
Attachment No. PC 4 
Project Plans 

83



IN
TE

N
TIO

N
A
LL

Y
 B

LA
N
K
 P

A
G
E

84



2026.03.18
THIRD SUBMITTALMAJOR SITE DEVELOPMENT REVIEW

1500 QUAIL STREET

©  2026 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA

MAJOR SITE DEVELOPMENT REVIEW
SHEET INDEX: 
 
SP Architectural Site Plan 
A-1  Plan 1A Floor Plan
A-2 Plan 2A Floor Plan
A-3 Building Type 100 - 3Plex  Composite Floor Plans
A-4 Building Type 200 - 4Plex  Composite Floor Plans
A-5  Building Type 300 - 5Plex  Composite Floor Plans
A-6 Building Type 400 - 6Plex  Composite Floor Plans
A-7 Roof Plans 
A-8 Building 100 - 3plex Building Elevations
A-9 Building 200 - 4plex Building Elevations
A-10 Building 300 - 5plex Building Elevations
A-11 Building 400 - 6plex Building Elevations
A-12 Horizontal Modulation & Minimum Opening Standards on Front Elevations
C&M  Exterior Color & Material Schemes

C-01  Title Sheet  
C-02 Existing Topographic & Site Survey
C-03 Conceptual Grading Plan
C-04 Sections
C-05 Conceptual Utility Plan
C-06  Average Grade Plane
C-07 Signing & Striping

L.1   Conceptual Landscape Plan
L.2 Amenity Cour tyards #1, #2, and #3 Enlargements
L.3 PAOS Enlargement
L.4 Street Frontage
L.5 Typical Residential Paseo Common Area
L.6 Landscape Imagery
L.7 Conceptual Planting Plan
L.8 Plant Imagery
L.9 Plant Imagery
L.10 Conceptual Irrigation Plan
L.11 Wall and Fence Plan
L.12 Conceptual Lighting Plan
L.13 Landscape Rendering - PAOS on Quail Street
L.14 Landscape Rendering - Amenity Cour tyard #1 and #2

OUR TEAM

QUAIL NEWPORT OWNER, LLC
C/O LINCOLN PROPERTY COMPANY
1500 Quail Site, Newport Beach, California 
Contact: Allie Meister
4041 MacAr thur Blvd, Suite 510  Newpor t Beach, CA 92660
(951) 317-5640 | www.lpc.com 

WHA. Architects . Planners . Designers .
Contact: Dan Dugan
200 Commerce, Suite 200  Irvine, CA 92602
949.250.0607  |  www.WHAinc.com

FUSCOE
Contact: Oriana Slasor
15535 Sand Canyon Ave, Suite 100  Irvine, CA 92618
949.474.1960 | www.fuscoe.com

MJS Landscape Architecture
Contact: Mark Schattinger
507 30th St.  Newpor t Beach, CA 92663 
949.675.9964 | www.mjs-la.com

Note: Ar tist’s Conception; Colors, Materials And Application May Vary.
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Zoning Summary
Zoning: Housing Overlay -1 (HO-1) with PC 11 Newport Place Base Zone

Density: Minimum Density of 20 units/acre; Maximum Density of 50 units/acre

Building Setbacks: Front Yard: 0' (20' for any portion over 20' high)
Interior Side Yard: 0'
Street Side Yard: 0' (20' for any portion over 20' high)
Rear Yard: 0'

Building Separation: 10' Minimum

Max. Building Height: 55'

Open Space: Common 75 SF per Dwelling Unit;15' Minimum Dimension
Private 5% of Gross Floor Area (6' Minimum Dimension)
Front Yards Excluded from Common Open Space

Existing Parking
Structure

Existing Office
Buildings

QUAIL STREET

W
ES

TE
RL

Y

Project Summary
Total Site Area: ± 4.77 Acres

Total Units: 100 (3 Story Townhomes)
(70)  Plan 1: ±1,591 SF; 3 bed+den/ 2.5 bath*
(30) Plan 2: ±1,876 SF; 4 bed+den/ 3 bath

* 10 Plan 1 units onsite are accessible (10% of total
units are required to be accessible)

Density: ±21 Homes per Acre Net

Parking:
Required: 230 Spaces

200 Spaces (2.0 Spaces per 3- & 4-bed Units)
30 Guest Spaces (0.3 Space per Unit)

Provided: 231 Spaces
200 Garage Spaces (2-car Garage per Unit)
31 Open Spaces (Incl. 2 accessible spaces)

Common Open Space
Required: 7,500 SF (75 SF per Unit; 15' Minimum Dimension)

Provided: 8,130 SF  Total
5,830 SF Amenity Courtyards #1 & #2
2,300 SF Amenity Courtyard #3

Private Open Space
Required: 5% of Gross Floor Area per Unit; 6' Minimum Dimension

80 SF per 1,591 SF Unit (Plan 1)
94 SF per 1,876 SF Unit (Plan 2)

Provided: 80 SF per 1,591 SF Unit (Plan 1)
         94 SF per 1,876 SF Unit (Plan 2)

Buildings:
R-3/U - Townhouse / Private Garages
Type VB - Non-rated Construction
NFPA 13D - Fire Sprinklers

Attached Dwelling Units Gross Buildable S.F. Summary:
(Conditioned+Decks+Garages):
(9) Building type '100' (3 plex): 3 story, 27 units

7,132 S.F. x 9 bldg = 64,188 s.f.
(6) Building type '200' (4 plex): 3 story, 24 units

9,737 S.F. x 6 bldg = 58,422 s.f.
(5) Building type '300' (5 plex): 3 story, 25 units

11,642 S.F. x 5 bldg = 58,210 s.f.
(4) Building type '400' (6 plex): 3 story, 24 units

13,897 S.F. x 4 bldg = 55,588 s.f.

Total Attached Dwelling Units Gross Square footage = 236,408 s.f.

Accessible
Unit

Project
Entry

Site Boundary

C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2026.02.12

1500 QUAIL STREET
NEWPORT BEACH, CAMAJOR SITE DEVELOPMENT REVIEW
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Publicly Accessible
Open Space
± 7,613 SF

Required Front Yard not
counted towards common
open space

Required Street Side Yard
not counted towards
common open space

SP

Parallel Parking
8' X 22' Typical

Standard Head-in
Parking Stall
8.5' X 17' Typical

Amenity Courtyards #1 & #2
± 5,830 SF

Amenity Courtyards #3
± 2,300 SF

THIRD SUBMITTAL
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C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.11.12

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

UNIT PLAN 1

A-1
PLAN 1A - 1,591 SF

3 BEDROOM / 2.5 BATHROOM / DEN
2-BAY

9'-1" / 9'-1" / 9'-1" PLATE

Second Floor First FloorThird Floor
(242 S.F.)(657 S.F.)(692 S.F.)

0' 4' 8' 12'

ADAPTABLE UNIT

SECTION AT GARAGE

UP 17
R

16 0 70 SEC.GAR.DOOR

20
'-0

" X
 20

'-0
" C

LE
AR SPACE

ORGANIC
28"W X
33"D X
41"H

TRASH
28"W X
33"D X
41"H

RECYCLE
28"W X
33"D X
41"H

5050 SL
TEMP GL

3
0

80
SC

GARAGE

CO
AT

S

E.

W/H

2468

2040 FX
TEMP GL

18 S.F.9 S.F.

8'-10"14'-6" x
DEN

2
8

68
SC

DROP

2040 FX
TEMP GL

DN
17R

UP 17
R

2 8 68

2040 SH

11'-5"16'-0" x
GREAT ROOM

8'-9"8'-10" x
DINING

6'-8"12'-0" x
COVERED DECK

PWDR.

KITCHEN

5040 SL

SL
.

30 80
FR. DOOR

2040 SH

2468P.

5040 SL

2468

W/D

TV.

80 S.F.

2040 SH

5050 SL5050 SL

13'-5"12'-2" x
P. BDRM.

9'-9"10'-1" x
BDRM 3 9'-9"10'-1" x

BDRM 2

50 68 BI-PASS 50 68 BI-PASS

BA.2

P. BA

W.I.C.

2040 FX

DN
17R

24 68

2
8

6
8

2 4 68

30 68

3068 26 68

5050 SL

(A.I.P.)

(A.I.P.)

UP 17
R

ORGANIC
28"W X
33"D X
41"H

TRASH
28"W X
33"D X
41"H

RECYCLE
28"W X
33"D X
41"H

5050 SL
TEMP GL

3
0

80
SC

CO
AT

S

E.

W/H

2468

2040 FX
TEMP GL

18 S.F.9 S.F.

44"X54" CLEAR

36"X48" CLEAR

30"X48" CLEAR

39"X54" CLEAR

36"X48" CLEAR

39"X36" CLEAR

44"X54" CLEAR

48"X48" CLEAR

3068 PDR
8'-10"9'-11" x

DEN

3
0

68
SC

7' TALL X 20' LONG GARAGE CLEAR SPACE

TRASH BIN

COATS
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C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.11.12

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

UNIT PLAN 2

A-2
PLAN 2A - 1,876 SF

4 BEDROOM / 3 BATHROOM / DEN
2-BAY

9'-1" / 9'-1" / 9'-1" PLATE

Second Floor First FloorThird Floor
(298 S.F.)(777 S.F.)(801 S.F.)

0' 4' 8' 12'

AT PLAN 2B

SECTION AT GARAGE

UP 17
R

160 70 SEC.GAR.DOOR

20
'-0

" X
 20

'-0
" C

LE
AR SPACE

ORGANIC
28"W X
33"D X
41"H
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33"D X
41"H

RE
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33

"D
 X

41
"H
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3
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TEMP GL

10'-10"17'-0" x
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2
8
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20
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SH

9 S.F.

18 S.F.

20
40
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2040 FX
TEMP GL

DN
17R

UP 17
R

16'-0"11'-3" x
GREAT ROOM

10'-0"10'-4"x
DINING

12'-10"7'-4" x
COVERED DECK

KITCHEN
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SL.

P.

5050 SL

TV.

3
0
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. D
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R

50
50

SL

5050 SL

20
40

SH
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40
SH

2 4 68

BA.3 3
0

68

2 4 68 30 68

W.I.C.

5050 SL

10'-0"10'-0" x
BDRM 3
(A.I.P.)

(A.I.P.)

94 S.F.

2050 SH

5050 SL5050 SL

12'-5"14'-5" x
P. BDRM.

10'-6"11'-0" x
BDRM 3

10'-2"11'-8" x
BDRM 2

50 68 BI-PASS 50 68 BI-PASS

BA.2

P. BA

W.I.C.

2040 FX

DN
17R

24 68

2
8
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2 4 68

2668 2668

5050 SL

2
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68W/D2868

L.

20
40

FX
20

40
FX
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40
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FX

20
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FX

10'-1" CEILING

RE
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 X
33

"D
 X

41
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W/H

9 S.F.

3668

PR. MTL

3068
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TRASH BIN

COATS

2026.03.18
THIRD SUBMITTALMAJOR SITE DEVELOPMENT REVIEW

1500 QUAIL STREET

©  2026 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA

    
    0   4   8     12

88



C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.11.12

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

BUILDING TYPE 100 - 3 PLEX COMPOSITE FLOOR PLANS

Third Level

0' 8' 16' 24'

Second Level

A-3

First Level

PLAN 2B-R PLAN 1A PLAN 1B

W/H W/H

A/C A/C A/C

UTILITY

2026.03.18
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C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.11.12

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

BUILDING TYPE 200 - 4 PLEX COMPOSITE FLOOR PLANS

0' 8' 16' 24'

A-4

Third Level

Second Level

First Level

PLAN 2B-R PLAN 1A PLAN 2APLAN 1A

W/H

W/H

W/H

A/C A/C A/C

UTILITY

A/C
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C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.11.12

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

BUILDING TYPE 300 - 5 PLEX COMPOSITE FLOOR PLANS

0' 8' 16' 24'

A-5

Third Level

Second Level

First Level

PLAN 2B-R PLAN 1A PLAN 1A PLAN 1BPLAN 1A

W/H W/HW/H W/H

A/C A/C A/C

UTILITY

A/C A/C
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C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.11.12

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

BUILDING TYPE 400 - 6 PLEX COMPOSITE FLOOR PLANS

0' 8' 16' 24'

A-6

Third Level

Second Level

First Level

PLAN 2B-R PLAN 1A PLAN 1A

Third Level

Second Level

First Level

PLAN 2B-R PLAN 1A PLAN 1A PLAN 1BPLAN 1A PLAN 1A

W/H W/H W/HW/H W/H

A/C A/C A/C

UTILITY

A/C A/C A/C
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3-PLEX, 4-PLEX , 5-PLEX & 6-PLEX ROOF PLANS A-7

C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.07.24

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

UNIT PLAN 1
0' 4' 8' 12'

BUILDING 100 | 3-Plex

3:12

3:12

1 1/2:12

BUILDING 300 | 5-Plex

BUILDING 200 | 4-Plex

BUILDING 400 | 6-Plex

3:12

3:12

1 1/2:121 1/2:12

3:12

3:12

1 1/2:12

3:12

3:12

1 1/2:12

1'-0"

1'
-0
"

1'
-0
"

1'
-0
"

1'
-0
"

1'-0"

1'-0"

1'-0"

2:12 2:12 2:12
2:12 2:122:12

2:12 2:122:12
2:12 2:122:12

2'-2"2'-2"

2'-2"2'-2"2'-2"2'-2"

2'-2"2'-2"

0'
-6
"

0'
-6
"

0'
-6
"

0'
-6
"

4'
-0
"

4'
-0
"

4'
-0
"

4'
-0
"

0 0 0 0

0 0 0 0
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BUILDING 100 3-PLEX BUILDING ELEVATIONS A-8
Color Scheme 1

C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.07.24

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

UNIT PLAN 1
0' 4' 8' 12'

88.28'39'

88.71'
89.05'
89.08'
89.2'

88.75'
88.55'39'

88.54'
39'
39'
39'

39'

39'
39'

20
21

49.54'
49.71'
50.05'
50.08'
50.2'

49.75'
49.55'
49.28'

6
7

15
16
17
19

BUILDING HEIGHT                 
(DIFFERENCE + STRUCTURE HEIGHT)

3 PLEX BUILDING HEIGHT

5 47.91' 39' 86.91'

AVERAGE GRADE
PLANE (A.G.P.)

BUILDING NUMBER STRUCTURE HEIGHT

2026.03.18
THIRD SUBMITTALMAJOR SITE DEVELOPMENT REVIEW

1500 QUAIL STREET
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Note: Ar tist’s Conception; Colors, Materials And Application May Vary.     
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F.F.

F.F.

F.F.

9’- 1”

9’- 1”

T.O.P.    + 39’-0”

9’- 1”

FRONTLEFT
PLAN 1 PLAN 1 PLAN 1 PLAN 2R

PLAN 2R PLAN 2R PLAN 1 PLAN 1
REARRIGHT
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BUILDING 200 4-PLEX BUILDING ELEVATIONS A-9
Color Scheme 2
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1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

UNIT PLAN 1
0' 4' 8' 12'

24 48.15' 39' 87.15'

18 50.22' 39' 89.22'
10 51.18' 39' 90.18'

23 48.65' 39' 87.65'
22 48.99' 39' 87.99'

9 51.03' 39' 90.03'

4 PLEX BUILDING HEIGHT
BUILDING NUMBER

AVERAGE GRADE
PLANE (A.G.P.)

STRUCTURE HEIGHT
BUILDING HEIGHT                 

(DIFFERENCE + STRUCTURE HEIGHT)

2026.03.18
THIRD SUBMITTALMAJOR SITE DEVELOPMENT REVIEW
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Note: Ar tist’s Conception; Colors, Materials And Application May Vary.     
    0   8          16     24

LEFT
PLAN 2

PLAN 2R
RIGHT

FRONT
PLAN 1 PLAN 1PLAN 2 PLAN 2R

PLAN 1PLAN 1PLAN 2R PLAN 2
REAR

F.F.

F.F.

F.F.

9’- 1”

9’- 1”

T.O.P.    + 39’-0”

9’- 1”
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BUILDING 300 5-PLEX BUILDING ELEVATIONS A-10
Color Scheme 1 
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1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

UNIT PLAN 1
0' 4' 8' 12'

8 50.87' 39' 89.87'

2 47.31' 39' 86.31'
1 46.85' 39' 85.85'

4 47.86' 39' 86.86'
3 47.61' 39' 86.61'

BUILDING NUMBER
AVERAGE GRADE

PLANE (A.G.P.)
STRUCTURE HEIGHT

BUILDING ELEVATION             
(A.P.G. + STRUCTURE HEIGHT)

5 PLEX BUILDING HEIGHT
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Note: Ar tist’s Conception; Colors, Materials And Application May Vary.     
    0   8          16     24

LEFT
PLAN 1

PLAN 2R
RIGHT

FRONT
PLAN 1PLAN 1 PLAN 1PLAN 1 PLAN 2R

PLAN 1PLAN 1PLAN 1PLAN 2R PLAN 1
REAR

F.F.

F.F.

F.F.

9’- 1”

9’- 1”

T.O.P.    + 39’-0”

9’- 1”
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BUILDING 400 6-PLEX BUILDING ELEVATIONS A-11
Color Scheme 2

C   2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. dba WHA. 2025150  |  2025.07.24

1500 QUAIL
NEWPORT BEACH, CASCHEMATIC DESIGN

UNIT PLAN 1
0' 4' 8' 12'

12 52.4' 39' 91.4'
11 52.7' 39' 91.7'

14 51.6' 39' 90.6'
13 51.88' 39' 90.88'

6 PLEX BUILDING HEIGHT
BUILDING NUMBER

AVERAGE GRADE
PLANE (A.G.P.)

STRUCTURE HEIGHT
BUILDING HEIGHT                 

(DIFFERENCE + STRUCTURE HEIGHT)
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Note: Ar tist’s Conception; Colors, Materials And Application May Vary.     
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LEFT
PLAN 1

PLAN 2R
RIGHT

FRONT
PLAN 1PLAN 1PLAN 1 PLAN 1PLAN 1 PLAN 2R

PLAN 1PLAN 1PLAN 1PLAN 1PLAN 2R PLAN 1
REAR

F.F.

F.F.

F.F.

9’- 1”

9’- 1”

T.O.P.    + 39’-0”

9’- 1”
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A-12

25 SF 4.44 SF 8 SF 8 SF 4.44 SF 25 SF10 SF25 SF 4.44 SF 8 SF

25 SF 4.44 SF 8 SF

25 SF 4.44 SF 8 SF

25 SF 4.44 SF 8 SF
25 SF 4.44 SF 8 SF10 SF 25 SF 4.44 SF 8 SF 25 SF4.44 SF8 SF 10 SF

25 SF 4.44 SF 25 SF 4.44 SF 25 SF 4.44 SF8 SF 8 SF 8 SF 8 SF 4.44 SF 10 SF

8 SF 4.44 SF 25 SF

25 SF

25 SF 4.44 SF 8 SF 25 SF 4.44 SF 8 SF 25 SF 4.44 SF 8 SF 25 SF 4.44 SF 8 SF

66'-0"

89'-6"

108'-4"

129'-6"

FIRST FLOOR FACADE

FIRST FLOOR OPENINGS 122.32 SF

66' X 9'= 594 SF

122.32 SF / 594 SF = 20.6% > 20%

FIRST FLOOR FACADE

FIRST FLOOR OPENINGS 169.76 SF

89'-6" X 9'= 805.5 SF

169.76 SF / 805.5 SF = 21.1% > 20%

FIRST FLOOR FACADE

FIRST FLOOR OPENINGS 234.64 SF

129'-6" X 9'= 1165.5 SF

234.64 SF / 1165.5 SF = 20.1% > 20%

FIRST FLOOR FACADE

FIRST FLOOR OPENINGS 197.2 SF

108'-4" X 9'= 975 SF

197.2 SF / 975 SF = 20.2% > 20%

10 SF

42'-6" / 66'-0"= 64.4% > 10%

HORIZONTAL MODULATION

84'-10" / 108'-4"= 78.3% > 10%

HORIZONTAL MODULATION

42'-6" / 89-6"= 47.5% > 10%

HORIZONTAL MODULATION

106'-0" / 129'-6"= 81.8% > 10%

HORIZONTAL MODULATION

42'-6"
RECESSED AREA RECESSED AREA

RECESSED AREA RECESSED AREA

42'-6"

84'-10"

106'-0"

444 444 444444

444
"""1'-10"'-10"

111111'----4"1'-4111 "

444 444 444
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THIRD SUBMITTALMAJOR SITE DEVELOPMENT REVIEW
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C&M

SCHEME 1

ORANGE COUNTY  .  LOS ANGELES  .  BAY AREA  .  SACRAMENTO

1500 QUAIL STREET
Newport Beach, California
LINCOLN PROPERTY COMPANY
July 16, 2025  |  2025150

For exact color refer to manufacturers’ actual samples.
© 2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA

ROOFING

FASCIA

CANOPY

POSTS

RAILING

BRICK

LAP 
SIDING

GARAGE
DOORS

UNIT
DOORS

STUCCO

Exterior Elevations Only

1500 QUAIL STREET
Newport Beach, California
LINCOLN PROPERTY COMPANY
July 16, 2025  |  2025150

PAGE 1 OF 2

ORANGE COUNTY  .  LOS ANGELES  .  BAY AREA  .  SACRAMENTO

Exterior Color & Materials
EXTERIOR ELEVATIONS ONLYSCHEME 1

Material Color Manufacturer
Roofing:

Composition Asphalt Shingles
Weathered Wood Malarkey

Vinyl Windows (factory finish) White TBD

Gutters & Downspouts (factory finish) TBD TBD

Brick (standard raked joints)
Chalk Dust

Tundra
Eldorado

Grout @ Brick TBD Orco

Stucco (16/20 sand finish)
TBD

(Match Sherwin Williams 
SW 6070 Heron Plume)

Omega

Siding Color (applied to):
Corner Boards
Garage Doors
Lap Siding
Secondary Doors
Trim

SW 7045 
Intelectual Gray

Sherwin Williams

Trim Color #1 (applied to):
Barge Boards
Canopy
Eaves
Fascia
Posts
Rafter Tails
Railing

SW 7048
Urbane Bronze

Sherwin Williams

Accent Color (applied to):
Unit Doors

SW 6187
Rosemary

Sherwin Williams

Deck Coating TBD TBD

Garage Door Weatherstrip (factory finish) Match Garage Door Color TBD
NOTE: Notify WHA if any variation occurs between these 
schemes and the construction documents prior to purchase.  
Contact Jennifer Sandate (949) 250-0607.

© 2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA.

SCHEME 2

ORANGE COUNTY  .  LOS ANGELES  .  BAY AREA  .  SACRAMENTO

1500 QUAIL STREET
Newport Beach, California
LINCOLN PROPERTY COMPANY
July 16, 2025  |  2025150

For exact color refer to manufacturers’ actual samples.
© 2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA

ROOFING

FASCIA

CANOPY

POSTS

RAILING

BRICK

LAP 
SIDING

GARAGE
DOORS

UNIT
DOORS

STUCCO

Exterior Elevations Only

1500 QUAIL STREET
Newport Beach, California
LINCOLN PROPERTY COMPANY
July 16, 2025  |  2025150

PAGE 2 OF 2

ORANGE COUNTY  .  LOS ANGELES  .  BAY AREA  .  SACRAMENTO

Exterior Color & Materials
EXTERIOR ELEVATIONS ONLYSCHEME 2

Material Color Manufacturer
Roofing:

Composition Asphalt Shingles
Heather Malarkey

Vinyl Windows (factory finish) White TBD

Gutters & Downspouts (factory finish) TBD TBD

Brick (standard raked joints)
Latigo
Tundra

Eldorado

Grout @ Brick TBD Orco

Stucco (16/20 sand finish)
TBD

(Match Sherwin Williams 
SW 7005 Pure White)

Omega

Siding Color (applied to):
Corner Boards
Garage Doors
Lap Siding
Secondary Doors
Trim

SW 6073
Perfect Greige

Sherwin Williams

Trim Color #1 (applied to):
Barge Boards
Canopy
Eaves
Fascia
Posts
Rafter Tails
Railing

SW 7020
Black Fox

Sherwin Williams

Accent Color (applied to):
Unit Doors

SW 6236
Grays Harbor

Sherwin Williams

Deck Coating TBD TBD

Garage Door Weatherstrip (factory finish) Match Garage Door Color TBD
NOTE: Notify WHA if any variation occurs between these 
schemes and the construction documents prior to purchase.  
Contact Jennifer Sandate (949) 250-0607.

© 2025 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA.

EXTERIOR COLOR & MATERIAL SCHEMES

2026.03.18
THIRD SUBMITTALMAJOR SITE DEVELOPMENT REVIEW

1500 QUAIL STREET

©  2026 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA 99
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60’30’15’0’

L.1

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

CONCEPTUAL LANDSCAPE PLAN

W
E

S
TE

R
LY

 P
LA

C
E

QUAIL STREET

AMENITY COURTYARD #3
SEE SHEET L.2 EXISTING 

PARKING 
LOT

EXISTING 2 
STORY OFFICE 

BUILDING

PUBLICLY  ACCESSIBLE OPEN SPACE 
(PAOS)
• meandering 8’ width concrete sidewalk 

with decorative score lines 
• seating areas with surface mounted 

benches and decomposed granite
• portals at pedestrian connections to 

development
• curb adjacent street trees at 30’ on 

center
• california friendly planting
• groupings of accent trees

EXISTING
OFFICE 

PARKING 
STRUCTURE

24’ WIDE DECORATIVE PAVING AT 
VEHICULAR ENTRY

24’ WIDE DECORATIVE PAVING AT 
VEHICULAR ENTRY

1

2

3

6’ HT DECORATIVE MASONRY WALL

  REQUIRED PAOS: 6,233 sf (3%)
  PROVIDED PAOS: 7,613 sf (3.6%)

AMENITY COURTYARDS #1 and #2
SEE SHEET L.2

1

2

3

4
567

8

9

10

11121314

15

16

17

18

19

20

21 22 23 24

20’ LIMIT OF PAOS
• credit only taken at 20’ 

width areas

PEDESTRIAN ENTRY PORTAL

6’ HT DECORATIVE MASONRY WALL

TRANSFORMER LOCATION, TYP

MONUMENT SIGN - SEPARATE PERMIT 
LOCATED OUTSIDE LINE OF SIGHT

CURB ADJACENT SIDEWALK, WIDTH TO 
MATCH EXISTING 

TYPICAL PASEO
SEE SHEET L.4

CURB ADJACENT SIDEWALK, 
WIDTH TO MATCH EXISTING 

TRANSFORMER

TRANSFORMER

MONUMENT SIGN - SEPARATE PERMIT 
LOCATED OUTSIDE LINE OF SIGHT

2424’ WWIDE DD
VEVEHICULAARVV

6’ HT DEECOC

EXISTING 2 
STORY OFFICE 

BUILDING

line of sight

575’ to Common Open Space

lin
e of sig

h
t

540’ to Common Open Space

20’

20
’

20
’

LANDSCAPE AREA

 REQUIRED: 16,623 sf (8% OF SITE - 207,781 S.F.)

 PROVIDED: 40,679 sf (20%)
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16’8’4’0’

L.2

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

AMENITY COURTYARDS #1, #2, AND #3 ENLARGEMENTS

8

AMENITY COURTYARDS #1 AND #2
common open space #1: 1,985 s.f.

common open space #2: 3,845 s.f.  

AMENITY COURTYARD #3
common open space #3: 2,300 s.f.  

GAME LAWN
759 S.F.
• synthetic turf 
• cornhole 
• seat wall with bench top 

seating

CALIFORNIA FRIENDLY 
LANDSCAPE
• native trees
• screening hedges at 

buildings

MAIL KIOSKS

OUTDOOR DINING
• 2 bbqs
• pizza oven
• overhead structure
• trash receptacle

CALIFORNIA FRIENDLY 
LANDSCAPE
• native trees
• screening hedges at 

buildings

DECOMPOSED GRANITE 
PATH
FOUNTAIN

1

2

3

7

16

17

SURFACE MOUNTED 
BENCHES

38.6’

42
’

20
.9’

44
’

78’

7’

91.5’
NO NATURAL TURF PROPOSED
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16’8’4’0’

L.3

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

PAOS ENLARGEMENT

18
19

20

21
22

P
R

IV
A

TE
 D

R
IV

E

P
R

IV
A

TE
 D

R
IV

E

A/C UNITS - TYP.
see sheet L.11 for screening

  REQUIRED PAOS: 6,233 sf (3%)
  PROVIDED PAOS: 7,613 sf (3.6%)

QUAIL STREET
SEATING AREAS WITH SURFACE 
MOUNTED BENCHES AND 
DECOMPOSED GRANITE

PORTALS AT PEDESTRIAN 
CONNECTIONS TO DEVELOPMENT

20’ LIMIT OF PAOS
• credit only taken at 20’ 

width areas

LANDSCAPE AND PAVING ZONE “LPZ”
-4’ wide with shrub and accent plant 
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16’8’4’0’

L.4

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

STREET FRONTAGE
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16’8’4’0’

L.5

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

TYPICAL RESIDENTIAL PASEO COMMON AREA

5’ SIDEWALK

ORNAMENTAL TREES

FIRE RESCUE LADDER PADS - TYP.

A/C UNITS - TYP.
see sheet L.11 for screening

LANDSCAPE AND PAVING ZONE “LPZ”
-4’ wide with shrub and accent plant 

12 13

P
R

IV
A

TE
 D

R
IV

E

6’ HT DECORATIVE MASONRY WALL
with SCREENING PLANT MATERIAL

4

1

5’ SIDEWALKORNAMENTAL 
TREES

FIRE RESCUE 
LADDER 
PADS - TYP.

A/C UNITS - TYP.
see sheet L.11 for screening

5’ SIDEWALK

A/C UNITS - TYP.
see sheet L.11 for screening

FIRE RESCUE LADDER PADS - TYP.6’ HT DECORATIVE MASONRY 
WALL with SCREENING PLANT 
MATERIAL

LANDSCAPE AND PAVING ZONE “LPZ”
-4’ wide with shrub and accent plant 
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L.6

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

LANDSCAPE IMAGERY

112



113



L.8

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

PLANT IMAGERY

ARBUTUS X MARINA
STRAWBERRY TREE 

CHILOPSIS LINEARIS
DESERT WILLOW 

DRACENA DRACO
DRAGON TREE 

OLEA EUROPAEA ‘SWAN HILL’
FRUITLESS OLIVE 

PLATANUS RACEMOSA
CALIFORNIA SYCAMORE MULTI

QUERCUS AILEX
HOLLY OAK 

ULMUS PARVIFOLIA ‘TRUE GREEN’
TRUE GREEN LACEBARK ELM 

ARBUTUS UNEDA ‘COMPACTA’
DWARF STRAWBERRY TREE 

ELAEOCARPUS DECIPIENS
JAPANESE BLUEBERRY

GREVILLEA X ‘PEACHES AND CREAM’
PEACHES AND CREAM GREVILLEA 

LAURUS SARATOGA 
SARATOGA HYBRID LAUREL 

LEUCOSPERMUM ‘FLAME GIANT’
GIANT ORANGE PINCUSHION 

LEUCOSPERMUM DISCOLOR
POM POM LEUCADENDRON

LEUCOPHYLLUM ‘LOS ALAMITOS’
TEXAS SAGE 

OLEA EUROPAEA ‘LITTLE OLLIE’
LITTLE OLLIE DWARF OLIVE 

ROSMARINUS O. ‘PROSTRATUS’
CREEPING ROSEMARY 

SALVIA ‘ALLEN CHICKERING’
CLEVELAND SAGE

WESTRINGIA ‘WYNYABBIE GEM’
WYNYABBIE GEM COAST ROSEMARY

LAURUS NOBILIS ‘LITTLE RAGU’
LITTLE RAGU SWEET BAY

FICUS NITIDA ‘GREEN GEM’
GREEN GEM FICUS 

T
R

E
E

S
T

R
E

E
S

SH
R

U
B

S
SH

R
U

B
S
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L.9

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

PLANT IMAGERY

AGAVE ATTENUATA
FOXTAIL AGAVE

AGAVE ATTENUATA ‘RAY OF LIGHT’
RAY OF LIGHT FOXTAIL AGAVE

AGAVE ATTENUATA ‘NOVA’ 
NOVA FOXTAIL AGAVE

AGAVE ATTENUATA ‘BLUE FLAME’
BLUE FLAME AGAVE 

ALOE STRIATA
CORAL ALOE 

CRASSULA ‘BLUE WAVES’
JADE PLANT 

FURCRAEA FOETIDA ‘MEDIOPICTA’
MAURITIS HEMP

CHONDROPETALUM TECTORUM 
CAPE RUSH

CALAMAGROSTIS ‘KARL FOERESTER’
FEATHER REED GRASS 

CHONDROPETALUM TECTORUM 
CAPE RUSH

DIANELLA TASMANICA ‘VARIEGATA’
FLAX LILY

LEYMUS ‘CANYON PRINCE’
CANYON PRINCE GIANT WILD RYE

LOMANDRA ‘PLATINUM BEAUTY’
PLATINUM BEAUTY

DIANELLA REVOLUTA ‘LITTLE REV’
LITTLE REV FLAX LILY

LOMANDRA LONGIFOLIA ‘BREEZE’
MAT RUSH

JUNCUS PATENS
CALIFORNIA RUSH

SESLERIA X ‘CAMPO AZUL’
CAMPO AZUL MOOR GRASS

CAREX PANSA 
CALIFORNIA MEADOW SAGE 

A
C

C
E

N
T

S
A

C
C

E
N

T
S

G
R

A
SS

E
S

G
R

A
SS

E
S
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60’30’15’0’

L.10

PA2025-0163

APN:427-221-16 SUBMITTAL #4: 03.17.26

CONCEPTUAL IRRIGATION PLAN

IRRIGATION HYDROZONES:
HYDROZONESYMBOL AREA WATER

USAGE PLANT FACTOR (Kc)

12,275 S.F.

HYDRO-ZONE - 1
WESTERN SUN
EXPOSURE
IRRIGATION TECHNIQUE
SHRUBS - SUB SURFACE
DRIP IRRIGATION

0.30

HYDRO-ZONE - 2
NORTHERN SUN
EXPOSURE/PODIUM
BUILDING SHADE
IRRIGATION TECHNIQUE
SHRUBS - SUB SURFACE
DRIP IRRIGATION

HYDRO-ZONE - 3
SOUTHERN SUN
EXPOSURE
IRRIGATION TECHNIQUE
SHRUBS - SUB SURFACE
DRIP IRRIGATION

TOTAL HYDROZONE AREA: 40,679 S.F.

9,444 S.F.

9,504 S.F.

9,456 S.F.

LOW

HYDRO-ZONE -4
EASTERN SUN
EXPOSURE
IRRIGATION TECHNIQUE
SHRUBS - SUB SURFACE
DRIP IRRIGATION

0.30

LOW 0.30

LOW

0.30LOW

WATER CONSERVATION FEATURES
THE FOLLOWING MEASURES WILL BE INCORPORATED INTO THE PROJECT TO
CONSERVE WATER:

1. IRRIGATION PLANS TO BE DESIGNED TO MEET THE REQUIREMENTS OF CITY OF
NEWPORT BEACH CHAPTER 14.17 - WATER EFFICIENT LANDSCAPING

2. INSTALLATION OF AUTOMATIC 'SMART' IRRIGATION CONTROLLER WITH
RAIN-SENSOR.

3. THE USE OF LOW PRECIPITATION/LOW ANGLE IRRIGATION SPRAY HEADS.
4. THE USE OF LOW WATER CONSUMING PLANTS.
5. SOIL AMENDMENT TO ACHIEVE GOOD SOIL MOISTURE RETENTION.
6. MULCHING TO REDUCE EVAPOTRANSPORATION FROM THE ROOT ZONE.
7. INSTALLATION OF AUTOMATIC IRRIGATION SYSTEM TO PROVIDE DEEP-ROOT

WATERING TO TREES IS REQUIRED.

WATER CONSERVATION STATEMENT
1. PURPOSE: TO PROVIDE THE MAINTENANCE STAFF A MECHANICAL DEVICE TO

DISTRIBUTE WATER AND ENSURE PLANT SURVIVAL IN THE MOST EFFICIENT
MANNER AND WITHIN A TIME FRAME THAT LEAST INTERFERES WITH THE
ACTIVITIES OF THE COMMUNITY.

2. THE IRRIGATION SYSTEM FOR EACH HYDROZONE WILL BE AUTOMATIC AND
INCORPORATE LOW VOLUME DRIP EMITTERS, BUBBLERS AND HIGH EFFICIENCY
LOW ANGLE SPRAY HEADS AT TURF ONLY. DRIP IRRIGATION SYSTEMS MAY BE
EMPLOYED WHERE CONSIDERED TO BE EFFECTIVE AND FEASIBLE. IRRIGATION
VALVES SHALL BE SEPARATED TO ALLOW FOR THE SYSTEMS OPERATION IN
RESPONSE TO ORIENTATION AND EXPOSURE.

3. PLANTING WILL BE DESIGNED TO ENHANCE THE VISUAL CHARACTER OF THE
SITE AND THE ARCHITECTURAL ELEMENTS. PLANTS SHALL BE GROUPED WITH
SIMILAR WATER, CLIMATIC AND SOIL REQUIREMENTS TO CONSERVE WATER AND
CREATE A DROUGHT RESPONSIVE LANDSCAPE.

4. EACH HYDROZONE CONSISTS OF MODERATE TO LOW WATER CONSUMING
PLANTS. IN AREAS OF MODERATE WATER CONSUMING PLANTS THEY SHALL BE
PROPERLY AMENDED TO RETAIN MOISTURE FOR HEALTHY GROWTH AND TO
CONSERVE WATER.

5. PLANT MATERIAL WITHIN EACH HYDROZONE SHALL BE SPECIFIED IN
CONSIDERATION OF NORTH, SOUTH, EAST AND WEST EXPOSURES.

6. SOIL SHALL BE PREPARED AND EMENDED TO PROVIDE FOR MAXIMUM MOISTURE
RETENTION AND PERCOLATION. PLANTED BEDS SHALL BE MULCHED TO
RETAIN SOIL MOISTURE AND REDUCE EVAPOTRANSPORATION.

7. TO AVOID WASTED WATER, THE CONTROLS WILL BE OVERSEEN BY A FLOW
MONITOR THAT WILL DETECT ANY BROKEN SPRINKLER HEADS TO STOP THAT
STATION'S OPERATION, ADVANCING TO THE NEXT WORKABLE STATION. IN
THE EVENT OF PRESSURE SUPPLY LINE BREAKAGE, IT WILL COMPLETELY STOP
THE OPERATION OF THE SYSTEM. ALL MATERIAL WILL BE NONFERROUS, WITH
THE EXCEPTION OF THE BRASS PIPING INTO AND OUT OF THE BACKFLOW
UNITS. ALL WORK WILL BE IN THE BEST ACCEPTABLE MANNER IN ACCORDANCE
WITH APPLICABLE CODES AND STANDARDS PREVAILING IN THE INDUSTRY.

WUCOLS, WATER USE CLASSIFICATION OF LANDSCAPE SPECIES, IS A UNIVERSITY OF
CALIFORNIA COOPERATIVE EXTENSION PUBLICATION AND IS A GUIDE TO THE WATER
NEEDS OF LANDSCAPE PLANTS.

CROP FACTOR PERCENT OF ETo
H - HIGH 70% - 90%
M - MEDIUM 40% - 60%
L - LOW 10% - 30%
VL - VERY LOW < 10%

WATER USE CLASSIFICATION of LANDSCAPE
SPECIES (WUCOLS):

TOTAL SITE AREA:

LANDSCAPE AREA:
207,781 S.F.

LANDSCAPE REQUIRED: 16,623 S.F. (8%)

LANDSCAPE PROVIDED: 40,679 S.F. (20%)

QUAIL STREET

Reference Evapotranspiration (ETo) 50.33 ETAF for MAWA 0.55 (Residential)

Plant Irrigation Irrigation ETAF Landscape ETAF x Area Estimated Total
Factor (PF) Methodb Efficiency (PF/IE) Area (sq. ft.) Water Use

(IE)c (ETWU)d

Regular Landscape Areas
0.30 drip 0.81 0.37 12,275 4,546 141,865
0.30 drip 0.81 0.37 9,444 3,498 109,147
0.30 drip 0.81 0.37 9,504 3,520 109,840
0.30 drip 0.81 0.37 9,456 3,502 109,285

Totals 40,679 15,066 470,138
Special Landscape Areas

Totals
470,138
698,155

ETAF Calculations

Regular Landscape Areas
Total ETAF x Area  15,066
Total Area 40,679
Average ETAF 0.37

All Landscape Areas
Total ETAF x Area 15,066
Total Area 40,679 Eto data for
Sitewide ETAF 0.37 from 8/7/2025

Hydrozone 1 - Western Sun Exposure

Hydrozone 4 - Eastern Sun Exposure

WATER EFFICIENT LANDSCAPE WORKSHEET

Hydrozone #
/Planting

Descriptiona

Hydrozone 3 - Southern Sun Exposure
Hydrozone 2 - Northern Sun Exposure

CIMIS Station #75
City of Irvine

ETWU Total
Maximum Allowed Water Allowance (MAWA)e

aHydrozone #/Planting Description
E.g 
1.) front lawn
2.) low water use plantings
3.) medium water use planting

bIrrigation Method         cIrrigation Efficiency
overhead spray                   0.75 for spray head 
or drip                                 0.81 for drip

dETWU (Annual Gallons Required)
= Eto x 0.62 x ETAF x Area

where 0.62 is a conversion 
factor that converts acre-
inches per acre per year to 
gallons per square foot per 
year.

Average ETAF for Regular Landscape Areas must 
be 0.55 or below for residential areas, and 0.45 or 
below for non-residential areas.

eMAWA (Annual Gallons Allowed) = (Eto) ( 0.62) [ (ETAF x LA) +  ((1-ETAF) x SLA)] 
where 0.62 is a conversion factor that converts acre-inches per acre per year to gallons per square foot per year, LA is the 
total landscape area in square feet, SLA is the total special landscape area in square feet,
and ETAF is .55 for residential areas and 0.45 for non-residential areas.
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NO NATURAL TURF PROPOSED
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APN:427-221-16 SUBMITTAL #4: 03.17.26

WALL AND FENCE PLAN

DESCRIPTION:SYMBOL

4' HT. MAX SOLID BLOCK WALL WITH BENCH AND PORTAL
FINISH:  20:30 STUCCO     COLOR: TO MATCH ADJACENT BUILDING

WALL AND FENCING KEY PER NBMC SECTION 20.30.040 AND OBJECTIVE
DESIGN STANDARDS (H):

6' HT SOLID BLOCK WALL WITH 2" CAP. SEE CIVIL FOR RETAINING CONDITIONS
FINISH:  20:30 STUCCO     COLOR: TO MATCH ADJACENT BUILDING
NO WALLS PROPOSED ADJACENT TO PUBLIC STREETS

6' HT SOLID BLOCK WALL
STUCCO FINISH

4' HT. MAX SOLID BLOCK WALL WITH
BENCH AND PORTAL

MONUMENT WALL
PER SEPARATE PERMIT

Low Stucco

QUAIL STREET
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OBJECTIVE DESIGN STANDARDS 20.48.185
H. WALLS AND FENCES

I. UTILITIES

CMU block walls with stucco 
finish throughout site.
Stucco on masonry
Walls to match architecture

Utility equipment out of 
path and placed accordingly
Mechanical equipment 
screened if necessary.
Electrical equipment placed 
in designated space. 

1. Perimeter or theme walls shall be solid decorative block 
walls.

1. All utility equipment shall be located out of pedestrian 
path and purposefully and aesthetically placed.
2. Mechanical equipment must be screened if it cannot be 
placed in rear or side yards.
3. All electrical equipment shall be placed within a utility 
room. If unable, equipment shall be purposefully designed 
as part of building. 

2. Wall materials shall require little or no maintenance.
3. Walls shall be the same or similar to architectural style.

TYP. SECTION AT TRANSFORMER SCREENING

TYP. SECTION AT UTILITY SCREENING
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CONCEPTUAL LIGHTING PLAN (CONDITION OF APPROVAL)

THE OUTDOOR LIGHTING CONCEPT IS TO PROVIDE LEVELS OF LIGHTING SUFFICIENT TO MEET SAFETY AND
ORIENTATION NEEDS.

WITHIN PUBLIC AREAS LIGHTING WILL BE WARM COLORED AND UNOBTRUSIVE.  LIGHT SOURCES WILL BE
TUNGSTEN OR METAL HALIDE.

LIGHTING SOURCES FOR THE LANDSCAPE AND PAVED AREAS WILL BE CONCEALED AND THE LIGHTING
INDIRECT NOT VISIBLE FROM A PUBLIC VIEWPOINT.  LIGHT SOURCES SHOULD BE DIRECTED SO THAT IT DOES
NOT FALL OUTSIDE THE AREA TO BE LIGHTED.  CUTOFF SHIELDS WILL BE USED IF NECESSARY.

ALL EXTERIOR SURFACE AND ABOVE-GROUND MOUNTED FIXTURES WILL BE SYMPATHETIC AND
COMPLIMENTARY TO THE ARCHITECTURAL THEME.

EXTERIOR LIGHTING LEGEND PER NBMC SECTION 20.30.070

TYPE/TECHNIQUE:

STREET LIGHT
VEHICULAR DRIVES - WITH CUTOFF
SHIELDS

LOCATION:SYMBOL

BOLLARD AT PEDESTRIAN PATH OF TRAVEL

EXTERIOR LIGHTING NOTES:

STREET LIGHT
VEHICULAR DRIVES

BOLLARD
PEDESTRIAN WALKS

SCONCE
MOUNTED ON BUILDINGSCONCE AT GARAGE SIDE MOUNTED ON BUILDING

FM 110051 S 
01

STREET LIGHT PER CITY OF 
NEWPORT STANDARDS

QUAIL STREET
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LANDSCAPE RENDERING
PAOS ON QUAIL STREET
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LANDSCAPE RENDERING
AMENITY COURTYARD #1 AND #2
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©  2026 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA.
NOTE: BUILDING COLORS SHOWN ARE ARTIST CONCEPTION. PLEASE REFER TO COLOR 
MATERIAL BOARDS, MANUFACTURE’S SPECIFICATIONS AND COLOR AND LOCATION 
PACKAGE FOR EXACT LOCATION AND SAMPLES FOR MORE ACCURATE COLORS.

2025150 | 03-19-26NEWPORT BEACH, CA

RESIDENCES AT 1500 QUAIL BIRDSEYE VIEW
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2025150 | 03-19-26NEWPORT BEACH, CA

RESIDENCES AT 1500 QUAIL EYE LEVEL STREET VIEW
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fuscoe.com

949.474.196015535 Sand Canyon Ave

Irvine, California 92618

R

F U L L C I R C L E T H I N K I N G

E N G I N E E R I N G
FUSCOE

Suite 100

BASIS OF BEARINGS

EXISTING EASEMENTS

CIVIL ENGINEER

LEGAL DESCRIPTION

SITE ADDRESS OWNER

GENERAL NOTES

FLOOD ZONE

UTILITY NOTES

ABBREVIATIONS

VICINITY MAP

PROPOSED LOT SUMMARY
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2025150 | 03-19-26NEWPORT BEACH, CA

RESIDENCES AT 1500 QUAIL EYE LEVEL PARK VIEW
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