CITY OF NEWPORT BEACH
PLANNING COMMISSION AGENDA

Council Chambers - 100 Civic Center Drive

Thursday, March 19, 2026 - 6:00 PM

Planning Commission Members:
Tristan Harris, Chair
David Salene, Vice Chair
Jonathan Langford, Secretary
Curtis Ellmore, Commissioner
Michael Gazzano, Commissioner
Greg Reed, Commissioner
Mark Rosene, Commissioner

Staff Members:
Jaime Murillo, Community Development Director
Ben Zdeba, Acting Deputy Community Development Director
Kevin Riley, City Traffic Engineer
Yolanda Summerhill, Assistant City Attorney
Clarivel Rodriguez, Administrative Assistant

NOTICE TO THE PUBLIC

Regular meetings of the Planning Commission are held on the Thursdays preceding second and fourth Tuesdays of
each month at 6:30 p.m. The agendas, minutes, and staff reports are available on the City's website at:
http://www.newportbeachca.gov and for public inspection in the Community Development Department, Planning Division
located at 100 Civic Center Drive, during normal business hours.. If you have any questions or require copies of any of
the staff reports or other documentation, please contact the Community Development Department, Planning Division
staff at 949-644-3200.

This Commission is subject to the Ralph M. Brown Act. Among other things, the Brown Act requires that the
Commission’s agenda be posted at least 72hours in advance of each meeting and that the public be allowed to
comment on agenda items before the Commission and items not on the agenda but are within the subject matter
jurisdiction of the Commission. The Commission may limit public comments to a reasonable amount of time, generally
three (3) minutes per person. All testimony given before the Planning Commission is recorded.

Under the Levine Act, Section 84308 of the Government Code, a party to a proceeding before the City involving a license,
permit, or other entitlement for use is required to disclose on the record of the proceeding any contribution in an
amount of more than five hundred dollars ($500) made within the preceding 12 months by the party or the party’s agent
to any elected or appointed officer of the City. If you have made a qualifying contribution, please ensure to make this
disclosure on the record.

Please Note: You can submit your questions and comments in writing for the Planning Commission to consider by
mailing or delivering them to the City of Newport Beach Planning Commission at 100 Civic Center Drive, Newport Beach
CA, 92660. Alternatively, you can send them by electronic mail directly to Commissioners at
planningcommission@newportbeachca.gov. @ Each Commissioner and staff will receive your message directly. Pursuant
to Planning Commission procedures, please submit your written comments no later than 5:00 p.m. on Wednesday the
day before the meeting in order to give Commissioners adequate time to review your submission.

It is the intention of the City of Newport Beach to comply with the Americans with Disabilities Act (ADA) in all respects. If,
as an attendee or a participant of this meeting, you will need special assistance beyond what is normally provided, the
City of Newport Beach will attempt to accommodate you in every reasonable manner. Please contact Clarivel Rodriguez
in the Community Development Department prior to the meeting to inform us of your particular needs and to determine
if accommodation is feasible (949-644-3232 or crodriguez@newportbeachca.gov).

APPEAL PERIOD: Use Permit, Variance, Site Plan Review, and Modification Permit applications do not become effective
until 14 days following the date of approval, during which time an appeal may be filed with the City Clerk in accordance
with the provisions of the Newport Beach Municipal Code. Tentative Tract Map, Tentative Parcel Map, Lot Merger, and Lot
Line Adjustment applications do not become effective until 10 days following the date of approval, during which time an
appeal may be filed with the City Clerk in accordance with the provisions of the Newport Beach Municipal Code. General
Plan, Zoning, and Local Coastal Program Amendments are automatically forwarded to the City Council for final action.
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CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

PUBLIC COMMENTS

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

REQUEST FOR CONTINUANCES

CONSENT ITEMS

1.

MINUTES OF MARCH 5, 2026

Recommended Action: Approve and file

Draft Minutes of March 5, 2026

PUBLIC HEARING ITEMS

Speakers must limit comments to three (3) minutes on all items. Before speaking, please state
your name for the record and print your name on the blue forms provided at the podium.

If in the future, you wish to challenge in court any of the matters on this agenda for which a
public hearing is to be conducted, you may be limited to raising only those issues, which you (or
someone else) raised orally at the public hearing or in written correspondence received by the
City at or before the hearing

2,

2350 BRISTOL STREET DRIVEWAY ACCESS (PA2025-0112)
Site Location: 2350 Bristol Street

Summary:

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

Recommended Actions:

1. Conduct a public hearing;


https://newportbeach.legistar.com/gateway.aspx?M=F&ID=190415a9-bbdc-485b-b2fa-09a7b6efaf63.pdf
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2. Find this project exempt from the California Environmental Quality Act (CEQA)
pursuant to Article 18, Section 15270 (Projects Which Are Disapproved) of the
CEQA Guidelines, because it has no potential to have a significant effect on the
environment; and

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

Item No. 2 Staff Report

Attachment 1 - Draft Resolution

Attachment 2 - Plans Associated with UP86-21P and SP86-52P

Attachment 3 - UP86-21P and SP86-52P

Attachment 4 - Controlled Emergency Access Plan

Attachment 5 - Project Description, Justification
Attachment 6 - Applicant Provided Site Photos
Attachment 7 - Applicant Provided Site Plans
2a_Additional Materials Received Various PA2025-0112
2b_Additional Materials Received Various PA2025-0112

NEWPORT PLACE PLANNED COMMUNITY DEVELOPMENT PLAN
AMENDMENT (PA2025-0196)

Site Location: Generally bounded by MacArthur Boulevard, Jamboree
Road, Birch Street, and Bristol Street North

Summary:

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

Recommended Actions:
1. Conduct a public hearing;

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

3. Adopt Resolution No. PC2026-009, recommending approval of a Planned
Community Development Planned Amendment to revise the minimum percentage of
inclusionary housing applicable to for-sale housing within the Residential Overlay of
PC-11 to the City Council (PA2025-0196).



https://newportbeach.legistar.com/gateway.aspx?M=F&ID=afa8c8e7-f919-4479-bdc8-01bb82918009.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=1a1b695e-796e-42ea-bcbd-e3588e9dc6ca.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=6789ac43-aa7e-47bb-ac95-30d6bf08a165.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=1af56067-3ebc-48b7-b1bd-5cb7cda7a5aa.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=2d289173-6055-4459-8b41-ee4c630fab2b.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=32175aa4-d85b-4db9-a6ec-725c21cbe9d8.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=b396643d-6d64-4234-b7db-40a377f5f0c6.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=5ebc57e9-4692-4cf6-b5d9-397472f0a413.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=909e5d9b-b717-44ed-ae51-95570f002ce3.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=23aea502-b9c6-4b5b-a21b-e40e0144f496.pdf
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Iltem No. 3 Staff Report
Attachment 1 - Draft Planning Commission Resolution

Attachment 2 - Intracorp Homes Letter of Request
Attachment 3 - City Council Resolution No. 2025-77
Attachment 4 - KMA Addendum, Dated January 22, 2026

TOBACCO RETAILER BUSINESS AND CIGAR LOUNGE ORDINANCE
(PA2025-0171
Site Location: Citywide

Summary:

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

Recommended Actions:

1. Conduct a public hearing;

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

3. Adopt Resolution No. PC2026-010, recommending the City Council approve the
code amendments collectively filed as PA2025-0171 establishing comprehensive
regulations for tobacco retailer businesses and cigar lounges.

Iltem No. 4 Staff Report

Attachment 1 - Draft Resolution

Attachment 2 - Amendments to Title 5 (Business Licenses and Reqgulations)
proposed redlined code changes

Attachment 3 - Amendments to Title 2 (Planning and Zoning Code) proposed
redlined code changes

Attachment 4 - Comparison of Tobacco Reqgulations in other cities

VIIl. STUDY SESSION

5.

STUDY SESSION ON THE NEWPORT BEACH 2050 GENERAL PLAN
(PA2022-080)
Site Location: Citywide

Summary:


https://newportbeach.legistar.com/gateway.aspx?M=F&ID=41585e5f-b383-49e2-a701-081439ee8fe2.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=4705984f-581f-4dbb-bedc-c5af99fb6dd1.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=abaa560d-1872-418a-93a4-a8dc0ce8c00d.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=d8ad82a3-47db-49a7-b109-5310cbfbfb1c.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=2575e97d-8414-4307-ab9a-a3dc3f1b438a.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=a8446b5f-f8fb-4ec2-83ec-dbc48c9074b1.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=2333a1c4-d24d-42cd-9535-2027716eb697.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=10795e52-9da4-4ec4-919c-2c38df7ecca4.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=2b81581e-d6cf-4a7a-8cc7-2b3a27331525.pdf
https://newportbeach.legistar.com/gateway.aspx?M=F&ID=37673f86-8d7b-4171-92f7-1c7c5bd43765.pdf
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City staff will present relevant background and an overview of the status of the
comprehensive General Plan Update with special focus on introducing the Final
Draft GPUSC/GPAC General Plan Update, also referred to as the “Newport Beach
2050 General Plan.” This is a study session item only with no action required. It is
anticipated the Planning Commission will review and consider recommending the
Newport Beach 2050 General Plan for City Council approval at its meeting on April
23, 2026.

Recommended Actions:

1. Discuss and provide input or direction to staff.

ltem No. 5 Staff Report

IX. STAFF AND COMMISSIONER ITEMS

6. MOTION FOR RECONSIDERATION

7. REPORT BY THE COMMUNITY DEVELOPMENT DIRECTOR OR REQUEST
FOR MATTERS WHICH A PLANNING COMMISSION MEMBER WOULD LIKE
PLACED ON A FUTURE AGENDA

8. REQUESTS FOR EXCUSED ABSENCES

X. ADJOURNMENT



https://newportbeach.legistar.com/gateway.aspx?M=F&ID=5dcad38f-829f-4c7f-b1ec-68d83b2c293d.pdf

