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& l % CITY OF NEWPORT BEACH
= { L 3. ZONING ADMINISTRATOR STAFF REPORT
N . October 16, 2025
Sror™ Agenda ltem No. 4
SUBJECT: O’Brien Residence (PA2025-0116)

= Coastal Development Permit
SITE LOCATION: 1624 West Ocean Front

APPLICANT: John Walz
OWNER: Toby O’Brien
PLANNER: Laura Rodriguez, Assistant Planner

949-644-3216, Irodriguez@newportbeachca.gov

LAND USE AND ZONING

General Plan Land Use Plan Category: Two Unit Residential (RT)

Zoning District: Two-Unit Residential (R-2)

Coastal Land Use Plan Category: Two Unit Residential (RT-D) (20.0-29.9 DU/AC)
Coastal Zoning District: Two-Unit Residential (R-2)

PROJECT SUMMARY

A coastal development permit (CDP) to demolish an existing 3,049 square-foot duplex and
construct a new three-story 2,738-square-foot single unit dwelling with a 485-square-foot
garage and an attached 928-square-foot accessory dwelling unit (ADU). The project also
includes the installation of landscaping, hardscaping, and site walls. The project complies
with all applicable development standards, and no deviations are requested. All
improvements authorized by the CDP are within private property.

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

3) Adopt Draft Zoning Administrator Resolution No. _ approving Coastal Development
Permit No. PA2025-0116 (Attachment No. ZA 1).
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O’Brien Residence (PA2025-0116)
Zoning Administrator, October 16, 2025
Page 2

DISCUSSION

Land Use and Development Standards

e The subject property is in the R-2 Coastal Zoning District, which provides for single-
unit residential development and is consistent with the City’s Coastal Land Use Plan,
General Plan, and Zoning Code. A coastal development permit 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.

e The property currently consists of one legal lot developed with a duplex. The
neighborhood is predominantly developed with two and three-story, single- and
multi-unit-dwellings. The proposed design, bulk, and scale of the development are
consistent with the existing neighborhood pattern of development and expected
future development consistent with applicable development standards.
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Figure 1: Oblique Aerial Image of Neighborhood

e The proposed single-unit dwelling and attached ADU 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.
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Table 1 — Development Standards
Development Standard Standard Proposed
Setbacks (min.)
Front 9 feet 12 fee 3 inches
Sides 3 feet 3 feet
Rear N/A  (20-foot rear | ~1 foot
alley)
Allowable Floor Area (max.) 4,488 square feet 4,151 square feet
Allowable 3™ Floor Area (max.) | 448.8 square feet 442 square feet
Allowable 3™ Floor Area & | 1122 square feet 701 square feet
Covered (max.)
Open Space (min.) 33.6 square feet 372 square feet
Parking (min.) 2-car garage 2-car garage
Height (max.) 24-foot flat roof 24-foot flat roof
29-foot sloped roof 29-foot sloped roof

Pursuant to subsection 20.48.200.F.8(d)(ii) and 21.48.200.F.8(d)(ii) of the Newport
Beach Municipal Code (NBMC), a walking route was included into the project’s
plan set to demonstrate that additional parking for the ADU is not required if the
Property is half a mile away from nearest major transit stop. Staff confirmed that
the property is indeed within the half-mile distance.

Hazards

The property is located in a developed area on the Balboa Peninsula and
approximately 470 feet from the Mean High-Water Line of the ocean.

The finished floor elevation of the proposed single-unit dwelling is 12.17 feet North
American Vertical Datum of 1988 (NAVD 88), which complies with the minimum
9.00-foot (NAVD 88) elevation standard for new structures.

A Coastal Hazards Report and Sea Level Rise Analysis were prepared by Skelly
Engineering, dated April 14, 2025, for the project. The report concludes that the
proposed project is reasonably safe from shoreline erosion due to the lack of waves
or wakes that can erode sand from the beach. The report also concludes that the
project will be reasonably safe from future sea level rise assuming an increase from
1.3 feet (likely scenario) to 4.5 feet (unlikely scenario) which accounts for future
extreme ocean water level in the range of 9.0 feet NAVD 88 to 12.2 feet NAVD 88.
The finished floor elevation of the first floor of the proposed structure is 12.17 feet
NAVD 88, which complies with the minimum 9.0-foot NAVD 88 elevation standard
for new structures and is above the “likely” maximum future ocean water elevation.
Overall, the report concludes that the Project will not be affected by the projected 75-
year sea level rise due to its distance from the shoreline.

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
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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 approximately 470 feet from the Mean High-Water Line of the
beach. Under Section 21.35.030 (Construction Pollution Prevention Plan) of the
NBMC, a Construction Pollution Prevention Plan (CPPP) is required 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. A CPPP has been provided and
construction plans and activities will be required to adhere to the CPPP.

Under Section 21.35.050 (Water Quality and Hydrology Plan) of the NBMC, due to
the proximity of the development to the shoreline and the development containing
more than 75% of impervious surface area, a preliminary Water Quality and
Hydrology Plan (WQHP) is required. A preliminary WQHP has been prepared for the
project by Toal Engineering, Inc. dated December 4, 2023. The WHQP includes a
polluted runoff and hydrologic site characterization, a sizing standard for BMPs, the
use of a LID approach to retain the design storm runoff volume on-site, and
documentation of the expected effectiveness of the proposed BMPs. The final
priority WQHP shall be reviewed and approved by the Building Division during plan
check.

The project design addresses water quality with a construction erosion control plan
and a post-construction drainage system that includes drainage and percolation
features designed to retain dry weather runoff and minor rain event runoff on-site.
Any water not retained on-site is directed to the City’s storm drain system.

Public Access and Views

The project site 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 bears 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 duplex located on a standard R-2 lot
with a new single-unit dwelling and attached accessory dwelling unit. 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.
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e The project is not located near Coastal Viewpoint or Coastal View Road as identified
in the Coastal Land Use Plan (CLUP). The nearest coastal viewpoint is Veterans
Memorial Park, approximately 600 feet northeast of the property. This viewpoint is
not visible from the property, and the project is also not located between Marina Park
or the bay. Therefore, the project would not obscure views from these public areas.

e Vertical access to the beach is available at the 16" and 17t Street end from West
Balboa Boulevard. The property is located adjacent to the West Ocean Front
boardwalk, which serves as lateral access and provides a path along the beach for
pedestrian and bicycle use. The project does not include any features that would
obstruct access along these routes.

e As a beachfront property, the front elevation will be visible from the beach. While
the property only requires a nine-foot front setback, the project provides a setback
of approximately 12 feet. This enlarged setback area helps enhance the visual
quality of the coast as viewed through the 171" Street street-end from West Balboa
Boulevard, as well as from the West Ocean Front Boardwalk and beach beyond.
Additionally, the project maintains a building envelope consistent with the existing
neighborhood pattern of development and complies with all applicable local coastal
program (LCP) development standards, including all third-floor standards of the
NBMC which limits the size and location of the third floor. Therefore, the project does
not contain any unique features that could degrade the visual quality of the coastal
zone.

ENVIRONMENTAL REVIEW

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.

Class 3 consists of construction and location of limited numbers of new, small facilities or
structures; installation of small equipment and facilities in small structures; and the
conversion of existing small structures from one use to another where only minor
modification are made in the exterior of the structures. Class 3 also exempts the
demolition of up to three single-unit dwellings and additions of up to 10,000 square feet
to existing structures and allows the construction or conversion of up to three single-unit
dwellings. In this case, the project consists of the demolition of an existing duplex and the
construction of a new 2,738-square-foot single-unit dwelling with a 485-square-foot two-
car garage and an attached 928-square-foot ADU and therefore qualifies within this
exemption.
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There are no known exceptions listed in CEQA Guidelines Section 15300.2 that would
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 [LCP]
Implementation Plan) of the Newport Beach Municipal Code. 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/Rodriglez, Assigtant Planner
DL/Ir MJA/S/J

Attachments: ZA 1 Draft Resolution
ZA 2  Vicinity Map
ZA 3  Project Plans
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Draft Resolution



RESOLUTION NO. ZA2025-###

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH APPROVING A COASTAL
DEVELOPMENT PERMIT TO DEMOLISH AN EXISTING DUPLEX
AND CONSTRUCT A NEW THREE-STORY SINGLE-UNIT
DWELLING WITH AN ATTACHED ACCESSORY DWELLING
UNIT AND ATTACHED TWO-CAR GARAGE LOCATED AT 1624
WEST OCEAN FRONT (PA2025-0116)

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS
FOLLOWS:

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by John Walz (Applicant), concerning property located at 1624
West Ocean Front and legally described as Lot 12 of Block 16 of Section B Newport Beach
Tract (Property), requesting approval of a coastal development permit (CDP).

The Applicant requests a CDP to demolish an existing 3,049-square-foot duplex and
construct a new three-story 2,738-square-foot single-unit dwelling with a 485-square-foot
garage and an attached 928-square-foot accessory dwelling unit (ADU). The project also
includes the installation of landscaping, hardscaping, and site walls. The project complies
with all applicable development standards, and no deviations are requested. All
improvements authorized by the CDP are within private property (Project).

The Property is designated Two Unit Residential (RT) by the General Plan Land Use
Element and is located within the Two-Unit Residential (R-2) Zoning District.

The Property is located within the coastal zone. The Coastal Land Use Plan (CLUP)
category is Two Unit Residential (RT-D) and it is located within the Two-Unit Residential
(R-2) Coastal Zoning District.

A public hearing was held on October 16, 2025, 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.

Class 3 consists of construction and location of limited numbers of new, small facilities
or structures; installation of small equipment and facilities in small structures; and the
conversion of existing small structures from one use to another where only minor
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modifications are made in the exterior of the structures. Class 3 also exempts the
demolition of up to three single-unit dwellings and additions of up to 10,000 square feet
to existing structures and allows the construction or conversion of up to three single-unit
dwellings. In this case, the Project consists of the demolition of an existing duplex and
the construction of a new 2,738-square-foot single-unit dwelling with a 485-square-foot
two-car garage and an attached 928-square-foot ADU.

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 4,488 square feet and the proposed floor area
is 4,151 square feet.

b. The Project provides the minimum required setbacks, which are 12 feet from the
property line along West Ocean Front and three feet from each side property line.
There is no setback from the rear property line along the alley.

c. The highest flat roof element does not exceed the maximum 24 feet from the
established grade, which is 11.46 feet per the North American Vertical Datum of
1988 (NAVD 88) and the highest sloping roof does not exceed 29 feet from the
established grade, which complies with the maximum height requirements.

d. The Project includes garage parking for a total of two vehicles, complying with the
minimum two-car garage parking requirement for single-unit dwellings with less
than 4,000 square feet of habitable floor area. Pursuant to subsection
20.48.200.F.8(d)(ii) and 21.48.200.F.8(d)(ii) of the NBMC, a walking route was
included into the project’s plan set to demonstrate that additional parking for the
ADU is not required if the Property is half a mile away from nearest major transit
stop. Staff confirmed that the property is indeed within the half-mile distance.
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A Coastal Hazards Report and Sea Level Rise Analysis was prepared by Skelly
Engineering, dated April 14, 2025, for the Project. The report utilizes the latest adopted
Sea Level Rise Guidance: 2024 Update provided by the State of California and
concludes that the Project is reasonably safe from shoreline erosion due to the lack of
waves or wakes that can erode sand from the beach. The report also concludes that the
Project will be reasonably safe from future sea level rise, assuming an increase from 1.3
feet (likely scenario) to 4.5 feet (unlikely scenario) which accounts for future extreme
ocean water level in the range of 9.0 feet NAVD 88 to 12.2 feet NAVD 88. The finished
floor elevation of the first floor of the proposed structure is 12.17 feet NAVD 88, which
complies with the minimum 9.0-foot NAVD 88 elevation standard for new structures and
is above the “likely” maximum future ocean water elevation. Overall, the report
concludes that the Project will not be affected by the projected 75-year sea level rise
due to its distance from the shoreline.

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
in the investigations. Construction plans are reviewed for compliance with approved
investigations and CBC before building permit issuance.

The Property is located 470 feet from the Mean High-Water Line of the ocean. A
Construction Pollution Prevention 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.

Pursuant to Section 21.35.050 (Water Quality and Hydrology Plan) of the NBMC, due to
the proximity of the development to the shoreline and the development containing more
than 75% of impervious surface area, a Water Quality and Hydrology Plan (WQHP) is
required. A preliminary WQHP has been prepared for the Project by Total Engineering,
Inc. dated, December 4, 2023. 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. The final priority WQHP shall be reviewed
and approved by the Building Division during plan check.

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 invasive
species are not planted.

The Project is not located near Coastal Viewpoint or Coastal View Road as identified in
the Coastal Land Use Plan (CLUP). The nearest coastal viewpoint is Veterans Memorial

10



Zoning Administrator Resolution No. ZA2025-###
Page 4 of 9

Park, approximately 600 feet northeast of the Property. This viewpoint is not visible from
the Property. Therefore, the Project would not obscure views from these public areas.

As a beachfront property, the front elevation will be visible from the beach. While the
Property only requires a nine-foot front setback, the Project provides a setback of
approximately 12 feet. This enlarged setback area helps enhance the visual quality of
the coast as viewed through the 17" Street street-end from West Balboa Boulevard, as
well as from the West Ocean Front Boardwalk and beach beyond. The Project also
complies with all applicable LCP development standards, including all third-floor standards
of the NBMC which limits the size and location of the third floor. Therefore, the Project is
not anticipated to degrade the visual quality of the coastal zone.

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.

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 bears 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 duplex located on a standard R-2 lot with a new single-unit
dwelling and attached accessory dwelling unit. 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.

The Project is located near a Public Beach Access point as identified in the CLUP. Vertical
access to the beach is available at the 16" and 17 Street end from West Balboa
Boulevard. The Property is located adjacent to the West Ocean Front boardwalk, which
serves as lateral access and provides a path along the beach for pedestrian and bicycle
use. The Project does not include any features that would obstruct access along these
routes.

The Property provides vehicular access from 161" and 17" Street as well as West Ocean
Front Alley, which is not proposed to change with the Project.

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
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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 No. PA2025-0116 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 Newport Beach Municipal Code. 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 16™ DAY OF OCTOBER 2025.

Benjamin M. Zdeba, AICP, Zoning Administrator

12
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EXHIBIT “A”

CONDITIONS OF APPROVAL
(Project-specific conditions are in italics)

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).

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 to address the
threat of damage or destruction from waves, erosion, storm conditions, landslides,
seismic activity, bluff retreat, sea level rise, or other natural hazards that may affect the
property, or development of the property, today or in the future. The agreement shall be
binding against the property owners and successors and assigns.

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.

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.

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.

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.

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.

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.

1=
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10.

11.

12.

13.

14.

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.

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 coastal development
permit (CDP) approved by the California Coastal Commission (CCC). Before the
issuance of building permits, the applicant shall provide a copy of said CDP or CDP
waiver or documentation from the CCC that subject improvements are not subject to the
permit requirements of the Coastal Act and/or not located within the permit jurisdiction
of the CCC.

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.

This Coastal Development Permit does not authorize any development seaward of the
private property.

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
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.

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.

14
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15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

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.

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.

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.

Revisions to the approved plans may require an amendment to this Coastal
Development Permit or the processing of a new coastal development permit.

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

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
Coastal Development Permit.

This Coastal Development 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 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.

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
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.

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.

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.
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25.

26.

27.

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.

This Coastal Development Permit 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.

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 O’Brien Residence including but not limited to,
Coastal Development Permit (PA2025-0116) 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.

Fire Division

28.

29.

A residential fire sprinkler system complying with 2022 NFPA13D shall be required.

A minimum 36-inch unobstructed walk path from the front to the rear of the Property shall
be required for emergency access.

Public Works Division

30.

31.

32.

The existing wall and pilasters within the West Ocean Front right of way shall be
removed, and a sidewalk installation to match the existing Ocean Front walkway shall
be required.

A new sewer clean out on the existing sewer lateral per City Standard 406 shall be
required.

No encroachments within the alley right of way, including foundation, shall be permitted.
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LEGEND SUPPLEWENT.

OPEN SPACE

AN RESIDENCE FLOOR AREA

PONT2 959 S
HIGH POINT

LOT 12
2 STORY
BUILDING

TRASHIVETER
I

PROPOSED GARAGE:
[

e

l OPEN
T0 5K

= 19

PROPOSED COVERED DECK
= 29

{0POSED UNCOVERED DECK:
7

EST. GRADE EXHIBIT| 4

PROPOSED FLOOR 1| 1

SQUARE FOOTAGE CALCULATION

= 4151 TOTAL PROPOSED SQUARE FODTAGE( GARAGE INCLUDED)

LEGEND SUPPLEENT.

UNGOVERED PATIO

- COVERED PATIO

7

2

MAIN RESIDENCE FLOOR AREA

2 oy IEEITY o

LEGEND SUPPLEWENT:

MIAIN RESIDENCE FLOOR AREA

22 21

20

ny

‘SLOPE ESTABLISHVENT:
HIGHEST GRADE POINT: 1281
LOWEST GRADE POINT: 9 89
PONT DISTANCE: 92.10'
2929210 = 3.17%

ALLOWALE HEIGHT CALCULATION
‘GRADE ESTABLISHVENT FOR < 5%

PONT #1:1023FS
PONT #2: G89FS
PONT #3: 1281 FS
PONT #4: 1289FS

PROPOSED FLOOR 3| 3

PROPOSED FLOOR 2 | 2

SUM(10.28,9.89, 1281, 12.89) 4= 11.46° AVG
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PLAN KEY NOTES (ALL FIXTURE & FINSH SPECS PER INTERIORS)
ERCLOSET - 128 GALLONFLUSH.

SHONER 0R TU8 W ANTHSGALDING EXTURES WAK. 20 6Pl
50 PSl. PROVIDE 120 CLEANOUT. WALL COVERIG OF
(OWER SHALL 8 TILE, OR APPROVED EQUAL, T0 A, HEIGHT

OF WK 72° 4B, DRAN INCET. FLOAT TILE OVER CEMENT

PLASTER BACKING. NET AREA OF SHOWER ENCLOSURE SHALL

NOT BE LESS THAN 7.1 S0. 1. OF FLOOR ARER W/ A NN, 30°0

CLOSET MILLWORK
£ SO UNDEFCOUNTER UTLITY SIK AND FAUGET WITH

PULL OUT SPRA)

TALESS WATER HEATER, PR T2t FROUDE & 1200 LEC,

OUTLET Wi RY I OF IV VE

SETTEA STRAGH BE CONSENSATE DAARY mxr \s ua

WORE THill 2 ABV. THE FINISH SURFACE BELOWI, A

S5 ENe Bti in 500000 BTUA CAPRCIY SYSTEN,
N, 036" WORKPLACE CLERRANGE IN FRONT.

PULL OUT TRASH DRAWER, PROVIDE TWO BINS

SNGLE DEEP BOWL UNDER COUNTER KITCHEN SINK WITH

WASTE DISPOSAL AND FAUGET WITH PULL OUT SPRAYER
5 GPII @ 80 P, PER SPECS

LANDING: MAX. | 5* BELOW THRESHOLD. WHERE DOOR DOES.

NOT SWING OVER LANDING MAX. 775" BELOW THRESHOLD.

M S INDRECTION oF TRAVEL (5115)

COUNTERTOP @ 3

PR CABMSSMELVES

24 DISHWASHERS ENERGY STAR QUALIFIED

™
LAVATORY PER INTERIORS, 1.5 GPI @ 60 PSS
CUSTOM MILLWORK PER INT
STAINLESS STEEL SHOWER DRAI

R & DRYER: WASHER SHALL BE QUALIFED ENERGY
ATER USE HIGTOR 0F 8

15.11010) GLOTHES DRYER. 4 0 VENT. USE BLOWER 10

VENT THRU ROOF

WINE FRIDGE W/ CUSTOM STL. & GLASS GABINET

RANGE WITH 180CFM HOOD VENT (SEE NOTES 45.0) TINCH

FOR RIGID OR FLEXBLE DUCT

COUNTER DEPH BULT N REFIGERATOR FRECER

MASON-LITE LINEAR HFP-60 W/ PERVIANE

B A e AL e T SE D ered

PER ESR2101. PROVDE LISTED 1070 TYP 6 GAS Vel &

ELECTRG WETER A, MIN.S0%C5" GLEAR N FRONT,VERIFY
ELECTRICAL SUBPANEL, MAINTAIN 3 CLR. IN FRONT
REGESSED SHOWER FLOOR

CLEAR TEMPERED GLASS ENCLOSURE & DOOR

WAUPACA EXCELEVATOR HYDRAULIG ELEVATOR AND
EQUIPMENT, PROVIDE 12" DEEP PIT PER MFT. SPECS
CONTACT MIKE BURKE (CKINLEY ELEVATOR): 949-735-0373
WIALL OVEN

FURNAGE PER ENERGY CALS & SUBCONTRACTOR DESIGN
EXT. OVERHANG ABOVE

BAR SINK
ICE MAKER

NIGHE PER INT.
COMBO SHOWER AND TUB REFER TO NOTE 2

COFFEE STATION W/ WATER SUPPLY
18" DISH WASHER DRAWER PER INT. SPECS

COOK TOP W/ SPEED OVEN BELOW PER INT. SPECS
DEFENDER REVERSE 0SMOSIS DOMESTIC WATER FLLTER
BUILT-ININFRARED SAUNA, E2H FROM RADIANT SAUNA,
U/C APPLIANGES & MILLWORK PER LANDSCAPE

SOLAR BACKUP BATTERY, SEE A_0.2 FOR INSTALL. REQS.
GASSETTE HEAT PUMP IN SOFFT

GENERAL NOTES

SLAB EDGE OR GENTERLINE OF THE PARTITION U,
6.C. TO LAYOUT (N PAINT) THE LOCATIONS OF ALL PARTITIONS,
DOORS, LIGHTING, CEILING ELEWENTS, SPRINKLERS, SWITCHES
olERe, " TEROSTATS,  POWER s G UTLETS

LLWORK AND FURNTURE FOR APPROVAL BY THE OWNER
BHOA 0 CONSTRLC N

LEGEND SUPPLEVENT: GG PLACE i
BATHROOM PROVIOED WITH AGING--PLACE AND FALL
PREVENTION, RENFORCEMENT FOR GRAB BARS.
ELECTRICAL REGEPTACLE OUTLETS, SWITGHES AND
v CONTROLS SHALL BE LOCATED NO MORE THAN 48"
MEASURED FROM THE TOP OF THE OUTLET 50X AND NOT
LESS THAN 15° MEASURED FROM THE BOTTON OF
THE OUTLET BOK ABOVE THE FINSH FLOOR. CRC R327.1.2
2 T s
2y i o oo | we | 0 a0 sy vs | ¢l
(4 T } |
DOOR 687
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715 THE RESPONSIELITY OF THE CONTRACTOR T0 BRING T0
THE ATTENTION OF THE ARCHITECT ANY FIELD CONDITIONS THAT
DONOT ALLOW CONSTRUGTION OR INSTALLATION AS DRAWN

00 NOT SCALE DRAWINGS, DIVENSIONS A4S INDICATED TAKE
PRECEDENT OVER DRAWINGS.

PROVIDE CONTIUOUS WETAL BACKING FOR_ REINFORCING OF
WALLS 1O HANG  MILLWORK. FURNTURE  SHELVING OR

CABINETRY.
PROVIDE WILLWORK SHOP DRAWINGS FOR ARCHTECTS
APPROVAL. WILLWORK _ 10 GOMPLY  WITH _ THE
RECOMMENDATIONS  OF  THE WOUDWORK INSTITUTE  OF

CAUFORNA
6C._T0 PROVIDE FULL-TIME SUPERINTENDENTS SUPERVISION
QN THE PROLECT. UNLESS GTHERWSE AGREED 10 Wik Tie
A1 BHTHEO0N ACGESSORIES. SUCH A9 GRA8 BARS TOWEL
SOAP' DISHES. £1C. it OR WITHIN WALLS SHALL BE
SEREo RCRNST HOSTURE. PROVIOE SCKING AS REQUIRED
AVOID CUT TILES AND BRICK. LAYOLT 10" CONSIDER. FNAL
BEQUIRENENT ABJUST AS RECESSARY. NOTIY ARCHTECT OF

LEGEND (RE: STRUCTURAL PLANS FRAVING DESIGH & PLANS)
206 BXTEAOR WALLS W/ .21 AT NSULATION
R-15 @ INTERIOR EXCEPT WHERE REQD
208 HOUTG PLUUBIG PES PROVIDE 216
CONST. SEE FIISHES BELOW.

- HORIZONTAL LAP SIDING, PTD. WHITE PER 4/44.0

- 1.5 BRICK ADHERED VENEER O/ CEMENT MORTAR
8ED PER 1/A4.0

- BRD & BATTEN SIDING 12° 0/C SPACING PER 7/A4.0

# RATED WALL PER TYPES BELOW
FOR PENETRATION NOTES SEE A_0.2

INT 1-HR RATED PER 61/A_4.4
- 1-HR & 50 STC RATED DEMISING WALL PER 62/4_4.4
- EXT. 1-HR RATED PER 63/A_4.4
- EXT. 1-HR RATED PER 64/A_1.4 (BRICK)
- NEW DOOR PER SCHEDULE A6.0
- NEW WINDOW PER SCHEDULE A6.0
wmcmswmmcvsmssw WIN, 5.7 SF OPENING (ML

20" CLEAR WIDTH X 24 CLEAR HEIGHT). RE: A60 FOR
DETAILED REQUIREMENTS,

=

FLOOR 1 1

NOTES

. v s ert -| PLANS

WALZ : ARCHITECTURE .10 | - 2| consmaL oeveLopvent Ca S
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ROOF NOTES

LEGEND SUPPLEMENT:

[5] DECK DRAN PER 14/A4.0
A0

OVERFLOW DRAIN

ANTER W/
INTEGRAL ATRIUM DRAINS & OVERFLOW
[ Z\G GOATED KALF ROUND GUTTER W/ AGED VINTAGE
ZIG CONTED STANDIG SEAN NETALAGED VNTAGE

[S] CLASS A THERMORY PINE, RIB258F-1 TESTED PER ASTH
E108 0/ MIN. 2% SLOPE: MER-KO CLASS &' WATERPROOF 2,
ELASTOMERIC MEMBRANE PER IAPNIO ER-517

UNVENTED ASSEWBLIES

1. MIN._1* AR IMPERMEABLE SPRAY FOAM INSULATION APPLED

0, THE UNDERSOE o THE ROGF SHEATHIG 1/ AT

INSULATION BELOW, MIN. R-30 T

INTERIOR CLASS | VAPOR. RETARDERS ARE NOT INSTALLED

ONTHE GELIG SDE (ATTC HL00R) O THE UWENTED ATTIC

E OF THE UNVENTED

EVGLOSED ROOF PRAING ASSEMBLY

3. PROVIDE R-30 FBERGLASS BATT FLOOR INSULATION

4. OBTAIN FIRE SPRINKLER PERMIT PRIOR T0 GALLING FOR
ROOF SHEATHING INSPECTION.

AGING-IN PLACE 109 & GUEST SUITE 117
BATHROOM PROVIDED WITH AGING-IN-PLACE AND FALL.
PREVENTION, REINFORCENENT FOR GRAB BARS.
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 FINISH FLOOR. CRC R327.1.2
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e
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1
1 X
. OFFICE ° e
ki
M
,
3 ey o
T T8 \
| 25 2 Ly
I
osk it

PLAN KEY NOTES (ALL FIXTURE & FIISH SPECS PER INTERIORS)
[] WATERCLOSET - 1.28 GALLOWFLUSH. PROVIDE 24 LR,
FRONT AND 30 CLA. WIDTH CONGEAL WATER SUPPLY

) SHOVER OR B i/ ANTLSCALDILG EXTURES MAY. 20 GPU

80°Psl, PROVIDE 120 CLERNOUT. WALL COVERING OF
SHOWER SHALL BE TILE. OR APPROVED EQUAL TO A HEIGHT
OF MIN. 72 A8, DRAIN INLET. FLOAT TILE DVER CEMENT
PLASTER BACKING, IET AREA OF SHOWER ENCLOSURE SHALL
NOT BE LESS THAN 7.1 SQ. FT. OF FLOOR AREA W/ A MIN. 30°G

CLOSET MILLWORK
BEEP BOWL UIDERCOUNTER UTLITY SIK A FAUCET WITH
PULL OUT 5P

TAKLESS WATER FEATER PEA T24. ROVDE A 120 ELC
OUTLET WIN 3: A CATEGORY I OF IV VENT. OR A TYPE &

[ayaia]

IS WORLACE LA N RO

[E] PULL OUT TRASH DRAWER, PF

SRy T ——
WASTE DISPOSAL AND' FAUGET WITH PULL OUT SPRAYER

WX 1.6 GPI @ 0 S|, PER SPECS.

[5] UANDING.WAX ' BELOW THRESHOLD. WHERE DODF DOES
NOT SIING OVER LANDING MAX 7.75* BELOW THRESHOLD.
UM NORECTON OF FRAVE 16T

5] CouiTERTO:

[@ PR Cionerssiees

[5] 24 DISHWASHERS ENERGY STAR QUALIFED

STARWAY & GUARD/HANDRAIL PER 40850/A4.3

FULL HEIGHT GABINETS / SHELVES, TY.

[ LAVATORY PER INTERIORS, 1.5 GPM @ 60 P51

5] CUSTOM MLLWORK PER T

5] STAINLESS STEEL SHOWER DRAIN

[5] CELING ABOVE PER A 50-2

5] WASHER & DRYER: WASHER SHALL BE QUALIFED ENERGY
STAR APPLIANCE WITH MAXHAUM WATER USE FAGTOR OF §

ALLONS PER GUAIC FEET OF DRUM GAPACITY. (WG

15.1010) CLOTHES DRYER. 4 0 VENT. USE BLOWER 10

VENT THRU ROOF

WINE FRIDGE W/ CUSTOM STL. & GLASS CABINET

RANGE WITH 180GFY HOOD VENT (SEE NOTES A5.0) TNGH

FOR RIGD OR FLEXIBLE DUCT

CONTERDEPTHBULT N RFRCERATON, ECEn

LITE LINEAR FP-60 W/ PERMANENT GLAS
o ey TEern ANB usrsn
FER ESR2401. FROVDE LSTED 100 1YPE 5 0

[ ELECTRIG METER MAN. WL 305" CLEAR I FRONT, VERY

AETGA. suwm MAWTNN 3 CLR.IN FRONT
[E] RECESSED SHOWER
[E] CLEAR TEMPERED Guss ENcmsuRE &000R

WAUPACA EXCELEVATOR HYDRAULIG ELEVATOR AND
EQUIPMENT PROVIDE 12° DEEP PIT PER WFT. SPECS
CONTACT MIKE BURKE (CKINLEY ELEVATOR): 949-735-0373
FURNAGE PER ENERGY CALCS & SUBCONTRACTOR DESIGN
EXT. OVERHANG ABOVE

BARSINK
1CE MAKER

NICHE PER I,

COMBO SHOWER AND TUB REFER TO NOTE 2

COFFEE STATION W/ WATER SUPPLY
16" DISH WASHER DRAWER PER INT. SPECS
(GOOK TOP W/ SPEED OVEN BELOW PER INT. SPECS
DEFENDER REVERSE OSMOSIS DOMESTIC WATER FILTER
BUILT-IN INFRARED SAUNA, E2H FROM RADIANT SALNA.
UIC APPLIANCES & MILLWORK PER LANDSCAPE

SOLAR BACKUP BATTERY, SEE A_0.2 FOR INSTALL. REQS,
(CASSETTE HEAT PUMP IN SOFFT

GENERAL NOTES

SLAB EOGE O CENTERLIE OF T BARTIION U0

ATIQUS 0F AL PATTITIONS.
INKLERS, SWITCHES
UTLETS,

NER

TS THE RESPONSISILTY OF THE CONTRACTOR T0 BRING T0

THE ATTENTION OF THE ARCHITECT ANY FEELD CONDITIONS THAT

DO1GT ALLOW CONSTHLCTON 0% NSTALLATON 5 bty
DRAWINGS, DIVENSIONS AS INDICATED TAKE

BRECEDEN OvER DRAWINGE

FHOVIDE COVTILOUS METAL sAcka. FoR, RENEORCIG 0F

i MILLWORK, FURNTURE  SHELVING  OR

TR
FROVDE MLLORK SHOP DRAVINGS. FOR  ARGHTECTS
APPROVAL.  WILLWORK WY WITH  THE
AECOMMEOATIONS OF T8 WOSDWORK WSTHUTE 'OF
CALFORIIA )

&C.TO PROVIDE FULLTIME SUPERINTENDENTS SUPERVISION
O THE PROJECT. UNLESS OTHERWISE AGREED T0 WITH THE
AT BATHAOOM ACCESSORIES, SUCH AS GRAB BARS, TOWEL
BARS, SOAP DISHES, EIC. O OR WITHIN WALLS SHALL B
SEALED AGAINST MORTURE, PROVIDE BACKING AS REQUIRED.
V0D CUT TILES AND BRICK_LAYOUT T0°CONSIDER. FINAL
BEQUAENENT, AT AS NECESSARY. NOTY ARCHTECT OF

LEGEND (RE: STRUCTURAL PLANS FRAMING DESIGN & PLANS)
2XG EXTERIOR WALLS W/ R-21 BATT INSULATION.
-2 W io @ NIERIOR BCEPT WHERE REQD
ROUTNG PLUMHING PPES PROVE. 210
CBisT Sk FHGIES
- HORZONTAL AP SN PT, WHITEPER 4O

& 15 BROK ADHERED VENEER O/ CEMENT WORTAR
BED PER 1/
e

BAD & BATTEN SIDING 12" 0/C SPACING PER 7/A4.0
RATED WALL PER TYPES BELOW

FOR PENETRATION NOTES SEE A_0.2

- INT. 1-HR RATED PER 61/A_4.4

148850 TC RATED DEMISIG WALLPER 62444
BT 48 RATED ER 6944
&> - o vnaNTED PR o4 4 BREH)
QIR - NEW DOOR PER SCHEDULE A6.0
 NEWWINDOW PER SOHEDLLE A60

NDICATES EVERGENOY EGRESS W/ M. 57 5 OPENIG (i

PCLEAR WITH % 24 CLEAR HEIGHY. RE. 460 FOR
GETALED REQUREVETS,

FLOOR 2 1

NOTES

: F win, | JPLANS
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ROOF NOTES

LEGEND SUPPLEMENT:

OVERFLOW DRAIN

ANTER W/
INTEGRAL ATRIUM DRAINS & OVERFLOW
[T] ZINC COATED HALF ROUND GUTTER W AGED VINTAGE

e ELASTOMERIC MEMBRANE PER IAPNIO ER-517

ZIG CONTED STANDIG SEAN NETALAGED VNTAGE

[5] DECK DRAN PER 14/A4.0
A0

[5] CLASS X THERMORY PINE, RUB258F-1 TESTED PER ASTH
E108 0/ MIN. 2% SLOPE: MER-KO CLASS A'WATERPROOF 2. INTERIOR CLASS | VAPOR, RETARDERS ARE NOT INSTALLED

UNVENTED ASSEWBLIES

1. MIN._1* AR IMPERMEABLE SPRAY FOAM INSULATION APPLED
0, THE UNDERSOE o THE ROGF SHEATHIG 1/ AT
INSULATION BELOW, MIN. R-30 T
ONTHE GELIG SDE (ATTC HL00R) O THE UWENTED ATTIC

IBLY OR ON THE CELL THE UNVENTED

EVGLOSED ROOF PRAING ASSEMBLY

3. PROVIDE R-30 FBERGLASS BATT FLOOR INSULATION

4. OBTAIN FIRE SPRINKLER PERMIT PRIOR T0 GALLING FOR
ROOF SHEATHING INSPECTION.

AGING-IN PLACE

BATHROOM PROVIDED WITH AGING-IN-PLACE AND FALL.
PREVENTION, REINFORCENENT FOR GRAB BARS.
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 FINISH FLOOR. CRC R327.1.2
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PLAN KEY NOTES (ALL FIXTURE & FIISH SPECS PER INTERIORS)
[] WATERCLOSET - 1.28 GALLOWFLUSH. PROVIDE 24 LR,
FRONT AND 30 CLA. WIDTH CONGEAL WATER SUPPLY
[2] SHOWER OR TUB W/ ANTL-SCALDING FIXTURES MAX. 2.0 GPIY
@ 80 PSl, PROVIDE 1240 CLEANOUT. WALL COVERING OF
HOWER SHALL BE TILE. OR APPROVED EQUAL. T0 A HEGHT
OF MIN. 72 A8, DRAIN INLET. FLOAT TILE DVER CEMENT
PLASTER BACKING, IET AREA OF SHOWER ENCLOSURE SHALL
NOT BE LESS THAN 7.1 SQ. FT. OF FLOOR AREA W/ A MIN. 30°G

GLOSET MILLWORK

DEEP BOVLUNDERCOUNTER UTTY K AND FAUGET WITH

PULL OUT PR

TAOKLESS WATER HEATER PER 24 PROVOE A 1200 L£G

OUTLET WiN 5 A CATEGORY Il OF IV VENT. O A TYPE &

VENTWITH & STRAIGHT PIPE, CONDENSATE DRAN THAT 5 10

WORE THAN 2° /B THE FNISH SURFAGE BELOW. A GAS

SUBPLY LV AT it 200000 ST CARRCITY SYSTEM,

IS WORLACE LA N O

[E] PULL OUT TRASH DRAWER, PF

SRy T ——
WASTE DISPOSAL AND' FAUGET WITH PULL OUT SPRAYER

WX 1.6 GPI @ 0 S|, PER SPECS.

[5] UANDING.WAX ' BELOW THRESHOLD. WHERE DODF DOES
NOT SIING OVER LANDING MAX 7.75* BELOW THRESHOLD.
M 3 I DIREGTION OF TRAVEL (3311.3)

[5] COUNTERTOP @ 36" TYP.

[T] UPPER CABINETSISHELVES

[5] 24 DISHWASHERS ENERGY STAR QUALIFED

STARWAY & GUARD/HANDRAIL PER 40850/A4.3

FULL HEIGHT GABINETS / SHELVES, TY.

[ LAVATORY PER INTERIORS, 1.5 GPM @ 60 P51
CUSTOM MILLWORK PER INT.

5] STAINLESS STEEL SHOWER DRAIN

[5] CELING ABOVE PER A 50-2

5] WASHER & DRYER: WASHER SHALL BE QUALIFED ENERGY
STAR APPUANCE Wt WUSOUIM YATER USE FACTOR 0F &

PER GUAIC FEET OF DRUM GAPACITY. (NG

7511010 CLoTHES DRVeR, & 0 VENT. USE BLOWER 10

VENT THRU ROOF

WINE FRIDGE W/ CUSTOM STL. & GLASS CABINET

RANGE WITH 180GFY HOOD VENT (SEE NOTES A5.0) TNGH

FOR RIGD OR FLEXIBLE DUCT

CONTERDEPTHBULT N RFRCERATON, ECEn

MASON-LITE LINEAR IFP-60 W/ PERMANENT
o ey TEern AND usrsn
FER ESR2401. FROVDE LSTED 100 1YPE 5 0

[ayaia]

&) ﬂzcmc METER MAIN, MIN. 30°X36" CLEAR IN FRONT, VERIFY

] AETGA. suwm mwmw 3 CLR.IN FRONT
[E] RECESSED SHOWER
[E] CLEAR TEMPERED Guss ENcLosuRE &000R

WAUPACA EXCELEVATOR HYDRAULIG ELEVATOR AND
EQUIPMENT PROVIDE 12° DEEP PIT PER WFT. SPECS
CONTACT MIKE BURKE (CKINLEY ELEVATOR): 949-735-0373

FURNAGE PER ENERGY CALCS & SUBCONTRACTOR DESIGN
EXT. OVERHANG ABOVE

BARSINK

1CE MAKER

NICHE PER I,

COMBO SHOWER AND TUB REFER TO NOTE 2

GOFFEE STATION W WATER SUPPLY
18" DISH WASHER DRAWER PER INT.SPECS

COOK TOP W/ SPEED OVEN BELOW PER INT. SPECS
DEFENDER REVERSE OSHOSIS DOMESTIC WATER FILTER
BULTN INFRARED SAUNA, E2H FROM RADIANT SAUNA
/G APPLIANCES & MILLWORK PER LANDSCAPE

W] SOLAR BACKUP BATTERY, SEE A_0.2 FOR INSTALL REQS,
] GASSETTE HEAT PUIP I SOFFIT

GENERAL NOTES

SLAB EOGE O CENTERLIE OF T BARTIION U0

&0 UT (M PANT) T LOCATONS 0 AL PAeTIONS,

B3RS AT, CEUNG ELEVENTS. SPR . SHIGHES

DIVMERS, " THERNOSTATS, ~ POWER.

RILLWORK AND FURITURE FOR APPROVAL BY THE OWNER

PRIOR TO CONSTRUCTION,

TS THE RESPONSISILTY OF THE CONTRACTOR T0 BRING T0

THE ATTENTION OF THE ARCHITECT ANY FEELD CONDITIONS THAT

DO1GT ALLOW CONSTHLCTON 0% NSTALLATON 5 bty
DRAWINGS, DIVENSIONS AS INDICATED TAKE

BRECEDEN OvER DRAWINGE

FHOVIDE COVTILOUS METAL sAcka. FoR, RENEORCIG 0F

i MILLWORK, FURNTURE  SHELVING  OR

TR
FROVDE MLLORK SHOP DRAVINGS. FOR  ARGHTECTS
APPROVAL.  WILLWORK

AECOMMEOATIONS OF T8 WOSDWORK WSTHUTE 'OF
GAUIFORNIA

&C.TO PROVIDE FULLTIME SUPERINTENDENTS SUPERVISION
O THE PROJECT. UNLESS OTHERWISE AGREED T0 WITH THE

AT BATHAOOM ACCESSORIES, SUCH AS GRAB BARS, TOWEL
BARS, SOAP DISHES, EIC. O OR WITHIN WALLS SHALL B
SEALED AGAINST MORTURE, PROVIDE BACKING AS REQUIRED.

V0D CUT TILES AND BRICK_LAYOUT T0°CONSIDER. FINAL
BEQUAENENT, AT AS NECESSARY. NOTY ARCHTECT OF

LEGEND (RE: STRUCTURAL PLANS FRAMING DESIGN & PLANS)

| sof = ra 1108 72 g 2XG EXTERIOR WALLS W/ R-21 BATT INSULATION.
| TRAWEE @ Wik BEER Wkt oo
Rl LNGNG, PIS. MROVDE 50
il GO, SEE SHES i
> - HommowAL L SONG I WHTE PR 4
" + BRICK ADHERED VENEER O/ CEMENT MORTAR
| | 0 | | & i
&> - soasammensons 12 o6 spaons e 7o
A\ SRR - RATED WALL PER TYPES BELOW
N2 FOR PENETRATIO NOTES SE€ A 0.2
- NT.-HR RATED PER 61/A_4.4
- 4R &.50 STC RATED DEMISING WALL PR 62A_4.4
-EXT. 4R RATED PER 634 4.4
(4 (5 () (1) &> - o mRATED PR 64 44 BRI
5 & 57 57 QD - NEW DOOR PER SCHEDULE A60
- NEW WINDOW PER SCHEDULE A6
TNDIGATES EMERGENCY EGRESS W/ I\ 57 SF OPENING (1
WIDTH X 24" CLEAR HEIGHT. RE: ABO FOR
DETALED REQUREMENTS
FLOOR 3 1 NOTES
_ DATE REVISIONS 5[5 wobert g,
WALZ : ARCHITECTURE -|O'BRIEN.OCEANFRONT g | CORSTAL DEVELOPUENT Al T | e
JRWALZ B g . | g S| PERMIT (RECHEK#1) & e |2
23 CORPORATE PLAZA, SUITE 150 s o B S = = 4
NEWPORT BEACH, CA 92660 = 1624 WEST OCEAN FRONT, NEWPORT BEACH | assessons parceLs o0 2227 H R ——————— 1 : I -
035017 g = = A0 1S NOT T0 B REPRODUCED OR COPEDIN |2 O b1 A =
S| = B g wae e o evsson 1 1% S g2
JR@WALZARCHITECTURE.COM 5| KORI & TOBY O'BRIEN = 5 BE USED O AN OTweR pRosECT | 2 R = = A 1 2
° - 5| Mo toserenmen oot gy 55 g| ez 3|7 —
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T.ORALING: 3531

T.0. PARAPET. 35.31

\ ¥ \

RODF NOTES

[E] oveRrLOW DRAN

(5] DECKDRAN PER 14440

FNISH

A
INTEGRAL ATRIUM DRAIIS & OVERFLOW
5] Z1NG COATED HALF ROUND GUTTER W/ AGED VINTAGE

ITER W/ [} !

[ CLASS A THERMORY PINE, RUB258F-1 TESTED PER ASTHA
E108 0/ MIN. 2% SLOPE: MIER-KO CLASS &' WATERPROOF
ELASTOMERIC MEMBRANE PER IAPMO ER-517

G COMTED STAIOING SEAM ETAL AGED ITAGE

‘RVENTED ASSEVELES,
MIN_1" AR INPERME
0 THE UNDERSIDE OF THE RO
INSULATION BELOW, MW o
INTERIOR CLASS | Emknfks ARE NOT INSTALLED.
OUTHE CELIG smE mmb FLOOR) OF THE UNVENTED ATTIC

Bl CELNG SO OF THe UWENTED
ERC:05£D AO0F A

PROVIDE R-30 FBERGLASS am -

OBTAIN FRE SPRINLER PERMIT PRIOR T0 CALUNG FOR
ROOF SHEATHING INSPECTION

ABLE SPRAY FOAN INSULATION APPLED
0r SHEATHIG 16 BATE

TORALING: 3531

[
T |
(i
| “ogr” @ 1 —_ — —
; : o || |
1 - [ SOLAR
I § |
i & f
i RIDGE: (+40.47) FROM EST. GRADE) 2 N } i) T
‘ 4 % "l | )
4

| wf o & ko “ |

ROOF DECK 1 N 0% VALEY | LT
! E T r—==== =

C 1 . | T | o

SEEAL2 1 I ; ;

I [
) | 4 | |
= g | $ &, < &
! H H . | N r A Y
! s ] e s § e 8 !
1 H g I |
i 2 |
i § !
! s }
T.O.RAILING: 35.31" L
| | = |

~——
BRICK CHIMNEY
T

,

PLAN KEY NOTES (ALL FIXTURE & FIISH SPECS PER INTERIORS)
[] WATERCLOSET - 1.28 GALLOWFLUSH. PROVIDE 24 LR,
FRONT AND 30 CLA. WIDTH CONGEAL WATER SUPPLY
[2] SHOWER OR TUB W/ ANTL-SCALDING FIXTURES MAX. 2.0 GPIY
@ 80 PSl, PROVIDE 1240 CLEANOUT. WALL COVERING OF
mwm SHALL BE TILE. OR APPROVED EQUAL. 70 A HEIGHT
N, 72° A8V, DRAIN INLET. FLOAT TILE OVER CEMENT
BEARTER BAGKRG. N AREA OF SHONER N DSURE SHALL
NOT BE LESS THAN 7.1 SQ. FT. OF FLOOR AREA W/ A MIN. 30°G

GLOSET WILWORK

P EOWL UNDERCOUNTR UTLTY SIS A0 FAUGET W

POLL OUT SPR

TAOKLESS WATER HEATER PER 24 PROVOE A 1200 L£G

OUTLETWIN 3 A CATEGORY i O v VENT. On A T &

VT A STRAIGHT P, CONGENSATE DRARLTHAT 1SN0

ORE THA 2 4BV, THE FIISH SURFACE BELON. A GAS

SRR NE St Sos s hehcy b

ISt WO LRI RO

[E] PULL OUT TRASH DRAWER, PF

SRy T ——
WASTE DISPOSAL AND PAUGEP WITH PULL OUT SPRAVER

HAX 18 6P @80 P, e SPECS

(5] LANDIIG: AX 3 5 BELOW THRESHOLD. WHERE DOOR 00ES
O SWIG OVER UANDG MAX. 775" BELOW THRESHOLD
Lo HBRECTONGF TRV (5115

5] COUTERT

B trrescipnerssees

(] 24 DISHWASHERS ENERGY STAR QUALIED

[ayaia]

(] STANLESS STEEL SHOWER DRAN

[5] CELING ABOVE PER A 50-2

5] WASHER & DRYER: WASHER SHALL BE QUALIFED ENERGY

STAR APPUANCE Wt WUSOUIM YATER USE FACTOR 0F &

LLONS PER CUBIC FEET OF DRUM CAPACITY. (NBWC

15.1010) CLOTHES DRYER. 4 0 VENT. USE BLOWER 10

VENT THRU ROOF

[ WINE FRIDGE W/ CUSTOM STL & GLASS CABINET

RANGE WITH 180GFY HOOD VENT (SEE NOTES A5.0) TNGH

FOR RIGID OR FLEXBLE DUCT

CONTERDEPTHBULT N RFRCERATON, ECEn

LITELINEAR I1FP-60 W PER
o ey TEern ANU usrsn
FER ESR2401. FROVDE LSTED 100 1YPE 5 0

[ ELECTRIG METER MAN. WL 305" CLEAR I FRONT, VERY

AETGA. suwun MAWTNN 3 CLR.IN FRONT
[E] RECESSED SHOWER
[E] CLEAR TEMPERED Guss ENcmsuRE &000R

WAUPACA EXCELEVATOR HYDRAULIG ELEVATOR AND

EQUIPMENT PROVIDE 12° DEEP PIT PER WFT. SPECS

CONTACT MIKE BURKE (CKINLEY ELEVATOR): 949-735-0373
VAL OVEN

FURNAGE PER ENERGY CALCS & SUBCONTRACTOR DESIGN

EXT. OVERHANG ABOVE

BARSINK
1CE MAKER

NICHE PER I,

COMBO SHOWER AND TUB REFER TO NOTE 2

COFFEE STATION W/ WATER SUPPLY
w msn i wwm PERINT. SPECS
‘SPEED OVEN BELOW PER INT.

DEVENI)ER nsvmss 0SHOSIS DOMESTIC wmn F\UER

BUILT-IN INFRARED SAUNA, E2H FROM RADIANT SALNA.
UIC APPLIANCES & MILLWORK PER LANDSCAPE

SOLAR BACKUP BATTERY, SEE A_0.2 FOR INSTALL. REQS,
(CASSETTE HEAT PUMP IN SOFFT

GENERAL NOTES

SLAB EGE O CENTERLIE OF T gwmuu UNO

ATIQUS 0F AL PATTITIONS.
FLEVENTS SERNKLERS, SWICHES.

N
TS THE RESPONSISILTY OF THE CONTRACTOR T0 BRING T0
THE ATTENTION OF THE ARCHITECT ANY FEELD CONDITIONS THAT
DO1GT ALLOW CONSTHLCTON 0% NSTALLATON 5 bty
DRAWINGS, DIVENSIONS AS INDICATED TAKE
BRECEDEN OvER DRAWINGE
FHOVIDE COVTILOUS METAL sAcka. FoR, RENEORCIG 0F
WALS 10" HANG MLLWORK.” FURNITURE  SHELUNG. 08

it
FROVDE MLLORK SHOP DRAVINGS. FOR  ARGHTECTS
PPROVAL. _WILLWORK

AECOMMEOATIONS OF T8 WOSDWORK WSTHUTE 'OF
CALFORIIA )

&C.TO PROVIDE FULLTIME SUPERINTENDENTS SUPERVISION
O THE PROJECT. UNLESS OTHERWISE AGREED T0 WITH THE
AT BATHAOOM ACCESSORIES, SUCH AS GRAB BARS, TOWEL
BARS, SOAP DISHES, EIC. O OR WITHIN WALLS SHALL B
SEALED AGAINST MORTURE, PROVIDE BACKING AS REQUIRED.
V0D CUT TILES AND BRICK_LAYOUT T0°CONSIDER. FINAL
BEQUAENENT, AT AS NECESSARY. NOTY ARCHTECT OF

LEGEND (RE: STRUCTURAL PLANS FRAMING DESIGN & PLANS)
2XG EXTERIOR WALLS W/ R-21 BATT INSULATION.
-2 W io @ NIERIOR BCEPT WHERE REQD
ROUTNG PLUMHING PPES PROVE. 210
CBisT Sk FHGIES
- HORZONTAL AP SN PT, WHITEPER 4O

15" BRICK ADHERED VENEER 0/ CEMENT MORTAR
BEDPER 1/A40

BAD & BATTEN SIDING 12" 0/C SPACING PER 7/A4.0
RATED WALL PER TYPES BELOW

FOR PENETRATION NOTES SEE A_0.2

- INT. 1-HR RATED PER 61/A_4.4

&
&
-

148850 TC RATED DEMISIG WALLPER 62444
BT 48 RATED ER 6944
&> - o vnaNTED PR o4 4 BREH)
QIR - NEW DOOR PER SCHEDULE A6.0
 NEWWINDOW PER SOHEDLLE A60
NDICATES EVERGENOY EGRESS W/ M. 57 5 OPENIG (i
WOTH X 24 CLEAR HERGH. RE. 460 FOR
GETALED REQUREVETS,

ROOF PLAN 1

NOTES

. B et <|PLANS

WALZ : ARCHITECTURE -0 | | coasTaL DEVELOPMENT R S

JRWALZ 4 g o BRIENOCEANFRONT H B Z| PERMIT (RECHEK#1) H /"% &

23 COMPOTATE PLAZA SUTE 150 E 1624 WEST OCEAN FRONT, NEWPORT BEACH 2| wsesorsaon s o0 007 H HS ORANING I THE FROPEATY OF J WAL § S [leoe E

240835077 K H A A E Nl

JR@WALZARCHITECTURE.COM | KORI & TOBY O'BRIEN = S 15 NOT 10 BE USED ON ANY OTHER PROJECT | ' R = s A 1 3
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HEIGHT CERTIFCATION REQUIRED

2611} FROM EST. GRADE

268" FRON EST. GRADE

_ TOPOFCHIMNEY : + g

TOP OF ROOF : +28-3"

TANDING & SEAM METAL ROOF. AGED VINTAGE FINSH &
__ TOPLATE 4261

6 HORZ SHIPLAP SIDING.

ALUM, CL -WHITE

TOP OF UPPER DECK +19-10°

peyLe
N

3ND FLOOR

P

6 HORIZ SHIPLAP SIDING

LINEAR ROMAN BRICK VENEER-PTD. WHITE

_ TOPLE 18

2NDFLOOR +10-3"

|

T,

SOUTHEAST (REAR) ELEVATION

UNE

PROPERT

T0P OF CHIMNEY : +

TANDING & SEAM METAL ROOF. AGED VINTAGE FINISH 2

STANDING & SEAM METAL {
s wmcE |
" AL CLD wwsj‘
H |
23 |
g & 6 HORLZ SHPL ‘
= 3
- |
|

INEAR ROMAN BRICK VENEER-PTD.WHITE

£ ToporRogE: <z
_ gl rorumar °
. PER PLAN
0P OF UPPER DECK -+19-10°

3D FLOOR +19-3°

_ _topwEsmy g
[ o HoRz sueLP sonG
} LEAR GLASS GUARDRAIL MIN 40% OPEN

51t 5

TOWATER TABLE: +10-4TYP.

N

L # TOPUTE S0, =}

ENEER-PTD. WHITE

EST. GRADE: +11.46

—

NORTHEAST (SIDE) ELEVATION 3

o Vo 5 bert

WALZ : ARCHITECTURE -0 L e =] corsTaL DEVELOPMENT i

WAL ;| O'BRIEN.OCEANFRONT | S o el eevaions

o S ot | 1624 WEST OCEAN FRONT, NEWPORT BEACH RO P TTTN | P -

040835077 Ro S10110 & oo oo |2 H H
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fue

TOP OF CHIMIEY : +30-3

TOP OF ROQF - 4283

g O 5 8|
5 Q) H 4
&l — =t o
g R00F DECK HALLWAY HE—T e % |
H
| 0
N\ TOP OF UPPER DECK +19-10"
R — _ =7 e
. e ! TOPLATE +18-3
| i @ !
ALUM. CLAD DOORS + WINDOW - WHITE
ALUM 0L W JUININF [F====
BALCONY WASTER SUTE cLoseT & w3 BN FAMILY BONUS
LINEN (o]l — 5
g T &y
& w y
2| ouean Guass GuamoRaL M 0% open | 7 7 N/ - L[
z
g P 5 20008 410
& Tl My — T T T
2 = i ! H = TOPWTEser
- | rh
g )
f V. V4 V. &2 | J
g 77 il
H w3
£ BAR e — o GARAGE \ CARPORT / OPEN SPACE LINEAR ROLAN BRICK VENEER.FTD, WHTE
£ MAIL 20 z
— == — @
o _ _ o TOP OF CHIVNEY : +30-3
ﬂfgii ; o L oreor e 4
of — a0, | Z
Z C— 777 - TORATE 428
g ROOF DECK JBEDROOM HALLWAY N BATH
Vd 3
\ / \ 108 OF UPPER DECK 419-10
f ]
7z
8| ALUM, GLAD DOORS + WNDOW - WHITE
5 2 o / ~
I [=5] =g 3
£l = =
z| E | 7 ”
5| = aomouss oo 1177 |7 \

|
|
|
L]

DINING

PANTRY / COFFE

SAND/SURF

GARAGE

NDFLOOR +10-3"

TOPLATE +6-1°

X GYPSUM BOARD APPLED TO THE

CARPORT / OPEN SPACE

TN Tt e 11

UIDERSDE OF FLODR FRAVIG. PROVDE
MAUA 5° GYPSUM BOARD 0N THE GARAGE
SOEELSENHERE, TABLE R3025.

LINEAR ROMAN BRICK VENEER-PTD. WHITE

TOSU: +0:0°(12.17)

TRANSVERSE SECTION
_ 1 - REVISIONS 5[5 qRobert g, -
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TopOF GRINEY - 4303 o Top o Y : +5
STAIDING & SEAM VETALROOF AGED WNTAGE i TAIDING & SEAN WETALROOF. AGED VNTAGE IS <
TOP OF ROOF : +28-3" \ o T0P OF ROOF : 424 -
| o . | rommesmr .
£ ! 5 E E
El } £l 2l £l
i — | E ‘ :
. |
ALUM, WHITE | T ALUM.CL T TOP OF UPPER DECK +1-10"
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M o wemewss
E H 5
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SURVEY NOTES

ALL MEASUREMENTS SHOWN HEREON ARE TO EXISTING
EXTERIOR FINISHED SURFACE.

THE ONLY EASEMENTS SHOWN, IF ANY, ARE PER THE TRACT MAP
OF SUBJECT PROPERTY. THE PLAT FOR THIS SURVEY WAS
PREPARED WITHOUT A TITLE REPORT. UNPLOTTED EASEMENTS
MAY EXIST ON THE SUBJECT PROPERTY.

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

LEGEND
DESCRIPTION
(123.45) MEASURED ELEVATIONS
) RECORD BERING & DISTANCE
ES BRICK
| CONCRETE
= DECK.
C——————T—— | WALL
— — — — — | BUILDING
————— — ———— | CENTERLINE
——— — — ——— | PROPERTY LINE
FENCE
[~ BENCH MARK
AC ASPHALT
CF CURB FACE
FF FINISH FLOOR
FH FIRE HYDRANT
FL FLOW LINE
FS FINISHED SURFACE
GF GARAGE FLOOR
GM GAS METER
L&T LEAD & TAG
MH MAN HOLE
NG NATURAL GRADE
P PLANTER
PP POWER POLE
TC TOP OF CURB
™ TOP OF WALL
TG TOP OF GRATE
TOR TOP OF ROOF
S&W SPIKE & WASHER
WM WATER METER
wv WATER VALVE

FouND

FouND

17TH STREET

20.0

97—

pULsES)

1 STORY
BUILDING

e |

I 5 e
g .
- — T "IN W 3@07 : ‘
' \
| Ao |
e \
—_—
P |
A \
g
2l |
- 5 \
) g Lordid,
3 =]
£ LOT 12 %‘ BOTLDY ‘
Lurds i‘| 2 STORY ‘ |
N BUILDING
2 STORY = o 2
BUILDING g’ I/ 7 ! ‘
| | |
114‘ = | R N4 ‘
g ‘
\
1
|-

| woraw
|

"3 s10RY

= oo,
(N 79°19'33" W 30.00") 5
&

OCEAN FRONT WEST

w
Balbog py,q B
Balbog
BYy,
d

7th 5

16th s

’\ W Oceantrony
PROJECT W Oce,,
nf
SITE =t

SCean From

Ocean

Front iy

VICINITY MAP

NOT TO SCALE

ADDRESS OF PROJECT

1624 WEST OCEANFRONT
NEWPORT BEACH, CA

PREPARED FOR

WALT ARCHITECUTRE

LEGAL DESCRIPTION

LOT 12, BLOCK 16 OF NEWPORT BEACH
SECTION B

APN 047-202-27

BENCH MARK

BENCH MARK #T-1415
DATUM: NAVDSS
ELEVATION: 7.73

TOPOGRAPHIC SURVEY

JOB: 97-6 DATE: 11/5/2024

RDM

SURVEYING INC.
RON MIEDEMA LS. 4653
23016 LAKE FOREST DRIVE #409
LAGUNA HILLS, CA 92653
(949) 858-2924  OFFICE
(949) 422-1869  CELL
RDMSURVEYING@COX NET

=21



A 8 D 3 £ c H
PLANS PREPARED BY:
ENGINEERING, INC.
\:l CONCRETE PAVING A, AGEREGATE BASE
oF DEEPENED FOOTING
I:‘ WOOD DECKING 06 DECOMPOSED GRANITE
0s DOWNSPOUT
_ : 0 8 16 CIVIL ENGINEERING
——510—  CONTOUR (PROPOSED) » EDGE OF PAVEMENT = Foi. ‘ LAND SURVEYING
10000 SPOT ELEVATION (PROPOSED) FF FINISH FLOOR =54 [ R T STORMWATER QUALITY
=3 334 :1/8
(100.00) ~ SPOT ELEVATION (MATCH EXISTING) G FINISH GRADE ss 139 Avenida Navarro
FLOR R FLOW LNE Sz @A i San Clemente, CA 92672
——4 == PROPOSED DRAN LINE s FINISH SURFACE Q NN ‘www.toalengineering.com
-t GFF GARAGE FINISH FLOOR
—>—SUB—>— PROPOSED SUBDRAIN NV INVERT s BN 47 APN 047-202-28 LINE DATA O
>—Fl—>—  PROPOSED FORCE MAN PL OR R PROPERTY LINE 5}4, b &/ 1628 W. OCEANFRONT NO.  BEARING DIST.
1ogp  ROOF DRAN <Pn> PLANTER AREA 5 o S EN S - o -
=—=—== PROPOSED RETANING WALL RAW RIGHT OF WAY / s N 7919'33 W
0. TOP OF CONCRETE / \ 7
=
A\  SECTON LETTER 1/c0 TOP OF CLEANOUT =T
\J0 /" SHEET NUMBER 1 TOP OF CURB op = 11 ==
L TOP OF FOOTING g N RD /]
(2 —— DETALL NUMBER @/
Q07— sHeeT NumBer I‘f( Igg g 3:’15 (0%
= PROPOSED RESIDENCE FITTRTT
= W
z 1217 T/SLAB =P Roe sers
& i XXX XX PAD ==
n o | (MISC. NOTE 2) = PREPARED FOR:
c-2 =3 \ ¥ g J 1119 T6 Z=< THOMAS O'BRIEN
u IR § I e ot Q
3 I
™~
GFF=11.67
CONSTRUCTION NOTES 7 o
(1) CONSTRUCT DRVEWAY PER LANDSCAPE PLANS. e "
(2)- CONSTRUCT HARDSCAPE PER LANDSCAPE PLANS. S - ]
(3)- INSTALL WOOD DECK OVER PIER/PEDESTAL SYSTEM PER LANDSCAPE PLANS. \ \ v A \ X
(4)- INSTALL 4" PYC SCH 40 OR SOR 35 PIPE DRAN SYSTEM. o “’S 5 5 9/]0\# 5}3 @ | g
@- INSTALL 4" ATRIUM DRAIN. NDS TYPE 78 W/ RISER & ADAPTOR OR EQUAL. @ ISEgS s‘” »’P/:, 5 A 57:: 4 i 7 | ) ';
(6)- INSTALL 12" ATRIUM DRAN. DS TYPE 1280 W/ RISER & ADAPTOR OR EQUAL. Ve ("5 A ® S | == g 3
. " w B = =]
(7)- INSTALL 5" WIDE' CHANNEL DRAIN W/ TRAFFIC RATED METAL GRATE AND 4" BOTTOM OUTLETS. 2 = =%
| SEC2 APN 047-202-26 1=14] z= o
CONSTRUCT FLOW DIVERSION BOX PER DETAIL ON SHEET C-2. — =3 1622 W. OCEANFRONT £S Q &
(9)- CONSTRUCT INFILTRATION TRENCH. [ EZ =72 = o
CONSTRUCT CM.U. BLOCK WALL W/ SMOOTH PLASTER FINISH PER LANDSCAPE PLANS. a a
|
KEY NOTES ©
=z
() NEW FIRE PIT PER LANDSCAPE PLANS. °
@ EXIST. CONC. BOARDWALK TO REMAIN. PROTECT IN PLACE.
(3) EXIST. CONC. ALLEY TO REMAN. PROTECT IN PLACE. e
@ EXIST. GAS LINE PER CITY OF N.B. DWG. NOS. W-5316-S & S-5022-S. >
(5) EXIST. SEWER LINE PER CITY OF N.B. DWG. NOS. W-5316-S & S-5022-S. w
@ EXIST. WATER LINE PER CTY OF N.B. DWG. NOS. W-5316-S & $-5022-S. “
o
< o
=z z
= o
g b
D: w
o »
w 3 Bt
MISCELLANEOUS NOTES 8 33
NOTICE TO CONTRACTOR Z Q Be e
1. ALL ROOFS SHALL BE GUTTERED. ROOF DOWNSPOUTS SHALL CONNECT DIRECTLY TO THE BENIIBER AERTICICATIONG 7 Al w =
e ANAGE Srsmei_ INLESS NN OmEae: REQUIRED CERTIFICATIONS / APPROVALS o é > 2z
fon to any certf e i i i O
2. PAD ELEVATIONS ARE BASED ON SUB OVER OER R In addition to any certifications required by the agencies having jurisdiction over ths project, the o < < PO
PER FOUNDATION PLAN PREPARED BY __ . DATED ) following approvals from the Civil engineer of record are required: -1 =0
CONTRAGTOR SHALL VERFY W/ SOLS ENGINEER AND MOST UP 0 DATE STRUCTURAL 1. Foundation forms for improvements on or abutting property lines i required prir to concrete pour. z xao g o
DRAWINGS PRIOR TO COMMENCEMENT OF GRADING. 2. Location, size, and depth of aldrain lines prior o backiil z O =
2. Stormate Best Management Pacices (BVPS)a each sgnifcant constructon sage and at § o €3
3. SEE SOIL REPORT FOR ALL FILL SOIL, AND project completion to ensure that BMPs have been constructed and/or installed in accordance with o m é ‘tg
4. SEE SOILS REPORT FOR RECOMMENDATIONS REGARDING CONCRETE STRENGTH, CEMENT TYPE, the approved Grading Plan and Water Qualty Management Plan. < o
AND WATER/CEMENT RATIO FOR SITE CONCRETE. > 2
5. WHERE EXTERIOR/INTERIOR UTILITY TRENCHES ARE PROPOSED IN A DIRECTION THAT = &i H
ARALLELS ANY BUILDING FOOTING, THE BOTTOM OF THESE TR ND DRAINAGE SYSTEM NOTE = P
BELOW A 11 PLANE PROJECTED COWNWARD FROM THE BOTTOM EDGE OF FOOTING. WHERE TEES AND 80° BENDS SHALL NOT BE INSTALLED IN THE SITE DRAINAGE SYSTEM WITHOUT 3 5 |
THIS OCCURS, ADJACENT FOOTING SHALL BE DEEPENED OR UTILTY CONSTRUCTED & PRIOR APPROVAL FROM THE CIVIL ENGINEER o I
BACKFILLED PRIOR TO CONSTRUCTION. SEE GEOTECHNICAL REPORT FOR UTILITY LINE 5
TRENCHING, INSTALLATION, AND BACKFILL RECOMMENDATIONS. g H
6. SITE WALLS ARE SHOWN HEREON FOR REFERENCE ONLY, AND ARE TO BE CONSTRUCTED MAINTENANCE NOTE oI TED z
PER SEPARATE PLANS AND PERMIT. THE PROPERTY ONWER IS RESPONSIBLE FOR PROPER INSPECTION AND oTE: 1
7. FOR FOOTING AND FOUNDATION DESIGN, SEE STRUCTURAL PLANS. DRAINAGE SYSTEMS, INCLUDING INLETS, PIPES, TREATMENT DEVICES, FILTERS, STORAGE 813125 5
BASINS, ETC., WHICH IS NECESSARY FOR PROPER OPERATION OF THE DRAINAGE SYSTEM SURVEY DATE: | V. SCALE: &
8. ALL RECOMMENDATIONS CONTAINED IN THE SOILS REPORT BY R. MCCARTHY CONSULTING, AND PROTECTION OF SITE IMPROVEMENTS. 115124 NIA =
INC. DATED 5/17/25 (REPORT NO. R1-9046), AND ALL ADDENDA THERETO, ARE oRN: ALT| OV M. fo
CONSIDERED PART OF THIS PLAN. w at| oq F
9. PROVIDE DRAINAGE FOR ALL PLANTER POTS AS SHOWN ON THE PROJECT LANDSCAPE PLAN, APPD.:. ALT. &
0 CONREG 16, STE DRANAGE SISToN SHOWN KEREON [ PRELIMINARY PLAN | [ NOT FOR CONSTRUCTION | |5 fweer o 2
25051 | 1 | 3 |
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A 8 c D 3
PLANS PREPARED BY:
50 50
ENGINEERING, INC.
SECTION NOTES: 45 5
1. ACTUAL LTS OF EXCAVATION TO BE DETERMINED IN THE FIELD BY THE SOILS
ENGINEER. 40 = “0 CIVIL ENGINEERING
2. TEMPORARY CONSTRUCTION SLOPES SHOWN HEREON ARE BASED ON == LAND SURVEYING
RECOMMENDATIONS CONTAINED IN THE PROJECT SOILS REPORT. JOBSITE SAFETY IS ‘ I STORMWATER QUALITY
THE RESPONSIBILITY OF THE CONTRACTOR, WHO |5 R[CDMMEND[D TO IMPLEMENT 35 3 139 Avenida Navarro
PRACTICES REQUIRED BY CAL/OSHA EARTH MATERIALS EXPOSED San Clomente, CA 92672
SURING GRADNG OPERATONS. 1S AY RESULT I TEMPORARY CONSTRUCTION -—
SLOPES DIFFERENT THAN THOSE SHOWN HEREON OR MAY REQURE SHORING. . — — I » wwwtoslengincering.com
3. RETAINING WALLS ARE SHOWN FOR REFERENCE ONLY AND ARE TO BE I
CONSTRUCTED PER SEPARATE PLANS AND PERMI. PROGOSED RASIDENCE
4. FOR FOOTING AND FOUNDATION PLANS, SEE STRUCTURAL DRAWINGS. % RAW %
5. RETANING WALL BACKFILL SHALL CONFORM TO THE SOILS REPORT AND THE OCEAN FRONT W
STRUCTURAL DRAWINGS. 20 LT 1 = 2
1517
\ <GARAGE>
1117
15 @ | FF 10.97 GFF 15
\ = 7 T 1093 Fs
o B s = o | zwr
RCE. 59275
DATE:
5 5
PREPARED FOR:
THOMAS O'BRIEN
0 0
(™ SECTION
\C-1/ SCALE: 1/8" = 1
50 50 w
K
4 4 s
Lot 12 g
CONSTRUCTION NOTES
() CONSTRUCT DRVEWAY PER LANDSCAPE PLANS. 40 4 w
@— CONSTRUCT HARDSCAPE PER LANDSCAPE PLANS. LoT 13 Lot 1 8
(3)- INSTALL WOOD DECK OVER PIER/PEDESTAL SYSTEM PER LANDSCAPE PLANS. 35 35
&
(8- INSTALL 4" PVC SCH 40 OR SDR 35 PIPE DRAN SYSTEM.
(5)- INSTALL 47 ATRIUM DRAIN. NDS TYPE 78 W/ RISER & ADAPTOR OR EQUAL. 30 30
(6)- INSTALL 12" ATRIUM DRAN. NDS TYPE 1280 W/ RISER & ADAPTOR OR EQUAL. PROPOSED RESIDENCE
(7)- INSTALL 5" WIDE CHANNEL DRAN W/ TRAFFIC RATED METAL GRATE AND 47 BOTTOM OUTLETS. 2 2
CONSTRUCT FLOW DIVERSION BOX PER DETAIL ON SHEET C-2.
(9)- CONSTRUCT INFILTRATION TRENCH. 2 2
CONSTRUCT CM.U. BLOCK WALL W/ SMOOTH PLASTER FINISH PER LANDSCAPE PLANS. o
1217 FF =
15 1217 FF, 15 o
L o 10
5 5 v
«
0 o
/3 SECTION
\C-1/ scaLe: 1/8°
o
g
[P
= B
MAIN DIA. | RISER DIA. < 2]
NOTE: DO NOT USE " - [ S
£ J ’ NOTES: NOTES: I} w 2z
N DRANLINE SYSTEM N 1. OTHER MINIMUM VALUES MAY APPLY BASED 1. OTHER MINIMUM VALUES MAY APPLY BASED z o 4
(UNO) ON ARCHITECTURAL DETALS AND/OR ON_ ARCHITECTURAL DETALLS AND/OR u g
GRATE TYPE PER PLAN GEOTECHNICAL RECOMMENDATIONS. GEOTECHNICAL RECOMMENDATIONS. = [a)] xz
\ TOP OF GRATE 2 Z og
N~/ ELEV. PER PLAN — TREATED SILL PLATE TREATED SILL PLATE 4 < £ b}
& MIN, (2022 CBC —FINISH FLOOR /> —FINISH FLOOR E m I.IZJ O
10" REM. TRITON CRESCENT FILTER . S ¢ 2 (BLEV. PER PLAY) , / (BLEV. PER PLA) r Z .=
(MODEL TR10CR(8) W/ BFTG MEDIA) — /—12°X18" CATCH BASIN W/ FRAME AND ) —T0P OF SUAB 2% MIN WITHIN 10 /—TOP OF SLAB @ o) €y
\ SOLID TRAFFIC-RATED COVER 10 @ 5% MIN / (ELEV. PER PLAN) OF FOUNDATION (ELEV. PER PLAN) [¢] ~ &
\ (2022 CBC 1804.4) (2022 CBC 1804.4) — =] $¢
8.58 A 8.79 T AETORS) LANDSCAPE | HARDSCAPE 5 ]
.. I AS REQUIRED
N % svc WYE (SIZE PER - - @
erI;N)r:r(ﬁNzE;L ° —PVC RISER AX| & uw 37 M R s % a B
= = % ’—”’VW % S
E,l % , PVC DRAIN LINE B | SEMN | 2%MN - \ o\ \//>\ \/\\/\\\ \//>\ P
4 T/ 4" INLET / OVERFLOW PER P . SWALES WITHIN 10° OF | \—FINISH o |k
A (SIZE PER PLN)— PVC 45° ELL c 2% MIN. 1% MIN. FOUNDATION SHALL BE \  GRADE N > R
4" TEST CAP W/ 1" /i s, *OTHER VALUES MAY APPLY SLOPED MIN. 2% (2022 H
DRILLED ORIFICE @ CENTER 4 OUTLET TO INFILTRATION TRENCH DEPENDING UPON ARCHITECTURAL. CBC 1804.4
\\//\/\(\\(\\/\\// DETALS b of: #HH 2
OATE: o g
. DETAIL .. DETAIL DETAIL DETAIL DETAIL 8/13125 NoTED f8
FLOW DIVERSION BOX TYPICAL DRAIN INLET TYPICAL SIDE YARD SWALE TYPICAL BUILDING DRAINAGE AT LANDSCAPING TYPICAL BUILDING DRAINAGE AT HARDSCAPE RS A R =
NOT T0 SCALE NOT 0 SCA NOT T0 SCALE NOT T0 SCALE NOT T SCALE =
ORN.: ALT. OWG. NO. <
o: ALT &
woair] C2 [
[ PRELIMINARY PLAN | [ NOT FOR CONSTRUCTION | [t o
25051 | 2 | 3 |§
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A 8 c D 3 £ c H
PLANS PREPARED BY:
ENGINEERING, INC.
0 8 15 CIVIL ENGINEERING
= ‘ LAND SURVEYING
: i | 'SCALE: 1/8" 'STORMWATER QUALITY
==} : 139 Avenida Navarro
Z% [ sontomone,Sh SRz
o Wi toalengincering com
R v T ¥
PROPOSED RESIDENCE 1 oA L ToRL
= 5147 2 HH R.C.E. 59275
Z 12.17 T/SLAB o) RoE
o — XXX.XX PAD |
i T N [rr—
(Z( N ‘ © THOMAS O'BRIEN
w g
8 1
° s @ &
R @ i
) 0 : 2.
RO, | . gy [
| LS 3 = I 3 o
K
v:n =~ T
g b =H] g
. Eo /I \ E
=2 Sa z=
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EROSION CONTROL BMPs BMP REQUIREMENTS EROSION CONTROL MAINTENANCE e
EC-1 | SCHEDULING SCHEDULE. PREPARED BY CONTRACTOR SHALL BE ON-SITE DURING CONSTRUCTION. I WHERE APPROPRATE, SEDMENT CONIROL BUPs SHAL GE WPLEENTED AT THE SIE PERNETER, AT AL EROSION CONTROL EASURES SAL B WPLEVENTED EACH 1R FOR PROIECTS IDER A GRONG OR BULDING >
RAN INLETS, AND AT ALL NON-ACTVE SLOPES, TO PROVIDE SUFFICIENT PROTECTION FROM PERMT. THE EROSION CONTROL MEASURES WAVED FOR BULDING OR GRADING PROJEC w
TEMPORARY SEDIMENT CONTROL STORMS. RESIDENTIAL LOT PROJECTS PROVIDING THAT AN [ROSION CONTROL SYSTEM, MEETING THE APPROVAL ur m[ Bmu)w(; «
OFFICIAL, HAS BEEN INSTALLED, PLACED, PLANTED, OR THE PROJECT DOES NOT NEED EROSION CONTROL.
SE-6 | GRAVEL BAG BERM PLACE AS SHOWN ON PLAN. 2. WIND EROSION BMPs (DUST CONTROL) SHALL BE IMPLEMENTED AND MAINTAINED.
SE-7 | STREET SWEEPING AND VACUUMING 3}”505"‘ %:‘%;ESFSFEWE%'N‘:‘“NS‘E"MENT COLLECTED AND PROPERLY DISPOSED 3. BUPs TO CONTROL OFF—SITE SEDMENT TRACKING SHALL BE INPLEVENTED AND MARTANED. 1. PRIOR TO EACH RANSTORM THE EROSION CONTROL SYSTEM SHALL BE INSPECTED AND DEFICIENCIES CORRECTED.
2. AFTER EACH RANSTORM, SILT AND DEBRIS SHALL BE REMOVED FROM CHECK BERMS AND DESILTNG BASINS AND
-~ ONCE CONSTRUCTED, SURROUND RISERS WITH GRAVEL BAGS AND/OR CAP THE 4. APPROPRIATE WASTE MANAGEMENT AND MATERIALS POLLUTION CONTROL BMPs SHALL BE IMPLEMENTED TO PREVENT
SE~10 | STORM DRAIN INLET PROTECTION e NI U iR UL S s R THE CONTAINATION OF STORM WATER BY WASTES AND CONSTRUCTION MATERALS. (T:‘IETERBASM‘ﬁB? PURED O Eg)u CLEAN WATER FROM THE BASINS CAN BE PUMPED TO THE STORM DRANS.
5. APPROPRIATE NON-STORM WATER BMPs SHALL BE IMPLEMENTED TO PREVENT THE CONTAMINATION OF STORM
WIND EROSION CONTROL WATER FROM CONSTRUCTION ACTMITIES. 3. AFTER EACH RAINSTORM, THE PERFORMANCE OF THE EROSION CONTROL SYSTEM SHALL BE EVALUATED AND REVISED
WE—1 |WIND EROSION CONTROL WATER OR COVER MATERIAL SHALL BE USED T0 ALLEVIATE DUST NUISANCE FROM AND REPARED AS NECESSARY.
ANY DISTURBED AREAS DURING CONSTRUCTION. 6. ADEQUATE PHYSICAL OR VEGETATION EROSION CONTROL BMPs (TEMPORARY OR PERMANENT) SHALL BE INSTALLED
AND_ESTABLISHED AS SOON AS PRACTICAL FOR ALL COMPLETED SLOPES OR SLOPES N NON-ACIVE AREAS.
TRACKING CONTROL THESE BMPs MUST BE MANTANED THROUGHOUT THE YEAR. IF A SELECTED BMP FALS, IT MUST BE REPARED 4. DEVICES SHALL NOT BE MOVED OR MODIFIED WITHOUT THE APPROVAL OF THE BUILDING OFFICIAL = @
AND IMPROVED, OR REPLACED WITH AN ACC[PTAELE ALTERNATE AS SOON AS IT IS SAFE TO DO SO. THE FAILURE 5
c-1 ‘SIAEILIZED CONSTRUCTION EXIT ‘INSTM.L RUMBLE PLATES IF VEHICLES WILL BE MOVING ON/OFF SITE. OF A BMP MAY INDICATE THAT THE BWP, AS INST/ NOT ADEQUATE FOR THE CIRCUMSTANCES IN WHICH IT 5. NTRACTOR SHALL BE RESPONSIBLE AND SHALL TAKE NECESSARY PRECAUTIONS TO PREVENT PUBLIC () [}
Vi U3eD. " REPHRS R REPLACEMENTS, WUST RESULT N A NORE. ROBUST BWP, 0% ADDITONAL BWPs ‘SHOULD TRESPASS ONTO.AREAS WHERE WROUNDED WATER. CREATES A SAZARDOLS. CONDION = 5
WASTE MANAGEMENT AND MATERIALS POLLUTION CONTROL BE INSTALLED TO PROVIDE ADEQUATE PROTECTION. 5=z %
6. THE CONTRACTOR AND PERMITTEE OR PROJECT OWNER SHALL BE RESPONSIBLE FOR CONTINUAL MAINTENANCE OF
W1 |MATERIAL USE eSS TOR. CONSTRUCTION SHALL BE USED IN ACCORDANCE. WITH PRODUCT 7. A DISTURBED AREA THAT IS NOT COMPLETED, BY THAT IS NOT BEING ACTIVELY GRADED (NON-ACTVE AREA), SHALL THE DEVCES, I THE EVENT OF FALURE OR REFUSAL BY THE CONTRACTOR. PERMITEE OR PROVECT OVNER T0 4 <T T _
BE FULLY PROTECTED FROM EROSION WITH TEMPORARY OR PERMANENT BMPs (EROSION AND SEDIMENT CONTROL). PROPERLY MANTAIN THE DEVICES, THE BUILDING OFFICIAL MAY CAUSE EMERGENCY MAINTENANCE WORK TC w  J 2 =z
WM—2 |MATERIAL DELIVERY AND STORAGE IF NATER\ALS ARE STORED ON SITE, THEY SHALL BE STORED IN ORIGINAL MARKED THE ABILITY TO DEPLOY STANDBY BMP MATERIALS IS NOT SUFFICIENT FOR THESE AREAS. EROSION AND SEDIMENT DONE_ TO PROTECT ADJACENT PRVATE AND PUBLIC PROPERTY. THE COST SHALL BE CHARGED TO THE OWNI gR S O &5
ED FROM_RAN AND WIND. CONTROL BMPs MUST ACTUALLY BE DEPLOYED. THS INCLUDES ALL BULDING PADS, UNFINISHED ROADS, AND AND SHALL INCLUDE AN INTIAL MOBILIZATION COST PLUS THE COST OF DOING THE WORK. g o o &
W—3 | STOCKPILE MANAGEMENT STOCKPILES OF SOIL OR OTHER LOOSE MATERIAL SHALL BE COVERED (ie. USING SLOPES. o pd £ ;
PLASTIC SHEETING) 70 EUMNATE TRANSPORT VIA WIND OR STORM RUNOFF. 6. SUPENT MATERILS NEEOED 1O INSTAL STANOBY EROSION WD SEDMENT CONTROL BMPs NEGESSIRY To 7 N THE DVENT ng ‘z‘#}g}nﬁ OFFICIAL MUST. CAUSE EMERGENCY J‘#’Z‘m"‘i‘cioﬁ""ék o Done, "LE ;‘N’*‘ gﬁﬂ"é"gﬁ 2 Z0 &%
AVPLE CLEAN-UP SUPPLIES FOR STORED MATERIALS SHALL BE KEPT ONSITE. EXPOSED PORTIONS OF THE STE FROM EROSION AND TO PREVENT SEDIMENT ¢ OF ¢4
WM-4 [SPILL PREVENTION AND CONTROL EMPLOYEES SHALL BE EDUCATED ON THE CLASSIFICATIONS OF SPILLS AND DRCHIRGES SHhLL B STORED, ONCQTE. ARAS AT HAVE ALTLADY BEEN PROTELTED FROM. EROSON USNG CoMTROL ST 2670 Tl e B v T I e z == =8
APPROPRIATE_RESPONSES. PERUANENT PAYSCAL STBIIEATON OR. ESTABLSHED VEGETATON STABLIZATON. BuPs ARE NOT CONSIDERED 10 BE Eﬁ“‘é'r?éé’.ui°§améuf"‘°‘““u P o e QWNER, o BowDINe o = w-
WM-5 |SOLID WASTE MANAGEMENT SOLID WASTE FROM CONSWUCTIDN ACTVITIES SHALL BE STORED IN APPROPRIATE "EXPOSED” FOR PURPOSES OF THIS REQUIREMENT. x O w s =
R 9. THERE SHALL BE A "WEATHER TRIGGERED" ACTION PLAN AND THE ABILITY TO DEPLOY STANDBY SEDIMENT CONTROL 5 2 5 3
- ). A
WM-8 | CONCRETE WASTE. MANAGEMENT AN ON-SITE_CONCRETE WASHOUT AREA SHALL, BE CONSTRUCTED, USED, AND BWPs AS NEEDED TO COMPLETELY PROTECT THE EXPOSED PORTIONS OF THE SITE WITHIN 48 HOURS OF A o 5¢€
DISPOSED OF IN A MANNER WHICH MEETS THE REQUIREMENTS OF THE CIY. [
PREDICTED STORM EVENT (A PREDICTED STORM IS DEFINED AS A FORECASTED, 50% CHANCE OF RANN). o
Wh- | SANITARY/SEPTIC WASTE WANAGEMENT | ON-STE FACILTIES SHALL BE PROVIDED AND WANTAINED BY THE CONTRACTOR no oz
FOR THE DURATION OF THE PROJECT. 10. THE AMOUNT OF EXPOSED SOIL ALLOWED AT ONE TIME SHALL NOT EXCEED THAT WHICH CAN BE ADEQUATELY NOTE LEGEND Z el
PROTECTED BY DEPLOYING STANDBY EROSION CONTROL AND SEDMENT CONTROL BMPs PRIOR T0 A PREDICTED —_— P — §
NON-STORMWATER MANAGEMENT RAINSTORM. THE LOCATION AND TYPE OF EROSION AND @BMP DESIGNATION IN_ CALIFORNIA () s S
Ns-1 | WATER PRACTICES MANTAN EQUIPMENT TO PREVENT UNINTENDED NON-STORMWATER DISCHARGES. SEDIMENT CONTROL MEASURES T STORMWATER BMP_HANDBOOK — O o |z
USED WILL CHANGE DURING THE COURSE RN e EoN, Sk
NS—3 | PAVING AND GRINOING OPERATIONS | APPLY PERIMETER CONTROLS AND VACUUMING TO PREVENT NON-STORMWATER OF CONSTRUCTION. THE A b SRR o
DISCHARGES. s QUALITY ASSOCIATION. 5
ESSARY T -
NS—7 |POTABLE WATER / RRIGATION EXERCSE CARE DURNG CONSTRUCTION 10 PREVENT UNNTENDED NON S ORVATER SEDMENT, AND -
" CONTAMINATED RUNOFF DISCHARGES FROM RAVEL BAG BERM PCF: TBD
NS-12 | CONCRETE CURNG APPLIES T0 ALL CONCRETE CONSTRUCTION. THE STE AT ALL TI . ]
NS—13 | CONCRETE FINISHING APPLIES TO ALL CONCRETE CONSTRUCTION. SURVEY DATE: 4
115124 -
| THIS SHEET FOR EROSION CONTROL ONLY| oRN: ALT. -
cHD: ALT 2
AP0: ALT. o
[ PRELIMINARY PLAN | [ NOT FOR CONSTRUCTION | [ g
25051 S
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METAL PLANTING CONTAINERS

WITH SELF WATERING LINERS STEP 4" BLOCK WALL AT PROPERTY LINE FROM 4'
HIGH TO 3' HIGH CONTINUOUS ARGUND PATIO SPACE
NATURAL GAS STUB-OUT, COORDINATE WITH OWNER
PRIVACT GATE

SHEET L-2

EXISTING PALM

PLANTER WALL

SEE LOW WALL
SECTION DETA\L@*’

OVERHANG ABOVE

(2) 3" TO 5" RISERS

SEE TTP. LOW WALL

SECTION DETAIL
SHEET L-2
L

HeH

RADIANT HEATERS BY ARCHITECT

L1 m
-

B

| s s Y s s s |

BLASS WIND-
BARRIER.

FIREPIT

T

LN Ly

ﬁ

T
WHW O

Q
NEW 4" BLOCK WALL AT
PROPERTY LINE 4' HIGH WITH

SMOOTH PLASTER FINISH AND
CAP, COLOR TO MATCH HOUSE

PRIVACT GATE

-
I

IBEIE I EIRE]

FITTLT

CITY OF NEWPORT BEACH
BOARDWALK.

FLAG POLE

GAS APPLIANCE FIREPLACE
METAL PLANTING CONTAINERS
WITH SELF WATERING LINERS

RAISED "THERMORT" OR EQUAL-
NOOD DECKING WITH ACCES TO
BOARDWALK.

o

-l
24" DIA SPA BY

"NORDIC SPAS" CROWN XL

MODEL ON A SOLID RAISED

BASE BY ARCHITECT.

PLAN VIEW SCALE: 1/4"=1"

NATURAL GAS STUB-OUT,
COORDINATE WITH ONNER

RAISED "THERMORT' OR EQUAL
WOOD DECKING WITH ACCES TO
BOARDWALK.

STEP 4" BLOCK WALL AT PROPERTY

LINE FROM 4' HIGH TO 3' HIGH
CONTINJOUS AROUND PATIO SPACE

GROUND FLOOR PATIO

CONGRETE PAVER STEP-UP
CONCRETE PAVOR FINISH FLOOR

-

ROOF TOP DECK

CONCRETE WALKWAY TO
ENTRY

i
SEE TTP LOW WALL

(B) SECTION DETAIL
SHEET L-2

(2) 3" TO 5" RISERS

30" TALL

'L'
&

30" TALL

STANDARD METAL PLANTER WITH CASTERS
BY

AVAILABLE AT
AR F’LANTEWORX com

TREE PLANTING LEGEND: QUANTITY
STYMBOL  BOTANICAL NAME COMMON NAME (TOTAL)
EXISTING MEXICAN FAN PALM
WASHINGTONIA ROBUSTA
CONTAINER SHRUB PLANTING LEGEND: GUANTITY
SYMBOL _ BOTANICAL NAME COMMON NAME SIZE (TOTAL)
% AGAVE ATTENUATA RAY OF LIGHT' AGAVE | GAL 4
@ ASPARAGUS DENSIFLORUS FOX TAIL FERN 5 GAL. 2
% BUXUS SINICA 'WINTER GEM' SPHERE WINTER GEM BOXWOOD 5 GAL =3
O IMPATIENS INALLRIANA IMPATIENS 4" POT 32

TOTAL SQ FT OF NEWLY LANDSCAPE AREA: 48 SQ. FT.

PREPARED FOR:
Mr. & Mrs. O'Brien
1624 W. Ocean Front

Newport Beach, CA 92663

O'BRIEN RESIDENCE
1624 W. OCEAN FRONT

NEWPORT BEACH, CA 92663

CONCEPTUAL LANDSCAPE DESIGN PLAN VIEW

L.-a.e.p. ‘Architecture and Planning

ot PRI L el e

AUGUST 2025 L-1
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METAL PLANTING CONTAINERS

30X30 WOOD DECK TILES BY.
"BISON' INNOVATIVE PRODUCTS
PLACED IN A 'CHECKERBOARD"

EXISTING PALM TO REMAIN

CITT OF NEWPORT BEACH
BOARDWALK.

GLASS WIND BARRIER
4" BLOCK WALL AT PROPERTY
LINE FROM 3' HIGH CONTINUOUS
AROUND PATIO SPACE WITH
SMOOTH PLASTER FINISH AND

FIREPIT

/

RADIENT HEATERS BY
ARCHITECT

RAISED "THERMORY" OR EQUAL
WOOD DECKING WITH ACCES TO
BOARDWALK IN FOREGROUND
TOP OF SLAB

©AS APFLIANCE FIREFLACE

PL.
AT BOARDWALK

v
CONCRETE PAVOR FINISH FLOOR e

4x8x16 CMU WITH CAP.
SOLID GROUT ALL CELLS
AND VIBRATE

SMOOTH PLASTER FINISH,
SCRATCH COAT AND
COLOR TO MATCH HOUSE

4" REBAR AT 24" OC
ALTERNATING DIRECTION
IN FOOTING

3' REBAR AT 24' OC.
CONTINUOUS.

o
TO PUBLIC WALK
AND FIN. GRADE
T
b

CONCRETE PAVER STEP-UP

o

MIN.

SECTION 'A' - LOW WALL
AT BOARDWALK
34" =1-0"

RAISED DECKING
FINISH BRADE

(3) #4 REBAR CONTINJOUS.

3' REBAR AT 24' OC.
CONTINUOUS.

CONCRETE FOOTING PER
STRUCTURAL ENGINEER

PL.

4xBx16 CMU WITH CAP
SOLID GROUT ALL CELLS
AND VIBRATE

SMOOTH PLASTER FINISH,
SCRATCH COAT AND
COLOR TO MATCH HOUSE

4" REBAR AT 24' OC
ALTERNATING DIRECTION
IN FOOTING

[ —— 3'REBAR AT24'0C
CONTINUOUS.

Y FINISH SURFACE

TO FIN. SURFACE
T
Vo .

(3) #4 REBAR CONTINUOUS.

3" REBAR AT 24" OC.
CONTINUOUS.

CONCRETE FOOTING PER
STRUCTURAL ENGINEER
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AT PROPERTY LINE
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PREPARED FOR:
Mr. & Mrs. O'Brien
1624 W. Ocean Front

Newport Beach, CA 92663

O'BRIEN RESIDENCE
1624 W. OCEAN FRONT
NEWPORT BEACH, CA 92663

CONCEPTUAL LANDSCAPE DESIGN ELEVATIONS
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