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l % CITY OF NEWPORT BEACH
L 2. ZONING ADMINISTRATOR STAFF REPORT
- . October 30, 2025
Sror™y Agenda Item No. 3
SUBJECT: DeCarrier Residential Condominiums (PA2025-0029)

= Tentative Parcel Map
= Coastal Development Permit

SITE LOCATION: 306 Marguerite Avenue Units A, B, and C

APPLICANT: Mark Teale, Teale Architecture
OWNER: John DeCarrier
PLANNER: Daniel Kopshever, Assistant Planner

dkopshever@newportbeachca.gov

LAND USE AND ZONING

e General Plan Land Use Plan Category: Multiple Residential (RM)

e Zoning District: Multiple Residential (RM)

e Coastal Land Use Plan Category: Multiple Unit Residential (30.0-39.9 DU/AC) (RM-
E)

e Coastal Zoning District: Multiple Residential (RM)

PROJECT SUMMARY

A request for a coastal development permit (CDP) to demolish an existing triplex and
construct a new, three-story, 3,886 square-foot two-unit residence with 430 square feet of
attached, single-car garages and two carport spaces for a total of four parking spaces. The
project also includes a 304 square-foot internal Accessory Dwelling Unit (ADU) for a total of
three dwelling units proposed on the site. Also proposed is the construction of additional
appurtenances such as walls, fences, patios, hardscape, drainage devices, and
landscaping. The project complies with all applicable development standards and no
deviations are requested. A tentative parcel map (TPM) is requested to allow for an airspace
subdivision of the primary units for individual sale (i.e., for condominium purposes). No
waivers of Title 19 (Subdivisions) of the Newport Beach Municipal Code (NBMC) are
proposed. The tentative parcel map would allow the two primary dwelling units to be sold
individually. A CDP is required because the Property is located within the coastal zone.

RECOMMENDATION

1) Conduct a public hearing;

2) Find this project exempt from the California Environmental Quality Act (CEQA)
pursuant to Section 15303 under Class 3 (New Construction or Conversion of Small
Structures) of the CEQA Guidelines, California Code of Regulations, Title 14, Division
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6, Chapter 3, and pursuant to Section 15315 under Class 15 (Minor Land Divisions)
of the CEQA Guidelines, California Code of Regulations, Title 14, Division 6, Chapter
3, because it has no potential to have a significant effect on the environment; and

3) Adopt Draft Zoning Administrator Resolution No. __ approving the Tentative Parcel
Map and Coastal Development Permit (Attachment No. ZA 1).

DISCUSSION

Land Use and Development Standards

e The subject property is located in the RM Coastal Zoning District, which is intended
to provide areas appropriate for multi-unit residential developments. The proposed
two-unit residence and ADU is consistent with the City’s Coastal Land Use Plan,
General Plan, and Zoning Code.

e The property currently consists of one legal lot developed with a triplex. The lot is
rectangular in shape and is approximately 3,540 square feet in size.

e The surrounding neighborhood is developed with a mix of one and two-story single-
unit, two-unit, and three-unit dwellings with some three-story structures. The
nearest beach access is from Inspiration Point, which is approximately 900 feet south
of the subject property (Figure 1, below).

Figure 1: Oblique Aerial Image of Subject Property
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e The project is not eligible for a Waiver for De Minimis Development because it
involves a division of land for condominium purposes.

e The proposed development conforms to all applicable development standards,
including floor area limit, setbacks, height, and off-street parking as evidenced by the
project plans and illustrated in Table 1 below:

Table 1 — Development Standards
Development Standard Standard Proposed
Setbacks (min.)
Front (Marguerite Ave) 5 feet 6 feet 4 inches
Sides 3 feet 3 feet
Rear (Alley) 5 feet 5 feet
Allowable Floor Area (max.) | 3,888 square feet 3,886 square feet
Open Volume Area (min.) 377 square feet 529 square feet
Parking (min.) 2 spaces per unit, 1 in 2 spaces per unit, 1 in
garage 1 covered garage 1 covered
Height (max.) 28-foot flat roof 33-foot sloped roof
33-foot sloped roof

Hazards / Water Quality

e The finished floor elevation of the first floor of the proposed structure is 112.74 feet
North American Vertical Datum of 1988 (NAVD 88), which complies with the
minimum 9.00-foot NAVD 88 elevation standard for new structures.

e The property is not located in an area known for the potential of seismic activity and
liquefaction. All projects are required to comply with the California Building Code
(CBC) and Building Division standards and policies. Construction plans are reviewed
for compliance with the CBC before building permit issuance.

e The property does not abut coastal waters. A Construction Pollution Prevention Plan
was provided to implement temporary Best Management Practices (BMPs) during
construction to minimize erosion and sedimentation and to minimize pollution of
runoff into coastal waters derived from construction chemicals and materials. The
project design also addresses water quality through the inclusion of a post-
construction drainage system that includes drainage and percolation features
designed to retain dry weather and minor rain event runoff on-site. Any water not
retained on-site is directed to the City’s storm drain system.

Public Access and Views

e The project site is not located between the nearest public road and the sea. Section
21.30A.040 (Determination of Public Access/Recreation Impacts) of the NBMC
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requires that the provision of public access bear a reasonable relationship between
the requirement and the project’s impact and be proportional to the impact. In this
case, the project includes the demolition of a triplex and the reconstruction of a two-
unit dwelling with an ADU on an RM zoned lot resulting in no change in number of
units. Therefore, the project does not involve a change in land use, density or
intensity that will result in increased demand on public access and recreation
opportunities. Furthermore, the project is designed and sited (appropriate height,
setbacks, etc.) so as not to block or impede existing public access opportunities.

The project site is not located adjacent to a coastal view road, public access way,
or Coastal Viewpoint as identified in the Coastal Land Use Plan. The nearest
coastal viewpoint is from the Ocean Boulevard, approximately 635 feet southwest
of the property. The proposed project replaces an existing triplex with a new two-
unit dwelling that complies with all applicable Title 21 (Local Coastal Program
Implementation Plan) of the NBMC development standards and maintains a
building envelope consistent with the existing and anticipated neighborhood
pattern of development. The project ultimately should blend into the skyline and
does not have the potential to degrade the visual quality of the Coastal Zone or result
in significant adverse impacts on existing public views.

Coastal access is currently provided and will continue to be provided along Ocean
Boulevard, by Inspiration Point which is approximately 800 feet south of the subject
property and by the Corona del Mar Main Beach Ramp which is approximately 900
feet south west of the subject property and grants ocean views. The project does not
include any features that would impede coastal access.

The proposed residence implements architectural treatment and visual interest,
keeping with the design guidelines of the NBMC. The design implements open space
and articulation which prevents the residence from appearing overly bulky. The
project does not have the potential to degrade the visual quality of the Coastal Zone
or result in significant adverse impacts on existing public views.

Tentative Parcel Map

The tentative parcel map for condominium purposes requires a coastal development
permit and conforms to Title 21 (Local Coastal Program Implementation Plan) of
the NBMC. The parcel map will meet the required findings found in NBMC Section
21.52.015(F) (Coastal Development Permits — Findings and Decision).

The Project complies with the Housing Crisis Act of 2019 and Senate Bill 8
(Skinner) because it does not result in the loss of residential density. The State
Department of Housing and Community Development (HCD) has verified with the
City in an email dated March 23, 2022, that an ADU is considered a housing unit
under Government Code Section 66300 provisions to replace existing units.
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Therefore, the project of a two-unit residence and accessory dwelling unit to
replace the existing triplex does not result in a loss of residential density.

e The TPM will allow for the separate sale of each primary unit in the future. The
ADU is proposed as accessory to Unit A

e The project includes conditions of approval requiring public improvements, such
as the reconstruction of sidewalks, curbs and gutters along the Marguerite Avenue
frontage and along the alley frontages as needed. Existing private improvements
(pavers) within the Marguerite Avenue parkway will be removed and replaced with
sod or other drought tolerant landscaping and utilities will be undergrounded,
consistent with Title 19 (Subdivisions) of the NBMC.

e To avoid conflict between the proposed tentative parcel map boundaries and the
existing building footprint, the attached resolution includes Condition of Approval No.
2, which requires demolition of the existing buildings prior to recordation of the final
parcel map.

e This condominium project is not subject to the assessment of Fair Share Fees and
In-Lieu Park Dedication fees as the project does not result in the net increase of
residential units.

e The proposed subdivision and associated improvements are consistent with the
standards and policies of the Zoning Code, Local Coastal Implementation Plan, and
the General Plan. Complete findings and facts in support are enumerated in the
draft resolution (Attachment No. ZA 1).

ENVIRONMENTAL REVIEW

This project is exempt from the CEQA under Section 15315 under Class 15 (Minor Land
Divisions) of the State CEQA (California Environmental Quality Act) Guidelines., Title 14,
Division 6, Chapter 3 and under Section 15303 under Class 3 (New Construction or
Conversion of Small Structures) of the CEQA Guidelines, California Code of Regulations,
Title 14, Division 6, Chapter 3 because it has no potential to have a significant effect on the
environment.

The Class 15 exemption allows the division of property in urbanized areas zoned for
residential, commercial, or industrial use into four or fewer parcels when the division is in
conformance with the General Plan and zoning, no variances or exceptions are required, all
services and access to the proposed parcels are available, the parcel was not involved in
a division of a larger parcel within the previous two years, and the parcel does not have
an average slope greater than 20%. The Project includes a two-unit condominium
subdivision and will conform to all development standards, and therefore, is consistent
with and eligible for the Class 15 Exemption.
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Class 3 exempts the construction of limited numbers of new, small, structures including
construction of up to six dwelling units in urbanized areas. The proposed project consists
of the demolition of a three-unit dwelling and the construction of a new 3,886 square-foot,
three-story, two-unit dwelling with an internal ADU and two attached single-car garages
and two carports in the RM Coastal Zoning District. The project is consistent with the
Class 3 exemption.

The exceptions to this categorical exemption under Section 15300.2 are not applicable.
The project location does not impact an environmental resource of hazardous or critical
concern, does not result in cumulative impacts, does not have a significant effect on the
environment due to unusual circumstances, does not damage scenic resources within a
state scenic highway, is not a hazardous waste site, and is not identified as a historical
resource.

PUBLIC NOTICE

Notice of this public hearing was published in the Daily Pilot, mailed to all owners and
residential occupants of property within 300 feet of the boundaries of the site (excluding
intervening rights-of-way and waterways), including the applicant, and posted on the
subject property at least 10 days before the scheduled hearing, consistent with the
provisions of the Municipal Code. Additionally, the item appeared on the agenda for this
meeting, which was posted at City Hall and on the city website.

APPEAL PERIOD:

This action shall become final and effective 14 days following the date the Resolution is
adopted unless within such time an appeal or call for review is filed with the Community
Development Director by the provisions of Title 21 (Local Coastal Program [LCP]
Implementation Plan) and Title 19 (Subdivisions) of the NBMC. For additional information
on filing an appeal, contact the Planning Division at 949-644-3200.

Prepared by:

\,>um\e,\ ?(oo:)\\m(

Daniel Kopshe\/er, Assistant Planner

JP/dik

Attachments: ZA 1 Draft Resolution
ZA 2  Vicinity Map
ZA 3  Tentative Parcel Map No. 2025-138
ZA 4  Project Plans



Attachment No. ZA 1

Draft Resolution



RESOLUTION NO. ZA2025-###

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH, APPROVING A COASTAL
DEVELOPMENT PERMIT TO DEMOLISH AN EXISTING TRIPLEX
AND CONSTRUCT A NEW THREE-STORY TWO-UNIT
DWELLING WITH AN ACCESSORY DWELLING UNIT AND A
TENTATIVE PARCEL MAP FOR CONDOMINIUM PURPOSES
LOCATED AT 306 MARGUERITE AVENUE UNITS A, B, AND C
(PA2025-0029)

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

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by Mark Teale of Teale Architecture (Applicant) on behalf of the
owner John DeCarrier (Owner) with respect to property located at 306 Marguerite Avenue,
and legally described as Lot 8, Block 239, of the Corona Del Mar Tract (Property),
requesting approval of a coastal development permit (CDP) and a tentative parcel map
(TPM).

The Applicant requests a CDP to demolish an existing triplex and construct a new, three-
story, 3,886 square-foot two-unit residence with 430 square feet of attached, single-car
garages, and two carport spaces for a total of four parking spaces. The project also
includes a 304 square-foot internal Accessory Dwelling Unit (ADU) for a total of three
dwelling units proposed on the site. Also proposed is the construction of additional
appurtenances such as walls, fences, patios, hardscape, drainage devices, and
landscaping. The project complies with all applicable development standards and no
deviations are requested. A TPM is requested to allow for an airspace subdivision of the
primary units for individual sale (i.e., for condominium purposes). No waivers of the
Newport Beach Municipal Code (NBMC) Title 19 (Subdivisions) are proposed. The TPM
would allow the two primary dwelling units to be sold individually (Project).

The Property is categorized as RM (Multiple Residential) by the General Plan Land Use
Element and is located within the RM (Multiple Residential) Zoning District.

The Property is located within the coastal zone. The Coastal Land Use Plan category is
RM-E (Multiple Unit Residential) - (30.0 — 39.9 DU/AC) and it is located within the RM
(Multiple Residential) Coastal Zoning District.

A public hearing was held on October 30, 2025, online via Zoom. A notice of time, place
and purpose of the hearing was given in accordance with the NBMC. Evidence, both
written and oral, was presented to, and considered by, the Zoning Administrator at this
hearing.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.
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1. The Project is categorically exempt from the California Environmental Quality Act (CEQA)
under Class 3 (New Construction or Conversion of Small Structures) of the CEQA
Guidelines, California Code of Regulations, Title 14, Division 6, Chapter 3, because it has
no potential to have a significant effect on the environment.

2. Class 3 consists of construction and location of limited numbers of new, small facilities
or structures; installation of small equipment and facilities in small structures; and the
conversion of existing small structures from one use to another where only minor
modifications are made to the exterior of the structures. Class 3 also exempts the
demolition of up to three single-unit dwellings and additions of up to 10,000 square feet
to existing structures and allows the construction or conversion of up to three single-unit
dwellings. In this case, the Project will demolish an existing three-unit triplex and
construct a new 3,886 square-foot, three-story, two-unit residence with an ADU.

3. This Project is categorically exempt from the California Environmental Quality Act (CEQA)
pursuant to Section 15315 under Class 15 (Minor Land Divisions) of the CEQA Guidelines,
California Code of Regulations, Title 14, Division 6, Chapter 3, because it has no potential
to have a significant effect on the environment.

4. The Class 15 exemption allows the division of property in urbanized areas zoned for
residential, commercial, or industrial use into four or fewer parcels when the division is in
conformance with the General Plan and Zoning, no variances or exceptions are required,
all services and access to the proposed parcels are available, the parcel was not involved
in a division of a larger parcel within the previous two years, and the parcel does not
have an average slope greater than 20%. The Project is for a two-unit condominium
subdivision that will conform to all development standards and is therefore consistent
with and eligible for the Class 15 Exemption.

5. The exceptions to this categorical exemption under Section 15300.2 are not applicable.
The Project does not impact an environmental resource of hazardous or critical concern,
does not result in cumulative impacts, does not have a significant effect on the
environment due to unusual circumstances, does not damage scenic resources within
a state scenic highway, is not a hazardous waste site, and is not identified as a historical
resource.

SECTION 3. REQUIRED FINDINGS.
Coastal Development Permit

In accordance with Section 21.52.015(F) (Coastal Development Permits, Findings and
Decision) of the NBMC, the following findings and facts in support of such findings are set forth:

Finding:
A. Conforms to all applicable sections of the certified Local Coastal Program.

Facts in Support of Finding:
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The proposed development complies with applicable residential development standards
including, but not limited to, floor area limitation, setbacks, height, and parking.

a. The maximum floor area limitation is 3,888 square feet and the proposed floor area
is 3,886. The proposed floor area exempts 200 square feet from each of the two
attached single car garages, consistent with Table 2-3 of NBMC 21.18.030
(Residential Coastal Zoning Districts General Development Standards).

b. The Project provides the minimum required setbacks, which are five feet along the
front property line fronting Marguerite Avenue, three feet along each side property
line, and five feet along the rear property line abutting the alley.

c. The highest guardrail is less than 28 feet from established grade, an elevation of
141.45 feet North American Vertical Datum of 1988 (NAVD 88) and the highest
ridge is no more than 33 feet from established grade. The Project therefore
complies with all height requirements.

d. The Project provides a total of four parking spaces, two single-car garages and two
carport spaces, meeting the minimum requirement for a two-unit dwelling. No
parking is required for the ADU.

e. The Project proposes a minimum top of slab elevation of 112.74 feet NAVD 88,
which complies with the minimum 9.0-foot top of slab elevation requirement for
interior living areas of new structures.

The surrounding neighborhood is developed with a mix one- to three-story single, two-,
and three-unit dwellings. The proposed design, bulk, and scale of the Project is
consistent with the existing neighborhood pattern of development.

The Project proposes to demolish the existing triplex on-site to construct a two-unit
residence and attached ADU. The Project complies with the Housing Crisis Act of 2019
and Senate Bill 8 (Skinner) because it does not result in the loss of residential density.
The State Department of Housing and Community Development (“HCD”) has verified
with the City in an email dated March 23, 2022, that an ADU is considered a housing
unit under Government Code Section 66300 provisions to replace existing units. The
Property Owner has certified that the units are not "protected" units under Section 66330
Subdivision (d)(2). The Project is consistent with the General Plan, Local Coastal
Program, and Zoning designations that allow two-unit residences and accessory
dwelling unit land uses. Under Coastal Land Use Plan Table 2.1.1-1, the Multiple Unit
Residential (RM) category is intended to provide primarily for multi-family residential
development containing attached or detached dwelling units. Implementation Program
(IP) Table 21.18-1 in Section 21.18.020 (Residential Coastal Zoning Districts Land Use)
of NBMC shows “Two-Unit Dwellings” and “Accessory Dwelling Units” as allowed uses
in the RM Coastal Zoning District. Therefore, the project of a two-unit residence and
ADU to replace the existing triplex is consistent with the RM zoning and land use
designations and does not result in a loss of residential density.

10
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The Property is within a developed neighborhood, is located more than 800 feet from the
beach, and is not located near or adjacent to any natural landforms including coastal bluffs,
and is not within the proximity of any environmentally sensitive areas.

Proposed landscaping complies with Section 21.30.075 (Landscaping) of the NBMC.
Condition of approval no. 19 is included, which requires drought-tolerant species. Before
the issuance of building permits, the final landscape plans will be reviewed to verify
invasive species are not planted.

The Property is not located adjacent to a coastal view road, public access way, or Coastal
Viewpoint as identified in the Coastal Land Use Plan. The nearest coastal viewpoint is from
Ocean Boulevard, approximately 635 feet southwest of the property. Similarly, the nearest
coastal view road segments are located along Ocean Boulevard. These areas offer views
of the Pacific Ocean and the Newport Harbor. The Property is upland of these viewpoints
and lies outside their viewshed.

The proposed three-story design is consistent with the existing neighborhood pattern of
development. The project will not affect the existing views afforded from the viewing areas.
The project will replace an existing triplex with a new two-unit dwelling and ADU that
complies with all applicable development standards. The project presents the opportunity
to enhance views by updating a structure built in 1950 with a new building with an updated
design and is not near the Pacific Ocean or Newport Harbor, where public views are
oriented. Therefore, the project does not have the potential to degrade the visual quality of
the coastal zone or result in significant adverse impacts to public views.

Finding:

B. Conforms with the public access and public recreation policies of Chapter 3 of the Coastal

Act if the project is located between the nearest public road and the sea or shoreline of any
body of water located within the coastal zone.

Facts in Support of Finding:

1.

The project site is not located between the nearest public road and the sea or shoreline.
As such, it is not necessary to assess the consistency with the public access and public
recreation policies of Chapter 3 of the Coastal Act. Implementation Plan Section
21.30A.040 (Determination of Public Access/Recreation Impacts) of the NBMC requires
that the provision of public access bear a reasonable relationship between the requirement
and the project’s impact and be proportional to the impact. In this case, the project includes
the demolition of a triplex and the construction of a two-unit dwelling with an ADU on an
RM zoned lot. Therefore, the project does not involve a change in land use, density or
intensity that will result in increased demand on public access and recreation opportunities.
Furthermore, the project is designed and sited (appropriate height, setbacks, etc.) so as
not to block or impede existing public access opportunities.

Coastal access is currently provided and will continue to be provided along Ocean
Boulevard, by Inspiration Point which is approximately 800 feet south of the Property and

11
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by the Corona del Mar Main Beach Ramp which is approximately 900 feet south west of
the Property. The project would not impact coastal access opportunities.

3. The TPMis for a property that is over 850 feet from the nearest beach and the approval of
the map will not affect public recreation, access, or views. There are several streets and
blocks of residential properties between the subject property and the Newport Harbor.

Tentative Parcel Map

In accordance with Section 19.12.070 (Required Findings for Action on Tentative Maps) of the
NBMC, the following findings, and facts in support of such findings, are set forth:

Finding:

C. That the proposed map and the design or improvements of the subdivision are
consistent with the General Plan and any applicable specific plan, and with applicable
provisions of the Subdivision Map Act and this Subdivision Code.

Facts in Support of Finding:

1. The TPM is for two-unit condominium purposes. The property owner proposes to
demolish the existing residential triplex and construct a new two-unit condominium building
with an ADU. The TPM will allow for the separate sale of each primary unit in the future.
The ADU is proposed as accessory to Unit A. The proposed subdivision and
improvements are consistent with the allowed density of the RM Zoning District and the
Multiple Residential (RM) General Plan Land Use designation.

2. The Property is not located within a specific plan area.

Finding:
D. That the site is physically suitable for the type and density of development.

Facts in Support of Finding:

1. The Property is physically suitable for attached residential dwellings, as it is regular in
shape and relatively flat. The Property is currently developed with a residential triplex
that will be replaced with an attached, two-unit residential condominium with an ADU.

2. The Property is accessible by pedestrians from Marguerite Avenue at the front property
line and from the alley abutting the rear property line. Vehicular access is available only
from the alley.

3. The Property is adequately served by existing utilities, including electrical, water, and

sewer. Conditions of Approval Nos. 16, 21, 22 and 23 require separate utility
connections for each condominium unit, including fire sprinkler lines.

12
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4. There is no proposed change in density. The Property is currently developed with three
residential units and will be redeveloped with a total of three units, resulting in no net
change in number of dwelling units.

Finding:

E. That the design of the subdivision or the proposed improvements are not likely to cause
substantial environmental damage nor substantially and avoidably injure fish or wildlife
or their habitat. However, notwithstanding the foregoing, the decision-making body may
nevertheless approve such a subdivision if an environmental impact report was
prepared for the project and a finding was made pursuant to Section 21081 of the
California Environmental Quality Act that specific economic, social, or other
considerations make infeasible the mitigation measures or project alternatives identified
in the environmental impact report.

Facts in Support of Finding:

1. The Property is located within a developed residential neighborhood that does not
contain any sensitive vegetation or habitat on-site.

2. This Project is exempt from CEQA pursuant to Section 15315 under Class 15 (Minor
Land Divisions) of the CEQA Guidelines.

Finding:

F. That the design of the subdivision or the type of improvements is not likely to cause
serious public health problems.

Facts in Support of Finding:

1. The TPM is for residential condominium purposes. All improvements associated with the
Project will comply with all Building, Public Works, and Fire Codes, which are in place
to prevent serious public health problems. Public improvements will be required of the
Applicant pursuant to Section 19.28.010 (General Improvement Requirements) of the
NBMC and Section 66411 (Local agencies to regulate and control design of
subdivisions) of the Subdivision Map Act. The Project shall comply with all ordinances
of the City and all Conditions of Approval.

2. The Project has been conditioned to require public improvements, including the
reconstruction of sidewalks, curbs, and gutters along the Marguerite Avenue frontage
and the alley, as needed.

3. Existing improvements (paving, fence, walls) within the Marguerite Avenue parkway will
be removed and replaced with new turf or other drought tolerant landscaping.

1=
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4.

Utilities shall be undergrounded, consistent with Title 19 (Subdivisions) of the NBMC.

Finding:

G.

The design of the subdivision or the type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of property within
the proposed subdivision. In this connection, the decision-making body may approve a
map if it finds that alternate easements, for access or use, will be provided and that
these easements will be substantially equivalent to ones previously acquired by the
public. This finding shall apply only to easements of record or to easements established
by the judgment of a court of competent jurisdiction and no authority is hereby granted
to the City Council to determine that the public at large has acquired easements for
access through or use of property within a subdivision.

Fact in Support of Finding:

The Public Works Department has reviewed the proposed TPM and determined that the
design of the development will not conflict with easements acquired by the public at
large, for access through, or use of Property within the proposed development because
no public easements are located on the Property.

Finding:

H.

The subject to the detailed provisions of Section 66474.4 of the Subdivision Map Act, if
the land is subject to a contract entered into pursuant to the California Land
Conservation Act of 1965 (Williamson Act), the resulting parcels following a subdivision
of the land would not be too small to sustain their agricultural use or the subdivision will
result in residential development incidental to the commercial agricultural use of the
land.

Facts in Support of Finding:

1.

2.

The Property is not subject to the Williamson Act because the Property is not designated
as an agricultural preserve and is less than 100 acres in area.

The Property is developed for residential use and is in the RM Zoning District, which
permits residential uses.

Finding:

l.

In the case of a “land project” as defined in Section 11000.5 of the California Business
and Professions Code: (1) there is an adopted specific plan for the area to be included
within the land project; and (2) the decision-making body finds that the proposed land
project is consistent with the specific plan for the area.

14
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Facts in Support of Finding:

1. The California Business and Professions Code Section 11000.5 has been repealed by
the Legislature. However, this project site is not considered a “land project” as previously
defined in Section 11000.5 of the California Business and Professions Code because
the Project site does not contain 50 or more parcels of land.

2. The Project is not located within a specific plan area.

Finding:

J. Solar access and passive heating and cooling design requirements have been satisfied
in accordance with Sections 66473.1 and 66475.3 of the Subdivision Map Act.

Fact in Support of Finding:

1. The TPM and any future improvements are subject to Title 24 of the California Code of
Regulations (the California Building Code) which requires new construction to meet
minimum heating and cooling efficiency standards depending on location and climate.
The Newport Beach Building Division enforces Title 24 compliance through the plan
check and inspection process.

Finding:

K. The subdivision is consistent with Section 66412.3 of the Subdivision Map Act and
Section 65584 of the California Government Code regarding the City’s share of the
regional housing need and that it balances the housing needs of the region against the
public service needs of the City’s residents and available fiscal and environmental
resources.

Fact in Support of Finding:

1. The Project is consistent with the RM Zoning District, which allows for multi-unit
residential developments. Therefore, the TPM for a two-unit, residential, condominium
with an ADU will not affect the City in meeting its regional housing needs.

Finding:

L. That the discharge of waste from the proposed subdivision into the existing sewer
system will not result in a violation of existing requirements prescribed by the Regional
Water Quality Control Board.

Fact in Support of Finding:

1. Wastewater is designed to discharge into the existing sewer system and complies with
the Regional Water Quality Control Board (RWQCB) requirements.

15
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Finding:

M.

For subdivisions lying partly or wholly within the coastal zone, that the subdivision
conforms with the certified Local Coastal Program and, where applicable, with public
access and recreation policies of Chapter Three (3) of the Coastal Act.

Fact in Support of Finding:

1.

The Property is located within the coastal zone; therefore, a CDP is required in
conjunction with the proposed TPM. The Project complies with the certified Local
Coastal Program (LCP) and public access and recreation policies of Chapter 3 of the
Coastal Act. The Facts in Support of Findings L and M for the CDP (below) are hereby
incorporated by reference.

SECTION 4. DECISION.

NOW, THEREFORE, BE IT RESOLVED:

1.

The Zoning Administrator of the City of Newport Beach hereby finds this project is
categorically exempt from CEQA pursuant to Section 15303 under Class 3 (New
Construction or Conversion of Small Structures) of the CEQA Guidelines, California Code
of Regulations, Title 14, Division 6, Chapter 3, and pursuant to Section 15315 under Class
15 (Minor Land Divisions) of the CEQA Guidelines, California Code of Regulations, Title
14, Division 6, Chapter 3 because it has no potential to have a significant effect on the
environment.

The Zoning Administrator of the City of Newport Beach hereby approves the Coastal
Development Permit and Tentative Parcel Map filed as PA2025-0029, subject to the
conditions set forth in Exhibit “A,” which is attached hereto and incorporated by reference.

This action on the Vesting Tentative Tract Map shall become final and effective 10 days
following the date this Resolution was adopted unless within such time an appeal is filed
with the City Council in accordance with the provision of Title 19 (Subdivisions) of the
NBMC.

This action on the Coastal Development Permit shall become final and effective 14 days
following the date this Resolution was adopted unless within such time an appeal or call
for review is filed with the Community Development Director by the provisions of Title 20
(Planning and Zoning) of the NBMC.

PASSED, APPROVED, AND ADOPTED THIS 30™ DAY OF OCTOBER 2025.

Benjamin M. Zdeba, AICP, Zoning Administrator
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EXHIBIT “A”

CONDITIONS OF APPROVAL

Planning Division

1.

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

Prior to recordation of the final parcel map, the existing residential triplex shall be
demolished.

Approval of this project does not constitute approval or implied approval for any future
property development permits, including but not limited to demolition permits, coastal
development permits, grading permits, or building permits.

The Applicant shall comply with all federal, state, and local laws. A material violation of
any of those laws in connection with the use may be cause for revocation of this
approval.

This approval shall expire and become void unless exercised within 24 months from the
actual date of review authority approval, except where an extension of time is approved
in compliance with the provisions of Title 19 (Subdivisions) and Title 21 (Local Coastal
Implementation Plan) of the NBMC.

To the fullest extent permitted by law, Applicant shall indemnify, defend and hold
harmless City, its City Council, its boards and commissions, officials, officers,
employees, and agents from and against any claims, demands, obligations, damages,
actions, causes of action, suits, losses, judgments, fines, penalties, liabilities, costs, and
expenses (including without limitation, attorney’s fees, disbursements, and court costs)
of every kind and nature whatsoever which may arise from or in any manner relate
(directly or indirectly) to City’s approval of DeCarrier Residential Condominiums
including, but not limited to Coastal Development Permit and Tentative Parcel Map
(PA2025-0029). This indemnification shall include, but not be limited to, damages
awarded against the City, if any, costs of suit, attorney’s fees, and other expenses
incurred in connection with such claim, action, causes of action, suit, or proceeding
whether incurred by Applicant, City, and/or the parties initiating or bringing such
proceeding. The Applicant shall indemnify the City for all of the City's costs, attorneys'
fees, and damages, which the City incurs in enforcing the indemnification provisions set
forth in this condition. The Applicant shall pay to the City upon demand any amount
owed to the City pursuant to the indemnification requirements prescribed in this
condition.

Public Works Department
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10.

11.

12.

13.

14.

15.

16.

17.

Prior to the final inspection of the building permit for new construction, a Parcel Map
shall be recorded. The Map shall be prepared on the California coordinate system NAVD
88. Prior to recordation of the Map, the surveyor/engineer preparing the Map shall
submit to the County Surveyor and the City of Newport Beach a digital-graphic file of
said map in a manner described in Section 7-9-330 and 7-9-337 of the Orange County
Subdivision Code and Orange County Subdivision Manual, Subarticle 18. The Map to
be submitted to the City of Newport Beach shall comply with the City’s CADD Standards.
Scanned images will not be accepted.

Prior to recordation of the parcel map, the surveyor/engineer preparing the map shall tie
the boundary of the map into the Horizontal Control System established by the County
Surveyor in a manner described in Section s 7-9-330 and 7-9-337 of the Orange County
Subdivision Code and Orange County Subdivision Manual, Sub article 18. Monuments
(one inch iron pipe with tag) shall be set on each lot corner unless otherwise approved
by the Subdivision Engineer. Monuments shall be protected in place if installed prior to
completion of construction project.

After the recordation of the parcel map and prior to the building permit final, the Applicant
shall apply for a building permit for a description change of the subject project
development from “duplex with ADU to “condominium.” The development will not be
condominiums until this description change permit is final.

All improvements shall be constructed as required by Ordinance and the Public Works
Department.

An encroachment permit is required for all work activities within the public right-of-way.
All damaged sidewalk panels, curb, gutter, sidewalk, and street along Marguerite
Avenue and any damaged concrete panels along the alley frontage shall be

reconstructed as determined by the Public Works Department.

Prior _to the recordation of the parcel map, all existing overhead utilities shall be
undergrounded.

The existing City trees along the Marguerite Avenue frontage shall be protected in place.

All improvements shall comply with the City’s sight distance requirement per City
Standard 110-L.

Each for-sale unit shall be served by its individual water service/meter and sewer
lateral/cleanout. Each water meter and sewer cleanout shall be installed with a traffic-
grade box and cover.

In case of damage done to public improvements surrounding the development site by

the private construction, additional reconstruction within the public right-of-way could be
required at the discretion of the Public Works Inspector.
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18.

19.

20.

Parkway paving, including the area between the back of walk and property line, within
the Marguerite Avenue frontage shall be removed. Turf or other drought tolerant
landscaping within the Marguerite Avenue parkway shall be installed.

Prior to the issuance of building permits, the applicant shall submit a final landscape and
irrigation plan. These plans shall incorporate drought tolerant plantings, non-invasive
plant species and water efficient irrigation design. The plans shall be approved by the
Planning Division.

All landscape materials and irrigation systems shall be maintained in accordance with
the approved landscape plan. All landscaped areas shall be maintained in a healthy and
growing condition and shall receive regular pruning, fertilizing, mowing, and trimming.
All landscaped areas shall be kept free of weeds and debris. All irrigation systems shall
be kept operable, including adjustments, replacements, repairs, and cleaning as part of
regular maintenance.

Building Division

21.

Prior to the recordation of the parcel map, separate utilities shall be provided for each
primary unit, including water, electrical and gas.

Fire Department

22.

23.

A NFPA 13D fire sprinkler system shall be required for the Project.

Each primary unit shall have their own dedicated water meter for the fire sprinkler
system.

19
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Vicinity Map
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VICINITY MAP

Coastal Development Permit and Tentative Parcel
Map (PA2025-0029)
306 Marguerite Avenue Units A, B, and C
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Tentative Parcel Map No. 2023-193

22



SHEET 1OF 1

TENTATIVE PARCEL MAP 2025-138

IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA

BEING A SUBDIVISION OF LOT 8, BLOCK 131 AS PER MAP OF CORONA DEL MAR TRACT FILED IN BOOK 3, PAGES 41 AND 42, OF
MISCELLANEOUS MAPS IN THE OFFICE OF THE COUNTY RECORDER OF ORANGE COUNTY
FOR CONDOMINIUM PURPOSES

CIVILSCAPES ENGINEERING, INC.  WILLIAM D. ROLPH, PLS 9381

ALLEY (14-FT R/W)

%

L

EXISTING RESIDENCE ‘ ‘
308 MARGUERITE AVE SEWER MAIN
PROPERTY LINE
o _ NAg24'137W o o U o ___ 117.99" o J l/
= ROPERTY LINE
s | peeemmmmm e - ————— R R e it = -
|2 3 | ‘ ‘ [ 1S L
= S I . T - . UNIT A UNIT A : g T WATER MAIN
) ™ ! H [ GARAGE CARPORT I | E
= I H 1 I ‘ ‘
w PROPERTY LINE 5 MIN. ! &
z N UNIT A ADU . 7 s <
5 MIN =
= : PROPOSED RESIDENCE SL=112.74 —— UNITB UNIT B : P ‘ ‘ =
o [ by
E % : D T GARAGE CARPORT 1 % 2
Qo 3 [ Q
g I UNIT . f
<§f~ ?‘:.’ I = ‘ ‘ ‘ " ENTRY ‘ ‘ %ﬁmomﬁo SEWER CLEANOUT AND LATERAL
= h _____ = w‘ 1 ---pelbeame. Y ___== EXISTING SEWER CLEANOUT
} {—PROPOSED WATER METER AND SERVICE
-~ - _N49'23'56'TV - - -~ PROPE:TV;NE / - -~ - 117. 98'_ - -~ {—EXISTING WATER METER AND SERVICE
EXISTING RESIDENCE |
304 MARGUERITE AVE -
A
SEAVIEW AVE (50-FT R/W) %0?\
0 8 16
OWNER/ ENGINEER/ —
BENCHMARK: BASIS OF BEARINGS: SITE ADDRESS:  SUBDIVIDER: SURVEYOR: SCALE ¥ FEET
DESIGNATION: 3K-28A-68 THE BEARINGS SHOWN HEREON ARE BASED ON THE BEARING 306 MARGUERITE AVE BIRE Il, LLC CIVILSCAPES ENGINEERING, INC TINCH =8 FEET
BETWEEN O.C.S. HORIZONTAL CONTROL STATION GPS NO. 6292 NEWPORT BEACH, CA 92625 JOHN DECARRIER MANAGING PARTNER 28052 CAMINO CAPISTRANO, STE 213
DESCRIPTION: DESCRIBED BY OCS 2003 - FOUND 3 3/4" OCS ALUMINUM AND STATION GPS NO. 6200 BEING N40°35'00°E PER RECORDS APN: 052-103-17 7202 W. COLLEGE DR, SUITE B LAGUNA NIGUEL, CA 92677
BENCHMARK DISK STAMPED "3K-28A-68", SET IN THE SOUTHEASTERLY CORNER ON FILE IN THE OFFICE OF THE ORANGE COUNTY SURVEYOR PALOS HEIGHTS, IL 60463

OF A4 FT.BY 3.5 FT. CONCRETE CATCH BASIN. MONUMENT IS LOCATED IN THE 949.287.3117

NORTHEASTERLY COR’NERVOF THE \NTERSE&T\ON OF BAYSIDE DRIVE AND
CARNATION AVENUE, 19 FT. NORTHERLY OF THE CENTERLINE OF CARNATION
AND 48 FT. EASTERLY OF THE CENTERLINE OF BAYSIDE. MONUMENT IS SET LEVEL
WITH THE SIDEWALK.

E N G I N E E R I N G ELEV = 40.282 FT. (NAVD88), LEVELED 2011

_ PROJECT: 24043 | DATE: MAY 14, 2025 306 MARGUERITE AVE., NEWPORT BEACH
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Project Plans
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CITY OF NEWPORT BEACH

COMMUNITY DEVELOPMENT DEPARTMENT
BUILDING DIVISION
100 Ciic Conter Dive | .. Box 1768 | Newpart Boach, G 026558915
‘i newporbeachca gov |(949)844-3200
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R et st w00

CITY OF NEWPORT BEACH
COMMUNITY DEVELOPMENT DEPARTMENT
BULDING DIVISION
100 Civic Contr Drive | .. Box 1768 | Newport Boach, CA 02658.915
‘i newporbeachca gov | (949) 644-3200
RESIDENTIAL
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KEY NOTES -FLOOR PLAN

46 00D FRAMING AT 150 PER CAC

TG WAL 58 GISATSOMD ST sk
o EA SLPUITEATCOIGRETE .0 NSUATIN PR 124 T
UG OR BOAIST) 1524 0) wsumm TS LR AL

NN 4SEB0ND 35201.5, 155
CTVERMISE RTED 8 BIERR DESHER
201 WOUD FRAVING AT 150 PER G .. SEENOTE 1 ABOVE
TIPS BOARDATWALS THROLGHOUT GARAGE 0 st
o v . (PROVIDE 2

X CIFSUM B AT GELAG W TR0 0TS ARE U5 )
PLUNGING FXTURES AS SELECTED 8Y OWHER OR ARCHTECT.
1

EBRANE PENETRATONS OF RATED ASSEMBLES BY ELECTRICAL OUTLET BOXES MY
BE PROTECTED SUBJECT 10 THE PROVISONS 0F CAC SEC R302.41 EXGEPTONS.

o UsED.

NTUSED,
LD WATER STUD-0UT AND SHUT OFF VALVE I CABIVET ADIACENT TO
EFRIGERATOR FOR ICE NAKER

NOT USED,

NCLOSED ACCESSILE SPACE UNDER STARS SHALL HAVE WALLS,
d

PLUVGER AND MECHANCAL SUBCONTRACTOR SHALL GOORONATE VENT
LOCATONSTO 00 SO PAIE ASRAY VTS W 4 A S 52
APPROVED BY ARGHTECT PRIOR T0 ISTALLATION, FALURE T0 DO TS

EncLosED
SIDE WITH 12:CH (12.7 M) GYPSUM BOARD.CRE R027
€ DOOR WITH WEATHERSTRIPING ALL AROLID.
5 SELECT
W STAIS -SEE SYVBOLS -SHEET 1.1

WEw consT o00se)

INTERIOR DESIGN

FLooR s

WALL LEGEND

VERIFY OVERALL DIENSIONS PRIOR T0STARTING WORK.

NOTIY ARGHTECT IEDATELY SHOULD THERE B ANY DISCREPAACY.

ACCORDANCE WITH THE T24 ENERGY CALCULATIONS: INSTALL

CONTRACTOR
PPROVED LISTII AGEAY (CC-£5, WARNDCK-HERSHEY, INTERTEK)
LUVING ROOM UNT : FLARE F70H.PROVIDE HEAT RELEASE VENT PER

L LISTED A4 TESTED UADER

SUPPLY AR OR COMBINED. NATURAL VENTILATION THROUGH
DOORSWINDOWS OR CONTINUOUS GPERATION OF FORGED A SYSTEM

YSTENS A NOT A PERVISSELE WETHODS OF PROVIDNS
WHDLE SULDING VENTLATION. GEES 1500, BC. 510 152(4) 8 ASHRAE
Sm.622

22188 + 94233 STANDARDS,
WHENTV 15 RECESSED ABOVE IREPLACE, PROVIDE STEEL STUD FRAMING

UNIT A PROVIDE 69 LA Mk EXHALST FAN PER ENERY CALCS, 1 SONE TS

] COMTRAGTON TOPROVDE 20X FISH N GARAGE FLODR. COLORTOBE
HPPROVED BY CUENT.

PROVIDE PANASONC WHSPERGREEN SELECT FAN-110 CF.

ACTUAL MATERIAL SPECIFCATIONS.
FURNIURE:
FURNTURE SHOUN O ARGHITEGTURAL FLOGR PLAYS AGE GRAPHC.

ALY

3

‘OVERALL EXTERIOR DIMENSIONS A3 T0 T, FACE OF SHTG

ACTURL FURNITURE SELECTIONS, F APPLIABLE,

LIGHT & VENTILATION

~SEE STRUGTURAL DRAWINGS.

LT
ALL EXTEROR DIVENSIDNS SHOWA ARE T0 DXT_TAGE 0FSTUD UALO.
DTG 45 HOICATED

FRAMIG AT 15%02. U0,

53 GYPSUM BOARD INTERIR WALLS, SMOTH FISH

PROVDE, AT DI AREAS, WATER

ResTANT Gl Gresun|

BOARD -GAEEN BORD NOT ACGEPTALE IN SHOWERS OR TUB

NG PAPER' BELOW

SURROUD

NET GLAZING SHALLBE 8% OF THE FLOOR ARER. GRCRIGT

VT VEATUATON SHALL B 4% OF THE RLOOR AREA PROMDE S 1P YESUM BOMD AT GAAGE 10 UK
 UnOw AEA RED ROVDED ALL EXTEIOR WALL FINSHES

wKromA 7205
S90S,

236 OPERABLE WAOW AREAREGD 160°SF. PROVIOED

2CHRAMNG AT 5°..-SEE STRUCTURAL

FRONDE - WODD T0 EATTH SEPARATON O PRESSURE

WL REQURE RENOUAL AT THE OST O THE CONTRACTOR. 0T U0, Fro
. DRAL 436" AT V75 PROVIOE 82 G ESFAUST . A 10725F WOW AREAREDD 395+ PROVIED
Horuse ALLSTARWAYS SHALL HAVE A% LLUMPATONLEVEL O K0T LESS THA v P 0T 0D, feeets 536 ERABLEWNOW AREA REQD) 39 5. PROVIED VIOOD LOGATED ON CONGRETE 518 SHAL 5 PRESSURE
EMPERED GLASSSHOWER ENCLOSURE AND DOOR T0 50 AOVE THE DRAN. 1FO0TCANDLE (1 LX) AT THAEADS 4D LADRGS. CRC 2035 TREATED,
CONTROL™ CONTIUOLS OPERATIN REDURED WHEN THE OUSE 15 N NEW 226 STUD WALL FRAHAG AT 1505, UA
R SHALL SYNG OUT PROVOE 2-MNINUI W D0DA NET AREA OF o useD USE+ SEETHAD FLOOR PLANFOR WHOLE HOUSE VENTILATGN FA R v oo ST W AT 1505 UNO.
SHOWER ENCLOSURE SHALL HOT BELESS THAN 1,024 S0. G .1 0.T) OF PROVDE PANASOHIC WHSPERGREEN SLECT FAN 30 A SEENOTES 6012
FLDOR AREA AND A NI GF 30 NCHES DAMETER GRCLE
B OR SHONER SURROUND WIT CERANIC TLEWALLS WUDSET™ norse ADU: PROVIDE 22 G I, EXALST FANPER ENEGYCALCS 1 SR EXTEROR WAL (WTH EXTEROR PLSTER) 0 HAVE WoUD
WITH EIENT PLASTER BACKIG OOF (W) VENBRANE T0 172 FERMANENTLY ON T ARTE O T SWITEH STATIG AEITLATON STRP URRIG AT EXERIA S, PAOVOE TWO LAYERS
T O T oL WTAL 051 B o COVTROL""CONTNUOLS 0PERATON REQURED WHEN THE OUSE IS M GRADED PAER DVER AL 00D B3SE SHEATHNG 1
PERIGC ES 1058 SHONER HEAD AT +60°AFF- Agove CE MANTAN 3 1 oFeLE e eyt SHOWFOR EXTERIOR FNISH -SEE STRUCT. DWGS
ALt T M Lo 10 BV PANEL TO MY WALL SURFACE OR QBSTRUCTON. B CODRSELL, IF PROVDED SHALL T EXCEED 46 ABOVE EXTEROR P, SURFACE TEROR PLSTER QAT LATH
AT PUMP WATER HEATER PROVDE P& VALYE WITH DRANTO —orusen MIEASURED FROM THE TOPOFTHE DOORBELL ASSENSLY. (67032714 uBIGRe | 17 G 1500
UTSIE, ANGHORPER WANUF. PROVDE HORONTAL e SEEKEVIOTE S (15, 4.5.1) FOR ADDITONAL NFORMATION [ 51 26 ST VAL NG AT G Uk
AL ST AL SRy b CONCRTE G SEE NOTES AV PRV PG
S T24FOR TAVKS o) EW 20 ML 1 HOUR FEE RATED WAL ML STCFATHG OF
.w-wwcfsr-wm'rnfn [ - ST RBCATES | SUBETWEEN ITS: SEEDETALS VEVED
oo " SOmDRATNG. S MTES AOVE eshwstey
) 78S ROV FROWE VBTG 000G SEEEETAGAL =
PSS
HARDIRED SHOKE DETECTOR wBATTERY BACKUP BATERY OPERATED CNEHDU LOOR ASELBLES. EEOETALS
SHOKE ETECTOR.CARGONONRDNDE DETECTOR . HRDWRED UNLO SEENOTES ABOVE
LOCATENEAR BEDROOMS & AVAY FIOM GAS APPLANCES AS PER e Y 2D AT VAL RO G
SRS RECOIMENDATONS AL 0RO 10100 SSEMBLES Ve 2 DETLS
PROVOE REGEPTAGLES ANO LIGHTIVG PER CODE, LOGATIONS SHOWN FOR SEENOTES ABOVE (68)
COEPT ML R OV S SIET 510 A0 IWOPMATON
GLOSET Sl A T HAL PO B ALOUAGE
TR CABNETRY LORP AR B T MASTER L0 [ T
or s TR S006 STAR SRR T0
or s SUPPORTED FROH BELON. 00 NOT
] oA AL
e ——
EXTEND FROM THE OUADATIN T0 T
UNDEFSOEOF THE FLOOR MND FROH
FLOGRT0 ROGF. Rtz
nore
WATER LGS FOR AL TOLETS 05
12 3B0VE AOUGHFLOOR
1055 OVERALL FAGE OF SLAB / FACE OF SHTG
106" QUERALL FAGE OF STUD
- o = aeof =3
" of T e e oo
rowl g ap oy ] 22}
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RATED ASSEMBLY PENETRATION NOTES

KEY NOTES -FLOOR PLAN

246 WO0D FRANING AT 16°0¢ PER A w [F] .04, DRVRVENT VT T UTSOE AR W BAGKOSAT DWpeR Vet
INTERIOR WALL §5° GYPSUM BOARD. SUDOTH FISH TERMINATON NUST B 0T LESS THAN 3 FT. FRO1 OPERABLE
PTDF SLLPLATE AT CONGRETE SLAB INSULATON PER 124 SHEET. WINDDWDOOR OPENINGS, CNCSI2.2.1

HSULATON iOUGHOUT AL FaLceTe
JOE L &EL5.25" S5 NOTCHED WODERN BASEROARD - 362MUL5, U
TRASE ROTED Y NTEROR ESGER AAD SHUT OFF DUCENT TO

PROVGE A OLE SULDNG UEGINCA LT 15T

INTERIOR DESIGN

FLOOR s

PROVIDE CLEARANCE

CORDANCE WITH THE T24 EVERGY CALGULATI “ISTALL PER HAMUFAGTURERS NISTALLATION SPECIFGATION

LTINS
WHOLE BULDING VENTLLATON SHALL B PROVIED BY EXHAUST A,
SUPPLY AR OR GOMBIED, NATURAL VENTILATION THROUGH

REFRIGERATOR FOR ICE MAKER,

150 PER CALC. SEE NOTE 1 ABOVE.

] s 0T USED
g -Horvsen

AT USED

PLUVBING FOCTURES AS SELEGTED BY OWNER OF ARGHITECT

128 GALLONS PER FLUSH W -SEE PLUMBING SYVBOLS -A.1

PLUMBER AND MECHAAICAL SURCONTRACTOR SHALL CODRDINATE VENT

L00AONSTO A1 SO PAEL ATTAY VEUT N THS EA 1L 5
CHTEG PAOR O STALATON FALLE 1000 5

LREGURE REWOUA v
WO0D HANDRAL +36'AFF
AL STAIRWAYS SHALL HAVE AN LLUMIATION 07 LESS ThA
G GARLE 1 LU T RGOS MO G Rt
U0 42 AT, GPEUNGS S G SENEDN PEKETS 4 55
AL PREGLO THE FSSAGE 04 £ S
AOT USED

TEMPERED GLASS SHOWER ENCLOSURE AND DDA T06-0° ABOVE THE DRAI.
DOR SHAL SWIG OUT.PROVIOE 25* UM WIDE DOGR. KT AREA OF
SHOWER ENCLOSURE SHALL NOT BE LESS THAN 1024 S0 NH (1.1 50. T OF
FLOOR AAEA,AND A MNMUM OF 30 INCHES OUMIETER CIRCLE.

U8/ SHONER OR SHOWER SURROUND WITH CERAHICTLE WALLS UDSET"
WITH GEMENT PLASTER BACKIVG of WATERPRODF (W/F) WEMBRANE T0 +7.
V. ABOVE THE DRAIN PER TLE COUNCIL OF NORTH AVERCA.WSTALL WP
PER GG 531055, SHOWER HEAD AT +50° AFF. PROVIE B FOF O SOAP
NCHE MININUM 16 HIH 13 WIDE - LOCATIONT0 BE VERIED I FELD.

@]

AT USED

DECK: TILE ORTAR BED o EXKADRAIN o WATERPROOF MEMBRANE PER
RECOMMENDATIONS, 14" PER FOOT MIINUM SLOPE. 0ROP

DECK SHTG 2-12 FROW FLODR SHTG AT WALL EDGE TO ACCOMODATE

FOR 1172 MORTAR BED AND TLE

[ ECK: WESTCDATSPCIALTY COATHS. WESTCONT ALXCLASS ADECK
NATEIPOONNG VSTAL KRAANFPACTURE DS S01 16 7ER
VINIUM SLOPE.(DROP DECK SHTG 112 FROW FLODR SHTG AT

ALLEDGETO CCONSOAT O 1 DEGK i

Ao USED

APPLIANCES PER ONER,

P s
VADWRED SUOKEDETECTOR wEATIERY BACKUP BATTRY OPERATED
SUOREDETECTOR, CARBON MOVCHDE ETECTOR - RONRED U0 -
LOCATENEAR BEDROOVS & AWAY FROM GAS APLANCES A5 PER

e SOOI

£ ELECTRCAL

I LIGHTIG PER GODE. LOCATIONS SHOWN FOR
it vfmw Mw R S ST AS 08 0L KGR
CLOSET SHELF AND P CTOR SHALL PROVIE A ALLOWANCE

RE e e CROMEE W WASTERGL0%T

[

NoT USED.

COTRACTO 0 POVOE FELDISPECTOR VT COYOFLETHG B
PPROVED ISTIG AGENCY (CG-5, WARNOCK-HERSHEY, NTERTEK)
PR G20 LARE T4, POV HEAT FEke e

WALL LEGEND

NOTE VERIFY OVERALL DIMENSIONS PRIDR 10 STARTING WORK.
Tt ASOHTECT MDY SHOUD THER B A OSCE7AIY

REER
ACTUAL MATERIAL SPECIICATIONS.
FURNTURE:

AL ITERIOR
B areioons S AR T0 BB ORSTE o
(QUEFALL DXTERIDR DWENSIONS ARE T0 EX.AGE OF SATG  FOQTING AS INDGATED.

FRANING AT 1695, UNO.

P
SYSTEMS ARE NOT A PERMISSIBLE NETHODS OF PROVIDINS
WHOLEBULDNG VENTLATION BEES 1500, EXC. 5T0 152() & ASHRAE

UNIT  PROVIDE 89 G ML EXHAUST FA PER ENERGY GALCS. 1 SONE
PERMANENTLY O WITH A NOTE O THE SWITCH STATIG ENTILATION
GONTROL® GONTINUOUS OPERATION REQUIRED WHEN THE HOUSE S
USE SEE THIRD FLOOR PLAN FOR WHOLE HOUSE VENTILATON F.
PROVDE PANASONE UiHSPERGREEN SELECT FAN 110 G,

UNIT B PROVIDE 62 G ML EXHAUST FAN PER ENERGY CALCS. 1 SONE

ANSI 22188 + GSA 233 STANDARDS,
UKIT 8 DECK MAIESTIC COURTYARD 42. ASSIV HEAT KIT UL LISTED AD

TESTED UNDER; NS 221 8-2017  GSA 236,201 STANDADS
WHEN TV 5 RECESSED ABOVE FREPLACE, PROVID STEEL STUD FAAMING

NoTUSED.

NOTUSED

w1 o e

ML GO0 CPATONFEQUED W T HOUSE i

DTIONAL FORIMATION.

PROVDE PHASCNG WHSPERGRERL SEECT 460t

ODE D CONTMUDUS G FEFOREIG O\ AL SN LSS
URE OF ONE SIDE WALL AD THE
WKL RNORGHG TG ot uumn 32839 1 ARV THE

ADL: PROVIDE 22 GF VI, EXHAUST AN PER ENERGY GALES. 1 SO

THEVALLF
THELGEATONOF GhAd B4R AENFORCEMENT S E PLACED B THE

USE SEE FRST FLOOR ADU PLAN FOR WHOLE HOUSE VENTILTIONFAN.
PROVIOE PANASONE i SPERGREEN SELECT FN 0 G

E

SEEKEYNOTE £3 (15, 51) FOR ADDITONAL IFORMATION

USE S STANDARDS CODE,CHAPER &, DVISON 4.4 (CRC R327.1).SE,

NoTUSED

ACTUAL FURNITURE SELECTIONS, F APPLICABLE.

LIGHT &'EII'I'IIJ\TIIIH

SEE STRUCTURAL DRAWIGS.
515 GYPSUM BORRD INTERR WALLS, SOOTH FNSH

PROVIE, AT MOIST AREAS, WATER RESISTANT GREE GYPSu)
BOARD GAEEN BOARD NOT ACGEPTABLE I SHOWERS OF TUB
SURR

0UNDS.
ET GLAZIG SHALLBE 5% GRG R 1 ;
T S e o o ok e PROVIDE 58 TYPE X" GYPSUN BOARD AT GARAGE T0 HOUSE
PRIMAYBEDA 1752 WNDNAREAREDD 169SF.PAOVDED AL EXTERIOR WALL INSHES.
2195, 76 OPERABLE WNDW AREAREQD 1355 5 . PROVDED 2CFRAMING AT 16 -SEE STRUCTURAL

OUDE 5 EARTH SEPARATION OR PRESSLRE
BEDRODMZA  1LA4SEWNDNAREAREDD  265F.PROVDED TREATED WOQD.
1485F. 592 OPERABLE VDI AREAREGD 26 5. PROVIED V100D LOGATED ON CONCAETE SLA8 SHALL 0E PRESSURE

T

37,455 WNDW AREAREQD 127 SF.PROVDE

NEW 21 STUD WALL FRAMIG AT 165 UILO

wikToNE o
4735, 127 FPROVDED

1280SF WNDWAREAREQD 3357, PROVOED

PRINRY BED5
160SF, .40 PERABLE WDU AREA REGD 3 S5, PROVIED

EXEAGR WALS U EXEROR ST TOAE V00D

ST UG 1 GUEARSDE POGE WO
RADED| LoD SASE AT 1

S0 1o TEROR S SEESTRGT G5

EXTERIOR PLESTER OMTL LATH

DG R 17 NG 1600

[T 16 28T VAL FRAMNG AT 515 UNO.OVR
CONGRETECURS SEE NOTES ABOVE PROVDE 2XURRIG

; NEI 26 ONE HOUR FRERATED WAL 4, STCRATRG OF
s 30 ETHEENUNTS-SE OETALS
—_

oH s -SEENTES ABOVE oyosres/

ST s S (SR
Feanp 2

T 64 VA ATED WAL AT TEROR O
ST OO SRS SO, S DTS
s o E

W
FRANER TO BULD PARTY WALL BETWEEN
UNITS BEFORE BULOING STAR. STAR 10
BE SUPPORTED FROM BELOW. DO NOT
LEDGER TO PARTY WhLL.

ONE HOUR WALL ASSEIBLEES SHALL

1 FROW THE FOUNDATIONTO THE
UNDERSIDE OF THE FLOGR AND FROM
FLOORTO RODF, R%023

WOTE
WATER UIES FOR ALL TOLETS 0 BE
12°ABOVE ROUGH L

g

,“ [r-sf

T A

{-5" QVERALL FACE OF STUD

@ J F
seir
uen D |
i

T

E

PERIY LINE = —_-— _|
"B LEE |
= '
miE —_—
Y CLOSET oug e 'y
- [zd E
= 4 @ =
: i A = 4 - E|
i 3 q
e s 1o ] o
DECK B El
@;g e LE!
. ; DU DENSTY VERLRY 1727 |
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-1 A

I
eSO

181
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POCKET WOTH PER -
BOGR NANUF- PLTOSTUD |
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o) DECK DR SEEDETAL 17022 1002
oz OECK DRAN OVRFLOW, TO B PFED SEPARATELY FOM
OVERFLON  OECK DRAN. SEE DETAL 1602

RATED ASSEMBLY PENETRATION NOTES

KEY NOTES -FLOOR PLAN
[ Zoon e s v
TEROR AL 5 Y B, SO s

PTDF SLL PLATE AT CONCRETE SLAB. NSULATON PER T-24 SHEET.
| HSULATON THOUSHOUT AL NTEAGR VALS A

I FLOCR
i 525" S5 NOTCHED MODERN BASEBOARD - 392MUL5, UNLESS.
TERISE ROTED Y NTEROR ESGER

R ——
i orvse

PLUVBING FOTURES AS SELEGTED BY OWNER OF ARGHITECT
128 GALLONS PER FLUSH W -SEE PLUMBING SYVBOLS 1.1

PLUMBER AND HECHANCAL SUECONTRACTOR SHALL CODRDINATE VNT
L00AONSTO A1 SO PAEL ATRAY VEUT N THS EA 1.5

W HAVE A
UGHTING R BXHAUST) (5024 CFG)

VEVBRANE PENETRATIONS OF RATED ASSEVBLES BY ELECTRICAL QUTLET BOYES MAY
B PROTECTED SUBJECT T0 THE PROVISIONS OF R SEC RJ024.1 EXGEPTONS,

VAL REDURE REVCOVAL AT THE GOSTOF HE CONTRAGTD
XA ATIC ACCESS WITH 30 MINIUM HEADROOM ABOVE CELIG

[FE] TEMPERED GLASS SHONERENLOSURE D DODR 060 AOVE T R

]

NOT USED,
AOTUSED.
NoT USED

AOTUSED
o7 UsED

AT USED.

NEW STARS -SEE SYMBOLS SHEET A-1.1

WO0D HANDRAL +36'AFF
L STARWAYS SHALLHAVE AN LLUMINATION LEVEL OF HOT LESS THAN

FODT GANDLE (11 LLY) AT THREADS AND LANDINGS. GRG RS03.6

HOLE HOUSE VENTILATION. (NN COST AD ADDITONS 1,000 )
ROVIDE A WHOLE-BUILDIG MECHANICAL ENTILATIONSYSTEM I

ot
0 oY EXHALST A5,
o

i e A —

UNIT  PROVIDE 89 G ML EXHAUST FA PER ENERGY GALCS. 1 SONE
PERMANENTLY O WITH A NOTE O THE SWITCH STATIG ENTILATION
GONTROL® GONTINUOUS OPERATION REQUIRED WHEN THE HOUSE S
USE SEE THIRD FLOOR PLAN FOR WHOLE HOUSE VENTILATON FA.
PROVDE PANASONE WHSPERGREEN SELECT FAN 110 G,

UNIT B PROVIDE 62 G ML EXHAUST FAN PER ENERGY CALCS. 1 SONE
PERMANENTLY O WTH A NOTE O THE SWITCH STATIG ENTILATION
CONTROL“CONTINUOUS PERATION REQUIRED WHEN THE HOUSE S

GUARD 442°AFS,
SHALL PREGLUDE THE PASSAGE 0F A " DIA SPHEFE.

UsE seE-
PROVIE PANASONI WHSPERGREEN SELECT FAN 0 CI.

0T USED

NoT USED

AT USED.

SOLAR PANEL AREAY O ROOF ABOVE
SEE KEYNOTE F4 ABOVE 10 ADDITIONAL INFORMATON.

INTERIOR DESIGN

O P

FLODR FNISHES SHOWN ON ARCHTECTURAL FLOOR PLANS ARE GRAPHC

WALL LEGEND

NOTE VERIFY OVERALL DIMENSIONS PRIDR 10 STARTING WORK.

T ASOHTECT DT Y SHOUD

7 ¢ ANV OSTREAC.

ACTUAL MATERIAL SPECIICATIONS,

AL ITERIOR
ALLEXTERIR DIENSIONS SHOWM.

A
ETATLEEIOR OWENSONS AR 0 PR OF SRS 2001 4 wocaTeD

FRANING AT 1695, UNO.

ACTUAL FURNITURE SELECTIONS, F APPLICABLE.

LIGHT &'EII'I'II.I\TIIIH

SEE STRUCTURAL DRAWIGS.
515 GYPSUM BORRD INTERR WALLS, SOOTH FNSH
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1 ALLWORK SHALL CONFORM T0 CHAPER 5 0F THE NEWPORTSEACH MUNKIAL COBE T AL L0 S AN RS S4ALBE S RN AVED URFACES AR U <
(NBMC), THE PROJECT SOILS REPORT AND SPECIAL REQUIREMENTS OF THE PERMIT. ACCEPTED CONSTRUCTION PRACTICES, CONSTRUCTION CONTRACTOR WILL BE STARTING OPERATIONS, AND PERIODICALLY THEREAFTER L
y p . REQURED TO ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS ( '
2. DUST SHALL BE CONTROLLED BY WATERING AND/OF JUST PALLIATIVE DURING THE COURSE OF CONSTRUCTION OF THE PROJECT, INCLUDING S 2. SEDIMENT CONTROL MEASURES (1E. GRAVEL BAGS OR EQUIVALENT) SHALL BE w
3. SANITARY FACILITIES SHALL BE MAINTAINED ON THE SITE DURING CONSTRUCTION PERIOD. PERSONS AND PROPERTY; THAT IS REQUIREMENT SHALL BE MADE TO APPLY IMPLEMENTED AT THE PERIMETER OF ALL DISTURBED SOIL AREAS TO CONTROL RUN-ON
CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS. AND RUN-OTOS =
4. WORK HOURS ARE LIMITED FROM 700 AM TO 6:30 PM MONDAY THROUGH FRIDAY; 600
AM TO 600 PM SATURDAYS; AND NO WORK ON SUNDAYS AND HOLIDAYS PER SECTION 2 NOUTILITY SEARCH WAS CONDUCTED. A UTILITY SEARCH BY THE CONTRACTOR SHALL 3. GRAVEL BAGS AND NECESSARY MATERIALS SHALL BE AVAILABLE ON SITE AND STOCKPILED - =
10-28 OF THE NBMC. BE CONDUCTED AND IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO TAKE DUE AT CONVENIENT LOCATIONS TO FACILITATE RAPID CONSTRUCTION OF TEMPORARY
O EXCAATION BELERY AN REVOVAL SHALL BE CONTROLLED PR ECTON 108 PRECAUTIONARY MEASURES TO PROTECT THE UTILITIES OR STRUCTURES FOUND ON THE B A RS A ARV ~d O
IOSE EXCHUATION, DELIERY AND REMOVAL SHALL BE CONTROLL ION 1 SITE AND TO NOTIFY THE OWNERS OF THE UTILITIES IMMEDIATELY UPON THEIR IMMINENT. A STAND-BY CREVY SHALL BE MADE AVAILABLE AT ALL TIMES DURING THE >
DISCOVERY. RAINY SEASON. >4
6. THE STAMPED SET OF THE APPROVED PLANS SHALL BE ON THE JOB SITE AT ALL TIMES. 3. EARTHWORK AND OTHER CONSTRUCTION ITEM QUANTITIES SHOWN ON THESE PLANS o MATERIALS AND WASTE WITH THE POTENTIAL 10 POLLUTE URBAN RUN-OTOS SHALL BE =
ARE ESTIMATES FOR PERMITTING PURPOSES ONLY AND SHALL NOT USED FOR WASTE Wi L IN- s
7. PERMITTEE AND CONTRACTOR ARE RESPONSIBLE FOR LOCATING AND PROTECTIN
(LT AND CONTRACTOR ARE RESPORSIBLE FOR LOCATING AND PROTECTING CONSTRUCTION COST ESTIMATES OR FOR BIDDING PURPOSES. THE CONTRACTOR SHALL USED IN ACCORDANCE WITH LABEL DIRECTIONS AND SHALL BE STORED IN A MANNER O w
DEVELOP OWN QUANTIIES FOR BIDDING PURPOSES, AT STHER PRLUENTS CONTACT WIH SAIRFALL OF CONTANS CONTAVINATED
PPROVED SHORING, DRAINAGE PROVISION AND PROTECTIVE MEASURES MUST UN- ISPOSAL
8. APPROVED SHORING, DRANAGE PROVSION AND PROTECTIVE MEASLRES MUST BE SED 4 ASOLS INVESTIGATION MUST B MADE BY A UALIED SOLS ENGIVEER AND/OR VICINITY MAP
GEOLOGIST. SOIL AND EARTH ACCEPTABILITY ARE NOT UNDER PURVIEW OR THE -
9. CESSPOOLS AND SEPTIC TANKS SHALL B ABANDONED IN COMPLIANCE WITH THE RESPONSBLITY OF THE DESIG ENGINEER FOR 1115 PLAN. CVLSCAPES ENGINEERING CC&R'S
UNIFORM PLUMBING CODE AND APPROVED BY THE BUILDING OTOSICIAL. DOES NOT TEST OR OBSERVE SOIL CONDITIONS PRIOR TO, DURING OR _ NO SCALE m
10, HAUL ROUTES FOR IMPORT OR EXPORT OF MATERIALS SHALL BE APPROVED BY THE CITY CONSTRUCTION AND HAS NO RESFONSIBILTY FOR SOILS. (EARTH) SRt ISSUANCE OF A BUILDING PERMIT BY THE CITY OF NEWPORT BEACH DOES NOT RELIEVE SITE DATA:
TRATOSIC ENGINEER AND PROCEDURES SHALL CONFORM WITH CHAPTER 15 OF THE 5. ALLRETAINING WALL DESIGNS ARE TO BE BUILT PER STRUCTURAL ENGINEER'S PLAN AND APPLICANTS OF THE LEGAL REQUIREMENTS TO OBSERVE COVENANTS, CONDITIONS AND SHEET INDEX : = (&)
PER SEPARATE PLAN AND PERMIT RESTRICTIONS WHICH MAY BE RECORDED AGAINST THE PROPERTY OR TO OBTAIN —_— .
R ) R PLANS. YOU SHOULD CONTACT YOUR COMMUNITY ASSOCIATIONS PRIOR TO €1 TITLE SHEET SITE ADDRESS: 306 MARGUERITE AVE. CORONA DEL MAR 2
T POSTIVE DRANIAGESHALLBE MANTAINED AVAY ROV ALLBULDINGS AND 0P 6. REFERTO SOILS REPORT FOR GRADING RECOMMENDATIONS, COMMENCEMENT OF ANY CONSTRUCTION AUTHORIZED 8Y THIS PERMIT G GRADING PLAN T e Espe <
7. CONTRACTOR SHALL VERIFY EXISTING ELEVATION, PROTECT ALL EXISTING UTILITIES, AND. €3 CONST. POLLUTION PREVENTION PLAN A Sy sttty | 11}
2. FALURE TO REUEST INSPECTIONS AND/OR HAVE REMOVABLE EROSION CONTROL DOWNSTREAM DRAIN G comomouor ZoNNC TR )
X THE APPY i 0T W 5 C/ 5
DEVICES ON-SITE AT THE APPROPRIATE TIMES SHALL RESULT IN A *STOP WORK® ORDER. & TOPOGRAPHIC SURVEY SHOW HEREON FOR REFERENCE PURPOSES ONLY PUBLIC WORKS NOTES o= w&
13, ALL PLASTIC DRAINAGE PIPES SHALL CONSIST OF PVC (SOR 35) WITH Gi N e —
AL PLASTIC DRAINAGE PIPES SHALL CONSIST OF PC (501 35) WITH GLUED JOINTS 9. TOPOGRAPHIC SURVEY PREPARED BY: APEX LAND SURVEYING, INC. 8512 OXLEY CIRCLE, PRIOR TO PERFORMING ANY WORK IN THE CITY RIGHT-OF-WAY AN ([)l 28
4. NO PAINT, PLASTER, CEMENT, SOIL, MORTAR OR OTHER RESIDUE, SHALL BE ALLOWED TO HUNTINGTON BEACH, CA. PHONE: 714-488-5006. ENCROACHMENT PERMIT MUST BE OBTAINED FROM THE PUBLIC WORKS m Z o
NTER STREETS CURBS, GUTTERS OR STORM DRAINS. ALL MATERIALS AND WASTES SHAI
e B, S LERS ORSTORMDRAING. ALLMATERIALS AND WASTES SHALL 10, VERIY EXISTING TOPOGRAPHIC ELEVATIONS AND NOTIFY CIVILSCAPES ENGINEERING OF DEPARTMENT 4 o L Yo
Tl NO UTILITY SEARCH WAS CONDUCTED. CONTRACTOR SHALL PROTECT UTILITIES OR BEFORE THE BUILDING DEPARTMENT PERMIT FINAL CAN BE ISSUED. AT THE TIME OF EARTHWORK QUANT|T| ES Q T we
STRUCTURES FOUND ON THE SITE AND NOTIFY CIVILSCAPES ENGINEERING OF ANY PUBLICWORKS DEPATTNENT INSPECTIONFANY OF THE EXSTING PUIC [1'd =3
GRADING NOTES CONFLLCTS. IMPROVEMENTS SURROUNDING THE SITE IS DAMAGED, NEW CONCRETE SIDEWALK, Rav cur CUBIC YARDS < Ne
=2 N . CURB AND cunm i ALLEY/STREET PAVEMENT WILL BE REQUIRED. RAW %6 CUBICYARDS (1] =
12, EXTERIOR FOUNDATIONS WALLS SHALL COMPLY WITH THE DETAILS AS SHOWN BELOW: ADDITIONALY, I EXISTING UTILITIES INFRASTRUCTURE ARE DEEMED SUBSTANDARD, ?VRULEXE'E‘;';J‘ON 3 QUBC DS Y — g
13, PAD ELEVATION IS ASSUMED TO BE BASED ON ARCHITECTURAL FLOOR PLAN WITH AT A NEW T-INCH WATER SERVICE, WATER METER BOX, SEWER LATERAL AND/OR HAINKAGE 5%z UBIC YAl w
1 GRA PES SHALL BE NO STEEPER THAN 2 HORIZONTAL TO 1 VERTICAL -
GRADD SLOPES AL SLNO STEFE 1A 2 HOREONTAL 0 VERTCAL LSO S D e T T e e oo WO oxWs:
2. FILL SLOPES SHALL BE COMPACTED TO NO LESS THAN 90 PERCENT RELATIVE CONTRACTOR TO VERIFY WITH LATEST APPROVED SOILS REPORT AND STRUCTURAL BORNE BY THE PROPERTY OWNER (MUNICIPAL CODES 14.24.020 AND 14.08.030) [1'd X <
COMPACTION OUT TO THE FINISHED SURFACE. ENGINEER FOR EXACT SLAB RECOMMENDATIONS SAID DETERMINATION AND THE EXTENT OF THE REPAIR WORK SHALL BE MADE AT w =<3
THE DISCRETION OF THE PUELIC WORKS INSPECTOR CONTRACTOR 5 RESPONSLE <=3
3 ALLFILLS SHALL BE COMPACTED THROUGHOUT TO THE MINIMUM OF 50 PERCENT 14, A PUBLIC WORKS DEPARTMENT ENCROACHMENT PERMIT INSPECTION IS REQUIRED TO MANTAIN THE PUBLIC RIGHT OF WAY AT ALL TIVES DURING THE 75} Q
FRELATIE COVPACTION A5 OETERMINED 81 ASTUI TES NETHOD 1557 AND APPROVED BHFRE THE BULDING DEPARTVENT PERMITFINAL CAN B ISSUED. AT THE T OF CONSTRUCTION PROICT A T0P WORK NOTICEMAY B KSUED FOR ANY DAVAGE GEOTECHNICAL CERTIFICATION OFsx
BY THE SOILS ENGINEER. COMPACTION TEST SHALL BE PERFORMED APPROXIMATELY PUBLIC WORKS DEPARTMENT INSPECTION, IF AN OF THE EXISTING PUBLIC OR UNMAINTAINED PORTION OF THE PUBLIC RIGHT OF WAY. - [0
EVERY TWO FEET IN VERTICAL HEIGHT AND OF SUTOSICIENT QUANTITY TO ATTEST TO IMPROVEMENTS SURROUNDING THE SITE IS DAMAGED, NEW CONCRETE SIDEWALK, CURB THIS GRADING PLAN HAS BEEN REVIEWED BY THE UNDERSIGNED AND FOUND TO BE IN ow ®5
THE OVERALL COMPACTION ETOSORT APPLIED TO THE FILL AREAS AND GUTTER, AND ALLEV/STREET PAVEMENT WILL BE REQUIRED AND 100% PAID BY THE 3. AN ENCROACHVENT AGREEMENT IS REQUIRED FOR ALL NON-STANDARD CONFORMANCE WITH THE RECOMMENDATIONS AS OUTLINED IN THE FOLLOWING SOILS
OWNER. SAID DETERMINATION AND THE EXTENT OF THE REPAIR WORK SHALL BE MADE IMPROVEMENTS WITHIN THE PUBLIC RIGHT OF WAY. ALL NON-STANDARD REPORT FOR THIS PROJECT wao
AREAS TO RECEIVE FILL SHAL ARED OF ALL VEGETATION AND DEBRIS, SCARIFI !
S TO RECEIVE FILL SHALL BE CLEARED OF ALL VEGETATION AND DEBRIS, SCARIFIED AT THE DISCRETION OF THE PUBLIC WORKS INSPECTOR IMPROVEMENTS SHALL COMPLY WITH CITY COUNCIL POLICY L-6.
AND APPROVED BY THE SOILS ENGINEER PRIOR TO PLACING OF THE FILL. ENTITLED:  GEOTECHNICAL INVESTIGATION m
5 FLLS SHALLBE KEVED OR BENCHED NTO COVPETENT VATERAL 15 AN APPROVED ENCROACHENT PERMI 13 FEQURED FOR ALL WORK ACTWIES WITHIN 4 CONTRACTOR RENOVE ALL EXSTING DECORATIE VATERAL WITHI THE PUBLI i 14
THE PUBLIC RIGHT OF WAY. AN ENCROACHMENT AGREEMENT IS REQUIRED FOR ALL RS PROIECTNo:  TAS241 o
6. ALL EXISTING FILLS SHALL BE APPROVED BY THE SOILS ENGINEER OR REMOVED BEFORE NON-STANDARD IMPROVEMENTS WITHIN THE PUBLIC RIGHT-OF-WAY. . DATED: JANUARY 8, 2025 o
ANY ADDITIONAL FILLS ARE ADDED 16 ALL WORK RELATED TO WATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE PERFORMED BY 5. ALL LANDSCAPING WITHIN THE PUBLIC RIGHT-OF-WAY SHALL HAVE A MAXIMUM . Tl
7. ANY EXISTING IRRIGATION LINES AND CISTERNS SHALL BE REMOVED OR CRUSHED IN A C-34 LICENSED PIPELINE CONTRACTOR OR AN A LICENSED GENERAL ENGINEERING GROWTH CHARACTERISTIC OF 36-INCHES FIRM NAME: EGA CONSULTANTS, INC
PLACE AND BACKFILLED AND APPROVED BY THE SOILS ENGINEER. (CONTRACTOR.
. 6. ALL PRIVATE IRRIGATION SPRINKLER HEADS SHALL BE INSTALLED AND POSITIONED.
8 THE EXACT LOCATION OF THE SUBDRAINS SHALL BE SURVEYED IN THE FIELD FOR LINE 7. ALL WORK RELATED TO WASTEWATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE e A O e ATt O thcemny ol T bl
AND GRADE. PERFORMED BY A C-42 LICENSED SANITATION SEWER CONTRACTOR OR AN A LICENSED RIGHT-OF-WAY.
~ GENERAL ENGINEERING CONTRACTOR PRV
9. ALL TRENCH BACKFILLS SHALL BE COMPACTED THROUGHOUT THE MINIMUM OF 90
PERCENT RELATIVE COMPACTION, AND APPROVED BY THE SOILS ENGINEER. THE 18, EXISTING STREET TREE(S) SHALL BE PROTECTED IN PLACE OWNER ARCHITECT WG| REVISON | DATE
BULDING DEPATTMENT MAY REQURE CORING OF CONCRETE FLATWORK PLACED OVER To EMOVE EXISTING NON-GRASS PARKHAY FLEVENTS BETWEEN SIDEWALK AND CURS P R ——
REPLACE WITH SOD TO MATCH EXISTING AS REQUIRED. JOHN DECARRIER MANAGING PARTNER 2900 BRISTOL STREET, BLDG A, STE 203
10 TR STOCKPILING OF EXCESS MATERIAL SHALL BE APPROVED BY THE BUILDING 20 REFER TO SOILS REPORT FOR GRADING RECOMMENDATIONS AND OVER-EXCAVATION 7202 W COLLEGE DR, SUTE B COSTA MESA, Ch 52626
REMOVALS AND COMPACTION REQUREMENTS PALOS HEIGHTS. L 60463 9499750123
9. 317
e P e nbe 21, PIPE MATERIAL MAY BE SUBSTITUTED IF APPROVED BY ENGINEER
LTY PROBLEM EXISTS. SHOULD
EXCAVATION DISCLOSE ANY GEOLOGICAL HAZARDS OR POTENTIAL GEOLOGICAL 22, INCLUDE ALL REQUIRED JOINTS AND FITTINGS. PER MANUFACTURER'S INSTALLATION CIVIL ENGINEER/ SOILS ENGINEER
HAZARDS, THE ENGINEERING GEOLOGISTS SHALL RECOMMEND AND SUBMIT NECESSARY INSTRUCTIONS N -
TREATMENT TO THE BUILDING DEPARTMENT FOR APPROVAL. N SURVEYOR REFER TO GEOTECHNICAL INVESTIGATION FOR ADDITIONAL INFORMATION:
23, UTILTIES SHALL BE CONSTRUCTED AND INSTALLED PER CALIFORNIA PLUMBING CODE
12, WHERE SUPPORT OR BUTTRESSING OF CUT AND NATURAL SLOPE IS DETERMINED TO BE AND CITY PLUMBING CODE. SERVICE LINES AND METER SIZES SHALL BE CONFIRMED BY WILL ROLP! EGA CONSULTANTS, INC.
NECESSARY BY THE ENGINEERING GEOLOGIST AND SOILS ENGINEER, THE SOILS PLUMBING ENGINEER OR CONTRACTOR PRIOR TO CONSTRUCTION. Do ENGINEERING, INC. 375-C MONTE VISTA AVENUE
ENGINEER WILL OBTAIN APPROVAL OF DESIGN, LOCATIONS AND CALCULATIONS FROM 2
THE BUILDING DEPARTMENT PRIOR TO CONSTRUCTION, 24. CONSTRUCT TRENCH, BEDDING, AND BACKFILL PER MANUFACTURER'S INSTALLATION 28052 CAMINO CAPISTRANO, STE 213 32‘;“2"253?‘ CA 92627
- INSTRUCTIONS, ASTM D 2321, AND SOILS REPORT, LAGUNA NIGUEL, 49.64;
13, THE ENGINEERING GEOLOGIST AND SOILS ENGINEER SHALL INSPECT AND TEST THE X 949,464,815
'CONSTRUCTION OF ALL BUTTRESS FILLS AND ATTEST TO THE STABILITY OF THE SLOPE 25, ALLFIXTURES, EQUIPMENT, PIPING AND MATERIALS SHALL BE LISTED. WILL@CIVILSCAPES.COM
AND ADIACENT STRUCTURES UPON COMPLETION "
. N . 26 CONTRACTOR SHALL VERIFY ELEVATION PRIOR TO CONSTRUCTION AND NOTIFY NOTE: 0B No.
14, THE ENGINEERING GEOLOGIST SHALL PERFORM PERIODIC INSPECTIONS DURING F — 24043
GRADING. ENGINEER OF ANV DISCREPANCIES, SURVEYOR OR ENGINEER SHALL PERMANENTLY
27, ALL PRIVATE IRRIGATION SPRINKLER HEADS SHALL BE INSTALLED AND POSITIONED IN A C DATE
RESPONSIBILITY, THE CIVIL ENGINEER, THE SOILS ENGINEER, THE ENGINEERING RIGHT-OF WAY. SHEETNO.
GEOLOGIST OR THE TESTING AGENCY FINDS THAT THE WORK IS NOT BEING DONE IN
CONFORMANCE WITH THE APPROVED GRADING PLANS, THE DISCREPANCIES SHALL BE
REPORTED IMMEDIATELY IN WRITING TO THE PERSON IN CHARGE OF THE GRADING
WORK AND TO THE BUILDING INSPECTOR. RECOMMENDATIONS FOR CORRECTIVE
MEASURES, IF NECESSARY, SHALL BE SUBMITTED TO THE BULDING DEPARTMENT FOR
APPROVAL.
TOLL FREE
A PUBLIC SERVICE BY
UNDERGROLND SERVICE. ALERT SHEETNO. 1 OF 5
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CONSTRUCTION NOTES
HARDSCAPE PER ARCHITECT'S PLAN.DRIVEW/AY PER ARCHITECT'S PLAN.

DRIVEWAY PER ARCHITECT'S PLAN.

111.86T6.
" fii066INY.
111,96
FLiP

PLANTER AREA PER ARCHITECT'S PLAN,

WALL OR FENCE PER ARCHITECT'S PLAN.

n257 CONSTRUCT FLOWLINE PER DETAIL HEREON.

s y 2 C
. & 5o
TREE TO REMAIN; |- |mBo

PROTECT IN PLA

IF EXISTING METER IS SUBSTANDARD, REMOVE AND REINSTALL 1-INCH WATER METER PER CITY OF NEWPORT
BEACH STANDARD DRAWING STD 502. PROTECT SERVICE LINE FROM METER TO WATER MAIN. METER AND
SERVICE SIZE SHALL BE CONFIRMED BY MEP CONSULTANT.

CONSTRUCT NEW 1-INCH WATER SERVICE PER CITY OF NEWPORT BEACH STANDARD DRAWING STD 502;
TRENCH RESURFACING PER DRAWING STD 105. METER AND SERVICE SIZE SHALL BE CONFIRMED BY MEP.
CONSULTANT,

FIELD VERIFY LOCATION AND CONDITION OF EXISTING SEWER LATERAL TO SATISFACTION OF CITY ENGINEER
REMOVE EXISTING CLEANOUT AND PROVIDE NEW SEWER CLEANOUT WITH TRAFFIC RATED BOX PER CITY OF
NEWPORT BEACH STANDARD DRAWING STD 406,

CONSTRUCT NEW 4-INCH SEWER LATERAL AND CLEANOUTS PER CITY OF NEWPORT BEACH STANDARD
DRAWING STD 406 WITH TRAFFIC BOX AND LID; TRENCH RESURFACING PER DRAWING STD 105,

o

@ 0 POGOEO

EXISTING SEWER FURNISH & INSTALL 6° NDS SPEE-D BASIN W/6" GREEN ATRIUM GRATE PER DETAIL ON SHEET C3

TERAL TO REMAIN

28052 CAMINO CAPISTRANO, STE 213
LAGUNA NIGUEL, CA 92677

949.464.8115 info@ci

" ne2ars . 5, 3
005 - - g L

FURNISH & INSTALL 6° NDS SPEE-D BASIN W/6' BRASS SQUARE GRATE PER EDTAIL ON SHEET C3.

MARGURERITE AVENUE
D

CONSTRUCT BOTTOMLESS TRENCH DRAIN PER DETAIL “E* ON SHEET C3,

FURNISH & INSTALL 4-INCH SDR-35 PVC STORM DRAIN (OR APPROVED EQUAL) PER CPC. INCLUDE REQUIRED
JOINTS AND FITTINGS PER CPC. CONSTRUCT TRENCH, BEDDING, AND BACKFILL PER ASTM D 2321 AND SOILS

i
7 IS e 23 56w
T10.74INV W

CONSTRUCT 15 LINEAR FEET OF PERFORATED PIPE AND GRAVEL TRENCH PER DETAIL ON SHEET C3,
CONSTRUCT SIDEMALI & PRIVATE DRAIN THROUGH CURS PER CITY OF NEWPORT BEACH STANDARD DRAWING

REMOVE EXISTING DECORATIVE HARDSCAPE WITHIN PUBLIC RIGHT-OF-WAY AND REPLACE WITH LANDSCAPED

PARKWAY PER CITY OF NEWPORT BEACH STANDARD AND ARCHITECT'S PLAN. AN ENCROACHMENT

AGREEMENT/ PERMIT WILL BE REQUIRED FOR ALL NON-STANDARD IMPROVEMENTS WITHIN PUBLIC

RIGHT-OF-WAY.

CONSTRUCT CITY STANDARD CONCRETE HARDSCAPE WALKWAY BETWEEN BACK OF SIDEWALK AND PROPERTY
LINE PER ARCHITECT'S PLAN. AN ENCROACHMENT AGREEMENT/ PERMIT WILL 8E REQUIRED FOR ALL

‘ ‘ NN STANDARD FROVENIENTS WITIN PUELI FIGHT OF WAY

6-INCH WIDE NDS TRENCH DRAIN W/ TRAFFIC RATED GRATE.

6@@ ®@ee06 e

GRADING PLAN

SCALE T

NEERING

® O

ENGI

x| ALL WORK RELATED TO WASTEWATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE
PERFORMED BY A C-42 LICENSED SANITATION SEWER CONTRACTOR OR AN A
| AN LICENSED GENERAL ENGINEERING CONTRACTOR.

CIVILSCAPES

ok | AL WORK RELATED TO WATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE

w
2 - - PERFORMED BY A C-34 LICENSED PIPELINE CONTRACTOR OR AN A LICENSED
z iy NS GENERAL ENGINEERING CONTRACTOR.
g B L
= : (&S]
w 3 TRENCH AND EXCAVATION NOTE zZ>
= 1. CONTRACTOR SHALL USE CITY STANDARD FORM '30-DAY NOTICE OF INTENT TO <
i - EXCAVATE' TO NOTIFY ADJACENT PROPERTY OWNERS BY CERTIFIED MAIL 30 DAYS PRIOR| m
o O STARTING EXCAVATION OR SHORING, CITY STANDARD FORM CAN BE OBTAINED AT .| (=)
> NS PROOF OF CERTFIED o 0
] oil DELIVERY IS REQUIRED AT THE TIME OF PERMIT ISSUANCE. — Z % %
& UL W 2 CALOSHA PRI IS REQUIRED FOR EXCAVATIONS DEEPER THAN 5 AND FOR SHORING ONgL28
< g AND/OR UNDERPINNING. 11| o<
= Z2r=-><
3. CONTINUOUS SPECIAL INSPECTION, PER SECTION 17056, SHALL BE PERFORMED BY THE 4 =5
‘GEOTECHNICAL ENGINEER DURING SHORING AND EXCAVATION OPERATIONS AND — m <
DURING REMOVAL OF SHORING. n W
' Eocs
0 8 16 é w 2 % =
—_— —
‘ — D [
, e OX 33
| . % ] SCALE N FEET m X <
- TNCH =8 FEET w é <§t 2
" STORM DRAIN PLAN ndx:s
SAE T8 HARDSCAPENANDSCAPE Om8 X
PER LA (GRS
3 7 " LEGEND ouw o
E E —_—
2 3 0P TOP OF SLOPE FLOWLINE DETAIL wo
2 2 Bl TRW TOP OF RETA\N\NG WALL @T
: . [ X o
BOLDNG, : c P s I TOP OF COPING OR TOP OF CURE o
(ADIACENT ° 2 o w TOP OF
NEIGHBOR) z 2 g r TOP OF RAILING
5 5 TOP OF STEMWALL [T
= ) G EXISTING GRADE
— — I £ s FINISHED SURFACE
GROUND. « ‘ G FINISHED GRADE
- — GB GRADE BREAK REVISIONS
PROPOSED WALL N X BTG [Revisions ]
TEMPORARY 11 SLOPE _ S |_rewporagy 11510pE § HP HIGH POINT
TO OVER-EX™ | TO OVER-EX PERARCH PLAN cRouo B INV INVERT [NO- | REVISION 1 DATE |
V (108.95)TC. TEMPORARY 111 SLOPE__—-+ GFF GARAGE FINISHED FLOOR
OVER-EXCAVATION LIMITS PER ﬂ e, TO OVER-£X N~ £ EXISTING GRADE
GEOTECHNICAL OVER-EXCAVATION LIMITS PER NG NATURAL GRADE
RECOMMENDATIONS AND TO B 722 went
VERFIED IN FIELD BY SOILS ENGINEER EXISTING SIDEWALK. T oM EDATI O ey [ EXISTING SPOT ELEVATION
70 REMAN
SECTION A-A SECTION B-B E HARDSCAPE PER ARCH. PLAN
o B —— == ——  PROPERTY LINE AND LIMIT-OF-WORK
PROPOSED WALL
& P ez BUILDING STEMWALL
2 1026) EXISTING ELEVATION; CONTRACTOR SHALL FIELD
B g (1026)  VERIFY ELEVATIONS PRIOR TO CONSTRUCTION
2 E OR AND REPORT ANY DISCREPANCIES TO
2 4 CIVILSCAPES ENGINEERING
3 2
80 wum WQMP NOTE: n—
|7 ANY CHANGES TO THE HARDSCAPE / LANDSCAPE MUST BE 24043
o] e e s e T INDICATED ON A REVISED PRECISE GRADING PLAN, APPROVED BY
£ e —— THE CITY, AND MAY TRIGGER A WATER QUALITY MANAGEMENT PATE 812012025
EXISTING PLAN (WQMP) CONSISTENT WITH THE MODEL WQMP, EXHIBIT 7.11
GROUND | — SHEETNO.
L rowvonsysione somouss renc

_—— —— ———— — — ———— — — —_—— O OVER-EX DRAINPER PLAN

T VERED N b B SOLS ENGIEER

SECTION C-C
T

iC SERVICE
SHEETNO. 2 OF 5

v
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EROSION CONTROL CONSTRUCTION NOTES Q
(® INSTALL GRAVEL BAG BARRIER PER CASQA SE-8 AND SE-6 N
w
INLET PROTECTION PER DETAIL HEREON [
1)
N4g23'56"W. % ~
< N~
| NOTES: T8
= o
=] ® D o
> . CONTRACTOR SHALL PROVIDE ONSITE CONCRETE WASHOUT FACILITY AND COMPLY WITH o
z ) Easonoup i 20Q
> ; g 2 v oevcrs s o uace s e SR
< PROPOSED RESIDENCE PROP Dt . ; olws
i .
= FF=112.74 FF=Ti2. ] ] 5. SEDIMENTS FROM AREAS DISTURBE ucro Z0®
o> = & AN TIVE COMBINA L rtn A e =Z -
o < & YPILES OF SOILSUALL B SROPERLY CONTAINED L@
o $0 TRANSPORT FROM THE SITE TO STREETS, DRAINAGE FACILITIES OF ADJACEN O> <
S RUNOTOS, VEHICLE TRACKING, OR WIND Zo
® o<
= 3. APPROPRIATE BMPS FOR CONSTRUCTION-RELATED MATERIALS, WASTES, SPILLS OR RESIDUES o0
< _ {ALL BE IMPLEMENTED AND RETAINED ON SITE TO MINIMIZE TRAN T FROM THE SITE TO o < <
= REETS, DRAINAGE FACILITIES, OR ADJOINING PROPERTY BY WIND OR RUNOTOS. N J o
1T 1
NAG°23°56"W 0 8 16
— o
‘ SCALE IN FEET (MIN)
1 INCH =8 FEET
TYP. SECT. TYP. ELEV.

GRAVEL BAG DETAIL

CIVILSCAPES

NO SCALE
TEMPORARY PVC PIPE. FUTURE ROUND GRATE
SION FOR
EROSION PURPOSES TC ELEV
PER PLAN
A
PVC PIPE DRAIN NDS RISER
PER PRECISE
GRADING PLAN

0 {9

G AREA DRAIN INLET PROJECTION

NO SCALE

ESTRAN SAE PR &
T OPENING.
S OR FQUAL r‘;uw"

PRECISE GRADING PLAN
FOR DECARRIER RESIDENCE
306 MARGUERITE AVENUE
CORONA DEL MAR, CA 92625

>x4 REBAR TOP & BOTTOM

NDS ATRIUM OR FLAT GRATE

CONST. POLLUTION PREVENTION PLAN | EDREINEEEITEE

REVISIONS

W
o
]
I
J TGy
222N
LIS T .
74 S R e
CRUSHED ROCK W/FILTER CLOTH

2]
5

REVISION | DATE

ELEVATION

SECTION E-E T T os #s6

S RECURED) Of Ao

DRAIN PIPE PER PLAN

-0 de x 18 minimum depth trench
o e e e ! LANDSCAPING OR PAVERS
from top of trench 3" COVER MINIMUM

e Filthe rest of the trench wih
2 DiA peRFOR RAIN PIPE
W/ PERFORATIONS AT BOTTOM
18" K OR APPROVED e 24043
‘e & [———3/4" CRUSHED ROCK I TECHNICAL DATE 812012025
O SHEETNO,
PLAN VIEW o —
e T C3
DETAILE
TOLL FRE @BOTTOMLESS TRENCH DRAIN OPERFORATED DRAIN PIPE AND TRENCH NDS SPEE-D BASIN DETAIL
A PUBLIS SERVICE BY ; o NOSCAE
SERVCE ALERT SHEETNO. 3 OF 5

Marguerte Ave,
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becomes less weathered, more dense, with a more reddish brown color.
Monterey Formation (Tm)

Based on our understanding of the local geology, underlying the fill
materials are stiff to very hard deposits of the Miocene age
Monterey Formation. The bedrock consists mostly of stif to hard,
yellow-gray clayey siltstone and oxidized to un-oxidized siltstone
with thinly bedded clayey sand lenses which becomes less.
weathered with depth.

Expansive Soils

Due to a lack of clay content, the in situ soils do not “worm” with added moisture.
Based on the laboratory resdults, review of reports by others, and the findings of
our geotechnical investigation, no additional measures for mitigation of highly
expansive or highly plastic soils are warranted. On-site materials are determined
to be non-expansive and non-plastic.

CONCLUSIONS

Based on our geotechnical investigation of the site, our review of available reports and
literature, it is our opinion that the proposed improvements at the site are feasible from
a geotechnical standpoint. There appear to be no significant geologic or geotechnical
issues on-site that cannot be mitigated by proper planning, design, and utilization of
sound construction practices. The engineering properties of the native earth materials.
encountered on-site are favorable for site re-development.

RECOMMENDATIONS

The following sections discuss the principle geotechnical concemns which should be
considered for proper site re-development:

Eai rk

Grading and earthwork should be performed in accordance with the following
recommendations and the General Earthwork and Grading Guidelines included
in Appendix C. Itis our understanding that the majority of grading will be limited
1o the re-grading of the building pad for the proposed new construction. In
general, itis anficipated that the removal and re-compaction of the upper 3 feet
within thebuilding footprint (slab-on-grade portion) will be required (this applies
only to the street-grade building pad). Where feasible, we recommend a 3 ft
envelope be excavated beyond the building limits. The removals should ensure
that all old fill and backfill created as part of the previous site use and demolition
operations are removed.

Proposed esidential Dplex & ADU - Sois Reprt
tc v, Corona Del Mar, CA.
Projct No TAS2A.1

Care should be taken to protect the adjacent property improvements. A
minimum one foot thick fill blanket should be placed throughout the exterior
improvements (approaches, parking and planter areas). The fill blanket wil be
achieved by re-working (scarifying) the upper 12 inches of the existing grade.

Site Preparation

Prior to earthwork or construction operations, the site should be cleared of
surface structures and buried obstructions and stripped of any vegetation, trees,
and roots in the areas proposed for development. Removed vegetation and
debris should then be disposed of off-site. A minimum of 3 feet of the soils
below the existing building pad will require removal and recompaction in the
areas (o receive building pad fil.

Following removals, each excavated area should be inspected by the soils
engineer or his designated representative prior to the placement of any fil
Holes or pockets of undocumented fill resulting from removal of buried
obstructions discovered during this inspection should be filled with suitable
compacted fil.

Fills

The on-site soils are suitable for reuse as compacted fil, provided the soil is free
of organic materials, debris, and rock materials larger than four (4) inches in
diameter. After removal of any loose, compressible soils, all areas to receive fill
and/or other surface improvements should be scarified to a minimum depth of 12
inches, brought to at least 2 percent over optimum moisture conditions and
compacted to at least 90 percent relative compaction (based on ASTM: D 1557).
If necessary, import soils for near-surface fills should be predominately granular,
possess a very low expansion potential (EI < 20), and be approved by the
geotechnical engineer.

Lift thicknesses will be dependent on the size and type of equipment used. In
general, ill should be placed in uniform lifts not exceeding 8 inches. Placement
and compaction of fill should be in accordance with local grading ordinances
under the observation and testing of the geotechnical consultant, We
recommend that fil soils be placed at moisture contents at least 2 percent over
optimum (based on ASTM: D 1557).

Backfill Suitability

The on-site soils may be used as trench backfil provided they are screened of
rock sizes over 4 inches in mean diameter and any and organic matter. Trench
backfill should be compacted in uniform lifts (not exceeding 8 inches in
compacted thickness) by mechanical means to at least 90 percent relative:

Proposed Residntial Duplex & ADU - Sois Reprt
306 Maruere Avene, Corona Det Mar, CA
Project No, TAS24

January8.2025 10

compaction (ASTM: D1557).

Geotechnical Design Parameters

The following geotechnical recommendations may used in the design of the proposed
structures:

Conventional Foundation Design

Structures on properly compacted fill may be supported by conventional,
continuous or isolated pad footings. Footings should be a minimum of 24 inches
deep by 15 inches wide. At this depth footings founded in fill materials may be
designed for an allowable bearing value of 1,750 psf and 2,250 psf (for dead-
plus-live load) for continuous wall and isolated pad footings, respectively. These
values may be increased by one-third for loads of short duration, including wind
or seismic forces.

Continuous perimeter and interior footings should have a minimum width of 15
inches and be reinforced with No. 5 rebar (two at the top and two at the bottom).
Reinforcement requirements may be increased if recommended by the project
structural engineer. In no case should they be decreased from the previous
recommendations.

Lateral Load Resistance - New Building

Footings founded in fil materials may be designed for a passive lateral bearing
pressure of 250 pounds per square foot per foot of depth. A coefficient of friction
against sliding between concrete and soil of 0.30 may be assumed.

Mat Foundation Design (Optional)

A mat slab foundation system s an alternate option for the design. Mat slabs
founded in compacted fill or competent native materials may be designed for an
allowable bearing value of 1,500 psf (for dead-plus-iive load). These values may
be increased by one-third for loads of short duration, including wind or seismic
forces. The actual design of the mat slab should be designed by the structural

engineer.
MIN. DESIGN ITEM RECOMMENDATIONS

Mat foundations:

allowable bearing pressure: 1,500 psf

passive lateral resistence: 250 psf per foot

mat slab thickness: min. 12 inches with thickened edges (+ 6 inches)
steel reinforcement no. 5 bars @ 12" o.c. each way, top and botiom
coefficient of frction:

Modulus of Subgrade Reaction K, =90 bsfin®

Proposed Residental Duplex & ADU - Sois Repart
300 Marguesie Avenue, Corons Del Mar, CA
Prject No TAS24.1
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949.464.8115 info@civilscapes.com
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A PUBLIC SERVICE BY
UNDERGROUND SERVICE ALERT

Slabs-on-grade - Conventional Option

Interior concrete slabs cast against properly compacted fill materials, or
approved native material, shall be a minimum of 5 inches thick (actual) and
reinforced with No. 4 rebar at 18 inches on center in both directions. The slabs
shall be doweled into the footings using No. 4 bars at 24 inches on center. The
reinforcement shall be supported on chairs to insure positioning of the
reinforcement at mid-center in the slab.

All ground level living area fioor siabs shall comply with the “Capillary Break”
section below.

Some slab cracking due to shrinkage should be anticipated. The potential for
the slab cracking may be reduced by careful control of water/cement ratios, The
contractor should take appropriate curing precautions during the pouring of
concrete in hot weather to minimize cracking of slabs. We recommend that a
slipsheet (or equivalent) be utilized if crack-sensitive flooring is planned directly
on concrete slabs. All slabs should be designed in accordance with structural
considerations.

Caj

lary Breal r Ground Level Conventional Floor n

In accordance with the 2022 California Green Building Standards Code Section
4.505.2.1, we provide the following building specification for the subject site (new
living area slabs):

New concrete building slabs shall be underlain by 2 inches of washed sand,
underlain by a min.15 mil-thick moisture barrier (e.g. “Stego Wrap"), with all laps
sealed, underlain by 4 inches of %-inch or larger clean gravel.

We do not advise placing sand directly on the gravel layer as this would reverse
the effects of vapor capture and increase soil settlement (due to siltation of

fines).
Cement Type for Concrete in Contact with On-Site Earth Materials

Concrete mix design should be based on sulfate testing with Section 1904.2 of
the 2022 CBC. Preliminary laboratory testing indicates the site soils possess.
negligible sulfate exposure (9 ppm by volume). Test Results are presented in
Appendix B

Proposed Resideninl Duplex & ADU - Sois Repot
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ACI 318-14 BUILDING CODE (Table 19.3.1.1)
EXPOSED TO SULF/ UTION
Suate Watersoudle | sufats (SO)in | Cement Type. Maximum water- Minimum e,
Exposure | sulfate (SO,)insol | water,pom cemenitious material | - nomalweight
porcent by weight i, by weight, normal | and fght weght
weight concrale e, sl
Negigbie | 0.00:50,0.10 | o< 50,150 — = =
5o
Modsrate | 010<50,<020 | 150<50,<1500 | _p(us), 050 4000
1 1S(MS).PS)
PMMS).
s
Sewre — 1600 <50, < v 045 500
o 020 < 50,<200 s
Veysevers | 50,200 50, 10,000 Vplus 045 4500
s3] pozzaian

As a conservative approach, cement with a maximum water/cement ratio of 0.50
and a concrete strength < of 3,000 psi should be used for concrete in contact
with on-site earth materials.

Settlement

Utilizing the design recommendations presented herein, we anticipate that the
majority of any post-grading settlement will occur during construction activities.

Based on our study and laboratory results, we estimate that the total settiement
for the proposed structure will be on the order of % -inch. Differential settlement
is expected to be less than % inch over 20 feet (or an angular distortion of
1/480). These settiement values are expected to be within tolerable limits for
properly designed and constructed foundations.

Retaining Wall Design - if applicable

To date, the precise limits of the exterior retaining walls, if any, are not known.
All Retaining and landscape wall footings will be embedded into competent
compacted fill or native deposits. The following equivalent fluid pressures may

be used in the design of the site retaining walls assuming free draining
conditions (clean sand or gravel backfill):

Equivalent Fluid Pressure
svel 2.1Slpe  1.1Sope
Active Pressures 45pcf 70 pef 105 pef
At-Rest Pressures 86 pef 120 pef 150 pef
Coefficient of Friction
Passive Pressures 150 psf per foot
Seismic Pressures 19 pet
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The point of resultant force is H/3 above the base of the retaining wall (H= height
of wall). The above passive pressure values do not contain an appreciable
factor of safety. Therefore, the structural engineer should apply the applicable
factors of safety and/or load factors during design.

This office shall be contacted to provide additional recommendations if actual
conditions are different than those assumed above.

Lateral Pressure - New Retaining Walls - if applicable

A passive earth pressure of 250 pounds per square foot per foot of depth, to a
maximum value of 3,000 pounds per square foot, may be used to determine
lateral bearing resistance for footings founded in compacted fill or ‘competent
native deposits. An increase of one-third of the above values may also be used
‘when designing for short duration wind and seismic forces.

The above lateral resistance values are based on footing placed directly against
engineered fill or competent native materials. In cases where footing sides are
formed, all backfill placed against the footings should be compacted to at least
90 percent of the applicable maximum dry density value.

Seismic Loads- Retaining Walls - i applicable

In accordance with Section 1803.5.12 of the 2022 CBC, for design purposes, a
seismic earth pressure of 19 pcf (additional equivalent fluid pressure) may be
used for the shoring and the retaining wall design. For this, the allowable soil
pressure may be increased by one-third.

Retaining Wall Backfill Material - if appiicable

Itis recommended that a minimum 2-foot thick layer of free-draining granular
material (less than 5% passing the No. 200 sieve) be placed against the back
face of the retaining walls. This material should be approved by the geotechnical
engineer. This layer of granular material should be separated from the adjacent
soils using a suitable geotextile fabric. If the layer of free-draining material is not
covered by an impermeable surface, such as a structure or pavement, a 12-inch
thick layer of a low permeability soil should be placed over the backfil o reduce
urface water migration to the underlying soils.

All retaining wall backfill should be placed and compacted under engineering
controlled conditions in the necessary layer thickness to ensure a min. in-place
density of 90 percent of the maximum dry density as determined by the Modified
Proctor test (ASTM D1557). Care should be taken to avoid over-compaction of
the soils behind the retaining walls, and the use of heavy compaction equipment
should be avoided.

Retaining Wall Back Drains - i applicable

The retaining walls shall be provided with water- or damp-proofing in accordance
with the architects recommendations. Back drains and chimney drains shall be
installed to collect and divert migrating groundwater. As a minimum, each wall
shall be drained by placing a 4-inch diameter pipe perforated (faced down) PVC
Schedule 40 pipe or approved equivalent, located behind the base of the wall
The pipe shall be covered by %-nch crushed rock at a rate of not less than 2
cubic ft. per linear ft. of pipe surrounded in tun by geofabric such as Supac 4NP
or equivalent.

All wall backfill shall be compacted to a minimum 90 percent relative compaction
in accordance with ASTM D-1557. Wall back drains shall outlet separately and
not be combined with area drains.

This office shall be contacted to provide additional recommendations if actual
conditions are different than those assumed above. During construction,
drainage devices shall be inspected by a representative of EGA Consultants

Landscape/Retaining Wall Waterproofing - i applicable

In accordance with Section 1805.3 of the 2022 CBC, the retaining walls shall be
sealed and waterproofed using the miradrain and miraclay (i.e. Grace 3000)
waterproofing system, or equivalent. Joints in the membrane shall be lapped
and sealed in an approved manner. Protection board shall be used to protect
the membrane during and after backfillng.

‘The contractors shall strictly follow the manufacturer’s recommendations for the
for use of water-proofing products.

Retaining Wall Back Drains Along P.L. - i applicable

Water in the retained earth will be drained into the channel drains at each bay
via the miradrain panels which will be attached to the lagging (sealed with
miraclay waterproofing). Due to space constraints along the side yard property
lines, the typical gravel encased backdrains pipes should be replaced with the
implementation of the miradrain, waterproofing, and outlet drains at each bay
(aka. "J-Drains’).

Stability of Temporary Excavations

Vertical cuts will not exceed 3 feet in height. Based upon the cohesive nature of
the subsurface soils, vertical cuts may extend to 3 feet, and laid back (tapered)
at an inclination of 1:1 (horizontal to vertical). The temporary excavation
parameters shall be shown in the future grading plan.

Temporary sidewalls atthe maximum
gradient are expected to remain stable for the duration of the remedial grading
operations; however, all temporary slopes should be observed by a
representative of the project geotechnical consultant for any evidence of
potential instabiliy.

All applicable requirements of the California Construction and General Industry
Safety Orders, the Occupational Safety and Health Act of 1970, and the
Construction Safety Act should also be followed.

Hardscape

Exterior slabs shall conform to the requirements for interior slabs except that the
moisture barrier may be omitted and the thickness may be reduced to 4-inches,
and the reinforcement may be reduced to No. 3 rebar at 24 inches on center.

Control joints should be provided at a maximum spacing of 8 feet on center in
two directions for slabs and at 6 feet on center for sidewalks. Control joints are
intended to direct cracking. Minor cracking of exterior concrete slabs on grade
should be expected.

Expansion or felt joints should be used at the interface of exterior slabs on grade
and any fixed structures to permit relative movement.

New Fen arden Wall

New fences or garden wall footings, if any, should be founded a minimum of 18-
inches into approved firm materials. To reduce the potential for unsightly cracks
due to expansion forces, we recommend inclusion of construction joints at 8-ft to
15-ftintervals.

Surface Drainage

Surface drainage shall be controlled at all times. Positive surface drainage
should be provided to direct surface water away from structures and toward the
street or suitable drainage facilities. Ponding of water should be avoided
adjacent to the structures. Roof gutter discharge should be directed away from
the buiding areas through solid PVC pipes to suitable discharge points. Area
drains should be provided for planter areas and drainage shall be directed away
from the top of slopes where applicable.

In general, the more the surface water can be controlled, the less surface water
will infiltrate the underlying earth materials. All drainage should be controlled
and diverted away from the on site structures and to a suitable discharge at the
alley or Marguerite Avenue.

28052 CAMINO CAPISTRANO, STE 213

LAGUNA NIGUEL, CA 92677
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Review of Plans

minimum an into the Grading, F . an
Landscape (if any) plans. This office should review the Plans when available. I
approved, the geotechnical consultant shall sign/stamp the applicable Plans from
a geotechnical standpoint.

The specifications and parameters outlined in this report shall be considered
di 3 5

Based on the findings of our and our ional experience
working on similar sites in the area, the proposed construction will not impact the
stabilty/safety of the subject or surrounding sites. Geologic hazards such as
landsliding, settlement, or slippage are not present or future factors at the subject or
adjacent sites.

Geotechnical observationsitesting should be performed during all grading operations,
including i drain device removals, filling,
compaction, and backfilling, etc.

AND TESTING DURING

We recommend that be ret P

services, including ing, during phase of the project. This is to
verify ' design, »

changes in the conditions differ from those anticipated.

Geotechnical observations/testing should be performed at the following stages:

. During ANY grading operations, including excavation, removal, filing, compaction, and
backfiling, etc.

be: ng for soldier itany
o verify the adequacy of underlying materials.
After excavation for retaining wall footings to verify the adequacy of underlying earth
rials.

. During/after instalation  proofing f g wall, if any prior
sub-drain/backfiling.

. During/after nstallation of retaining wall sub-drain, prior to backfling.

. etaining wall 1o verify proper compaction.

+ After pre-soaking of new siab sub-grade earth materials, prior to pouring concrete.

. ert e placement of the slab underiayment prior to pouring concrete.

. Prior to slab pours fo ensure proper subgrade compaction, capillary breaks, and moisture
barriers

. Placement of waterproofing at cold joints and penetrations (e.g. bentonitic “Water Stops”).

. During backfil of drainage and wtity line trenches, to verify proper compaction.

+ Poolispa excavation bottoms, if any (prior o placing steel)

+ Whenif any unusual geotechnical conditions are encountered

Please schedule an inspection with the geotechnical consultant prior to the
pouring of ALL interior and exterior slabs (includes planter wall footing trenches
and driveway/approach).
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LIMITATIONS

T ices described herein consistent with the level of
care and by members of rofession praciicing
contemporaneously under similar conditions in the subject locality. Under no circumstance is any
warranty, expressed or implied, made in connection with the providing of services described herein, Data,
i fed h based lable to this
office at the time work was performed. EGA Consultants will not be responsibl for other paries'
use of report

‘The interpolated subsurface conditions should be checked in the field during construction by a
EGA Consultants. that all foundation tions and gradi
tions be observed feg £

firm
accordance with the specifications outined in this report.

operations,

y The
iy the owner if actions presented herein to be

unsafe.
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LEGEND
CATV CABLE UTLITY BOX
CONC EDGE OF CONCRETE
DRO DRAIN OUTLET
EAVE EAVE OF ROOF
EDISON  EDISON UTILITY VAULT
P EDGE OF AC PAVEMENT
lid FINISHED FLOOR
G FINISHED GRADE
L FLOWLINE
3 FINISHED SURFACE
GFF GARAGE FINISHED FLOOR
GM GAS METE]
Gut EDGE OF GUTTER
INv INVERT
Ms MOW STRIP
NG NATURAL GRADE
PULLBOX  STREET LIGHT PULLBOX
RIDGE RIDGE OF ROOF
ROCK EDGE OF ROCK HARDSCAPE
5CO SEWER CLEANOUT
SDGE SDGE UTILITY VAULT
SMH SEWER MANHOLE
STEP TOP OF STEP
c TOP OF CURB.
16 TOP OF GRATE
THRESH  THRESHOLD
Top TOP OF SLOPE
w TOP OF WALL
Ut UTILITY VAULT
WALK EDGE OF SIDEWALK.
WM WATER METER
wv WATER VALVE

|:| CCONCRETE HARDSCAPE
I sons vl

——— — ——— STREET CENTERLINE
—— - - —— BOUNDARY LINE
— — - — FLOWLNE

EAVE OF ROOF
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0 8 16
SCALE N FEET
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BENCHMARK
DESGNATION: 3-284-63

DESCRIPTION: DESCRIBED BY OCS 2003 - FOUND 3 3/4" OCS ALUMINUM BENCHMARK
DISK STAMPED *3K-28A-68", SET IN THE SOUTHEASTERLY CORNER OF A 4 FT. BY 3.5 FT,
CONCRETE CATCH BASIN. MONUMENT IS LOCATED IN THE NORTHEASTERLY CORNER
OF THE INTERSECTION OF BAYSIDE DRIVE AND CARNATION AVENUE, 19 FT.
NORTHERLY OF THE CENTERLINE OF CARNATION AND 48 FT. EASTERLY OF THE
CENTERLINE OF BAYSIDE. MONUMENT IS SET LEVEL WITH THE SIDEWALK

ELEV = 40.262 FT. (NAVDBS), LEVELED 2011

SURVEY NOTES

REFER TO SEPARATE PARCEL MAP FOR BOUNDARY LINE
ESTABLISHMENT

PERMANENT MONUMENTS SHALL BE SET AT ALL
PROPERTY CORNERS OR OFFSETS PRIOR TO PRE-GRADE
MEETING.
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SITE DATA

SITE ADDRESS: 306 MARGUERITE AVE, NEWPORT BEACH
‘GENERAL PLAN LAND USE: RM MULTIPLE RESIDENTIAL

ZONING DISTRICT: RM MULTIPLE RESIDENTIAL

COASTAL ZONE: YES

APN: 052-103-17

LOT 8 IN BLOCK 239 OF CORONA DEL MAR TRACT, BOOK 3, PAGES 41
AND 42 OF MISCELLANEOUS MAPS IN THE OFFICE OF THE COUNTY
RECORDER OF ORANGE COUNTY.

APN: 05210317

LOT 8, BLOCK 239, CORONA DEL MAR TRACT, BK 3, PG 41-42, M.M.

CITY OF CORONA DEL MAR, CALIFORNIA
COUNTY OF ORANGE

TOPOGRAPHIC MAP
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TENTATIVE PARCEL MAP 20XX-XXX

IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA

LOT 8, BLOCK 131 AS PER MAP OF CORONA DEL MAR TRACT FILED IN BOOK 3, PAGES 41 AND 42, OF MISCELLANEOUS MAPS IN THE
OFFICE OF THE COUNTY RECORDER OF ORANGE COUNTY.
FOR CONDOMINIUM PURPOSES

CIVILSCAPES ENGINEERING, INC.  WILLIAM D. ROLPH, PLS 9381

ALLEY (14-FT R/W)
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0 8 16
OWNER/ ENGINEER/ —
BENCHMARK: BASIS OF BEARINGS: SITE ADDRESS:  SUBDIVIDER: SURVEYOR: SCALE ¥ FEET
DESIGNATION: 3K-28A-68 THE BEARINGS SHOWN HEREON ARE BASED ON THE CENTERLINE 306 MARGUERITE AVE BIRE Il LLC CIVILSCAPES ENGINEERING, INC TINCH =8 FEET
BEARING OF MARGUERITE AVENUE BEING N39°38'00°E. NEWPORT BEACH, CA 92625 JOHN DECARRIER MANAGING PARTNER 28052 CAMINO CAPISTRANO, STE 213
DESCRIPTION: DESCRIBED BY OCS 2003 - FOUND 3 3/4" OCS ALUMINUM APN: 052-103-17 7202 W. COLLEGE DR, SUITE B LAGUNA NIGUEL, CA 92677
BENCHMARK DISK STAMPED "3K-28A-68", SET IN THE SOUTHEASTERLY CORNER PALOS HEIGHTS, IL 60463

OF A4 FT.BY 3.5 FT. CONCRETE CATCH BASIN. MONUMENT IS LOCATED IN THE 949.287.3117

NORTHEASTERLY COR’NERVOF THE \NTERSE&T\ON OF BAYSIDE DRIVE AND
CARNATION AVENUE, 19 FT. NORTHERLY OF THE CENTERLINE OF CARNATION
AND 48 FT. EASTERLY OF THE CENTERLINE OF BAYSIDE. MONUMENT IS SET LEVEL
WITH THE SIDEWALK.

E N G I N E E R I N G ELEV = 40.282 FT. (NAVD88), LEVELED 2011
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