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Project Description and Justification
1300 Dove Street Project

The 1300 Dove Street Project (“Project”) would be located on the approximately 6.5-acre
property bounded by Dove Street, Newport Place Drive, and MacArthur Boulevard. The project
site is in the City of Newport Beach’s Airport Area and designated Mixed-Use Horizontal 2. The
project site is within the Newport Place Planned Community (PC 11), with a base zoning of
Professional & Business Office Site 4. The site is also within the PC 11 Residential Overlay,
which permits densities of 30-50 units/acre. The Project requests a rezoning to apply the City’s
Housing Opportunity Overlay Zoning District, specifically the HO-1 — Airport Area Environs
Area Overlay (“HO-17).

The Project proposes development of 132 dwelling units (at 20 units/acre) in 14 buildings (four
building types). The Project’s units include duplexes and townhomes, with associated
improvements, including residential amenities, on-site circulation, and parking (304 spaces). The
unit mix consists of 2-4 bedrooms, providing a variety of unit-types to serve the diverse needs of
the City of Newport Beach’s residents. The building types are as follows:

1. 3-Story Townhomes (Type A): 6 buildings, totaling 48 units.
2. 3-Story Townhomes (Type B): 4 buildings, totaling 32 units.
3. 3-Story Duplexes (Type C): 14 buildings, totaling 28 homes.
4. 4-Story Duplexes (Type D): 12 buildings, totaling 24 homes.

The Project proposes 12,100 square feet of common space along with residential amenities
including BBQs, covered outdoor seating and a game lawn. Private open space totaling 27,210
square feet would also be provided. The site would have access from Newport Place Drive and
Dove Street.

Site Development Review (NBMC Section 20.52.080)

The project exceeds the thresholds identified in NBMC Table 5-2 and requires site
development review.

Finding 1
The proposed development is allowed within the subject zoning district.

Facts in Support of Finding

1. With approval of the requested rezoning, the project site is within the HO-1 District, which
allows mixed-use housing projects with densities ranging from 20-50 units/acre. The Project
proposes 132 townhomes and duplexes across the 6.5-acre site, approximately 20.3
units/acre.

2. The Project implements the City’s Housing Element, which generally planned for increased

housing in the Airport Environs Area through the adoption of a housing opportunity overlay
(HO-1 District).
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3.

The underlying zoning district — PC 11 with a Residential Overlay — also permits residential
uses.

Finding 2

The proposed development is in compliance with all o the applicable criteria identified in
subsection (C)(2)(c) of Section 20.52.080.

a. Compliance with this section, the General Plan, this Zoning Code, any applicable
specific plan, and other applicable criteria and policies related to the use or structure.

b. The efficient arrangement of structures on the site and the harmonious relationship of the
structures to one another and to other adjacent developments, and whether the
relationship is based on standards of good design.

c. The compatibility in terms of bulk, scale, and aesthetic treatment of structures on the site
and adjacent developments and public areas.

d. The adequacy, efficiency, and safety of pedestrian and vehicular access, including drive
aisles, driveways, and parking and loading spaces.

e. The adequacy and efficiency of landscaping and open space areas and the use of water
efficient plant and irrigation materials.

f- The protection of significant views from public right(s)-of-way and compliance with

Section 20.30.100 (Public View Protection).

Facts in Support of Finding

1.

The Land Use Element of the General Plan designates the property for residential and non-
residential uses and PC 11 identifies the site for business and professional office uses, but
with a residential overlay. However, the Housing Element identified the Airport Environs
Area as appropriate for significant residential development and the HO-1 District, as adopted
consistent with the Housing Element, applies to the project site.

The General Plan recognizes the Airport Area as ideal for “reuse and repurposing of existing
nonresidential uses while allowing for a variety of housing opportunities ... proximate to
jobs, transportation, supporting commercial, and services.” (GP LUE Policy LU 3.3.)

The HO-1 District permits housing at densities of 20-50 units/acre. The project is consistent
with that standard, proposing a base density of 20.3 units/acre.

The Project proposes a diversity of housing types, ranging in types and numbers of
bedrooms, providing a range that suits the demographics of the City of Newport Beach.

The project has been designed as a unified development that incorporation of open spaces,
walkway, landscaping, and other amenities, as well as improves the right-of-way. Together,
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10.

11.

12.

13.

these improvements promote active resident/pedestrian use of the site. Thus, the Project
meets the goals of the General Plan by providing a development that contributes “to a
cohesive urban, mixed-use character where residents and visitors can live, work, shop, access
services, and play.” (GP LUE Policy LU 3.3.)

The height, bulk, and scale of the Project, which is generally low-rise (up to four stories), is
consistent with, the building heights of nearby properties, which range from 2-3 story low-
rise offices to 6-8 story high rise offices (1500 Quail Street, 1301 Dove Street, 1201 Dove
Street, and 4100 Newport Place).

The Project’s design creates ample walkways and open space between and among buildings,
which provide natural light and facilitates pedestrian access/use within and outside of the
site.

MacArthur Boulevard would be improved with cohesive landscaping and an enhanced
pedestrian walkway which would invite pedestrian activity.

A consolidated recreation area with various amenities would provide on-site recreation
opportunities for future occupants (families) of the Project.

The Project’s parking, access points, and on-site circulation are designed to provide adequate
drive aisles and minimum vehicle turning areas to provide safe access for residents, guests,
emergency vehicles, and refuse collection.

The existing Airport Environs Area is largely developed with office and commercial uses,
and the development of residential uses would promote pedestrian activation of the area and

provide housing opportunities proximate to an existing employment center.

There are no unique or significant public views from adjacent rights-of-way that would be
negatively impacted by the proposed project.

The Project uses water efficient landscaping consistent with City requirements.

Finding 3

The project is not detrimental to the harmonious and orderly growth of the City, nor endangers,
Jjeopardizes, or otherwise constitutes a hazard to the public convenience, health, interest, safety,
or general welfare of persons residing or working in the neighborhood of the proposed
development.

Facts in Support of Finding

1.

The Project was designed to ensure that potential conflicts with surrounding land uses are
minimized to the extent possible to maintain a healthy environment for both business and
residents. To achieve this, the Project proposes an architecturally pleasing housing

development with articulation, variations in buildings types/styles, paths and open spaces,
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and building elements that enhance the urban environment and implement the natural themes
associated with the existing environment.

2. The Project’s buildings are designed to accommodate and provide safe access for emergency
vehicles, delivery trucks, and refuse collection vehicles, as well as pedestrians and residents.

3. The Project is expressly within an area planned for residential development, located in the
PC 11 residential overlay and the HO-1 Housing Opportunity area.

4. All trash storage and pick-up will be consistent with the requirements of NBMC Section
20.30.120 (Solid Waste & Recyclable Materials Storage), ensuring compatibility with the on-
site and adjacent uses.

5. While the Project would introduce new sources of light, the project site is currently
developed with office and parking uses that generate light. All exterior project lighting is
required to comply with NBMC Section 20.30.070, which mandates that all outdoor lighting
fixtures be designed, aimed, located, and maintained to shield adjacent properties from light
spillage.

6. The new construction will comply with all Building, Public Works, Fire Codes, City
ordinances, and all conditions of approval.

7. All mechanical equipment for the project will be screened from public view and to lessen
noise impacts on surrounding uses.

8. The Project redevelops existing lots and introduces new residential uses with the intent of

creating a resident and pedestrian-friendly environment close to jobs, commerce,
entertainment, and recreation.

Objective Design Standards Waivers

G3iv. Ground & Upper Floor Facade Coverage
Pla. First-Floor Opening & Transparency Standards

The first-floor minimum opening standard in the Objective Design Standards (ODS) is 20%. The
first-floor window and door openings at the duplex units provide 18% of the surface area, less
than the required 20%. The first floor of the duplex will be used as a bedroom, and adding
additional windows would affect privacy and limit the interior usability of the bedroom space.

However, the primary living space is located on the second floor, where additional glazing has
been incorporated into the elevation. The percentage of openings at the upper levels exceeds
20% and provides greater opportunities for direct sightlines to the adjacent public realm. A solid
door is proposed in lieu of a glazed door to ensure security at the lower level, while the primary
living area is located on the second floor.
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J2c. Private Street Zones — LPZ Design Standards

Landscaping and Paving Zone (LPZ), shall be a minimum of 5-foot, with planting beds no less
than 3-feet in width. A waiver is requested to the LPZ standards at Buildings 1-6, Buildings 11—
14, and Buildings 29 and 36. A reduction of the landscape area to 2' is proposed adjacent to these
buildings in order to provide continuous sidewalk connection throughout the site. All buildings
maintain a minimum of 20% landscaping across the total building frontages.

Olc. Horizontal Modulation — Minimum Depth

The Objective Design Standards indicate that all recesses or projections must be a minimum of 2
feet in depth. The proposed multi-story building massing breaks down larger forms into smaller
components and includes multiple plane changes along the building frontage. All modulation on
the ground floor meet the 2 feet minimum. On the upper floors, these modulations range from 6
inches to 1 foot, creating fagade variation and allowing natural termination of stone materials.
These treatments are encouraged to increase visual variety and highlight individual units.
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SITE SUMMARY: PROJECT DESCRIPTION:

PROJECT ADDRESS 3-STORY CONDOMINIUMS AND 3-STORY AND 4-STORY TWO FAMILY

1300 DOVE STREET, NEWPORT BEACH, CALIFORNIA 92660 DWELLINGS. THE PROJECT SITE IS LOCATED ON AN APPROXIMATELY 6.5
ACRES LOT IN THE MIXED USE HORIZONTAL, NEWPORT PLACE (PROF, BUS,

ASSESSOR PARCEL NO: OFFICE, SITE 4) WITH RESIDENTIAL OVERLAY. PROJECT SITE LOCATED ON

42722201 THE SOUTHEAST CORNER OF THE INTERSECTION OF DOVE STREET AND
NEWPORT PLACE.

TAG:

L4N_004

GENERAL PLAN LAND USE :
MU-H2 MIXED-USE HORIZONTAL

ADDITIONAL SPECIFIC DEVELOPMENT LIMIT, SEE TABLE LU2:  ANOMALY 15 BUILDING SUMMARY
UNIT COUNT: 132 UNITS
ZONING DISTRICT: CONSTRUCTION TYPE: TYPE VB RESIDENTIAL
PC 11 NEWPORT PLACE
BUILDING OCCUPANCY: R-2 (TOWNHOME)
PC LAND USE: R-3 (DUPLEX)
NEWPORT PLACE (Prof, & Bus, Off, Site 4) WITH RESIDENTIAL OVERLAY
FIRE SPRINKLERS: NFPA 13D (3-STORY DUPLEX)
REQUEST PROJECT SITE TO BE MODIFIED TO HOUSING OPPORTUNITY SITE OVERLAY ZONE NFPA 13R (4-STORY DUPLEX)
(HO-1_AIRPORT AREA) WITH AN ALLOWABLE RESIDENTIAL REDEVELOPMENT DENSITY OF 20 NFPA 13 (CONDOMINIUMS)
DU/ AC.
BUILDING HEIGHT: 38' (CONDOMINIUM)
COASTAL ZONE: 37" (3-STORY DUPLEX)
NO 47' (4-STORY DUPLEX)
LOT SIZE:
+6.5 ACRES (283,330 SQ. FT) COBDES:
2025 CALIFORNIA BUILDING CODE
GROSS DENSITY: +20.00 HOMES/ACRE 2025 CALIFORNIA RESIDENTIAL CODE
2025 CALIFORNIA MECHANICAL CODE
LOT COVERAGE RATIO: 99,958 SQ. FT / 283,140 SQ. FT. 2025 CALIFORNIA PLUMBING CODE
35.30% 2025 CALIFORNIA FIRE CODE
2025 CALIFORNIA ELECTRICAL CODE
SETBACK: 0 Feet setback from Macarthur Blvd. 2025 CALIFORNIA ENERGY CODE
0 Feet setback from Newport Pl. 2025 CALIFORNIA GREEN BUILDING STANDARDS CODE
0 Feet setback from Dove St.
0 Feet setback from internal Property line
(3) Any portion of the building that is over
twenty (20) feet in height shall be set
back a minimum of twenty (20) feet from
the street right-of-way.
GROSS FLOOR AREA:
Building Summary:
(6) Building type 'A' (8 plex): 3 story Condominiums
= 15,338 s.f. x 6 bldgs = 92,028 s.f.
(4) Building type 'B' (8 plex): 3 story Condominiums
= 15,286 s.f. x 4 bldgs = 61,143 s.f.
(14) Building type 'C' (Duplex): 3 story Duplex
=499 sf. x 14 bldgs = 69,877 s.f.
(12) Building type 'D' (Duplex): 4 story Duplex
=6,219 s.f. x 12 bldgs = 74,629 s.f.
Total Building Square footage = 297,676 s.f.
FLOOR AREA RATIO: FAR. = 1012
Bassenian | Lagoni PROJECT DATA _ PD
ARCHITECTURE » PLANNING = INTERIORS
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CITY OF NEWPORT BEACH

1300 DOVE STREET
NEWPORT BEACH, CA 92660

VICINITY MAP
NOT O SCALE
GENERAL NOTES
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T
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| GENERAL NOTES

ML ON-SITE STORM DRAIN LINES, CATCH BASMS AND MODULAR WETLANDS LOCATED ON PRWVATE
RTY ARE PRVATELY CWNED AND MAINTAINED

2. ON=SITE STORM DRWN TO BE COLLECTED AMD DISCHARGED TO CITY STCRM DRAIN OR STREET PER
NCY REQUIREMENTS. WOMP WILL BE PREPARED AND WLL INCORPORATE STORM WATER MITIGATION A5
REQUIRED BY AGENCY.

3, OFF-SITE CATCH BASINS TO BE PROTECTED W PLACE PER OTY REQUIREMENTS
2, PROPOSED PUBLIC WATER & SEWER MAINS TO BE INSTALLED ONSITE TO SERMICE THE PROPOSED
BULDINGS.
3, PER APPEMDX C AND TABLE C102.1 OF 2022 CALIFORMIA FIRE COCE, REQUIRED SPACING OF FIRE
HYDRANTS 15 5007, SIE TOP RIGHT FOR FIRE HYDRANT LOCATIONS.
4. ML EXSTING WATER SERVICES TO BE ABANDOMED WUST BE ABANDONED AT THE MAINLINE WITH THE
EXIETING T CUT OUT AND REPLACED WITH A STRAIGHT PECE OF PIPE WITH LINGS:
5, AL EXSTING SEWER LATERALS TO BE REUSED SHALL BE VIDED INSPECTED AND APPRONED BY THE CITY
OF NEWPORT BEACH UTILITY DEPARTMENT PRIOR TO REUSE
6, AL EXISTING SEWER LATERALS TO BE ABANDOMED MUST BE CAPPED AND ABANDCMED AT THE
PROPERTY LINE
7. ALL PROPUSED TAANSFORMERS AND TRANSFORMER PACS SHALL BE LOCATED ENTRELY OM-SITE AND BE
ACCESSIBLE FROM THE PRNATE PROPERTY,

. LEGEND
| e

PROPOSED STORM DRAIN LINE
PROPOSED WATER LINE

PROPOSED IRRIGATION WATER LINE

i FIRE WATER SERMICE
1 Ll = = — FROPOSED SEWER LINE
: | e i WATER WETER
| | FIRE WATER DOUBLE CHECK

DETECTOR BACKFLOW PREVENTER
i @ SEWER CLEAN OUT

SEWER MANHOLE
CATCH BASIN

MODULAR WETLAND SYSTEM
JUNCTION STRUCTURE

PROPOSED PUBLIC UTILITY EASEMENT
150" HOSE PULL
PROPGSED FIRE HYDRANT
I A = === EXISTING STORM DRAIN LINE
N " EXISTING WATER LINE
LIk Y - FIRE WATER SERVICE
L | PROPOSED SEWER LINE
EXISTING ELECTRICAL
EXISTING FIBER OPTICS
EXISTING GAS
EXISTING STREET LIGHT
EXISTING TELEPHONE
v EXISTING FIRE HYDRANT

SCALE: 17 = 30°
This yield ssudy 1 for the purposs of estavateg the o

of a residuntal
product type on 1 site of a green canfiguration. W specific ensitiement requirements differ
from the criteria shown an the plan (such as setbacks, minimum lot sizes, street standards,
retencian requirements, otz | then the acoul posstie density may vary substanuaty.
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SECTION A-A
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SECTION B-B
SCALE: 1= 10

aw MACARTHUR
(e ¥
(0} |
o ] LEGEND
A _______ e i 5 PROPOSED STORM DRAIN LINE
=——===—==—=EXISTING STORM DRAIN LINE
el EXISTING WATER LINE
—— —w— —— EX|STING SEWER LINE
SECTION C-C
s B L WOTE: PER PRELIMINARY REVEW OF AS-BUILTS & MNMUM OF
1° PPE CLEARANCE WILL BE MAINTANED. SEE HYDROLOGY
REPORT FOR ADDMOMAL DETALS,
AW MACARTHUR
(a8 b
78" 1.4 T56.67) |
VARIES PUBLIC |
pace, 106, | et B
— ks VARIES WALk _£X, CURB EX. TS
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SECTION D-D
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1300 DOVE ST 03.11.26
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retencian requirements, otz | then the acoul posstie density may vary substanuaty.
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VESTING TENTATIVE TRACT MAP NO. 19439

IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA
TINE BXCEPTIONS (FOR RESIDENTIAL CONDOMINIUMS PURPOSES)

1. WATER RIGHTS, CLAIMS OR TITLE TG WATER

2. A POAPCTUAL MR OR FLIGHT EASEMENT, AMIGATICN RIGHTS, B AND TO ALL THE AIR
SEACE ABINE THOSE PORTICNE OF PnRTlCULnR PLANES OR IMAGMARY SURFACES THAT

TE: 964
KCDRDING ND DOOK GOES, PAGE 721 OF OFFICIAL RECORDS
BLANKET DWER STE. SME WLL REQUIRE Fas CERTIRICATE

— EXSTNG INTERSECTION T

EE WOCIFED EY THE CTY

BEACH FER

3. COVEMANTS, CONDTIONS AND RESTRICTIONS BUT OMITTRNG ANY COVENANTS OR
RESTAICTIONS, IF ANY, INCLUDING BUT NOT LMITED TO THOSE BASED UPON AGE,

RACE, COUOR, RELICION, SEX, CENDER, CENDER ICENTITY, CENDER EXPRESSION,

UAL DRIENTATION, MARITAL STATUS, MATIONAL DRIGIN, ANCESTRY, FANLIAL sr.qrus.

Df HEWPORT mc
PR SEFARATE PLNS | ?
ENCUMBERS PROPERTY. STE DEVELOPMENT STANDARDS, NOTHING TG PLOT

& WWEW[SJ f{!ﬁ 'HE PURPUSE\S} SHOWN BELOW AND RIGHTS INCIDENTAL THERETO I
L FORTH MENT:
RJM LNJIRGRDUH) LIhES

= . I
- = . ESING Wapi TO €
bt T B THE o |
- 3 1157 SEWER e
5‘“3 COVENANT OR RESTRICTION 1S PERMITTED BY APPLICABLE LAW, AS SET FORTH IN e e — T
DOCUMENT RECORDING DATE: AUGUST 18, 1871 RECORDING NO. BOOK 5768, . " —
‘:'H.:L 919 OF OFFICIAL RECORDS. R -

VICINITY MAP

NOT 1O SCALE
oAb FRDF. WFADVEMENTS EY v SITE ADDRESS OWNER
3 1 THE CITY O HEWFCAT
4 BEACH PER SEPARATE PLANS |
RECORMING [ATE: MARCH 7, 1978
RECORDING NO- BODK 125BE, PAGE 1147 OF OFFICIAL RECORDS
EASEMENT TO' BE QUITCLAIMED.

IZD;I & 1300 D(I\oE hl’RELI AG RECSTONE OWNER, LP.,
4041 MACARTHLIR HULILEVARU A DELAWARE LIMTED SARTHERSHIF
NEWPORT BEACH, CA 9264 4041 MACARTHUR BOULEVARD, SUMTE 510
NE\‘W BEACH, CA 92660
CHTACT: PARKE MILLER
951) 31748640

EASEMENT(S) FOR THE PURPCISUQ} SHOWN BELOW AMD RIGHTS INCIDENTAL THERETO,
AS GRANTED ™ A DOCUM]

GRANTED TC- EMKI EI.WENT AND REALTY ODI-H'ANT A NEVADA CORPORATION
DURPOST: COMETRUCTION, MAINTEMANCE AND USE OF SGRS

SECCROING DATE: FEESAMRY 28, 19

FECORDING N BOOK 13050, PAGE 1548 OF OFFICIAL RECORDS

EASEMENT TO BE QUITCLAIMED,

mer
LEGAL DESCRIPTION

THE LAND REFERRED TO WEREW BELOW IS STUATEL IN THE CITY OF NEWPOAT BEACK, COUNTY
OF DRANGE, STATE OF CALFORNW, AND & DESCREED AS FOLLOWS:

', EASEMENT(S) FOR THE PuRPnSD."’S} SHOWN BELOW AMD RIGHTS INCIDENTAL THERETO,
—' A5 GRANTED ™ A DOCUM
GRANTED: TO: PACFIC ELL ITS SUCCESSORS AND ASSIGNS
SURPOSE: NDERGROUND COMMUNICATICN FACLITIES
RECCROING DATE: MARCH 14, 1591
RECORDING ND.L A, INSTRRNENT NO. 9117440 G OFFICAL. REDS
A PORTI F SAID LAND
LASI'_HDF TO BE QUITCLAIMED.

T PORTION OF BLOCK S0 OF !WNES SUE[MSICN O THE CITY OF WEWPORT . COUKTY
OI' ORANGE, STATE OF CALFORNIA, AS S RECORDED ¥ BOOK 1, PM‘E aa oF

WISCELLAREDLS WAPS, RECORTIS GF ule: r.c'um CAUFGRIA, JESCRIEED AS FOLLOWS:

PARECL 2 M THE CTY OF BEACH, COUNTY OF ORANGE. STATE OF CLAFORMA, AS PER
WAP FILED N HO0K &3 PM:‘E i GF PAACEL WAPS, M THE OFFICE OF THE COUNTY ACCORDER
OF SuD COUNTY

7. A DEED OF TRUST TO SECURE AN MNDEBTEDNESS: AMOUNT: $128,000,000.00
CATED: AUGUST 24, 2018
TEUSTOR,"GRN‘CTCR AG REDSTGHNE OW! A DELAWARE LIMTED PARTMERSHIP;
DOWE CWNER, LP., & DELAWARE LIMHED ERRTHERSHI,
.\c. F&IRCHILD \'Jl\NER LP., A CELAWARE LMITED PARTNERSHI;
HILL CWNER, LFP., A DELAWARE LIMTED PARTNERSHIF
TRUSTII CIIICJ'-GD E‘TAI:E CDMF\O.NV A CALIFORMU CORPORAT

EXCEPTING THEREFROM THE FULL RIGH"S TO ALL MINERALS. PETROLEUM, GAS AND OTHI
HrOROCARBON SUBSTANCES EXSTING BELCW A DEFTH OF SO0 FEET FROM THE MJCE aF saD
REAL PROPERTY OESCRIBED ABOVE; PROVIJED, HOWEVER, THAT GRANTOR HEREEY EXPRESSLY
| WANES THE RIGHT 10 INTER UPON THE SURFACE OF 9”." HEN. WERN FEﬁ THE PURPOSE

OF EXPLORING FOR DR PROCUCIG THE WMERALS, PETRO GAS AN HYOROCARSON
| SUBSTANCES S0 RESERVED, AS AESERVED M OOCLMENT HECOROED. [ECEMBER 22 1976 N BOOK
s ¥ | \ 12008, PAGE 1500, OFFICIAL RECODADS,
ET . N ? e T \ E: L1 ; \ ASSESSOR'S PARCEL MOL: 427-222-D1
BENEFICIARY: DEET |, LLC, A CELAWARE LIMITED LIBILITY COMEANT PER 510 300 s . = - fHas ! F | [ A : CIVIL ENGIMEER
SECCROING DME AUGUST 78, 7018 iR e % : _ 1 : | - | | e -
RECORDING HO.i A5 INSTRUMENT NO. 2013000314348 OF DFFICAL RECORDS nn‘m-’h.‘f MOE: SALE 1 = T o | 1 | DRIANA SLASCR. F.E.
MCDIFY THE TERMS AMD PROVSIONS OF SAD DEED OF TRUST AS FINAK SOE SLOPES — - " L | | 5 - vl 7 FUSCOE ENGINEERING, NG
THEREIN PROVIDED EXECUTED BY: AG REDSTCNE OWNER, LP. A DELANARE LIMITED |Hatfe— ! / . 2 : i b d : A 3 |
=ARWLRSH|P 1 i A ' 1 e | " !
3G DOVE OWNER, L. & DELAKARE LIMITED PARTHERSHI, (34‘
AG FED HILL OWNER. L.P.. A DELAWARE LWITID PARTNERSH| = ]
AND PACKFICCAL DEBT I, LLL' I DELAWARE LMITED LIABILITY LLIMPANY
RECORDING DATE: SEFTEMBER 28, 2023

i ": 15535 SAND CANYON AVE, SUITE 100

" = — e —mR [ . % f IRVINE, C& 52618

‘ICURDING NO. AS INSTRUMENT NO. 2023000238357 OF OFFICAL RECORDS e
F TRUSTS. NOTHING TO PLOT.

3 FHOWE!  (348) 478-19E0
ﬁ‘_EJR [ — )
B. nN UNRECORDED LEASE WITH CERTAIN TERMS, COVENANTS, CONDITIONS AND I| [
SIONS SET FORTH THEREN AS DlSCLUSED BY THE DOCUMER' [t (=] = GEMERAL NOTES
rumun SUBCRCINATICN, NON-DISTL ATTORNM HEEMENT Y o = 1, EAISING LAND USE: COMON
ot REDSTONE. OHNER, L. A DECAWARE, LRATED CATHE RS | < P NI RIS
o_xoqﬁ%gﬁm:aﬁnme COUNTY COUNUNITY  FOUNATION, A CALIFORMIA  NON-FRCFIT I~ = = 3. FROPOSED MUNBER OF UNTS: 132
& |
RECORDING DATE: AUGUST 28, 2018 i 3
RECORDING NO: AS INSTRUMENT ND. 2018000314352 OF OFFical RECOROS 1= 18] 2 BASIS OF BEARINGS
k- I THE BCARINGS AND CODRDINATES SHOWN HEREON ARE BASED UPON THE CALIFCANA
m‘moalg‘; R&EUSWEN*%ET 28, 2018 AT RECORDING MO. AS INSTRUMENT O, "% -2 C(X):iiiimTE S‘I‘STEM OF 1983, (:5(’1)53":.L ZONE W (20I1'-'50 EPOCH), ™ MCG&;M:E
FFICIAL RE - 3 =i ; ) WITH THE CALIFORNIA PRIVATE RESOURCES CODE SECTIONS BBOT-BE19; SAD BEARINGS
w:r'ﬁfrt?‘;?n'?;mm;rmz Has BEEN MAQE SUBORDINATE. T0. THE. DOCUMENT '§ iy Coﬂ AND COCROINATES ARE BASED LOCALLY UPON FIELD-OBSERVED TIES T0 THE FOLLOWING
SEGORDING DATE: AUGUST | \ CALIFORNIA SPATIAL REFERENCE NETWORK, OR EQUIVALENT STATIONS:
RECORDING NO.. 45 |NS‘I‘RUHI:NT uo 2018000314345 OF OFFICAL RECORDS | J
DEED RUSTS. NOTHING TO FLO] ! f.ﬁ L REFERENCED CSRC STATIONS |
BN UNRECORDED LEASE WITH CERTAW TERMS, COVENANTS, COMDTIONS  AND =2 | STATION | NORTHING (¥) | EASTING (X) | HEIGHT | ACCURACY |
PROVISIONS FORTH THEREM AS DISCLOSED B¢ THE DOCUMENT ENTMLED: €T SIORM RN L T - RET |
SUBORDIMATION, MON—DISTURBANCE AND ATTORMMENT AGRESMENT e - = | TRAaK | FITISG2.614 | GOBATELIG5 | 381382 oRoER |
B Y e e s S =
ESRPARATIN, AECORANG ATE. ALEUST 7, 2ht y /s sae = FYRK | -2188760.057, |604B756.200) 30605 | onpen |
RECORDING NO-: 45 INSTRUMENT NO. J0180D0314353 OF OFFiciaL RECORDS %)
THE PRESENT GWNERSHIP O THE LEASEHOLD CREATED BY SAD LEASE AND OTHER \ : _ =
WATTERS AFTECTING, THE INTEREST OF THE LESSEE AR NOT SHOWH & | b MARFING: MNGLE AND- GRID-TALTOR.
AN AGREEMENT RECORDED AUGUST 23. 2018 AT FECORDING NO. i NeETRUMENT 0, = | pum'[|N{)RTHIN(‘, {w]|-:ns:mc [5:]| “:Npg"fc =3 | HEIGHT | ELEV
BHICH STATES THAT SAD LEASE WAS BEEN MADE SUSORDINATE T THE DOGUMENT s
ENTITLED: CEED GF . 10002 | 2188405 541 [6070064,972 | —conse21” |Do9s9728678 | rn.asy | 4emme’
EcaRame ”ﬂ‘m"”iﬁﬁ T ND. 2018000314348 OF DFFICIAL SECCRDS t\Ii I ALE PaNE | PP, 5500 ) )
- ROING K il N NU 0180003143 Ql L (¥ o -
DEED OF TAUSTS, NOTHING TO PLOT. i 15 | bR S0 41 T . 1 NOTES:
10, A PRANGIG STATEMENT AS FOLLONS: )
CEHTOR: DSTONE OWNER,
SECIIHEJ FARTY, PﬁCIHrCﬂL DEET |, l C
DATE: SEPTEMBER 12,

DISTANCES AND COCRDINATE CHSTANCES SHOWN, LPUESS OTHERWSE NOTED,
ARE N TERMS OF THE LLS. SURMEY FOOT. AS USZD N TABLES ABOVE, ELEVATICH
REFERS TO THE CAUFORNIA ORTHOMETRIC HEIGHTS OF 1988 ("COHBE") OR EQUNALENT
OF THE POINT WHERE THE MAFPING ANGLE (0R  CONVERGENCE ANGLE} ANDH
CCMBINATION FACTCR (CF) WERE CALCIAATED N TERMS OF THE NORTH AMERICAN
WVERTICAL CATUM OF 1583 ("NAWDEE") AND HEIGHT REFERS TO THE VERTICAL WALUE OF

NG 01
iiCORDING N AS INSTRUMENT NO. 2018000333660 OF OFFICAL RECCRDS
A CHANGE TO THE ABOVE FINANCING STATEMENT WAS FILED
MATURE OF CHANGE: CONTINUATION
RECOROING DATE: APRIL 17, 2023
RECORDING NC.. 2023000086663 OF OFFICIAL RECORDS
NOTHING TO PLOT

PROP. 2°0% SVCFOR EACH
OWITFER ST S0

THE CAUFORMIA GEOOETIC COORDINATE O EQUNALENT ELLIPSOM HEIGHT (FROM
GEQIDMA) USED TO CALCULATE THE COMBIMATION FACTOR N THE EVENT THaT THE
CALCILATONS ARE NCT PERFORMED AT A "REAL™ POINT IN THE SURVEY, THERE MaY BE
N STATHON OF ELEVATICN 10 LIST.
10 = 14 TLE COMPANY NOTES
FLOOD ZOME

T LAND SHOWN HEREOM UES ENTF!EL" l1|HN FLOCO ZOWE X", AS. DEFED ON
IW‘"RW\YK}N PLBLSHED BY U5, DEPARTMENT NG AND URBAN DEVELOPWENT AS REFLECTED

BY FLOOD MEURMNCE RATE MAP PANEL WO. ammuu EFFECTRE 12/03/2008
ABBREVIATIONS

DISTANCES SHOWN HERECHN, ARE GROUND DISTAMCES. TO APPROMIMATE CCSB3 GRID
DISTANCES MULTIPLY THE DISTANCES BY THE COMBINATION FACTOR PROVIDED HEREDHM,

BEMCHMARK

THE CONTOURS AND ELEVATIONS SHOWN HEREON ARE BASED ON THE
FOLLOWING BENCH MARK:
BM ND.: 35-34577  ELEV. 45.510° (COUNTY OF ORANGE BENCH MARK)
DATUM: NAND 88 2003 ACUUSTMENT
BLDG BUILDING DESCRIPTION: FOUND 3 3347 GCS ALUMINUM BENCHMARK DISK STAMPED
£ Cllive “35-34-77°, SET IN THE NOATHEAST CORMER OF & 4.5 FT, BY &4 FT.
£ CENTERLINE COMCRETE CATCH BASIN. MOMUMENT 15 LOCATED ALONG THE WESTERLY SIDE
Lo GLEANOUT OF MACARTHUR BOULEVARD, 362 FT. NORTHERLY OF THE CENTERLINE OF
oW DOMESTIC WATER NEWPORT PLACE DRIVE AND S8 FT. WESTERLY OF THE CENTERLINE OF
Esm’ awscusm MACARTHUR BOULEVARD. MOMUMENT 1S SET LEVEL WITH THE SIDEWALK "
¥ i FLoce CONTOUR INTERVAL=1" S
L FLOW LINE
L LENGTH LINE TaBLE CURVE TABLE
uws WCOULAR WETLAND SYSTEM
:L :g{jﬁ;}gm il UNE " BEARING CESTANCE CURVE # RADIIS Ll‘.NLv'lH &
;mP m&%ﬂrn U | NBSSSSE | 45888 c1 500 mbu un’Jz éz =
RES RESIDENTIAL L2 | STOUME | 9080° €2 39200 6471 | 92726 E
50 STORM DRAIN T T I T T 1
55 SENTARY SEWER L3 | wrsezsw | zcoor €3 240000 138047 3r3en0”
5500 SANITARY SEWER CLEAN CUT 1 1 I 1 1
ESMH SANTARY SEWER MANSKLE L4 S?‘oa'm'c 117,34 c4 15,00' | 2356 | BERA'IT
510 STANDARD
A SERVICE L5 sarsg 59'w 43884
c TOF OF CURB ' :
e o 1B | SMITMEE | 1537
A b 17| wesaaw | 2e2ar’
———— — — ———  PROPERTY LINE/RIGHT—OF-WAY
CENTERLINE
—_— PROPOSED LOT LINE

PROPOSED CABLE TV LINE S0 Jiz
EXISTMG ELECTRIC LINE

Jom EX. FER sm e i |[
EXISTHG GAS LINE \

EXISTMNG TELEFHONE LINE

.I

UTILITY NOTES ’ :
EXISTHG DOMESTIC: WATER T I PROPOsED:l?E;s A : ;u mmﬁel?ﬂm:s 0 a mcu g’;’”?"“’f.c“ﬁ?ﬁ"éﬁ'l?ﬁ?"s il Da/41/2nae ‘
PUSTING SANTARY SEWER o VESTING TENTATIVE TRACT MAP NO. 19439 |sue as somn |
L PROPOSED DOMESTIC WATER : purgurdar] T e 1%
PROPOSELY SAMTARY SENER e : 1300 DOVE

FROPOSED STORM DAAN W : TRrEe R CITY OF NEWPORT BEACH or o/ :

ity PROPOSED PUBLIC UITILITY FASEMENT/ . L FROPOS e B LOCH i @ ©48.474.1960 FOR RESIDENTIAL CONDOMINIUMS PURPOSES p— :
L4 PROPOSED EMERGENCT ACCESS ROAD R Irvine, California 92618 fuscoa.com SHEET 1 0F 1 7
i " [
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~ Building Type ‘D" - 4 stories Duplex
6,219 Building Gross 5q. footage

. (Total of 12 Bldg Type 'D' = 74,629 )

Building Type 'C' - 3 stories Duplex
4,991 Building Gross sq. footage

(Total of 14 Bldg Type 'C' = 69,877 sf)

e “‘; 5

BO newly constructed covered muttifamily dwellings cn site,
Mult-story Condominium dwelling in busiding with no elevator.

B adaprable! accessible unit required o meet (10% of covered multifamily dwelling per CBC 1 1024.3)
B adaptablel accessible unit provided on site. refer ALLLL AL, A3.] on adaptable unit location.

Biectrie Vehicle Supply Equipment (EVSE)

Multi-famity residentiak (Bldg Type 'C & T7) = 24 Guest sialls N ,I
EV ready parking space with low power level 2 EV charging receptacles at each R-2 Occupancy unit hh /
EV ready parking spaces with EV chargers (EVCS) y

24 stalds x 0.25

EVCS stalls = & EVICS stalls required for R-2 units (Included | Van accessible EVCS)

Bassenian | Lagoni

ARCHITECTURE = PLANNING » INTERIDRS

Copyright 2026 Basserian | Lageni Archilects

N
Y U
Y

-

300 DOVE ST

020 4
1 ] T
SCALE: |* = 400"

b

Newport Beach, California

B05.25082

 Parking Lot

ilng ype B’ - 3 stories Condominium

B Plex
15,286 Building Gross sq.

Area Required:

58 1496 for 41 Parking Spots required
14 ft* x 41 Stalls = 574 sq. fi.

Area Provided:

.

Common Open Space Required:
Provide raquired ki idth di
132 DU x 75 sq. ft. per DU = 9,900 sq. ft.

Common Open Space Provided:
= 10,283 sq. ft.

port

15'%15"

LEGEND-
'. ADAPTABLE UNIT

Private Open space Requi
5% of Gross Floor Area for each Unit. =14,884 sq. ft.

{8} REQUIRED ON SITE
(B} FROVIDED ON SITE

COMMON OPEN SPACE

PUBLICLY ACCESSIBLE
OPEM SPACE

™ PARKING LOT
LAMDSCAPE AREA

{24) R-2 OECUPANCY
GUEST PARKING

| (8) EVCSSTALLS
FOR A2 GUEST PARKING

=~

red:

Total: 132 Homes

Site Area: +6.5 Acres

Density: +20.3 Homes/Acre

Current use: Offices

General plan land use: MU-H2 Mixed-use horizontal

Existing Zoning: PC-11 Newport Place
Pro. & Bus, office site 4

Propose overlay: Housing Opportunity Overlay
HO-| - Airport Area Environs Area

APN: 42722201

Tract: 7815

Lot: PCL2

Setback: Frontage 0' (20'any portion over 20" in ht)
Sides o
Rear o

Building separation: 10

Gross Floor Area on site: 297,676 SF

F.AR. 1.012

Total parking on site: 305

Mix Summary:

3-Story Condominium - Building Type A (1 1,890 saleable s.f. each)
Occupancy R-2, 6 Bldg Type A on site

Plan | (2BR/2.5BA, £1,251 f): 6Homes  (£7,506 sf)
Plan 2 (2BR/2.5BA, £1,350 sf): 6Homes (48,100 sf)
Plan 3 (2BR/2.5BA, £1,375 sf): 6Homes (48,250 sf)
Plan 4 (2BR/2.5BA, +1,358 sf): 6Homes  (£8,148 sf)

Plan 5 (3BR/2.5BA, +1,593 sf): 12 Homes (19,116 sf)
Plan 6 (3BR/3.5BA, 1,685 sf): 12 Homes (20,220 sf)
Total: 48 Homes  (+71,340 saleable s.f)

3-Story Condominium - Building Type B (11,972 saleable s.. each)
Occupancy R-2, 4 Bldg Type B on site '

Plan 2 (2BR/2.5BA, £1,350 sf): 8Homes (10,800 sf)
Plan 4 (2BR/2.5BA, 1,358 sf): 8Homes  (£10,864 sf)
Plan 5 (3BR/2.5BA, 1,593 sf): 8Homes (12,744 sf)

Plan 6 (3BR/3SBA, £1.6855): B Homes (13480 )
Total: 32 Homes  (+47,888 saleable s.f)

Plan| (3BR/3.5BA, 1,948 sf): |4 Homes  (+27,272 sf)
Plan2 (4BR/3.5BA, 1,979 sf): 14 Homes  (+27.706 sf)
Total 28 Homes  (£54,978 saleable s.f)

Plan3 (4BR/4.5BA, 2,562 sf): 12 Homes (430,744 sf)

Plan4 (4BR/4.5BA, 2,530 sf): |12 Homes  (+30,360 sf)

Total 24 Homes (261,104 saleable s.f))

Condominium Gross Buildable S.F. Summary: (Conditioned+Decks+Garages)
(6)  Building type 'A’ (8 plex Condominium): 3 story = 48 units

15,338 5.F. x 6 bldg = 92,028 s.f.
(4)  Building type 'B' (8 plex Condominium): 3 story = 32 units

15,286 S.F, x 4 bldg = 61,143 5.1,

Duplex Gross Buildable S.F. Summary: (Conditioned+Garages)
(14) Building type "C' (Duplex): 3 story = 28 units

4,991 5.F. x 14 bldg = 65,877 s.f.
(12) Building type 'D' (Duplex): 4 story = 24 units

6,219 S.F. x 12 bldg = 74,629 sf.

Total project Gross Square footage = 297,676 s.f.

Parking Required:
2BR(1.8X40): 72 Spaces
3+BR(2.0X92): 184 Spaces

R-3 Guest (0.3x52) 5.6 Spaces
R-2 Guest (0.3x80): 24 Spaces

Total 295.6 Spaces (£2.24:1)
Parking Provided:

Garage: 264 Spaces
Uncovered: 40 Spaces

Total 304 Spaces (£2.30:1)

Al.l

 03.24.26

(Included | Van, | std. accessible parking stall)

Mote:

This yield study i for | estavaitg the dusaity of 4 residantal
product type on a site of a gven configuration. ¥ specific entitfement requirements difler
Erom the criteria shown an the plan (such a3 sscbacks, minemum lot sizes, sreet stan
retention requirements, etc ) then the acnal possible density may vary substanually.




LEGEND: P "Nl - LEGEND:
& v . / u ABLE UNIT PRIVATE OPEN SPACE SUMMARY
(I JUREJURER DN STE UNIT TYPE FLOOR GROSS PRIVATE OPEN PRIVATE | NUMBER TOTAL
- ACCESSIBLE PATH OF TRAVEL PLAN LIVABLE SPACE REQUIRED OPEN ONSITE | PROVIDED
—~ NUMBER | FLOOR AREA = (5% OF GROSS SPACE PER PLAN
BALCONY FLOOR AREA FOR | PROVIDED
EACH UNIT WITH SF.
MIN, DEPTH AND
77777 ROOF TERRACE / 4TH FLOOR DECK WIDTH OF &)
CONDOMINIUM I 1251 63 12 6 672
[T — 7] OPEN PARKING CONDOMINIUM 2 1350 68 69 12 828
CONDOMINIUM 3 1375 6 70 6 420
— — — ACCESSIBLE PATH OF TRAVEL
CONDOMINIUM 4 1358 68 99 12 1188
-
' CONDOMINIUM 5 1593 80 87 12 1044
CONDOMINIUM & 1685 B4 94 12 1128
TWO-UNIT
DWELLINGS
DUPLEX I 1948 97 14 14 1596
DUPLEX 2 1979 9 95 14 1330
: DUPLEX 3 2562 128 352 12 4274
¢ % - - Sra g Peoen ' e W e _ {l kL | DUPLEX 4 2530 17 m 1 3504
o £
! o, ‘ : == . ; ol | il ' % f TOTAL PRIVATE OPEN SPACE = 15934 SQ.FT.
1 : | [ . it = y 4 : : ADDITIONAL PRIVATE COURTYARD AT DUPLEX: 6,616 SQS. FT.
» s T ¥ T | i 2

- § ' i . : : 3 ! ] =i | 8Plex Ny =
=V ol % s | e en = RS T | TOTALPRIVATE OPEN SPACE = 22,550 SQ. FT.

—aa !

. ® A —
-

Transformer gl 1"

- . » 3 ° -
MAIL - USPS MAIL DELIVERY TO THE MAIL KIOSK
PACKAGE - PACKAGE DELIVERY TO THE DOOR
RIDESHARE DROPOFF - NO DESIGNATED RIDESHARE DROPOFF
LOCATION PROPOSED ON SITE FOR CONDO
AND DUPLEX

PRIVATE OPEN SPACE AND CIRCULATION PLAN

Bassenian | Lagoni

ARCHITECTURE » PLAMNING = INTERIDRS ] A I -2
Copyigt 625 Sssrion | Logi s 1300 DOVE ST 03.24.26
it _' iy . Newport Beach, California Wﬁuuwwu@hme{mﬂummmm [ e e

E 3 [ P hoigirtoniuni oo som e ook JINCOIT

: +1 D45 553 0548 [ — S 1 B0O5.25082 retencian requirements, etc.| then the acnal possible density may vary substannaly. — N s Al

SCALE: 1" = 400"
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ELEVATION OPENING EXHIBIT
1300 DOVE STREET/

8-PLEX BUILDING TYPE

8-PLEX BUILDING TYPE
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Fire! flose hieight enceed 10 beet minimum for
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First floer height exceed 10 feet minimum for
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Building Type 'A' 3 - story Condo Analysis

Building Occupancy:
Building Construction Type:
Allowable Area:

Allowable Height:
Allowable Stories:

Building Height Provided
Fire Sprinkler:

Exterior wall separation:

LEGEND:

R-2, U ( Condominiums / Private Garage )
V-B

7,000 sf. per floor

60' per CBC, 55' per PC-11 Zone

3 - Stories

+38' (3-stories)

NFPA 13

Building Analysis
Exterior openings: Unlimited
C.B.C. Section Table |; Table 705.9

FIRE SEPRRATION DISTAMCE (FEET)

CLASEIFICATION
DPERENG

0 Hour (FSD > 10 feet on site with sprinkler)

o UTOLESS | 3TOLESS | STDLES | WTOLESS | 15TOLESS| mTOLESs i ITOLEE | WOR
THAN 3 TRS | ™A THAN 15 n | T GREATER
e [T [Hww | ™ | m | m | e | wm [ e
i g | o - | m @ % | woum WUt | e
smamecren | 0 s we | wuwer | wuwr | et

"X" < 5 feet, Type VB = | Hour

5 feet =/= "X" < 10 feet = | Hour

10 feet =/= "X" = 30 feet Type VB = 0 Hour
"X" == 30 feet Type VB = 0 Hour

BLDG TYPE ‘A’ (3-story Condominiums)

. QCCUPANCY R-2

e

5]

A

%

N

—

e warh BOLE Eaptl Vol
r*.-.a.‘-;; ";7“,“_7‘\‘"!’7 \\

ialt

Building Type 'B' 3 - story Condo Analysis

Code used:

Building Occupancy:
Building Construction Type:
Allowable Area:

Allowable Height:
Allowable Stories:

Building Height Provided
Fire Sprinkler:

Exterior wall separation:

LEGEND:

2025 California Building Code

R-2, U ({ Condominiums / Private Garage )
V-B

7,000 sf. per floor

60' per CBC, 55' per PC-11 Zone

3 - Stories

+38' (3-stories)

MNFPA 13

0 Hour (FSD > 10 feet on site with sprinkler)
"X" < 5 feet, Type VB = | Hour

5 feet </="X" < 10 feet = | Hour

10 feet </= "X" < 30 feet Type VB = 0 Hour

"X" >/= 30 feet Type VB = 0 Hour

® BLDG TYPE '8 {3-story Condominiums)
OCCUPANCY R-2

Bassenian | Lagoni
ARCHITECTURE » PLANNING » INTERIORS

Copynght 026 Bassenan | Lagon Archiecss

Building Analysis
Exterior openings: Unlimited
C.B.C. Section Table 1: Table 705.9

C.B.C. Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing
walls, and exterior primary structural frame are not required to be fire-resistance rated shall be
permitted to have unlimited unprotected openings. 2

IMAGINARY LINE
IMAGINARY LINE

I S ot

RIGHT

IMAGINARY LINE
IMAGINARY UNE

IMAGINARY LIME

| e

-8

I =2

;h

]
g
£
Wl BNy
—— e —— “'_. — — (0,

REAR

v'..
# = ’ , >0

IMAGINARY LINE

Ealiy

LEFT

BUILDING TYPE A'-CONDOMINIUMS
UNLIMITED OPENING ON ALL SIDES

= FIRE SEPARATION CHSTARCE {FERT)
W o BTLESS | a70MESS | BTOLESE | iovDiess | istouess| atouess | mTOLEss | aoem
THAN 3 THAN & THAK 19 THAN 15 THAN 20 THAN 25 THAN 30 | GREATER
UMPROTECTED, v Kot LT
WOWSPRNALERED | PEAMITIED | PERMTTED 1 1 e s " | m
UNPROTECTED. nan | wor
et (oL s e s me | meuer NOLMT | pigunsn
nat | Wt
PROTECTED PERMITIED 5% = L) " WO LT SO LM I

C.B.C. Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing
walls, and exterior primary structural frame are not required to be fire-resistance rated shall be

permitted to have unlimited unprotected openings.

ALLOWABLE OPENING EXHIBIT

1300 DOVE STREET/

IMAGRARY LINE
IMAGINARY LINE
IMAGRNARY LINE

e o

FRONT

ALL BUILDING TYPE 'A’ 3-STORY CONDOMINIUMS
ON SITE EQUIP WITH SPRINKLERS AND EXCEED
MINIMUM FIRE SEPARATION DISTANCE OF

10 FEET AND ALLOWABLE FOR UNLIMITED
OPENING PER C.B.C. SECTION 705.9.1 EXCEPTION 2

IMAGIARY LINE

RIGHT

IMAGINARY LINE
IMAGINARY LINE

diml BRI

IMAGINARY LIGE

=

IMAGINARY LINE

LEFT

BUILDING TYPE B-CONDOMINIUMS
UNLIMITED OPENING ON ALL SIDES

FRONT
ALL BUILDING TYPE 'B' 3-STORY CONDOMINIUMS

ON SITE EQUIP WITH SPRINKLERS AND EXCEED
MINIMUM FIRE SEPARATION DISTANCE OF

10 FEET AND ALLOWABLE FOR UNLIMITED
OPENING PER C.B.C. SECTION 705.9.1 EXCEPTION 2

Al4

03.24.26

Mewport Beach California

1] [ 12 24
(1 I 1 1

SCALE: 332" = 10"

B05.25082
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Building Type 'C' 3 - story Duplex Analysis

Code used:

Building Occupancy:
Building Construction Type:
Allowable area:

Allowable Height:
Allowable stories:

Building Height Provided
Fire Sprinkler:

Exterior wall separation:

LEGEND:

& BLDG TYPE 'C' (3-story Duglex)

QCCUPANCY R-3

2025 California Residential Code

R-3, U ( Two-Family Dwellings / Private Garage )
V-B

Unlimited

3 Story Height limit

3 - Stories

+36.5" (3-Stories)

NFPA 13D

0 Hour (FSD = 3 feet on site with sprinkler)

Building Analysis
Exterior openings: Unlimited

sermeNTiAL FINE SR

sz

A3 ATERELOAY SURDINE) ROTY AUTOMANE
miEn PADTECTION

r—

Building Type 'D' 4 - story Duplex Analysis

Code used:

Building Occupancy:
Building Construction Type:
Allowable area:

Allowable Height:
Allowable stories:

Building Height Provided
Fire Sprinkler:

Exterior wall separation:

LEGEND:

® BLDG TYPE ‘D' (4-story Duplex)

OCCUPANCY R-3

y £ s 4 Z : £ ¢
£ z H £ z g £ H
’ . ”’ 14
' >5[ = = i, =5 '
7 20 7 3 Lé 7 2 7 20 7 7
RIGHT REAR LEFT FRONT
UNLIMITED OPENING UNLIMITED OPENING UNLIMITED OPENING UNLIMITED OPENING
BUILDING TYPE 'C -DUPLEX ALL BUILDING TYPE 'C' 3-STORY DUPLEX ON SITE
EQUIP WITH SPRINKLERS AND EXCEED MINIMUM
2025 California Building Code UNLIMITED OPENING ON ALL SIDES FIRE SEPARATION DISTANCE OF
R-3, U ( Two-Family Dwellings / Private Garage ) 3 FEET AND ALLOWABLE FOR UNLIMITED
V-B OPENING PER C.R.C. TABLE 302.1.(2)
Unlimited Building Analysis
iaht lioai Exterior openings: Unlimited
60, Mot Haight it CB.C. Section Table I: Table 7059
4_-Stories e
+46.5" (4-Stories) ki FIRE SEFARATION DISTANCE (FEET)
. ! OF DPENIG 070 LESS 3TOLESY 5T0 LEEY 1070 LESS 1STOLESS | 2070 LESE 25 TO LE3S o
NFPA 13R THAN 3 THIN THAN 10 2| THwzs | TN SREATE
0 Hour (FSD = 5 feet on site with sprinkler) oo R o Y [ SR % % % a5 ™ Lt
"X" < 5 feet, Type VB = | Hour UNPROTECTED. I | i e || i T .
5 feet </="X" < 10 feet = | Hour ::mr:n 1 =
10 feet </="X" < 30 feet Type VB = 0 Hour PRIED emTEn | % m as ™ WO Limet RO | mEUIRED
"X" =i= 30 feet Type VB = 0 Hour
C.B.C, Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing
For a Group R-3 building of Type II-B or Type V-B construction, the exterior wall shall not be required to have a fire-resistance rating where the fire "“'3"5-_ and exterior pﬁmr}:structural frame are not required to be fire-resistance rated shall be
separation distance is 5 feet (1523 mm) or greater or where equipped throughout with an automatic sprinkler system in accordance with Section permitted to have unprotected opening
903.3 the fire-resistance rating shall not be required where the fire separation distance is 3 feet or greater.
i [t} - [ w [T} [T} [t}
£ £ £ = £ £ £ £
s = o = = = = =
g - Z z g Z
z z z z z z z z
g g g g 2 _ & g g
£ £ S s £ ; £ £ £
" N 1 | ‘— |
4 B | [ | | e L |
/ I |
| a5 >5' [0 = = #l, >5' >5 >5'
g2 #>5F o LN ol Sk

Bassenian | Lagoni
ARCHITECTURE » PLANNING » INTERIORS

Copyrght 2026 Baszenan | Lagond Archiects

UNLIMITED OPENING

ALLOWABLE OPENING
1300 DOVE STREET

EXHIBIT

REAR

UNLIMITED OPENING

LEFT

UNLIMITED OPENING

BUILDING TYPE D'-DUPLEX
UNLIMITED OPENING ON ALL SIDES

UNLIMITED OPENING

ALL BUILDING TYPE 'D' 4-STORY DUPLEX ON SITE
EQUIP WITH SPRINKLERS AND EXCEED MINIMUM

FIRE SEPARATION DISTANCE OF
5 FEET AND ALLOWABLE FOR UNLIMITED
OPENING PER C.B.C. SECTION 705.9.1 EXCEPTION 2 AlS

03.24.26

Mewport Beach , California

[—— ¥ B0S5.25082

SCALE: 1/8" = 1.0"

Lincoln



Existing Analysis

Code used:

Building Occupancy:
Building Construction Type:

(1) Exit is permitted for Group R-2 occupancies with maximum occupant load of 20 provided that the building is

2025 California Building Code
R-2, U ( Condominiums / Private Garage )
V-B

PLAM 5

PLAMN 5

equipped throughout with an approved automatic sprinkler system in accordance with section 903.3.1.1 or

Bassenian | Lagoni

ARCHITECTURE » PLANNING = INTERIORS

Copyrnght 2026 Bassenan | Lagond Archiects

903.3.1.2 (per CBC table 1006.2.1)

CGommon Path of Egress Travel:

That portion of the exit access which the occupants are required to traverse before two separate and

distinct paths of egress travel to the two exits are available.

Maximum Common Path of Egress Travel is 125 feet (per CBC table 1006.2.1) Common Path of Travel

distance shall be measured as a part of the Exit Access Travel Distance.

COMMON PATH OF TRAVEL (125 LINEAR FEET MAX.)
nt SEERERE >

PLAN 1
COMMON PATH OF TRAVEL = 97'LF. <125'LF.

EXIT DOOR MINIMUM WIDTH:
7 OCCUPANTS X 0.2 (C.B.C 1005.3.2) = 1.4" MIN. WIDTH
WIDTH PROVIDED AT EXIT DOOR = 36" MIN. REQLIRED

PLAN 2

COMMON PATH OF TRAVEL = 87'L.F. <125'L.F.
EXIT DOOR MINIMUM WIDTH:

7 DCCUPANTS X 0.2 (C.B.G 1005.3.2) = 1.4* WIN. WIDTH

WIDTH PROVIDED AT EXIT DOOR = 36" MIN. REQUIRED

PLAN 3
COMMON PATH OF TRAVEL = 124'L.F. <125'LF.
EXIT DOOR MINIMUN WIDTH:

T OCCUPANTS X 0.2 (C.B.C 1005,3.2) = 1.4" MIN. WIDTH
WIDTH PROVIDED AT EXIT DOOR = 36* MIN. REQUIRED

PLAN 4

COMMON PATH OF TRAVEL = 89' L.F. <125'LF.
EXIT DOOR MINIMUM WIDTH:

7 OCCUPANTS X 0.2 (C.8.C 1005.3.2) = 1.4° MIN. WIDTH

WIDTH PROVIDED AT EXIT DOOR = 36" MIN. REQUIRED

PLAN 5
COMMON PATH OF TRAVEL = 123'LF. <125'LF.,

EXIT DOOR MINIMUM WIDTH:
B OCCUPANTS X 0.2 (C.B.C 1005.3.2) = 1.6" MIN. WIDTH
WIDTH PROVIDED AT EXIT DOOR = 36" MIN. REQLIRED

PLAN &

COMMON PATH OF TRAVEL = 107" L.F. <125' L.,
EXIT DOOR MIKIMUM WIDTH:

9 OCCUPANTS X 0.2 (C.8.C 1005.3.2} = 1.8° MIN. WIDTH

WIDTH PROVIDED AT EXIT DOOR = 36" MIN. REQUIRED

OCCUPANCY LOAD

sauane rootase |\ oERERNE | opcuPut Lown
PLAN 1 1,251 S0 FT. 200 50, FT. 7
PLAN 2 1,350 50 FT, 200 50, FT. 7
PLAN 3 1,375 80Q. FT. 200 50, FT. 7
PLAN & 1,358 50 FT. 200 50, FT. 7
PLANS . 1,593 5Q. FT. . 200 54, FT. . L]

FLAN & 1,685 50. FT. 200 50. FT. a

1300 DOVE STREET

Mewport Beach , California

1] 4 a &
1 | I ]

SCALE: /8" = 1.0"

B05.25082

BUILDING TYPE AEXITING ANALYSIS
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Existing Analysis

Code used: 2025 California Building Code

Building Occupancy: R-2, U ( Condominiums / Private Garage )
Building Construction Type: V-B

(1) Exit is permitted for Group R-2 occupancies with maximum occupant load of 20 provided that the building is
equipped throughout with an approved automatic sprinkler system in accordance with section 903.3.1.1 or
903.3.1.2 (per CBC table 1006.2.1)

Gommon Path of Egress Travel:
That portion of the exit access which the occupants are required to traverse before two separate and
distinct paths of egress fravel to the two exits are available.

Maximum Common Path of Egress Travel is 125 feet (per CBC table 1006.2.1) Common Path of Travel
distance shall be measured as a part of the Exil Access Travel Distance.

COMMON PATH OF TRAVEL (125 LINEAR FEET MAX.)

ants SRR 5

PLAN 2

COMMON PATH OF TRAVEL = 87'L.F. <125'LF.
EXIT DDOR MINIMUR WIDTH:

7 OCCUPANTS X 0.2 (C.B.C 1005.3.2) = 1.4° MIN. WIDTH
WIDTH PROVIDED AT EXIT DOOR = 36° MIN. REQUIRED

PLAN 4

COMMON PATH OF TRAVEL = 99'L.F. <125'L.F.
EXIT DOOR MINIMUM WIDTH:

7 OCCUPANTS X 02 (C.8.C 1005.3.2) = 1.4° MIN. WIDTH

WIDTH PROVIDED AT EXIT DODR = 36° MIN. REQUIRED

PLAN &

COMMON PATH OF TRAVEL = 123'LF. <125'LF.
EXIT DOOR MINIMUM WIDTH;

B OCCUPANTS X 0.2 (C.B.C 1005.3.2) = 1,6° MINl, WIDTH

WIOTH PROVIDED AT EXIT DOOR = 36° MIN. REQUIRED

PLAN 6

COMMON PATH OF TRAVEL = 107" LF. <125'LF.
EXIT DOOR MINIMUM WIDTH;

9 OCCUPANTS X 0.2 (C.B.C 1005.3.2) = 1.8° MIN. WIDTH

WIDTH PROVIDED AT EXIT DOOR = 36* MIN. REQUIRED

OCCUPANCY LOAD
SQUNREFOOTAGE | \Gi5FicTOn  occupANT LoaD
PLAN 2 1,450 50, FT. 200 50, FT. 7
PLAN 4 1,358 §0. FT. 200 50, FT, 7
FLAN 5 1,593 50, FT. 200 50, FT. B
FLAN 6 1,685 50, FT. 200 50, FT. L}

Bassenian | Lagoni

ARCHITECTURE = PLANNING = INTERIDRS

BUILDING TYPE B'EXITING ANALYSIS

Copymight 2025 Bassenian | Lagom Archiects.

1300 DOVE STREET

NMewport Beach

California !
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[ —— 1
SCALE: 1/8" = |'-0"
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Existing Analysis

Code used: 2025 California Building Code
Building Occupancy: R-3, U ( Two-Family Dwellings / Private Garage )
Building Construction Type: V-B

(1) Exit is permitted for Group R-3 occupancies with maximum occupant load of 20 provided that the building is
equipped throughout with an approved aulomatic sprinkler system in accordance with section 903.3.1.1 or
903.3.1.2 (per CBC table 1006.2.1) and exit access travel distance in compliance with CBC table 1017.2.

Exit access travel distance for fourth story above grade plane, exit to reach an exit shall not exceed
CBC 1006.3.4(1): a. with sprinkler system (feet):

R-3 125 feet.
EXIT ACCESS TRAVEL DISTANCE (125 LINEAR FEET MAX.) [N ] HILERE
...... S FOURTH FLOOR PLAN
PLAN 3 -
EXIT ACCESS TRAVEL DISTANCE TO EXIT DISCHARGE = 125'L.F. <125'LF.
EXIT DOOR MINIMUM WIDTH:
13 OCCUPANTS X 0.2 (CB.C 1005.3.2) = 2.6 MIN. WIDTH
WIOTH PROVIDED AT EXIT DOOR = 36" MIN, REQUIRED
PLAN 4 Ul
EXIT ACCESS TRAVEL DISTANGE TO EXIT DISCHARGE = 125' L.F. <125 L.F. by R P N
EXIT DODR MINIMUM WIDTH: — ' r=n r=n 31
13 DCCUPANTS X 0.2 (C.B.C 1005.3.2) = Z.6" MIN. WIDTH = U 1 : I : I :
'WIDTH PROVIDED AT EXIT DOOR = 36" MIN, REQUIRED 1 == 1
Lo i
tod || =0
OCCUPANCY LOAD
sounerootace | EVERT, GCCUPANT LOAD
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Building Analysis Building Analysis
Code used: 2025 California Building Code Exterior openings: Unlimited
Building Occupancy: R-2, U ( Condominiums / Private Garage ) = INDICATES WALL
Building Construction Type: V-B Cussmcanoy | FRESEAITIN ISTAVGE ) ~———  INDICATES SOFFIT ABOVE/
Allowable Area: 7,000 s . per floor i ol ol L Sl R S Sl FLOOR ABOVE/ CABINET ABOVE =1 PLAN'I: 1251 SF (2BR/2.5BA, 3-STORY END, 2-CAR, FRONT UNIT WITH P-3)
Allowable Height: 60' per CBC, 55' per PC-11 Zone [T [T N || | e | [ 1 PLANZ 1,350 SF (2BR/2.5BA, 3-STORY END, TANDEM, REAR UNIT WITH P-4)
Allowable Stories: 3 - Stories ey -~ - P R e | INDICATES WATER HEATER [ 1 PLANZ: 1,375 SF (2BR/2.5BA, 3-STORY END, 2-CAR, REAR UNIT WITH P-1)
Building Height Provided +38' (3-stories) — - N 1 PLAN 4 1,358 SF (2BR/2.5BA, 3-STORY END, TANDEM, FRONT UNIT WITH P-2)
Fire Sprinkler: NFPA 13 TR v | o o | we | wow | e (e I T 1 INDICATES TRASH BIN. [ ] PLANS: 1,593 SF (3BR/2.5BA, 3-STORY MIDDLE, TANDEM, REAR UNIT WITH P-6)
Exterior wall separation: 0 Hour (FSD > 10 feet on site with sprinkler) e PLAN 6: 1,685 SF (3BR/3.5BA, 3-STORY MIDDLE, 2-CAR, FRONT UNIT WITH P-5)
"X" < 5 feet, Type VB = | Hour C.B.C. Section 705.9.| Exception 2, Buildings whose exterior bearing walls, exterior non-bearing walls, ===
5 feet </= "X" < 10 feet = | Hour and exterlor primary structural frame are not required to be fire-resistance rated shall be permitted R INDICATES RECYCLE BIN.
10 feet </= "X" < 30 feet Type VB = 0 Hour to have unlimited unprotected openings. b——d
"= = |
KaE e Tt hat | © | INDICATES COMPOST BIN.
AC INDICATES AIR CONDITION UNIT
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COURTYARD COLRTYAND \ ' “Cloase o TOTAL BUILDING SQUARE FOOTAGE:
. P LOW COURTYARD C : 15,338 S.F.
ADAPTABLE UNIT WirL.
PLAN | PLAN 6 PLAN 5 PLAN 5 PLAN 6 PLAN 4
PLAN | PLAN 6 PLAN 5 PLAN 5 PLAN 6 PLAN 4 BUILDING GROSS FLOOR AREA
1251 SQ. FT. 1685 5Q. FT. 1593 SQ. FT. 1593 5Q. FT. 1685 SQ. FT. 1358 5Q. FT. EIRST ELOOR: 5,195 SQ. FT.
2 BEDROOMS / 2.5 BATHS 3 BEDROOMS / 3.5 BATHS 3 BEDROOMS / 3.5 BATHS 3 BEDROCMS / 3.5 BATHS 3 BEDROOMS / 3.5 BATHS 2 BEDROOMS /2.5 BATHS SECOND FLOOR: 4,626 5Q. FT.
2 - CAR GARAGE 2- CAR GARAGE 1 - CAR GARAGE 1 - CAR GARAGE 1- CAR GARAGE .
[ENTRY COURTYARD [ T125Q.FT.| [ENTRY COURTYARD [ 1045Q.FT.| [DECK | 87 5Q.FT.| [DECK [ 875Q.FT.] [ENTRY COURTYARD [ 1045Q.FT 2 - CAR GARAGE THIRD FLOOR: 5517 SQ. FT.
PORCH | 39sQ.F1| |PoRCH [ 39s0./1|  [ENTRY COURTYARD [ 99507
8 PLEX BUILDING TYPE A
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Building Analysis
Code used:
Building Occupancy:

Building Construction Type:

2025 California Building Code

R-2, U ( Condominiums / Private Garage )

V-B

Building Analysis
Exterior openings:

Unlimited
CB.C Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing walls,
and exterior primary structural frame are not required to be fire-resistance rated shall be permitted

Allowable Area: 7,000 .. per floor ta have unlimited unpratected.openings: [ ] PLANI: 1251 SF (2BR/2.5BA, 3-STORY END, 2-CAR, FRONT UNIT WITH P-3)
Allowable Height: 60' per CBC, 55' per PC-11 Zone [ PANZ: 1,350 SF (2BR/2.5BA, 3-STORY END, TANDEM, REAR UNIT WITH P-4)
Allowable Stories: 3 - Stories [ 1 PLANZ: 1,375 SF (2BR/2.5BA, 3-STORY END, 2-CAR, REAR UNIT WITH P-1)
Building Height Provided +38' (3-stories) PLAN § PLAMN § [ PLAN 4 1,358 SF (2BR/2.5BA, 3-STORY END, TANDEM, FRONT UNIT WITH P-2)
Fire Sprinkler: NFPA 13 FLOOR AREA TABLE FLOOR AREA TABLE [ PLANS: 1,593 SF (3BR/2.5BA, 3-STORY MIDDLE, TANDEM, REAR UNIT WITH P-6)
Exterior wall separation: 0 Hour (FSD > 10 feet on site with sprinkler) e SR o . FiaaE PLAN 6: 1,685 SF (3BR/3.5BA, 3-STORY MIDDLE, 2-CAR, FRONT UNIT WITH P-5)
X" <5 feet, Type VB = | Hour IND FLOOR 779 5Q. FT. IND FLOOR 779 5Q. FT.
5 feet </="X" < 10 feet = | Hour 3RD FLOOR 704 5Q. FT. 3RD FLOOR 704 5Q. FT.
1o I’“"_“a "X < 30 feet P’Pe VB =0 Hour TOTAL 1593 5Q. FT. TOTAL 1593 5Q. FT.
K #1530 feet Type VB = 0 Hour 2- CAR GARAGE 456 5Q. FT. 2- CAR GARAGE 456 5Q. FT.
DECK 87 5Q. FT. DECK 87 5Q. FT.
PLAN 2
FLOOR AREA TABLE
IST FLOOR 1325Q. FT.
2ND FLOCR 6425Q. FT,
3RD FLOOR 5775Q. FT.
TOTAL 1350 5Q. FT.
28'-0" " 22'-10 142" 22-10 112" " 28'-6" 1- CAR GARAGE 484 5Q. FT,
DECK 69 5Q. FT.
PORCH 55Q.FT.
PLAN 3 PLAN 5 PLAN 5 PLAN 2
& " . ; y .oy -
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3IRD FLOOR 648 5Q. FT. N —— el T =  rroe e ||
TOTAL 1375 5Q. FT. Lo [ ! J . ! g )
2 i T T . s | W
1- CAR GARAGE 5295Q.FT.| N KIT. H " | {neel | i \
101" LG i | i il =
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PORCH 65Q. FT. :,.3 PDR. . ; T [T, ]
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Ly L /1 Ll Ly
kit PLAN | Bk PLAN 6 T PLAN 6 AR PLAN 4
FLOOR AREA TABLE FLOOR AREA TABLE FLOOR AREA TABLE FLOOR AREA TABLE
1185Q. FT. 365 SQ. FT,
I;;urt: I;fgonk 599 sg, FT. 1ST FLOOR 1445Q. FT. I:erDF Lﬁfggn 627 sg. FT. IST FLOOR 144 5Q. FT.
3RD FLOOR 5335Q.FT. ZND FLOOR 628 5Q. FT. 3IRD FLOOR 693 5Q. FT. IND FLOOR 628 5Q. FT.
TOTAL 1251 5Q. FT. 3RD FLOOR I;ig: :g E TOTAL 1685 5. FT. 3RD FLOOR I:g: :g z
2- CAR GARAGE 463 5Q. FT. TOTAL . FT. 2- CAR GARAGE 48450, FT. TOTAL . FT.
ENTRY COURTYARD 112 5Q.FT. 2 - CAR GARAGE 471 5Q.FT. ENTRY COURTYARD 104 5Q, FT, 2- CAR GARAGE 471 5Q.FT.
PORCH ENTRY COURTYARD 995Q FT. PORCH 39.5Q.FT. ENTRY COURTYARD 995Q.FT.
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Building Analysis Building Analysis

Code used: 2025 California Building Code Exterior openings: Unlimited
Building Occupancy: R-2, U ( Condominiums / Private Garage ) CB.C Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing walls,
Building Construction Type: V-B and exterior primary structural frame are not required to be fire-resistance rated shall be permitted
s ' te have unlimited unprotected openings.
Allowable Area: 7,000 s.f. per floor [ PLANI: 1,251 SF (2BR/2.5BA, 3-STORY END, 2-CAR, FRONT UNIT WITH P-3)
Allowable Height: 60' per CBC, 55' per PC-11 Zone [ PLANZ: 1,350 SF (2BR/2.5BA, 3-STORY END, TANDEM, REAR UNIT WITH P-4)
Allowable Stories: 3 - Stories [ 1 PLANZ: 1,375 SF (2BR/2.5BA, 3-STORY END, 2-CAR, REAR UNIT WITH P-1)
Building Height Provided +38' (3-stories) PLAN 5 PLAN 5 [ PLAN4 1,358 SF (2BR/2.5BA, 3-STORY END, TANDEM, FRONT UNIT WITH P-2)
Fire Sprinkler; ) INFPA 13 ) FLOOR AREA TABLE [FLOOR AREA TABLE 1 PLANS: 1,593 SF (3BR/2.5BA, 3-STORY MIDDLE, TANDEM, REAR UNIT WITH P-6)
Exterior wall separation: 0 Hour (FSD > 10 feet on site with sprinkler) i ihsaFE e FiaaE : PLAN 6: 1,685 SF (3BR/3.5BA, 3-STORY MIDDLE, 2-CAR, FRONT UNIT WITH P-5)
%<5 feet. Type Y = Hour 2ND FLOOR 7795Q. FT. 2ND FLOOR 779 5Q. FT.
5 feet </="X" < 10 feet = | Hour 3RD FLOOR 704 5Q. FT. 3RD FLOOR 704 5Q. FT.
10 fpet </="3" < 30 feet Type VB =10 Hour TOTAL 1593 5Q. FT. TOTAL 1593 5Q. FT.
K #1530 feet Type VB = 0 Hour 2 - CAR GARAGE 456 5Q. FT. 2- CAR GARAGE 456 5Q. FT.
DECK 87 5Q. FT. DECK 87 5Q. FT.
PLAN 2
FLOOR AREA TABLE
IST FLOOR 1325Q. FT.
" IND FLOOR 6425Q. FT.
121'-0 IRD FLOOR 577 SQ. FT.
TOTAL 1350 5Q. FT.
g6 LADDER 21y LABDER 212110 1 HADDER L, 941" L, 941, ADLER oo g DS o LDy (|HADDER R P %15 2- CAR GARAGE 4845Q. FT.
LADDER LADDER LADDER DECK 6250, FT.
PAD PAD PAD PORCH 55Q. FT.
HOTE SGURRE FOOTAGE MEY VARY DUE T0 VETHIO OF CALCULATION
PLAN 3 PLAN 5 PLAN 5 | FLAN 2
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— —_—— e DD
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TOTAL 1251 5Q. FT. 3RD FLOOR 586 SQ. FT. TOTAL 1685 5Q. FT. 3RD FLOOR 586 5Q. FT.
2 - CAR GARAGE 463 5Q. FT. TOTAL 1358 5Q. FT. 2 - CAR GARAGE 484 5Q. FT, TOTAL 1358 5Q. FT.
ENTRY COURTYARD 112 8Q. FT. 1- CAR GARAGE 471 5Q.FT. ENTRY COURTYARD 104 5Q. FT. 2- CAR GARAGE 4715Q.FT.
PORCH 85Q.FT. ENTRY COURTYARD 99 SQ. FT. PORCH 39 5Q. FT. ENTRY COURTYARD 99 5Q. FT.
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ROOF PLAN

PITCH: 3:12 =0

EAVE: 6"
ROOF MATERIAL: FLAT CONCRETE TILE ROOF

8 PLEX BUILDING TYPE A
Roof Plan ' A2.4
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MATERIAL LEGEND

A, INTEGRAL COLORS STUCCO WALL | CONTROL JOINT
AVERAGE GRADE PLANE DATA - SEE SHEET A2.6 B.  ACCENT STUCCO #I K. EXTERIOR COACH LIGHT
C.  STONE VENEER L UTILITY DOOR
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MATERIAL LEGEND

A, INTEGRAL COLORS STUCCO WALL | CONTROL JOINT
AVERAGE GRADE PLANE B.  ACCENT STUCCO #l K. EXTERIOR COACH LIGHT
g STOME VENEER L5 UTILITY DOOR
BLDG TYPE BLDG AVERAGE HIGHEST RIDGE D. FOAM TRIM M. WOOD FASCIA
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® ® ® ®  ©
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Building Analysis

Building Analysis

LEGEND

Code used: 2025 California Building Code Exterior openings: Unlimited
Building Occupancy: R-2, U ( Condominiums / Private Garage ) = INDICATES WALL
Building Construction Type: V-B custmoanoy | PRESPRTOR AT TR ———— INDICATES SOFFIT ABOVE/
Allowable Area: 7,000 s . per floor i ol ol L Sl R S Sl FLOOR ABOVE/ CABINET ABOVE [ ] PLANZ: 1,350 SF (2BR/2.5BA, 3-STORY END, TANDEM, REAR UNIT WITH P-4)
Allowable Height: 60' per CBC, 55' per PC-11 Zone [l Tl [N R W o | e w | sour [ PLAN4 1,358 SF (2BR/2.5BA, 3-STORY END, TANDEM, FRONT UNIT WITH P-2)
Allowable Stories: 3 - Stories prrcosry = - - - e e [ e F@-I INDICATES WATER HEATER PLAN 5: 1,593 SF (3BR/2.5BA, 3-STORY MIDDLE, TANDEM, REAR UNIT WITH P-6)
Building Height Provided +38' (3-stories) — - o [ PLAN & 1,685 SF (3BR/3.5BA, 3-STORY MIDDLE, 2-CAR, FRONT UNIT WITH P-5)
Fire Sprinkler: NFPA 13 Sl L s = | e | e | wien [ewes I v | INDICATES TRASH BIN.
Exterior wall separation: 0 Hour (FSD > 10 feet on site with sprinkler) L——d
"X" < 5 feet, Type VB = | Hour C.B.C. Section 705.9.| Exception 2, Buildings whose exterior bearing walls, exterior non-bearing walls, ===
5 feet </= "X" < 10 feet = | Hour and exterlor primary structural frame are not required to be fire-resistance rated shall be permitted R INDICATES RECYCLE BIN.
10 feet </= "X" < 30 feet Type VB = 0 Hour to have unlimited unprotected openings. b——d
"= = e |
KaE e Tt hat | © | INDICATES COMPOST BIN.
AC INDICATES AIR CONDITION UNIT
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Building Analysis
Code used:
Building Occupancy:

Building Construction Type:

Building Analysis

2025 California Building Code
R-2, U ( Condominiums / Private Garage )

Exterior openings:
CB.C Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing walls,

Unlimited

VB and exterior primary structural frame are not required to be fire-resistance rated shall be permitted

to have unlimited unprotected openings.

Bassenian | Lagoni

ARCHITECTURE » PLANNING = INTERIORS

Copymght 2026 Bassenan | Lagoni Archiects

8 PLEX BUILDING T

Second Floor Plan

1300 DOVE STREET/

Newport Beach , California

B05.25082

SECOND FLOOR PLAN

Allowable Area: 7,000 s.f. per floor [ PLANZ: 1,350 SF (2BR/2.5BA, 3-STORY END, TANDEM, REAR UNIT WITH P-4)
Allowable Height: 60' per CBC, 55'per PC-11 Zone [ ] PLAN 4 1,358 SF (2BR/2.5BA, 3-STORY END, TANDEM, FRONT UNIT WITH P-2)
Allowable Stories: 3 - Stories PLAN 5: 1,593 SF (3BR/2.5BA, 3-5TORY MIDDLE, TANDEM, REAR UNIT WITH P-8)
Building Height Provided +38' (3-stories) PLAN § PLAN § [ PLANG: 1,685 SF (3BR/3.5BA, 3-STORY MIDDLE, 2-CAR, FRONT UNIT WITH P-5)
Fire Sprinkler: NFPA 13 FLOOR AREA TABLE FLOOR AREA TABLE
Exterior wall separation: 0 Hour (FSD > 10 feet on site with sprinkler) e S T
%" < 5 feet, Type VB = | Hour IST FLOOR 110 5Q. FT. IST ELOOR 110 5Q. FT.
et & IND FLOOR 779 5Q. FT. IND FLOOR 779 5Q. FT.
5 feet </= “X & 10 feer = | Hour 3RD FLOOR 704 5Q. FT. 3RD FLOCR 704 5Q. FT.
10 feet </="X" < 30 feet Type VE =0 Hour TOTAL 1593 5Q. FT. TOTAL 1593 5Q. FT.
K" %1% 30 feet Type VB = 0 Hour 2- CAR GARAGE 456 5Q. FT. 2 - CAR GARAGE 456 5Q. FT.
DECK 87 Q. FT. DECK, 87 SQ. FT.
R RO === PLAN 2
FLOOR AREA TABLE
121'-6" IST FLOOR 132 5Q. FT.
2ND FLOOR 6425Q. FT.
3IRD FLOOR 577 5Q. FT.
286" ™ 22'-10 112" 9'-4 1/2" I 9'-4 1/2" 22-10 12" I 28'-6"
TOTAL 1350 SQ. FT.
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PLAN 2 PLAN 5 PLAN 5 PLAN 2 " "~
- T 11 - F
DECK - g, L r | ™+ . I . o ¢ T DECK
1 7 | 1 | i 1 T
i C DLNINE;:] I C DINING _) C DINING|_ —_DINING :) Ui
B w2 ~ of x 92| | a2 x 91 — 88 xndil
[ 1. 3= L e e[ | DECK DECK e[ [reisd] |
= * 1 | C 1 1 _) Ta%lfn_snm Tng.ﬁ(cl.snm C 1 ™ B 1 :) i =
s - = - - g
PLAN 2 2 T+ ' =
FLOOR AREA TABLE B 5F 1 |
IST FLOOR 132 5Q. FT. N
IND FLOOR 642 5Q. FT. .
3RD FLOOR 5775Q. FT. X :
o ] i
1350 SQ. FT.| o — e e | : . [
1. CAR GARAGE 4845Q.FT.| | B 6 =)
6359 1. PDR. e r 4
55Q. FT, - LG
BT R T @) [ =] :
@
&
O )iNINt.l\D =1 e . = DINING
& 6 T T —_— e - 1
Wi | DINING |- | DINING s
; E'l:ix?i'] C 138 y 71
T — wras = - LR
N i - %
=00 it Ly == Ay == il B
PDE-"' Il
R I J\!"]NGI
& : ” - xn:“. | =
~ 1 ~
| |
| T
5l i — = L | -
L = 3 orf 2 -
N = 2| \ s |
N SOV . = 5 N =X
13-3" 15'-3" L 172" 150" 15-2" 17-2" L 15-3" L 13-3"
7 7 L 7 '| 7
PLAN 4 PLAN 6 PLAN 6 PLAN 4
PLAN 4 PLAN 6 PLAN 6 PLAN 4
FLOOR AREA TABLE FLOOR AREA TABLE FLOOR AREA TABLE FLOOR AREA TABLE
1ST FLOOR 365 5Q. FT. 1ST FLOOR 365 5Q. FT.
IST FLOOR 144 5Q. FT. IND FLOOK €27 5Q. FT. IND FLOOR 627 5Q. FT. IST FLOOR 144 5Q. FT.
2ND FLOOR 628 5Q. FT. IRD FLOOR 693 5Q. FT. IRD FLOOR £93 5Q. FT. 2ND FLOOR 628 5Q.FT.
3RD FLOOR 586 5Q. FT. Sesrhi 1685 5Q. FT. AL 1685 5Q. FT. 3IRD FLOOR 586 5Q. FT.
TOTAL 1358 5Q. FT. 2. CAR GARAGE 484 5Q. FT. 1 - CAR GARAGE 484 5Q. FT. TOTAL 1358 5Q. FT.
2- CAR GARAGE 471 SQFT. ENTRY COURTYARD 104 5Q. FT. ENTRY COURTYARD 104 5Q. FT. 2- CAR GARAGE 471 SQ.FT.
ENTRY COURTYARD 99 5Q. FT. PORCH 39 5Q. FT. PORCH 395Q.FT, ENTRY COURTYARD 99 5Q. FT.
HOTE: v LATION MOITE- SCUARE FOCITAGE WAY UARY DUE T0 METH OF CALCULATION TR SOUKRE FOOTAGE MAY VARY DU TO METHOD DF CALCULATION WGTE MAY HRY DLE TION
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Building Analysis
Code used:

Building Occupancy:
Building Construction Type:

2025 California Building Code

R-2, U ( Condominiums / Private Garage )

V-B

Building Analysis

Exterior openings: Unlimited

CB.C Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing walls,
and exterior primary structural frame are not required to be fire-resistance rated shall be permitted
te have unlimited unprotected openings.

Bassenian | Lagoni
ARCHITECTURE » PLANKING » INTERIORS
Copymght 2026 Bassenan | Lagoni Archiects

8 PLEX BUILDING

Third Floor Plan

1300 DOVE STREET/|

THIRD FLOOR PLAN

oo CALSK 0000

Tei-+1 340 51030
fia | W 510546

Newport Beach , California

1] E 4 a

SCALE: 114" = 1.0"

B05.25082

Allowable Area: 7,000 s.f. per floor [ ] PLANZ2: 1,350 SF (2BR/2.5BA, 3-STORY END, TANDEM, REAR UNIT WITH P-4)
Allowable Height: 60' per CBC, 55'per PC-11 Zone [ 1 PLAN 4 1,358 SF (2BR/2.5BA, 3-STORY END, TANDEM, FRONT UNIT WITH P-2)
Allowable Stories: 3 - Stories PLAN 5: 1,593 SF (3BR/2.5BA, 3-5TORY MIDDLE, TANDEM, REAR UNIT WITH P-8)
Building Height Provided +38' (3-stories) PLAN § PLAMN § [ PLAN G 1,685 SF (3BR/3.5BA, 3-STORY MIDDLE, 2-CAR, FRONT UNIT WITH P-5)
Fire Sprinkler: NFPA 13 FLOOR AREA TABLE FLOOR AREA TABLE
Exterior wall separation: 0 Hour (FSD > 10 feet on site with sprinkler) e S T
" < 5 feet, Type VB = | Hour IST FLOOR 110 5Q. FT. IST FLOOR 1105Q. FT.
5 feet </= "X" 45 0 feet = | Hour AL FLOOR: 779 5Q. FT. IND FLOOR 779 5Q. FT.
10 feet </= "X" < 30 feet Type VB = 0 Hour IRCHLEOR 50, FT. 3RD FLOOR 7045Q. FT.
fuiteyonds - TOTAL 1593 5Q. FT. TOTAL 1593 5Q. FT.
X230 fest Type VB = 0 Hour 2- CAR GARAGE 456 5Q. FT. 2 - CAR GARAGE 456 5Q. FT.
DECK. 87 5Q. FT. DECK, 87 SQ. FT.
e = PLAN 2
FLOOR AREA TABLE
121'-6" IST FLOOR 132 5Q. FT.
IMND FLOOR 642 5Q. FT.
3RD FLOOR 577 5Q. FT.
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IST FLOOR 365 5Q. FT. IST FLOOR 365 5Q. FT,
IST FLOOR 144 5Q. FT. IND FLOGH €27 5Q. FT. IND FLOOK 62750, FT. IST FLOOR 144 5Q. FT.
2IMD FLOOR 628 5Q.FT. IRD FLOOR 693 SQ.FT. IRD FLOOR. 693 5Q. FT. IND FLOOR 628 SQ.FT.
IRD FLOOR 586 5Q. FT. i, 1685 5Q. ET. oL 1685 5. FT. 3RD FLOOR 586 5Q. FT.
TOTAL 1358 5Q. FT. 2. CAR GARAGE 484 5Q. FT. 1 - CAR GARAGE 484 5Q. FT. TOTAL 1358 5Q.FT.
1-CAR GARAGE 471 SQ.FT. EMNTRY COURTYARD 104 5Q. FT. ENTRY COURTYARD 104 5Q. FT. 1- CAR GARAGE 471 5Q.FT.
ENTRY COURTYARD 99 5Q. FT. PORCH 39 5Q. FT. PORCH 395Q.FT. ENTRY COURTYARD 99 5Q. FT.
HOTE: i LATION MOTE-SOLUARE FOCTAGE WAY URRY DUE TO METHON OF CALCULATION TS SOUMKRE FOOTAGE MAY VARY DUE TO METHOD 0F CALCLLATION MOTE MAY VAT DLE TICH
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ARCHITECTURE » PLANKING ~ INTERIORS
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Roof Plan

8 PLEX BUILDING

ROOF PLAN

PITCH: 3,12 =T

VE 16"
ROOF MATERIAL: FLAT CONCRETE TILE ROOF

TYPE "B

A3.4

03.24.26
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A.  INTEGRAL COLORS STUCCO WALL | CONTROL JOINT
AVERAGE GRADE PLANE DATA - SEE SHEET A3.6 B. ACCENT STUCCO #I K EXTERIOR COACH LIGHT
C.  STONE VENEER L. UTILITY DOOR
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MATERIAL LEGEND
A, INTEGRAL COLORS STUCCO WALL | CONTROL JOINT
AVERAGE GRADE PLANE B.  ACCENT STUCCO #l K. EXTERIOR COACH LIGHT
g STOME VENEER L5 UTILITY DOOR
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Building Analysis
Code used:

Building Occupancy:

Building Construction Type:

Allowable area:
Allowable Height:
Allowable stories:
Building Height Provided
Fire Sprinkler:

Exterior wall separation:

Bassenian | Lagoni
ARCHITECTURE » PLANNING » INTERIORS
Copymght 2026 Bassenan | Lagoni Archiecs

Building Analysis
2025 California Residential Code Exterior openings:
R-3, U ( Two-Family Dwellings / Private Garage )
V-B
Unlimited
3 Story Height limit
3 - Stories
+36.5" (3-Stories)
NFPA 13D
0 Hour (FSD = 3 feet on site with sprinkler)

Unlimited
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FLOOR AREA TABLE FLOOR AREA TABLE

IST FLOOR 369 5Q.FT. IST FLOOR 384 SQ.FT.
IND FLOOR 769 5Q. FT. 2ND FLOCR 790 5Q. FT.
3RD FLOOR B0 SQ. FT. IRD FLOOR 805 5Q. FT.
TOTAL 1948 5Q. FT. TOTAL 1979 5Q. FT.
21- CAR GARAGE 479 5Q.FT. 2- CAR GARAGE 456 5Q. FT.
DECK 114 5Q.FT. DECK 95 5Q. FT,
PORCH 14 5Q. FT. PORCH 17 SQ. FT.

DUPLEX BUILDING

First and Second Floor Plan

TYPE 'C

260 Drchar Drws, B 100
Bearh CALSA T36H0

el 1S40 551 0300
182 1540 553 04

BUILDING TYPE C - DUPLEX
TOTAL BUILDING SQUARE FOOTAGE:
4,991 S.F.

BUILDING GROSS FLOOR AREA
FIRST FLOOR: 1,727 5Q. FT.
SECOND FLOOCR: 1,646 SQ. FT.
THIRD FLOOR: 1,618 5Q. FT.

A4.1

1300 DOVE STREET(
Newport Beach , California

1] E 4 a

SCALE: 114" = 1.0"

B05.25082

03.24.26




Building Analysis
Code used:

Building Occupancy:

Building Construction Type:

Allowable area:
Allowable Height:
Allowable stories:
Building Height Provided
Fire Sprinkler:

Exterior wall separation:

Bassenian | Lagoni

ARCHITECTURE » PLANNING = INTERIORS
Copymght 2026 Bassenan | Lagoni Archiecs

2025 California Residential Code

R-3, U ( Two-Family Dwellings / Private Garage )
V-B

Unlimited

3 Story Height limit

3 - Stories

+36.5" (3-Stories)

NFPA 13D

0 Hour (FSD = 3 feet on site with sprinkler)

TN ISR

. Tomte
BENDENTIAL FINE SRNINYLER PROTECTION

Building Analysis

Exterior openings:  Unlimited

R PR B
i,

DUPLEX BUILDING TYPE 'C
| I

Third Floor Plan and Roof Plan
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Newport Beach , California
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MATERIAL LEGEND

A INTEGRAL COLORS STUCCOWALL J.  CONTROL JOINT
AVERAGE GRADE PLANE B.  ACCENT STUCCO #l K.  EXTERIOR COACH LIGHT
BLDG TYPE BLDG AVERAGE HIGHEST RIDGE G STORE VENEER L UTILITY DOOK
D. FOAMTRIM M. WOOD FASCIA
PR | MR FRE E.  CONCRETE FLAT TILE N. CEMENTITIOUS SIDING
F. VINYL WINDOW O. CEMENTITIOUS TRIM
DUPLEX BLDG 23 46.53 8295 ﬁ mYDE:\O\P;DIEiNG
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MATERIAL LEGEND

A.  INTEGRAL COLORS STUCCOWALL ). CONTROL JOINT
AVERAGE GRADE PLANE B.  ACCENT STUCCO #I K.  EXTERIOR COACH LIGHT
C.  STONE VENEER L UTILTY DOOR
BLDG TYPE BLDG AVERAGE HIGHEST RIDGE D. FOAM TRIM M. WOOD FASCIA
IUMBER A Bk E.  CONCRETE FLAT TILE N.  CEMENTITIOUS SIDING
F.  VINYL WINDOW O. CEMENTITIOUS TRIM
DUPLEX BLDG 23 46.53 B2.95 ﬁ m‘;&?&:ﬂqc
. METAL RAILING
DUPLEX BLDG 24 46.53 B2.95 @
DUPLEX BLDG 25 46.18 82,60 H\ T
DUPLEX BLDG 26 45.38 81.80 l"\ OVERALL BUILDING HEIGHT <
DUPLEX BLDG 27 4520 B1.62
DUPLEX BLDG 28 4548 81.90
DUPLEX BLDG 29 45388 82.30
DUPLEX BLDG 30 46.50 82.92
DUPLEX BLDG 31 46.98 83.40
DUPLEX BLDG 32 47.35 B377 ?:‘
= -
= H
DUPLEX BLDG 33 48.18 84.60 &
HH
DUPLEX BLDG 34 48.68 B85.10
DUPLEX BLDG 35 49.13 B5.55
DUPLEX BLDG 36 4953 B85.495
AVERAGE GRADE PLANE
S EEEEEEEE— i —
o
2
+H

AVERAGE GRADE PLANE

Bassenian | Lagoni DUPLEX BUILDING TYPE 'C

ARCHITECTURE = BLANNING = [NTERIDRS Lefz & Righe Eldvdciens L A 4.4
Conrp1 225 Sssoron e e 1300 DOVE STREET 02.06.26
e Newport Beach , California Y S 2 __
Re it 1 B05.25082 -
SCALE: 114" = 0"




Building Analysis Building Analysis

Code used: 2025 California Building Code Exterior openings: Unlimited
Building Occupancy: R-3, U ( Two-Family Dwellings / Private Garage ) C.B.C. Section Table |: Table 705.9
Building Construction Type: V-B cnsueanoy | FINESEPRRATION STANCE FeET|
Allowable area: Unlimited W — v [owis [soum [wmin [snim] anie [swes | we
Allowable Height: 60 feet Height limit sy - F - . - - - R
Allowable stories: 4 - Stories i ::""" il —
Building Height Provided +46.5" (4-Stories) FANTTED - i pa TG | WOUMT | MOLMT | g
Fire Sprinkler: NFPA 3R PRATEETED - " 0 - W | woum oM | Rebuneo
Exterior wall separation: 0 Hour (FSD = 5 feet on site with sprinkler)
"X" < 5 feet, Type VB = | Hour C.B.C. Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing walls, and exterior primary structural frame are not
5 feet </= "X" < 10 feet = | Hour required to be fire-resistance rated shall be permitted to have unlimited unprotected openings,
10 feet =/="X" < 30 feet Type VB = 0 Hour
"X" =i= 30 feet Type VB = 0 Hour
For a Group R-3 building of Type II-B or Type V-B construction, the exterior wall shall not be required to have a fire-resistance rating where the fire
separation distance is 5 feet (1523 mm) or greater or where equipped througheout with an automatic sprinkler system in accordance with Section
903.3 the fire-resistance rating shall not be required where the fire separation distance is 3 feet or greater,
462" S
231" I 23-1"
23-1" " 231"
N
r. — e 5
] R ] | S i
| 65 1/2" . j;
= I KIT.
: S| DECK | “,5-'-{,‘_3_ i 10.1* cle.
: o g0 * G?G; " pr—
: -y ] | . . {l |
s ! : -—
E }‘ i i e 175 219 Lo =)
A i H | UNOBSTRUCTED UNCESTRLCTED r o
L ! T y CLEAR SPACE CLEAR SPACE I R ;?‘
- ! GARAGE GARAGE L-
| R. 1l xi9d 1l xisd -
101" CLG. I
| i i
[ e (O] :
@ | | wree | i 5
= e i o |
UD 1_,1 TR DINING i @
168 » 95 N
. s L S|
S ne e
I. ] LOCATION | e
.... — i IE™S ; T —1
e GREAT |
ROOM T GREAT &
i s e ROOM 4
T = 162 %120
b | TG,
UE
igR
iy ?\ﬁ ]
== = R = — W
ENTRY
PLAN 3 PLAN 4 PLAN 3 PLAN 4
PLAN 3 PLAN 4
4 BED / 45 BA. 4 BED / 4.5 BA. BUILDING TYPE D - DUPLEX
FLOOR AREA TABLE FLOOR AREA TABLE T‘zi’l":;\sl- BUILDING SQUARE FOOTAGE:
15T FLOOR 369 5Q. FT. 15T FLOOR 384 5Q. FT. &, -F.
798 SQ.FT. 710 SQ.FT.
3RD FLOOR w50 3RD FLOOR 295 17|  BUILDING GROSS FLOOR AREA
4TH FLOOR, 529 5Q. FT, 4TH FLOOR 577 Q. FT. FIRST FLOOR: 1,726 SQ. FT.
TOTAL 2562 SQ. FT. TOTAL 2530 5Q. FT. SECOND FLOOR: 1,616 5Q. FT.
2- CAR GARAGE 479 5Q. FT. - CAR GARAGE 455 50 FT- THIRD FLOOR: 1,553 5Q. FT.
2ND FLOOR DECK 85 5Q. FT. 2MD FLOOR DECK 83 5Q. FT. \
4TH FLOOR DECK 267 $Q. FT. 4TH FLOOR DECK 209 SQ. FT. FOUREH FLOOR: | 334 SQLFT
PORCH 14 5Q. FT. PORCH 17 5Q. FT.
D U P L E X B U I L D I N G T Y P E .D, TR SCLANE DGTAGE WY VATY DUE T METHOE OF CALCLLATIEN — fo—
Bassenlan[Lagom First and Second Floor Plan H 4 E : ; AS.I

ARCHITECTURE » PLANNING = INTERIORS i

Coppg 25 Bssonen oy e 1300 DOVE STREET/

2631 Drctase (e, Sure 100 i i
S X OB it Newport Beach , California

03.24.26

el 1S40 551 0300

I+ S0 1051 i —— B05.25082

SCALE: 114" = 1.0"




Building Analysis
Code used:

Building Occupancy:
Building Construction Type:
Allowable area:

Allowable Height:
Allowable stories:

Building Height Provided
Fire Sprinkler:

Exterior wall separation:

Building Analysis

2025 California Building Code Exterior openings: Unlimited
R-3, U ( Two-Family Dwellings / Private Garage ) C.B.C. Section Table 1: Table 705.9
V-B CLASSIICATION [FIRE SEFARATION DISTANCE [FEET|

e F OPENG
lé-'éllflmitﬁ _— i | Taws | T | T | M | pwes | e | oeee

eet Height limit
4 - Stories . YowarwEe | e | e b ] i i i I

UNPROTECTED, wor Wt

+46.5" (4-Stories) PANITTED ol o 2l o I O e O ()
NFPA 3R PRATECTED M i " E o | woumr | woumr | R
0 Hour (FSD = 5 feet on site with sprinkler)
"< = C.B.C. Section 705.9.1 Exception 2, Buildings whose exterior bearing walls, exterior non-bearing walls, and exterior primary structural frame are not
X" < 5 feet, Type VB = | Hour ep ngs ng 3 primary

5 feet </="X" < 10 feet = | Hour
10 feet =/="X" < 30 feet Type VB = 0 Hour
"X" >/= 30 feet Type VB = 0 Hour

For a Group R-3 building of Type II-B or Type V-B construction, the exterior wall shall not be required to have a fire-resistance rating where the fire
separation distance is 5 feet (1523 mm) or greater or where equipped througheout with an automatic sprinkler system in accordance with Section
903.3 the fire-resistance rating shall not be required where the fire separation distance is 3 feet or greater,

Bassenian | Lagoni

ARCHITECTURE » PLANNING = INTERIORS
Copymght 2026 Bassenan | Lagoni Archiecs

LADDER i\ g LADDER
BAD 46-2 BAD
LADDER LADDER
PAD win g PAD
W 2341 L 11 L
1t
=i
BEDRQOM 3
TR 10E
Gl o COVERED _
DECK @
wixsl &
1" CLG.
MEDIA
ROOM
142 wiol
FitaG

o 2
o |
”
14'-11 172"
MEDIA
= UNCOVERED ROOM
5’ DECK [P
s 144 x 150 TisEe
PLAN 3 PLAN 4
LADDER LADDER
Fau PAD

FOURTH FLOOR PLAN

DUPLEX BUILDING TYPE 'D
"

Third and Fourth Floor Plan

1300 DOVE STREET

260 Drchar Drws, B 100
Bearh CALSA T36H0

Tl #1940 SE1 0900
182 #1940 553 0546

Newport Beach , California

i — — B05.250812

SCALE: 114" = 10"

required to be fire-resistance rated shall be permitted to have unlimited unprotected openings.
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L 231"
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PLAN 3

THIRD FLOOR PLAN

A5.2
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ROOF PLAN
EKE{‘ (,3";” i =1'0"

EAVE: Ig"
ROOF MATERIAL: FLAT CONCRETE TILE ROOF

DUPLEX BUILDING TYPE 'D
Roof Plan 8 ' A5-3

Bassenian | Lagoni

ARCHITECTURE - PLANNING = INTERIORS

conpamsomimavs | 1300 DOVE STREET | % - - . ' ~ 03.24.26
Mewport Beach , California . J ! | | L.
e — — B05.25082 . ' e ' mCOhl

SCALE: 114" = 10"



MATERIAL LEGEND

A, INTEGRAL COLORS STUCCO WALL
AVERAGE GRADE PLANE R G HAGHT B.  ACCENT STUCCO #I
€ STOME VENEER
BLDG TYPE BLDG AVERAGE HIGHEST RIDGE D. FOAM TRIM
NUMBER (I-;‘Ir.t:reEE TOTC. ~ E: CONCRETE FLAT TILE
e N F. VINYL WINDOW
DUPLEX BLDG 11 49.18 9568 ﬁ m‘rn[jﬁaﬁm G
= ‘—r I METAL RAILING
DUPLEX BLDG 12 4968 96.18 7.! o J CONTROL ]O|NT
| K. EXTERIOR COACH LIGHT
DUPLEX BLDG 13 49.50 96.00 Rt L. UTILITY DOOR
::TF::’:* ER o M. WOOD FASCIA
DUPLEX BLDG 14 48.90 9540 HDR. H"T._\' Wi g gg:g:ﬂﬂgt‘:g .S;.Ig:,TG
DUPLEX BLDG 15 4813 94,63 =
3 s
DUPLEX BLDG 16 4778 94.28 g
3RD HM_%I-_I_Q_FL{_}O_R_ N - -*:
DUPLEX BLDG 17 47.30 93.80 PLATE HT, 3 F : +H
; T
DUPLEX BLDG 18 47.10 93.60
DUPLEX BLDG 19 46.53 93.03
DUPLEX BLDG 20 4623 9273
DUPLEX BLDG 21 46.33 92.83
DUPLEX BLDG 22 46.65 93.15
ER FLOOR.
\ i & _Ju“ N~ N
AVERAGE GRADE PLANE
OVERALL BUILDIMNG HEIGHT
TOT.C.
PLATEHT. |
HOR. HT. ,‘_
L
aTH ﬁwa-lgg FLOOR.
PLATEHT. o+
HDRHT. *
o -
_ o
(=]
2
IRD AMISHED FLOOR. - ®
PLATEHT, | ;-': “
¥

AVERAGE GRADE PLAME

A54

02.06.26

Bassenian | Lagoni DUPLEX BUILDING TPE ‘D’

Front & Rear Elevations ]
ARCHITECTURE » PLANNING » INTERIORS

T — 1300 DOVE STREET

2001 Onvass Dvwe: SiF 100 ) 0
bl il Newport Beach , California

el +1 340 551 500

i 1 U 0546 nl-_~ i 4 % B05.25082

SCALE: 14" = |0



MATERIAL LEGEND

o A INTEGRAL COLORS STUCCO WALL | CONTROL JOINT
AVERAGE GRADE PLANE B —— N B. ACCENT STUCCO #I K. EXTERIOR COACH LIGHT
T C. STOME VENEER L. UTILITY DOOR
BLDG TYPE BLDG AVERAGE HIGHEST RIDGE D FOAM TRIM M. WOOD FASCIA
DR | e o rorc E.  CONCRETE FLAT TILE N.  CEMENTITIOUS SIDING
M F. VINYL WINDOW O. CEMENTITIOUS TRIM
DUPLEX BLDG 11 49.18 95.68 i ﬁ m‘;&%‘}‘h‘:‘m &
= = I METAL RAILING
DUPLEX BLDG 12 4968 96.18 S =
DUPLEX BLDG 13 49.50 96.00 4TH FINISHED FLOOR.
i PLATE 1. R
DUPLEX BLDG 14 48.90 95.40 HOR HT. *
DUPLEX BLDG1S | 48.13 94.63 E =
. s o
DUPLEX BLDG 16 4778 9428 5
[ ARD R B s 5 é
DUPLEX BLDG 17 4730 93.80 [ . PLATEWT. | N H
| H - oy
DUPLEX BLDG 18 47.10 93.60
DUPLEX BLDG 19 4653 93.03 )
DUPLEX BLDG 20 4623 9273
i FLOOR.
DUPLEX BLDG 21 4633 9283 o
DUPLEX BLDG 22 46.65 83.15 %
=z s
=z 2
LISTFINISHED FLOOR
T h .. ~
=g AVERAGE GRADE PLANE
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OVERALL BUILDING HEIGHT &\
TOTC Jd
PLATEHT. hd
HDR. HT. ,‘_ r
a
| | i
4TH FlNISH* FLOOR. -
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HDR HT. o I
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B0 o
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+
|
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~
AVERAGE GRADE PLAME

LEFT

Bassenian | Lagoni
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Newport Beach , California
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SCALE: 114" = 10"

Left & Rear Elevations

A 55

02.06.26
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Bassenian | Lagoni

ARCHITECTURE » PLANNING = INTERIORS
Copymght 2025 Bassenan | Lagoni Archiects

200 Dot Dowe. S 109
Mewpa Heach CA LSA 3060

el +1 WO EEI9N0
Tz < Wi 553 S4B

1300 DOVE STREET 8 PLEX - A & B

SCHEME 3 | ALL'A'&°'B' ELEVATIONS

FASCIA, EAVES, BRACKETS, TRIM & GARAGE DOORS
SW 7005 PLIRE WHITE

BASE STUCCO
SWY 7030 ANEW GRAY

ENTRY DOCRS
SW G990 CAVIAR

SIDING
SV 7018 DOVETAIL

ACCENT STUCCO & SIDING
SW 7005 PURE WHITE

STONE
CREATIVE MINES - TIMBERWOLF ORCHARD LIMESTONE

Bassenian | Lagoni

NEWPORT BEACH, CALIFORNIA | BOS-25082

ARCHITECTURE « FLANNING « INTERIDRS
0PI FS RATENAR L AGDRI ABCHTECTS

SCHEME 4 | ALL'A'&'B'ELEVATIONS

EAGLE - 5689

FASCIA, EAVES, BRACKETS, TRIM & GARAGE DOORS
SW 7005 PURE WHITE

BASE STUCCO
SWV 7038 TONY TAUPE

ENTRY DOORS
SW 6236 GRAYS HARBOR

SIDING ACCENT STUCCO & SIDING
SW 7005 PURE WHITE

SW 2090 CARAIBE

STONE
CREATIVE MINES - TIMBERWOLF DRCHARD LIMESTONE

1300 DOVE STREET B PLEX-A &B

Bassenian | Lagoni

NEWPORT BEACH, CALIFORNIA | BOS-25082

COLOR BOARD -BUILDING A &B
1300 DOVE STREET

AKRCHITECTURE - PLANNING « INTERIGES
9 CEPYRHT 3225 BASSE AN | LASDHI ARCHITICTY

Newport Beach , California

B05.25082

1300 DOVE STREET 8 PLEX - A & B

SCHEME 1 | ALL'A"&'B'ELEVATIONS

ROOF

EAGLE - 5600
FASCIA, EAVES, BRACKETSTRIM & GARAGE DOORS
SW 7005 PURE WHITE

BASE STUCCO ENTRY DOCRS

54 7541 GRECIAN MORY SW 6041 OTTER

SIDING ACCENT STUCCO & SIDING

5W 9130 EVERGREEN FOG SW 7005 PURE WHITE

STONE
CREATIVE MINES - TIMBERWOLF ORCHARD LIMESTONE

Bassenian | Lagoni

NEWPORT BEACH, CALIFORNIA |  BOS-25082

ARCHITECTURE « FLANNING - INTERIORE
B CTPYRGHT 1875 AT NN | LAGOR ARCHITECT

SCHEME 2 | ALL'A'&'B'ELEVATIONS

FASCIA, EAVES, BRACKETS, TRIM & GARAGE DOORS
SW 7005 PURE WHITE

BASESTUCCO

ENTRY DDORS
SWV 7015 REPOSE GRAY SW 7020 BLACK FOX
SiDING ACCENT STUCCO & SIDING

5W 7664 STEELY GRAY SW 7005 PLIRE WHITE

STOME
CREATIVE MINES - TIMBERWOLF ORCHARD LIMESTONE

1300 DOVE STREET 8 PLEX - A & B

Bassenian | Lagoni

NEWPORT BEACH, CALIFORNIA | BOS-25082

ARCHITECTURE - PFLANNING « INTERIQES
0 PTG 2025 BASS A | LAGNI ABCHITECTS

DIGITAL BOARDS

1300 DOVE STREET 8 PLEX - A & B

NEWPORT BEACH, CALIFORNIA
08.14.2025

BO5-25082

Bassenian | Lagoni
ARCHITECTURE « PLANNING « INTERIORS
i i i e A

PAGE TITLE
PAINT: SHERWIN WiLLIAME AUGUST 14, 2025
ROOF: EAGLE
STONE CREATIVE MINES
STONE MORTAR: ORCO MAC PLLS
SCHEMES 1-4
ARE FOR ALL A" 8§ FLEVATIONS
1 F] 3 1
FASCIA, EAVES, W 004 W 00s W 1008 W 7005
TRIM & FURE WHITE HUKE WHITE PLRE WHITE FURE WHITE
GARAGE DOORS
SIMULATED WOOD W 7025 W 7025 SW 7025 W 7025
FOAM HEADER BACKDROP BACKDROP BACKDROR BACKDROS
ENTRY DOORS W a0 W 02 W 4590 W 6236
BLACE FOX CAVIAR CRAYS HARSOR
BASESTUCCO W 754] 15 SW 7030 3w 7038
GRECIAN IVDRY REPOSE GRAY ANEW GRAY TONY TAUPE
SI0ING FEEIES W 7bbd 5w Al S R0R0
EVERGREEN FOG STEELY GRAY DOVETAL CARAIBE
ACCENT STUCCO & W 7005 5W 7005 SW 7005 TN 7005
SIDING PURE WHITE PURE WHITE PURE WHITE FURE WHITE
STONE TIMBERWOLF TMBERWOLF TWBERWOLF TIMBERWOLF
ORCHARD ORCHART CRCHARD CRCHARD
IMESTONE UMESTONE UNESIONE UMESTOME
STONE MORTAR FALE SMOKE PALE SMOKE FALE SMOKE FALE SMOKE
FLUSHED JOENTS
ROOF 5650 e 5687 5689

1300 DOVE STREET 8 PLEX - A& B

Bassenian | Lagoni

NEWPORT BEACH, CALIFORNIA | BOS-25082

ARCHITECTURE « FLANNING « INTERIGES
B COPTGHT X35 BALSIMAN | LAGDN ANCHTICTS

CB |

02.06.26

City-of Newport Beaeh




SCHEME 3 | ALL'C'&'D’ELEVATIONS

SCHEME 1 | ALL'C'&'D'ELEVATIONS

ROCF
EAGLE - 5699 EAGLE - 5680
FASCIA, EAVES, BRACKETS,TRIM & GARAGE DOORS FASCIA, EAVES, BRACKETSTRIM & GARAGE DOCRS
W R 7 PURI
5W 7005 PURE WHITE SW 7005 PURE WHITE L
1300 DOVE STREET DUPLEX-C &D
NEWPORT BEACH, CALIFORNIA | BO5-25138
BASE STUCCO ENTRY DOORS BASE STUCCO ENTAY DOORS L
SW 7005 PURE WHITE SW 7040 SMOKEHOUSE SW 7010 WHITE DUCK SW 6041 OTTER 4

ACCENT STUCCO
W 7016 MINDFUL GRAY

SIDING
5W 7664 STEELY GRAY

ACCENT STUCCO
SW 7506 LOGGIA

SIDING
SW 7018 DOVETAIL

syE r A - T -t o - oo 3
CREATIVE MINES - TIMEERWOLF ORCHARD LIMESTONE CREATIVE MINES - TIMBERWOLF ORCHARD LIMESTONE

1300 DOVE STREET DUPLEX-C&D

NEWPORT BEACH, CALIFORNIA |  BO5-25138

1300 DOVE STREET DUPLEX-C&D

MNEWPORT BEACH, CALIFORNIA | BO5-25138

Bassenian | Lagoni
AECHITECTURE « FLANMING + INTERIDAS
B COPYRIGHT 0% BASKENAN | LAGOAN) ARCHTELCTS

Bassenian | Lagoni
ARTEITECTURE « FLANNING + INTERIDRS
B CDPYRGHT JE5 AARENWA | LAGON ARDHITECTS:

Bassenian | Lagoni
ARCAITECTURE « FLAMNINE « INTERIGRS

TR A BATENAR | LGN ARCHTTLCTS

SCHEME 4 | ALL'C'&'D'ELEVATIONS SCHEME 2 | ALL'C'&'D'ELEVATIONS

PAGE TITLE

PAINT: SHERWIN WILLIAMS AUGUST 14, 2025
ROOF: EAGLE
STOME: CREATIVE MINES
STONE MORTAR: CROD MAC PLLS
SCHEMES 1.4
ARE FOR ALL ‘C" & D" ELEVATIONS
ROCF i 2 R a
EAGLE - 56590 EAGLE - 5687 FASCIA, EAVES, T P00 W 008 W 7008 =W 7008
BRACKETS, TRIM & PURE WHITE PURE WHITE PURE WHITE PURE WHITE
GARAGE DOORS
SIMULATED WOOD 5W 7035 W 025 SW D25 W FDas
FOAM HEADER BACKDROS BACKDROP BACKDRCE BACKDROS
ENTRY DOORS SW a0d1 AW 7618 3w 7040 W 2819
R oTER DEEP SEA DIVE SMOKEHOUSE DCHMNG SLATE
BASE STUCCO SW 2010 W 7542 W 205 AW 70a)
FASCIA, EAVES, BRACKETSTRIM & GARAGE DOORS FASCIA, EAVES, BRACKETS TRIM & GARAGE DOORS S St Wil Ll L
SW 7005 PURE WHITE SW 7005 PURE WHITE pOVELAL PURE WHITE STEELY GRAY | SVERGREEN FOIG
ACCENT AW 7506 W Th44 WA W F00E
STUcco LOGSA GATEWAY GRAY MIMOFLE GRAY PURE WHITE
STONE TIMBERWOLF TIMBERWOQILF TIMBERWOLF TIMEERWOLF
ORCHARD ORCHARD ORCHARD DRCHARD
LIMESTOME LIMESTOME LIMESTONE LUMESTONE
STONE MORTAR PALE SMOKE PALE SMOKE PALE SMOKE PALE SMOCE
| FLUSHED JOINTS
BASE STUCCO ENTRY DODRS BASE STUCCO ENTRY DODRS WO S e ) T
SV 7043 WORDLY GRAY SW 2819 DOWNING SLATE SW 7542 NATUREL SW 7618 DEEP SEA DIVE
ACCENT STUCCO SIDING ACCENT STUCCO SIDING
SW 7005 PLRE WHITE W 9130 EVERGREEN FOG SW 7644 GATEWAY GRAY SW7005 PURE WHITE

Bassenian | Lagoni
ARCHITECTURE « FLANNINE « INTERIBRS

D CEOPYRIGHS 3275 BATHNEAN | LAGDHI ARCHITECTY

1300 DOVE STREET DUPLEX-C &D

NEWPORT BEACH, CALIFORNIA | BOS-25082

STONE
CREATIVE MINES - TIMBERWOLF ORCHARD LIMESTONE

CREATIVE MINES - TIMBERWOLF ORCHARD LIMESTONE

1300 DOVE STREET DUPLEX - C & D Bassenian | Lagoni 1300 DOVE STREET DUPLEX - C & D

ARCHITECTURE « FLANKING - INTERIDES

B CIPYRGHT 2005 AN | LRGSR ARCHITICTY

Bassenian | Lagoni
ARCHITECTURE « FLANNING = INTERIDRS
it ke e s

NEWPORT BEACH, CALIFORNIA | BD5-25138 NEWPORT BEACH, CALIFORNIA | B0D5-25138

COLOR BOARD -BUILDING C & D

]
1300 DOVE STREET
Newport Beach , California
B05.250812
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DOVE STREET

TRANSFORMER NOTE

TRANSFORMERS TO BE LOCATED WITHIN
PROPERTY LINE

LANDSCAPE PLAN NOTE

ALL NON-LPZ LANDSCAPE AREAS WITH A
MINIMUM DIMENSION OF 3' FOR SHRUBS

AND 4' FOR TREES PER NBMC SECTION 20.36.

LANDSCAPE AREA

REQUIRED: 23,814 sf (8% OF SITE - 297,676 S.F.)

PROVIDED: 67,838 sf (23%)

MACARTHUR [BOULEVARD

CONCEPTUAL LANDSCAPE PLAN

1300 DOVE ST ATT

Newport Beach, California

ol

Cityof Newport Beach

FUTURE ALIGNMENT OF ROADWAY

REQUIRED PAQS 8,786 sf (3%)
PROVIDED PAQOS: 8,927 sf (3.1%)

PUBLICLY ACCESSIBLE OPEN SPACE

(PAOS)

- meandering 8" width concrete sidewalk

- seating areas with flat top boulders and
decomposed granite

- portals at pedestrian connections to
development

- curb adjacent street trees

- california friendly planting

- groupings of ornamental trees and
palms

- dedicated as a public easement

= = =20' LIMIT OF POAS
- credit only taken at 20" width areas

AMENITY COURTYARD #3
SEE SHEET L.2

TYPICAL DUPLEX PASEO
SEESHEET LS

TYPICAL TOWNHOME PASEO
SEE SHEET L.4

EXISTING SIDEWALK TO BE
REPLACED WITH LANDSCAPE

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

PROPERTY LINE

6' HT DECORATIVE MASONRY WALL




OUTDOOR DINING

+ 3bbags

+ pizza oven

- overhead structure
- trash receptacle

AMENITY COURTYARDS #1 AND #2

OUTDOOR LOUNGE

- decomposed granite

- stone finish seat wall

- fire pit

- outdoor games

- picnic table seating with
umbrellas

- catenary lighting overhead

OPEN LAWN
1,185 S.F.

- shade trees
- flex play

CALIFORNIA FRIENDLY

LANDSCAPE

- native trees

- screening hedges at
buildings

MAIL KIOSK

AC UNITS
- to be screened per NBMC
Section 20.30.020

AMENITY COURTYARD #3

OBIJECTIVE DESIGN STANDARDS 20.48.185

I. LANDSCAPING

1. A minimum of 8% of the total site shall be landscaped.

24% of site is landscaped.

2. Landscape materials shall comply with the following:
A. ground cover instead of grass/turf;
B. decorative nonliving landscaping material may be used
to satisfy maximum of 25% of required landscaping area
C. turf areas shall be placed for recreational use only with a
10 foot min.

20% of landscape material
include ground cover
instead of grass/turf. 0% of
nonliving material used.
There is no turf on site.

3. Landscape and irrigation shall follow local and regional
requirements.

Iltems to follow Newport
Beach M.C. CH. 1417

K. WALLS AND FENCES

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

CMU block walls with stucco
finish throughout site.

2. Wall materials shall reguire little or no maintenance.

Stucco on masonry

3. Walls shall be the same or similar to architectural style.

Walls to match architecture

L. UTILITIES

1. All utility equipment shall be located out of pedestrian
path and purposefully and aesthetically placed.

Utility equipment out of
path and placed accordingly

2. Mechanical equipment must be screened if it cannot be
placed in rear or side yards.

Mechanical equipment
screened if neccessary.

3. All electrical eguipment shall be placed within a utility
room. If unable, equipment shall be purposefully designed
as part of building.

Electrical equipment placed
in designated space.

AC UNITS

- to be screened
per NBMC
Section 20.30.020

OUTDOOR DINING
- 2 bbgs
- trash receptacle

GAME LAWN

- cornhole

. seat wall with
bench top seating

- concrete steppers
onto lawn

CALIFORNIA FRIENDLY

LANDSCAPE

- native trees

- screening hedges at
buildings

AC UNITS

- to be screened
per NBMC
Section 20.30.020

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

w2 | ity ot Newport Beach
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— ENLARGED PRIVATE PATIO — 5" WALKWAY

ACCENT PLANTING AT ENTRY — ENLARGED PRIVATE PATIO  —— 5 WALKWAY

y
;'_‘_“

BUILDING TYPE ‘B’ (8 PLEX)

BUILDING TYPE ‘A’ (8 PLEX)
— AC UNITS — AC UNITS
- to be screened per NBMC - to be screened per NBMC
Section 20.30.020 Section 20.30.020

TOWNHOME PASEO
[@ 1300 DOVE ST ATTACHED RESIDE

Mewport Beach, California 1 6 e W O r e a C
ARCHITECTURE i‘\ !l! ! !
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e AC UNITS . 5 AC UNITS

' - to be screened i = : - to be screened
per NBMC E ; . : . per NBMC

Section = =T — Section

{

e 2 — | .

= 17 _ r==-

il

Y = == FIRE RESCUE

J o LADDER PADS -

:

1 s ———— A/C UNITS - TYP.
- T === - see sheet L10
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BUILDING TYPE 'C’ (3-STORY DUPLEX) BUILDING TYPE ‘D’ (4-STORY DUPLEX)

DUPLEX PASEO

WS | o Eityr5f Newport Beach
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LIFESTYLE IMAGERY

1300 DOVE ST ATTACHED R

Mewport Beach, California
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PLANT SCHEDULE SITE SHRUB SCHEDULE
| BOTANICAL/COMMONNAME  |sZE  |wucoLs canopy neicHT |QTY | |BOTANICAUCOMMONNAME  [SIZE  |WUCOLS WDxHT
SCREEN HEDGE
MB 1A ns xmmlg,;m MUATETRUNE | 2TEOX LOW 1w .m'H 3 LITTLE R‘Ng_,albﬁww m\'?ﬁu 15GAL | Low x5
i mmnrmmmu o | SRR LR — - HEDGE AT BM(FLW FREVENTDR ) )
AmmEteso S son [iow | xs
DRACAENA DRACC { 1 . -
|DRAGOA THEE g e [ i SHRUBS (MIN 36° O.C.)
BN e e fow e w0 | [SERECessoome o iow [ e
1 I I I 1 I LEUCADENDRON DISCOLOR ' POM POM" | [ [ SxT
Fi [=13 SGAL LOW
F:.EOR:II;hDFT:’: MULTI-TRURNK 48°BOX MODERATE 400w 40'H 1 FORLROF L ELEADERDRADN.
SR R LEUCCSPERMUM CORDIFOLILM * FLAME GANT | | o
-HUWEAFOS“TERIAN! GIANT ORANGE NODDING FINOUSHION FCAL et AT
KENTIA BALM 4HOX Lo W 3EH - | | |
LEUCOPHYLLUM F, ' LOS ALAMITOS 1
LALRLIS NDBILIS y TEXASSASE seAL | tow o
B LA = BRI CARE B MBox oW ww 1 H a | |
] OLEA EUROPAEA 'LITTLE OLLIE S o BF
METROSIDERDS EXCELSA LFI'I'LEOLLOEDWI:hRfDiM SGAL i Fay
NEW o THAS TREE 3SBOX MODERATE mw MH k2] RPN PR ! ! 1] o
) e T T T 1 COLLINGWOOD INGRAM! SGAL | LOW x4
gLI-EI‘:LESDU*\EE‘ ey WBOX Low ww 'H an FOSEHAI:Y“B SRR { ! {
_HUL'I'I-'IT.UNK | | | | | Imtcmﬁ I"m'lu TUS: COFRCINALL | GAL Low P d
QUERCLIS AGRIFCUA CREEPING ROSEMARY | |
ﬁﬁ‘l};:’]ﬁNﬁ’“ MULTI-TRUNK 4B RN LOW (25w 5H 2 m"m&?wu‘mm, S o T
%LLV’ Q\LLEX HBOX LOowW ww 5'H Fil WEFFN'NGIE;"WTNABB!E GEM” e GAL | oW | Fud
mw;ﬁa:ﬁéu wueiljnmu' sk | i e I ACCEMTS/SUCCULENTS 1_36' O.C,_J ) ) )
: S s [iow | sxr
UMBELLULARY, CALIFORMICA e LoW 25 W WH 3 S | ! !
.5'“ LALIREL ﬁ‘f‘ﬂiﬁ@v‘é‘“ RAY OF LIGHT SEAL Low x4
S ELTERA 16 BTH  Low 1w 5H 14 ;ﬁnﬁrﬂﬁnwm" YL | i [ wm
AGAVE X “BLUE FLAME® | Il
CITY OF NEWPORT BEACH LANDSCAPING NOTES: BLLIE FLAME AGAVE ol e
N ALOE STRIATA ¥xd
" REGUIREMEN TS AN GLIBAMCE FOR APPAENED PLANT LISTS T0 MECT The Netbs | | CORALALOE '*' sl
OF LOCAL CONDITIONS, WHD].E AVAILABLE. FOR PLANTS AND PLANTING . . .
MATERIALS ADDRESSING WATER RETENTICN AREAS, RECOMMENDED RESCURCES CRASSIJL!&'BLUE WAVE? ¥
mcLune THE LOW IMPACT DEVELOPMENT MANLAL FOR SOUTHERN CALIFORNIA JADE PLANT SGAL Lo
BY THE SOUTHERN CALIFORNLA meATE\ MOMNITORING
CD!LI'“W STATE OF CALIFORNW, MODEL WATER EFFICH LANDSCAPE
ORDIMNANCE [MWELD) OR NEWPORT BEACH MUNICIFAL COW CHAFTER 1417 FURCRA FOETIDA 'MECIOPICTA SGAL LOW ExE
[WATER-EFFICENT LANDSCAPING) MALIRITUS HEMP
MEDIUM GRASSES - 36" HEIGHT (36" ©.C.)
LANDSCAPING NOTES: CHonoRorETALA TECTOR oL i |
L ALL PLANTS ARE CALAPC MNON-PVASIVE AND WLICOLS MEDIUMLOW WATER | | |
CONSUMPTION (REGION 3 .SOUTH COASTAL) VARIETIES m THEIR PROPOSED
CROWING éomlmcw THESE FL.:"SM wLTEn OOINSEPMNG »Im LBED FOR CHANELLA TASMANICA “VARIEGATA® SGAL | Low Ixd
THER DEEF ROOT SYSTEME WHICH STABILITES 50IL AMD MIMIMIZES EROSION FLAX LILY |
IMPACTS, { ! {
WEEDING. REMOVAL OF LUITTER, FERTILIZMNG, REGULAR mTENNG. AND T T T
REPLACEMENT OF DISEASED OR DEAD PLANTS, HAN'DML PLA'I'INLH BE.‘\UTY 5 GAL LOW Fud
3. ROOT BARRIERS SHALL BE INSTALLED AS NEEDED IN AREAS WHERE TREES ARE PLATINUM BEAUTY
PLANTED # CLOSE PROXIMITY TO HARDSCAPE ANCYOR 5TI { { {
4 CISCAPING W Al ] F SIGHT Wil M| a [ "IN HT A FOERS .
mmw GR%WW“;N HE LINE O ILL BE LIMITED TO 34" IN HEIG FEA: _‘HER:REI DEggR:;?L TER _— - _—_—
WATER CONSERVATION NOTES: LOW GRASSES - 24" HEIGHT (24° 0.C) i _
fggﬁ%gm@ HYDROZONE PLAN for PLANT ZONE TYPES, LOCATIONS ANDI B’%?am? LTRSS SGAL | LOW rxl
NO NATURAL TURF PROPOSED | [Fon 0 e = ™
g":;uci :’“mw SGAL | LOW rx?
SESLERIAX ‘CAMPO AZUL et low | =
3 SHRUBS TO BE USED IN RIGHT-OF-WAY |0 szt roor s P |
N [P e
: F. LANDSCAPING
' 1. A minimum of 8% of the total site shall be landscaped. 20% of site is landscaped.
2. Landscape materials shall comply with the following: 20% of landscape material
A. ground cover instead of grass/turf; include ground cover
B. decorative nonliving landscaping material may be used | instead of grass/turf. 0% of
to satisfy maximum of 25% of required landscaping area nonliving material used.
C. turf areas shall be placed for recreational use only with a | There is no turf on site.
10 foot min.
3. Landscape and irrigation shall follow local and regional Items to follow Newport
requirements. Beach M.C. CH. 1417

CONCEPTUAL PLANTING PLAN L6
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1

"ARBUTUS X MARINA
STRAWBERRY TREE

ERYTHRINA.CAFFIF;.EA FICUS FLORIDA =

SOUTH AFRICAN CORAL TREE

DRACENA DRACO
DRAGON TREE

CINNAMOMUM CAMPHORA
CAMPHOR TREE

OLEAEUROPAEA SWAN HILL EMETROSIDEROS EXCELSA QUERCUS AGFI(leLiA QUERCUS ILEX
FRUITLESS OLIVE NEWZEALAND CHRISTMAS TREE i COAST LIVE OAK MULTI-TRUNKE HOLLY OAK

: ) : ..l..u'mM'-' i1
ARBUTUS UNEDA ‘COMPACTA
DWARF STRAWBERRY TREE

FICUS NITIDA ‘GREEN GEM'
GREEN GEM FICUS

ELAEOCARPUS DECIPIENS

APANESE BLUEBERRY PEACHES AND CREAM GREVILLEA

"ROSMARINUS O, ‘PROSTRATUS
CREEPING ROSEMARY

OLEA EUROPAEA ‘LITTLE OLLIE’
LITTLE OLLIE DWARF OLIVE

5. % e
LEUCOPHYLLUM ‘LOS ALAMITOS'
TEXAS SAGE

" LEUCOSPERMUM ‘FLAME GIANT’
GIANT ORANGE PINCUSHION

PLANT IMAGERY
1300 DOVE ST ATTACHEDR -RESLDENTIAL

Mewport Beach, California

!

FLORIDA FIG MULTI-TRUNK

GREVILLEA X ‘PEACHES AND CREAM’

HOWEA FORSTE RIANA

KENTIA PALM

LAURUS SARATOGA
SARATOGA HYBRID LAUREL

"SALVIA ‘ALLEN CHICKERING'

CLEVELAND SAGE

T X Lot
WESTRINGIA ‘WYNYABBIE GEM'’

" LAURUS NOBILIS
BAY LAUREL- STANDARD FORM

WASHINGTONIA FILIFERA
CALIFORNIA FAN PALM

LAUFEUS NOBILIS ‘LITTLE RAGU’
LITTLE RAGU SWEET BAY

SHRUBS

WYNYABBIE GEM COAST ROSEMARY

L7
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Lincoln



AGAVE ATTENUATA
FOXTAIL AGAVE

ALOE STRIATA
CORAL ALOE

- I / :
AGAVE ATTENUATA ‘RAY OF LIGHT'
RAY OF LIGHT FOXTAIL AGAVE

R o T B LN ¢
CRASSULA ‘BLUE WAVES’

ADE PLANT

AGAVE ATTENUATA ‘NOVA
NOVA FOXTAIL AGAVE

CHONDROPETALUM TECTORUM
CAPE RUSH

AGAVE AT—I'ENUAT;\ ‘BLUE FLAMFE’

BLUE FLAME AGAVE

o s -
FURCRAEA FOETIDA ‘MEDIOPICTA

ACCENTS

MAURITIS HEMP

B o \\ 1
CALAMAGROSTIS ‘KARL FOERESTER
FEATHER REED GRASS

W

CHONDROPETALUM TECTORUM
CAPE RUSH

. A N A i |
DIANELLA TASMANICA ‘VARIEGATA
FLAX LILY

DIANELLA REVOLUTA ‘LITTLE REV"
LITTLE REV FLAX LILY

L
CAREX PANSA
CALIFORNIA MEADOW SAGE

GRASSES

“SESLERIA X ‘CAMPO AZUL
CAMPO AZUL MOOR GRASS

LOMANDRA ‘PLATINUM BEAUTY'
PLATINUM BEAUTY

"LOMANDRA LONGIFOLIA ‘BREEZE’
MAT RUSH

SRy 1
LEYMUS ‘CANYON PRINCE’
CANYON PRINCE GIANT WILD RYE

NS s - LA
JUNCUS PATENS
CALIFORNIA RUSH

PLANT IMAGERY L8
1300 DOVE ST ATTACHED RESIDENTIAL
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CONCEPTUAL IRRIGATION PLAN
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'ATER USE CLASSIFICATION of LANDSCAPE WATER CONSERVATION STATEMENT

SPECIES (WUCOLS):

—————————& |.  PURPOSE: TO PROVIDE THE MAINTENANCE STAFF A MECHANICAL DEVICE TO
WLICOLS, WATER USE CLASSIFICATION OF LANDSCAPE SPECIES, IS A UNIVERSITY OF DISTRIBUTE WATER AND ENSURE PLANT SURVIVAL IN THE MOST EFFICIENT
CALIFORNIA COOPERATIVE EXTENSION PUBLICATION AND IS A GUIDE TO THE WATER PAACINE R AN WITHIRNG A TIFIE FRAME THA T LEAS F. IMTERFERES: WITH - THE
NEEDS OF LANDSCAPE PLANTS. ACTIVITIES OF THE COMMUNITY,

2. THE IRRIGATION SYSTEM FOR EACH HYDROZONE WILL BE AUTOMATIC AND
INCORPORATE LOW VOLUME DRIP EMITTERS, BUBBLERS AND HIGH EFFICIENCY
40% - 609% LOW ANGLE SPRAY HEADS AT TURF OMLY. DRIP IRRIGATION SYSTEMS MAY BE
10% - 30% EMPLOYED WHERE CONSIDERED TO BE EFFECTIVE AND FEASIBLE. IRRIGATION
< 10% VALVES SHALL BE SEPARATED TO ALLOW FOR THE SYSTEMS OPERATION IN
RESPOMSE TO ORIENTATION AND EXPOSURE,
. 3. PLANTING WILL BE DESIGNED TO ENHANCE THE VISUAL CHARMCTER OF THE
IRRIGATION HYDROZONES: SITE AND THE ARCHITECTURAL ELEMEMTS. FLANTS SHALL BE GROLPED WITH
i WATER SIMILAR WATER, CLIMATIC AND 5OIL REQUIREMENTS TO CONSERVE WATER AND
SYMBOL = HYDROZONE AREA: | sy | (PLANTEACIOR{KS CREATE A DROUGHT RESPONSIVE LANDSCAPE,
HYDRO-ZONE - 1 4. EACH HYDROZONE COMSISTS OF MODERATE TO LOW WATER CONSUMING
WESTERN SUN PLANTS. IN AREAS OF MODERATE WATER CONSUMING PLANTS THEY SHALL BE
EXPOSURE PROPERLY AMENDED TO RETAIN MOISTURE FOR HEALTHY GROWTH AND TO
IRRIGATION TECHNIQUE | 196028F. | LOW 030 CONSERVE WATER
SHRUBS - SUB SURFACE
DRIE IRRIGATION 5. PLANT MATERIAL WITHIN EACH HYDROZONE SHALL BE SPECIFIED IN
1 CONSIDERATION OF NORTH, SOUTH, EAST AND WEST EXPOSURES.
HYDRO-ZONE - 2
NORTHERN SUN 6. SOIL SHALL BE PREPARED AND EMENDED TO PROVIDE FOR MAXIMUM MOISTURE
EXPOSURE/PODIUM RETENTION AND PERCOLATION. PLANTED BEDS SHALL BE MULCHED TO
BUILDING SHADE 18411SE| LOw T RETAIN SOIL MOISTURE AND REDUCE EVAPOTRANSPORATION,
IRRIGATION TECHNI
S-HRﬁ‘gg?sungu:&ﬁ 7. TO AVOID WASTED WATER, THE CONTROLS WILL BE OVERSEEN BY A FLOW
DRIP [RRIGATION MONITOR THAT WILL DETECT ANY BROKEN SPRINKLER HEADS TO STOP THAT
| STATION'S OPERATION, ADVANCING TO THE NEXT WORKABLE STATION. IN
HYDRO-ZONE - THE EVENT OF PRESSURE SUPPLY LINE BREAKAGE, IT WILL COMPLETELY STOP
SOUTHERN SUN THE OPERATION OF THE SYSTEM. ALL MATERIAL WILL BE NONFERROUS, WITH
ENPOSURE THE EXCEPTION OF THE BRASS PIPING INTO AND OUT OF THE BACKFLOW
|RRIGATION TECHNIQUE | 18018 SF. LOW 0.30 UNITS, ALL WORK WILL BE IN THE BEST ACCEPTABLE MANMER IN ACCORDAMNCE
NS T RIEDIREALE WITH APPLICABLE CODES AND STANDARDS PREVAILING IN THE INDUSTRY.
DRIP IRRIGATION
| 'WATER CONSERVATION FEATURES
T E,;-St-f%z“%;} THE FOLLOWING MEASURES WILL BE INCORPORATED INTO THE PROJECT TO
' EXPOSURE o CONSERVE WATER:
15809 5F.  LOW
i IRRIGATION TECHNIGUE I.  IRRIGATION PLANS TO BE DESIGNED TO MEET THE REQUIREMENTS OF CITY OF
[ SHRUBS - 5UB SURFACE NEWPORT BEACH CHAPTER 14,17 - WATER EFFICIENT LANDSCAPING
CRIP IRRIGATION 2. INSTALLATION OF AUTOMATIC SMART' IRRIGATION CONTROLLER WITH
RAIN-SENSOR,
TOTAL HYDROZOME AREA: | 67838 5F. 3. THE USE OF LOW PRECIPITATIOM/LOW ANGLE IRRIGATION SPRAY HEADS.
| 4. THE USE OF LOW WATER CONSUMING PLANTS.
5. SOILAMENDMENT TO ACHIEVE GOOD SOIL MOISTURE RETENTION.
6 MULCHING TO REDUCE EVAPOTRANSPORATIOM FROM THE ROOT ZONE.
LANDSCAPE AREA: 7. INSTALLATION OF AUTOMATIC IRRIGATIOMN SYSTEM TO PROVIDE DEEP-ROOT
- WATERING TO TREES IS REQUIRED.
TOTAL SITE AREA: 297676 5 F.
LANCISCAPE REQUIRED:
WATER L
(ETo) __50.33 ETAF for MAWA ___ 055 (Residential}
Hydrozone 8 Plant Irrigasion Irrigation ETAF Landscape | ETAF x Ares |  Estimated Total
MPlanting ‘ [Factor {PF} ‘ Motk Efficiency [ PFIE] | Area ug. L) | Water Uss.
Doscription” (.58 ETw |
Regular Landscape Areas
| Hydrozone 1- Wesism Sun Exposure 30 | dp B1 37 15602 | 8779 180316 |
Hydrozone 2 - Northern Sun Exposure | 0.30 dip B1 37 18411 19 212,781
Hydrozone 3 - Southem Sun Exposura 30 drip 1 37 18016 | 6,673 208,216
| Hydrozone 4 - Eastern Sun Exposure .30 drip B1 37 15,809 5,855 182.708
Totals 67,838 251256 784,021
Areas
Tolals
[ ETWU Total 784,021
| Maximusm Allowed Water Allawance (MAWA]" 1,184,272
*Hydrazone #Planting Description Hrrigation Mathod “hmigation Efficiency SETWLU {Annusl Gallons Requimd)
Eg overfend sy Q.75 for spemy heed = Elo ¥ 062 5 ETAF x Ares.
1.} ot fmeny ordip 081 for tip whare 062 % 8 conversion
2} dow waler use plarings facior that com s ace-
3.) medur water use paning Inches per acre per year to
galnns per squss kot per
“MAWA (Anmual Gallons Afowed) = (Ciof | 0063 [ (ETAF « LA] & ({1-ETAF) x SLAY =
nches. L =qu: par yuar, LA is the
L SLA ama et
and ETAF is .| and 045 for
[ETAF Calculations
Regular Landscape Areas

o ETAF xAvan | astas |
Total Araa. Ein data for  CIMIS Station #75
Sitowice ETAF 037 from  City of Irvine

s ity ot Newport Beach

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

81712025




WALL AND FENCING KEY:
SYMBOL | DESCRIPTION:
i % S e o= : : OCK WALL WITH STUCCO FINISH, SEE CIVIL FOR RETAINING CONDITIONS
4 = g e © T SmeTRe MM T DS STUCCO  COLOR TO MATCH BULDING
ekl T s — +
- - i - - = M= & HT. CMU BLOCK WALL
= -1 . .r 1’.!' : :—i— 1: _1 :...F 1 %“P "-\. W W Wmomm R RINISH: STUCCO  COLOR: TO MATCH BUILDING
x. N
%—; \
- b
’ | i 7
co ¢
I

| BLOCK WALL STUCCO FINISH - 5LOCK WALL STUCCO FINISH

COMNCRETE PAD
SCREENING HEDGE

*ﬂ"l1~*?J Hif'l"h

4

I Y e P T G S TN TR

BACKFLOW ASSEMBLY FER
Ty

SCREEMNING HEDGE

TYP. SECTION AT UTILITY SCREENING

WALL AND FENCE PLAN

w2 [z Oity ot Newport Beach
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CONCEPTUAL LIGHTING PLAN
1300 DOVE ST ATTACHEDR -RESLDENTIAL

Mewport Beach, California
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EXTERIOR LIGHTING LEGEND

SYMBOL TYPETECHNIQUE:

STREET LIGHT

THEME POLE LIGHT

LOCATION:

VEHICULAR DRIVES - WITH CUTOFF
SHIELDS

AMEMITY SPACES

AT PEDESTRIAN PATH OF TRAVEL

MOUNTED ON BUILDING

MOUNTED ON OVERHEAD TRELLIS

AMENITY SPACES

[ ]
BOLLARD
- (]
- SCOMCE
| B B
! ® PEMDENT LIGHT
‘.
= s—a—o o STRING LIGHTING
L
° |
.
L |
| B B
L
.
L] 1
o
™
i
L
L]
L]
L ]
L B B |

STREET LIGHT THEME POLE LIGHT BOLLARD
. VEHICLILAR DRIVES . AMENITY SPACES PEDESTRIAN WALKS
.
SCONCE @ | PENDENTUGHT [ o |oronieiicnre

MOLINTED DM BUILDMG AT OWERHEAD TRELLIS

EXTERIOR LIGHTING NOTES:

THE QUTDCOR LIGHTING CONCEPT I8 TO PROVIDE LEVELS OF UGHTING SUFFICIENT TO MEET SAFETY AND
ORIENTATION NEEDS.

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

UGHTING SOURCES FOR THE LANDSCAPE AND PAVED AREAS WILL BE CONCEALED AND THE LIGHTING
IMDIRECT MOT VISIELE FROM A PLIBLIC VIEWPOINT, LIGHT SOURCES SHOULD BE DIRECTED S0 THAT IT DOES
NOT FALL QUTSIDE THE AREA TO BE LIGHTED. CUTOFF SHIELDS WILL BE USED IF NECESSARY,

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

* FOR REFERENCE ONLY *
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