response to City review comments, a follow-up parking count was 
conducted on Thursday, January 15, 2026, to supplement the initial observations and document 
parking conditions during typical weekday operations outside the grand opening period. 

OBSERVATION HOURS 
Parking occupancy was documented hourly from 10:00 AM to 9:00 PM on each survey day, resulting 
in 39 hours of counts. This time frame was selected to encompass both the restaurant's operating 
hours and those of its adjacent commercial tenants. 

STUDY AREA AND PARKING ZONE DEFINITIONS 
The study area encompasses the on-site parking lot and public on-street parking within approximately 
one block of the restaurant. To organize the data and reflect functional access to the site, the area was 
divided into six distinct parking zones: 

• Zone 1 – On-Site Parking Lot (South side of building; 27 standard spaces + 1 ADA space) 
• Zone 2 – On-Street Parking along Coast Highway (South Side) 
• Zone 3 – On-Street Parking along Coast Highway (North Side) 
• Zone 4 – On-Street Parking along Marguerite Avenue (Both Sides) 
• Zone 5 – On-Street Parking along Seaview Avenue (North Side) 
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• Zone 6 – On-Street Parking along Marigold Avenue (Both Sides) 

These zones were selected based on proximity, visibility, and ease of access for patrons traveling to 
the restaurant by car or on foot. The on-street parking inventory includes marked parallel parking 
spaces and unmarked curbside areas. For unmarked segments, the number of spaces was estimated 
using a standard length of 20 feet per space, with adjustments made to account for obstructions and 
restrictions, such as fire hydrants, red curbs, and posted no-parking zones. 

Furthermore, on-street parking along Marguerite, Seaview, and Marigold is restricted on Mondays 
and Tuesdays from 9:30 AM to 12:30 PM for street sweeping. Parking along Coast Highway is limited 
from 7 AM to 6 PM, with a 2-hour restriction. Also, the first block of Marigold Avenue, south of Coast 
Highway, is limited to 7 AM to 6 PM, with a 2-hour restriction. 

Exhibit C includes the Parking Zones, and Appendix B contains the raw parking data. 

SUMMARY OF OBSERVED PARKING UTILIZATION 
The observed parking counts conducted on Thursday, July 10, 2025, Friday, July 11, 2025, and 
Saturday, July 12, 2025, provide a snapshot of actual parking conditions in and around the project site 
throughout the day. Surveys captured usage during lunch, afternoon, and evening periods to 
determine when peak parking demand occurred and whether the surrounding supply could 
accommodate the parking demand associated with the Konpa Nikkei Restaurant.  

Based on the data collected, the peak parking demand and availability for each study day are 
summarized below. The analysis includes all six parking zones within the study area to capture the full 
range of available parking within a reasonable walking distance. In addition, Zone 1 (on-site parking) 
was evaluated separately to determine whether the parking demand can be accommodated solely 
within the on-site parking supply. The results are included below: 

Table 2: Thursday, July 10, 2025, Observations – Zone 1 Only (Private On-Site Parking) 
• Peak Demand Hour: 1:00 PM 
• Total Observed Parking Demand: 18 
• Total Available On-Site Parking Supply: 28 Spaces 
• Spaces Remaining at Peak Demand: 10 Spaces 
• Parking Utilization Rate: 64% 

Table 2: Thursday, July 10, 2025, Observations – Zones (2-6) 
• Peak Demand Hour: 1:00 PM 
• Total Observed Parking Demand (Zones 2–6): 96 Spaces 
• Total Available Parking Supply: 128 
• Spaces Remaining at Peak Demand: 32 
• Parking Utilization Rate: 75% 
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Table 3: Friday, July 11, 2025, Observations – Zone 1 Only (Private On-Site Parking) 
• Peak Demand Hour: 12:00 PM - 1:00 PM 
• Total Observed Parking Demand: 19 
• Total Available On-Site Parking Supply: 28 Spaces 
• Spaces Remaining at Peak Demand: 9 Spaces 
• Parking Utilization Rate: 68% 

Table 3: Friday, July 11, 2025, Observations – Zones (2-6) 
• Peak Demand Hour: 1:00 PM 
• Total Observed Parking Demand (Zones 2–6): 98 Spaces 
• Total Available Parking Supply: 128 
• Spaces Remaining at Peak Demand: 30 
• Parking Utilization Rate: 77% 

 
Table 4: Saturday, July 12, 2025, Observations – Zone 1 Only (Private On-Site Parking) 

• Peak Demand Hour: 11:00 AM 
• Total Observed Parking Demand: 13 
• Total Available On-Site Parking Supply: 28 Spaces 
• Spaces Remaining at Peak Demand: 15 Spaces 
• Parking Utilization Rate: 46% 

Table 4: Saturday, July 12, 2025, Observations – Zones (2-6) 
• Peak Demand Hour: 1:00 PM 
• Total Observed Parking Demand (Zones 2–6): 114 Spaces 
• Total Available Parking Supply in Study Area: 128 
• Spaces Remaining at Peak Demand: 14 
• Parking Utilization Rate: 89% 

In summary, Zone 1, which includes the 28 private on-site parking spaces shared by all tenants, was 
evaluated independently. Observed peak demand in this zone ranged from 13 to 19 occupied spaces, 
resulting in utilization rates of 46% to 68%. This indicates that 9 to 15 on-site spaces remained available 
during peak periods. The data confirms that the on-site parking supply is functioning efficiently and 
that parking conditions within the private parking lot are sufficient to support continued use of the 
site, including Konpa Nikkei, under typical operating conditions. 

Over the three survey days, the peak parking demand for the on-street parking zones (Zones 2-6) 
ranged from 96 to 114 occupied spaces out of a total supply of 128. This resulted in utilization rates 
between 75% and 89%, with 14 to 32 spaces remaining available during peak conditions. These 
results indicate that the broader parking area provides sufficient capacity throughout Konpa Nikkei’s 
key operating hours, including lunch, mid-afternoon, and dinner. 
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CONSIDERATION OF EXTENDED OPERATING HOURS 
During the observed parking surveys, the restaurant operated from 11:00 AM to 7:00 PM. Parking 
counts were conducted through 9:00 PM and reflect demand during the restaurant’s initial operating 
period, when service concluded at approximately 7:00 PM. However, the applicant may expand 
operating hours until 10:00 PM. 

To conservatively evaluate potential parking demand during the later evening period, the analysis 
includes an added demand of seven (7) parking spaces between 7:00 PM and 10:00 PM. This 
additional demand is based on the City’s code-required parking ratio for 700 square feet of restaurant 
use and represents a worst-case assumption of full restaurant parking demand during those hours. 

Observed parking utilization data indicate that overall on-site demand declines significantly after 
approximately 5:00 PM, and the restaurant is essentially the only tenant remaining active after 7:00 
PM, as surrounding retail and personal service uses close by that time. As a result, parking availability 
increases during the evening hours, and the existing parking supply remains adequate even under 
the conservative extended-hours assumption. 

Based on these findings, the restaurant may reasonably expand its operating hours until 10:00 
PM without creating adverse parking impacts on-site or within the surrounding study area. 

SUPPLEMENTAL OBSERVED PARKING RESULTS – JANUARY 15, 2026 
As a follow-up to the original parking surveys, additional counts of observed parking were conducted 
on January 15, 2026, under typical weekday operating conditions. The purpose of this supplemental 
survey was to document parking demand outside of the restaurant’s initial opening period and further 
validate the adequacy of the available parking supply. 

Table 5: Thursday, January 15, 2026, Observations – Zone 1 Only (Private On-Site Parking) 
• Peak Demand Hour: 1:00 PM 
• Total Observed Parking Demand: 16 
• Total Available On-Site Parking Supply: 28 Spaces 
• Spaces Remaining at Peak Demand: 12 Spaces 
• Parking Utilization Rate: 57% 

Table 5: Thursday, January 15, 2026, Observations – Zones (2-6) 
• Peak Demand Hour: 11:00 AM – 1:00 PM 
• Total Observed Parking Demand (Zones 2–6): 89 Spaces 
• Total Available Parking Supply in Study Area: 128 
• Spaces Remaining at Peak Demand: 39 
• Parking Utilization Rate: 70% 
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The January 15, 2026, survey results are summarized in Table 5, which presents observed parking 
demand for the on-site parking area (Zone 1) and the surrounding off-site parking areas (Zones 2-6). 
The observed peak-hour conditions during this follow-up survey indicate that adequate parking 
capacity remained available both on-site and within the broader study area, with utilization levels 
consistent with or lower than those documented during the original July 2025 surveys. 

Based on the combined results of the original and supplemental parking surveys, the existing on-site 
and off-site parking supply remains sufficient to accommodate the operational parking demand 
associated with Konpa Nikkei Restaurant. 

PARKING MANAGEMENT PLAN (PMP) 
The parking study results indicate that the existing on-site parking spaces are generally sufficient to 
accommodate observed weekday and weekend peak demand. Konpa Nikkei Restaurant is located in 
a multi-tenant commercial center at 3333 East Coast Highway, and parking is shared among tenants. 
This PMP outlines practical strategies for property management and restaurant representatives to 
maximize the effectiveness of the existing parking supply, support healthy turnover, and promote 
balanced transportation options. The following measures are recommended: 

1. Employee Parking Policy 
Existing and future employees are encouraged to park their vehicles in the on-site parking lot rather 
than on public streets. This will help free up more convenient spaces for visitors and guests, improving 
turnover and the overall customer experience. 

2. Signage and Space Identification 
Property management should continue to maintain clear on-site signage indicating customer parking 
areas, designated access aisles, and no-parking/fire lane zones.  

3. Security Enforcement 
Use of security personnel to monitor and manage parking activity is recommended, particularly during 
the peak summer season. Security staff can help prevent non-site users from occupying spaces 
intended for patrons and tenants, maintaining the integrity of the on-site parking supply. 

Implementation of these measures will help maintain parking efficiency and support long-term 
compliance with city standards, particularly during peak seasonal periods. 
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CONCLUSIONS 
This analysis is consistent with the City of Newport Beach Municipal Code (Code (ORD 2025-13 and 
NBMC Chapter 21.40 – Off-Street Parking). It incorporates code-based parking demand calculations 
and supplements them with observed utilization data to provide a realistic, location-specific evaluation 
of parking availability for the proposed use. Furthermore, the analysis offers a parking management 
plan to help maintain parking efficiency and support long-term compliance with city standards, 
particularly during peak seasonal periods. 

Based on a review of the proposed Konpa Nikkei Restaurant and the results of the observed parking 
analysis, RK Engineering Group, Inc. has determined that adequate parking is available to 
accommodate the restaurant’s operational needs. The study evaluated parking conditions within 
approximately one block of the site, encompassing both on-site and nearby public street parking. 

The observed data demonstrate that sufficient capacity remains during peak operating periods, both 
within the on-site parking lot (Zone 1) and across the broader study area (Zones 1–6). In response to 
City review comments, a supplemental observed parking survey was also conducted on January 15, 
2026; the results are summarized in Table 5 and further confirm that adequate parking capacity 
remained available on-site (Zone 1) and within the off-site study area (Zones 2–6) during peak weekday 
operating conditions. Furthermore, shared parking dynamics and complementary peak-demand 
patterns among existing tenants reinforce the conclusion that the existing parking supply is adequate 
to support the restaurant without adverse effects. 

RK Engineering Group, Inc. appreciates the opportunity to support this project. If you have any 
questions about this study, please contact us at (949) 474-0809. 

Sincerely, 
RK ENGINEERING GROUP, INC. 

 

 
Rogier Goedecke 
President 
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GROUP INC.

Exhibit A
Location Map

3273-2025-01
KONPA NIKKEI RESTAURANT OBSERVED PARKING STUDY // CITY OF NEWPORT BEACH
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Exhibit B
Floor Plan

3273-2025-01
KONPA NIKKEI RESTAURANT OBSERVED PARKING STUDY // CITY OF NEWPORT BEACH
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Parking Zones

3273-2025-01
KONPA NIKKEI RESTAURANT OBSERVED PARKING STUDY // CITY OF NEWPORT BEACH

ENGINEERING
GROUP INC.

Exhibit C

Legend
 = Project Site Boundary
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Parking Zones
 = Zone 1  (27 Standard Spaces + 1 ADA)

 = Zone 2 (19 Standard Spaces)

 = Zone 3 (19 Standard Spaces)

 = Zone 4 (38 Standard Spaces)

 = Zone 5 (7 Standard Spaces)

 = Zone 6 (45 Standard Spaces)

Observed parking surveys to be completed at
one-hour intervals from 10:00 AM to 9:00 PM
on Thursday, Friday, and Saturday (July 10-12).

These zones were selected based on
proximity, visibility, and ease of access for
patrons traveling to the restaurant by car or on
foot.
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JN:3273-2025-01
RK20820

#
Suite 

Address
Tenant Land Use Hours of Operation

Gross 
Square 

Feet

Percent of 
Gross Floor 

Area

City  
Parking Requirement

Parking 
Required

1 3333 East Coast Highway
PROPOSED

Konpa Nikkei Restaurant
Food Service with

Alcohol
Daily 11 AM  - 7 PM

(May Expand From 11 AM - 10 PM)
700 9%

1 Space per 100 Square 
Feet

7

2 3347 East Coast Highway OC Mattress Retail (Bulk Merchandise)
Monday - Friday 10 AM - 7 PM

Saturday - 10 AM - 6 PM 
Sunday - 11 AM - 5 PM

4,600 58% 1 Space per 300 Square Feet 15

3 3337 East Coast Highway CDM Florest Retail  
Monday - Friday 9 AM - 4 PM

Saturday - Sunday Closed
900 11% 1 Space per 250 Square Feet 4

4 3331 East Coast Highway Wee Loft Toy Retail
Monday - Saturday 10 AM - 5 PM

Sunday 11 AM - 4 PM
1,570 20% 1 Space per 250 Square Feet 6

5 333 Marigold Avenue Coast Barber Shop Personal Services

Monday Closed
Tuesday - Friday 8:30 AM  - 3:30 PM

Saturday 7:30 AM  - 11:30 AM
Sunday Closed

200 3% 1 Space per 250 Square Feet 1

Total 7,970 100% Total Required Parking 33

28

-5

-15%

Table 1
Konpa Nikkei Restaurant

 Required Parking
City of Newport Beach Parking Code Requirements (ORD 2025-13 and NBMC Chapter 21.40 – Off-Street Parking)

Parking Spaces Provided

Parking Spaces Deficient Per Code

Percent Deficient Per Code
1 The land uses and parking requirements are consistent with the City of Newport Beach Parking Code Requirements (Chapter 21.40). 
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Time On-Site

2
On-Street 

E. Coast Highway
(South Side)

3
On-Street 

E. Coast Highway
(North Side)

4
On-Street 

Marguerite Ave
(Both Sides)

5
On-Street 

Seaview Ave
(North Sides)

6
On-Street

Marigold Ave
(Both Sides)

Total Observed 
Parking Demand 

(Zones 2-6)

Number of Parking 
Spaces Available

Percent 
Occupied

Parking 
Spaces Per Zone

28 19 19 38 7 45

1 10:00 AM 14 14 14 50% 10 11 28 2 30 81 47 63%

2 11:00 AM 14 14 14 50% 14 11 29 2 31 87 41 68%

3 12:00 PM 17 17 11 61% 13 10 29 3 26 81 47 63%

4 1:00 PM 18 18 10 64% 15 14 35 4 28 96 32 75%

5 2:00 PM 14 14 14 50% 9 10 36 3 26 84 44 66%

6 3:00 PM 15 15 13 54% 8 10 35 2 28 83 45 65%

7 4:00 PM 12 12 16 43% 9 8 35 3 24 79 49 62%

8 5:00 PM 8 8 20 29% 9 8 34 4 25 80 48 63%

9 6:00 PM 7 7 21 25% 9 8 36 5 19 77 51 60%

10 7:00 PM 4 7 11 17 39% 9 15 35 7 22 88 40 69%

11 8:00 PM 2 7 9 19 32% 8 10 38 4 23 83 45 65%

12 9:00 PM 0 7 7 21 25% 8 13 36 4 21 82 46 64%

13 10:00 PM N/A 7 7 21 25%

3 At the time of the observed parking counts, the restaurant was operating until 7:00 PM, and the parking surveys were conducted through 9:00 PM. Because the restaurant may expand its operating hours until 10:00 PM, an additional demand of seven (7) parking spaces, based on the City’s parking 
requirement for 700 square feet of restaurant use, has been added to the observed counts to conservatively estimate the restaurant’s parking demand between 7:00 PM and 9:00 PM.

1 Hourly parking demand was surveyed by Counts Unlimited Inc, during typical operating hours and weather conditions. The hours cover the peak hours of Konpa Nikkei Restaurant.
2 The on-street parking inventory includes marked parallel parking spaces and unmarked curbside areas. For unmarked segments, the number of spaces was estimated using a standard length of 20 feet per space, with adjustments made to account for obstructions and restrictions, such as fire hydrants, red 
curbs, and posted no-parking zones.

Hour

Zone 1
Private On-Site Parking

Percent 
Occupied

Observed Counts (Parking Zones 2-6)  
Exhibit C Includes the Study Area2

Number of Parking 
Spaces Available

Add 7 PM - 10 PM
Konpa Nikkei 

Required Parking3 

Total Onsite 
Parking Demand w/ 

Extended Hours

Table 2
Konpa Nikkei Restaurant

Observed Parking Survey w/ Full Tenant Occupancy Scenario
Thursday, July 10, 20251

128
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Time On-Site

2
On-Street 

E. Coast Highway
(South Side)

3
On-Street 

E. Coast Highway
(North Side)

4
On-Street 

Marguerite Ave
(Both Sides)

5
On-Street 

Seaview Ave
(North Sides)

6
On-Street

Marigold Ave
(Both Sides)

Total Observed 
Parking Demand 

(Zones 2-6)

Number of Parking 
Spaces Available

Percent 
Occupied

Parking 
Spaces Per Zone

28 19 19 38 7 45

1 10:00 AM 16 16 12 57% 10 12 33 2 32 89 39 70%

2 11:00 AM 17 17 11 61% 15 14 31 3 34 97 31 76%

3 12:00 PM 19 19 9 68% 15 13 32 3 33 96 32 75%

4 1:00 PM 19 19 9 68% 12 14 33 5 34 98 30 77%

5 2:00 PM 15 15 13 54% 9 11 33 2 33 88 40 69%

6 3:00 PM 15 15 13 54% 9 9 32 3 26 79 49 62%

7 4:00 PM 11 11 17 39% 13 8 33 5 24 83 45 65%

8 5:00 PM 10 10 18 36% 4 7 33 4 24 72 56 56%

9 6:00 PM 5 5 23 18% 7 11 35 7 17 77 51 60%

10 7:00 PM 5 7 12 16 43% 4 16 35 5 21 81 47 63%

11 8:00 PM 5 7 12 16 43% 5 9 32 7 21 74 54 58%

12 9:00 PM 1 7 8 20 29% 5 9 35 4 16 69 59 54%

13 10:00 PM N/A 7 7 21 25%

3 At the time of the observed parking counts, the restaurant was operating until 7:00 PM, and the parking surveys were conducted through 9:00 PM. Because the restaurant may expand its operating hours until 10:00 PM, an additional demand of seven (7) parking spaces, based on the City’s parking 
requirement for 700 square feet of restaurant use, has been added to the observed counts to conservatively estimate the restaurant’s parking demand between 7:00 PM and 9:00 PM.

Table 3

Friday, July 11, 20251

Observed Parking Survey w/ Full Tenant Occupancy Scenario
Konpa Nikkei Restaurant

Number of Parking 
Spaces Available

2 The on-street parking inventory includes marked parallel parking spaces and unmarked curbside areas. For unmarked segments, the number of spaces was estimated using a standard length of 20 feet per space, with adjustments made to account for obstructions and restrictions, such as fire hydrants, red curbs, and posted no-
parking zones.

Hour

1 Hourly parking demand was surveyed by Counts Unlimited Inc, during typical operating hours and weather conditions. The hours cover the peak hours of Konpa Nikkei Restaurant.

Percent 
Occupied

128

Add 7 PM - 10 PM
Konpa Nikkei 

Required Parking3 

Total Onsite 
Parking Demand w/ 

Extended Hours

Zone 1
Private On-Site Parking

Observed Counts (Parking Zones 2-6)  
Exhibit C Includes the Study Area2
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Time On-Site

2
On-Street 

E. Coast Highway
(South Side)

3
On-Street 

E. Coast Highway
(North Side)

4
On-Street 

Marguerite Ave
(Both Sides)

5
On-Street 

Seaview Ave
(North Sides)

6
On-Street

Marigold Ave
(Both Sides)

Total Observed 
Parking Demand 

(Zones 2-6)

Number of Parking 
Spaces Available

Parking 
Spaces Per Zone

28 19 19 38 7 45

1 10:00 AM 11 11 17 39% 12 11 34 5 29 91 37 71%

2 11:00 AM 13 13 15 46% 13 12 37 6 32 100 28 78%

3 12:00 PM 10 10 18 36% 16 13 37 6 33 105 23 82%

4 1:00 PM 10 10 18 36% 15 14 37 8 40 114 14 89%

5 2:00 PM 8 8 20 29% 16 8 37 8 42 111 17 87%

6 3:00 PM 9 9 19 32% 16 9 37 9 41 112 16 88%

7 4:00 PM 9 9 19 32% 12 6 36 9 39 102 26 80%

8 5:00 PM 7 7 21 25% 13 11 37 9 36 106 22 83%

9 6:00 PM 6 6 22 21% 10 14 37 8 36 105 23 82%

10 7:00 PM 4 7 11 17 39% 7 14 37 8 28 94 34 73%

11 8:00 PM 3 7 10 18 36% 8 15 31 8 25 87 41 68%

12 9:00 PM 0 7 7 21 25% 3 12 28 4 22 69 59 54%

13 10:00 PM N/A 7 7 21 25%

1 Hourly parking demand was surveyed by Counts Unlimited Inc, during typical operating hours and weather conditions. The hours cover the peak hours of Konpa Nikkei Restaurant.

3 At the time of the observed parking counts, the restaurant was operating until 7:00 PM, and the parking surveys were conducted through 9:00 PM. Because the restaurant may expand its operating hours until 10:00 PM, an additional demand of seven (7) parking spaces, based on the City’s parking requirement 
for 700 square feet of restaurant use, has been added to the observed counts to conservatively estimate the restaurant’s parking demand between 7:00 PM and 9:00 PM.

Percent 
Occupied

2 The on-street parking inventory includes marked parallel parking spaces and unmarked curbside areas. For unmarked segments, the number of spaces was estimated using a standard length of 20 feet per space, with adjustments made to account for obstructions and restrictions, 
such as fire hydrants, red curbs, and posted no-parking zones.

Hour
Percent 

Occupied

128

Add 7 PM - 10 PM
Konpa Nikkei 

Required Parking3 

Total Onsite 
Parking Demand w/ 

Extended Hours

Number of Parking 
Spaces Available

Zone 1
Private On-Site Parking

Observed Counts (Parking Zones 2-6)  
Exhibit C Includes the Study Area2

Table 4
Konpa Nikkei Restaurant

Observed Parking Survey w/ Full Tenant Occupancy Scenario
Saturday, July 12, 20251
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Time On-Site
Number of 

Parking Spaces 
Available

2
On-Street 

E. Coast Highway
(South Side)

3
On-Street 
E. Coast 
Highway

(North Side)

4
On-Street 

Marguerite Ave
(Both Sides)

5
On-Street 

Seaview Ave
(North Sides)

6
On-Street

Marigold Ave
(Both Sides)

Total Observed 
Parking Demand 

(Zones 2-6)

Number of 
Parking Spaces 

Available

Parking 
Spaces Per 

Zone
19 19 38 7 45

1 11:00 AM 15 13 54% 13 15 35 5 21 89 39 70%

2 12:00 PM 14 14 50% 13 14 33 5 24 89 39 70%

3 1:00 PM 16 12 57% 12 12 34 5 26 89 39 70%

Table 5
Konpa Nikkei Restaurant

Supplemental Observed Parking Survey w/ Full Tenant Occupancy Scenario
Thursday, January 15, 20261

2 The on-street parking inventory includes marked parallel parking spaces and unmarked curbside areas. For unmarked segments, the number of spaces was estimated using a standard 
length of 20 feet per space, with adjustments made to account for obstructions and restrictions, such as fire hydrants, red curbs, and posted no-parking zones.

1 Hourly parking demand was surveyed by RK Engineering Group, Inc., during typical operating hours and weather conditions. 

Zone 1
Private On-Site Parking

Observed Counts (Parking Zones 2-6)  
Exhibit C Includes the Study Area2

Hour
Percent 

Occupied
Percent 

Occupied

28 128
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Appendices
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Appendix A
City of Newport Beach Municipal Code (NBMC Chapter 21.40 –Off-Street Parking)

83



IN
TE

N
TIO

N
A
LL

Y
 B

LA
N
K
 P

A
G
E

84



85



86



87



88



89



90



91



92



93



94



95



96



97



98



99



100



101



IN
TE

N
TIO

N
A
LL

Y
 B

LA
N
K
 P

A
G
E

102



Appendix B
Observed Parking Demand and Count Data Sheets
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Counts Unlimited, Inc.
PO Box 1178

Corona, CA 92878
951-268-6268

Newport Beach
Konpa Nikkei Restaurant
3333 East Coast Highway, Corona Del Mar, CA 92625

Thursday, July 10th, 2025
Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM

Regular 27 14 14 17 18 14 15 12 8 7 4 2 0
Handicap 1 0 0 0 0 0 0 0 0 0 0 0 0

Subtotal 28 14 14 17 18 14 15 12 8 7 4 2 0

Total Occupancy 28 14 14 17 18 14 15 12 8 7 4 2 0
Total Percent 50% 50% 61% 64% 50% 54% 43% 29% 25% 14% 7% 0%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
2 Hr. 17 10 13 11 12 6 7 9 9 9 9 8 8

30 Min. 2 0 1 2 2 2 1 0 0 0 0 0 0
Illegal - 0 0 0 1 1 0 0 0 0 0 0 0

Subtotal 19 10 14 13 15 9 8 9 9 9 9 8 8

Total Occupancy 19 10 14 13 15 9 8 9 9 9 9 8 8
Total Percent 53% 74% 68% 79% 47% 42% 47% 47% 47% 47% 42% 42%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
2 Hr. 16 10 9 9 11 8 8 5 7 8 11 8 10

15 Min. 3 1 2 1 2 2 2 2 1 0 3 2 3
Illegal - 0 0 0 1 0 0 1 0 0 1 0 0

Subtotal 19 11 11 10 14 10 10 8 8 8 15 10 13

Total Occupancy 19 11 11 10 14 10 10 8 8 8 15 10 13
Total Percent 58% 58% 53% 74% 53% 53% 42% 42% 42% 79% 53% 68%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - East Side 19 11 13 12 17 17 17 17 16 17 17 19 18
Regular - West Side 19 17 16 17 18 19 18 18 18 19 18 19 18

- - - - - - - - - - - - - -
Subtotal 38 28 29 29 35 36 35 35 34 36 35 38 36

Total Occupancy 38 28 29 29 35 36 35 35 34 36 35 38 36
Total Percent 74% 76% 76% 92% 95% 92% 92% 89% 95% 92% 100% 95%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - North Side 8 2 2 3 4 3 2 3 4 5 7 4 4

No Parking - South Side - 0 0 0 0 0 0 0 0 0 0 0 0
- - - - - - - - - - - - - -

Subtotal 8 2 2 3 4 3 2 3 4 5 7 4 4

Total Occupancy 8 2 2 3 4 3 2 3 4 5 7 4 4
Total Percent 25% 25% 38% 50% 38% 25% 38% 50% 63% 88% 50% 50%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - East Side 21 14 12 12 15 13 14 13 12 9 11 10 9

2 Hr. - East Side 3 0 1 1 2 1 0 0 2 1 1 1 0
Regular - West Side 18 16 17 11 10 11 13 11 11 9 10 12 12

2 Hr. - West Side 3 0 1 2 1 1 1 0 0 0 0 0 0
Subtotal 45 30 31 26 28 26 28 24 25 19 22 23 21

Total Occupancy 45 30 31 26 28 26 28 24 25 19 22 23 21
Total Percent 67% 69% 58% 62% 58% 62% 53% 56% 42% 49% 51% 47%

Zone 6
Marigold Ave - From 
PCH to Seaview Ave

Zone 1
Parking Lot

Zone 2
PCH South Side - From 

Larkspur Ave to 
Narcissus Ave

Zone 3
PCH North Side - From 

Larkspur Ave to 
Narcissus Ave

Zone 4
Marguerite Ave - From 
PCH to Seaview Ave

Zone 5
Seaview Ave - From 
Marguerite Ave to 

Marigold Ave
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Counts Unlimited, Inc.
PO Box 1178

Corona, CA 92878
951-268-6268

Newport Beach
Konpa Nikkei Restaurant
3333 East Coast Highway, Corona Del Mar, CA 92625

Friday, July 11th, 2025
Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM

Regular 27 16 16 19 19 15 14 11 10 5 5 5 1
Handicap 1 0 1 0 0 0 1 0 0 0 0 0 0

Subtotal 28 16 17 19 19 15 15 11 10 5 5 5 1

Total Occupancy 28 16 17 19 19 15 15 11 10 5 5 5 1
Total Percent 57% 61% 68% 68% 54% 54% 39% 36% 18% 18% 18% 4%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
2 Hr. 17 10 13 13 12 8 9 13 4 7 4 5 4

30 Min. 2 0 2 2 0 1 0 0 0 0 0 0 1
- - - - - - - - - - - - - -

Subtotal 19 10 15 15 12 9 9 13 4 7 4 5 5

Total Occupancy 19 10 15 15 12 9 9 13 4 7 4 5 5
Total Percent 53% 79% 79% 63% 47% 47% 68% 21% 37% 21% 26% 26%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
2 Hr. 16 11 11 10 11 8 6 8 7 9 12 6 6

15 Min. 3 1 3 3 3 3 3 0 0 2 3 3 3
Illegal - 0 0 0 0 0 0 0 0 0 1 0 0

Subtotal 19 12 14 13 14 11 9 8 7 11 16 9 9

Total Occupancy 19 12 14 13 14 11 9 8 7 11 16 9 9
Total Percent 63% 74% 68% 74% 58% 47% 42% 37% 58% 84% 47% 47%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - East Side 19 15 15 16 17 16 16 14 16 18 19 18 18
Regular - West Side 19 18 16 16 16 17 16 19 17 17 16 14 17

- - - - - - - - - - - - - -
Subtotal 38 33 31 32 33 33 32 33 33 35 35 32 35

Total Occupancy 38 33 31 32 33 33 32 33 33 35 35 32 35
Total Percent 87% 82% 84% 87% 87% 84% 87% 87% 92% 92% 84% 92%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - North Side 8 2 3 3 5 2 3 5 4 7 5 7 4

No Parking - South Side - 0 0 0 0 0 0 0 0 0 0 0 0
- - - - - - - - - - - - - -

Subtotal 8 2 3 3 5 2 3 5 4 7 5 7 4

Total Occupancy 8 2 3 3 5 2 3 5 4 7 5 7 4
Total Percent 25% 38% 38% 63% 25% 38% 63% 50% 88% 63% 88% 50%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - East Side 21 12 13 11 13 13 13 13 11 6 7 9 7

2 Hr. - East Side 3 2 2 3 2 2 0 1 1 0 1 1 0
Regular - West Side 18 15 17 16 18 16 13 9 11 11 13 11 9

2 Hr. - West Side 3 3 2 3 1 2 0 1 1 0 0 0 0
Subtotal 45 32 34 33 34 33 26 24 24 17 21 21 16

Total Occupancy 45 32 34 33 34 33 26 24 24 17 21 21 16
Total Percent 71% 76% 73% 76% 73% 58% 53% 53% 38% 47% 47% 36%

Zone 6
Marigold Ave - From 
PCH to Seaview Ave

Zone 1
Parking Lot

Zone 2
PCH South Side - From 

Larkspur Ave to 
Narcissus Ave

Zone 3
PCH North Side - From 

Larkspur Ave to 
Narcissus Ave

Zone 4
Marguerite Ave - From 
PCH to Seaview Ave

Zone 5
Seaview Ave - From 
Marguerite Ave to 

Marigold Ave
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Counts Unlimited, Inc.
PO Box 1178

Corona, CA 92878
951-268-6268

Newport Beach
Konpa Nikkei Restaurant
3333 East Coast Highway, Corona Del Mar, CA 92625

Saturday, July 12th, 2025
Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM

Regular 27 11 13 10 10 8 9 8 6 6 4 3 0
Handicap 1 0 0 0 0 0 0 1 1 0 0 0 0

Subtotal 28 11 13 10 10 8 9 9 7 6 4 3 0

Total Occupancy 28 11 13 10 10 8 9 9 7 6 4 3 0
Total Percent 39% 46% 36% 36% 29% 32% 32% 25% 21% 14% 11% 0%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
2 Hr. 17 12 11 14 15 15 14 11 13 10 7 8 3

30 Min. 2 0 2 2 0 0 2 1 0 0 0 0 0
Illegal - 0 0 0 0 1 0 0 0 0 0 0 0

Subtotal 19 12 13 16 15 16 16 12 13 10 7 8 3

Total Occupancy 19 12 13 16 15 16 16 12 13 10 7 8 3
Total Percent 63% 68% 84% 79% 84% 84% 63% 68% 53% 37% 42% 16%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
2 Hr. 16 10 9 12 13 8 9 5 9 12 11 12 9

15 Min. 3 1 3 1 1 0 0 1 2 2 3 3 3
Illegal - 0 0 0 0 0 0 0 0 0 0 0 0

Subtotal 19 11 12 13 14 8 9 6 11 14 14 15 12

Total Occupancy 19 11 12 13 14 8 9 6 11 14 14 15 12
Total Percent 58% 63% 68% 74% 42% 47% 32% 58% 74% 74% 79% 63%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - East Side 19 17 19 19 19 19 19 19 19 19 19 15 15
Regular - West Side 19 17 18 18 18 18 18 17 18 18 18 16 13

- - - - - - - - - - - - - -
Subtotal 38 34 37 37 37 37 37 36 37 37 37 31 28

Total Occupancy 38 34 37 37 37 37 37 36 37 37 37 31 28
Total Percent 89% 97% 97% 97% 97% 97% 95% 97% 97% 97% 82% 74%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - North Side 8 5 6 6 8 8 8 8 8 8 8 8 4

No Parking - South Side - 0 0 0 0 0 0 0 0 0 0 0 0
Illegal - North Side - 0 0 0 0 0 1 1 1 0 0 0 0

Subtotal 8 5 6 6 8 8 9 9 9 8 8 8 4

Total Occupancy 8 5 6 6 8 8 9 9 9 8 8 8 4
Total Percent 63% 75% 75% 100% 100% 113% 113% 113% 100% 100% 100% 50%

Inventory 10:00 AM 11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM
Regular - East Side 21 12 13 14 16 20 20 18 17 15 11 12 9

2 Hr. - East Side 3 0 1 2 3 3 2 2 1 2 2 0 0
Regular - West Side 18 16 16 16 18 16 16 16 16 16 13 11 11

2 Hr. - West Side 3 1 2 1 3 3 3 3 2 3 2 2 2
Subtotal 45 29 32 33 40 42 41 39 36 36 28 25 22

Total Occupancy 45 29 32 33 40 42 41 39 36 36 28 25 22

Zone 6
Marigold Ave - From 
PCH to Seaview Ave

Zone 1
Parking Lot

Zone 2
PCH South Side - From 

Larkspur Ave to 
Narcissus Ave

Zone 3
PCH North Side - From 

Larkspur Ave to 
Narcissus Ave

Zone 4
Marguerite Ave - From 
PCH to Seaview Ave

Zone 5
Seaview Ave - From 
Marguerite Ave to 

Marigold Ave
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