
CITY OF NEWPORT BEACH 
ZONING ADMINISTRATOR STAFF REPORT 

April 16, 2026 
Agenda Item No. 5 

SUBJECT: Newman Residence (PA2025-0229) 
▪ Coastal Development Permit

SITE 
LOCATION: 

2609 Cove Street 

APPLICANT: Eric Olsen, Architect 

OWNER: Rick and Kit Newman 

PLANNER: Laura Rodriguez, Assistant Planner 
949-644-3216, lrodriguez@newportbeachca.gov

LAND USE AND ZONING 

• General Plan Land Use Plan Category: Single Unit Residential Detached (RS-D)

• Zoning District: Single-Unit Residential (R-1)

• Coastal Land Use Plan Category: Single Unit Residential Detached (RSD-C) (10.0
– 19.9 DU/AC)

• Coastal Zoning District: Single-Unit Residential (R-1)

PROJECT SUMMARY 

A request for a coastal development permit (CDP) to demolish an existing single-unit 
dwelling and construct a new, three-story, 2,695-square-foot single-unit dwelling with an 
attached 481-square-foot two-car garage. Also included in the request is the installation of 
hardscape, drainage, and site walls. No improvements are proposed to the private deck 
area at the front of the residence. The permit jurisdiction for the property is bisected and the 
existing deck area, bulkhead, and a portion of the site walls fall within the permit jurisdiction 
of the California Coastal Commission (CCC). While no improvements are proposed within 
this area, future improvements shall require a separate Approval In Concept (AIC) from the 
City and separate authorization from the CCC. 

RECOMMENDATION 

1) Conduct a public hearing;

2) Find this project exempt from the California Environmental Quality Act (CEQA)
pursuant to Section 15303 under Class 3 (New Construction or Conversion of Small
Structures) of the CEQA Guidelines, California Code of Regulations, Title 14, Division
6, Chapter 3, because it has no potential to have a significant effect on the environment;
and
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3) Adopt Draft Zoning Administrator Resolution No. _ approving Coastal Development
Permit files as PA2025-0229 (Attachment No. ZA 1)

DISCUSSION 

Land Use and Development Standards 

• The subject property is located within the China Cove neighborhood and is located
adjacent to the sandy public beach, as shown in Figure 1 below. The property is
protected by a bulkhead.

Figure 1: Oblique Image of Subject Property and Surrounding Area 

• The property is located within the R-1 Coastal Zoning District, which allows for single-
unit residential development on a single lot. A single-unit dwelling is proposed and is
therefore consistent with the City’s Coastal Land Use Plan, General Plan, and Zoning
Code.

• A CDP is required, and the property is not eligible for a waiver for de minimis
development because the property is in the Coastal Commission Appeal Area.

Property 

China Cove Beach 
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• The property is bisected by the boundary of the CCC’s original permitting jurisdiction
and the City’s permitting jurisdiction. The project is fully within the City’s permitting
jurisdiction.

• The China Cove neighborhood is primarily developed with two-story single-unit
dwellings and the occasional three-story single-unit dwelling. The project’s design,
bulk, and scale are consistent with the existing neighborhood pattern of
development and expected future development.

• The proposed single-unit dwelling and accessory structures conform to all applicable
development standards, including floor area limit, setbacks, height, and off-street
parking as evidenced by the project plans and illustrated in Table 1 below.

Table 1 – Development Standards 

Development Standard Standard Proposed 

Setbacks (min.) 

Front (Cove Street) 5 feet 5 feet 

2nd Front (waterfront) 5 feet 43 feet 

Sides 3 feet 3 feet 2 inches 

Allowable Floor Area (max.) 4,276.8 square feet 3,176 square feet 

Allowable 3rd Floor Area (max.) 427.68 square feet 423 square feet 

Allowable 3rd Floor Area & 
Covered (max.) 

1,425.6 square feet 775 square feet 

Open Space (min.) 427.68 square feet 1,016 square feet 

Parking (min.) 2-car garage 2-car garage

Height (max.) 24-foot flat roof 
29-foot sloped roof 

24-foot flat roof 
29-foot sloped roof 

Hazards 

• The property’s existing bulkhead was reinforced and raised to a height of 10.90
feet North American Vertical Datum of 1988 (NAVD 88) which was authorized by
the CCC under CDP No.5-24-0635. Subsequently, building permit no. M2025-
5013 to raise and reinforced the bulkhead was issued by the City on November 7,
2025, and finaled on December 19, 2025.

• A Coastal Hazards Report and Sea Level Rise Analysis was prepared for the
project by PMA Consulting, Inc. dated August 6, 2025, (SLR Report). The SLR
Report states that the current maximum bay water elevation is 7.7 feet (NAVD 88)
and may exceed the proposed finished floor elevation of 10.50 feet NAVD 88
during high tide or storm events. The SLR Report analyzed future sea level rise
scenarios, assuming an increase in the maximum water level over the next 75
years (i.e., the life of the structure) of about 3.20 feet (likely) to 6.7 feet (very
unlikely). Therefore, the SLR Report states that the sea level is estimated to reach
approximately 10.9 to 14.4 feet NAVD 88, - (the likely range for sea level rise over
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75-year design life of the structure based on low-risk aversion estimates for sea 
level rise provided by the State of California, Sea Level Rise Guidance: 2018 
Update). However, based on the latest adopted State of California Sea Level Rise 
Guidance 2024 Science and Policy Update, the sea level is estimated to only reach 
approximately 10.5 to 12.2 feet NAVD 88 (the likely range for sea level rise over 
75-year design life of the structure. The SLR Report used for the Project 
anticipates more severe sea level rise than the 2024 guidance and still concludes 
that the structure will not be subject to flooding over its economic lifetime.  

 

• The finished floor elevation of the proposed single-unit dwelling is 10.50 feet 
(NAVD 88), which complies with the minimum 9.00-foot (NAVD 88) elevation 
standard. 

 

• Section 21.30.030(C)(3)(i)(iv) (Natural Landform and Shoreline Protection) of the 
Newport Beach Municipal Code (NBMC) requires the property owner to enter into an 
agreement with the City waiving any potential right to protection to address situations 
in the future in which the development is threatened with damage or destruction by 
coastal hazards (e.g., waves, erosion, and sea level rise). Condition of Approval No. 
2 addresses this item and requires it be satisfied prior to final building inspection. 
 

• Section 21.30.015(D)(3)(c) (General Site Planning and Development Standards) of 
the NBMC, requires the owner to acknowledge any hazards present at the site and 
unconditionally waive any claim to damage or liability against the decision authority, 
consistent with. This requirement is identified as Condition of Approval No.3 and will 
need to be satisfied prior to the issuance of building permits. 
 

• The 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 before 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 CBC before building permit issuance. 

 
Water Quality 

 

• The property is located adjacent to a sandy beach and is abutting the shoreline. A 
Construction Pollution Prevention Plan was provided to implement temporary Best 
Management Practices (BMPs) during construction to minimize erosion and 
sedimentation and minimize pollution of runoff and coastal waters derived from 
construction chemicals and materials.  

 

• A preliminary Water Quality and Hydrology Plan (WQHP), prepared by DZN 
Engineering, dated November 10, 2025, was prepared for the project. The WQHP 
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includes a polluted runoff and hydrologic site characterization, a sizing standard for 
BMPs, the use of a Low Impact Development approach to retain the design storm 
runoff volume on-site, and documentation of the expected effectiveness of the 
proposed BMPs. Construction plans will be reviewed by the Building Division for 
compliance with the approved WQHP prior to permit issuance.  
 

Public Access and Views 
  

• The property is located between the nearest public road and the sea or shoreline. 
Section 21.30A.040 (Determination of Public Access/Recreation Impacts) of the 
NBMC requires that the provision of public access bear a reasonable relationship 
between the requirement and the project’s impact and be proportional to the impact. 
In this case, the project replaces an existing beachfront single-unit dwelling with a 
new single-unit dwelling. Therefore, the project does not involve a change in land 
use, density, or intensity that will result in increased demand for public access and 
recreation opportunities.  
 

• The property is located adjacent to a public beach and the shoreline. Vertical access 
to the beach is provided at the street end of Fernleaf Avenue. Lateral access is 
provided both along Cove Street and the shoreline. The project does not include 
any features that would obstruct access along these routes. The project will remove 
any non-standard paving within the Cove Street right-of-way, thereby improving 
the visual component of coastal access along Cove Street. 
 

• The property is located near coastal view roads and coastal viewpoints as identified 
in the Coastal Land Use Plan (CLUP) (Figure 2, below). The project’s potential to 
degrade coastal views has been analyzed in accordance with Section 21.30.100 
(Scenic and Visual Quality Protection) of the NBMC.  
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Figure 2: Coastal Viewpoints and Coastal View Roads within Vicinity of Project 

 
a. The property is located approximately 290 feet south of Ocean Boulevard, which is 

identified as a coastal view road. The property is visible from Ocean Boulevard. 
However, the project design is not expected to impact views of the harbor or ocean 
from this vantage point. The existing development is approximately 29 feet tall. In 
comparison, the proposed development would also be at 29 feet. A rendering 
(Figure 3, below) provides a visual comparison of the existing and proposed 
development building height. The property has historically been visible from Ocean 
Boulevard, since the neighboring lot at 2608 Cove Street (immediately north of the 
property) has been  developed with a single-story residence. Currently, there is now 
an active building permit (XR2025-1992) to construct a three-story, single-unit 
dwelling at 2608 Cove Street. Therefore, view of the subject property from Ocean 
Boulevard would be partially obstructed once the legally permitted development at 
2608 Cove Street is constructed. 
 

b. The nearest identified coastal viewpoint is located at the corner of Ocean 
Boulevard and Carnation Avenue, approximately 530 feet to the northwest of the 
property. Another nearby coastal viewpoint is Lookout Point, located 
approximately 550 feet southeast of the subject property. The property wouldn’t 
be overly noticeable from these viewpoints because it is surrounded by existing 
residential development.  
 

c. Site evaluation revealed that the property is visible from West Jetty View Park, 
located approximately 940 feet west and across the harbor entrance. Project 
renderings, as shown on the following page in Figures 3 and Figure 4, were 
prepared to demonstrate that coastal views from this area would not be affected.  

6



Newman Residence (PA2025-0229) 
Zoning Administrator, April 16, 2026 

Page 7 
 

 

  
Figure 3: Existing view of property, as seen from West Jetty View Park 

 
 

 
Figure 4: Proposed view of property, as seen from West Jetty View Park  

Subject Property 

Subject Property 
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d. The adjacent beach, China Cove Beach, is not a designated viewpoint in the CLUP. 
However, staff also analyzed potential impacts of views from this area. As show in Figure 
5, below, the project aids in preserving and enhancing the visual quality of development 
along the shoreline. The proposed building is setback 49 feet from the waterfront and 
aids in reducing building mass close to the shoreline. The exterior elevation includes a 
combination of architectural materials like steel windows, brick, and wood siding, as 
shown in Figure 4 (above) and Figure 5 (below). The variation of architectural elements 
from these viewpoints can be appealing to the public eye and is also compatible to similar 
to the surrounding properties that also face the waterfront. Additionally, this design 
element softens the façades which is considerate for properties along the waterfront. As 
shown in the project’s landscape plans under Attachment No. 3, a new low fence is 
proposed on the shared property line adjacent to the beach. A comparison of the existing 
residence (Figure 5) and the proposed development (Figure 6) is shown below. 
 

 
Figure 5: East elevation of existing residence from China Cove Street 
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Figure 6: East elevation of proposed development from China Cove Beach 
 

e. While the project proposes a 424-square-foot third floor, this layout is concentrated in 
the center of the building, more than 50 feet away from the shoreline, which alleviates 
any building mass from being too close to the water. The third floor also includes an open 
deck with glass guardrails. The project design complies with all applicable Title 21 (Local 
Coastal Program Implementation Plan) development standards and maintains a building 
envelope that is consistent and compatible with the existing pattern of development 
within the China Cove neighborhood. The project does not incorporate design elements 
that will negatively impact the existing coastal views from the locations identified above 
and does not have the potential to degrade the visual quality of the Coastal Zone or 
result in significant adverse impacts on public views. 

 
ENVIRONMENTAL REVIEW 
 
This project is exempt from the California Environmental Quality Act (CEQA) under Section 
15303 under Class 3 (New Construction or Conversion of Small Structures) of the CEQA 
Guidelines, California Code of Regulations, Title 14, Division 6, Chapter 3 because it has no 
potential to have a significant effect on the environment. 
 
Class 3 exempts the demolition of up to three single-family dwellings and additions of up 
to 10,000 square feet to existing structures. The project consists of the demolition of a 
single-unit dwelling and the construction of a new single-unit dwelling located in the R-1 
Coastal Zoning District. Therefore, the Class 3 exemption is applicable. 
 
There are no known exceptions listed in CEQA Guidelines Section 15300.2 that would 
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invalidate the use of this exemption. The project location does not impact an 
environmental resource of hazardous or critical concern, does not result in cumulative 
impacts, does not have a significant effect on the environment due to unusual 
circumstances, does not damage scenic resources within a state scenic highway, is not 
a hazardous waste site, and is not identified as a historical resource. 
 
PUBLIC NOTICE 
 
Notice of this public 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 hearing, 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. 
 
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 by the provisions of Title 21 (Local Coastal Program 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 the 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. For additional information on filing an appeal, 
contact the Planning Division at 949-644-3200. 
 
Prepared by: 
 
 
____________________________ 
Laura Rodriguez, Assistant Planner 
JP/ lr 
 
 
 
 

Attachments: ZA 1 Draft Resolution 
ZA 2 Vicinity Map 
ZA 3 Project Plans 
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RESOLUTION NO. ZA2026-### 
 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE 
CITY OF NEWPORT BEACH, CALIFORNIA APPROVING A 
COASTAL DEVELOPMENT PERMIT TO DEMOLISH AN 
EXISITING SINGLE-UNIT DWELLING AND CONSTRUCT A NEW 
SINGLE-UNIT DWELLING WITH AN ATTACHED TWO-CAR 
GARAGE LOCATED AT 2609 COVE STREET (PA2025-0229) 
 

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS 
FOLLOWS: 
 
SECTION 1. STATEMENT OF FACTS. 
 
1. An application was filed by Eric Olsen, Architect (Applicant), on behalf of Rick and Kit 

Newman (Owners), concerning property located at 2609 Cove Street and legally described 
as Lot 5 and Lot 13 of Block B32 of the Corona del Mar tract (Property). 

 
2. The Applicant requests a coastal development permit (CDP) to demolish an existing single-

unit dwelling and construct a new, three-story, 2,695-square-foot single-unit dwelling with 
an attached 481-square-foot two-car garage. Also included in the request is the installation 
of hardscape, drainage, and site walls. The permit jurisdiction for the property is bisected. 
An existing deck area, bulkhead, and a portion of the site walls fall within the permit 
jurisdiction of the California Coastal Commission (CCC). This CDP is intended to authorize 
improvements within the City’s jurisdiction and no improvements are proposed to the areas 
under the CCC jurisdiction. Any future improvements under CCC jurisdiction shall require 
a separate Approval In Concept (AIC) from the City and separate authorization from the 
CCC (Project). 
 

3. The Property is categorized as Single Unit Residential Detached (RS-D) by the General 
Plan Land Use Element and is located within the Single-Unit Residential (R-1) Zoning 
District. 

 
4. The Property is located within the coastal zone. The Coastal Land Use Plan (CLUP) 

category is Single Unit Residential Detached – 10.0 - 19.9 DU/AC (RSD-C), and it is 
located within the Single-Unit Residential (R-1) Coastal Zoning District. 
 

5. A public hearing was held on April 16, 2026, online via Zoom. A notice of the time, place, 
and purpose of the hearing was given by the Newport Beach Municipal Code (NBMC). 
Evidence, both written and oral, was presented to and considered by the Zoning 
Administrator at this hearing. 

 
SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. 
 
1. This Project is categorically exempt pursuant to Title 14 of the California Code of 

Regulations Section 15303, Division 6, Chapter 3, Guidelines for Implementation of the 
California Environmental Quality Act (CEQA) under Class 3 (New Construction or 
Conversion of Small Structures) because it has no potential to have a significant effect on 
the environment.  
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2. Class 3 exempts the demolition of up to three single-unit dwellings and the construction 

or conversion of up to three single-unit dwellings. The Project will demolish a single-unit 
dwelling and construct a new single-unit dwelling within the R-1 Coastal Zoning District. 
Therefore, the Class 3 exemption is applicable.  
 

3. The exceptions to this categorical exemption under Section 15300.2 are not applicable. 
The Project does not impact an environmental resource of hazardous or critical concern, 
does not result in cumulative impacts, does not have a significant effect on the 
environment due to unusual circumstances, does not damage scenic resources within 
a state scenic highway, is not a hazardous waste site, and is not identified as a historical 
resource. 

 
SECTION 3. REQUIRED FINDINGS. 
 
In accordance with Section 21.52.015 (Coastal Development Permits, 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 (LCP). 
 
Facts in Support of Finding: 
 

1. The Project complies with applicable residential development standards including, but 
not limited to, floor area limitation, setbacks, height, and parking.  

 

a. The maximum floor area limitation is 4,276 square feet and the proposed floor area 
is 3,176 square feet. 
 

b. The Project provides the minimum required setbacks, which are five feet along the 
property line abutting Cove Steet, five feet along the property line abutting the 
shoreline, and three feet along each side property line.  

 
c. The highest flat roof element does not exceed the maximum 24 feet from the 

established grade (10.83 based on the North American Vertical Datum of 1988 
(NAVD 88)) and the highest ridge is 29 feet from established grade, which complies 
with the maximum height requirements.  

 
d. The Project includes a two-car garage, complying with the minimum two-car garage 

parking requirement for single-unit dwellings with less than 4,000 square feet of 
habitable floor area.  

 

2. The Project is located within the China Cove neighborhood and is adjacent to a sandy 
public beach. The neighborhood is primarily developed with two-story, single-unit 
dwellings and several three-story single-unit dwellings The proposed design, bulk, and 
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scale of the development are consistent with the existing neighborhood pattern of 
development. 

3. The Property is protected from coastal hazards by an existing bulkhead. On May 7, 
2025, the CCC approved CDP No.5-24-0635, authorizing the bulkhead to be reinforced 
and raised to a height of 10.90 feet NAVD 88. Subsequently, building permit no. M2025-
5013 to raise and reinforce the bulkhead was issued by the City on November 7, 2025, 
and received final inspection on December 19, 2025. 

4. A Coastal Hazards Report and Sea Level Rise Analysis (SLR Report) was prepared for 
the Project by PMA Consulting, Inc. dated August 6, 2025. The SLR Report states that 
the current maximum bay water elevation is 7.7 feet (NAVD 88) and may exceed the 
proposed finished floor elevation of 10.50 feet NAVD 88 during high tide or storm events. 
The SLR Report analyzed future sea level rise scenarios, assuming an increase in the 
maximum water level over the next 75 years (i.e., the life of the structure) of about 3.20 
feet (likely) to 6.7 feet (very unlikely). Therefore, the SLR Report states that the sea level 
is estimated to reach approximately 10.9 to 14.4 feet NAVD 88, - (the likely range for 
sea level rise over 75-year design life of the structure based on low-risk aversion 
estimates for sea level rise provided by the State of California, Sea Level Rise Guidance: 
2018 Update). However, based on the latest adopted State of California Sea Level Rise 
Guidance 2024 Science and Policy Update, the sea level is estimated to only reach 
approximately 10.5 to 12.2 feet NAVD 88 (the likely range for sea level rise over 75-year 
design life of the structure. The SLR Report used for the project anticipates more severe 
sea level rise than the 2024 guidance and still concludes that the structure will not be 
subject to flooding over its economic lifetime.  
 

5. The finished floor elevation of the proposed single-unit dwelling is 10.50 (NAVD 88), 
which complies with the minimum 9.00-foot (NAVD 88) elevation standard.  

 
6. Pursuant to Section 21.30.030(C)(3)(i)(iv) (Natural Landform and Shoreline Protection) of 

the NBMC, the Owners will be required to enter into an agreement with the City waiving 
any potential right to protection to address situations in the future in which the development 
is threatened with damage or destruction by coastal hazards (e.g., waves, erosion, and 
sea level rise). This requirement is included as a condition of approval that will need to be 
satisfied prior to final building inspection. 
 

7. Pursuant to Section 21.30.015(D)(3)(c) (General Site Planning and Development 
Standards) of the NBMC, the Owner will also be required to acknowledge any hazards 
present at the site and unconditionally waive any claim to damage or liability against the 
decision authority, consistent with Section 21.30.015(D)(3)(c) of the NBMC. This 
requirement is included as a condition of approval that will need to be satisfied prior to 
issuance of building permits. 

 
8. The 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 before the issuance of building 
permits. Permit issuance is also contingent on the inclusion of design mitigation identified 
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in the investigations. Construction plans are reviewed for compliance with approved 
investigations and CBC before building permit issuance. 

 
9. The Property is located adjacent to a sandy beach and is abutting the shoreline. A 

Construction Erosion Control Plan (CPPP) was provided to implement temporary Best 
Management Practices (BMPs) during construction to minimize erosion and sedimentation 
and to minimize pollution of runoff and coastal waters derived from construction chemicals 
and materials. The Project design also addresses water quality through the inclusion of a 
post-construction drainage system that includes drainage and percolation features 
designed to retain dry weather and minor rain event runoff on-site. Any water not retained 
on-site is directed to the City’s storm drain system.  

 
10. Due to the proximity of the Project to the shoreline and the development containing more 

than 75% of impervious surface area, a Water Quality and Hydrology Plan (WQHP) is 
required pursuant to Section 21.35.050 (Water Quality and Hydrology Plan) of the NBMC. 
A preliminary WQHP was prepared for the Project by DZN Engineering dated, November 
10, 2025. The WQHP includes a polluted runoff and hydrologic site characterization, a 
sizing standard for BMPs, the use of a Low Impact Development (LID) approach to retain 
the design storm runoff volume on-site, and documentation of the expected effectiveness 
of the proposed BMPs. 

 

11. Proposed landscaping complies with Section 21.30.075 (Landscaping) of the NBMC. A 
condition of approval is included that requires drought-tolerant species. Before the 
issuance of building permits, the final landscape plans will be reviewed to verify that 
invasive species are not planted.  
 

12. The Property is located within the vicinity of coastal view roads and coastal viewpoints, as 
identified in the Coastal Land Use Plan (CLUP). In accordance with Section 21.30.100 
(Scenic and Visual Quality Protection) of the NBMC, the Project has been evaluated for 
the potential to degrade coastal views through site visits and view simulations. 
 
a. The Property is located approximately 290 feet south of Ocean Boulevard, which is 

identified by the CLUP as a coastal view road. The Property is visible from Ocean 
Boulevard, however, views of the harbor and ocean from this vantage point are not 
expected to be impacted by the Project. The existing single-unit dwelling is 
approximately 29 feet tall. In comparison, the Project also proposes a 29-foot tall 
single-unit dwelling and complies with the R-1 height limits. Development at the 
Property has historically been visible from Ocean Boulevard, as the property at 
2608 Cove Street immediately north of the Property has been developed with a 
single-story residence. There is now an active building permit (XR2025-1992) to 
construct a three-story, single-unit dwelling on that property. Once the legally 
permitted development at 2608 Cove Street is constructed, view of the Property 
from Ocean Boulevard will be partially obstructed.  
 

b. The nearest identified coastal viewpoints are located at Ocean Boulevard at 
Carnation Avenue and Lookout Point. The viewpoint on Ocean Boulevard at 
Carnation Avenue is approximately 530 feet to the northwest of the Property. 
Lookout Point is approximately 550 feet southeast of the Property. As the 
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Property is surrounded by the existing residential development of the China Cove 
neighborhood, it is not overly noticeable from these viewpoints. Development of 
China Cove dates to the 1940s and 1950s. The Project does not change the 
visual character of the already developed neighborhood.  

 
c. Another nearby coastal viewpoint is West Jetty View Park, approximately 940 feet 

west of the Property and across the Newport Beach Bay Entrance Channel. As a 
beachfront property, the Property is visible from portions of West Jetty View Park. 
The Project visually blends in with the existing residential development within the 
China Cove neighborhood. 

 
d. The Project includes a 424-square-foot third floor located at the center of the 

building and more than 50 feet away from the shoreline. The third floor also includes 
an open deck with glass guardrails which further minimizes building mass. As 
designed, the Project complies with all applicable Title 21 (Local Coastal Program 
Implementation Plan) development standards and maintains a building envelope 
that is consistent and compatible with the existing pattern of development within the 
China Cove neighborhood.  

 
e. While the adjacent beach is not a designated viewpoint, the Project also analyzed 

potential impacts of views from this area. The Project provides voluntarily  provides 
a large 49-foot front setback along the waterfront. The proposed building setback 
preserves the existing view of the corridor from the beach and would also be in line 
with the adjoining properties. The exterior elevation facing the beach includes a 
combination of high quality architectural materials including wood siding, brick, and 
expansive steel-framed windows approximately 16-feet deep and 13-feet high in 
the center. The use of these materials is appealing to the public eye and similar to 
the surrounding properties that also face the waterfront.  The Project’s landscape 
plan demonstrates that a new low fence will be placed on the shared property line 
adjacent to the beach. The finished floor height of the existing residence is 
approximately 11.15 feet (NAVD88). The Project’s finished floor is 10.50 feet 
(NAVD88) (living area) and 11.25 feet (NAVD88) for the garage. This difference is 
less than a foot and would not visually be noticeable from the beach. 

 
f. The Project does not incorporate design elements that will negatively impact the 

existing coastal views from the locations identified above and does not have the 
potential to degrade the visual quality of the Coastal Zone or result in significant 
adverse impacts on public views. 

 
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. 
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Fact in Support of Finding: 
 
1. The Property is located between the nearest public road and the sea or shoreline. Section 

21.30A.040 (Determination of Public Access/Recreation Impacts) of the NBMC requires 
that the provision of public access bear a reasonable relationship between the requirement 
and the Project’s impact and be proportional to the impact. In this case, the Project 
replaces an existing single-unit dwelling located on a standard R-1 lot with a new single-
unit dwelling. Therefore, the Project does not involve a change in land use, density, or 
intensity that will result in increased demand for public access and recreation opportunities. 
Furthermore, the Project is designed and sited (appropriate height, setbacks, etc.) so as 
not to block or impede existing public access opportunities. 

 
2. The Property is located adjacent to a public beach and the shoreline. Vertical access to 

the beach is provided at the street end of Fernleaf Avenue. Lateral access to the beach is 
provided both along Cove Street and the shoreline. The Project does not include any 
features that would obstruct access along these routes. As conditioned, any non-standard 
paving within the Cove Street right of way shall be removed and replaced with City 
standard paving, thereby improving the visual component of coastal access along Cove 
Street. 
 

SECTION 4. DECISION. 
 
NOW, THEREFORE, BE IT RESOLVED: 
 
1. The Zoning Administrator of the City of Newport Beach hereby finds this Project is 

categorically exempt from the California Environmental Quality Act under Section 15303 
under Class 3 (New Construction or Conversion of Small Structures) of the CEQA 
Guidelines, California Code of Regulations, Title 14, Division 6, Chapter 3 because it has 
no potential to have a significant effect on the environment. 
 

2. The Zoning Administrator of the City of Newport Beach hereby approves the Coastal 
Development Permit filed as PA2025-0229 subject to the conditions outlined in Exhibit “A,” 
which is attached hereto and incorporated by reference. 
 

3. 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 Program 
(LCP) 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 
the 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 16TH DAY OF APRIL 2026. 
 
 
_____________________________________ 
Liz Westmoreland, AICP, Zoning Administrator  
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EXHIBIT “A” 

 
CONDITIONS OF APPROVAL 

(Project-specific conditions are in italics) 
 

1. The development 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. Prior to final building permit inspection, an agreement in a form approved by the City 

Attorney between the property owner and the City shall be executed and recorded 
waiving rights to the construction of future shoreline protection devices including the 
repair and maintenance, enhancement, reinforcement, or any other activity affecting the 
bulkhead, that results in any encroachment seaward of the authorized footprint of the 
bulkhead or other shoreline protective device. The agreement shall be binding against 
the property owners and successors and assigns. 

  
3. Prior to the issuance of a building permit, the property owner shall submit a notarized 

signed letter acknowledging all hazards present at the site, assuming the risk of injury 
or damage from such hazards, unconditionally waiving any claims of damage against 
the City from such hazards, and to indemnify and hold harmless 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 
the development. This letter shall be scanned into the plan set before building permit 
issuance. 
 

4. A separate Approval In Concept (AIC) from the City and separate authorization from the 
California Coastal Commission (CCC) is required for any improvements proposed within 
the CCC’s permit jurisdiction. This authorization is required prior to the issuance of a 
building permit 
 

5. Prior to the issuance of a building permit, the Applicant shall submit a final construction 
erosion control plan. The plan shall be subject to review and approval by the Building 
Division. 

 
6. Prior to the issuance of a building permit, the Applicant shall submit a final drainage and 

grading plan. The plan shall be subject to review and approval by the Building Division. 
 

7. Prior to the issuance of a demolition permit or grading permit, the Applicant shall submit 
a construction management and delivery plan to be reviewed and approved by the 
Planning Division and Public Works Department. The plan shall include a discussion of 
project phasing, parking arrangements during construction, anticipated haul routes and 
construction mitigation. Upon approval of the plan, the Applicant shall be responsible for 
implementing and complying with the stipulations outlined in the approved plan. 
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8. Prior to the issuance of a building permit, the Applicant shall apply for a Certificate of 

Compliance with the Planning Division. The certificate shall be signed, notarized, and 
recorded with the County prior to permit issuance.  

 
9. 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. 

 
10. Prior to the issuance of a building permit, the Applicant shall submit a final landscape 

and irrigation plan. These plans shall incorporate drought-tolerant plantings, non-
invasive plant species, and water-efficient irrigation design. The plans shall be approved 
by the Planning Division. 

 
11. Prior to the issuance of a building permit, the final WQHP/WQMP shall be reviewed and 

approved by the Building Division. The implementation shall comply with the approved 
CPPP and WQHP/WQMP and any changes could require separate review and approval 
by the Building Division. 
 

12. Prior to the issuance of a building permit, the Applicant shall pay any unpaid 
administrative costs associated with the processing of this application to the Planning 
Division. 
 

13. Should future sea level elevations reach the Finished Floor Elevation of 10.90 feet 
(NAVD 88), the bulkhead shall be raised to a height of 14.40 (NAVD 88), in compliance 
with the City of Newport Beach Waterfront Project Guidelines and Standards, Harbor 
Design Criteria Commercial & Residential Facilities.  
 

14. This approval does not authorize any new or existing improvements (including 
landscaping) on California Coastal Permit Jurisdiction, State tidelands, public beaches, 
or the public right-of-way. Any improvements located on tidelands, submerged lands, 
and/or lands that may be subject to the public trust shall require a CDP approved by the 
California Coastal Commission. 

15. No demolition or construction materials, equipment debris, or waste, shall be placed or 
stored in a location that would enter the sensitive habitat, receiving waters, or storm 
drains or result in impacts to environmentally sensitive habitat areas, streams, the 
beach, wetlands or their buffers. No demolition or construction materials shall be stored 
on public property. 
 

16. 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 February 1 to August 15, compliance with the following is required 
to prevent the taking of native birds under 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 
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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, one or two short follow-up surveys will be necessary to check on the nest and 
determine when the nest is no longer active. 

 
17. 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. 

 
18. 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. 
 

19. Debris from demolition shall be removed from work areas each day and removed from 
the project site within 24 hours of the completion of the project. Stockpiles 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. 

  
20. Trash and debris shall be disposed of in proper trash and recycling receptacles at the 

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

 
21. Revisions to the approved plans may require an amendment to this Coastal 

Development Permit or the processing of a new coastal development permit. 
 
22. The Project is subject to all applicable City ordinances, policies, and standards unless 

specifically waived or modified by the conditions of approval. 
 
23. 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 be caused by the revocation of this 
CDP. 

 
24. This CDP 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 the Property or 
improvements in the vicinity or if the Property is operated or maintained to constitute a 
public nuisance. 

 
25. All landscape materials and irrigation systems shall be maintained by the approved 

landscape plan. All landscaped areas shall be maintained in a healthy and growing 

20



Zoning Administrator Resolution No. ZA2026-### 
Page 10 of 11 

 
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. 
 

26. Construction activities shall comply with Section 10.28.040 (Construction Activity – 
Noise Regulations) of the NBMC, which restricts hours of noise-generating construction 
activities that produce noise to between the hours of 7:00 a.m. and 6:30 p.m., Monday 
through Friday. Noise-generating construction activities are not allowed on Saturdays, 
Sundays, or Holidays. 
 

27. All noise generated by the proposed use shall comply with the provisions of Chapter 
10.26 (Community Noise Regulations) of the NBMC and other applicable noise control 
requirements of the NBMC. 

 
28. 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 the current 
property owner or agent. 

29. This CDP shall expire 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. 
 

30. 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 the City’s approval of Newman Residence including but not limited to, 
the Coastal Development Permit filed as PA2025-0229. 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 such proceeding.  The Applicant shall indemnify the City for all the 
City's costs, attorneys' fees, and damages, which the 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. 
 

Public Works Department  
 
31. The existing wall and fence located within the beach area shall be removed. 

 
32. Non-standard paving within the Cove Street right-of-way shall be removed and City 

standard paving shall be installed. 
 

Fire Department 
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33. A residential fire sprinkler system complying with the National Fire Protection Agency 
(NFPA) 13D shall be required. 
 

34. One unobstructed minimum 36-inch passageway from the front to the rear of the 
property shall be required for emergency access. 
 

Building Division 
 

35. Infiltration trenches for quality shall require pre-treatment due to shallow groundwater. 
 

22



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment No. ZA 2 
Vicinity Map 

23



 

 

 

VICINITY MAP 
 

 
 

Coastal Development Permit 
PA2025-0229 

 
2609 Cove Street 

Subject Property 

24



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment No. ZA 3 
Project Plans 

25



2609 COVE ST.
NEWPORT BEACH, CA

-THE MAXIMUM TIME TO COMPLETE CONSTRUCTION ON A PROJECT IS LIMITED TO 
THREE YEARS FROM THE DATE OF THE PERMIT FOR ALL PERMITS ISSUED AFTER
AUGUST 21, 2019 AS REQUIRED BY NBMC SECTION 15.02.095

-PROVIDE EVIDENCE OF THE 30 DAY NOTIFICATION FOR COMPLETE DEMOLITION OR
EXCAVATION TO ADJOINING PROPERTIES AS REQUIRED BY NBMC SECTION 15.02.120

-PROVIDE A PROJECT INFORMATION SIGN FOR PROJECTS REQUIRING FENCING (NEW
STRUCTURE OR ADDITION AND REMODEL TO AN EXISTING STRUCTURE WITH A COMBINED
FLOOR AREA EXCEEDING SEVENTY-FIVE (75) PERCENT OF THE FLOOR AREA OF THE PROPOSED
STRUCTURE) IN DESIGNATED "HIGH DENSITY AREAS".  PROJECT SIGN SHALL COMPLY WITH
NBMC SECTION 15.60.030.

CITY OF NEWPORT BEACH CONSTRUCTION NOTES:

DRAWING NUMBER:REVISION: DRAWING:

E.O.

1/4" = 1'-0"

10.01.25

SCALE:

DRAWN BY:

DATE:

JOB NUMBER:PROJECT: DATE:

C2609 COVE ST.
NEWPORT BEACH, CA

8/1/2025 310-266-0880

Richard Newman, Jr, Trustee

2609 COVE ST. LOTS 5 AND 13, CDM TRACT BLOCK B-32 

PARCEL NUMBER: 052-043-03 
1 1 

X

X

X

01/30/26 
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LOT 14
LOT 6

LOT 12LOT 4

LOT 5

LOT 13
CORONA DEL MAR TRACT

BLOCK B-32
M.M. 3/41-42

LC

FOR GENERAL CONSTRUCTION:

COMMENCING WORK.

DISCREPANCIES.

-PROVIDE OTHER MATERIALS AND EQUIPMENT NOT 
SPECIFICALLY DESCRIBED BUT REQUIRED 

-ALL PARTITION WALLS(EXTERIOR AND INTERIOR) SHALL BE 
2x4 U.N.O., SEE STRUCTURAL NOTES FOR GRADE & SPECIES

-BUILDING CONSTRUCTION SHALL BE TYPE VB, SPRINKLERED

NEWPORT BEACH DOES NOT RELIEVE APPLICANTS OF THE
LEGAL REQUIREMENTS TO OBSERVE COVENANTS
CONDITIONS AND RESTRICTIONS WHICH MAY BE RECORDED 

SHOULD CONTACT YOUR COMMUNITY ASSOCIATIONS PRIOR
TO COMMENCEMENT OF ANY CONSTRUCTION AUTHORIZED

2022 CPC, 2022 CEC,  2022 CMC, 2022 CALIFORNIA ENERGY 
CODE, 2022 CALIFORNIA GREEN BUILDING STANDARDS
CODE (CG) AND CHAPTER 15 OF THE NEWPORT BEACH
MUNICIPAL CODE (NBMC)

-THE MAXIMUM TIME TO COMPLETE CONSTRUCTION ON A 
PROJECT IS LIMITED TO THREE YEARS FROM THE DATE OF 

LOT SIZE

ZONING

PROPERTY MAILING ADDRESS

LEGAL DESCRIPTION
PARCEL NUMBER:  052-04-303

2609 COVE ST.
NEWPORT BEACH, CA  92625

R-1

3,840.4 S.F. 

OCCUPANCY GROUP
R3 / U

TYPE OF CONSTRUCTION
TYPE V-B, SPRINKLERED PER NFPA 13D

LEGAL DESCRIPTION:  LOTS 5 AND 12 IN BLOCK B-32

PROJECT DESCRIPTION

PROJECT DATA
1.  SETBACK REQUIREMENTS

FRONT (SHELL ST.)
SIDE     

FRONT (COVE ST.) -    5'-0"
-    5'-0"
-    3'-0"

AN EXISTING RESIDENCE WILL BE DEMOLISHED AND A NEW
THREE STORY SINGLE FAMILY RESIDENCE WILL BE 

-    5'-0"
-  49'-8"
-    3'-0"

PROPOSEDREQUIRED

DRAWING NUMBER:REVISION: DRAWING:

E.O.

1/8" = 1'-0"

03.19.26

SCALE:

DRAWN BY:

DATE:

JOB NUMBER:PROJECT: DATE:

A-1.1

1.  PRIOR TO PERFORMING WORK IN THE CITY RIGHT-OF-WAY AN ENCROACHMENT
PERMIT MUST BE OBTAINED FROM THE PUBLIC WORKS DEPARTMENT.

BEFORE THE BLDG. DEPT. FINAL CAN BE ISSUED.  AT THE TIME OF THE PUBLIC 
WORKS INSPECTION, IF ANY OF THE EXISTING PUBLIC IMPROVEMENTS 
SURROUNDING THE SITE IS DAMAGED, NEW CONCRETE SIDEWALK, CURB AND
GUTTER, AND ALLEY/STREET PAVEMENT WILL BE REQUIRED AND 100% PAID BY THE 
OWNER.  SAID DETERMINATION AND THE EXTENT OF THE REPAIR WORK SHALL BE 
MADE AT THE DISCRETION OF THE PUBLIC WORKS INSPECTOR.

ARCHITECTOWNER
RICK AND KIT NEWMAN
2609 COVE ST.
NEWPORT BEACH, CA  92625

ERIC OLSEN, AIA
ERIC OLSEN DESIGN
2728 E. COAST HWY.,  #A
CORONA DEL MAR, CA  
OFFICE: 949.887.8856

4.  ALL EFFORTS SHALL BE MADE TO "GANG" VENT PIPES TO MINIMIZE ROOF
PENETRATIONS AND OBSTRUCTIONS TO SMOOTH CLEAN ROOF FORM.

5.  THERE SHALL BE NO TRENCHES OR EXCAVATIONS 5 FEET OR MORE IN DEPTH INTO
WHICH A PERSON IS REQUIRED TO DESCEND WITHOUT OBTAINING THE NECESSARY
PERMIT FROM THE STATE OF CALIFORNIA, DIVISION OF INDUSTRIAL SAFETY PRIOR TO
ISSUANCE OF A GRADING OR BUILDING PERMIT.

6.  ALL HOSEBIBS MUST BE PROTECTED BY AN ANTI-SIPHON DEVICE PER UPC-1003.

7.  MECHANICAL SHALL BE DESIGN-BUILD.  ALL DESIGNS MUST MEET ALL REQUIRED
CODES AND BE SUBMITTED FOR REVIEW WITH EQUIPMENT CUT SHEETS.

8.  ELECTRICAL SHALL BE DESIGN-BUILD.  ALL DESIGNS MUST MEET ALL REQUIRED
CODES AND BE SUBMITTED FOR REVIEW WITH EQUIPMENT AND FIXTURE CUT SHEETS.

9.  PROVIDE MECHANICAL VENTILATION FOR WATER CLOSET COMPARTMENTS,
BATHROOMS AND LAUNDRY ROOMS CAPABLE OF PROVIDING 5 AIR CHANGES/HOUR

10.  AFTER INSTALLING WALL, CEILING, OR FLOOR INSULATION, THE INSTALLER SHALL
MAKE AVAILABLE TO THE ENFORCEMENT AGENCY OR POST IN A CONSPICUOUS 
LOCATION IN THE BUILDING A CERTIFICATE SIGNED BY THE INSTALLER STATING THAT
THE INSULATION IS CONSISTENT WITH THE PLANS AND SPECIFICATIONS DESCRIBED IN
THE CONSTRUCTION DOCUMENTS FOR WHICH THE BUILDING PERMIT WAS ISSUED AND
CONFORMS TO THE REQUIREMENTS OF TITLE 24, PART 6.  THE CERTIFICATE SHALL 
ALSO STATE THE MANUFACTURER'S NAME AND MATERIAL IDENTIFICATION, THE
INSTALLED R-VALUE, AND (IN APPLICATIONS OF LOOSE FILL INSULATION) THE MINIMUM
INSTALLED WEIGHT PER SQUARE FOOT CONSISTENT WITH THE MANUFACTURER'S
LABELED INSTALLED DESIGN DENSITY FOR THE REQUIRED R-VALUE.

11.  CABINETS ILLUSTRATED IN CONSTRUCTION DOCUMENTS ARE CONCEPT ONLY. 
CABINETS SHALL BE DESIGNED AND BUILT BY CONTRACTOR SELECTED BY OWNER. 
CONTRACTOR SHALL SUBMIT SHOP DRAWINGS FOR APPROVAL .

1.  POOLS, SPAS, WALLS, FENCES, PATIO COVERS AND OTHER
FREESTANDING STRUCTURES REQUIRE SEPARATE REVIEWS AND PERMITS.

ENGINEER
DALE FORBES
ESI/FME, INC.
1800 E. 16TH ST.
SANTA ANA, CA  92701
OFFICE: 714.835.2800
FAX: 714.835.2819

2.  A CAL-OSHA PERMIT IS REQUIRED FOR EXCAVATIONS DEEPER THAN 5' AND FOR
SHORING AND UNDERPINNING.  CONTRACTOR TO PROVIDE A COPY OF OSHA PERMIT.

3.  PROVIDE CONSTRUCTION FENCING FOR NEW CONSTRUCTION AND FOR ADDITION 
PLUS REMODEL PROJECTS EXCEEDING 75% OF THE AREA OF PROPOSED STRUCTURE.
FENCE HEIGHT TO BE BETWEEN 72" AND 84".

SOILS ENGINEER

A-2.1 FIRST FLOOR PLAN

A-1.1 SITE PLAN AND PROJECT NOTES

A-5 EXTERIOR ELEVATIONS

C COVER SHEET

12.  ISSUANCE OF A BUILDING PERMIT BY THE CITY OF NEWPORT BEACH DOES NOT RELIEVE
APPLICANTS OF THE LEGAL REQUIREMENTS TO OBSERVE COVENANTS, CONDITIONS,
AND RESTRICTIONS WHICH MAY BE RECORDED AGAINST THE PROPERTY.

1.  FIRE SPRINKLER SYSTEM PER NFPA 13D IS REQUIRED 
THROUGHOUT INCLUDING ATTIC.  FIRE SPRINKLERS

2.  PROVIDE A SEPARATE PERMIT APPLICATION AND 

EQUIPMENT COMPLIES WITH SOUND LEVEL NOT TO 

TO BE AT ADJACENT PROPERTY PATIO OR OPENING.  
LOCATE EQUIPMENT IN EQUIPMENT WELL ON ROOF 

DOCUMENTATION FOR PLAN CHECK, ILLUSTRATING HVAC 

FOR ROOF SHEATHING INSPECTION.

CIVIL ENGINEER

PHONE:  310.266.0880

NBMC.  LOCATION OF MEASUREMENT TO BE AT

A-4 ROOF PLAN

G-03 GRADING DETAILS
G-04 EROSION CONTROL PLAN
G-05 SOILS ENGINEER RECOMMENDATIONS

TOPOGRAPHIC SURVEY1 OF 1

2.  A PUBLIC WORKS DEPT. ENCROACHMENT PERMIT INSPECTION IS REQUIRED  

4.  AREA OF BUILDING
914 S.F.FIRST FLOOR HABITABLE SPACE

2-CAR GARAGE 481 S.F.

TOTAL HABITABLE SPACE 2,695 S.F.

13.  SETBACKS ARE MEASURED FROM PROPERTY LINE TO FACE OF FINISH.

NOTE:  DEFERRED SUBMITTALS  TO BE REVIEWED BY 
PROJECT ARCHITECT OR ENGINEER OF RECORD AND 

SHALL BE A DEFERRED SUBMITTAL ITEM.  OBTAIN FIRE 

NEIGHBOR'S CONSENT) PER SECTION 10.26.045 OF THE

8.  REQUIRED PARKING

REQUIRED:  2 GARAGE SPACES.   2 PROVIDED

CONSTRUCTED

S-2 FIRST FLOOR FRAMING PLAN
S-1 FOUNDATION PLAN

SD1 STRUCTURAL DETAILS

SGN STRUCTURAL GENERAL NOTES

FD1 FOUNDATION DETAILS

SD2 STRUCTURAL DETAILS

A-1.2 DOOR AND WINDOW SCHEDULE
A-1.3 CAL GREEN NOTES

A-3.2 SECOND FLOOR REFLECTED CEILING PLAN

A-6 BUILDING SECTIONS

STRUCTURAL 

50 DBA (55DBA WITH TIMER;  65 DBA WITH TIMER AND

IF NECESSARY.

 SPRINKLER PERMIT PRIOR TO CALLING 

CHECK OR APPROVAL BY CITY.
CERTIFIED PRIOR TO SUBMITTAL FOR PLAN

2019 AS REQUIRED BY NBMC SECTION 15.02.095.
THE PERMIT FOR ALL PERMITS ISSUED AFTER AUGUST 21, 

ALL WORK SHALL CONFORM TO THE 2022 CRC, 2022 CBC, 

-CONTRACTOR TO VERIFY ALL SITE CONDITIONS PRIOR TO 

-ALL DIMENSIONS TO EXISTING WALLS, ITEMS...ETC. NOTED
ON PLAN ARE APPROXIMATE.  GENERAL CONTRACTOR TO
VERIFY SAID INFORMATION AND REPORT ANY

FOR A COMPLETE AND PROPER INSTALLATION.

-ISSUANCE OF A BUILDING PERMIT BY THE CITY OF 

AGAINST THE PROPERTY OR TO OBTAIN PLANS.  YOU

BY THIS PERMIT.

DZN ENGINEERING
166 MATISSE CIRCLE
ALISO VIEJO, CA  92656
OFFICE: 949.305.8920

G-02 PRECISE GRADING PLAN\
G-01 GRADING COVER SHEET

14.  FENCES, HEDGES, WALLS, RETAINING WALLS, GUARDRAILS AND HANDRAILS OR
ANY COMBINATION THEREOF SHALL NOT EXCEED 42 INCHES FROM EXISTING GRADE 
PRIOR TO CONSTRUCTION WITHIN THE REQUIRED FRONT SETBACK AREA(S)

3.  SOLAR PHOTOVOLTAIC SYSTEM (WITH MINIMUM 
3.12 kW DC)

A-7 DETAILS

-TURF AREA DOES NOT EXCEED 25% OF LANDSCAPE
PLANTING AREA (PROHIBITED ON SLOPE AREA AND PARKWAYS

-75% OF LANDSCAPE AREA MUST BE PLANTED WITH CLIMATE 
LESS THAN 10 FEET WIDE).

ADAPTED PLANTS WITH AN AVERAGE WUCOLS PLANT FACTOR 
OF 0.3.
-COMPOST AT A RATE OF FOUR CUBIC YARDS PER 1,000
SQUARE FEET TO A DEPTH OF SIX INCHES
-3 INCH MULCH LAYER APPLIED TO ALL PLANTING AREAS 
(EXCLUDING TURF AREAS.
-AUTOMATIC IRRIGATION CONTROLLERS WITH MANUAL SHUT
OFF VALVES

OWNER STATEMENT:  
"I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE
PRESCRIPTIVE COMPLIANCE OPTION TO THE MWELO."

OWNER SIGNATURE

A-2.2 SECOND FLOOR PLAN
A-3.1 FIRST FLOOR REFLECTED CEILING PLAN

DAVID A. WORTHINGTON

375-C MONTE VISTA AVENUE
COSTA MESA, CA  92627
OFFICE: 949.642.1290

EGA CONSULTANTS

1357 S.F.SECOND FLOOR HABITABLE SPACE

TOTAL BUILDING SQUARE FOOTAGE 3,176 S.F.

L2.00 PLANTING PLAN
L1.00 IRRIGATION DETAILS
L0.00 LANDSCAPE TITLE SHEET

S-3 ROOF FRAMING PLAN

3.  AN ENCROACHMENT AGREEMENT IS REQUIRED FOR ALL NON-STANDARD
IMPROVEMENTS WITHING THE PUBLIC RIGHT OF WAY. ALL NON-STANDARD
IMPROVEMENTS SHALL COMPLY WITH THE CITY COUNCIL POLICY L-6

2.  BUILDABLE AREA 
BUILDABLE AREA (LOT AREA MINUS SETBACKS) = 2,851.2 SF

3.  FLOOR AREA LIMITATION
1.5 X BUILDABLE AREA 
2,851.2 S.F. X 1.5 = 4,276.8 S.F. MAXIMUM FLOOR AREA
FLOOR AREA PROVIDED:  3,176 S.F.

5.  OPEN VOLUME AREA REQUIREMENTS
REQUIRED:  15% OF THE BUILDABLE AREA:   

OPEN VOLUME AREA PROVIDED:  1,016 S.F.
.15 X 2,851.2 S.F. = 427.68 S.F.

G-06 IMPERVIOUS AREA EXHIBIT

15.  FENCES, HEDGES, WALLS, AND RETAINING WALLS SHALL NOT EXCEED 6 FEET IN
HEIGHT FROM EXISTING GRADE BEFORE WITHIN REQUIRED SIDE AND REAR SETBACKS.

1.  RESIDENTIAL BUILDING UNDERGOING PERMITTED ALTERATIONS, ADDITIONS OR IMPROVEMENTS
SHALL REPLACE NON COMPLIANT PLUMBING FIXTURES WITH WATER-CONSERVING PLUMBING  

3.  PRIOR TO PERFORMING ANY WORK IN THE CITY RIGHT-OF-WAY AN ENCROACHMENT
PERMIT MUST BE OBTAINED FROM THE PUBLIC WORKS DEPARTMENT.

13.  SAFETY GLAZING SHALL BE PROVIDED AT THE FOLLOWING HAZARDOUS LOCATIONS: 

A.  SWINGING, BI-FOLD, AND SLIDING DOORS
B.  WHEN LOCATED WIHING 60 INCHES OF THE FLOOR SURFACE IN TUBS,

SHOWERS, SAUNAS, STEAM ROOMS, OR OUTDOOR SWIMMING POOL.

12.  WALL COVERING OF SHOWERS OR TUBS WITH SHOWERS SHALL BE OF CEMENT PLASTER, TILE, 

11.  ALL EXTERIOR LATH AND PLASTER SHALL HAVE TWO LAYERS OF GRADE D PAPER OVER ALL 
WOOD BASE SHEATHING.  (CRC R703.6.3, CBC 2510.6)

C.  WITHIN A 24 INCH ARC OF EITHER VERTICAL EDGE OF DOORS AND WITHIN 60 INCHES
OF WALKING SURFACE

D.  WHERE GLAZING AREA IS MORE THAN 9 S.F. IN AREA, WITH THE BOTTOM EDGE LESS THAN
18 INCHES ABOVE THE FLOOR AND TOP EDGE MORE THAN 36 INCHES ABOVE FLOOR

E.  GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 36 INCHES ABOVE
THE PLANE OF THE ADJACENT WALKING SURFACE OF STAIRWAYS, LANDINGS BETWEEN FLIGHTS

F.  GLAZING ADJACENT TO THE LANDING AT THE BOTTOM OF A STAIRWAY WHERE THE GLAZING 
IS LESS THAN 36 INCHES ABOVE THE LANDING AND WITHIN 60 INCHES HORIZONTALLY OF 

OR APPROVED EQUAL, TO A HEIGHT OF NOT LESS THAN 72 INCHES ABOVE DRAIN INLET.  
BACKING FOR TILE SHALL BE CEMENT BOARD OR CEMENT PLASTER. (CRC R307.2, CBC 1210.3)

CONSTRUCTION:

(CRC R308.4, CBC 2406.3)

10.  PEDESTRIAN PROTECTION ADJACENT TO PUBLIC WAY TO BE AS FOLLOWS:
HEIGHT OF DISTANCE FROM CONSTRUCTION

CONSTRUCTION TO LOT LINE
TYPE OF CONSTRUCTION

REQUIRED
8 FEET OR LESS LESS THAN 5 FEET CONSTRUCTION RAILINGS

5 FEET OR MORE NONE

LESS THAN 5 FEET BARRIER AND COVERED WALKWAY

5 FEET OR MORE, BUT NOT MORE THAN ONE-FOURTH THE HEIGHT OF CONSTRUCTION

MORE THAN 8 FEET

BARRIER AND COVERED WALKWAY

BARRIER 

NONE

5 FEET OR MORE, BUT BETWEEN 1/2 AND 1/2 THE HEIGHT OF CONSTRUCTION

5 FEET OR MORE, BUT EXCEEDING ONE-HALF THE HEIGHT OF CONSTRUCTION

FIXTURES MEETING THE REQUIREMENTS OF 2022 CAL. GREEN BUILDING STANDARDS CODE,
SECTION 4.303.  PLUMBING FIXTURE REPLACEMENT IS REQUIRED PRIOR TO ISSUANCE
OF A CERTIFICATE OF OCCUPANCY OR FINAL INSPECTION BY THE CHIEF BUILDING OFFICIAL.
(CIVIL CODE, SECTION 1101.1 ET. SEQ., NBMC 15.11.020)

2.  ISSUANCE OF A BUILDING PERMIT BY THE CITY OF NEWPORT BEACH DOES NOT RELIEVE
APPLICANTS OF THE LEGAL REQUIREMENTS TO OBSERVE COVENANTS, CONDITIONS, AND
RESTRICTIONS WHICH MAY BE RECORDED AGAINST THE PROPERTY OR TO OBTAIN PLANS.  
YOU SHOULD CONTACT YOUR COMMUNITY ASSOCIATIONS PRIOR TO COMMENCEMENT
OF ANY CONSTRUCTION AUTHORIZED BY THIS PERMIT.

GENERAL:

4.  A SITE SURVEY BY A LICENSED SURVEYOR SHALL BE REQUIRED PRIOR TO FOUNDATION POUR.

5.  GARAGE CEILING HEIGHT.  THE MIN. UNOBSTRUCTED VERTICAL CLEARANCE FOR PARKING SPACES
SHALL BE SEVEN FEET, EXCEPT THAT THE FRONT FOUR FEET MAY HAVE A MIN. VERTICAL 
CLEARANCE OF 4 FEET (NBMC 20.40.090 a 4)

7.  STAIRWAYS SHALL NOT BE LESS THAN 36 INCHES CLEAR WIDTH.  (CRC 311.7.1) THE MINIMUM
HEAD CLEARANCE SHALL BE 6'-8" MEASURED VERTICALLY FROM THE SLOPED LINE ADJOINING
TREAD NOSING. (CRC 311.7.2)

OF STAIRS AND RAMPS.

THE BOTTOM TREAD

APPLICABLE STANDARDS:  2022 CRC, 2022 CBC, 2022 CPC, 2022 CEC, 
2022 CMC, 2022 BUILDING ENERGY EFFICIENCY EFFICIENCY STANDARDS, 
2022 CALIFORNIA GREEN BUILDING STANDARDS CODE (CAL GREEN); AND 
CHAPTER 15 OF THE NEWPORT BEACH MUNICIPAL CODE (NBMC)

6.  UTILIZE ONE OF THE CITY'S APPROVED FRANCHISE HAULER TO RECYCLE AND/OR SALVAGE A MINIMUM OF
65% OF THE NON-HAZARDOUS CONSTRUCTION AND DEMOLITION WASTE.  (CALGREEN 4.408.1, 4.408.3)

8.  ADVISORY NOTE:  HOMEOWNERS ASSOCIATION (HOA) APPROVAL MAY BE REQUIRED FOR THIS IMPROVEMENT.

9.  ADDITIONAL PERMITS ARE REQUIRED FOR DETACHED STRUCTURES INCLUDING BUT NOT LIMITED TO:
A.  ACCESSORY STRUCTURES, DETACHED PATIO COVERS, AND TRELLISES,
B.  MASONRY OR CONCRETE FENCES OVER 3.5 FT. HIGH
C.  RETAINING WALLS OVER 4 FT. HIGH FROM THE BOTTOM OF THE FOUNDATION TO THE TOP OF THE WALL.

G.  GLAZING IN GUARDS AND RAILINGS

15.  SMOKE ALARMS SHALL BE INSTALLED IN THE FOLLOWING LOCATIONS (CRC R314.3, CBC 907.2.11.2,):

A.  IN EACH SLEEPING ROOM
B.  OUTSIDE EACH SEPARATE SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE BEDROOMS.
C.  ON EVERY LEVEL OF DWELLING, INCLUDING BASEMENTS AND HABITABLE ATTICS.

14.  ALL DOORS AND OPERABLE WINDOWS WITH SILL HEIGHT LESS THAN 48" ABOVE THE INDOOR FINISHED

ALARM OR APPROVED ALTERNATE DROWNING PREVENTION SAFETY FEATURE.  (CBC 3109.4.4.2)

16.  CARBON MONOXIDE ALARMS SHALL BE INSTALLED IN THE FOLLOWING LOCATIONS (CRC R315.3, CBC 420.6)
A.  OUTSIDE EACH SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE BEDROOM(S)

B.  ON EVERY LEVEL OF DWELLING, INCLUDING BASEMENTS 

F.  SMOKE ALARMS SHALL BE HARDWIRED WITH BATTERY BACK-UP AND INTERCONNECTED UNLESS
EXEMPTED IN ACCORDANCE WITH CRC SECTIONS R314.4 & R314.5 OR CBC 907.2.11.3 & 907.2.11.4

CARBON MONOXIDE ALARMS SHALL BE HARDWIRED WITH BATTERY BACK-UP AND INTERCONNECTED
UNLESS EXEMPTED IN ACCORDANCE WITH CRC R315.6(4).

907.2.11.3 & 907.2.11.4):

D.  NOT LESS THAN 3 FEET HORIZONTALLY FROM THE DOOR OR OPENING OF A BATHROOM THAT CONTAINS
A BATHTUB OR SHOWER.

E.  A MIN. OF 20 FEET HORIZONTALLY FROM ANY PERMANENTLY INSTALLED COOKING APPLIANCE.

C.  WHERE A FUEL-BURNING APPLIANCE IS LOCATED WITHIN A BEDROOM OR ITS ATTACHED BATHROOM, A
CARBON MONOXIDE ALARM SHALL BE INSTALLED WITHIN THE BEDROOM.

26.  THE CLOTHES DRYER VENT SHALL NOT EXCEED 14 FEET IN OVERALL LENGTH WITH MAX. TWO

MECHANICAL:

32.  PLUMBING FIXTURES:
a.  NEW CONSTRUCTION & ADDITION/ALTERATIONS THAT INCREASES CONDITION SPACE AREA, 

b.  ADDITION AND ALTERATION NOT INCREASING CONDITION SPACE AREA, VOLUME,

i.  SHOWER HEADS:  2.0 GPM @ 80 PSI
ii.  LAVATORY FAUCETS:  1.5 GPM @ 60 PSI
iii.  KITCHEN FAUCETS:  1.8 @ 60 PSI

23.  ROOMS CONTAINING BATHTUBS, SHOWERS, SPAS AND SIMILAR FIXTURES SHALL BE PROVIDED WITH AN 
EXHAUST FAN WITH A MIN. CAPACITY OF 50 CFM DUCTED TO TERMINATE OUTSIDE THE 
BUILDING. (CRC R303.3, CG 4.506.1, CBC 1202.50000.2.1, CMC 402.5)

90 DEGREES ELBOWS.  (CMC 504.4.2.1)
27.  ENVIRONMENTAL AIR DUCTS SHALL TERMINATE MIN. 3 FEET FROM PROPERTY LINE OR OPENINGS

INTO BUILDING. (CMC 502.2.1)

28.  MECH. EQUIPMENT SHALL BE INSTALLED PER THE MFG'S INSTALLATION INSTRUCTIONS (CMC 303.1)
29.  DOMESTIC RANGE VENTS TO BE SMOOTH METALLIC INTERIOR SURFACE. (CMC 504.3)

30.  SUPPLY AND RETURN AIR DUCTS TO BE INSULATED AT A MIN. OF R-6. CAL ENERGY CODE TABLE 150-1-A.

PLUMBING:

i.  COMPLY WITH CAL GREEN MANDATORY REQUIREMENTS.
VOLUME, OR SIZE (CG 4.303.1):

OR SIZE (CPC 403.0408.2):

iii.  WATER CLOSET:  1.28 GALLONS PER FLUSH

24.  WHERE WATER CLOSET COMPARTMENT IS INDEPENDENT OF THE BATHROOM OR SHOWER AREA, A
FAN WILL BE REQUIRED IN EACH AREA.  BATHROOMS SHALL HAVE AN EXHAUST FAN WITH 
HUMIDITY CONTROL SENSOR, MIN 50 CFM CAPACITY.

25.  WHERE WHOLE HOUSE FANS ARE USED IN BATHROOM AREAS, THE FAN MUST RUN 
CONTINUOUSLY AND SHALL NOT BE TIED TO A HUMIDITY CONTROL SENSOR.

A.  PROVIDE A PERMANENTLY ANCHORED GASEOUS FUEL BURNING PAN TO THE FIREBOX OF A
SOLID FUEL BURNING FIREPLACE.

C.  CHIMNEY SHALL EXTEND AT LEAST 2 FT. HIGHER THAN ANY PORTION OF THE BUILDING WITHIN 10 FT.
BUT SHALL NOT BE LESS THAN 3 FT. ABOVE THE HIGHEST POINT WHERE THE CHIMNEY PASSES

21.  SOLID FUEL BURNING FIREPLACES:

D.  LIQUID FUELED FIREPLACES ARE NOT ALLOWED FOR INTERIOR USE.

B.  SOLID FUEL BURNING FIREPLACE MUST COMPLY WITH THE CALIFORNIA ENERGY STANDARDS
MANDATORY MEASURES.

THROUGH THE ROOF (CRC R1003.9)

22.  DIRECT VENT GAS APPLIANCE FIREPLACE:

A.  DIRECT VENT SEALED COMBUSTION GAS APPLIANCE FIREPLACE MUST COMPLY WITH THE CAL
GREEN CODE REQUIREMENTS AND MUST COMPLY WITH ANSI Z21.50 (CAL GREEN 4.503.1)

31.  SEPARATE WATER METERS ARE REQUIRED FOR ALL NEW DUPLEXES.  SEPARATE FIRE RISERS ARE
REQUIRED AT EACH WATER METER.

A.  FACTORY BUILT FIRE PLACES, CHIMNEYS, AND ALL OTHER COMPONENTS SHALL BE LISTED
AND LABELED AND SHALL BE INSTALLED IN ACCORDANCE WITH THE CONDITIONS
OF THE LISTING.  (CRC R1004.1)

C.  DECORATIVE SHROUDS SHALL NOT BE INSTALLED AT THE TERMINATION OF FACTORY-BUILT 
CHIMNEYS EXCEPT WHERE SUCH SHROUDS ARE LISTED AND LABELED FOR USE WITH THE SPECIFIC

INSTALLATION INSTRUCTIONS.  (CRC R1005.2 & CMC 802.5.1.1 & CMC 802.5.4.3)

18.  ALL FENESTRATIONS ON WINDOWS AND DOORS SHALL HAVE U-FACTORS (0.30 MAX) AND SOLAR
HEAT GAIN COEFFICIENT (SHGC= 0.23 MAX) VALUES IN ACCORDANCE WITH T-24 ENERGY CALCULATIONS.
ALL FENESTRATION MUST HAVE TEMPORARY AND PERMANENT LABELS.

20.  ALL FIREPLACES:

]FACTORY-BUILT CHIMNEY SYSTEM AND ARE INSTALLED IN ACCORDANCE WITH MANUFACTURER'S

TEMPORARY GENERATOR:

19.  HAND OPERATED CONSTRUCTION TOOLS POWERED BY ELECTRICITY MUST USE POWER PROVIDED BY 

TIME IN USE REQUIRED SETBACK FROM
HOURS PROPERTY LINE

REQUIRED SETBACK FROM
ADJACENT STRUCTURES0-1 DAY

MORE THAN 1 DAY

SCE THROUGH A TEMPORARY POLE OR AVAILABLE OUTLET.  IN THE RARE CASE WHERE ELECTRICITY 
IS NOT READILY AVAILABLE AND A PORTABLE TEMPORARY GENERATOR IS NECESSARY, 
THEN THE FOLLOWING RESTRICTIONS MUST BE ADHERED TO:

A.  MUST BE PORTABLE AND MAY BE EASILY RELOCATED.
B.  TEMP. GENERATORS ARE TO BE LOCATED A MIN. DISTANCE FROM ANY PROPERTY LINE

ACCORDING TO THE FOLLOWING TABLE.

10 FEET

20 FEET 5 FEET

5 FEETC.  IF THE MIN. DISTANCE CANNOT BE ACHIEVED, THEN THE GENERATOR SHALL BE LOCATED

D.  MAY BE OPERATIONAL FOR A MAX. OF FIVE CONSECUTIVE CALENDAR DAYS.  AFTER FIVE CONSECUTIVE
CALENDAR DAYS OF USE, POWER SHALL BE PROVIDED THROUGH THE USE OF A TEMP POWER POLE

THE MOST EXTREME DISTANCE PRACTICAL TO INHIBIT NOISE.  OTHER METHODS TO INHIBIT
NOISE MAY BE UTILIZED WHEN PRACTICAL

E.  USAGE IS LIMITED TO WEEKDAYS BETWEEN THE HOURS FROM 8:00 AM AND 3:30 PM MONDAY
THROUGH FRIDAY.  NO USE ON THE WEEKENDS OR FEDERAL HOLIDAYS.

FIREPLACE:

B.  FACTORY BUILT WOOD BURNING FIREPLACES SHALL BE QUALIFIED AT THE US. EPA'S VOLUNTARY
FIREPLACE PROGRAM PHASE 2 EMISSIONS LEVEL.  (CRC 1004.1.1)

D.  HORIZONTAL OPENINGS ARE NOT ALLOWED, FOR EXHAUST VENTS, IN WALLS CLOSER THAN 3 FEET 

 PROPERTY LINES.
E.  EXHAUST OPENINGS SHALL NOT BE DIRECTED ONTO WALKWAYS. (r303.5.2)

TO A PROPERTY LINE, (TABLES r302.1(1) &2)).  HORIZONTAL VENT CAPS SHALL BE 2 FEET CLEAR FROM 

17.  NEWLY CONSTRUCTED DWELLINGS SHALL COMPLY W/ AGING-IN-PLACE AND FALL PREVENTION (CRC R327):
A.  AT LEAST ONE BATHROOM ON THE EWNTRY LEVEL SHALL BE PROVIDED WITH REINFORCEMENT FOR

GRAB BARS, WHERE THERE IS NO BATHROOM ON THE ENTRY LEVEL, AT LEAST ONE BATHROOM ON THE
SECOND OR THIRD FLOOR OF THE DWELLING SHALL COMPLY WITH CRC R327.1.1.

B.  ELECTRICAL RECEPTACLE OUTLETS, SWITCHES AND CONTROLS SHALL BE LOCATED NO MORE THAN 48"
MEASURED FROM THE TOP OF THE OUTLET BOX AND NOT LESS THAN 15" MEASURED FROM THE BOTTOM
OF THE OUTLET BOX ABOVE THE FINISHED FLOOR.  CRC R327.1.2.

C.  DOORBELL BUTTONS SHALL NOT BE INSTALLED MORE THAN 48" ABOVE EXT. FLOOR OR LANDING.  

33.  CLEARANCE FOR WATER CLOSET TO BE A MINIMUM OF 24 INCHES IN FRONT, AND 15 INCHES
FROM ITS CENTER TO ANY SIDE WALL OR OBSTRUCTION.  CPC 402.5

34.  THE WATER HEATER BURNER TO BE AT LEAST 18 INCHES ABOVE THE GARAGE FLOOR, 
IF LOCATED IN A GARAGE.  (CPC 507.13)

35.  INSTALL A 3 INCH DIAMETER BY 3 FOOT TALL STEEL PIPE EMBEDDED IN CONCRETE SLAB 
FOR PROTECTION OF WATER HEATERS IN GARAGE.  CPC 507.13.1

71.  WEEP SCREED FOR STUCCO AT THE FOUNDATION PLATE LINE SHALL BE A MINIMUM
OF 4 INCHES ABOVE THE EARTH OR 2 INCHES ABOVE PAVED AREAS.  (CRC R703.6.2.1)

73.  ANCHOR BOLTS SHALL INCLUDE STEEL PLATE WASHERS, A MINIMUM OF 0.229" X 3" X 3" IN SIZE
IN SIZE, BETWEEN SILL PLATE AND NUT.  (CRC R602.11.1, CBC 2308.3, ACCEPTABLE ALTERNATE

55.  COMBINATION TYPE AFCI CIRCUIT BREAKERS ARE REQUIRED FOR ALL 120 VOLT SINGLE PHASE 15/20
AMP BRANCH CIRCUITS.  EXCEPT FOR BATHROOMS, KITCHENS, GARAGES, OUTDOORS, AND LANUDRY

36.  WATER HEATERS TO BE STRAPPED AT TOP AND BOTTOM WITH 1 1/2" X 16 GAUGE
STRAP WITH 3/8" DIA. X 3" LAG BOLT EACH END.  CPC 507.2

ROOMS.  (CEC 210.12(B))

48.  ELECTRICAL SERVICE TO BE UNDERGROUND FOR NEW CONSTRUCTION, REPLACEMENT BUILDING OR
ADDITION TO AN EXISTING BUILDING EXCEEDS 50% OF THE GROSS FLOOR AREA OF THE EXISTING

50.  FIELD INSPECTORS TO REVIEW AND APPROVE UNDERGROUND SERVICE REQUIREMENT PRIOR 
TO CONCRETE PLACEMENT.

49.  EDISON COMPANY APPROVAL IS REQUIRED FOR METER LOCATION PRIOR TO INSTALLATION.

ELECTRICAL:

54.  ALL RECEPTACLE OUTLETS ARE REQUIRED TO BE LISTED TAMPER RESISTANT.(CEC 406.12 AND 210.52)

FOUNDATION

72.  FASTENERS AND CONNECTORS (NAILS, ANCHOR BOLTS, ETC.) IN CONTACT WITH 
PRESERVATIVE-TREATED WOOD SHALL BE OF HOT-DIPPED ZINC-COATED GALVANIZED STEEL, 
STAINLESS STEEL, SILICON BRONZE OR COPPER.  (CRC R317.3, CBC 2304.9.5.1)

51.  SERVICE EQUIPMENT AND SUBPANELS TO HAVE A MIN. 30" WIDE BY 36" DEEP CLEAR WORK SPACE.

37.  ABS AND PVC DRAIN WASTE AND VENT PIPING MATERIAL IS LIMITED TO 2 STORIES MAX.
(CPC 701.2(2) (a). and 903.1.1)

38.  ABS AND PVC ROOF AND DECK DRAIN MATERIAL IS LIMITED TO 2 STORIES MAX. (CPC 1101.4)

39.  ROOF AND DECK DRAIN SYSTEMS INSIDE THE BUILDING ARE REQUIRED TO BE INSTALLED WITH 
DIRECTIONAL DWV DRAINAGE FITTINGS. (CPC 1101.3 AND 706.0)

40.  CLEANOUTS ARE REQUIRED WITHIN 2 FEET OF THE CONNECTION BETWEEN THE INTERIOR ROOF AND
DECK DRAIN PIPING SYSTEM, AND THE EXTERIOR ONSITE STORM DRAIN SYSTEM.  (CPC 1101.13)

41.  ALL HOSE BIBBS ARE TO HAVE VACUUM BREAKERS.  (CPC 603.5.7)

BUILDING..  NBMC 15.32.015.

56.  A MINIMUM OF ONE DEDICATED 20 AMP CIRCUIT IS REQUIRED FOR A BATHROOM.(CEC 210.11(C)(3)) 
AMP BRANCH CIRCUITS.  EXCEPT FOR BATHROOMS, KITCHENS, GARAGES, OUTDOORS, AND LANUDRY

57.  GFCI PROTECTION IS REQUIRED FOR ALL RECEPTACLE OUTLETS LOCATED OUTDOORS, GARAGES,
ACCESSORY BUILDINGS, BATHROOMS, CRAWL SPACES, KITCHENS, LAUNDRY AREAS, KITCHEN

59.  RECEPTACLE OUTLETS ARE NOT ALLOWED WITHIN OR OVER A BATHTUB OR SHOWER STALL. (CEC 406.9(C))

60.  SUBPANELS ARE NOT ALLOWED TO LOCATED IN BATHROOMS OR CLOTHES CLOSETS. (CEC 240.24(D)

61.  CIRCUITS SHARING A GROUNDED CONDUCTOR (NUETRAL) WITH TWO UNGROUNDED (HOT) CONDUCTORS
MUST USE A TWO POLE CIRCUIT BREAKER OR AN IDENTIFIED HANDLE TIE.  (CEC 210.4 (B)) GROUP
NON-CABLE CIRCUITS IN PANEL (CEC 210.4(D)).

62.  THE RECEPTACLE OUTLETS THAT SERVE KITCHEN COUNTERTOPS, DINING ROOM, BREAKFAST AREA, AND
PANTRY, MUST HAVE A MIN. OF 2 DEDICATED 20 AMP CIRCUITS. (CEC 210.52(B)(1)

63.  KITCHEN COUNTERTOPS 12 INCHES OR WIDER MUST HAVE A RECEPTACLE OUTLET. (CEC 210.52(C))

64.  KITCHEN COUNTERTOPS MUST HAVE RECEPTACLE OUTLETS SO NO POINT ALONG THE COUNTER WALLS 
IS MORE THAN 24 INCHES FROM A RECEPTACLE.  (CEC 210.52 (C))

65.  ISLAND AND PENINSULAR COUNTERTOPS MUST HAVE AT LEAST ONE RECEPTACLE.
(CEC 210.52 (C) (1) AND (2))

66.  THE SPACING FOR GENERAL RECEPTACLE OUTLETS MUST BE LOCATED SO THAT NO POINT ON ANY WALL,
FIXED GLASS, OR CABINETS IS OVER 6 FEET FROM A RECEPTACLE OUTLET. (CEC 210.52 (A))

67.  HALLWAYS 10 FEET OR MORE MUST HAVE AT LEAST ONE RECPETACLE OUTLET. (CEC 210.52(H))

69.  LAUNDRY ROOMS MUST HAVE AT LEAST ONE DEDICATED 20 AMP RECEPTACLE CIRCUIT. (CEC 210.11(2))

70.  PROVIDE 120V RECEPTACLE WITHIN 3 FEET OF WATER HEATER.  CAL ENERGY CODE 150.0 (n) 1 A.

52. ALL LIGHTING IS REQUIRED TO BE HIGH EFFICACY.

53.  PROVIDE A LISTED 1 INCH RACEWAY TO ACCOMODATE A DEDICATED 208/240 VOLT CIRCUIT FOR 
FUTURE EV CHARGER.

DISHWASHER BRANCH CIRCUIT, GARBAGE DISPOSAL, ALL AREAS WITHIN 6 FEET OF A SINK, AND ALL 
RECEPTACLES WITHING 6 FEET OF A BATHTUB OR SHOWER STALL (CEC210.8)

68.  GARAGES SHALL HAVE AT LEAST ONE RECEPTACLE FOR EACH CAR SPACE ON THE INTERIOR.  THE BRANCH
CIRCUIT SUPPLYING THE RECEPTACLES SHALL NOT SERVE OUTLETS OUTSIDE OF THE GARAGE. 

42.  THE MAXIMUM AMOUNT OF WATER CLOSETS ON A 3 INCH HORIZONTAL DRAINAGE SYSTEM LINE
IS 3. (CPC TABLE 703.2)

43.  THE MAXIMUM AMOUNT OF WATER CLOSETS ON A 3 INCH VERTICAL DRAINAGE SYSTEM LINE IS 
4. (CPC TABLE 703.2)

44.  PROVIDE A CONDENSATE DRAIN NO MORE THAN 2 INCHES ABOVE THE BASE OF THE WATER 
HEATER SPACE.  CAL ENERGY CODE 150.0 (n)

45.  INSULATE ALL  HOT WATER PIPES.  (CAL ENERGY CODE 150.0 (j) (2) AND CPC 609.12).
46.  ISOLATION VALVES ARE REQUIRED FOR TANKLESS WATER HEATERS ON THE HOT AND COLD

SUPPLY LINES WITH HOSE BIBBS ON EACH VALVE, TO FLUSH THE HEAT EXCHANGER.

(CPC TABLE 422.1)

SDPWS 4.3.6.4.3)

58.  GROUND FAULT CIRCUIT INTERRUPTER (GFCI) IS REQUIRED FOR ALL RECEPTACLES INSTALLED
IN ALL AREAS ON BASEMENT LEVEL (CEC 210.8(A)(5)).

47.  INSTALL 1 AUTOMATIC CLOTHES WASHER CONNECTION PER ONE FAMILY DWELLING.

D.  ELECTRICAL AND PLUMBING FOR EXTERIOR IMPROVEMENTS DETACHED FROM THE HOUSE (I.E. BBQ, 
FOUNTAIN, FIRE FEATURE)

FLOOR FROM THE HOUSE INTO THE POOL AREA SHALL BE EQUIPPED WITH AN APPROVED

NATURE CLEARANCE

COMMUNICATION
CONDUCTORS (INCLUDING

HORIZONTAL CLEARANCE OF CONDUCTOR AT REST 

3 FEET

74.  SOUTHERN CALIFORNIA EDISON (SCE) OVERHEAD POWER LINE SETBACK.  GENERAL ORDER 95 TABLE 1

FROM BUILDINGS (EXCEPT GENERATING PLANTS OR
OR SUBSTATIONS) BRIDGES OR OTHER STRUCTURES
(UPON WHICH MEN MAY WORK) WHERE SUCH 
CONDUCTOR IS NOT ATTACHED THERETO

6 FEET

VERTICAL CLEARANCE ABOVE NON-WALKABLE
SURFACES ON BUILDINGS (EXCEPT GENERATING 
PLANTS OR SUBSTATIONS) BRIDGES OR OTHER 
STRUCTURES WHICH DO NOT ORDINARILY SUPPORT
CONDUCTORS, WHETHER ATTACHED OR UNATTACHED.

8 FEET 8 FEET

VERTICAL CLEARANCE ABOVE WALKABLE
SURFACES ON BUILDINGS (EXCEPT GENERATING 
PLANTS OR SUBSTATIONS) BRIDGES OR OTHER 
STRUCTURES WHICH DO NOT ORDINARILY SUPPORT
CONDUCTORS, WHETHER ATTACHED OR UNATTACHED.

8 FEET 12 FEET

OPEN WIRE, CABLES AND
SERVICE DROPS), 

SUPPLY SERVICE DROPS
OF 0-750 VOLTS

CONDUCTORS AND
SUPPLY CABLES
OF 0-750 VOLTS

SUPPLY

2609 COVE ST.
NEWPORT BEACH, CA

EXISTING GRADE ESTABLISHED  PER ZONING CODE SECTION 20.30.050
AVERAGE OF EXISTING ELEVATIONS AT 4 CORNERS OF PROPOSED BUILDING FOOTPRINT
10.68 + 11.07 + 10.94 + 10.62 = 43.31 DIVIDED BY 4 = 10.83

424 S.F.THIRD FLOOR HABITABLE SPACE

PROPOSED RESIDENCE
F.F. ELEV:  10.50

PROPOSED RESIDENCE
F.F. ELEV:  11.50

NO IMPROVEMENTS TO YARD.
EXISTING TO REMAIN

REINFORCED RAISED SEAWALL PER
COASTAL DEVELOPMENT PERMIT 5-24-0635
TOP WALL:  +10.90  NAVD88 = 11.10' 

(E) 6'-0" TALL WALL 6'-0" TALL GATEEXISTING 12" TALL WALL

STONE WALKWAY

STONE DRIVEWAY

PROPERTY LINE

5'-0"
FRONT SETBACK LINE

5'-0"

PROPERTY LINE

REAR SETBACK
LINE

PROPERTY LINE

EXISTING SAND BEACH

1
'-
9
"

3
'-
2
"

PLANTER

36" TALL GATE

6'-0" TALL GATE

3
'-
0
"

SIDE SETBACK LINE

3
'-
2
"

3
'-
0
"

SIDE SETBACK LINE

6.  THIRD FLOOR LIMITATION
15% MAXIMUM OF THE BUILDABLE AREA:   

THIRD FLOOR AREA PROVIDED = 424 S.F.
.15 X 2,851.2 S.F. = 427.68 S.F.

7.  COMBINED THIRD FLOOR AREA AND COVERED DECK LIMITATION
50% MAXIMUM OF THE BUILDABLE AREA:   

THIRD FLOOR AREA AND DECK PROVIDED: 424 + 351 = 775 S.F.
.5 X 2,851.2 S.F. = 1,425.60 S.F.

SLOPE OF LOT IS .67%:   (11.07-10.62) = .45' DIVIDED BY 66'-11 1/2" = .0067

66'-11 1
2 "

COASTAL COMMISSION 
PERMIT JURISDICTION

LINE OF COASTAL COMMISSION 
PERMIT JURISDICTION

HATCHED AREA REPRESENTS
OPEN VOLUME

1016 S.F.
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A-2.12609 COVE ST.
NEWPORT BEACH, CA

NEW WALL

-PROVIDE 2 INCH CLEARANCE TO FRAMING AROUND
FIREBOX AND CHIMNEY OR THICKNESS FROM LINING
TO COMBUSTIBLES TO BE 12 INCHES.

-FIREPLACE OPENING:  
COMBUSTIBLE MATERIALS SURROUNDING THE OPENING TO BE MIN. 6" FROM OPENING 

-HEARTH THICKNESS TO BE 2 INCHES MIN.

MATERIAL ABOVE AND WITHIN 12" SHALL NOT PROJECT MORE THAN 1/8" FOR EACH INCH

THAN 1 1/2" FROM THE FACE OF THE FIREPLACE SHALL HAVE AN ADDITIONAL 
DISTANCE FROM OPENING.  COMBUSTIBLE MATERIAL AT SIDES THAT PROJECT MORE

FIREPLACE NOTES

CLEARANCE EQUAL TO THE PROJECTION

ALL EXTERIOR WALLS AND INTERIOR WALLS BETWEEN THE R-3 AND U OCCUPANCY
SHALL BE 2X6 AT 16" O.C. WITH R-21 INSULATION 

-ALL PLUMBING FIXTURES SHALL COMPLY WITH THE MAXIMUM FLOW RATES

PLUMBING NOTES:

AS NOTED IN THE RESIDENTIAL CONSTRUCTION MINIMUM REQUIREMENTS

NOTE:  PLEASE REFER TO SHEET A-1.2 FOR DOOR AND WINDOW SCHEDULE

1 WOOD FLOORING

2

3

4

STONE FLOORING

CARPET

5 WOOD DINING TABLE

6 SINK

7 STONE COUNTERTOP

8 WALL HUNG TOILET

9 SHOWER W/ 3/8" TEMPERED GLASS ENCLOSURE

10 DISHWASHER

11 REFRIGERATOR

12 DOUBLE OVENS

13 BUILT IN BENCH SEATING

14 TRASH PULLOUT

15 SHOWER W/ NO CURB - DEPRESS SLAB 3" - 3/8" TEMP. GLASS ENCLOSURE

16 LINEAR DRAIN

17 48" RANGE TOP

18 TRELLIS.  SEE CEILING PLAN

19 CABINETRY.  SEE INTERIOR ELEVATIONS

20 UNDERMOUNT TUB

21 FREESTANDING TUB

22 CLOSET CABINETRY.  VERIFY IF DONE BY OUTSIDE VENDOR OR CARPENTER

23 STONE HEARTH FLUSH WITH WOOD FLOOR

-VERIFY BASEBOARD WITH INTERIOR DESIGNER

INTERIOR NOTES

-THERE WILL BE NO CASING AT DOORS.  ALL JAMBS WILL BE CURFED WITH 3/4" OAK EDGE
EXPOSED

-THERE WILL BE NO CASING AT WINDOWS.  DRYWALL CURFED JAMBS, SILLS, AND HEADERS

24 DEX-O-TEX WEATHERWEAR ROOF DECK COVERING.  ICC REPORT #ESR-1757
CLASS 'B' MINIMUM FIRE CLASSIFICATION

MASON-LITE MGFP44 GAS FIREPLACE.  ICC REPORT ESR-2401
ANSI Z21.50/CSA 2.22-2016 FOR DECORATIVE GAS APPLIANCES.
MODULAR GAS FIRED FIREPLACE WITH BOLTED DOWN GAS LOG SET
AND APPROVED GLASS DOORS. (CROWN-BRECKINRIDGE OR MCKENZIE-PENDELTON 
GLASS DOOR PER ICC ESR-2401.)

DN

3
'-
2
"

1
0

'-
7

1 2
"

1
1

'-
4

1 2
"

20'-03
4"

8
'-
6

1 2
"

2
'-
0
"

2
'-
0
"

1
0

'-
7

1 2
"

2
3

'-
8
"

3
'-
2
"

3
'-
2
"

4
'-
1
0
"

UP

UP

20'-43
4"

2
0

'-
1
1
3 4

"

DN

1
'-
2
"

21'-1"5'-0"

2
'-
0
"

3
'-
1
0
"

7
'-
0

1 4
"

1
'-
1
0
3 4

"
3

'-
1
1

1 2
"

30" 
REF/
FZR.

30" 
REF/
FZR.

30" 
DBL.

OVEN

DW

TRASH

30"
WINE

MULTI-USE

RADIANT FLOOR HEATING?

3
'-
1
1
"

3
'-
1
1
"

1
0

"
8

'-
1
1

1 4
"

1
0

"
1

'-
2
"

9
'-
0

1 4
"

1
'-
2
"

SHOWER
OUTDOOR

DESK

STACK
W/D

LINEN

23'-51
2"7'-9"31'-5"

62'-71
2"

1
'-
8
"

2
'-
0
"

18'-01
4"3'-53

4"5'-103
4"7'-7"

59'-2"

5'-0"

PROPERTY LINE

2
2

'-
0
"

SETBACK LINE

1
1

'-
0

1 4
"

1
0

'-
4

1 4
"

EXISTING P.L. WALL

11'-31
2"

62'-2"

11'-31
2"3'-11"

3
'-
8
"

1
'-
2
"

2
3

'-
2
"

1
1

'-
4

1 2
"

3'-101
2"

4'-3"

4'-3"5'-51
2"15'-6"4'-101

4"31'-43
4"

57'-21
2"

5'-5"

3
'-
2
"

2
3

'-
2
"

3
'-
8
"

1
'-
8
"

2
'-
0
"

22'-3"18'-01
4"3'-53

4"5'-103
4"7'-7"

2
'-
0
"

1
9

'-
1
3 4

"
2

'-
0
"

PROPERTY LINE

3
'-
0
"

SETBACK LINE

PROPERTY LINE

SETBACK LINE

PROPERTY LINE

SETBACK LINE

3
'-
0
"

PROPERTY LINE

3
'-
0
"

SETBACK LINE

PROPERTY LINE

SETBACK LINE

5'-0"

SCREENED TRASH

28



DRAWING NUMBER:REVISION: DRAWING:

E.O.
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03.19.26

SCALE:
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DATE:

JOB NUMBER:PROJECT: DATE:

A-2.22609 COVE ST.
NEWPORT BEACH, CA

NEW WALL

-PROVIDE 2 INCH CLEARANCE TO FRAMING AROUND
FIREBOX AND CHIMNEY OR THICKNESS FROM LINING
TO COMBUSTIBLES TO BE 12 INCHES.

-FIREPLACE OPENING:  
COMBUSTIBLE MATERIALS SURROUNDING THE OPENING TO BE MIN. 6" FROM OPENING 

-HEARTH THICKNESS TO BE 2 INCHES MIN.

MATERIAL ABOVE AND WITHIN 12" SHALL NOT PROJECT MORE THAN 1/8" FOR EACH INCH

THAN 1 1/2" FROM THE FACE OF THE FIREPLACE SHALL HAVE AN ADDITIONAL 
DISTANCE FROM OPENING.  COMBUSTIBLE MATERIAL AT SIDES THAT PROJECT MORE

FIREPLACE NOTES

CLEARANCE EQUAL TO THE PROJECTION

ALL EXTERIOR WALLS AND INTERIOR WALLS BETWEEN THE R-3 AND U OCCUPANCY
SHALL BE 2X6 AT 16" O.C. WITH R-21 INSULATION 

-ALL PLUMBING FIXTURES SHALL COMPLY WITH THE MAXIMUM FLOW RATES

PLUMBING NOTES:

AS NOTED IN THE RESIDENTIAL CONSTRUCTION MINIMUM REQUIREMENTS

NOTE:  PLEASE REFER TO SHEET A-1.2 FOR DOOR AND WINDOW SCHEDULE

1 WOOD FLOORING

2

3

4

STONE FLOORING

CARPET

5 WOOD DINING TABLE

6 SINK

7 STONE COUNTERTOP

8 WALL HUNG TOILET

9 SHOWER W/ 3/8" TEMPERED GLASS ENCLOSURE

10 DISHWASHER

11 REFRIGERATOR

12 DOUBLE OVENS

13 BUILT IN BENCH SEATING

14 TRASH PULLOUT

15 SHOWER W/ NO CURB - DEPRESS SLAB 3" - 3/8" TEMP. GLASS ENCLOSURE

16 LINEAR DRAIN

17 48" RANGE TOP

18 TRELLIS.  SEE CEILING PLAN

19 CABINETRY.  SEE INTERIOR ELEVATIONS

20 UNDERMOUNT TUB

21 FREESTANDING TUB

22 CLOSET CABINETRY.  VERIFY IF DONE BY OUTSIDE VENDOR OR CARPENTER

23 STONE HEARTH FLUSH WITH WOOD FLOOR

-VERIFY BASEBOARD WITH INTERIOR DESIGNER

INTERIOR NOTES

-THERE WILL BE NO CASING AT DOORS.  ALL JAMBS WILL BE CURFED WITH 3/4" OAK EDGE
EXPOSED

-THERE WILL BE NO CASING AT WINDOWS.  DRYWALL CURFED JAMBS, SILLS, AND HEADERS

24 DEX-O-TEX WEATHERWEAR ROOF DECK COVERING.  ICC REPORT #ESR-1757
CLASS 'B' MINIMUM FIRE CLASSIFICATION

MASON-LITE MGFP44 GAS FIREPLACE.  ICC REPORT ESR-2401
ANSI Z21.50/CSA 2.22-2016 FOR DECORATIVE GAS APPLIANCES.
MODULAR GAS FIRED FIREPLACE WITH BOLTED DOWN GAS LOG SET
AND APPROVED GLASS DOORS. (CROWN-BRECKINRIDGE OR MCKENZIE-PENDELTON 
GLASS DOOR PER ICC ESR-2401.)

ROOF TO BE FIRE RETARDANT WOOD SHINGLE
CLASS A ROOFING ASSEMBLY:  SHINGLE OVER ONE LAYER OF 1/4" THICK DENS-DECK  
OVER SOLID PLYWOOD SHEATHING.  DENS DECK FASTENED TO SHEATHING WITH MIN. 

25

OF 4 FASTENERS PER BOARD.  ICC REPORT #ESR-1410

DEX-O-TEX WEATHERWEAR ROOF DECK COVERING.  ICC REPORT #ESR-175726
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PAINTED WOOD GARAGE DOORS RECLAIMED BRICK

RECLAIMED BRICK

PAINTED VERTICAL SIDING

1.  EXISTING GRADE ESTABLISHED  PER ZONING CODE SECTION 20.30.050
AVERAGE OF EXISTING ELEVATIONS AT 4 CORNERS OF PROPOSED BUILDING FOOTPRINT
10.68 + 11.07 + 10.94 + 10.62 = 43.31 DIVIDED BY 4 = 10.83
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SHEET TITLE

PROJECT_ADDRESS

2609 Cove St.,
Newport Beach

CA 92625

BENCHMARK
BENCHMARK NO: TIDAL-1

RECOVERY NOTE BY OCS 2001- FOUND 3 3/4"
BRASS U.S. COAST AND GEODETIC SURVEY DISK
STAMPED "No 1 1926" FLUSH IN SANDSTONE ROCK
OUTCROPPING. MONUMENT IS LOCATED
SOUTHWEST OF THE T-JUNCTION OF OCEAN
BOULEVARD AND DAHLIA AVENUE, AT THE
NEWPORT BAY ENTRANCE CHANNEL, 11.4 METERS
(37.4 FT.) SOUTHWEST OF THE SOUTHWEST WALL
OF THE WILLIAM O. KERKOFF LABORATORY, 8.1
METERS (26.6 FT.) NORTHWEST OF TIDAL
BENCHMARK 2, 6.1 METERS (20 FT.) SOUTHEAST
OF THE SOUTHEAST EDGE OF A SMALL PIER
LEADING FROM THE WEST CORNER OF THE LAB
TO THE WALL AROUND THE SOUTHWEST END OF
THE LAB, THE STATION IS 2.4 METERS BELOW THE
HEIGHT OF THE WALL.

ELEVATION: 10.190 FT. (NAVD88)
YEAR LEVELED 2011
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SCALE:                                             1/4"=1'-0"
SECTION A2

21 EXISTING WALL TO REMAIN. PROTECT-IN-PLACE.

6
CONSTRUCT 5" CONCRETE FLATWORK ON GRADE PER SOILS
REPORT RECOMMENDATIONS. PROVIDE DRAINAGE SWALE ON
CONCRETE FLATWORK (S=2% MIN.). SEE DETAIL 7 ON G-03.

1 INSTALL 12X12 SHALLOW CATCH BASIN-PER FLO-GARD, LOPRO,
FG-M1212 OR APPROVED EQUAL. SEE DETAIL 1 ON G-03.

8
INSTALL 4" PERFORATED SCH 40 PIPES SURROUNDED BY 1 CUBIC
FEET OF CRUSHED ROCK, WRAPPED WITH GEO FABRIC PER SOILS
REPORT. PIPE LENGTH=15' (MIN.). SEE DETAIL 8 ON SHEET G-03.

21a REMOVE EXISTING WALL LOCATED ON THE BEACH.

32 EXISTING WATER METER TO REMAIN.
PROTECT-IN-PLACE.

22 CONSTRUCT NEW PROPERTY WALL PER ARCHITECTURAL PLANS.

23 EXISTING COBBLESTONE PAVERS TO BE REPLACED. PER
CITY DETAIL STD-162.

33 EXISTING SEWER CLEANOUT TO REMAIN.
PROTECT-IN-PLACE.

1. ALL WORK RELATED TO WATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE PERFORMED BY A C-34
LICENSED PIPELINE CONTRACTOR OR AN A LICENSED GENERAL ENGINEERING CONTRACTOR.

2. ALL WORK RELATED TO WASTEWATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE PERFORMED BY A
C-42 LICENSED SANITATION SEWER CONTRACTOR OR AN A LICENSED GENERAL ENGINEERING
CONTRACTOR.

3. A CAL-OSHA PERMIT IS REQUIRED FOR EXCAVATIONS DEEPER THAN 5' AND FOR SHORING AND
UNDERPINNING.”

4. PRIOR TO PERFORMING ANY WORK IN THE CITY RIGHT-OF-WAY AN ENCROACHMENT PERMIT MUST BE
OBTAINED FROM THE PUBLIC WORKS DEPARTMENT.

5. SURVEYOR OR ENGINEER SHALL PERMANENTLY MONUMENT PROPERTY CORNERS OR OFFSETS
BEFORE STARTING GRADING.

6. A PUBLIC WORKS DEPARTMENT ENCROACHMENT PERMIT INSPECTION IS REQUIRED BEFORE THE
BUILDING DEPARTMENT PERMIT FINAL CAN BE ISSUED. AT THE TIME OF PUBLIC WORKS DEPARTMENT
INSPECTION, IF ANY OF THE EXISTING PUBLIC IMPROVEMENTS SURROUNDING THE SITE IS DAMAGED,
NEW CONCRETE SIDEWALK, CURB AND GUTTER, AND ALLEY/STREET PAVEMENT WILL BE REQUIRED.
ADDITIONALLY, IF EXISTING UTILITIES INFRASTRUCTURE ARE DEEMED SUBSTANDARD, A NEW 1-INCH
WATER SERVICE, WATER METER BOX, SEWER LATERAL AND/OR CLEANOUT WITH BOX AND LID WILL BE
REQUIRED. 100% OF THE COST SHALL BE BORNE BY THE PROPERTY OWNER (MUNICIPAL CODES
14.24.020 AND 14.08.030). SAID DETERMINATION AND THE EXTENT OF THE RECONSTRUCTION WORK
SHALL BE MADE AT THE DISCRETION OF THE PUBLIC WORKS INSPECTOR. CONTRACTOR IS
RESPONSIBLE TO MAINTAIN THE PUBLIC RIGHT OF WAY AT ALL TIMES DURING THE CONSTRUCTION
PROJECT. A STOP WORK NOTICE MAY BE ISSUED FOR ANY DAMAGE OR UNMAINTAINED PORTION OF
THE PUBLIC RIGHT OF WAY.

7. AN ENCROACHMENT AGREEMENT IS REQUIRED FOR ALL NON-STANDARD IMPROVEMENTS WITHIN THE
PUBLIC RIGHT OF WAY. ALL NON-STANDARD IMPROVEMENTS SHALL COMPLY WITH CITY COUNCIL
POLICY L-6."

8. POOLS, SPAS, WALLS, FENCES, PATIO COVERS, AND OTHER FREESTANDING STRUCTURES REQUIRE
SEPARATE REVIEWS AND PERMITS.

9. FENCES, HEDGES, WALLS, RETAINING WALLS, GUARDRAILS, AND HANDRAILS OR ANY COMBINATION
THEREOF SHALL NOT EXCEED 42 INCHES FROM EXISTING GRADE BEFORE  CONSTRUCTION WITHIN THE
REQUIRED AREA(S).
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166 MATISSE CIRCLE
ALISO VIEJO, CA 92656

TEL: (949) 305-8920

CLIENT/OWNER:

RICK &
KIT

NEWMAN

2609 Cove St. Newport Beach CA
92625

CONTACT: ERIC OLSEN, AIA
P: (949) 887-8856

SHEET TITLE

PROJECT_ADDRESS

2609 Cove St.,
Newport Beach

CA 92625

BENCHMARK
BENCHMARK NO: TIDAL-1

RECOVERY NOTE BY OCS 2001- FOUND 3 3/4"
BRASS U.S. COAST AND GEODETIC SURVEY DISK
STAMPED "No 1 1926" FLUSH IN SANDSTONE ROCK
OUTCROPPING. MONUMENT IS LOCATED
SOUTHWEST OF THE T-JUNCTION OF OCEAN
BOULEVARD AND DAHLIA AVENUE, AT THE
NEWPORT BAY ENTRANCE CHANNEL, 11.4 METERS
(37.4 FT.) SOUTHWEST OF THE SOUTHWEST WALL
OF THE WILLIAM O. KERKOFF LABORATORY, 8.1
METERS (26.6 FT.) NORTHWEST OF TIDAL
BENCHMARK 2, 6.1 METERS (20 FT.) SOUTHEAST
OF THE SOUTHEAST EDGE OF A SMALL PIER
LEADING FROM THE WEST CORNER OF THE LAB
TO THE WALL AROUND THE SOUTHWEST END OF
THE LAB, THE STATION IS 2.4 METERS BELOW THE
HEIGHT OF THE WALL.

ELEVATION: 10.190 FT. (NAVD88)
YEAR LEVELED 2011

 LOTS 5 AND 12, BLOCK B-32

APN: 052-043-03

DATE:

11-FEB-2026
ENGINEER:

R. DEMA-ALA
CHECKER:

R. DEMA-ALA

PROJECT_No: 2316

REVISIONS

STATUS:

SHEET

OF SHEETS

BASIS OF BEARINGS:

20

      GRAPHIC SCALE:  1"= 10'

10 300

2     2
CDP-02

PR
EL

IM
IN

A
R

Y 
C
O

NS
TR

UC
TI

O
N

PO
LL

UT
IO

N 
PR

EV
EN

TI
O

N 
PL

A
N

SCALE:                                                                                                                                                                            1"=10'

CONSTRUCTION POLLUTION PREVENTION PLAN

EROSION CONTROL NOTES:

EROSION & SEDIMENT CONTROL CONSTRUCTION NOTES:

EC1 CONSTRUCT GRAVEL BAG EROSION CONTROL ALONG PROPERTY LINES
EXCEPT DRIVEWAY APPROACHES. THE SAND BAGS SHOULD BE 24" WIDE AND
10" HIGH MINIMUM PER DETAIL HEREON AND IN ACCORDANCE WITH BMP FACTS
SHEETS # SE-8.

EC2 CONSTRUCT SANITARY WASTE MANAGEMENT AREA IN ACCORDANCE WITH BMP
FACTS SHEETS # WM-9.

EC3 CONSTRUCT MATERIALS STORAGE AREA IN ACCORDANCE WITH BMP FACTS
SHEETS # WM-1.

EC4 EXISTING WALL TO REMAIN. PROTECT IN PLACE.

ALL BMP'S SHALL BE IN ACCORDANCE WITH MODEL BMP'S FROM THE CALIFORNIA STORMWATER BMP HANDBOOK FOR CONSTRUCTION AT WWW.CABMPHANDBOOKS.COM

1. IN CASE OF EMERGENCY, CALL  __________________   AT  PHONE # __________________.

2. A STAND-BY CREW FOR EMERGENCY WORK SHALL BE AVAILABLE AT ALL TIMES DURING THE RAINY
SEASON (OCTOBER 1 TO APRIL 15). NECESSARY MATERIALS SHALL BE AVAILABLE ON-SITE AND
STOCKPILED AT CONVENIENT LOCATIONS TO FACILITATE RAPID CONSTRUCTION OF EMERGENCY DEVICES
WHEN RAIN IS IMMINENT.

3. EROSION CONTROL DEVICES SHOWN ON THIS PLAN MAY BE REMOVED WHEN APPROVED BY THE BUILDING
OFFICIAL IF THE GRADING OPERATION HAS PROGRESSED TO THE POINT WHERE THEY ARE NO LONGER
REQUIRED.

4. GRADED AREAS ADJACENT TO FILL SLOPES LOCATED AT THE SITE PERIMETER MUST DRAIN AWAY FOM
THE TOP OF THE SLOPE AT THE CONCLUSION OF EACH WORKING DAY. ALL LOOSE SOILS AND DEBRIS THAT
MAY CREATE A POTENTIAL HAZARD TO OFF-SITE PROPERTY SHALL BE STABILIZED OR REMOVED FROM
THE SITE ON A DAILY BASIS.

5. RUNOFF ALL SILT AND DEBRIS SHALL BE REMOVED FROM ALL DEVICES WITHIN 24 HOURS AFTER EACH
RAINSTORM AND BE DISPOSED OF PROPERLY.

6. A GUARD SHALL BE POSTED ON THE SITE WHENEVER THE DEPTH OF WATER IN ANY DEVICE EXCEEDS 2
FEET. THE DEVICE SHALL BE DRAINED OR PUMPED DRY WITHIN 24 HOURS AFTER EACH RAINSTORM.
PUMPING AND DRAINING OF ALL BASINS AND DRAINAGE DEVICES MUST COMPLY WITH THE APPROPRIATE
BMP FOR DEWATERING OPERATIONS.

7. THE PLACEMENT OF ADDITIONAL DEVICES TO REDUCE EROSION DAMAGE AND CONTAIN POLLUTANTS WITHIN
THE SITE IS LEFT TO THE DISCRETION OF THE FIELD ENGINEER. ADDITIONAL DEVICES AS NEEDED SHALL BE
INSTALLED TO RETAIN SEDIMENTS AND OTHER POLLUTANTS ON SITE.

8. DESILTING BASINS MAY NOT BE REMOVED OR MADE INOPERABLE BETWEEN NOVEMBER 1 AND APRIL 15 OF
THE FOLLOWING YEAR WITHOUT THE APPROVAL OF THE BUILDING OFFICIAL.

9. STORM WATER POLLUTION AND EROSION CONTROL DEVICES ARE NOT TO BE MODIFIED, AS NEEDED, AS
THE PROJECT PROGRESSES. THE DESIGN AND PLACEMENT OF THESE DEVICES IS THE RESPONSIBILITY OF
THE FIELD ENGINEER. PLANS REPRESENTING CHANGES MUST BE SUBMITTED FOR APPROVAL IF REQUESTED
BY THE BUILDING OFFICIAL.

10. EVERY EFFORT SHALL BE MADE TO ELIMINATE THE DISCHARGE OF NON-STORM WATER FROM THE
PROJECT SITE AT ALL TIMES.

11. ERODED SEDIMENTS AND OTHER POLLUTANTS MUST BE RETAINED ON-SITE AND MAY NOT BE
TRANSPORTED FROM THE SITE VIA SHEET FLOW, SWALES, AREA DRAINS, NATURAL DRAINAGE COURSES,
OR WIND.

12. STOCKPILES OF EARTH AND OTHER CONSTRUCTION RELATED MATERIALS MUST BE PROTECTED FROM
BEING TRANSPORTED FROM THE SITE BY THE FORCES OF WIND OR WATER.

13. FUELS, OILS, SOLVENTS AND OTHER TOXIC MATERIALS MUST BE STORED IN ACCORDANCE WITH THEIR
LISTING AND ARE NOT CONTAMINATE THE SOILS AND SURFACE WATERS. ALL APPROVED STORAGE
CONTAINERS ARE TO BE PROTECTED FROM THE WEATHER. SPILLS MUST BE CLEANED UP IMMEDIATELY AND
DISPOSED OF IN A PROPER MANNER. SPILLS MAY NOT BE WASHED INTO THE DRAINAGE SYSTEM.

14. EXCESS OR WASTE CONCRETE MAY NOT BE WASHED INTO THE PUBLIC WAY OR ANY OTHER DRAINAGE
SYSTEM. PROVISIONS SHALL BE MADE TO RETAIN CONCRETE WASTES ON-SITE UNTIL THEY CAN BE
DISPOSED OF AS SOLID WASTE.

15. DEVELOPERS/CONTRACTORS ARE RESPONSIBLE TO INSPECT ALL EROSION CONTROL DEVICES AND BMP'S
ARE INSTALLED AND FUNCTIONING PROPERLY IF THERE IS A 40% CHANCE OF QUARTER INCH OR MORE OF
PREDICTED PRECIPITATION, AND AFTER ACTUAL PRECIPITATION. A CONSTRUCTION SITE INSPECTION
CHECKLIST AND INSPECTION LOG SHALL BE MAINTAINED AT THE PROJECT SITE AT ALL TIMES AND
AVAILABLE FOR REVIEW BY THE BUILDING OFFICIAL (COPIES OF THE SELF-INSPECTION CHECKLIST AND
INSPECTION LOGS ARE AVAILABLE UPON REQUEST).

16. TRASH AND CONSTRUCTION RELATED SOLID WASTES MUST BE DEPOSITED INTO A COVERED RECEPTACLE
TO PREVENT CONTAMINATION OF RAINWATER AND DISPERSAL BY WIND.

17. SEDIMENTS AND OTHER MATERIALS MAY NOT BE TRACKED FROM THE SITE BY VEHICLE TRAFFIC. THE
CONSTRUCTION ENTRANCE ROADWAYS MUST BE STABILIZED SO AS TO INHIBIT SEDIMENTS FROM BEING
DEPOSITED INTO THE PUBLIC WAY. ACCIDENTAL DEPOSITIONS MUST BE SWEPT UP IMMEDIATELY AND MAY
NOT BE WASHED DOWN BY RAIN OR OTHER MEANS.

18. ANY SLOPES WITH DISTURBED SOILS OR DENUDED OF VEGETATION MUST BE STABILIZED SO AS TO INHIBIT
EROSION BY WIND AND WATER.

19. HOME OWNER TO ROUTINELY CLEAN ALL CATCH BASINS AND DRAIN LINES OF DEBRIS.

20. ADDITIONAL BMP'S WILL BE IMPLEMENTED AS DEEMED NECESSARY BY CITY INSPECTORS.

(MINIMUM BMP REQUIREMENTS FOR CONSTRUCTION ACTIVITIES FOR ALL DEVELOPMENT CONSTRUCTION PROJECTS)

EC1

EC4

EC4

EC2

EC3

ERIC OLSEN (949) 305-8920
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TITLE REPORT/EASEMENT NOTES
2609 COVE STREET
CORONA DEL MAR, CA 92625
(APN: 052-043-03)

NO TITLE REPORT PROVIDED

LEGAL DESCRIPTION
REAL PROPERTY SITUATED IN THE CITY OF NEWPORT BEACH,
COUNTY OF ORANGE, STATE OF CALIFORNIA AND IS
DESCRIBED AS FOLLOWS:

LOTS 5 AND 13 IN BLOCK B-32 OF CORONA DEL MAR TRACT, IN
THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE
OF CALIFORNIA AS PER MAP RECORDED IN BOOK 3, PAGES
41-42, OF MISCELLANEOUS MAPS IN THE OFFICE OF THE
COUNTY RECORDER OF SAID COUNTY.
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FINISHED SURFACE
FLOWLINE

FFG FINISHED FLOOR GARAGE
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T.B.M. TEMPORARY BENCHMARK
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PAUL D. CRAFT, P.L.S. 8516                                                                     DATE

NOTE: SECTION 8770.6 OF THE CALIFORNIA BUSINESS AND PROFESSIONS CODE
STATES THAT THE USE OF THE WORD CERTIFY OR CERTIFICATION BY A
LICENSED LAND SURVEYOR IN THE PRACTICE OF LAND SURVEYING OR THE
PREPARATION OF MAPS, PLATS, REPORTS, DESCRIPTIONS OR OTHER SURVEYING
DOCUMENTS ONLY CONSTITUTES AN EXPRESSION OF PROFESSIONAL OPINION
REGARDING THOSE FACTS OR FINDINGS WHICH ARE THE SUBJECT OF THE
CERTIFICATION AND DOES NOT CONSTITUTE A WARRANTY OR GUARANTEE,
EITHER EXPRESSED OR IMPLIED.

LICENSE RENEWAL DATE 12/31/26

STATE OF CALI FORN

I A

P
AU

L

DOMINICK

CR
A

FT

Exp. 12/31/26
No. 8516PR

O
FE

SS

IONAL LAND
SURVEYOR

FF FINISHED FLOOR

WATER METERWM

EP EDGE OF PAVEMENT

GAS METERGM

CENTERLINE

TWS TOP OF WALL STEP

GRAPHIC SCALE

BLOCK WALL

BRICK SURFACE

NG NATURAL GROUND

BENCHMARK NO:TIDAL-1

RECOVERY NOTE BY OCS 2001 - FOUND 3 3/4"
BRASS U.S. COAST AND GEODETIC SURVEY DISK
STAMPED "No 1 1926" FLUSH IN SANDSTONE ROCK
OUTCROPPING. MONUMENT IS LOCATED
SOUTHWEST OF THE T-JUNCTION OF OCEAN
BOULEVARD AND DAHLIA AVENUE, AT THE
NEWPORT BAY ENTRANCE CHANNEL, 11.4 METERS
(37.4 FT.) SOUTHWEST OF THE SOUTHWEST WALL
OF THE WILLIAM O. KERKOFF LABORATORY, 8.1
METERS (26.6 FT.) NORTHWEST OF TIDAL
BENCHMARK 2, 6.1 METERS (20 FT.) SOUTHEAST OF
THE SOUTHEAST EDGE OF A SMALL PIER LEADING
FROM THE WEST CORNER OF THE LAB TO THE
WALL AROUND THE SOUTHWEST END OF THE LAB,
THE STATION IS 2.4 METERS BELOW THE HEIGHT OF
THE WALL.

ELEVATION: 10.190 FEET (NAVD88), YEAR LEVELED 2011

PC PALM TREE CLUSTER
SCO SEWER CLEANOUT

TW TOP OF WALL
TS TOP OF STEP
TC TOP OF CURB
SDMH STORM DRAIN MANHOLE

2/2/2026
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EXISTING TO REMAIN

Drawn By: Spencer Lujan
Email: spencer@cedarsocietystudio.com
Phone: 949.903.4771
Address: PO15091, Newport Beach, CA 92659

Plot Date: 02.09.2026

N

NEWMAN RESIDENCE
2609 Cove St. Newport Beach, CA

HARDSCAPE PLAN

Sheet L-1.0

Scale 1/4"=1'-0"

HARDSCAPE LEGEND

1. Existing Cobblestone Pavers to be Replaced
2. Smooth Sand Finish Concrete (Top Cast #3), Davis 'Miami Buff'
3. City Standard Concrete Paving
4. Not Used
5. Not Used
6. New Sea Wall, Per Separate Permit
7. Existing Property Line Wall to Remain
8. Not Used
9. Replace Existing Low Fence and Gate with New, See Elevation this Sheet
10. Replace Existing Side Yard Gate with New, See Elevation this Sheet
11. Not Used
12. 20"dia. Pots and 14"dia. Pots. Designer to Source. See Sheet L-2 for Plant Material
13.  Outdoor Shower Fixture. Designer to Source. Contractor to Install Deck Drain
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999 9
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Side Yard Gate/Fence Elevation

M
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ch
 E
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Fence, 6" Vertical Wood
Planks, Stain Grade Wood
to Match House

Gate Hardware, Designer to
Source

Gate, 6" Vertical Wood
Planks, Stain Grade Wood
to Match House

Copper Cap On Side Yard
Gates/Adjacent Fences.
Wood Cap Along Property
Line Fences

Entry Gate and Fence Elevation

3'
-2

"

3'
-6

"

6"sq. Stain Grade
Wood Posts with

Pyramid Cap and 14"
Sawcut Cutout Below

Gate, 2" x 4" Border
with 1" x 4" Vertical
Wood Planks
(Centered on Border)

Fence, 2" x 4" Top
and Bottom Railings
with 1" x 4" Vertical
Wood Planks
(Centered on
Railings)

Gate Hardware,
Designer to Source

3
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SizeTrees Quantity

Plant Schedule:

Magnolia 'Little Gem'
Little Gem Magnolia

24" Box
(Large, Upright) 3

RI

SizeVines Quantity

Rosa 'KORbin' Espalier
Iceberg Rose Vine 15 Gal. 4

SizeShrubs Quantity

Westringia fruticosa 'Grey Box'
Dwarf Coast Rosemary

GB 5 Gal. 3

Pittosporum crassifolium 'Compactum'
Dwarf Karo

PC 5 Gal. 5

Pittosporum tenuifolium 'Golf Ball'
Golf Ball Pittosporum

P 5 Gal. 3

Rosa spp. 'Iceberg'
White Iceberg Rose

RI 5 Gal. 4

Lavandula stoechas
Spanish Lavender

LS 5 Gal. 3

Sesleria autumnalis
Autumn Moor Grass

1 Gal. 9

Gardenia jasminoides 'Mystery'
Mystery Gardenia 5 Gal. 2G

Wucol

Wucol

Wucol

Low

Moderate

Moderate

Low

Low

Moderate

Low

Moderate

Moderate

Low

24" Dia.BG1
Buxus microphylla ‘Wintergreen’ Globe
Boxwood Globe

6

Drawn By: Spencer Lujan
Email: spencer@cedarsocietystudio.com
Phone: 949.903.4771
Address: PO15091, Newport Beach, CA 92659

Plot Date: 02.09.2026

N

NEWMAN RESIDENCE
2609 Cove St. Newport Beach, CA

PLANTING PLAN

Sheet L-2.0

Scale 1/4"=1'-0"

1. PLANTING SCHEDULE (1 WEEK)
2. 90% COVERAGE IN 90 DAYS; REPEAT AS NECESSARY
3. MAINTAIN PLANTING & REPLACE AS REQUIRED TO ENSURE CONTINUES COMPLIANCE WITH LANDSCAPE PLAN
4. ALL LIGHTING TO BE DOWNWARD, NOT IMPACTING ADJACENT WETLANDS.
5. WATER SUPPLY FOR ALL LANDSCAPING SHALL BE PROVIDED BY EXISTING WATER SERVICE FROM CITY OF NEWPORT BEACH.
6. ALL LANDSCAPE AREA SHALL HAVE SOIL WITH COMPOST RATE OF AT LEAST FOUR CUBIC YARDS PER 1,000 SQUARE FEET TO A DEPTH OF SIX

INCHES (UNLESS CONTRA-INDICATED BY A SOIL TEST)
7. ALL PLANTS INDICATED ARE DROUGHT TOLERANT AND COMPLIANT WITH  CALIFORNIA COASTAL COMMISSION REQUIREMENTS. IF

SUBSTITUTES ARE  PROPOSED, INSTALL CLIMATE ADAPTED PLANTS THAT REQUIRE OCCASIONAL,  LITTLE OR NO SUMMER WATER
(AVG.). WUCOLS PLAN FACTOR 0.3) FOR 75% OF THE PLANT AREA EXCLUDING EDIBLES AND AREAS USING RECYCLED WATER.

8. A MINIMUM THREE INCH (3") LAYER OF MULCH SHALL BE APPLIED ON ALL EXPOSED SOIL SURFACES OF PLANTING AREAS EXCEPT IN TURF
AREAS, CREEPING OR  ROOTING GROUNDCOVERS, OR DIRECT SEEDING APPLICATIONS WHERE MULCH IS CONTRAINDICATED.

9. IRRIGATION SYSTEM:
a. AUTOMATIC IRRIGATION CONTROLLERS ARE REQUIRED AND MUST USE EVAPOTRANSPIRATION OR SOIL MOISTURE SENSOR DATA
b. IRRIGATION CONTROLLERS SHALL BE OF A TYPE WHICH DOES NOT LOSE PROGRAMMING DATA IN THE EVENT THE PRIMARY POWER

SOURCE IS INTERRUPTED.
c. PRESSURE REGULATORS SHALL BE INSTALLED ON THE IRRIGATION SYSTEM TO ENSURE THE DYNAMIC PRESSURE OF THE SYSTEM IS

WITHIN THE MANUFACTURER'S RECOMMENDED PRESSURE RANGE.
d. MANUAL SHUT-OFF VALVES (SUCH AS A GATE VALVE, BALL VALVE, BUTTERFLY VALVE) SHALL BE INSTALLED AS CLOSE AS POSSIBLE TO

THE POINT OF CONNECTION OF THE WATER SUPPLY.
e. ALL IRRIGATION EMISSION DEVICES MUST MEET THE REQUIREMENTS SET IN THE ANSI STANDARD, ASABE/ICC802-2014, "LANDSCAPE

IRRIGATION SPRINKLER AND EMITTER STANDARD". ALL SPRINKLER HEADS INSTALLED IN THE LANDSCAPE MUST DOCUMENT A
DISTRIBUTION UNIFORMITY LOW QUARTER OF 0.65 OR HIGHER USING THE PROTOCOL DEFINED IN ASABE/ICC 802-2014.

10. AT THE TIME OF FINAL INSPECTION, THE PERMIT APPLICANT MUST PROVIDE THE OWNER OF THE PROPERTY WITH A CERTIFICATE OF
COMPLETION, CERTIFICATE OF INSTALLATION, IRRIGATION SCHEDULE AND A SCHEDULE OF LANDSCAPE AND IRRIGATION MAINTENANCE.

City of Newport Beach - Landscape General Notes:

Note: Hedges and landscape in the front yard setbacks shall not exceed 42 inches
from the existing grade; and shall not exceed 6 feet within the side yard setback.
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IRRIGATION CONTRACTOR TO VERIFY CONTROLLER LOCATION AND STATION
AVAILABILITY.  NEW CONTROLLER AND/OR ADDITIONAL EXPANSION MODULES
MAY BE REQUIRED. IF NEW CONTROLLER IS REQUIRED CONTRACTOR TO
VERIFY FINAL LOCATION W/ HOMEOWNER.

A F

INSTALL IRRIGATION SUPPLY
LATERALS AND MAINLINE INSIDE
PROPERTY IN PLANTING AREA.
SHOWN OUTSIDE PROPERTY FOR
DIAGRAMMATIC PURPOSES ONLY.
(TYP.)

P.O.C. NOTE:
INSTALL NEW IRRIGATION
MAINLINE INSIDE PROPERTY LINE.
SHOWN OUTSIDE PROPERTY FOR
DIAGRAMMATIC PURPOSES ONLY.
CONTRACTOR TO FEILD VERIFY
WATER METER LOCATION AND
ADEQUATE PRESSURE AT WATER
METER PRIOR TO CONSTRUCTION
/ TRENCHING.

S
S

S

S

S

S

S

S

HUNTER HPC (HYRRAWISE PRO-C) CONTROLLER. CONTRACTOR TO
VERIFY FINAL LOCATION W/ OWNER.

WATER METER
EXISTING DOMESTIC WATER METER.  CONTRACTOR TO FIELD VERIFY
LOCATION AND ADEQUATE PRESSURE PRIOR TO COMMENCING IRRIGATION
WORK.

NO SYMBOL
INSTALL WIRELESS RAIN-CLIK and CONNECT to CONTROLLER.  INSTALL
PER MANUFACTURER'S SPECIFICATIONS.

AS APPROVEDNO SYMBOL

NO SYMBOL SPEARS
DBY DIRECT BURIAL WATER-PROOF WIRE CONNECTORS FOR USE ON ALL
WIRE CONNECTIONS

IRRIGATION CONTROL WIRE #14UF AWG DIRECT BURIAL (U.L. APPROVED)

DS-400 PRE-FILLED WIRE CONNECTORS FOR USE ON ALL WIRE CONNECTIONS

NO SYMBOL 3M

IRRIGATION
CONTROLLER

HUNTER

FOR IRRIGATION CALCULATIONS & NOTES SEE SHEET L-3.1
FOR IRRIGATION DETAILS SEE SHEETS L-3.2 & L-3.3

STEEL SLEEVE FOR PIPE AND WIRE BUNDLE (SEPARATELY) -
EXTEND 12" BEYOND PAVING EDGE & PLACE BELOW ALL
HARDSCAPE. TWICE THE SIZE OF LATERAL

NON-PRESSURE LATERAL SCH 40 PVC with SCHEDULE 40 FITTINGS
UP TO 1 12" - BURY MIN. 12" BELOW GRADE (SIZE AS NOTED ON PLAN).

AS APPROVED

AS APPROVED GPMVAL.#
SIZE Hydrozone

Area

IRRIGATION UTILITIES & VALVES

IRRIGATION CONTROLLER

IRRIGATION PIPING
VALVE KEY

REFERENCE NOTES

IRRIGATION MISCELLANEOUS EQUIPMENT

DRIPLINE AUTOMATIC LINE FLUSH VALVE. - PROVIDE SCH 40 SOLVENT- WELD
BALL VALVE FOR FLUSH OFF OF PCV EXHAUST MANIFOLD PIPE,  INSTALL FLUSH
VALVE INSIDE 6"  ROUND VALVE BOX, ONE AT THE END OF ANY DRIPLINE
LATERAL or PVC EXHAUST HEADER. MULTIPLE FLUSH VALVES MAY BE
REQUIRED WITHIN DRIPLINE LAYOUT.  ALWAYS INSTALL VALVES IN OPPOSITE
DIRECTIONS OF THE PVC/DRIP CONNECTION MANIFOLD.

USE HUNTER FITTINGS FOR CONNECTION BETWEEN PVC LATERAL LINES
AND DRIPPERLINE TUBING.

NON-PRESSURE LATERAL SCH. 40 SUPPLY LATERAL.  NOTE: EXHAUST
LATERALS NOT SHOWN.

PLD-ARV-075 AIR/VACUUM RELIEF VALVE INSTALLED with COMBINATION TEE
AND A 3/4" x 1/2" REDUCER BUSHING, INSTALL AIR RELIEF  ASSEMBLY INSIDE
A 6" ROUND VALVE BOX AT THE HIGH POINT OF EACH PLANTER, MIN. 1 ARV
PER 500' OF DISTRIBUTION TUBING. USING AIR RELIEF LATERAL,  CONNECT
AIR RELIEF  VALVE TO ALL DRIPPERLINE LATERALS WITHIN THE ELEVATED
AREA.

MULTIPLE ARV'S SHALL BE REQUIRED PER RCV WITHIN  UNDULATING
AREAS, VERIFY QUANTITY  PRIOR TO STARTING WORK, FLUSH VALVES and
AIR RELIEF VALVES SHOWN DIAGRAMMATICALLY,  INSTALL EMITTER BOX:
RAINBIRD-SEB-7XB 18" MIN. FROM PAVING/WALLS AND AT HIGH POINTS OF
PLANTER AREA.

PCZ-075.   34" INLINE REMOTE CONTROL VALVES FILTER SYSTEM.

HUNTER - ECO WRAP (0.6 GPH WITH 18" SPACED EMITTERS) SUB-SURFACE
DRIPLINE TUBING 0.6 GPH EMITTERS at 18" ON CENTER SPACING- ALL TUBING
SHALL BE INSTALLED 4" MINIMUM BELOW FINISHED SOIL GRADE W/ 9" WIRE
STAKES FIVE (4) FEET ON CENTER; VERIFY THE LAYOUT AND 18" MIN. ON
CENTER SPACING IN THE FIELD PRIOR TO STARTING WORK.  INSTALL
SUB-SURFACE DRIP IRRIGATION SYSTEM per MANUFACTURER'S
SPECIFICATIONS.

A

SUB-SURFACE DRIP IRRIGATION

PIPE SIZE
BLANK TUBING or 1/2" PVC0 - 5 GPM

ZONE FLOW

8.1 - 13 GPM

1 1/2" PVC

5 - 8 GPM 3/4" PVC

1 1/4" PVC13.1 - 22 GPM
22.1 - 30 GPM

1" PVC

LATERAL, MAINLINE & DRIPPERLINE SUPPLY/EXHAUST PIPE SIZING:

HUNTER

AS APPROVED

NETAFIM

HUNTER

S S

S S

IRRIGATION LEGEND

F

INSTALL ALL NOZZLES AND BUBBLERS LISTED BELOW ON PRO-6-PRS40-CV
FOR TURF AREAS AND PRO-12-PRS40-CV FOR SHRUB AREAS. USE PCS
SCREENS FOR HEADS WITH OVERSPRAY ONTO HARDSCAPE. ALL HEADS ON
LOWEST POINTS OF ZONES TO BE INSTALLED WITH HUNTER HCV CHECK
VAVLES

SPRAY AND BUBBLER IRRIGATION
HUNTER

PCB BUBBLERS - 2' to 4' RADIUS (0.5 GPM), INSTALL (2) BUBBLERS PER TREEHUNTER

SLO-CLOSE SERIES BALL VALVE.  SIZE PER LINELASCO

PVG-151G - REMOTE CONTROL VALVE WITH FLOW CONTROLHUNTER

HC-100-FLOW SUB METER AND FLOW SENSORHUNTER

IBV-151G-FS BRASS MASTER VALVE, NORMALLY CLOSEDHUNTER

IRRIGATION PRESSURE MAINLINE SCH. 40 PVC 1" TO 1 12", CLASS 315
PVC 2" AND LARGER - BURY MIN. 18" BELOW GRADE.  with SCHEDULE
80 FITTINGS

AS APPROVED

PCB BUBBLERS - 2' to 3' RADIUS (0.5 GPM), INSTALL (1) BUBBLERS PER VINE

PCB BUBBLERS - 1' to 2' RADIUS (0.5 GPM), INSTALL (1) BUBBLERS PER POT

FEBCO 765 1" PVB BACKFLOW PREVENTOR

HUNTER HEAVY DUTY HOSE BIB PER CONTRACTOR

HUNTER SPARE WIRE PULL BOX - CONTRACTOR TO ADD (3) SPARE WIRE

T-111 BRASS GATE VALVE. LINE SIZE. ASSEMBLE WITH AUSTENITIC STAINLESS
STEEL HARDWARE. INSTALL IN A 10" ROUND VALVE BOXNIBCO

AS APPROVED
NON-PRESSURE UVR LATERAL SCH 40 PVC with SCHEDULE 40
FITTINGS  UP TO 1 12" - ON GRADE, PROVIDE PIPE STABILIZERS 10'
O.C.  (SIZE AS NOTED ON PLAN).

BTT - BATTERY OPERATED REMOTE CONTROL VALVEHUNTER
MP1000 (Adjustable Nozzle) - 8' to 15' RADIUS (GPMs = Q 0.21/ H 0.42 / F 0.84), 0.41
IN/HR

HUNTER

MP2000 (Adjustable Nozzle) - 13' to 21' RADIUS (GPMs = Q 0.43 / H0.77 / F 1.48), 0.45
IN/HR

HUNTER

HUNTER

MPCORNER - 5X15 PATTERN (0.22GPM) 0.45 IN/HRHUNTER

MP800 (Adjustable Nozzle) - 6' to 12' RADIUS (GPMs = Q 0.23 / H 0.42 / F 0.78), 0.8
IN/HR
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IRRIGATION CALCULATIONS & NOTES

Sheet L-3.1

IRRIGATION CONTROLLER SCHEDULE

MAR.JAN FEB. APR. MAY JUN. JUL. DEC.AUG. SEP. NOV.OCT.
= 45.4

C.I.M.I.S. STATION: NEWPORT BEACH
ET  DATA  MONTHLY 2.6 

IRRIGATION METHODPLANT FACTOR IRRIGATION EFFICIENCY

HZ 1

HZ 2 TREE/VINE DRIP

0.4 81%

81%

HYDROZONE

SHRUB DRIP

2.5 3.5 4.2 5.0 4.7 5.3 5.3 4.5 3.3 2.5 2.0

1. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO PROCURE AN ORIGINAL SET OF THESE PRINTED IRRIGATION PLANS FOR BIDDING AND
CONSTRUCTION. COPIES OF  THESE PLANS ARE NOT ALLOWED FOR BIDDING AND CONSTRUCTION AS THEY MAY NOT SHOW IRRIGATION SYMBOLS, LINE
WEIGHTS, OR LINE TYPES CLEARLY.

2. ALL LOCAL MUNICIPAL AND STATE LAWS, RULES AND REGULATIONS GOVERNING OR RELATING TO ANY PORTION OF THIS WORK ARE HEREBY
INCORPORATED INTO AND MADE A PART OF THESE SPECIFICATIONS AND THEIR PROVISIONS SHALL BE CARRIED OUT BY THE CONTRACTOR.

3. THE CONTRACTOR SHALL VERIFY SITE CONDITIONS, PROPERTY LINES, DIMENSIONS AND THE LOCATIONS OF ALL EXISTING UTILITIES, STRUCTURES AND
SERVICES BEFORE COMMENCING WORK.  THE LOCATIONS OF UTILITIES, STRUCTURES AND SERVICES SHOWN IN THESE PLANS ARE APPROXIMATE ONLY.
ANY DISCREPANCIES BETWEEN THESE PLANS AND ACTUAL FIELD CONDITIONS SHALL BE REPORTED TO THE OWNER'S REPRESENTATIVE. CONTRACTOR
SHALL THOROUGHLY FAMILIARIZE HIMSELF WITH ALL SITE CONDITIONS PRIOR TO BIDDING AND COMMENCING WORK.

4. THE CONTRACTOR SHALL OBTAIN THE PERTINENT ENGINEERING OR ARCHITECTURAL PLANS BEFORE BEGINNING WORK.

5. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS REQUIRED TO PERFORM THE WORK INDICATED HEREIN BEFORE BEGINNING WORK.

6. THIS DESIGN IS DIAGRAMMATIC.  ALL EQUIPMENT SHOWN IN PAVED AREAS IS FOR DESIGN CLARITY ONLY AND IS TO BE INSTALLED WITHIN PLANTING
AREAS.

7. THE CONTRACTOR SHALL NOT WILLFULLY INSTALL ANY EQUIPMENT AS SHOWN ON THE PLANS WHEN IT IS OBVIOUS IN THE FIELD THAT UNKNOWN
CONDITIONS EXIST THAT WERE NOT EVIDENT AT THE TIME THESE PLANS WERE PREPARED. ANY SUCH CONDITIONS SHALL BE BROUGHT TO THE
ATTENTION OF THE OWNER'S REPRESENTATIVE PRIOR TO ANY WORK OR THE IRRIGATION CONTRACTOR SHALL ASSUME ALL RESPONSIBILITY FOR ANY
FIELD CHANGES DEEMED NECESSARY BY THE OWNER.

8. INSTALL ALL EQUIPMENT AS SHOWN IN THE DETAILS AND SPECIFICATIONS.  CONTRACTOR SHALL BE  RESPONSIBLE TO COMPLY WITH LOCAL CITY,
COUNTY AND STATE REQUIREMENTS FOR BOTH EQUIPMENT AND INSTALLATION.

9. ACTUAL LOCATION FOR THE INSTALLATION OF THE BACKFLOW PREVENTION DEVICE AND THE AUTOMATIC CONTROLLER IS TO BE DETERMINED IN
THE FIELD BY THE OWNER'S AUTHORIZED REPRESENTATIVE.CONTRACTOR SHALL CONTACT REPRESENTATIVE BEFORE COMMENCING WORK.

10. CONTRACTOR IS TO PROVIDE TWO ADDITIONAL 'CONTROL WIRES' AND ONE ADDITIONAL 'COMMON' WIRE FROM CONTROLLER ALONG ENTIRETY OF
MAIN LINE TO THE LAST RCV ON EACH AND EVERY LEG OF MAIN LINE. LABEL SPARE WIRES AT BOTH ENDS.

11. ALL PIPE UNDER PAVED AREAS TO BE INSTALLED IN SLEEVING TWICE THE DIAMETER OF THE PIPE CARRIED. SEE LEGEND FOR TYPE.  ALL WIRE UNDER
PAVED AREAS TO BE INSTALLED IN A SCH. 40 SLEEVE THE SIZE REQUIRED TO EASILY PULL WIRE THROUGH.  ALL SLEEVES TO BE INSTALLED WITH A
MINIMUM DEPTH AS SHOWN ON THE SLEEVING DETAILS.  SLEEVES TO EXTEND AT LEAST 12" PAST THE EDGE OF THE PAVING.

12. ALL QUICK COUPLERS TO BE INSTALLED IN SHRUB OR GROUND COVER AREAS WHERE POSSIBLE.  ALL QUICK COUPLERS TO BE INSTALLED AS SHOWN ON
THE INSTALLATION DETAILS.  INSTALL ALL QUICK COUPLERS  WITHIN 18" OF HARDSCAPE.

13. ALL HEADS ARE TO BE INSTALLED WITH THE NOZZLE, SCREEN AND ARCS SHOWN ON THE PLANS.  ALL HEADS ARE TO BE ADJUSTED TO PREVENT
OVERSPRAY ONTO BUILDINGS, WALLS, FENCES AND HARDSCAPE.  THIS INCLUDES, BUT NOT LIMITED TO, ADJUSTMENT OF DIFFUSER PIN OR ADJUSTMENT
SCREW, REPLACEMENT OF PRESSURE COMPENSATING SCREENS, REPLACEMENT OF NOZZLES WITH MORE APPROPRIATE RADIUS UNITS AND THE
REPLACEMENT OF NOZZLES WITH ADJUSTABLE ARC UNITS

14. THE CONTRACTOR SHALL USE U.L. APPROVED GROUND ROD(S) AND/OR GROUND PLATE(S) WITH CADWELD ONE-SHOT CONNECTION PROCESS FOR
CONNECTING THE CONDUCTOR WIRE TO THE ROD(S) AND/OR PLATE(S).THE NUMBER OF RODS OR PLATES SHALL DEPEND ON THE CONDUCTIVITY OF
THE IMMEDIATE SOIL SURROUNDING THE ROD(S) AND/OR PLATE(S).  MAXIMUM GROUND RESISTANCE SHALL BE PER CONTROLLER MANUFACTURERS
SPECIFICATIONS.

15. CONTRACTOR SHALL REFER TO IRRIGATION LEGEND FOR CONTROLLER TYPE. FINAL LOCATION OF CONTROLLER AND ELECTRICAL POC SHALL BE
CONFIRMED WITH OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO COMMENCING WORK.

16. MAINLINE SHOWN WITHIN PAVING FOR CLARITY ONLY, ACTUAL MAINLINE LOCATION TO BE WITHIN PLANTER, A MINIMUM OF 18" OFF ADJACENT
HARDSCAPE AND OTHER OBSTACLES TYP.

17. CONTRACTOR SHALL PAINT ALL EXPOSED PVC PIPE WHICH IS ON-GRADE TO REDUCE VISIBILITY TO THE PUBLIC EYE AND IMPROVE THE AESTHETICS OF
THE NATURAL ENVIRONMENT. PAINT SHALL BE AN OUTDOOR PAINT RESISTANT TO SUN EXPOSURE. CONTRACTOR SHALL CONFIRM PAINT COLOR AND
TYPE WITH OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO COMMENCING WORK.

18. CONTRACTOR SHALL ADJUST ALL HEADS AS REQUIRED TO ACCOMMODATE ANY VERTICAL OBSTRUCTIONS THAT MAY OCCUR, INCLUDING BUT NOT
LIMITED TO LIGHT POLES, FIRE HYDRANTS, ETC.  CONTRACTOR SHALL ADD SPRINKLER HEADS AS REQUIRED TO ACHIEVE 100% COVERAGE IN ALL AREAS
THAT REQUIRE ADJUSTING.ADTIONAL HEADS SHALL BE INSTALLED AT NO ADDITIONAL COSTS TO THE CONTRACT. VERIFY ALL HEAD LAYOUT WITH
OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO COMMENCING WORK.

19. LATERAL LINES MAY BE SHOWN WITHIN PAVING FOR CLARITY ONLY, ACTUAL LOCATION TO BE WITHIN PLANTER. CONFIRM ALL LAYOUT IN FIELD WITH
OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO COMMENCING WORK.

20. REMOTE CONTROL VALVES AND ISOLATION VALVE LOCATIONS ON THIS DRAWING ARE APPROXIMATE.  THE LANDSCAPE CONTRACTOR SHALL STAKE
OUT EACH ELECTRICAL CONTROL VALVE AND ISOLATION VALVE LOCATION FOR REVIEW AND APPROVAL BY OWNER'S AUTHORIZED REPRESENTATIVE
PRIOR TO INSTALLATION OF ALL VALVES.  FINAL LOCATION AND EXACT POSITIONING FOR ELECTRIC CONTROL VALVES AND ISOLATION VALVES SHALL
BE DETERMINED BY THE OWNER'S AUTHORIZED REPRESENTATIVE.  MINOR MODIFICATIONS OF REMOTE CONTROL VALVES AND ISOLATION VALVE
LOCATIONS AS REQUESTED BY THE OWNER'S AUTHORIZED REPRESENTATIVE SHALL BE PROVIDED BY THE CONTRACTOR AT NO ADDITIONAL COST TO
THE PROJECT.  FAILURE TO OBTAIN OWNER'S  APPROVAL PRIOR TO THE INSTALLATION SHALL CAUSE THE CONTRACTOR TO MAKE PROJECT DIRECTED
REVISIONS AT NO ADDITIONAL COST TO THE OWNER.  IN GENERAL, UNLESS OTHERWISE DIRECTED BY OWNER, ALL VALVES SHALL BE INSTALLED
WITHIN THREE FEET FROM EDGE OF HARDSCAPE, WALK OR CURB IN SHRUB PLANTING AREAS.

21. THE CONTRACTOR SHALL USE PROPER GROUNDING TECHNIQUES FOR GROUNDING THE CONTROLLER AND RELATED EQUIPMENT PER
MANUFACTURERS SPECIFICATIONS.  MEASURING FOR PROPER GROUND AT LEAST ONCE ANNUALLY, AND NECESSARY ADJUSTMENTS MADE TO COMPLY
WITH MANUFACTURER SPECIFICATIONS IS RECOMMEND.

0.4

Date: 02.09.2026

Project Name: Newman Residence

Project Address: 2609 Cove Street, Newport Beach, CA

Total Landscape Area: 116 S.F.

Project Type: New Construction

Water Supply Type: Potable

Contact Information
Cedar Society Inc. - Spencer Lujan
spencer@cedarsocietystudio.com
949.903.4771

Property Owner - Rick Newman
ricknewman@gisi.com

PROJECT INFORMATION

I agree to comply with the requirements of the prescriptive
compliance option to the MWELO

WRITTEN STATEMENT

Turf area does not exceed 25% of landscape planting area
(prohibited on slope areas and parkways less than 10 feet wide)

75% of landscape area must be plated with climate adapted plants
with an average WUCOLS plant factor of 0.3

Compost at a rate of four cubic yards per 1,000 square feet to a
depth of six inches

3-inch mulch layer applied to all planting areas (excluding turf
areas)

Automatic irrigation controllers will use evapotranspiration or soil
moisture sensor data and will have manual shut-off valves

IRRIGATION NOTES

GENERAL NOTES IRRIGATION SCHEDULE & WATER MANAGEMENT

1. THE IRRIGATION SCHEDULES WILL BE BASED UPON HISTORICAL ETO DATA AND WILL BE
ASSISTED WITH THE USE OF A CERTIFIED SMART IRRIGATION CONTROLLER, SEE
LEGEND. THE SCHEDULE WILL SERVE AS A BASE AND THE LANDSCAPE MAINTENANCE
CONTRACTOR IN CONTRACT WITH THE PRIVATE OWNER SHALL BE RESPONSIBLE FOR
ADJUSTING FOR ABNORMAL CLIMATES, MICRO-CLIMATES, ETC.

2. AFTER INSTALLATION THE CONTRACTOR SHALL BE REQUIRED TO HAVE A CERTIFIED
LANDSCAPE IRRIGATION AUDITOR PERFORM AN AUDIT TO DETERMINE THE ACTUAL
EFFICIENCY OF THE INSTALLED SYSTEM. THE PER STATION RUN-TIMES WILL BE
DIRECTLY PROPORTIONAL TO THE EFFICIENCY OF THE IRRIGATION SYSTEM OF EACH
VALVE.  THE ACTUAL RUN-TIMES SHALL BE DETEREMINED AFTER THIS AUDIT BUT PRIOR
TO TURNING THE PROJECT OVER TO LONG TERM MAINTENANCE.  RESULTS OF THE
IRRIGATION AUDIT SHALL BE DISTRIBUTED TO THE OWNER, ARCHITECT, AND
LANDSCAPE ARCHITECT FOR THEIR RECORDS.

3. THE LANDSCAPE MAINTENANCE CONTRACTOR SHALL STRIVE FOR MAXIMIZING PLANT
HEALTH AND AESTHETICS WHILE MINIMIZING WATER USE.  IF IT IS APPARENT THAT THE
BASE SCHEDULES SUPPLY MORE OR LESS WATER THAN NECESSARY TO SUSTAIN PLANT
VIABILITY, THE CONTRACTOR SHALL CONTACT THE MAINTENANCE PERSONNEL
HANDLING THIS LANDSCAPED AREA IMMEDIATELY, AND ASK FOR THE VALVE(S) TO BE
ADJUSTED ACCORDINGLY.

4. THE RUN TIMES WILL BE CHANGED ACCORDING TO THE MONTH OF THE YEAR.  IT WILL
BE THE RESPONSIBILITY OF THE PRIVATE OWNER & LANDSCAPE CONTRACTOR TO
ADJUST THE RUN-TIMES AS PER THE SCHEDULE, AND SHALL BE RESPONSIBLE OF
DETERMINING THE NUMBER OF DAYS BETWEEN CYCLES BASED UPON SOIL CONDITIONS
ON SITE.

5. THE CONTRACTOR SHALL NOT ALLOW ANY WATER TO RUN-OFF OR COLLECT ABOVE
GRADE DURING AN IRRIGATION CYCLE.  THE CONTRACTOR SHALL PROGRAM THE
NECESSARY REPEAT CYCLES TO ELIMINATE ANY RUN-OFF OR POOLING OF WATER.

6. ALL IRRIGATION SHALL BE DONE DURING THE HOURS OF 5:00 PM TO 9:00 AM PER THE
LOCAL WATER DISTRICT AND/OR THE CITY RULES AND REGULATIONS.

7. THE IRRIGATION SYSTEM WILL UTILIZE POTABLE WATER FOR IRRIGATION AND ALL
RULES AND REGULATIONS SET BY THE WATER DISTRICT AND/OR THE CITY FOR
IRRIGATION WATER USE SHALL APPLY TO THE WATER MANAGEMENT.

GENERAL IRRIGATION NOTES

PRESSURE REGULATING DEVICES ARE REQUIRED IF WATER PRESSURE IS BELOW OR EXCEEDS THE
RECOMMENDED PRESSURE OF THE SPECIFIED DEVICES. THIS IRRIGATION SYSTEM HAS BEEN DESIGNED FOR A
PRESSURE OF 66-91 PSI. IF THE WATER PRESSURE VARIES BY MORE THAN 20% THE CONTRACTOR SHALL
CONTACT THE LANDSCAPE ARCHITECT ON HOW TO PROCEED.

CHECK VALVES OR ANTI-DRAIN VALVES ARE REQUIRED ON ALL SPRINKLER HEADS
WHERE LOW POINT DRAINAGE COULD OCCUR.

A DIAGRAM OF THE IRRIGATION PLAN SHOWING HYDROZONES SHALL BE KEPT WITH THE IRRIGATION
CONTROLLER FOR SUBSEQUENT MANAGEMENT PURPOSES.

A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY EITHER THE DESIGNER OF THE
LANDSCAPE PLANS, IRRIGATION PLANS, OR THE LICENSED LANDSCAPE CONTRACTOR FOR THE PROJECT.

AT THE TIME OF FINAL INSPECTION, THE PERMIT APPLICANT MUST PROVIDE THE OWNER OF THE PROPERTY WITH
A CERTIFICATE OF COMPLETION, CERTIFICATE OF INSTALLATION, IRRIGATION SCHEDULE OF LANDSCAPE AND
IRRIGATION MAINTENANCE.

CONTROL OF IRRIGATION WATER IS A NECESSARY PART OF SITE MAINTENANCE. SOGGY GROUND AND
PERCHED WATER MAY RESULT IF IRRIGATION WATER IS EXCESSIVELY APPLIED. IRRIGATION SYSTEMS SHOULD BE
ADJUSTED TO PROVIDE THE MINIMUM WATER NEEDED. ADJUSTMENTS SHOULD BE MADE FOR CHANGES IN
CLIMATE AND RAINFALL.

SLEEVES ARE REQUIRED FOR ALL IRRIGATION PIPING INSTALLED UNDER OR THROUGH PAVING/RETAINING
WALLS. REFER TO IRRIGATION SLEEVE SIZING CHART SHOWN ON DETAILS SHEET. IT IS RESPONSIBILITY OF THE
CONTRACTOR TO FAMILIARIZE HIM/HER SELF WITH ALL GRADE DIFFERENCES, LOCATION OF WALLS, RETAINING
WALLS, FOOTINGS AND COORDINATE THIS WORK WITH OTHER TRADES.

ALL PRIVATE IRRIGATION SPRINKLER HEADS SHALL BE INSTALLED AND POSITIONED IN A MANNER THAT WILL
NOT CAUSE IRRIGATION OVERSPRAY ONTO THE PUBLIC RIGHT-OF-WAY.

ANNUAL TOTAL

ETAF (PF/IE)

.49

LANDSCAPE AREA

104

12

ETAF x AREA ETWU

51

6

1,438

169

TOTAL TOTALAVERAGE

Reference Evapotranspiration (ETo):
45.4

Landscape Area Sector Type [  ] Residential
[  ] Non-Residential
x

Average ETAF for Regular
Landscape Areas (below 0.55):

In
Compliance

Not In
Compliance

SLA 1 - - - -

TOTALS

Special Landcape Area:

Total Landscape Area

Site Wide ETAF

ETWU Total
Maximum Allowed Water Allowance (MAWA)

116

.49

1,607

1,795

MAWA = (ETo) x (0.62) x [(ETAF x LA)+((1 - ETAF) x SLA)]
MAWA = (45.4) x (0.62) x [(.55 x 116)+((1 - .55) x 0)]
MAWA = 1,795

WATER EFFICIENT LANDSCAPE WORKSHEET

116

.49

.49 57

ETWU = (ETo) x (0.62) x (ETAF x Area)

38
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LINE SIZE X 12" BRASS NIPPLE

PVC FEMALE ADAPTOR

PRESSURE SUPPLY LINE DISCHARGE (SEE SPECIFICATION)

DOMESTIC PRESSURE SUPPLY LINE INTAKE (SEE SPECIFICATION)

12" CUBE MIN. CONCRETE THRUST BLOCK (2 PLACES)

4" THICK CONCRETE BASE, SIZE AS REQUIRED.

BALL VALVE (SEE MANUFACTURER'S
SPECIFICATIONS)
REDUCED PRESSURE BACKFLOW PREVENTER

PRESSURE REGULATOR SET AT 85 PSI
(DELIVERY PRESSURE)

WYE STRAINER (MESH) LINE SIZE

BRASS PIPE

BRASS UNION

RELIEF PORT

NOTES:
1. ALL UNDERGROUND PIPES SHALL BE DOUBLE WRAPPED WITH APPROVED TAPE
2. WHEN USING GALVANIZED STEEL PIPE. WHEN UNIT IS NEXT TO BUILDING,  WALL,

ETC, TEST COCKS ARE TO BE ON OUTSIDE.
3. EQUIPMENT TO BE INSTALLED AT A MAXIMUM OF 12" FROM WALLS,  BLDGS,  ETC.
4. CONTRACTOR TO PROVIDE VANDAL PROOF LOCK COVER

PRESSURE GAUGE

1

2

4

3

5

6

9

11

10

8

8 13

12

12

13

7

7
9

10

4 1 11 5

3

2

6

A1

12" X 18" PLASTIC BOX W/ STEEL HINGED
LOCKABLE COVER. TOP MARKED: R.C.V.
BOX TO BE PLACED AT RIGHT ANGLE TO
HARDSCAPE EDGE.

CURL TYPE EXPANSION LOOP
(MIN. 24")

WATERPROOF WIRE CONNECTION

CHRISTY'S ID. TAG (STND.) SECURE
TO SOLENOID WIRES. SEE SPECS.

FINISH GRADE

CONTROL WIRE

SOLENOID

PVC MAINLINE AND FITTINGS
SEE LEGEND

3/4" PEA GRAVEL (MIN. 6" DEPTH)

PVC 90° ELL

ELECTRIC REMOTE CONTROL
VALVE PER LEGEND

FLOW ADJUST
COMMON WIRE NOTES:

VALVES ARE TO BE INSTALLED IN SHRUB AREAS U.N.O..
WHEN MORE THAN ONE VALVE IS LOCATED IN THE
SAME AREA PROVIDE A SPACE A MIN. OF 3 FT. APART.
USE SEALS PIPE NO. 8200 ON ALL THREADED FITTINGS.

1.
2.

3.

6 7

1

3

4

5

1

3

4

8

2

6

7

8

1 COMMON WIRE TO ALL R.C.V.'S
1 CONTROL WIRE TO EACH R.C.V.

3" PVC SWEEP ELBOW - CONTROL
WIRES.

1" ELECTRICAL CONDUIT TO SOURCE
(INDEPENDENT SERVICE PROVIDED
UNDER  ELECTRICAL DRAWINGS.)

AUTOMATIC CONTROLLER UNIT
W/ ENCLOSURE ATTACHED TO
WALL PER MANUFACTURER'S
RECCOMENDATION

WALL SURFACE

FINISH SURFACE

ON/OFF SWITCH TO BE PROVIDED
BY CONTRACTOR (IF BREAKER IS
NOT LOCATED NEAR CONTROLLER)

ALL WIRES TO BE SECURELY TIED
INSIDE ENCLOSURE.

NOTES:
1. CONTRACTOR TO GROUND

AND PROVIDE SURGE
PROTECTION FOR UNIT IN
ACCORDANCE W/ MANUF.
RECCOMENDATIONS.
INSTALL A 30 AMP
DISCONNECT W. 6.25 AMP
FUSE AND 120V DUPLEX
RECEPTACLE INSIDE
PEDESTAL. ALL ELECTRICAL
WORK TO  CONFORM W/
LOCAL CODE.

5

2

FLOW SENSOR SIZE FLOW SENSOR SIZE
MIN.  10 X DIA. OF MIN.  5 X DIA. OF

1

3

4

5

2

9 11 6

12

14

13

8 10 7

1

3

4

5
11

12

13

14

2

6

8

10

9

7

SET VALVE BOX FLUSH WITH FINISH GRADE
IN TURF AREAS.  SET 2" ABOVE FINISH GRADE
IN GROUNDCOVER AREAS.

ALL WIRES ARE TO BE AS NOTED.

USE SEALS PIPES NO. 8200 ON ALL THREADED
FITTINGS.

WATERPROOF ALL WIRE CONNECTIONS.

NOTES:
1.

2.

3.

4.

PRESSURE SUPPLY LINE TO BE SAME
DIAMETER AS FLOW SENSOR

AUTOMATIC CONTROLLER (BEYOND)

MASTER VALVE RELAY AND FLOW
SENSOR 'LARK' BOX INSIDE CONTROLLER
ENCLOSURE.

PAIGE ELECTRICAL P7200-D CABLE SHOWN
DIAGRAMATICALLY. TO BE LOCATED IN 1"
P.V.C. CONDUIT.

(2) NO. 14 WIRES SHOWN DIAGRAMATICALLY.
TO BE LOCATED IN 1" P.V.C. CONDUIT.

FLOW SENSOR SIZED PER PLAN

MASTER CONTROL VALVE (NORMALLY
SET IN THE OPEN POSITION)

PRESSURE SUPPLY LINE (DISCHARGE)

12" X 18" PLASTIC BOX AND COVER W/
LOCK TOP MARKED: F.S.  BOX TO BE
PLACED AT RIGHT ANGLE TO HARDSCAPE
EDGE.

12" X 18" PLASTIC BOX AND COVER W/
LOCK TOP MARKED: M.C.V.

FINISH GRADE

PVC TEE

3/4" PEA GRAVEL (MIN. 6" DEPTH)

COUPLING

9

11

10

8

8

12

12

13

4 13

SOLENOID

PVC MAINLINE AND FITTINGS
SEE LEGEND

3/4" PEA GRAVEL (MIN. 6" DEPTH)

PVC 90° ELL

ELECTRIC REMOTE CONTROL
DRIP VALVE PER LEGEND

FLOW ADJUST

3 1 11 5

10

9
7

6

2

12" X 18" PLASTIC BOX W/ STEEL
HINGED LOCKABLE COVER

BOX TO BE PLACED AT RIGHT
ANGLE TO HARDSCAPE EDGE.

CURL TYPE EXPANSION LOOP
(MIN. 24")

WATERPROOF WIRE CONNECTION

CHRISTY'S ID. TAG (STND.) SECURE
TO SOLENOID WIRES. SEE SPECS.

FINISH GRADE

COMMON WIRE

CONTROL WIRE

1

2

4

3

5

6

7

NOTES:

A1

VALVES ARE TO BE INSTALLED IN SHRUB AREAS U.N.O..
WHEN MORE THAN ONE VALVE IS LOCATED IN THE
SAME AREA PROVIDE A SPACE A MIN. OF 3 FT. APART.
USE SEALS PIPE NO. 8200 ON ALL THREADED FITTINGS.

1.
2.

3.

TOP MARKED: R.C.V.

TOP OF MULCH

ROUND PLASTIC VALVE BOX WITH
COVER, 6" DIAMETER

NETAFIM AUTOMATIC FLUSH VALVE.
MODEL # TLFV-1

FINISH GRADE

2

3

4

1

LANDSCAPE DRIPLINE TUBING

6 3/4" WASHED GRAVEL

5

6
5

1 2 3 4

SCALE
FLUSH VALVE DETAIL N.T.S. 3

SCALE
CONTROLLER DETAIL N.T.S. 1SCALE

MASTER VALVE & FLOW SENSOR DETAIL N.T.S. 4

SCALE
REMOTE CONTROL VALVE DETAIL N.T.S. 5

SCALE
DRIP VALVE DETAIL N.T.S. 6

SCALE
TREE BUBBLER ASSEMBLY DETAIL N.T.S. 2

SCALE
BACKFLOW PREVENTER DETAIL N.T.S. 7

LATERAL TEE OR ELL

MODEL PCB BUBBLER

FINISH GRADE

LATERAL PIPE

SWING JOINT:
HUNTER 'PRO-FLEX' TUBING 24"-36",
HSBE-050 ELBOWS (2), &
MARLEX STREET ELBOW (1)

1

3

4

5

2

1

2

3

4 5

39



Drawn By: Spencer Lujan
Email: spencer@cedarsocietystudio.com
Phone: 949.903.4771
Address: PO15091, Newport Beach, CA 92659

Plot Date: 02.09.2026

NEWMAN RESIDENCE
2609 Cove St. Newport Beach, CA

IRRIGATION DETAILS

Sheet L-3.3

600
WOG

6

5

MAX.
12"

ROUND PLASTIC BOX W/ STEEL HINGED
LOCKABLE COVER. TOP MARKED: B.V.

FINISH GRADE

PVC MALE ADAPTOR

1

2

3

BALL VALVE

3/4" PEA GRAVEL (MIN. 6" DEPTH)

6 PVC SUPPLY LINE

5

4

NOTES:
1.

2.

BALL VALVE SHALL BE INSTALLED IN SHRUB
AREAS UNLESS OTHERWISE APPROVED.

SET VALVE BOX FLUSH WITH FINISH GRADE
IN TURF AREAS.  SET 2" ABOVE FINISH GRADE
IN GROUNDCOVER AREAS.

3 4 1 2

UNDISTURBED
SOIL

90 DEGREE ELL
CONCRETE
THRUST BLOCK
(TYP)

IRRIGATION
PIPE

TEE

45 DEGREE ELL

REDUCING TEE
NOTE:
THRUST BLOCKS TO BE A MINIMUM OF 1 CUBIC FEET CONCRETE.
REFER TO MANUFACTURER RECOMMENDATIONS FOR CONFIGURATIONS NOT SHOWN.
PRIOR TO THRUST BLOCKING, WRAP FITTINGS USING AWWA C209 APPROVED TAPE.

EDGE OF LAWN, WALK, FENCE,

PLANTING AREA

CURB, ETC.

12"

TOP VIEW

          TO PREVENT DAMAGING VALVE BOXES.
4. AVOID HEAVILY COMPACTING SOIL AROUND BOXES

3. SET BOXES PARALLEL TO EACH OTHER AND PERPENDICULAR
2. SET BOXES IN GROUND COVER/SHRUB AREA WHERE POSSIBLE.

NOTES: 1. CENTER BOXES OVER VALVES.

ROUND VALVE BOX RECTANGULAR VALVE BOX (TYP)

12"

          TO EDGE.

12" 12"

1

2

4

3

6

FINISH GRADE

VALVE BOX & COVER
17" L X 12" D X 11-3/4" W

PROPORTIONING CAP
W/ FEED ADJUSTMENT KNOB

EZ-FLO SHUT OFF VALVES WITH
DISCONNECT WASHERS

EZ-FLO MODEL EZ001-CX
FERTILIZING SYSTEM
13" L X 8" D X 11" H

FERTILIZER OUT - CONNECT
CLEAR TUBE TO GREEN
CONNECTIONS ON
PROPORTIONING CAP AND
COUPLING

7 WATER IN - CONNECT
BLACK TUBE TO BLUE
CONNECTIONS ON
PROPORTIONING CAP AND
COUPLING

8 1/4" TUBING CLAMP - BOTH THE
GREEN AND BLUE COUPLING
TUBING CONNECTIONS

9 APPROVED BACKFILL

10 PVC MAIN LINE TO VALVE MANIFOLD

11 EZ BALL VALVE COUPLING
CONNECTOR - INSTALL ACCORDING TO
WATER FLOW DIRECTION ARROW

12 PEA GRAVEL (1 CU. FT.)

13 PVC MAIN LINE FROM MECHANICAL SKID

14 PRESSURE RELIEF VALVE

NOTES:  KEYNOTES 3, 4, 5, 6, 7 AND 8
ARE INCLUDED WITH THE
EZ-FLO SYSTEM. KEYNOTE 11
IS PURCHASED SEPARATELY.
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3"

SECTION VIEW

PLAN VIEW

BOTTOM OF SLOPE

TOP OF SLOPE

F

A

HUNTER COMPRESSION FITTING

AUTOMATIC REMOTE CONTROL VALVE.

NATURAL SUBGRADE

INLINE EMITTER TUBING. SEE LEGEND

AIR RELIEF VALVE

TIE DOWN STAKES. LOCATE 60" ON CENTER.

LANDSCAPE DRIPLINE FLUSH POINT. SEE
SEPARATE DETAIL

PVC HEADER OR MANIFOLD

ROCK MULCH

1

2

3

4

5

6

7

8

9

3"

TOP OF MULCH

SUBTERRANEAN EMITTER BOX

HUNTER AIR RELIEF VALVE KIT

FINISH GRADE

2

3

4

1

LANDSCAPE DRIPLINE TUBING

6 3/4" WASHED GRAVEL

5

1 2 3 4

6 5

NOTE:
AIR RELIEF VALVE TO BE INSTALLED
AT HIGHEST POINT OF EACH DRIP
VALVE ZONE.

3"
MIN.

3"
MIN.

12
"

18
"
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SLEEVING. SEE SPECIFICATIONS

CONTROL WIRES

PRESSURE SUPPLY LINE

NON-PRESSURE SUPPLY LINE

CONCRETE/A.C. PAVING

COMPACTED SUBGRADE

CLEAN COMPACTED BACKFILL
SEE SPECIFICATIONS.

3/4" - 1 1/4"
1 1/2" - 2"
2 1/2" - 3"
1/2" - 1"
1 1/4" - 2"
2 1/2" - 3"
1-30

PRESSURE SUPPLY LINE
PRESSURE SUPPLY LINE
PRESSURE SUPPLY LINE
NON-PRESSURE LINE
NON-PRESSURE LINE
NON-PRESSURE LINE
CONTROL WIRES

2" SCHEDULE 40 PVC
3" SCHEDULE 40 PVC
4" SCHEDULE 40 PVC
2" SCHEDULE 40 PVC
3" SCHEDULE 40 PVC
4" SCHEDULE 40 PVC
2" SCH 40 PVC.

SIZE DESCRIPTION SLEEVE SIZE

1. INSERT WIRES THROUGH HOLES IN BASE
OF BODY.

2. STRIP WIRES APPROXIMATELY 5/8" FROM
END AND TWIST TOGETHER.

3. PUT CRIMP SLEEVE ON TWISTED WIRES
AND USE INDENT-TYPE CRIMPING TOOL TO
SECURE.  TRIM EXCESS BARE WIRE.

4. PLUG PRE-FILLED WITH WATERPROOF
SEALANT.

5. INVERT BODY AND INSERT PLUG INTO
BODY UNTIL IT SNAPS TIGHT.

6. PUSH WIRES ALL THE WAY INTO PLUG
TO COMPLETELY SEAL THE CRIMP SLEEVE.

NOTES:
USE SPEARS #DS-400 DRI-SPLICE WIRE
CONNECTOR KIT OR APPROVED EQUAL.  MAKE
ALL WATERPROOF WIRE CONNECTIONS PER
THE MANUFACTURER'S DIRECTIONS.
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QUICK COUPLER VALVE
LOCATE TOP OF VALVE 2" BELOW
TOP OF BOX COVER

FINISH GRADE

3/4" PEA GRAVEL (MIN. 6" DEPTH)

PVC SUPPLY LINE

24" MIN. LENGTH NO. 4 REBAR
ATTACH W/ 2 STAINLESS STEEL
BANDS.

BRASS STREET ELL

BRASS NIPPLE (6" MIN.)

PVC SCH. 40 TEE OR ELL

BRASS NIPPLE.  LENGTH AS
REQUIRED.

SET VALVE BOX FLUSH WITH FINISH GRADE
IN TURF AREAS.  SET 2" ABOVE FINISH GRADE
IN GROUNDCOVER AREAS.

NOTES:
1.

12" X 18" PLASTIC BOX W/ STEEL
HINGED LOCKABLE COVER

BOX TO BE PLACED AT RIGHT
ANGLE TO HARDSCAPE EDGE.

TOP MARKED: Q.C.

SCALEQUICK COUPLER DETAIL N.T.S. 12

SCALE
THRUST BLOCKS DETAIL N.T.S. 14

SCALE
DRIP LINE LAYOUT DETAIL N.T.S. 8SCALE

FERTIGATION SYSTEM DETAIL N.T.S. 11

SCALE
WIRE CONNECTION DETAIL N.T.S. 15

SCALEVALVE SPACING, TYP. N.T.S. 13 SCALE
ISOLATION VALVE DETAIL N.T.S. 10SCALE

AIR RELIEF VALVE DETAIL N.T.S. 16

SCALE
TRENCHING DETAIL N.T.S. 9
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