
CITY OF NEWPORT BEACH 
ZONING ADMINISTRATOR STAFF REPORT 

March 12, 2026 
Agenda Item No. 2 

SUBJECT: Manson Residence (PA2025-0205) 
▪ Modification Permit

SITE LOCATION: 2612 Circle Drive 

APPLICANTS/OWNERS: Benson Design and Architecture/Joshua Manson Trust 

PLANNER: Oscar Orozco, Associate Planner  
949-644-3219, oorozco@newportbeachca.gov

LAND USE AND ZONING 

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

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

• Coastal Land Use Plan Category: RSD-B (Single Unit Residential Detached – 6.0 –
9.9 DU/AC)

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

PROJECT SUMMARY 

A modification permit to allow an addition to an existing single-unit dwelling that is greater 
than 10% of the existing square footage within a 10-year period. The existing single-unit 
dwelling consists of 3,790 square feet and is nonconforming due to the dimensions of the 
existing garage. Title 20 (Planning and Zoning) of the Newport Beach Municipal Code 
(NBMC) limits additions to a maximum of 10% of the existing gross floor area within a 10-
year period when a residence has nonconforming parking. The proposed addition includes 
235 square feet (6.8% addition), and in 2019 an addition was approved for 340 square feet, 
resulting in a total addition of approximately 16.6% within a 10-year period. The addition 
otherwise complies with all applicable development standards, and no other deviations are 
requested. 

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 Conversions 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 the Modification Permit 
filed as PA2025-0205 (Attachment No. ZA 1).  
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DISCUSSION 

• The subject property is located within the Single-Unit Residential (R-1) zoning
district. The R-1 District is intended to provide areas appropriate for residential
development of one dwelling unit on a single legal lot. The property is developed
with an existing two-story, 3,790-square-foot single-unit dwelling, including an
attached garage. The R-1 zoning district limits floor area to two times the buildable
area, or a maximum of 5,440 square feet for the subject property. The project
includes an addition of 235 square feet for a total gross floor area of 4,025 square
feet. The project complies with the floor area limit. The surrounding neighborhood
is developed with both single-story and two-story, single-unit dwellings.

Figure 1: Oblique Aerial image of Neighborhood 

• The existing interior dimensions of the two-car garage measure 18 feet wide by 19
feet, 3 inches deep. These interior clear dimensions were approved with the
original construction of the dwelling in 1960 and compliant with the standards at
that time. As a result of amendments to the Newport Beach Municipal Code
(NBMC) in subsequent years, the garage is now substandard in size. The current
requirement for the subject property is 20 feet wide by 20 feet deep.

• The proposed addition includes expanding the rear of the existing garage towards
the alley. This will increase the depth of the garage from 19 feet, 3 inches to 22

Subject Property 
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feet, 4 inches, making the garage depth exceed the current standard of 20 feet 
deep. 

• NBMC Subsection 20.38.030(C) (Determination of Nonconformity –
Nonconforming Structure) defines a “legal nonconforming structure” as any
structure that was lawfully erected but does not conform with the current
development standards for the zoning district in which it is located by reason of
adoption or amendment of the Zoning Code. The existing structure is considered
legal nonconforming as it was legally permitted, but is now nonconforming due to
the substandard interior garage dimensions.

• NBMC Subsection 20.38.060(A)(2) (Nonconforming Parking - Residential) limits
additions to residential structures with nonconforming parking dimensions to 10%
of the existing gross floor area within any 10-year period. Larger additions may be
permitted subject to the approval of a modification permit. The applicant proposes
a 235-square-foot (6.8% of the existing gross floor area) addition. However, in
2019 an addition of 340 square feet (9.8%) was approved, which results in a total
addition of 16.6% within a 10-year period. Therefore, a modification permit is
required for the garage width. NBMC Subsection 20.38.040(G)(5) (Non-
Conforming Structures) states that the square footage of the required residential
parking area additions (400 square feet for a 2-car garage) shall be excluded from
the allowed expansion but shall be included as gross floor area. The proposed
235-square-foot addition complies with the total gross floor area and with the
exclusion of the garage area the total addition area for the purpose addressing
NBMC Subsection 20.38.040(G)(5) is 209 square feet.

• The proposed 235-square-foot addition is intended to accommodate the
construction of an expanded garage and a golf cart garage with storage on the first
floor. The golf car garage/storage room is intended to store mechanical equipment,
bicycles and a golf cart.

• The proposed remodel and construction will comply with all applicable
development standards, including height, setbacks and floor area limit. The
resulting home will consist of five bedrooms and four bathrooms with a total floor
area of approximately 4,025 square feet (including the 609-square-foot garage).
The proposed structure will not appear out of character with the bulk and scale of
other single-unit dwellings within the neighborhood.

• The new floor plan configuration will make the existing nonconforming garage
more functional. It will increase the depth of the garage from 19 feet, 3 inches, to
22 feet, 4 inches, therefore, making the garage compliant with the minimum 20-
foot depth requirement. The addition will also provide enclosed space for the
storage and screening of mechanical equipment as well as a parking space for a
golf cart.

4



Manson Residence (PA2025-0205) 
Zoning Administrator, March 12, 2026 

Page 5 
 

Tmplt: 05/27/20 

 

 
Figure 2, Proposed First Floor Plan  

 

• As shown in Figure 2, the scope of work does not require any modifications to the 
existing garage sidewalls. Increasing the scope of work to expand the width of the 
garage would require major structural alterations and significant cost while 
providing a negligible benefit. The exterior wall on the west side of the garage is 
located 1 foot from the required side setback. The current development standards 
would require the garage wall be moved 2 feet, 4 inches, to achieve the Code-
required 20-foot width. This would place the garage wall within the required 3-foot 
side yard setback, which would not be permitted by the NBMC without a variance. 
Revising the location of that existing garage sidewall 1 foot closer towards the 
setback line would only increase the interior width of the garage by approximately 
8 inches making the garage interior width a total of 18 feet, 8 inches, and still non-
conforming. In addition, the Bayshore’s Community Association requires a 4-foot 
side yard setback for the property. Therefore, this option is not feasible.  
 

• On the other side, the eastern wall of the garage would have to be moved a total 
of 2 feet, 4 inches to meet the minimum required 20 feet clear interior garage width. 
This would shrink the narrow dimension of the existing den from 12 feet wide, down 
to 9 feet, 8 inches wide. Such a reduction in width would reduce the functionality 
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of this room. This would also require reframing the garage walls, which would add 
significant scope and cost to the project. Lastly, the entire side walls of the garage 
and den could be shifted 1-foot to the side. However, the garage would still not 
meet the minimum width and this option would expand the scope and cost far 
beyond the current proposal. 
 

• An alternative to this proposal is to reduce the size of the addition to no more than 
10% of the existing gross floor area of the structure as authorized under NBMC 
Section 20.38.060(A) (Nonconforming Parking - Residential). Given the intent of 
the project is to provide for more garage space for the residents and to improve 
the existing nonconformity of the garage, a redesign to reduce the size of the 
addition to 5 square feet will significantly impact the objectives of the project and 
would not provide similar benefits to the applicant. 

 

• The garage provides two useable parking spaces. The existing conditions fulfill the 

intent of the NBMC by providing adequate on-site parking. The applicant will 

continue to use the existing two-car garage and park on site. Demand for on-street 

parking in the neighborhood is not anticipated to increase as a result of the project. 

Additionally, the project includes golf car parking, providing an alternative form of 

access and parking for the residents. Lastly, the new golf cart garage/storage 

space would provide a location for the storage of mechanical equipment and other 

items, preventing the need for mechanical equipment or storage within the main 

two-car garage, and leaving it available for its intended use. 

 

• The project is located within the Coastal Zone. However, the Local Coastal 

Program Implementation Plan (Title 21) of the NBMC does not include garage 

dimensions, therefore, no deviations are required. Furthermore, the project would 

increase the square footage by approximately 6.8%, which is less than the 10% 

threshold for a coastal development permit (CDP). Therefore, no CDP is required.  

ENVIRONMENTAL REVIEW 
 
This project is exempt from the California Environmental Quality Act (CEQA) pursuant to 
Section 15303, Article 19 of Chapter 3 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. 
The Class 3 (New Construction or Conversion of Small Structures) exemption includes 
additions to existing structures provided that the addition does not result in an increase of 
more than 50% of the floor area of the structure before the addition, or 2,500 square feet, 
whichever is less. The proposed project includes the remodel of an existing single-unit 
dwelling with nonconforming parking and the construction of a 235-square-foot addition to 
an existing single-unit dwelling.  
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The exceptions to this exemption under Section 15300.2 are not applicable. 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 application was published in the Daily Pilot, mailed to all owners of property 
within 300 feet of the boundaries of the site (excluding intervening rights-of-way and 
waterways), including the applicant, and posted on the subject property at least 10 days 
before the scheduled 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: 
 
An appeal or call for review may be filed with the Director of Community Development within 
14 days following the date of action. For additional information on filing an appeal, contact 
the Planning Division at 949-644-3200. 
 
Prepared by: 
 
 
 
______________________________ 
Oscar Orozco, Associate Planner  
 
LAW/oo 
 
 

Attachments: ZA 1 Draft Resolution 
ZA 2 Vicinity Map 
ZA 3 Applicant’s Project Justification Letter  
ZA 4 Project Plans 

 
 

 

7



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment No. ZA 1 
Draft Resolution 

8



RESOLUTION NO. ZA2026-### 
 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE 
CITY OF NEWPORT BEACH, CALIFORNIA APPROVING A 
MODIFICATION PERMIT FOR AN ADDITION GREATER THAN 
10% TO AN EXISTING SINGLE-UNIT DWELLING WITH A LEGAL 
NONCONFORMING GARAGE LOCATED AT 2612 CIRCLE DRIVE 
(PA2025-0205) 
 

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS 
FOLLOWS: 
 
SECTION 1. STATEMENT OF FACTS. 
 
1. An application was filed by Benson Design and Architecture (Applicant), with respect to 

the property located at 2612 Circle Drive and legally described as Lot 20 of Tract No. 1102 
requesting approval of a modification permit. 

 
2. The Applicant requests a modification permit to allow an addition to an existing single-unit 

dwelling that is greater than 10% of the existing square footage within a 10-year period. 
The existing single-unit dwelling consists of 3,790 square feet and is nonconforming due 
to the dimensions of the existing garage. Title 20 (Planning and Zoning) of the Newport 
Beach Municipal Code (NBMC) limits additions to a maximum of 10% of the existing gross 
floor area within a 10-year period when a residence has nonconforming parking. The 
proposed addition includes 235 square feet (6.8% addition), and in 2019 an addition was 
approved for 340 square feet, resulting in a total addition of approximately 16.6% within a 
10-year period. The addition otherwise complies with all applicable development 
standards, and no other deviations are requested. 
 

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

4. The Property is located within the coastal zone. The Coastal Land Use Plan category is 
RSD-B (Single Unit Residential Detached – 6.0 – 9.9 DU/AC) and it is located within the 
R-1 (Single-Unit Residential) Coastal Zoning District. 

 
5. The subject property is located within the coastal zone; however, a coastal development 

permit is not required because the project addition is less than 10% of the existing gross 
floor area.  

 
6. A public hearing was held on March 12, 2026, online via Zoom. A notice of time, place and 

purpose of the hearing was given in accordance with 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. 
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1. This project is 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. 
 

2. This exemption includes additions to existing structures provided that the addition does 
not result in an increase of more than 50% of the floor area of the structure before the 
addition, or 2,500 square feet, whichever is less. The proposed project includes the 
remodel of an existing single-unit dwelling with nonconforming parking and the 
construction of a 235-square-foot addition to an existing single-unit dwelling.   

 
SECTION 3. REQUIRED FINDINGS. 
 
In accordance with Section 20.52.050(E) (Modification Permits – Required Findings) of the 
NBMC, the following findings and facts in support of such findings are set forth: 
 
Finding: 
 
A. The requested modification will be compatible with existing development in the 

neighborhood.  
 
Facts in Support of Finding: 
 
1. The existing development is a 3,790 square-foot, single-unit dwelling with an attached 

two-car garage. The neighborhood is comprised of one-story and two-story single-unit 
dwellings. The modification permit will allow an expansion of the existing two-story 
single-unit dwelling, which is compatible with other properties in the neighborhood.  
 

2. The proposed 235-square-foot addition is intended to accommodate the construction of 
an expanded garage and a golf cart garage with storage on the first floor. The golf car 
garage/storage room is intended to store mechanical equipment, bicycles and a golf 
cart. The addition is located on the first floor of a two-story structure and is consistent 
with the design and height of other properties in the neighborhood.  

 
3. There is no change to the density or the use as a result of the proposed remodel and 

addition. 
 
Finding: 
 
B. The granting of the modification is necessary due to the unique physical characteristic(s) of 

the property and/or structure, and/or characteristics of the use. 
 

Facts in Support of Finding: 
 
1. The existing interior dimensions of the two-car garage measure 18 feet wide by 19 feet, 

3 inches deep. These interior clear dimensions were approved with the original 
construction of the dwelling in 1960 and compliant with the standards at that time. As a 
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result of amendments to the Newport Beach Municipal Code (NBMC) in subsequent 
years, the garage is now substandard in size. The current requirement for the subject 
property is 20 feet wide by 20 feet deep.  

 
2. NBMC Subsection 20.38.030(C) (Determination of Nonconformity – Nonconforming 

Structure) defines a “legal nonconforming structure” as any structure that was lawfully 
erected but does not conform with the current development standards for the zoning 
district in which it is located by reason of adoption or amendment of the Zoning Code. 
The existing structure is considered legal nonconforming as it was legally permitted but 
is now nonconforming due to the substandard interior garage dimensions. 

 
3. The proposed project does not require modification to the existing garage side walls. 

Modifying the garage side walls to conform to the minimum interior garage dimensions, 
which are not within the area of the proposed construction, would require substantial 
foundation and framing work due to the structural significance of the wall. Rebuilding the 
garage walls would significantly increase the scope and cost of the project. 
 

4. The granting of the modification permit is necessary to allow a reasonable addition to 
an existing dwelling that was constructed in compliance with garage standards in effect 
at the time of original construction, and that are adequate in width for the parking of two 
vehicles. 

 
Finding: 
 
C. The granting of the modification is necessary due to practical difficulties associated with the 

property and that the strict application of the Zoning Code results in physical hardships that 
are inconsistent with the purpose and intent of the Zoning Code. 

 
Facts in Support of Finding: 
 
1. The exterior wall on the west side of the garage is located 1 foot from the required side 

setback. The current development standards would require the garage wall be moved 2 
feet, 4 inches, to achieve the Code-required 20-foot width. This would place the garage 
wall within the required 3-foot side yard setback, which would not be permitted by the 
NBMC without a variance. Revising the location of that existing garage sidewall 1 foot 
closer towards the setback line would only increase the interior width of the garage by 
approximately 8 inches making the garage interior width a total of 18 feet, 8 inches, and 
still non-conforming. In addition, the Bayshore’s Community Association requires a 4-
foot side yard setback for the property. Therefore, this option is not feasible.  
 

2. On the other side, the eastern wall of the garage would have to be moved a total of 2 
feet, 4 inches to meet the minimum required 20-feet clear interior garage width. This 
would shrink the narrow dimension of the existing den from 12 feet wide, down to 9 feet, 
8 inches wide. Such a reduction in width would reduce the functionality of this room. 
This would also require reframing the garage walls, which would add significant scope 
and cost to the project. Lastly, the entire side walls of the garage and den could be 
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shifted 1-foot to the side. However, the garage would still not meet the minimum width 
and this option would expand the scope and cost far beyond the current proposal. 

 
Finding: 
 
D. There are no alternatives to the modification permit that could provide similar benefits to the 

applicants with less potential detriment to surrounding owners and occupants, the 
neighborhood, or to the general public. 

 
Facts in Support of Finding: 
 
1. Bringing the garage into compliance with current Zoning Code requirements would 

provide a negligible benefit but it would unreasonably require significant alterations to 
the structure well beyond the scope of the planned addition. 

 
2. An alternative to this proposal is to reduce the size of the addition to no more than 10% 

of the existing gross floor area of the structure as authorized under NBMC Section 
20.38.060(A) (Nonconforming Parking - Residential). Given the intent of the project is to 
provide for more garage space for the residents and to improve the existing 
nonconformity of the garage, a redesign to reduce the size of the addition to 5 square 
feet will significantly impact the objectives of the project and would not provide similar 
benefits to the applicant. 
 

3. Facts in support of Finding C are hereby incorporated by reference. 
 
Finding: 
 
E. The granting of the modification would not be detrimental to public health, safety, or welfare, 

to the occupants of the property, nearby properties, the neighborhood, or the City, or result 
in a change in density or intensity that would be inconsistent with the provisions of this 
Zoning Code. 

 
Facts in Support of Finding: 
 
1. The proposed remodel and construction will comply with all applicable development 

standards, including height, setbacks, lot coverage and will provide adequate protection 
for light, air, and privacy. The addition will not preclude access to the dwelling and will 
be consistent in scale with other dwellings in the neighborhood. 

 
2. The proposed project maintains more than the minimum three-foot side yard for fire 

access in accordance with Zoning Code Section 20.30.110 (Setbacks Regulations and 
Exceptions), Subsection A(1)(c). 

 
3. The approval of this modification permit is conditioned such that the Applicants are 

required to obtain all necessary permits in accordance with the Building Code and other 
applicable Codes.  
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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 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. 
 

2. The Zoning Administrator of the City of Newport Beach hereby approves the Modification 
Permit filed as PA2025-0205, subject to the conditions set forth 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 in accordance with the provisions of Title 20 Planning 
and Zoning of the NBMC. 

 
PASSED, APPROVED, AND ADOPTED THIS 12TH DAY OF MARCH, 2026. 
 
 
 
 
 
 
 
_________________________________________ 
Benjamin M. Zdeba, AICP, Zoning Administrator  
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EXHIBIT “A” 
 

CONDITIONS OF APPROVAL 
 

Planning Division 

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. The project is subject to all applicable City ordinances, policies, and standards, unless 
specifically waived or modified by the conditions of approval. 
 

3. The Applicants shall comply with all federal, state, and local laws. Material violation of 
any of those laws in connection with the use may be cause for revocation of this 
Modification Permit. 

 
4. This Modification Permit may be modified or revoked by the Zoning Administrator if 

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

 
5. Any change to the approved plans shall require review by the Planning Division. An 

amendment to or the processing of a new modification permit may be required. 
 
6. A copy of the Resolution, including conditions of approval Exhibit “A” shall be 

incorporated into the Building Division and field sets of plans prior to issuance of the 
building permits. 
 

7. Each parking space within the two-car garage shall be permanently available and 
maintained for parking purposes. The interior clear dimensions (18 feet wide by 20 feet 
deep minimum) shall be kept clear of obstructions including cabinets, shelving, 
equipment, or similar features/items that may impact the ability to adequately park two 
vehicles. 
 

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

 
9. Should the property be sold or otherwise come under different ownership, any future 

owners or assignees shall be notified of the conditions of this approval by either the 
current business owner, property owner or the leasing agent. 

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

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

actual date of review authority approval, except where an extension of time is approved in 
compliance with the provisions of Title 20 Planning and Zoning of the NBMC. 
 

12. To the fullest extent permitted by law, Applicants shall indemnify, defend and hold harmless 
the City, its City Council, its boards and commissions, officials, officers, employees, and 
agents from and against any and all 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 Manson Residence including, but not limited to Modification 
Permit filed as PA2025-0205. This indemnification shall include, but not be limited to, 
damages awarded against the City, if any, costs of suit, attorneys' fees, and other 
expenses incurred in connection with such claim, action, causes of action, suit or 
proceeding whether incurred by Applicants, City, and/or the parties initiating or bringing 
such proceeding. The Applicants shall indemnify the City for all of the City's costs, 
attorneys' fees, and damages which the City incurs in enforcing the indemnification 
provisions set forth in this condition. The Applicants shall pay to the City upon demand any 
amount owed to the City pursuant to the indemnification requirements prescribed in this 
condition.  

 
Public Works Department 
 
13. The Project shall not include any encroachment within the limits of the Public Utility 

Easement located at the rear of the property.  
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Modification Permit (PA2025-0205) 
 

2612 Circle Drive  

Subject Property 
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October 9th, 2025 – revised 1/13/26 

 

Planning Department 
City of Newport Beach 
100 Civic Center Drive 
Newport Beach, CA 92658-8915 
 
 
Re: 2612 Circle Drive – Modification Request to increase Garage floor area 

 
The existing residence has a 2-car Garage that, due to the clear interior dimensions 
(18’-0” WIDE BY 19’-3” DEEP), is considered to be “nonconforming.” 
 
We propose to add to the existing Garage by enclosing the area beneath the existing 
cantilever of the Second Floor. By doing this, we also capture the existing Storage/ 
Mechanical space adjacent to the existing Den. This provides the opportunity to 
securely store bikes as well as the owners’ golf cart. Due to the remodel/addition project 
in 2019, this currently proposed additional would result in more than a 10% of combined 
floor area added within a 10 year period, thus requiring a modification permit. Please 
see the summary of the activity over the past 10-years, below: 

• Pre-2019 residence: 3,450 sq ft (total structure) 
• Permit X2019-2212: addition of 340 sq ft (9.8%) = 3,790 sq ft 
• Current request: addition of 235 sq ft (an additional 6.8%) = 4,025 sq ft 

In total, our current request paired with the 2019 addition would equal 575 sq ft (16.6%) 
of additions withing a 10-year period. 
 
Please accept the attached plans along with the following Justifications & Findings in 
support of this request: 
 

1. The enclosure of this space is compatible with the existing development of the 
neighborhood since it is proposed withing the established buildable area. All  
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setbacks are compliant and no exceptions or encroachments are being 
requested. 
 

2. Granting this Modification Request is necessary to allow the owners to improve 
their existing garage size (depth) while also capturing the existing 
Storage/Mechanical space adjacent to the existing Den. This newly captured 
space will allow them to store bikes and a golf cart in a designated space away 
from their two automobiles. Thus, clearing the auto parking area so that the 
nonconforming width is less of an issue. Additionally, the added depth will allow  
for a staggered parking configuration that will improve the ability to get in and out 
of the parked autos. 
 

3. Granting this Modification Request is necessary due to the fact that the existing, 
two-story structure is supported by the existing Garage’s walls. As such, moving 
either of the side walls to increase the width of the Garage would have 
substantially negative consequences.  
 
First off, the HOA requires a 4-foot side yard setback, which is more restrictive 
than the City’s requirements. Accordingly, reconstructing the western garage wall 
to align with the City’s 3-foot setback is not an option. That wall is currently 
located 4-feet from the westerly side property line and will need to stay there per 
the HOA standards. 
 
On the other side, the eastern side wall of the garage would have to be moved a 
total of 2-feet to meet the minimum required 20-feet clear interior garage width 
for lots 40-feet or more wide. Additionally, it would shrink the narrow dimension of 
the Den from 12-feet wide down to 10-feet wide. Such a reduction in width would 
not allow the homeowner to utilize the room as a den since the furniture layout & 
TV placement would end up being too close to one another. 
 
Lastly, to move an interior bearing wall of such an old structure, would result in 
architectural, engineering, & construction cost as well as extensions to the 
construction timeline that are not feasible. General contractors that we spoke 
with said that moving the eastern (interior bearing) wall of the garage could easily 
add $120,000 to $160,000 to the project’s cost, would add 3-months to the total  
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time to complete the work, all while also making 2 bedrooms & one bathroom on 
the 2nd floor unusable during the improvements.  
 
In contrast, the proposed solution can be achieved with minimal structural 
alterations that will not temporarily displace nor permanently take away/diminish 
the owners’ use of their current interior spaces of the home. This is due to the 
fact that the proposed Garage addition utilizes an “infill” approach that does not 
dramatically alter the existing structural or MEP systems. 
 

4. We have worked carefully with the client to explore ways to increase the 
functional use of the existing Two-Car Garage while also adding valuable storage 
space for their bikes and golf cart and have not been able to develop a more 
appropriate solution that conforms to the property’s established buildable area. 
Please refer to item #3 above for discussion of other options that are not viable. 
 

5. Granting this Modification Request to expand the Garage floor area, entirely 
within the property’s established buildable area, will not cause a detriment to 
public health, safety, or welfare to the occupants of the property, nearby 
properties, the neighborhood, or the City, or result in a change in density or 
intensity that would be inconsistent with the provisions of the Zoning Code. 

 

I hope that you agree that the above justifications are logical, sound, and worth granting 
my clients with the approvals necessary to proceed with this work. In the event that any 
additional information or proof is required, please bring it to my attention at your earliest 
opportunity.  
 
Sincerely, 
 
 
  
 
Jeff Benson, Architect 
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Attachment No. ZA 4 
Project Plans  
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SITE PLAN

LEGAL OWNER
JULIE ANN & JOSHUA DAVID MANSON
325 POPPY AVENUE
CORONAL DEL MAR, CA, 92625
CONTACT: JEFF BENSON AT BD&ARCH
(949) 534-2724

ADDITION TO THE EXISTING 2-CAR GARAGE,
INCLUDING THE ENCLOSURE OF AN EXISTING
STORAGE/MECHANICAL AREA TO PROVIDE ENCLOSED
PARKING FOR A GOLF CART & BIKES. ALSO, REMOVE &
REPLACE EXISTING DECK STAIR, REMOVE, REPAIR &
REPLACE EXISTING ROOF GUARDRAILS, DECK
WATERPROOFING & DECK FINISH.

LEGAL DESCRIPTION

SCOPE OF WORK

MAPPING ID:
A.P.N.:
COUNTY:
CITY:
AREA:

LOT: 20 OF TRACT: 1102
049-176-04
ORANGE
NEWPORT BEACH
BAY SHORES

JEFFREY JAMES BENSON IS THE D.P.I.R.C. -
THE REGISTERED DESIGN PROFESSIONAL IN
RESPONSIBLE CHARGE SHALL BE RESPONSIBLE FOR
REVIEWING AND COORDINATING SUBMITTAL
DOCUMENTS PREPARED BY OTHERS, INCLUDING
PHASED AND DEFERRED SUBMITTAL ITEMS, FOR
COMPATIBILITY WITH THE DESIGN OF THE BUILDING.

CITY:

ZONE:

CODE:

DESIGN DATA
NEWPORT BEACH

R-1

2022 CRC, 2022,
CBC, 2022, CPC,
2022 CEC, 2022
CMC, 2022 BEES,
2022 CGBSC, CH.
15 NBMC

PROJECT DATA
LOT SIZE:

BUILDABLE AREA:
MAX. FLOOR AREA:
PROPOSED SITE COVERAGE:

4,000 SQ. FT.

2,720 SQ. FT.
5,440 SQ. FT.
2,464 SQ. FT.

EXISTING 1ST FLOOR:
EXISTING 2ND FLOOR:
EXISTING HABITABLE AREA:

EXISTING GARAGE:
EXISTING TOTAL STRUCTURE:

1,414 SQ. FT.
2,002 SQ. FT.
3,416 SQ. FT.

374 SQ. FT.
3,790 SQ. FT.

SHEET INDEX
T-1 TITLE SHEET, SITE PLAN, & NOTES
A-1.1 GENERAL NOTES
A-1.2 CALGREEN NOTES
A-1.3 RESIDENTIAL MANDATORY MEASURES
A-2 AS-BUILT FLOOR PLANS
A-3 AS-BUILT ELEVATIONS
A-4 AS-BUILT ELEVATIONS
A-5 AS-BUILT ROOF PLAN
A-6 FLOOR PLANS
A-7 EXTERIOR ELEVATIONS
A-8 EXTERIOR ELEVATIONS
A-9 BUILDING SECTION
A-10 ROOF PLAN

TS1 TOPOGRAPHIC SURVEY

VICINITY MAP

CONSULTANTS

SUBJECT
SITE

NOTES
1. THE GENERAL CONTRACTOR AND EACH SUBCONTRACTOR SHALL VERIFY ALL DIMENSIONS

AND SITE CONDITIONS BEFORE STARTING WORK. THE ARCHITECT OF RECORD SHALL BE
NOTIFIED OF ANY DISCREPANCY.

2. SEE GENERAL NOTES FOR ADDITIONAL INFORMATION.
3. CITY GRADING ENGINEER SHALL BE CONTACTED, PRIOR TO START OF GRADING, TO

SCHEDULE A PRE-GRADING MEETING.
4. REFER TO SOILS REPORT BY EGA CONSULTANTS FOR GRADING REQUIREMENTS.
5. IT SHALL BE THE GENERAL CONTRACTOR'S RESPONSIBILITY TO HAVE GRADING,

COMPACTION, BACK FILLING, FOOTING, AND UTILITY INSPECTIONS COMPLETED PRIOR TO
BEGINNING OF NEXT PHASE OF CONSTRUCTION.

6. REFER TO GRADING PLAN BY OTHERS FOR PRECISE GRADING INFORMATION.
7. AT JOB CLOSE OUT THE GENERAL CONTRACTOR MUST TEST ALL SITE DRAINAGE BY

RUNNING WATER TEST.  GENERAL CONTRACTOR TO PROVIDE ARCHITECT A MEMO THAT
DRAINAGE IS PER PLANS, AND THAT ALL DRAINS ARE OPERATIONAL.

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

17. 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 FRONT SETBACK AREA(S).

18. DEFERRED SUBMITTALS TO BE REVIEWED BY PROJECT ARCHITECT PRIOR TO SUBMITTAL.
19. GENERAL CONTRACTOR SHALL CONTACT DIGALERT (CALL 811) PRIOR TO ANY DIGGING.
20. A CAL-OSHA PERMIT IS REQUIRED FOR EXCAVATIONS DEEPER THAN 5' AND FOR SHORING

AND UNDERPINNING.  CONTRACTOR TO PROVIDE A COPY OF OSHA PERMIT.
21. AN APPROVED ENCROACHMENT PERMIT IS REQUIRED FOR ALL WORK ACTIVITIES WITHIN

THE PUBLIC RIGHT-OF-WAY.
22. 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 REPAIR 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.

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

24. 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.

25. 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.

26. 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 N.B.M.C. SECTION 15.02.095.

13. REFER TO LANDSCAPE PLANS BY OTHERS.
19. THERE SHALL BE NO FACILITIES USED FOR FOOD PREPARATION WITHIN OR BE USED FOR

RESIDENTIAL PURPOSES SEPARATELY OR INDEPENDENTLY FROM OCCUPANTS OF THE
PRINCIPAL STRUCTURE.

20. 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 FRONT SETBACK AREA(S).

21. DO NOT SCALE DRAWINGS.

USE:

CONSTRUCTION TYPE:

OCCUPANCY:

SETBACKS:
FRONT-
SIDES-
REAR-

MAXIMUM HEIGHT:

SFD

VB (SPRINKLERED - NFPA 13D)

R-3/U

10'-0"
3'-0"
10'-0" (ALLEY EASEMENT)
24' (FLAT ROOFS)/
29' (SLOPED ROOFS)

PROPOSED 1ST FLOOR:
PROPOSED 2ND FLOOR:
PROPOSED HABITABLE AREA:

PROPOSED GARAGE:
PROPOSED TOTAL STRUCTURE:

1,414 SQ. FT.
2,002 SQ. FT.
3,416 SQ. FT.

609 SQ. FT.
4,025 SQ. FT.

(+0 SQ. FT.)
(+0 SQ. FT.)
(+0 SQ. FT.)

(+235 SQ. FT.)
(+235 SQ. FT.)

SCALE: 1/8" = 1'-0"

PROJECT
NORTHN

BUILDABLE AREA CALCULATION:
40'-3'-3' = 34-FEET WIDE
100'-10'-10' = 80-FEET DEEP
34' x 80' = 2,720 SQ FT

OPEN VOLUM AREA:
15% OF B.A. = 2,720 x 0.15
= 408 SQ FT

511 SQ FT PROVIDED

MAX. FLOOR AREA CALCULATION:
BUILDABLE AREA x2
2,720 SQ FT x 2 = 5,440 SQ FT

M
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26
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 C
IR
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R
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E
N

E
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 B
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A
C

H
, C

A

EXISTING BUILDING FOOTPRINT
TO REMAIN

NEW FLOOR AREA - 1ST FLOOR

HATCH KEY

NEW FLOOR AREA - 2ND FLOOR

1ST FLOOR AREA TO BE DEMO'D

SURVEYOR:
APEX LAND SURVEYING, INC
6109 SAN JOAQUIN PLAZA
NEWPORT BEACH, CA 92660
(714)488-5006

LANDSCAPE ARCHITECTURE:
GARDEN STUDIO DESIGN
2732 E. COAST HWY, SUITE A
CORONA DEL MAR, CA 92625
(949) 673-5450

1/16" = 1'-0"

FIRST FLOOR
OPEN VOLUME AREA

OPEN VOLUME AREA

61.6% (NO CHANGE)

1. ALTERATIONS TO THE NFPA 13D SPRINKLER SYSTEM.
DRAWINGS AND HYDRAULIC CALCULATIONS TO BE
SUBMITTED TO PLAN CHECK AND APPROVED; OBTAIN FIRE
SPRINKLER PERMIT PRIOR TO CALLING FOR ROOF
SHEATHING INSPECTION.

DEFERRED SUBMITTALS

ALL DEFERRED SUBMITTALS TO BE REVIEWED BY PROJECT
ARCHITECT OR ENGINEER OF RECORD AND CERTIFIED PRIOR
TO SUBMITTAL FOR PLAN CHECK OR APPROVAL BY THE
CITY.

1
MOD REVIEW
11/19/2025

1

PRE-2019
STRUCTURE

3,450 SQ. FT.

2019 TOTAL
STRUCTURE AFTER
PERMIT X2019-2212

3,790 SQ. FT.

2019
ADDITION

340 SQ. FT.
(9.8%)

235 SQ. FT.
(6.8%)

PROPOSED
ADDITION

4,025 SQ. FT.

PROPOSED
TOTAL
STRUCTURE

TOTAL
INCREASE O/
10-YEAR PERIOD

575 SQ. FT.
(16.6%)

1

EXISTING STRUCTURE (PRE-2019):
X2019-2212 ADDITION:
PROPOSED ADDITION:
PROPOSED TOTAL STRUCTURE: 

235 SQ. FT. /3,450 SQ. FT. =
6.8% INCREASE IN SQUARE FOOTAGE

3,450 SQ. FT.
340 SQ FT

235 SQ. FT.
4,025 SQ. FT.

6.8% < 10%; THEREFORE,
PROJECT IS EXEMPT FROM CDP

1
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SHINGLED ROOFING:

EXTERIOR HORIZONTAL LAP-SIDING OVER (1) LAYER DUPONT TYVEK
HOMEWRAP. SIDING TO BE HARDIEPLANK LAP SIDING PAINTED TO MATCH
"EIDER WHITE" BY SHERWIN WILLIAMS.  FINAL COLOR TO BE APPROVED BY
HOMEOWNER PRIOR TO FULL APPLICATION.

EXTERIOR TRIM & DETAILING:4

3

2

EXTERIOR FINISH SPECIFICATIONS:
EXTERIOR SIDING:1

EXTERIOR DOOR & WINDOW SURROUNDS, COLUMNS, WALL CAPS, FASCIA
BOARDS, RAFTER TAILS, AND CORNER TRIM SHALL BE PAINTED TO MATCH
THE EXTERIOR SIDING.

GUTTERS & DOWNSPOUTS:

5

GUTTERS TO BE ALUMINUM 5-INCH, "K" STYLE SHAPE. COLOR TO MATCH THE
"GRAPHITE" STANDING SEAM METAL ROOF DESCRIBED BELOW.
DOWNSPOUTS TO BE 3-INCH PLAIN ROUND.

SELECT SHAKE BY DAVINCI ROOFSCAPES. COLOR TO BE WEATHERED GRAY.
(CLASS A, INSTALL PER  ICC-ES ESR-2119)

EXTERIOR DOORS & WINDOWS:

THE NEW EXTERIOR DOOR SHALL MATCH THE EXISTING CONTEMPORARY
CLAD SERIES BY LA CANTINA. COLOR TO BE BLACK (MATCH EXISTING).

EXTERIOR ELEVATION NOTES:
1. PAINT NEW EXTERIOR ELEMENTS SO THEY MATCH THE EXISTING ELEMENTS TO REMAIN.
2. REMOVE & REPLACE EXISTING ROOF DECK FINISH MATERIAL, WATERPROOFING, &

REPLACE EXISTING FLASHING AS-NEEDED.

6

EXISTING STUCCO TO REMAIN, PATCH WHERE NEEDED. COLOR TO MATCH
"EIDER WHITE" BY SHERWIN WILLIAMS.  FINAL COLOR SAMPLE TO BE
APPROVED BY HOMEOWNER PRIOR TO FULL APPLICATION.

EXTERIOR STUCCO:

7

BRICK VENEER TO BE TUNDRABRICK BY EL DORADO STONE. COLOR TO BE
CHALK DUST.

BRICK VENEER:

8

METAL, STANDING SEAM ROOF TO BE PAC-CLAD'S SNAP-CLAD SYSTEM
(ESR-4173, UL CLASS A, LISTED TO ANSI/UL 790) OR ARCHITECT APPROVED
EQUAL. COLOR SHALL BE "GRAPHITE".

METAL ROOFING:
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EXTERIOR ELEVATION NOTES:
1. REFER TO SHEET A-7 FOR EXTERIOR MATERIAL

SPECIFICATION LEGEND.
2. PAINT NEW EXTERIOR ELEMENTS SO THEY MATCH THE

EXISTING ELEMENTS TO REMAIN.
3. REMOVE & REPLACE EXISTING ROOF DECK FINISH

MATERIAL, WATERPROOFING, & REPLACE EXISTING
FLASHING AS-NEEDED.

1
MOD REVIEW
11/19/2025

1

1

33



24
'-0

"H
EI

G
HT

 L
IM

IT 
(F

LA
T 

RO
O

FS
)

29
'-0

" H
EI

G
HT

 L
IM

IT 
(S

LO
PE

D
 R

O
O

FS
)

9'
-0

"

10
'-4

"
10

'-0
"

EXISTING
GARAGEKITCHENFAMILY ROOM

ENTRY
PORCH

MASTER
BEDROOM DECK WICBATH 3HALWAY

ROOF DECK

42
"

SB PLSBPL

NEW DECORATIVE
TRELLIS ABOVE
EACH GARAGE
DOOR

REMOVE, REPAIR &
REPLACE EXISTING DECK
WATERPROOFING & FINISH

EXISTING ATTIC

PROFILE OF
EXISTING

STRUCTURE

FIRST FLOOR
T.O. SLAB=12.96'

SECOND FLOOR
T.O. SHT'G=22.96'

T.O.PLATE

REPLACE EXISTING
GARAGE SLAB

PATCH & REPLACE
EXISTING DRIVEWAY SLAB

REMOVE & REPLACE
EXISTING DECK STAIR

4'-6"

10'-0"
UTILITY EASEMENT

1'-1" MAX.

A-9
A

A

C32268

J

R
SN

ED

AT
T

OE
F C

CIL

S

J

REN. 

R
E

FFE

YE

A
HC

RN

O
LIF

IA

TI
EBS EM

TC
E

N
O

NS

9/27

B
U

IL
D

IN
G

S
E

C
T

IO
N

DATE:

REVISION:

REVISION:

REVISION:

REVISION:

JOB #: 19-029

23
4 

B
ro

ad
w

ay

C
os

ta
 M

es
a,

 C
A

 9
26

27

94
9.

53
4.

27
24

B
D

an
dA

rc
h.

co
m

SECTION A SCALE: 1/4" = 1'-0"

C
JE

FF
R

EY
 J

AM
ES

 B
EN

SO
N

 E
XP

R
ES

SL
Y 

R
ES

ER
VE

S 
H

IS
 C

O
M

M
O

N
 L

AW
 C

O
PY

R
IG

H
T 

AN
D

 O
TH

ER
 P

R
O

PE
R

TY
 R

IG
H

TS
 C

O
N

TA
IN

ED
 IN

 T
H

ES
E 

PL
AN

S.
 T

H
E 

PL
AN

S 
SH

AL
L 

N
O

T 
BE

 R
EP

R
O

D
U

C
ED

, A
LT

ER
ED

, O
R

 C
O

PI
ED

 IN
 A

N
Y 

W
AY

, N
O

R
 S

H
AL

L 
TH

EY
 B

E 
AS

SI
G

ED
 T

O
 A

 T
H

IR
D

 P
AR

TY
 W

IT
H

O
U

T 
FI

R
ST

 O
BT

AI
N

IN
G

 T
H

E 
PE

R
M

IS
SI

O
N

 O
F 

JE
FF

R
EY

 J
AM

ES
 B

EN
SO

N
. I

F 
TH

E 
PL

AN
S 

AR
E 

U
SE

D
 IN

 A
N

 U
N

AU
TH

O
R

IZ
ED

 W
AY

, T
H

E 
U

SE
R

 A
G

R
EE

S 
TO

 H
O

LD
 H

AR
M

LE
SS

, I
N

D
EM

N
IF

Y,
 A

N
D

 D
EF

EN
D

 J
EF

FR
EY

 J
AM

ES
 B

EN
SO

N
 F

R
O

M
 A

N
Y 

AN
D

 A
LL

 C
LA

IM
S 

AR
IS

IN
G

 F
R

O
M

 S
U

C
H

 U
AU

TH
O

R
IZ

ED
 U

SE
.

M
A

N
S

O
N

 R
E

S
ID

E
N

C
E

26
12

 C
IR

C
L

E
 D

R
IV

E
N

E
W

P
O

R
T

 B
E

A
C

H
, C

A

EXTERIOR SCONCE AT GARAGE DOOR SCALE: N.T.S.

1
MOD REVIEW
11/19/2025

1

1

34



EXISTING
ROOF DECK

OUTLINE OF
2ND FLOOR

BELOW

OUTLINE OF
2ND FLOOR

BELOW

OUTLINE OF
1ST FLOOR

BELOW

SLOPE =
4.25:12

SL
O

PE
 =

4.
25

:1
2

3'-0"
3'-0"

4'-0"

3'-0"

SLOPE =
4.25:12

SLOPE =
4.25:12 SL

O
PE

 =
6:

12

SL
O

PE
 =

6:
12

SL
O

PE
 =

6:
12

EXISTING RIDGE

EX
IS

TIN
G

 R
ID

G
E

EXISTING RIDGE

EX
IS

TIN
G

 R
ID

G
E

EX
IS

TIN
G

 R
ID

G
E

EX
IS

TIN
G

 R
ID

G
E

EX
IST

ING V
ALLE

YEXISTING VALLEY

EX
IST

IN
G

 V
AL

LE
YEXISTING

 VALLEY EX
IST

IN
G

 V
AL

LE
YEXISTING

 VALLEY

VALLEY VA
LL

EY

SLOPE =
4.25:12

SLOPE =
4.25:12

A
A-9

A
A-9

REMOVE, REPAIR &
REPLACE EXISTING DECK

WATERPROOFING &
FINISH

REMOVE & REPLACE
EXISTING DECK STAIR

1'-0"

1'-0"

1'-0"

1'-0"

A-10
A

A

C32268

J

R
SN

ED

AT
T

OE
F C

CIL

S

J

REN. 

R
E

FFE

YE

A
HC

RN

O
LIF

IA

TI
EBS EM

TC
E

N
O

NS

9/27

R
O

O
F

 P
L

A
N

DATE:

REVISION:

REVISION:

REVISION:

REVISION:

JOB #: 19-029

23
4 

B
ro

ad
w

ay

C
os

ta
 M

es
a,

 C
A

 9
26

27

94
9.

53
4.

27
24

B
D

an
dA

rc
h.

co
m

M
A

N
S

O
N

 R
E

S
ID

E
N

C
E

26
12

 C
IR

C
L

E
 D

R
IV

E
N

E
W

P
O

R
T

 B
E

A
C

H
, C

A

ROOF PLAN SCALE: 1/4" = 1'-0"

C
JE

FF
R

EY
 J

AM
ES

 B
EN

SO
N

 E
XP

R
ES

SL
Y 

R
ES

ER
VE

S 
H

IS
 C

O
M

M
O

N
 L

AW
 C

O
PY

R
IG

H
T 

AN
D

 O
TH

ER
 P

R
O

PE
R

TY
 R

IG
H

TS
 C

O
N

TA
IN

ED
 IN

 T
H

ES
E 

PL
AN

S.
 T

H
E 

PL
AN

S 
SH

AL
L 

N
O

T 
BE

 R
EP

R
O

D
U

C
ED

, A
LT

ER
ED

, O
R

 C
O

PI
ED

 IN
 A

N
Y 

W
AY

, N
O

R
 S

H
AL

L 
TH

EY
 B

E 
AS

SI
G

ED
 T

O
 A

 T
H

IR
D

 P
AR

TY
 W

IT
H

O
U

T 
FI

R
ST

 O
BT

AI
N

IN
G

 T
H

E 
PE

R
M

IS
SI

O
N

 O
F 

JE
FF

R
EY

 J
AM

ES
 B

EN
SO

N
. I

F 
TH

E 
PL

AN
S 

AR
E 

U
SE

D
 IN

 A
N

 U
N

AU
TH

O
R

IZ
ED

 W
AY

, T
H

E 
U

SE
R

 A
G

R
EE

S 
TO

 H
O

LD
 H

AR
M

LE
SS

, I
N

D
EM

N
IF

Y,
 A

N
D

 D
EF

EN
D

 J
EF

FR
EY

 J
AM

ES
 B

EN
SO

N
 F

R
O

M
 A

N
Y 

AN
D

 A
LL

 C
LA

IM
S 

AR
IS

IN
G

 F
R

O
M

 S
U

C
H

 U
AU

TH
O

R
IZ

ED
 U

SE
.

DIRECTION OF ROOF SLOPE

ROOF PLAN LEGEND:

PROJECT
NORTHN

35



℄

LOT 21

LOT 19

LOT 10

LOT 11

LOT 12

LOT 20
TRACT NO. 1102

UNIT TWO OF BAY SHORES
M.M.  35/36

℄
























































LC

EXISTING ELEVATION

LEGEND

(  )

AC ASPHALT PAVEMENT

FS
FL

FINISHED SURFACE
FLOWLINE

FFG FINISHED FLOOR GARAGE

CONCRETE SURFACE

T.B.M. TEMPORARY BENCHMARK
SET ON A SEWER CLEANOUT (SCO)
ELEVATION = 11.78 FEET
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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
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IONAL LAND
SURVEYOR

FF FINISHED FLOOR

WATER METERWM

EVLT ELECTRICAL VAULT

GAS METERGM

CENTERLINE

TC TOP OF CURB

GRAPHIC SCALE

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

PLEASE CALL PAUL CRAFT @ 714-488-5006 TO SCHEDULE.

SURVEYOR'S NOTES

BLOCK WALL

BRICK SURFACE

NG NATURAL GROUND

ACU AIR CONDITION UNIT

BASIS OF BEARINGS 

BENCHMARK INFORMATIONTITLE REPORT/EASEMENT NOTES




TITLE REPORT PROVIDED BY LAWYERS
TITLE COMPANY, FILE NO. 219570641,
DATED MARCH 26, 2019.

ITEM 3: AN EASEMENT FOR PUBLIC UTILITIES, GRANTED TO THE SOUTHERN CALIFORNIA
GAS COMPANY DATED JUNE 17, 1946, RECORDED IN BOOK 1421, PAGE 256, OF 
OFFICIAL RECORDS.

ITEM 4: AN EASEMENT FOR PUBLIC UTILITIES, GRANTED TO THE SOUTHERN CALIFORNIA
EDISON COMPANY, DATED MARCH 4, 1949, RECORDED IN BOOK 1811, PAGE 11, OF
OFFICIAL RECORDS.

ITEM 5: AN EASEMENT FOR PERPETUAL AIR OR FLIGHT EASEMENT, ALSO REFERRED TO AS
"AVIGATION RIGHTS", DATED MARCH 17, 1964, RECORDED IN BOOK 6965, PAGE 721,
OF OFFICIAL RECORDS.

ITEM 9: AN EASEMENT FOR TRANSMISSION LINES, AND OTHER FACILITIES, LANDSCAPING
AND MAINTAINING THE SLOPES, DATED JANUARY 26, 1984, RECORDING NO.: 84-144671
OF OFFICIAL RECORDS.

ITEM 10: AN EASEMENT FOR PUBLIC UTILITIES, GRANTED TO THE CITY OF NEWPORT BEACH,
DATED JULY 7, 1999, RECORDING NO. 1999-503713, OF OFFICIAL RECORDS.

LEGAL DESCRIPTION

BENCHMARK NO: 3K-24A-82

DESCRIBED BY OCS 2002 - FOUND 3 3\4" OCS ALUMINUM BENCHMARK
DISK STAMPED "3K-24A-82", SET IN THE TOP OF A CONCRETE BRIDGE
DECK. MONUMENT IS LOCATED IN THE SOUTHWEST CORNER OF THE
INTERSECTION OF PACIFIC COAST HIGHWAY AND NEWPORT BAY
CROSSING, 42 FT. SOUTHERLY OF THE CENTERLINE OF PCH AND 37
FT. EASTERLY OF THE WEST END OF THE SOUTHERN GUARD RAIL
ALONG BRIDGE. MONUMENT IS SET LEVEL WITH THE SIDEWALK.

ELEVATION: 19.353 FEET (NAVD88), YEAR LEVELED 2015

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

LOT 20 IN TRACT NO. 1102, UNIT TWO OF BAYSHORES, IN THE
CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF
CALIFORNIA AS PER MAP RECORDED IN BOOK 35, PAGE 36, OF
MISCELLANEOUS MAPS IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY.

VICINITY  MAP

WOOD FENCE (WDF)

CLM COLUMN
DI DRAIN INLET
EG EDGE OF GUTTER

SCO SEWER CLEANOUT

TF TOP OF FENCE
TS TOP OF STEP
TVLT TELEPHONE VAULT
TW TOP OF WALL

WATER FILTRATION SYSTEM WFS

AD AREA DRAIN

THE BASIS OF BEARINGS SHOWN HEREON ARE BASED ON THE
CENTERLINE OF CIRCLE DRIVE HAVING A BEARING OF
N61°01'07"E PER TRACT NO. 1102, M.M. 35/36.

PAUL D.LLLLLL CRAFT,CRACCCCRACCC P
LICENSE RENEWARRRRRR

11/19/2025
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