CITY OF NEWPORT BEACH

ZONING ADMINISTRATOR STAFF REPORT
July 12, 2018
Agenda Item No. 3

SUBJECT: Taormina Mixed-Use (PA2017-217)
Coastal Development Permit No. CD2017-094

SITE LOCATION: 424 31st Street

APPLICANT: Ball Architecture
OWNER: Vincent C. Taormina
PLANNER: Liz Westmoreland, Assistant Planner

(949) 644-3234, lwestmoreland@newportbeachca.gov

LAND USE AND ZONING

General Plan: MU-H4 (Mixed-Use Horizontal)

Zoning District: MU-CV/15th St (Mixed-Use Cannery Village/15th St)

Coastal Land Use Category: MU-H (Mixed Used Horizontal)

Coastal Zoning District: MU-CV/15" Street (Mixed-Use Cannery Village/15™ Street)

PROJECT SUMMARY

A coastal development permit (CDP) to demolish an existing single-story office building
and construct a three-story, mixed-use development. The proposed structure includes a
745-square-foot commercial space at the ground floor and a 2,378-square-foot, single-
family residential dwelling on the second and third floors. The development also includes
a 400-square-foot, two-car tandem garage for the residential use and three uncovered
parking spaces for the commercial use. The project includes hardscape, landscape, and
subsurface drainage facilities. The design complies with all applicable development
standards and no deviations are requested.

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), because it has no potential to have a significant effect on the environment;
and

3) Adopt Draft Zoning Administrator Resolution No. _ approving Coastal Development
Permit No. CD2017-094 (Attachment No. ZA 1).
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BACKGROUND

The Zoning Administrator approved Minor Site Development Review No. SD2016-008 on
December 15, 2016, for the project, subject to conditions of approval. Subsequent to the
approval of the Minor Site Development Review, the City received permit authority for the
issuance of coastal development permits. As a result, the applicant applied for this CDP
with the City to allow demolition of the existing office building and construction of a new
mixed-use development within the coastal zone. Additional conditions of approval for the
CDP are contained within the attached draft resolution.

DISCUSSION

Land Use and Development Standards

The property is located in the MU-CV/15th Street (Mixed-Use Cannery Village/15th
Street) Coastal Zoning District, which provides for mixed-use development and is
consistent with the City’s Coastal Land Use Plan, General Plan, and Zoning Code.

The property currently consists of one legal lot developed with a single-story office
building. The neighborhood is predominantly developed with one- and two-story,
commercial and mixed-use structures. There are several structures in the immediate
area that are similar in height at two-stories. Additionally, the Cannery Lofts
development consisting of three-story mixed-use buildings is located near the project
to the southeast. The proposed design, bulk, and scale of the development is
consistent with the existing neighborhood pattern of development in the Cannery
Village area.

The project design includes second- and third-floor decks, which serve to set back
the second- and third-floor living areas from the street. These features serve to
remove some of the massing, keeping the project at a pedestrian scale, which will
helps maintain compatibility with the neighborhood.

The project has been designed such that it will be compatible with the scale of
expected future development.

The proposed mixed-use development and accessory structures conform to all
applicable development standards, including floor area limit, setbacks, height, and
off-street parking as evidenced by the project plans and illustrated in Table 1 below.
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Table 1 — Development Standards
Development Standard | Requirement | Proposed
Setbacks (min.)
Front 0 feet 0 feet
Sides 0 feet 0 feet
Rear 10 feet 10 feet
Floor Area Ratio (FAR)
Nonresidential 696 square feet (min) (0.25 FAR) 745 square feet
(0.27 FAR)
1,392.9 square feet (max) (0.5 FAR)
Residential 2,785.8 square feet (max.) 2,778 square feet
(1.0 FAR) (1.0 FAR)
Open Space (min.)
Common 75 square feet per unit 108 square feet
Private 5% of gross area for each unit (139 SF) | 1,191 square feet
Parking (min.)
Residential 2-car garage 2-car garage
Commercial 1/250 of gross commercial floor area | 3 spaces
(3 spaces)
Height (max.)
Flat roof/railing 26 feet ~22.5 feet
Sloped roof 31 feet 31 feet
Hazards

e The development is located on an inland property in a developed area more than
500 feet from the bay. The project site is separated from the bay (the nearest body
of water) by Villa Way, Lafayette Avenue, and a few blocks of mainly mixed use and
commercial uses. The finished floor elevation of the first floor for the proposed
structure is 9.00 feet based on the North American Vertical Datum of 1988
(NAVD88), which complies with the minimum 9.00-foot (NAVD88) elevation standard
for new structures. The identified distances from the coastal hazards areas coupled
with the 9.00-foot (NAVD88) finish floor elevation, will help to ensure the project is
reasonably safe for the economic life of the structure.

e The property is 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. Geotechnical investigations
specifically addressing liquefaction are required to be reviewed and approved prior
to the issuance of a building permit. Permit issuance is also contingent on the
inclusion of design mitigation identified in the investigations. Construction plans are
reviewed for compliance with approved investigations and CBC prior to building
permit issuance.
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Water Quality

The project site is located more than 500 feet from the bay. The project design
addresses water quality with a construction erosion control plan and a post
construction drainage system that includes drainage and percolation features
designed to retain dry weather and minor rain event run-off on-site. Any water not
retained on-site is directed to the City’s storm drain system.

Public Access

The project site is located on the Balboa Peninsula within the Cannery Village area.
The project site is not located between the nearest public road and the sea or
shoreline. The site is developed with a single-story commercial building and private
parking lot. The site does not currently provide any views or access to/along the
shoreline. Vertical access to the bay front is available along 31st Street in front of
the project site. Lateral access along the bay is available via the Rhine.

The project site is not located adjacent to a coastal view road, public viewpoint, public
park or beach, or public accessway, as identified in the Coastal Land Use Plan.
Furthermore, an investigation of the project site and surrounding area did not identify
any other public view or access opportunities on the site. The project site is not
located within the viewshed of distant public viewing areas. The project is located on
an inland lot and will replace an existing nonresidential structure with a new mixed-
use structure (i.e., nonresidential) that complies with all applicable Local Coastal
Program (LCP) development standards and maintains a building envelope consistent
with the existing and anticipated future neighborhood pattern of development.
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.

The project will improve an underutilized property in a predominately mixed-use area,
which will in turn help to enhance the visual quality of the Coastal Zone for visitors
and residents.

The entire frontage of the project site is currently utilized for vehicular access to the
existing parking lot and no street parking is provided. Therefore, construction of the
project would not result in a loss of street parking for public use.

ENVIRONMENTAL REVIEW

This project is exempt from the California Environmental Quality Act (CEQA) pursuant to
Section 15303 under Class 3 (New Construction or Conversion of Small Structures) of
the CEQA Guidelines, California Code of Regulations, Title 14, Chapter 3, because it has
no potential to have a significant effect on the environment.
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The Class 3 exemption applies to the construction of apartments, duplexes, and similar
structures designed for not more than six dwelling units in urbanized areas. The proposed
mixed-use development is consistent with all requirements of the Class 3 exemption, as
it contains one commercial tenant space and one residential unit on an existing
nonresidential site.

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 in accordance with the provisions of Title 21 (Local Coastal
Implementation Plan) of the Newport Beach Municipal Code. Final action taken by the City
may be appealed to the Coastal Commission in compliance with Section 21.64.035 of the
City’s certified LCP and Title 14 California Code of Regulations, Sections 13111 through
13120, and Section 30603 of the Coastal Act. For additional information on filing an appeal,
contact the Planning Division at 949-644-3200.

Prepared by:
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Liz Wéstmoreland, Assistant Planner
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Attachments: ZA 1l Draft Resolution

ZA 2  Vicinity Map
ZA 3  Project Plans
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RESOLUTION NO. ZA2018-###

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH APPROVING COASTAL
DEVELOPMENT PERMIT NO. CD2017-094 TO DEMOLISH AN
EXISTING SINGLE-STORY COMMERCIAL OFFICE BUILDING
AND CONSTRUCT A NEW THREE-STORY MIXED USE
DEVELOPMENT LOCATED AT 424 315t STREET (PA2017-217)

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

SECTI

1.

05-15-2018

ON 1. STATEMENT OF FACTS.

An application was filed by Ball Architecture, with respect to property located at 424 315t
Street, requesting approval of a coastal development permit.

The lot at 424 31st Street is legally described as Lot 19 of Block 331 of Lancasters
Addition.

The applicant proposes to demolish an existing single-story office building and construct a
three-story, mixed-use development. The proposed structure includes 745 square feet of
commercial space at the ground floor and a 2,378-square-foot, single-family residential
unit on the second and third floors. The development also includes a 400-square-foot, two-
car tandem garage for the residential use and three uncovered parking spaces for the
commercial use. The project includes hardscape, landscape, and subsurface drainage
facilities. The design complies with all applicable development standards and no deviations
are requested.

The subject property is designated MU-H4 (Mixed Used Horizontal) by the General Plan
Land Use Element and is located within the MU-CV/15" Street (Mixed-Use Cannery
Village/15" Street) Zoning District.

The subject property is located within the coastal zone. The Coastal Land Use Plan
category is MU-H (Mixed Used Horizontal) and it is located within the MU-CV/15" Street
(Mixed-Use Cannery Village/15" Street) Coastal Zone District.

At a public hearing on December 15, 2016, the Zoning Administrator approved a Minor
Site Development Review No. SD2016-008 for the project.

A public hearing was held on July 12, 2018, in the Corona del Mar Conference Room (Bay
E-1st Floor) at 100 Civic Center Drive, Newport Beach. A notice of time, place and
purpose of the hearing was given in accordance with the Newport Beach Municipal
Code. Evidence, both written and oral, was presented to, and considered by, the Zoning
Administrator at this hearing.
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SECTI

1.

SECTI

ON 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

This project is categorically exempt pursuant to Title 14 of the California Code of
Regulations Section 15303, Article 19 of Chapter 3, Guidelines for Implementation of the
California Environmental Quality Act (CEQA) under Class 3 (New Construction or
Conversion of Small Structures), because it has no potential to have a significant effect
on the environment.

The Class 3 exemption applies to the construction of apartments, duplexes, and similar
structures designed for not more than six dwelling units in urbanized areas. The
proposed mixed-use development is consistent with all requirements of the Class 3
exemption, as it contains one commercial tenant space and one residential unit on an
existing nonresidential site.

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.

ON 3. REQUIRED FINDINGS.

In accordance with Section 21.52.015 (Coastal Development Permits, Findings and Decision)

of the

Newport Beach Municipal Code, the following findings and facts in support of such

findings are set forth:

Finding:

A.

Facts i

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

n Support of Finding:

1.

05-15-2018

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 for residential uses is 2,785.8 square feet (i.e.
floor area ratio [FAR] of 1.0.) The proposed gross floor area for residential use is
2,778 square feet.

b. The minimum gross floor area allowable for nonresidential uses is 696 square feet
(i.e. FAR of 0.25). The maximum gross floor area limitation for commercial is 1,393
(0.5 FAR). The proposed gross floor area of the nonresidential use is 745 square
feet (0.27 FAR).

c. The proposed development provides the minimum required setbacks, which are 0
feet along the front property line abutting 315t Street, 0 feet along each side property
line, and 10 feet along the rear property line abutting the alley.
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05-15-2018

d. The highest guardrail is less than 26 feet from established grade (9.00 feet
NAVD88) and the highest ridge is no more than 31 feet from established grade,
which comply with the maximum height requirements.

e. The project includes a two-car tandem garage for residential use, and three
uncovered guest/commercial parking spaces for the commercial component at a
ratio of one space for every 250 square feet of gross floor area. Therefore, the
project will comply with the minimum parking requirements.

The neighborhood is predominantly developed with one- and two-story, commercial and
mixed-use structures. There are several structures in the immediate area that are similar
in height at two-stories. Additionally, the Cannery Lofts development consisting of three-
story mixed-use buildings is located near the project to the southeast. The proposed
design, bulk, and scale of the development is consistent with the existing neighborhood
pattern of development in the Cannery Village area.

The project design includes second- and third-floor decks, which serve to set back the
second- and third-floor living areas from the street. This feature serves to remove some
of the massing keeping the project at a pedestrian scale, which will helps maintain
compatibility with the neighborhood.

The project has been designed such that it will be compatible with the scale of expected
future development.

The development is located on an inland property in a developed area more than 500
feet from the bay. The project site is separated from the bay (the nearest body of water)
by Villa Way, Lafayette Avenue, and a few blocks of mainly mixed use and commercial
uses. The finished floor elevation of the first floor for the proposed structure is 9.00 feet
based on the North American Vertical Datum of 1988 (NAVD88), which complies with
the minimum 9.00-foot (NAVD88) elevation standard for new structures. The identified
distances from the coastal hazards areas coupled with the 9.00-foot (NAVD88) finish
floor elevation, will help to ensure the project is reasonably safe for the economic life of
the structure.

The property is 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. Geotechnical investigations specifically
addressing liquefaction are required to be reviewed and approved prior to the issuance of
building permits. Permit issuance is also contingent on the inclusion of design mitigation
identified in the investigations. Construction plans are reviewed for compliance with
approved investigations and CBC prior to building permit issuance.

The project site is located more than 500 feet from the bay. The project design addresses
water quality with a construction erosion control plan and a post construction drainage
system that includes drainage and percolation features designed to retain dry weather and
minor rain event run-off on-site. Any water not retained on-site is directed to the City’s
storm drain system.

10
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Proposed landscaping complies with Implementation Plan Section 21.30.075. A
condition of approval is included that requires drought-tolerant species. Prior to issuance
of building permits, the final landscape plans will be reviewed to verify invasive species
are not planted.

Finding:

B.

Conforms with the public access and public recreation policies of Chapter 3 of the
Coastal Act if the project is located between the nearest public road and the sea or
shoreline of any body of water located within the coastal zone.

Fact in Support of Finding:

1.

The project site is located on the Balboa Peninsula within the Cannery Village area. The
project site is not located between the nearest public road and the sea or shoreline. The
site is developed with a single-story commercial building and private parking lot. The site
does not currently provide any views or access to/along the shoreline. Vertical access to
the bay front is available along 31st Street in front of the project site. Lateral access along
the bay is available via the Rhine.

The project site is not located adjacent to a coastal view road, public viewpoint, public park
or beach, or public accessway, as identified in the Coastal Land Use Plan. Furthermore,
an investigation of the project site and surrounding area did not identify any other public
view or access opportunities on the site. The project site is not located within the viewshed
of distant public viewing areas. The project is located on an inland lot and will replace an
existing nonresidential structure with a new mixed-use structure (i.e., nonresidential) that
complies with all applicable Local Coastal Program (LCP) development standards and
maintains a building envelope consistent with the existing and anticipated future
neighborhood pattern of development. 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.

The project will improve an underutilized property in a predominately mixed-use area,
which will in turn help to enhance the visual quality of the Coastal Zone for visitors and
residents.

The entire frontage of the project site is currently utilized for vehicular access to the existing
parking lot and no street parking is provided. Therefore, construction of the project would
not result in a loss of street parking for public use.

SECTION 4. DECISION.

NOW, THEREFORE, BE IT RESOLVED:

1.

05-15-2018

The Zoning Administrator of the City of Newport Beach hereby approves Coastal
Development Permit No. CD2017-217, subject to the conditions set forth in Exhibit “A,”
which is attached hereto and incorporated by reference.
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This action shall become final and effective 14 days following the date this Resolution
was adopted unless within such time an appeal or call for review is filed with the
Community Development Director in accordance with the provisions of Title 21 Local
Coastal Implementation Plan, of the Newport Beach Municipal Code. The project site is
not located within the appeal area of the coastal zone; therefore, final action by the City
may not be appealed to the California Coastal Commission.

PASSED, APPROVED, AND ADOPTED THIS 12™ DAY OF JULY, 2018.

Patrick J. Alford, Zoning Administrator

05-15-2018
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10.

11.

05-15-2018

EXHIBIT “A”
CONDITIONS OF APPROVAL

The development shall be in substantial conformance with the approved site plan, floor
plans and building elevations stamped and dated with the date of this approval (except as
modified by applicable conditions of approval).

No demolition or construction materials, equipment debris, or waste, shall be placed or
stored in a location that would enter sensitive habitat, receiving waters, or a storm drain
or result in impacts to environmentally sensitive habitat areas, streams, the beach,
wetlands or their buffers.

This approval does not authorize any new or existing improvements (including
landscaping) on State tidelands, public beaches, or the public right-of-way.

Best Management Practices (BMP’s) and Good Housekeeping Practices (GHP’s) shall
be implemented prior to and throughout the duration of construction activity as
designated in the Construction Pollution Prevention Plan (CPPP).

The discharge of any hazardous materials into storm sewer systems or receiving waters
shall be prohibited. Machinery and equipment shall be maintained and washed in
confined areas specifically designed to control runoff. A designated fueling and vehicle
maintenance area with appropriate berms and protection to prevent spillage shall be
provided as far away from storm drain systems or receiving waters as possible.

Debris from demolition shall be removed from work areas each day and removed from
the project site within 24 hours of the completion of the project. Stock piles and
construction materials shall be covered, enclosed on all sites, not stored in contact with
the soil, and located as far away as possible from drain inlets and any waterway.

Trash and debris shall be disposed in proper trash and recycling receptacles at the end
of each construction day. Solid waste, including excess concrete, shall be disposed in
adequate disposal facilities at a legal disposal site or recycled at a recycling facility.

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

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

The applicant shall comply with all federal, state, and local laws. Material violation of
any of those laws in connection with the use may be cause for revocation of this Coastal
Development Permit.

This Coastal Development Permit may be modified or revoked by the Zoning

Administrator if determined that the proposed uses or conditions under which it is being
operated or maintained is detrimental to the public health, welfare or materially injurious

1=
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12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

05-15-2018

to property or improvements in the vicinity or if the property is operated or maintained
SO as to constitute a public nuisance.

Prior to the issuance of building permits, the applicant shall submit a final construction
erosion control plan. The plan shall be subject to the review and approval by the Building
Division.

Prior to the issuance of building permits, the applicant shall submit a final drainage and
grading plan. The plan shall be subject to the review and approval by the Building
Division.

Prior to issuance of a building permit, a copy of the Resolution, including conditions of
approval Exhibit “A” shall be incorporated into the Building Division and field sets of
plans.

Prior to issuance of a building permit, the applicant shall submit to the Planning Division
an additional copy of the approved architectural plans for inclusion in the Coastal
Development file. The plans shall be identical to those approved by all City departments
for building permit issuance. The approved copy shall include architectural sheets only
and shall be reduced in size to 11 inches by 17 inches. The plans shall accurately depict
the elements approved by this Coastal Development Permit.

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.

Prior to the issuance of building permit, the applicant shall pay any unpaid administrative
costs associated with the processing of this application to the Planning Division.

Should the property be sold or otherwise come under different ownership, any future
owners or assignees shall be notified of the conditions of this approval by the current
property owner or agent.

This Coastal Development Permit No. CD2017-094 shall expire unless exercised within 24
months from the date of approval as specified in Section 21.54.060 (Time Limits and
Extensions) of the Newport Beach Municipal Code, unless an extension is otherwise
granted.

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

14
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from and against any and all 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 Taormina Mixed Use Development including, but not limited to, Coastal
Development Permit No. CD2017-094 (PA2017-217). This indemnification shall include,
but not be limited to, damages awarded against the City, if any, costs of suit, attorneys'
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 City's costs,
attorneys' fees, and damages, which 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.

15
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VICINITY MAP
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PROJECT DESCRIPTION

architecture
A mixed-use development consisted a 745 square-foot

commercial space at the ground floor and a 2,778 square-foot
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and three uncovered parking spaces for the commercial use.
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Newport Beach, CA 92658
ASSESSOR'S MAP SITE 949-644-9226
OCCUPANCY:
BUILDER
- LGl § ¥ gy a 8 Zone MU-CV/15th
LTI — * = = TO BE DETERMINED
o J e 5‘;: 1st floor occupancy B / type VB

1st floor occupancy U garage / type VB

1st floor occupancy S2 trash storage / type VB
2nd & 3rd floor occupancy R-3 / type VB
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project
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c " | 3! : gﬂ : K : § " j : ﬂ S'J “lo ’ VINCENT C. TAORMINA
NE ™ | CODE UTILIZED: NEWPORT BEACH,
2013 California Building (CBC) CALIFORNIA 92663
Electrical (CBC) 714 743-4608
Energy(T-24-6)
Mechanical (CMC) description
plumbing (CPC) codes,
with local amendments & California Green Code
TITLE SHEET
DISTRICT AREA CANNERY VILLAGE; ZONE MU-CV/15TH;
LOT 19, BLOCK 331, LANCASTER ADDITION TO NEWPORT BEACH; sheet
GENERAL PLAN: MU-H4 G1.00
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100 Civic Center Drive
Newport Beach, California 92660

949 644-3200
newportbeachca.gov/communitydevelopment

VIA EMAIL

December 19, 2016

RESOLUTION NO. ZA2016-068

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH APPROVING MINOR SITE
DEVELOPMENT REVIEW NO. SD2016-008 FOR A MIXED-USE
DEVELOPMENT LOCATED AT 424 31st STREET (PA2016-177)

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

FOLLOWS:

Stephen L. Ball Architect, Inc.
38 N. Stonington
Laguna Beach, CA 92651

Stephen@ballaia.com 1.

Subject:  Site Development Review No. SD2016-008

(PA2016-177)

424 31st Street 2.

Taormina Mixed-Use

Dear Mr. Stephen L. Ball Architect, Inc.,

SECTION 1. STATEMENT OF FACTS.

An application was filed by Stephen L. Ball Architect, Inc. with respect to property located
at 424 31st Street, and legally described as Lot 19 of Block 331 of Lancasters Addition,
requesting approval of a Minor Site Development Review.

The applicant requests a Minor Site Development Review to demolish an existing single-
story office building and construct a three-story, mixed-use development. The proposal
includes 745 square feet of commercial space at the ground floor and a 2,378 square-
foot single-family residential unit on the second and third floors. The development also
includes a 400 square-foot, two-car tandem garage for the residential use and three

Zoning Administrator Resolution No. 068
Page 2 of 10

Zoning Administrator Resolution No. 068
Page 3 of 10

that such applicants should bear the expense of defending against any such judicial
challenge, and bear the responsibility for any costs, attorneys' fees, and damages
which may be awarded to a successful challenger.

SECTION 3. REQUIRED FINDINGS.

Site Development Review

In accordance with Section 20.52.080.F (Findings and Decision) of the Newport Beach
Municipal Code, the following findings and facts in support of such findings are set forth:

Finding:

A.

Allowed within the subject zoning district.

Facts in Support of Finding:

1.

The subject property is located within the MU-CV/15 Street Zoning District, which
allows multi-unit dwelling units, nonresidential uses and/or mixed-use
(commercial/residential) structures; where the ground floor is restricted to
nonresidential uses along the street frontage. Residential uses and overnight

Facts in Support of Finding:

1.

The Land Use Element of the General Plan designates the subject property as Mixed
Use Horizontal 4 (MU-H4), which is intended to provide for multi-family residential,
general or neighborhood commercial, and/or mixed-use structure; where the ground
floor shall be restricted to nonresidential uses along the street frontage and the rear
and upper floor uses for residential, including senior residential units and overnight
accommodations. Mixed-use or commercial buildings shall be required on parcels at
street intersections. The mixed-use development shall have floor area to land area
(FAR) ratio of 1.5; where a minimum FAR ratio of 0.25 and maximum 0.5 shall be used
for retail uses and a maximum of 1.0 for residential. The proposed development is
consistent with the General Plan designation in that:

a. The proposed development is designed as a mixed-use structure where there is
no internal connection or access provided between the nonresidential use on
the ground floor and residential use area on floors above.

b. The proposed development has 0.27 FAR for commercial uses; and 1.00 FAR
for residential uses totaling 1.27 FAR for a mixed-use development consistent
with the MU-H4 land use category.

Zoning Administrator Resolution No. 068
Page 4 of 10

for the commercial component at a ratio of one space for every 250 square feet
of gross floor area.

The proposed site layout provides efficient vehicular access from 31 Street and an
existing alleyway by providing direct vehicular access from the alley and the street.
Adequate pedestrian access and path of travel to the building will be provided from the
street and alleyway. The existing street driveway will be repositioned slightly with no
loss of street parking spaces. The Public Works Department has reviewed and
approved the site plan, proposed improvements including the repositioned driveway
from 31%! Street, and parking configuration subject to the conditions of approval.

The subject property is not located at or near a public view point or corridor as
identified in the General Plan Figure NR3 (Coastal Views); and therefore, is in
compliance with Section 20.30.100 (Public View Protections).

Finding:

C.

Not detrimental to the harmonious and orderly growth of the City, or endanger,
jeopardize, or otherwise constitute a hazard to the public convenience, health, interest,
safety, or general welfare of persons residing or working in the neighborhood of the
proposed development.

Facts in Support of Finding:

1.

The proposed development complies with all Building, Public Works, and Fire Codes.
The project complies with all City ordinances and conditions of approval. Verification is
ensured through the review of construction plans prior to the issuance of building
permits and the construction/inspection process.

It was a pleasure working with you on the above referenced application. Please be uncovered parking spaces for the commercial use. accommodations are allowed above the ground floor and to the rear of uses alongthe 2. The proposed development complies with the MU-CV/15 Street Zoning District 2 The project has been conditioned to ensure that potential conflicts with surrounding
advised that the subject application was approved by the Zoning Administrator on , . - . . street frontage. Mixed uses or nonresidential structures are required on lots at street development standards of FAR, building setbacks, public and private open spaces, land uses are minimized to the extent possible to maintain a healthy environment for
December 15, 2-016 gnd effectlve on De_c_embt_ar 29, 2016. A copy of the 3. The subject proper-ty IS I_ocgted within the MU-CV/15 Street (Mixed-Use Cannery Vlll_age intersections. The proposed development is a mixed-use development with building height, and parking in that: both businesses and residents.
approved resolution with findings and conditions is attached. If you have any and 15 Street) Zoning District and the General Plan Land Use Element category is Mixed commercial use on the ground floor, residential use on the second and third floors, and
questions, please do not hesitate to contact me directly. Thank you and | look Use Horizontal 4 (MU-H4). is allowed within the subject-zoning district. a.  The proposed development has 0.27 floor area ratio (FAR) for commercial use 3. The proposed project includes two enclosed parking spaces for the residential unit and
forward to working with you again in the future. s The subiect < located within th tal The Coastal Land Use Pl and 1.00 FAR for residential use. The commercial FAR meets the minimum three open parking spaces for the nonresidential use, which comply with the parking
. e subject property is located within the coastal zone. The Coastal Land Use Plan  Finging; 0.25 FAR and is less than the maximum 0.50 FAR. The residential FAR. requirements for mixed-use, pursuant to the Municipal Code Section 20.40.040 (Off-
category is MU-H (Mixed Use Horizontal). Together, the proposed project has 1.27 FAR for mixed-use development Street Parki
Sj | . . ) S - . ; - - reet Parking).
Incerely, 5 A oublic hear held D ber 15. 2016. in the G del Mar Conf B. In compliance with all of the applicable criteria identified subsection
/ . public heanng was held on Lecember 19, » In the Lorona del Mar Lonierence [20.52.080](C)(2)(c): b.  The proposed development complies with the required setbacks of 0 feet for the 4. The i ian i ini ' i
) } - . . ; - . proposed project design includes more than the minimum required private
/ ‘ v7< Rloom (Bgy E-1st Floi?[r)] at 100,[.0“"0 Center Drive, Ne[\;vport B‘?;‘C?r'] ANnotlce rtOthlmel'; - - - - _ front, 10 feet for the rear and 0 feet for each side. open spaces for the residential unit as required by the MU-CV/15 Street Zoning
h{; e U : place and purpose ol the meeling was given In accordance with the Newporl beac a. Compliance with this Section, the General Plan, the Zoning Code, any District Mixed-Use zoning district.
As‘tociate Plgnner (/ Municipal Code. Evidence, both written and oral, was presented to, and considered by, applicable specific plan, and other applicable criteria and policies related to the c. The proposed development consists of a 3-story building at 31 feet in height - N _
v the Zoning Administrator at this meeting. use or structure; which is in compliance with the 26/31 height allowance. Zoning Administrator Resolution No. 068
b.  The efficient arrangement of structures on the site and the harmonious Page 5 of 10
JCiru SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. relationship of the structures to one another and to other adjacent development; d. The proposed development provides a total of 108 square feet of common open
. . . . and whether the relationship is based on standards of good design; space, where a minimum of 75 square feet is required for each residential unit;
Attachment 1. The project is categorically exempt under Section 15303 of the State CEQA (California C. The compatibility in terms of bulk, scale, and aesthetic treatment of structures and a total of 1,598 square feet of private open space where a minimum of 139  SECTION 4. DECISION.
Environmental Quality Act) Guidelines — Classes 3 (New Construction or Conversion on the site and adjacent developments and public areas; square feet (5% of gross floor area) is required for each residential unit.
qf S_mall Structures)._ The Class 3 exemptloq applle-s to qpa_rtments,_duplexes, and d. The adequacy, efficiency, and safety of pedestrian and vehicular access, NOW, THEREFORE, BE IT RESOLVED:
similar structures designed for not more than six dwelling units in urbanized areas. The including drive aisles, driveways, and parking and loading spaces; e. A total of five parking spaces are provided. Two spaces would be within a 400 - . _ _ -
proposed construction of a mixed-use development is consistent with all requirements e.  The adequacy and efficiency of landscaping and open space areas and the use square-foot tandem garage accessed from the alley. Three uncovered parking  :0220'The Zoning Administrator of the City of Newport Beach hereby approves Minor Site
of the Class 3 exemption. of water efficient plant and irrigation materials; and spaces will also be provided, two accessed from the alley and one disabled Development Review No. SD2016-008, subject to the conditions set forth in Exhibit A,
) The Zoning Administrator finds that judicial challenges to the City's CEQA f. The protection of significant views from public right(s)-of-way and compliance parking space would be accessed from 31" Street. Parking for the proposed which is attached hereto and incorporated by reference.
. N ’ ; ) with Section 20.30.100 (Public View Protections). development complies with the parking requirements of two enclosed parking
determinations and approvals of land use projects are costlslf and time consuming. In spaces for the single-residential unit and three guest/customer parking spaces 2. This action shall become final and effective 14 days following the date this Resolution
addition, project opponents often seek an award of attorneys' fees in such challenges. was adopted unless within such time an appeal or call for review is filed with the
As project applicants are the primary beneficiaries of such approvals, it is appropriate Community Development Director in accordance with the provisions of Title 20
Planning and Zoning, of the Newport Beach Municipal Code.
10-02-2015 10-02-2015 g g P P
Co Devel De
Patrick Alford, Zoning Administrator
Zoning Administrator Resolution No. 068 Zoning Administrator Resolution No. 068 Zoning Administrator Resolution No. 068 Zoning Administrator Resolution No. 068 Zoning Administrator Resolution No. 068
Page 6 of 10 Page 7 of 10 Page 8 of 10 Page 9 of 10 Page 10 of 10
EXHIBIT “A” 12.  Prior to issuance of building permits, the applicant shall submit to the Planning Division Between the hours of 7:00AM | Between the hours of
an additional copy of the approved architectural plans for inclusion in the Site and 10:00PM 10:00PM and 7:00AM Fire Department Conditions 29. Prior to issuance of grading permits, the applicant shall prepare and submit a Water
i i i i Location Interior Exterior Interior Exterior i i i
CONDITIONS OF APPROVAL Development Review file. The plans shall be identical to those approved by all City a1on. Quality Management Plan (WQMP) for the proposed project, subject to the approval of
departments for building permit issuance. The approved copy shall include Residential Property | 45dBA 55dBA 40dBA 50dBA 25. As per California Fire Code Section 903.2.8, an automatic fire sprinkler system the Building Division, Code and Water Quality Enforcement Division. The WQMP shall
(Project-specific conditions are in italics) architectural sheets only and shall be reduced in size to 11 inches by 17 inches. The ?gg‘?e’:t'? Property _'?Cated rtW'th'” 45dBA 60dBA 45dBA 50dBA installed in accordance with Section 903.3 shall be provided throughout all buildings provide appropriate Best Management Practices (BMPs) to ensure that no violations of
plans shall accurately depict the elements approved by this Site Development Review Mixeji:e i;‘;’;’:yerc'a property YT YN ETTTY YT Y ETITTY with a Group R fire area. water quality standards or waste discharge requirements occur.
PLANNING ighli ily di i
?)Pl'?ers Zféktg?shg?tﬂ:zep;ﬂwed clements such hat they are readlly discerniole from Commercial Property Ak 65dBA N/A 60dBA Building Division Conditions 30. Prior to the issuance of grading permits, a Hydrology Plan shall be submitted for the

1. The development shall be in substantial conformance with the approved site plan, floor _ - _ review and approval by the Building Division.
plans and building elevations stamped and dated with the date of this approval. (Except 13.  prior to issuance of building permits, approval from the California Coastal Commission 19-  Should the property be sold or otherwise come under different ownership, any future 55 The applicant is required to obtain all applicable permits from the City’s Building Division
as modified by applicable conditions of approval.) (CCC) shall be required: however, when the City of Newport has a fully certified Local owners or assignees shall be notified of the conditions of this approval by either the and Fire Department. The construction plans must comply with the most recent, City- Public Works Conditions

_ _ _ _ _ . Coastal Program (LCP) and has the authority to issue coastal development permits current business owner, property owner or the leasing agent. adopted version of the California Building Code. The construction plans must meet all

2. Minor Site Development Review No. SD2016-008 shall expire unless exercised within 24 (CDP), approval by the City of Newport Beach shall be required. A copy of the CDP or 0 o 4 i o pivibie s cboi oo itk Section 10.28.040 of the Newoort Beach applicable State Disabilities Access requirements. Approval from the Orange County 31.  All improvements shall be constructed as required by Ordinance and the Public Works

gonfgstrO{n‘ rhlecdzre oflapprova;ras s_peC_fffetc;, visn grar r2g'91'050 o1 the Newpert City approval shall be incorporated into the final approved plans | Municipal Code, which restricts hF()Jl).l’rs of noise generétinlg construction agivities that Health Department is required prior to the issuance of a building permit Department.
each Municipal Code, unless an extension is otherwise granted. oae, oise- _
) ) o ) ) 14.  Prior to the issuance of building permits, the applicant shall submit a landscape and glr%c;ucea:gls;otg gﬂweae: q tl'égogourrsn Ofog'ogaa' :Qa ansxloeii.s:i? ghn;};tmoniiﬁstt?ﬂzgg: 27. The applicant shall employ the following best available control measures (‘BACMs”)to 32.  An encroachment permit shall be required for all work activities within the public right-

3. The development shall consist of a 3-story, single building at 31 feet in height, and a FAR irrigation plan prepared by a licensed landscape architect for the entire development. activiges are ot allowed on Sunda ps' or Holidavs y- 9 g reduce construction-related air quality impacts: of-way.
of 1.27 (745 square feet for commercial and 2,378 square feet for residential): These landscape plans shall incorporate drought tolerant plantings and water efficient y ys.

4. A total of five parking spaces which consisted of a two-car tandem garage and three migation practices, and the plans shal be approved by the Planning Bivision. 21. Al trash shall be stored within the designated areas as approved by Community Dus.t Conta}ater all active construction areas at least twice daily. % I&Zrﬁaggcgg:nsazaéhb;;?rgg SCIE:E,fgL’:tZer ;i%ogist:};l:\?;ll?(na?;rfget;: lg{:gtgsti:ggteg:dngfr?;
uncovered parking spaces shall be provided and maintained at all time. 15.  All landscape materials and irrigation systems shall be maintained in accordance with Efﬁ;ﬁ]%?;gggtfgepﬁggwsgy?gfu::f;gﬁi;;o%::‘i\?;;f heighboring properties, except . Cover all haul trucks or maintain at least two feet of freeboard. existing broken and/or otherwise damaged concrete panels in the alley.

the approved landscape plan. All landscaped areas shall be maintained in a health : . Pave or apply water four times daily to all unpaved parking or staging areas.
5. The applicant shall prepare a written disclosure statement prior to sale, lease, or rental of and gfowing conditioﬁ al:wd shall receivg regular pruning, fertilizing, mowing ang . . . Sweep orﬁfgsh any site access po};nts withir? two hgurs o?any vigiblge dirt deposits 34.  All existing overhead utilities serving the project site shall be undergrounded.
a residential unit in the proposed mixed-use development consistent with Section trimming. All landscaped areas shall be kept free of weeds and debris. All irrigation 22.  The applicant shall ensure that the trash dumpsters and/or receptacles are maintained on any public roadway
20.48.130.H (Notification to Owners and Tenants) of the Municipal Code. systems.shall be kept operable, including adjustments, replacements . repairs, and to control odors. This may include the provision of either fully self-contained dumpsters . Cover or water twice .daily any on-site stockpiles of debris, dirt or other dusty 35. The residential unit and commercial component shall be served by separate water
cleaning as part of regular mainténance. ’ ’ ’ or prmd'c stegm cleanlng of the dumpsters, if deemed necessary by_ the Plapnlng material. ’ . services/meters and sewer laterals/cleanouts. Each water meter and sewer cleanout

6.  The applicant shall record a deed notification with the County Recorders Office, the form Division. Cleaning and maintenance of trash dumpsters shall be done in compliance . Suspend all operations on any unpaved surface if winds exceed 25 mph shall be installed with a traffic-grade box and cover
and content of which shall be satisfactory to the City Attorney for a residential unitin a 1§, The site shall not be excessively illuminated based on the luminance with the provisions of Title 14, including all future amendments (including Water Emissions ) '
mixed use project consistent with Section 20.48.130. | (Deed Notification). " recommendations of the llluminating Engineering Society of North America, or, if in the Quality related requirements). . Require 90-day low-NOx tune-ups for off road equipment. 36. Additional reconstruction within the public right-of-way shall be required at the

o ) ) S ) opinion of the Director of Community Development, the illumination creates an 23 Storage outside of the building. in the front. side or at the rear of the oroperty shall be . Limit allowable idling to 30 minutes for trucks and heavy equipment discretion of the Public Works Inspector if it is determined that damage has been done
£ The finished first floor elevation for interior living areas (commercial area on the ground unacceptable negative impact on surrounding land uses or environmental resources. “* rohit?ite g 9, ’ property Off-Site Impacts to public improvements surrounding the development site by the private construction.
floor{ Sh‘?”_ be raised to a’; 'egséﬁ-oo (NAVD 88) as the proposed development is located The Director may order the dimming of light sources or other remediation upon finding P ' . Encourage carpooling for construction workers.
in a low-lying area prone to flooding. o velv illumi . imi 3 i isti - i -165-
that the site is excessively illuminated. 24.  To the fullest extent permitted by law, applicant shall indemnify, defend and hold : IISI;?E Eor:]z t(;h);ggsvgi %?ez%?‘:‘ttrfvﬁ:egigggzays 37. The existing driveway shall be removed per City Standard STD-165-L.

8.  The project is subject to all applicable City ordinances, policies, and standards, unless 17 Prior to the issuance of a building permit, the applicant shall pay any unpaid gﬁgnfsesn?slt%’rgfncg dCc;ur;ci::gtltsaaoaI;ir;s dagﬁ Oggméssggr%aﬁgg'alséﬁ fgﬁrss erggrlrc:;egg, . Wet down or cover dirt hauled off-site. 38. A new driveway approach shall be constructed per City Standard STD-162-L and there

specifically waived or modified by the conditions of approval. gdministrative costs associated with the processing of this application to the Planning actionsg causes of actiongsuits Iosies judgments fines penal”[ies I%bilitieé oosts%noi . gweep access point? daily. "y  traffic b shall be no loss of on-street parking spaces.
) ) S ivision. » X e ’ s o o : ’ . ncourage receipt of materials during non-peak traffic hours.

9. The applicant shall comply with all federal, state, and local laws. Material violation of expenses (including without limitation, attomey’s fees, disbursements and court costs) of . Sandbag construction sites for erosion control. 39. The applicant shall provide a 4-foot ADA-compliant pedestrian path around the
any of those laws in connection with the use may be cause for revocation of this Use 18 All noise generated by the proposed development shall comply with the provisions of every kind and nature whatsoever which may arise from or in any manner relate (directly Fill Placement proposed new driveway approach. This shall require a pedestrian easement within
Permit. . Chapter 10.26 and other applicable noise control requirements of the Newport Beach or indirectly) to City's approval of Taormina Mixed-Use Development including, but not . The number and type of equipment for dirt pushing will be limited on any day to private property to be granted to thé City of Newport Beach

) ) o o o Municipal 6ode. The maximum noise shall be limited to no more than depicted below thitﬁgttgeS|i;[:1igzvgoggfqgt zse\g\.evgrggd ?‘D:i?;tﬁ;ggaégisﬁiggemcrgf;?:g?g;?ag&gg‘fesi ensure that SCAQMD significance thresholds are not exceeded. .

10. ﬁwr;ya?;frgggc;npE:?\esragr?gl?Irgzta:irraecger?zt:gz’n gﬁ’:&sgnﬂ:ins Egﬁg-g;;ﬁ;iggﬁf'g‘;ﬁgm g’r for the specified time periods unless the ambient noise level is higher: fees. and other ex;;enses gincurre 4 in co?mection with such yé:laim action ’causesyof . Maintain and utilize a continuous water application system during earth 40.  The proposed project shall be designed to comply with the City sight distance standard

the processing of a hew Site Development Review. actiop, guit or proceeding- whether incqrred by ap_plicant, _City, an(_:llor the partigs initiating ggcz"i:ﬁggﬁ nguf_f(:ggagg: tosﬁgggret: :gﬁg?;g;f;:gnmogtﬁee C;ggigég:ﬁ?; STD-110-L.
or bringing such proceeding. The applicant shall indemnify the City for all of City's costs, engineer ’ 41 The rear alley setback shall be clear of all aboveground improvements

11. A copy of the Resolution, including conditions of approval Exhibit “A” shall be attomeys’ fees, and damages which City incurs in enforcing the indemnification ' ' '
incorporated into the Building Division and field sets of plans prior to issuance of provisions set forth in this condition. The applicant shall pay to the City upondemand any o .- 40 the issuance of grading permits, a Geotechnical Report shall be submitted for
building permits. am%qtpt owed to the City pursuant to the indemnification requirements prescribed in this : the review and approval by the Building bivi sion.

condition.
10-02-2015 10-02-2015 10-02-2015 10-02-2015 10-02-2015
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BUILDING DEPARTMENT COMMENTS: : ; - ; ACCESSIBLE PARKING SIGN INSTALLED AT EACH SPACE i . : |
1. Prior to performing any work in the City right-of-way an encroachment permit Advisory 118-404.2.4.3 Recessed doors and gales. A door can be recessed due to ST;IE:EEIDE.E.E RRNgUEARTES SEoBS N BB BN e s N B i BT o s ey - . EI_E"'U" D:IS-T |:: } SLD PE Ball
PATH-0 CORNER ELEV. 6.90

must be obtained from the Public Works Department. wall thickness or hecause of the placement of casework and other fiked elements
adjacent to the doarway. This pravision must he applied wherever doars are recessed. [l

T18-502.3.3 Marking. Access aisles shall be marked with a Biue painted Dordering around thel

PUBLIC WO RK_S DE_PARTM ENT COMMENTS: . _ perimeter. The area within the blve borderlings shall be marked with hatc hed [ines & maximum of 36 o g E E 3 E Dgﬂ."'l architectu re
1. Show the entire driveway approach on the plans. The entire driveway, TR RN 3 ches (314 m on center in a colbr contrasting wih that of the alske suface, preferably bive or F REFLECFORIZED ACCESSIBLE SPACESNOT | Th4E ADDITIONAL * TOW-AWAY" SIGN - . o
including the sloped portion of the driveway shall be located within the projection ! i ' white. The words "NO PARKING" shall be painted on the surface within each access alske in white WITH MINIMUM AREA PLACARDS OR SPECIAL | SHALLBEf7-MN. X 22 MIN.
of the side property line. - : : . FITTTTTTTT STy 18 min at interrior | @ : ietters a minimum of 12 Inches (305 mm) In height and located to be wisibie from the acfiacent o PARKING ‘PERSONS wimH DisBLIES | HEIGHT OF 17 PATH-1 FROPERTY LINE 6.95 www.ballarchitecture.com
2. The project shall provide a minimum 4 foot wide ADA compliant pedestrian g e ! T vehic Liar way. ACcess aisie markings may extand beyond the Fuinirmum required landgth. ONLY WILL BE TOWED AWAYAT | .o vehicles may be
path around the driveway approach. a pedestrian easement shall also be ! : : £15 i i TOWED VEHICLES MAYBE | reclaimed by telephoning the 22 00 2 08
granted to the City. " ! /1 24 min at exterior g ! ! w2y b RECLAIMED AT Police Dept. (949) 644-3681." : -
iti - el fHE S oA BiD i | f OR BY TELEPHONING
Conditons: . 23 T = v | —— . PATH-2  START OF FIRT RAMP 7.41
3. Each unit shall be served by separate water and sewer services. g | B ol B l | — R N AT : T . | \ '
4. All improvements shall be constructed as required by Ordinance and the i N 8 il D -a0c.0.0 Warking. 1 he reguirement that ihe haiching e loading an L B B e 14.00 8 33 issue
Public Works Department i ' i X >8 unloading access qisle be a suitahle contrasting color to the parking space is intended to WHERE APPLIES : by ]
5 31st Street is on the Cify's Street-cut moratorium list, Trenching/damage to | \ | % 203 I"x enszure that the hatching is visually distinct from the background to which it is applied, and | ore: siens Locarep wym SITE DEV. REVIEW 7-31-15
said street will require extensive street repair. Contact Public Works for repair * ‘ """"""" M " N Uihs tahnanoiE Rasliy sEen R DL is Oetintaly Res etz ad os o D palkile aies = A", OR ABOVE GROUND SURFACE. PATH-3 TOP OF FIRST RAMP 8.58 SITE DEV. REVIEW 10-03-16
requirements e this difference in contrast assists drivers by providing a conspicuous visusl deterrent to 3| SIGNS MAY ALSO BE PERMANENTLY
Rgconstruct all broken/damaged panels within the alley along the project alley (@) et b SR B A A T S OO T PAGPAGE. : 4 .46 2.08% ZONING APPROVED  12-15-16
. pull side (0) B ' y .
frontage per Clty Standard. : ; : ! - ] GROUND SURFACE FINISH LINE
; . push side Asphalt is often the parking surface material used at accessible parking spaces. Asphalt PLAN CHECK 12-22-16
gérR(ezﬁ?/nSSgLrjw%tatrze sidewalk, curb and gutter along the entire 31st Street frontage is generally considered to he fairly dark in appearance. In order to provide a sutahle };Ln‘ﬁ FJATH"':I' START DF SE{:G ND H—"E"'MP EET PG 2 06-05.18
o " . . contrasting color at the hatched area of the loading and unloading access aisle, a light '.;..";é i el
é'tplg‘%c] eﬁlstggs_?_gv?\év;{p_?_LClty Standaard ST[’z-1hG5IIIE) I%Sta.” ne\cllvtdrlvewaly per . et 7 " color hatohing should bhe used at locations where asphalt is the parking surface material, 394 5-33 -"IlliiI COASTAL 07-15-18
!tK thanC'?r o d t -L. te %FO%OS?I_DPHJS?_ shall be designed to comply j @ : Although white paint is preferred {and traditionally the color most often used), s use is
wi e Lity sight distance stanaar -Hu-L. 12min_ ! e not mandatory under the Calffornia Building Code (CBC). FJATH'E TDP DF EEEDHD HJ&I-MFJ QDD
306 - I e 36" MIN
i | Ea - -
X > B 2 i - b In order tp pru_:wide a_suitable I:Dn’_[raat at the ha_tched area of the Iu_ading and unluading _ _ El:]ﬂ D_DD":'I;"“
s . i ! access aisle in locations where light concrete is used as the parking surface material i
o 1 | isuch as at concrete parking garages), a dark colar hatching shaould he used. Although i
" h""“"". * blue paint is preferred, its use is not mandatory under the California Building Code PATH-6 ENTRY 9.00
|II (cBC).

ADA PATH CALCULATION

36" MIN

b - -~

(c) -
push side, door pravided with < identificatior Table 778-208.2 Parking Spaces
both closer and latch sign Li
Figure 778-404.2.4.3 s ::?:;55 Total Number of Parking Spaces Minimum Number of Required
Maneuvering Clearances at Recessed Doors and G ates international _ | Provided in Parking Facility Accessible Parking Spaces
symbol of — biue border ' 1to25 1
TI8-104.2.4.4 Floor or ground surface. Floor or ground sutfac e within required maneuyering accessibility L 5 :
. - - . ; ?_ afc‘ﬁﬂd Ir.fFI'E'E As a covered entity und;_ar Title Il of the Americans wi_th Disabilities Act.l the City of .L.D.E' Angeles does not discriminate on the basis of disability and, upon request, will provide
ElEEIFEIr'IEES Sha” C':lmpllj" Wlth SECEJC'” 115'3']2 Chan gES In IE"."EI are nDt pEFmﬁtEd fgﬁ;r?meib E! 35. I'ﬂ'l:hes reasonable accommodation to ensure equal access to its programs, services and activities. eXpireS.' 4_30_2019
: mm} ny
Exceptions: 36 inches ii:ﬂ?ﬂ’; E” Signs & Identifications
: (914 mm) min —, 1. when signs identify permanent rooms and spaces of a building or site, they shall comply with CBC 11B-703.1; 11B-703.2; 11B-703.3 and 11B-703.5. Where pictograms are provided, it shall comply with section 11B-703.6 and shall have text
1. Slopes not steeperthan 1:48 shall be permitted. 7 descriptions complying wiht sections 11B-703.2 & 11B-703.5. (11B-216.2)
, : : _ .-FE » ;rt.E 2. All building entrances that are accessible to and usably by persons with disabilities and at eery major junction along or leading to an accessible route of travel shall be identified with a sign displaying the International Symbol of Accessibility
4. Changes in level & thresholds complying with Section 118-404.2.5 shall be \r{aﬁﬁ 55, compluing with section 11b-703.7.2.1 and with additional directional signs complying with section 11B-703.5, as required, at junction when the accessible route diverges from the regular circular path. (11B-216.6)
permitted. o 3. Provide tactile exit signage and identify locations on floor plan. Include sign elevation and typical signage text per CBC 1011.4 at doors to exit passageways, exit discharge and exit stairways shall comply with sections 11B-703.1; 11B-703.2; 11B-
_ _ _ _ b ; 703.3 and 11B-703.5. (11B-216.4.1)

TIB-404.2.5 Thresholds. Thresholds, if provided at doarways, shall be s inch (127 mm) high (&) : wiale lellaring, 4. Signs required by section 1007.10 to provide directions to accessible means of egress shall comply with section 11B-703.5. (11B-216.4.3)

maximum. Raised thresholds and changesin level at doorways shall comply with Sections §78-302 perpendicular parking 12 inches .

and 118-303. CHEEamm Accessibility Ramp

height 5. Ramp surfaces shall be stable, firm & slip resistant and shall comply with section 11B-302.
6. the maximum slope of a ramp that serves any exit way, provides access for persons with disabilities, or is in the path of travel shall be 1" rise in 12" of horizontal run. Cross slope of ramp runs shall not be steeper than 1:48. (11B-405.2 &
11B405.5)
Ewcerpted from: Title 24, Part2 —— Effecthve date: July 1,2015 ccerpted from: Title 24, Part2 s oion Effectire date: July 1, 2015 7. Intermediate landings shall be provided at intervals not exceeding 30" of vertical rise and at each change of directin in excess of 30 degrees. (11B-405.6 & 11B-405.7.4)

8. Ramp runs shall have handrails complying with section 11B-505. Handrails are required on ramps that provide access if the ramp slope exceeds 1" rise in 20" of horizontal run, except that at exterior door landings, handrails are not required on
ramps less than 6" rise or 72" in length. (11B-402.2 & 11B405.8)

9. Handrails shall be placed on each side of each ramp and shall be continuous the full length of the ramp, shall be 34" to 38" above the ramp surface, shall extend horizontally above the landing for 12" min beyond the top and the bottom of ramp
run. Extensions shall return to a wall, guard or the landing surface or shall be continuous to the handrail of an adjacent ramp run (11B-505.10.1 & figure 11b-505.10.1)

10. Handrail gripping surfaces with a circular cross section shall have an outside diameter of 1 1/4" minimum and 2" maximum. Non-circular cross sections shall have a perimeter dimensions of 4" minimum and 6 1/4" maximum, and a cross section
of 2 1/4" maximum. (11B-505.7 & figure 11B-505.7.2). Gripping surfaces (top and sides) shall be continuous along their length and shall be uninterrupted by newel posts, other construction elements, or obstructions. Bottom of gripping surfaces shall
not be obstructed for more than 20% of their length. Any wall or other surface adjacent to the handrail; shall be free of sharp or abrasive elements and shall have rounded edges (11B-505.8).

11. Handrail projecting from a wall shall have a space of 1 1/2" ebtween the wall and the handrail. (11B-505.8)/

12. Edge protection shall be provided on each side of the ramp run and at each side of the ramp landing. Where the ramp surface is not bounded by a wall, the ramp shall have a curb at minimum of 2" in height or a barrier that prevents the passage
of a 4" diameter sphere within 4" of the finish floor (11B-405.9.2).

Toilet rooms:

13. Unisex toilet and bathing facilities hall be identified by a circle 1/4" thick, 12" in diameter, with a 1/4" thick triangle with vertex pointing upward superimposed on the circle and within the 12" diameter. The triangle symbol shall constrast with the
circle symbol, either light on a dark background or dark on a light background. The circle symbol shall contrast with the door, either light on a dark background or dark on a light background (11B-703.7.2.6.3).

14. Toilet rooms shall comply with section 11B-603. (11B-213.2). Turning space of 60" min shall be provided within the room (11B-603.2.1). Turning space shall be permitted to include knee & toe clearance complying with section 11B-306. Door
shall not swing into the 30"x48" clear floor space or clearance required for any fixture.
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MIXED USE CALCULATIONS:
www.ballarchitecture.com
GENERAL DATA:
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[ // MINIMUM FLOOR ELEVATION 9.00' SITE DEV. REVIEW 7-31-15
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::i 4/_| 10 X 5| On = 1-, //// /////*T T PLAN CHECK 12-22-16
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NOTES:
PLANNING DEPARTMENT
1. Height certification is required. architecture

BUlLDlNG DEPARTMENT www.ballarchitecture.com
1. Building shall be built as Type-VA for one hour construction. Exterior walls of fwellings, guesthouses, garages,
carports closer than 3' and 10; for commercial to the property line shall be 1-hour fire resistance-rated
construction. Table R302.1(1) and R302.1(2).

2. fire sprinklers are required and must comply with NFPA 13. issue

3. Occupancy separation is required between elevator, garage, and hallway. SITE DEV. REVIEW 7-31-15

4. Occupancy separation is required between R & B occupancies. This includes exit path of travel for R SITE DEV. REVIEW 10-03-16
occupancy to a yard, court, or public way. JONING APPROVED 121516

5. Occupancy separation is required between R path of travel and carport.

6. Roof overhangs shall be 5' from the property line. PLAN CHECK 12-22-16

7. Roofing shall be class A. PC 2 06-05-18

8. A geotechnical report is required for permit. COASTAL 07-15-18

9. Fire rated wall adjacent to property lines are required.

10. Parapets adjacent to property lines are required.

11. Open trash bin beneath stair shall be of minimum 1 hour construction and fire sprinkler equipped.

12. Surfaces shall be level with a slpe not steeper than 1:48. Changes in level are not permitted except at
thresholds. Opening floor shall not allow passage of sphere more than 1/2" diameter. (11B302.2)
(11B-404.2.4 4).

13. Deck covering shall be class A.

FIRE DEPARTMENT

Conditions ;

1. As per California Fire Code Section 903.2.8 an automatic sprinkler system installed in accordance with Section
903.3 shall be provided throughout all buildings with a Group R fire area. Where a different occupancy is located
in a building with a residential occupancy, the provisions of this section still apply and the entire building is
required to be provided with an automatic sprinkler system regardless of the type of mixed-use condition
considered. This is consistent with the mixed-use provisions in Chapter 5. (As per the IBC Code and expires: 4-30-2019
Commentary).

2. The structure will need to meet Fire Flow requirements which can be determined and referenced through the
NBFD Guideline B.OI Determination of Required Fire Flow. C.F.C. Sec. 507.1.

3. Afire hydrant must be located with 400 feet of all portions of the structure measured by an approved route
around the exterior of the structure. C.F.C. Sec. 507.5.1.

4. Smoke alarms will be required in the R occupancy and must be installed as per California Fire Code Section
907.2.11.2 outside of each separate sleeping area in the immediate vicinity of bedrooms and in each room used
for sleeping purposes.

. Required vertical and horizontal occupancy separations must be met as per C.B.C. Sec. 508.4 4.

. Open dumpster beneath enclosed stair shall be provided with minimum 1 hour fire rated construction and
provided with fire sprinkler protection.

7. Newly constructed Group R occupancies located in a building consisting a fuel burning appliance or attached
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» ‘5~° ) - - L wyww.ballarchitecture.com
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EAVE FLASHING TYPE DETAIL NO. Ba u
14 :12 114 :12 a
STANDARD TRIM WSD-ST5 @ wcor Frrons Roor e s | @ = (‘é .
w STANDARD TRIM WSD-ST6 | | arChlteCtu re
2 S R STANDARD TRIM WSD-ST/ = | —@®
o w STANDARD TRIM WSD-ST8 — ROOF ELEVATION www.ballarchitecture.com
™ = EAVE WSD-E1 : .
MINI EAVE WSD-ME2 j@ — ; 13433
EAVE PRE-HUNG GUTTER WSD—-EGT % { mil
EAVE POST-HUNG GUTTER WSD—-EG2 =
SLOPE SLOPE PRE-HUNG GUTTER SPLICE WSD-EG3 it — issue
EAVE EAVE 2 EAVE GABLE FLASHING WSD-GF 1 e E—— ] i n o
2 MINI—GABLE FLASHING WSD-MGF2 0 =IO < SITEDEV REVEW 79110
PEAK=HIGH EAVE FLASHING WSD—PK3 v S T @ SITE DEV. REVIEW 10-03-16
= SIDEWALL FLASHING WSD-SW4 = o 1 S
| % § N ",?Q)- & o ENDWALL FLASHING WSD—EW5 % S E ZONING APPROVED 12-15-16
§ 3 = 3 3 3 § FORMED RIDGE WSD-FR6 T X S PLAN CHECK 12-22-16
§ 2 RIDGE-HIP WSD—RHB ; 1 “%ﬁ ; ™ e 2 ;
3 VALLEY FLASHING WSD-V7 | ‘ ‘ " ROOF FITCH 12 ° o
PITCH BREAK HIGH TO LOW WSD-PB8 — : COASTAL 07-15-18
HEADWALL BELOW PITCH BREAK LOW TO HIGH WSD—-PB9 -
HIGHEAVE ABOVE RIDGE Tl CHIMNEY FLASHING WSD-CF10 ; %
CHIMNEY FLASHING WSD—-CF11 e 5 e
o CHIMNEY PIPE FLASHING WSD—-PF12 '
0 5w E @ WALL DETAILS WSD-W13 4
W 3 5'% 3 L ISOMETRIC WALL DETAIL WSD-W14 =
3 3l 3 WALL DETAIL WSD-W15 T
53 SKYLGHT WALL DETAIL WSD-W16 E il
WALL DETAIL WSD-W17 §
NOTES WSD-N18 o ®
SLOPE TRANSITION .
EAVE CAVE EAVE CUSTOM TRIM SHEET WSD-CT19 7
2 g £ HN |
g 3 2 é ROOF PITCH 3 : 12
©  — v | ‘A‘ D P‘i
EAVE W/GUTTER | | - ds
- s T — =k | expires: 4-30-2019
WeSte n StateS Metal ROOfII’Ig DETAIL: ﬂ ST ) ROOF PITCH3 1 =
901 W. Watkins St. Phone: (602) 495-0048 KEY ROOF PLAN B 01-14-13 |
Phoenix, AZ 85007 Fax: (602) 261-7726 A | 06-01-12 14:12
www.MetalForRoofing.com 877-PURLINS (787-5467) PANEL TYPE: REV: DATE: ﬁ ‘
www.RustedRoofing.com " DETAIL #:
www.MetalDeck.com 7/8 Corrugated
Western States 7/8” Corrugated Panel
ROOF PLAN ( 1 I4ll — 1 I_Oll ) Installation, Flashings & Shop Drawing Detd® duide $
7 o
7/8" CORRUGATED PANEL b O, "FOR POST/PRE-HUNG GUTTER” 7 Fastener Placement and Selection g
INSIDE FOAM CLOSURE & v % POP RIVET ONE SIDE
APPROPRIATE UNDERLAYMENT (SET IN' SEALANT) AS REQUIRED *GUTTER SPLICE (WS-__) . 7/8” Corrugated WALL Application (34 2/3” Coverage) % x7/8" lap crews <
~— ASTIC T —
WOOD DECKING #9X_ WOOD SCREW TBD HEX I— E
VENT/PIPE FLASHING ROOF RAFTER HEAD (SEE PAGE 3 & 4 FOR APPLY NON—CURING e @)
SET IN SEALANT AND FORM TO FASTENER PLACEMENT AND BUTYL SEALANT ON ~ e L O
PANEL PROFILE SELECTION) £ FOOTNOTE EBﬁERS e W ) < =5
7/8" CORRUGATED PANEL (WS-12) GUTTER STRAP AT 36" 0.C O Z EI
MAX. FASTEN STRAP TO GUTTER 7/8” Corrugated ROOF Application (32" Coverage
W/(2) #14X7/8" LAP SELF DRILLER 00(0)9 & PP ( ge) E E o
» 2 Notes to Installers: z .
. . ; B 73 otes to Ins
é"f" % y ! 42 *GUITEENB?E?E:Q\I\%MSE 13) e Fastener Selection will vary depending on type and thickness of substrate. Ll O 5
BOX GUTTER POST—HUNN L e Space panel lap screws 12” minimum -18" 0.C. maximum. Consult with design engineer. w < 0
N (WS—15) 9 e Spacing of fastener rows to be engineered by others. : < L 8
—
* = q-
A ¥ DENOTES ANGLE i Lap panels away from prevailing winds whenever possible. | Dﬁ I_ (2] n:a
;‘% The use of Butyl tape mastic is always recommended on the panel lap when used for D o 3 I— <
= K S roof panels. L LL. U [
- . ) COLOR SIDE ¢ Panels and flashings should never be installed in contact with dissimilar metals. x I_ O :
. Use only those flashings and accessories designed for use with this panel.  — an
™ L g" L e Panel attachment screws must be long enough to fully penetrate through roof deck Z 3
BLOCKING/FASCIA 8 A 7 ) substrate or penetrate solid lumber at least one inch. E L W
* SEE MANUFACTURING SPECIFICATIONS / SCULPTURE U Z
FOR INSTALLATION INSTRUCTIONS GUTTER END CAP (WS—14) GUTTER STRAP (WS—12) GUTTER SPLICE  (WS-60) o Exposed Fasteners should have . 3
FASTEN AT 17 0.C * DENOTES ANGLE sealing washers and be coated Proper Installation of Z -
at * FOOTNOTE: BOX GUTTER POST=HUNG , . : : Gasketed Fasteners LLl — |-
FASTENER TYPE OVER PURLINS NOTE: to provide protection against Ll
| : (WS-15) . . GUTTER SPLICE TO BE INSTALLED ON . . corrasion Z >
GAUGE: COLOR: GAUGE: COLOR: GAUGE: COLOR: . Ll
TO BE #12X SELF DRILLER . Correctly
QUTSIDE OF GUTTER e Screws must be properly driven : [a'd
BREAKS: FINISH: FASTENER BREAKS: FINISH: BREAKS: FINISH: . Driven <
ROX GUTTER to ensure holding strength and =
LENGTH: STRETCH OUT: LENGTH: STRETCH OUT: LENGTH: STRETCH OUT: proper seal. (see diagram] m
MATERIAL: MATERIAL: MATERIAL: * Recommended drill speed is
: : : 2000rpm. Improper setting of Under I_
Western States Metal Roofing Western States Metal Roofing EAVE DETAIL Western States Metal Roofing PRE-HUNG . . Driven v
PIPE FLASHING B | 01-14-13 B | 01-1a-13 B | 011413 drill speed can lead to snapping
901 W. Watkins St. Phone: (602) 495-0048 DETAIL 901 W. Watkins St. Phone: (602) 495-0048 POST HUNG 901 W. Watkins St. Phone: (602) 495-0048 GUTTER SPLICE of screw heads. i
Phoenix, AZ 85007 Fax: (602) 261-7726 A | 06-01-12 Phoenix, AZ 85007 Fax: (602) 261-7726 GUTTER DETAIL A | 06-01-12 || phoenix, AZ 85007 Fax: (602) 261-7726 DETAIL A | 06-01-12 e Pre drilling of screw holes ma 0 p)
www.MetalForRoofing.com B77-PURLINS (787-5467) PANEL TYPE: REV: DATE: www. MetalForRoofing.com B77-PURLINS (787-5467) PANEL TYPE: REV: DATE: www.MetalForRoofing.com 877-PURLINS (787-5467) PANEL TYPE: REV: DATE: b B th Y Over
www .RustedRoofing.com 7/8" C ted DETAIL #: www.RustedRoofing.com 7/8" C ted DETAIL #: www .RustedRoofing.com 7/8" C ted DETAIL #: e necessary with heavy gauge Driven <
www.MetalDeck.com orrugate WSD-PF12 www.Metal Deck,com orrugate WSD-EG2 www.Metal Deck.com orrugate WSD-EG3 metals. g
HWALLEY FLASHING &
(.)
(WS-23, WS-24, WS-25) Qé* Western States 7/8” Corrugated Panel
¥ DENOTES ANGLE © Installation, Flashings & Shop Drawing Detail Guide
Fastener Selection
Description Application
49X_ WOOD SCREW TBD HEX INSIDE FOAM CLOSURE ) .
HEAD (SEE PAGE 3 & 4 FOR (SET IN SEALANT) #9x1” Wood Drillers Used to attach panels to
#9 x 1.5” Wood Drillers dimensional Lumber and
FASTENER PLACEMENT AND "
7 A " .
SELECTION) * FOOTNOTE /8" CORRUGATED PANEL #9x2” Wood Drillers plywood
NOTE: *ALLEY FLASHING (WS—__)
ICE AND WATER SHIELD 3" EACH SIDE consultant
AVALANCHE VALLEY FOR HIGH SNOW ; -
= AND ICE AREAS , Pl #12-14x 1" SD Used to attach panels to
= 6 i #12- 14 x1.5” SD Purlins and other metal
#12-14x 2" SD substrates
#12-24 x1.25"sd
Used to attach Trims and
#14 x 7/8” Lap Self tap panel side laps. Stainless to
#14 x7/8 Lap Stainless be used with A606-4 Steel ,
" project
FASTENER AT 12 0.C.
A NEW MIXED-USE PROJECT
* FOOTNOTE: FOR
FASTENER TYPE OVER PURLINS TO BE VINCENT C. TAORMINA
#12X SELF DRILLER FASTENER APPROPRIATE UNDERLAYMENT GAUGE: COLOR: #10-12 x1” Pancake Wood Used to secure trims to 424 31ST STREET
BREAKS: FINISH: #10-12 x 1” SD Self Driller substrates. Also available in NEWPORT BEACH,
WHEN INSTALLED OVER PURLINS ROOF RAFTER LENGTH: STRETCH OUT: 714 743-4608
MATERIAL:
Western States Metal Roofing B description
901 W. Watkins St. Phone: (602) 495-0048 VALLEY DETAIL i e
Phoenix, :z tlsgsuu? ?;i: (602) 261-7726 A | 06-01-12 1/8" Stainless Rivets Used for Trim to Trim # /
www.MetalForRoofing.com 877-PURLINS (787-5467) PANEL TYPE: REV: | DATE: attachment or trim to wall
www .RustedRoofing.com " DETAIL #: Is. ROOF PLAN
www.MetalDeck.com 7/8 COI'I'UQEItEd WSD-V7 panes
Stainless S Used f | h sheet
tainless Screws sed for panel attachment
#10x1  Woad Driller for panels made with A2 . 02
#10 x 1.5 Wood Driller A606-4 Steel
#10x2” Wood Driller sheet of
(©) mosrermens eaLan ST
e The table above shows the panel Fasteners provided by WSD. Special order screws are available. ﬁwwyﬁwﬁ:ﬂm;m
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X
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® ./ issue
SITE DEV. REVIEW 7-31-15
SITE DEV. REVIEW 10-03-16
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GENERAL NOTES REQUIRED INSPECTIONS ENVIRONMENTAL NOTES ABBREVIATIONS: LEGEND:
% o
1. ALL WORK SHALL CONFORM TO CHAPTER 15 OF THE NEWPORT BEACH 1. A PRE-GRADING MEETING SHALL BE SCHEDULED 48 HOURS PRIOR TO TEMPORARY EROSION CONTROL PLANS ARE REQUIRED FROM OCTOBER AB AGGREGATE BASE EXISTING PROPOSED ..ﬁﬁu o
MUNICIPAL CODE (NBMC), THE PROJECT SOILS REPORT AND SPECIAL START OF GRADING WITH THE FOLLOWING PEOPLE PRESENT: OWNER, 15 TO MAY 15. AC ASPHALT CONCRETE S 745 SPOT ELEVATION B %
REQUIREMENTS OF THE PERMIT. GRADING CONTRACTOR, DESIGN CIVIL ENGINEER, SOILS ENGINEER, BFPD BACK FLOW PREVENTOR DEVICE .
GEOLOGIST, CITY BUILDING INSPECTOR TO THEIR REPRESENTATIVES. EROSION CONTROL DEVICES SHALL BE AVAILABLE ON-SITE BETWEEN w% mmﬁmu _m__“ m<<>_._. ELEVATION —FS>— SANITARY SEWER
2. DUST SHALL BE CONTROLLED BY WATERING AND/OR DUST PALLIATIVE. REQUIRED FIELD INSPECTIONS WILL BE OUTLINED AT THE MEETING. OCTOBER 15 AND MAY 15. OP GAST IRON PIPE —10" SD— STORM DRAIN &r Fnig v
o &
3. SANITARY FACILITIES SHALL BE MAINTAINED ON THE SITE DURING THE 2. A PRE-PAVING MEETING SHALL BE SCHEDULED 48 HOURS PRIOR TO THE BETWEEN OCTOBER 15 AND MAY 15, EROSION CONTROL MEASURES mmzo mmm_m m_wumm_z —2EM>— FORCE MAIN ,..wh “
CONSTRUCTION PERIOD. START OF THE SUB-GRADE PREPARATION FOR THE PAVING WITH THE SHALL BE IN PLACE AT THE END OF EACH WORKING DAY WHENEVER DIP DUCTILE IRON PIPE —0Fw— FIRE SERVICE gﬁ ﬂw e
FOLLOWING PEOPLE PRESENT: OWNER, PAVING CONTRACTORS, THE FIVE-DAY PROBABILITY OF RAIN EXCEEDS 30 PERCENT. DURING DS ROOF DOWN SPOUT DOMESTIC WATER SERVICE . L J_.“E_w, o
4. WORK HOURS ARE LIMITED FROM 7:00 AM TO 6:30 PM MONDAY DESIGN CIVIL ENGINEER, SOILS ENGINEER, CITY BUILDING INSPECTOR THE REMAINDER OF THE YEAR, THEY SHALL BE IN PLACE AT THE END DW DOMESTIC WATER LINE VAL 4. 1
THROUGH FRIDAY; 8:00 AM TO 6:00 PM SATURDAYS; AN NO WORKS ON TO THEIR REPRESENTATIVES. REQUIRED FIELD INSPECTIONS WILL BE OF THE WORKING DAY, WHENEVER THE DAILY RAINFALL PROBABILITY DWY DRIVEWAY —Cc—— NATURAL GAS
EG EXISTING GRADE =
5. NOISE, EXCAVATION, DELIVERY AND REMOVAL SHALL BE CONTROLLED TEMPORARY DESILTING BASINS, WHEN REQUIRED, SHALL BE INSTALLED ELEC ELECTRICAL —N— TV/CABLE TV &__.W. m .m_nhu
PER SECTION 10-28 OF THE NBMC. GRADING: FILLS/CUTS AND MAINTAINED FOR THE DURATION OF THE PROJECT. EM ELECTRICAL METER —E— ELECTRIC xmmn_ o
: EP EDGE OF PAVEMENT o =,
6.  THE STAMPED SET OF APPROVED PLANS SHALL BE ON THE JOB SITE AT PERMITTEE SHALL MAINTAIN CONSTRUCTION SITE IN SUCH A FL FLOW LINE ELEVATION —IT— JOINT TRENCH & )
ALL TIMES. 1. GRADED SLOPES SHALL BE NO STEEPER THAN 2 HORIZONTAL TO 1 CONDITION THAT AN ANTICIPATED STORM DOES NOT CARRY WATER OR FM FORCE MAIN LINE — O/H——  OVERHEAD WIRES e @
AL e POLLUTANTS OFF THE SITE. POTENTIAL POLLUTANTS INCLUDE BUT ARE FS FINISHED SURFACE ELEVATION WALL 8 Y
7. PERMITTEE AND CONTRACTOR ARE RESPONSIBLE FOR LOCATING AND NOT LIMITED TO: SOLID OR LIQUID CHEMICAL SPILLS; WATER FROM FP FINISHED PAVEMENT ELEVATION Zzzz22 =
PROTECTING UTILITIES. 2. FILL SLOPES SHALL BE COMPACTED TO NO LESS THAN 90 PERCENT PAINTS, STAINS, SEA LENTS, GLUES, LIMES, PESTICIDES, HERBICIDES, GB GRADE BREAK o} CLEAN OUT TO GRADE o
RELATIVE COMPACTION OUT TO THE FINISHED SURFACE. WOOD PRESERVATIVES AND SOLVENTS; ASBESTOS FIBERS, PAINT GM GAS METER I VALVE 1 !
8.  APPROVED SHORING, DRAINAGE PROVISIONS AND PROTECTIVE FLAKES OR STUCCO FRAGMENTS; FUELS, OILS LUBRICANTS, AND GR GRATE ELEVATION
MEASURES MUST BE USED TO PROTECT ADJOINING PROPERTIES DURING 3. ALL FILLS SHALL BE COMPACTED THROUGHOUT TO A MINIMUM OF 90 HYDRAULIC, RADIATOR OR BATTERY FLUIDS; FERTILIZERS, VEHICLE/ GV GATE VALVE X METER BOX VICINITY MAP
THE GRADING OPERATION. PERCENT RELATIVE COMPACTION AS DETERMINED BY ASTM TEST EQUIPMENT WASH WATER AND CONCRETE WASH WATER; CONCRETE, HP HIGH POINT e STREET LIGHT
METHOD, 1557, AND APPROVED BY THE SOILS ENGINEER. COMPACTION DETERGENT OR FLOATABLE WASTES; WASTES FROM ANY ENGINE/ _,_zq< rﬂ,_\mmﬂ_m__mm,mnjoz
9. CESSPOOLS AND SEPTIC TANKS SHALL BE ABANDONED IN COMPLIANCE TESTS SHALL BE PERFORMED APPROXIMATELY EVERY TWO FEET IN EQUIPMENT STEAM CLEANING OR CHEMICAL DEGREASING AND SUPER Yp YOINT POLE ¢ DRAIN NOT TO SCALE
WITH THE UNIFORM PLUMBING CODE AND APPROVED BY THE BUILDING VERTICAL HEIGHT AND OF SUFFICIENT QUANTITY TO ATTEST TO THE CHLORINATED PORTABLE WATER LINE FLUSHING. DURING LF LINEAR FEET El CATCH BASIN
OFFICIAL. OVERALL COMPACTION EFFORT APPLIED TO THE FILL AREAS. CONSTRUCTION, PERMITTEE SHALL DISPOSE OF SUCH MATERIALS IN A LP LOW POINT FIRE HYDRANT
SPECIFIED AND CONTROLLED TEMPORARY AREA ON-SITE, PHYSICALLY (N) NEW 2
10. HAUL ROUTES FOR IMPORT OR EXPORT OF MATERIALS SHALL BE 4, AREAS TO RECEIVE FILL SHALL BE CLEARED OF ALL VEGETATION AND SEPARATED FROM POTENTIAL STORMWATER RUNOFF, WITH ULTIMATE PKG PARKING oy FIRE DEPARTMENT CONNECTION
APPROVED BY THE CITY TRAFFIC ENGINEER AND PROCEDURES SHALL DEBRIS, SCARIFIED AND APPROVED BY THE SOILS ENGINEER PRIOR TO DISPOSAL IN ACCORDANCE WITH LOCAL, STATE AND FEDERAL POC POINT OF CONNECTION BENCHMARK
CONFORM WITH CHAPTER 15 OF THE NBMC. PLACING OF THE FILL. REQUIREMENTS. RET RETAINING WALL %
RIM RIM_ELEVATION MANHOLE
11.  POSITIVE DRAINAGE SHALL BE MAINTAINED AWAY FROM ALL BUILDING 5. FILLS SHALL BE KEYED OR BENCHED INTO COMPETENT MATERIAL. 6. PERMITTEE MAY DISCHARGE MATERIAL OTHER THAN STORMWATER S SLOPE —_— SIGN
AND SLOPE AREAS. ONLY WHEN NECESSARY FOR PERFORMANCE AND COMPLETION OF SAP SEE ARCHITECTURAL PLANS
6. ALL EXISTING FILLS SHALL BE APPROVED BY THE SOILS ENGINEER OR CONSTRUCTION PRACTICES AND WHERE THEY DO NOT; CAUSE OR SBD STORM SUB DRAIN — SPLASH BLOCK
12. FAILURE TO REQUEST INSPECTION AND/OR HAVE REMOVABLE EROSION REMOVED BEFORE ANY ADDITIONAL FILLS ARE ADDED. CONTRIBUTE TO A VIOLATION OF ANY WATER QUALITY STANDARD; SD STORM DRAIN /2N DETAIL NUMBER
CONTROL DEVICES ON-SITE AT THE APPROPRIATE TIMES SHALL RESULT CASE OR THREATEN TO CAUSE REPORTABLE UNDER FEDERAL SDCO STORM DRAIN CLEANOUT .
IN "STOP WORK" ORDER SGR SEE GEOTECHNICAL REPORT &% SHEET LOCATION
. 7. ANY EXISTING IRRIGATION LINES AND CISTERNS SHALL BE REMOVED REGULATIONS 40 CFR PARTS 117 AND 302.
OR CRUSHED IN PLACE AND BACKFILLED AND APPROVED BY THE SOILS SLP SEE LANDSCAPE PLANS PAL PAL PROPERTY LINE
14. ALL PLASTIC DRAINAGE PIPES SHALL CONSIST OF PVC OR ABS PLASTIC ENGINEER. 7. DEWATERING CONTAMINATED GROUNDWATER, OR DISCHARGING SPP SEE PLUMBING PLANS
SCHEDULE 40 OR SDR 35R ADS 3000 WITH GLUED JOINTS. CONTAMINATED SOILS VIA SURFACE EROSION IS PROHIBITED. mmoo w»nﬁ»m« mm&mm CLEANOUT
15.  NO PAINT, PLASTER, CEMENT, SOIL, MORTAR OR OTHER RESIDUE SHALL 8. THE ENGINEERING GEOLOGIST AND SOILS ENGINEER SHALL, AFTER mMﬂﬂﬁﬂﬂﬂ%hﬂﬂwmao%_mmwﬂmﬂwawwmwﬂ% %MNMMMMW%UWMMMMW\» SSP SEE STRUCTURAL PLANS
? ’ ’ ’ CLEARING AND PRIOR TO THE PLACEMENT OF FILL IN CANYONS
BE ALLOWED TO ENTER STREETS, CURBS, GUTTERS OR STORM DRAINS. ’ FROM THE RESPECTIVE STATE REGIONAL WATER QUALITY CONTROL w TOP OF WALL ELEVATION
ALL MATERIAL AND WASTE SHALL BE REMOVED FROM THE SITE INSPECT EACH CANYON FOR AREAS OF ADVERSE STABILITY AND BOARD TYP TYPICAL
’ DETERMINE THE PRESENCE OF, OR POSSIBILITY OF FUTURE : usD UNDERSLAB DRAIN
16.  ISSUANCE OF A BUILDING PERMIT BY THE CITY OF NEWPORT BEACH wmmwﬁvcw\ww:ﬁm Mﬂwmﬂwmwmwmwww\wmwﬂww MMMMMMMWWUM_. o_m 10 THE &z w\w.%__w_mq_%mx\m\wamm LINE
DOES NOT RELIEVE APPLICANTS OF THE LEGAL REQUIREMENTS TO PLACEMENT OF FILL IN EACH RESPECTIVE CANYON ADDITIONAL NOTES
OBSERVE COVENANTS, CONDITIONS AND RESTRICTIONS WHICH MAY BE .
Mwmmw_mw_wwmwﬂozwyﬂﬂ%ﬂwm Mmmmm_wﬂwﬁm wmwww M_%Zm. YOUSHOULD 9. THE EXACT LOCATION OF THE SUBDRAINS SHALL BE SURVEYED IN THE 1. SHORING PLAN AND CALCULATIONS SHALL BE PREPARED BY THE GEOTECHNICAL APPROVAL:
COMMENCEMENT OF ANY CONSTRUCTION AUTHORIZED BY THIS FIELD FOR LINE AND GRADE. mm%ﬁﬂwmwwm www M_%\ Mﬁmwz%oﬂz%mmm&ﬂaﬂ:%mﬂwﬂm Mr%%ammwﬂuz_o? OWNER: THESE GRADING AND DRAINAGE PLANS HAVE BEEN REVIEWED
PERMIT. 10. ALL TRENCH BACKFILLS SHALL BE COMPACTED THROUGHOUT TO A ENGINEER FOR CONSISTENCY. BY THE UNDERSIGNED PER RECOMMENDATIONS OF GT REPORT

18.

DEPARTMENT.

A PUBLIC WORKS DEPARTMENT ENCROACHMENT PERMIT INSPECTION IS

CORING OF CONCRETE FLAT WORK PLACED OVER UNTESTED
BACKFILLS TO FACILITATE TESTING.

PLAN AND DEWATERING PLAN, CERTIFYING THAT THE DESIGN IS IN
COMPLIANCE WITH HIS RECOMMENDATIONS.

NEWPORT BEACH, CA 92663

REQUIRED BEFORE THE BUILDING DEPARTMENT PERMIT FINAL CAN BE 11. THE STOCKPILING OF EXCESS MATERIAL SHALL BE APPROVED BY THE 3. GEOTECHNICAL ENGINEER SHALL PROVIDE CONTINUOUS INSPECTIONS >wom~1ﬂ—w OH, .
ISSUED. AT THE TIME OF PUBLIC WORKS INSPECTION, IF ANY OF THE BUILDING DEPARTMENT. DURING SHORING AND EXCAVATION OPERATIONS AND DURING hd
EXISTING PUBLIC IMPROVEMENTS SURROUNDING THE SITE IS REMOVAL OF SHORING.

DAMAGED, NEW CONCRETE SIDEWALK, CURB AND GUTTER, AND 12. LANDSCAPING OF ALL SLOPES AND PADS SHALL BE IN ACCORDANCE STEPHEN A BALL, AIA
ALLEY/STREET PAVEMENT WILL BE REQUIRED. ADDITIONALLY, IF WITH CHAPTER 15 OF THE NBMC. 4. CONTINUOUS INSPECTION BY A CITY-LICENSED DEPUTY INSPECTOR IS P.0. BOX 9156

EXISTING UTILITIES INFRASTRUCTURE ARE DEEMED SUBSTANDARD, A
NEW 1-INCH WATER SERVICE, WATER METER BOX, SEWER LATERAL
AND/OR CLEANOUT WITH BOX AND LID WILL BE REQUIRED. 100% OF THE
COST SHALL BE BORNE BY THE PROPERTY OWNER (MUNICIPAL CODES

13.

ALL CUT SLOPES SHALL BE INVESTIGATED BOTH DURING AND AFTER
GRADING BY AN ENGINEERING GEOLOGIST TO DETERMINE IF ANY
STABILITY PROBLEM EXISTS. SHOULD EXCAVATION DISCLOSE AND

REQUIRED DURING SHORING, EXCAVATION AND REMOVAL OF SHORING.

LAGUNA BEACH, CA 92652
PHONE: (949) 338-2679

APPROVED.

- Lougrwon

14.24.020 AND 14.08.130). SAID DETERMINATION AND EXTENT OF THE GEOLOGICAL HAZARDS OR POTENTIAL GEOLOGICAL HAZARDS, THE SHEET INDEX: SURVEYOR:
REPAIR WORK SHALL BE MADE AT THE DISCRETION OF THE PUBLIC ENGINEERING GEOLOGIST SHALL RECOMMEND AND SUBMIT SAMPATH V. RAGHAVAN DATE:
WORKS INSPECTOR. NECESSARY TREATMENT TO THE BUILDING DEPARTMENT FOR GENERAL NOTES C-1

APPROVAL.

BOUNDARY, TOPOGRAPHIC AND SITE SURVEY C-2

SHREE CONSULTANTS, LLP.
3002 NORTH COTTONWOOD STREET

GEOTECHNICAL ENGINEER

PRELIMINARY GRADING PLAN C3 ORANGE. CA 92865 wmm ZO. OOQOM Q.MVWHU OWlw HlNO H @v
D O GGZHZH >H~OZ 14. WHERE SUPPORT OR BUTTRESSING OF CUT AND NATURAL SLOPES IS PRELIMINARY DRAINAGE PLAN C-4 PHONE: m 49.768.4466
DETERMINED TO BE NECESSARY BY THE ENGINEERING GEOLOGIST AND EROSION CONTROL PLAN C-5 FAX:0 %.-q 68.0735
SOILS ENGINEER, THE SOILS ENGINEER WILL OBTAIN APPROVAL OF DETAILS C-6 :
21. AN AS-BUILT GRADING PLAN SHALL BE PREPARED BY THE CIVIL DESIGN, LOCATION & CALCULATIONS FROM THE BUILDING SECTIONS C-7
ENGINEER INCLUDING ORIGINAL GROUND SURFACE ELEVATIONS, AS DEPARTMENT PRIOR TO CONSTRUCTION.
GRADED GROUND SURFACE ELEVATIONS, LOT DRAINAGE PATTERNS CIVIL ENGINEER &
AND LOCATIONS, AND ELEVATIONS OF ALL SURFACE AND SUBSURFACE 15. THE ENGINEERING GEOLOGIST AND SOILS ENGINEER SHALL INSPECT . .
DRAINAGE FACILITIES. HE/SHE SHALL PROVIDE WRITTEN APPROVAL AND TEST THE CONSTRUCTION OF ALL BUTTRESS FILLS AND ATTEST TO mmw—JH MZMOW?-}HMOZ. QHOHHOEZ ~O>F mznmz_w_wmﬁ.

22.

23.

THAT THE WORK WAS DONE IN ACCORDANCE WITH THE FINAL
APPROVED GRADING PLAN AND STATE THE NUMBER OF YARDS OF CUT
AND/OR FILL MOVED DURING THE OPERATION.

A SOILS REPORT PREPARED BY THE SOILS ENGINEER, INCLUDING
LOCATION AND ELEVATION OF FIELD DENSITY TESTS. SUMMARIES OF
FIELD AND LABORATORY RESULTS AND OTHER SUBSTANTIATED DATA
AND COMMENTS ON ANY CHANGES MADE DURING GRADING AND THEIR
EFFECT ON THE RECOMMENDATIONS MADE IN THE SOILS ENGINEERING
INVESTIGATION REPORT. HE SHALL PROVIDE WRITTEN APPROVAL AS
TO THE ADEQUACY OF THE SITE FOR THE INTENDED USE AND
COMPLETION OF WORK IN ACCORDANCE WITH THE JOB
SPECIFICATIONS.

A GEOLOGIC GRADING REPORT PREPARED BY THE ENGINEERING
GEOLOGIST, INCLUDING A FINAL DESCRIPTION OF THE GEOLOGY OF
THE SITE, INCLUDING ANY NEW INFORMATION DISCLOSED DURING THE
GRADING AND THE EFFECT OF SAME ON RECOMMENDATIONS
INCORPORATED IN THE APPROVED GRADING PLAN. HE/SHE SHALL

16.

17.

18.

THE STABILITY OF THE SLOPE AND ADJACENT STRUCTURES UPON
NSTRUCTION.

WHEN CUT PADS ARE BROUGHT TO NEAR GRADE THE ENGINEERING
GEOLOGIST SHALL DETERMINE IF THE BEDROCK IS EXTENSIVELY
FRACTURED OR FAULTED AND WILL READILY TRANSMIT WATER. IF
CONSIDERED NECESSARY BY THE ENGINEERING GEOLOGIST AND SOILS
ENGINEER, AND COMPACTED FILL BLANKET WILL BE PLACED.

THE ENGINEERING GEOLOGIST SHALL PERFORM PERIODIC
INSPECTIONS DURING GRADING.

NOTIFICATION OF NONCOMPLIANCE: IF, IN THE COURSE OF FULFILLING
THEIR RESPONSIBILITY, THE CIVIL ENGINEER, THE SOILS ENGINEER,
THE ENGINEERING 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.

424 31ST STREET
NEWPORT BEACH, CA 92663
A.P.N.: 047-042-020

BASIS OF BEARING:

THE BEARINGS SHOWN HEREON ARE BASED UPON THE CENTERLINE OF
31ST STREET AS SHOWN ON RECORD OF SURVEY 2009-1064 BEING A
RECORD OF SURVEY, IN THE CITY OF NEWPORT BEACH, COUNTY OF
ORANGE, STATE OF CALIFORNIA, RECORDED IN BOOK 234 PAGE 19, IN
THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

BEING SOUTH 89° 15' 30" WEST

BENCHMARK:

SHREE CONSULTANTS, LLP.

3002 NORTH COTTONWOOD STREET
ORANGE, CA 92865

PHONE: 949-768-4466

FAX: 949-768-0735

STRUCTURAL ENGINEER:

JKL ENGINEERING
900 NORTH SANTA ANA AVENUE

UNIT B

ARCADIA, CA
PHONE: 626-524-2210

THESE PLANS CONSISTING OF SHEETS (C-1 THRU C-6) HAVE
BEEN PREPARED UNDER THE SUPERVISION OF:

20

EARTHWORK QUANTITIES:
(FOR PERMITTING PURPOSES ONLY)

THE ELEVATION SHOWN HEREON ARE BASED UPON THE COUNTY OF
ORANGE BENCHMARK NO. J-782 (NAVD 88, 1995), 3 3/4" OCS ALUMINUM
DISK STAMPED "J 782 1946".

SAMPATH V. RAGHAVAN
PRINCIPAL ENGINEER
R.C.E. No. 29619

PROVIDE WRITTEN APPROVAL AS TO THE ADEQUACY OF THE SITE FOR DATE:

THE INTENDED USE AS ADDICTED BY GEOLOGIC FACTORS.

RECOMMENDATIONS FOR CORRECTIVE MEASURES, IF NECESSARY

SHALL BE SUBMITTED TO THE BUILDING DEPARTMENT FOR APPROVAL.
(EXP: 03-31-2019)

SHREE CONTSULTANTS LLP, EXPRESSLY RESERVES ITS COMMON LAW COPYRIGHTS IN THESE PLANS. THESE PLANS SHALL NOT BE REPRODUCED, MODIFIED IN PART OR IN WHOLE OR COPIED IN ANY MANNER WHATSOEVER, NOR SHALL THEY BE ASSIGNED TO A THIRD PARTY WITHOUT WRITTEN CONSENT FROM SHREE CONSULTANTS LLP.

" ELEVATION: 7.14 TOTAL CUT/ EXCAVATION 0 CYDS
19. SLAB SHALL BE UNDERLAIN BY A MINIMUM OF 4" GRADED GRAVEL OR
CRUSHED STONE FILL 53 CYDS [ NOTE: THESE PLANS SHALL NOT BE COPIED, MODIFIED, OR
’ EXPORT 0 CYDS CHANGED IN ANY FORM OR MANNER WHATSOEVER, WITHOUT
IMPORT 53 CYDS WRITTEN CONSENT OF THE UNDERSIGNED ENGINEER. PLANS

ARE NOT VALID WITHOUT STAMPED, WET AND DATED
SIGNATURE. ]

SHREE CONSULTANTS LLP

*#xEA 1-STOP FIRM FOR ALL YOUR szmgh ZQ Hm m

EARTHLY ENGINEERING NEEDS*** 1

TAORMINA MIXED-USE PROJECT

424 31ST STREET, NEWPORT COAST, CA 92663
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SITE INFORMATION:

424 31ST STREET
NEWPORT BEACH, CA 92663
A.P.N.: 047-042-020

BASIS OF BEARING:

THE BEARINGS SHOWN HEREON ARE BASED UPON THE CENTERLINE OF
31ST STREET AS SHOWN ON RECORD OF SURVEY 2009-1064 BEING A
RECORD OF SURVEY, IN THE CITY OF NEWPORT BEACH, COUNTY OF
ORANGE, STATE OF CALIFORNIA, RECORDED IN BOOK 234 PAGE 19, IN
THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

BEING SOUTH 89° 15' 30" WEST

BENCHMARK:

THE ELEVATION SHOWN HEREON ARE BASED UPON THE COUNTY OF
ORANGE BENCHMARK NO. J-782 (NAVD 88, 1995), 3 3/4" OCS ALUMINUM
DISK STAMPED "J 782 1946".

ELEVATION: 7.14

NOTE:

SURVEYOR OR ENGINEER SHALL PERMANENTLY MONUMENT
PROPERTY CORNERS OR OFFSETS PRIOR TO START OF GRADING.

SHREE CONSULTANTS LLP

*#%%A 1-STOP FIRM FOR ALL YOUR
EARTHLY ENGINEERING NEEDS***

3002 N. COTTONWOOD STREET

ORANGE, CA 92865

PHONE: 949-768-4467

FAX: 949-768-0735

EMAIL: SHREECONSULTANTS36@GMAIL.COM

GRAPHIC SCALE 1" = 5’

P/L y P/L
o NN o 4 s (OWCEE T s MOErOON| | PR | A el

P/L

9005 4,/G,7L.68N

-
~
N

— o 2676 M,08,#%.00N oL

BOUNDARY, TOPOGRAPHIC AND SITE SURVEY |yl oesceemox [ oate

\—4/
s
~
~

= 9005 3,05.6L68N -

o
~
=

DRAWN BY:
MAC 11/10/17

APPROVED BY:
SVR 11/10/17

TAORMINA MIXED-USE PROJECT
424 31ST STREET, NEWPORT COAST, CA 92663

CHECKED BY:
SVR 11/10/17

PROJECT NUMBER
30-20135

M. 05,51.685

SHREE CONTSULTANTS LLP, EXPRESSLY RESERVES ITS COMMON LAW COPYRIGHTS IN THESE PLANS. THESE PLANS SHALL NOT BE REPRODUCED, MODIFIED IN PART OR IN WHOLE OR COPIED IN ANY MANNER WHATSOEVER, NOR SHALL THEY BE ASSIGNED TO A THIRD PARTY WITHOUT WRITTEN CONSENT FROM SHREE CONSULTANTS LLP.
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PUBLIC WORKS DEPARTMENT NOTES

1. "A PUBLIC WORKS DEPARTMENT ENCROACHMENT PERMIT INSPECTION IS REQUIRED BEFORE THE BUILDING DEPARTMENT PERMIT FINAL CAN BE ISSUED. AT THE TIME
OF PUBLIC WORKS DEPARTMENT INSPECTION, IF ANY OF THE EXISTING PUBLIC IMPROVEMENTS SURROUNDING THE SITE IS DAMAGED BY THE PRIVATE WORK, NEW

CONCRETE SIDEWALK, CURB AND GUTTER, AND ALLEY/STREET PAVEMENT WILL BE REQUIRED AND 100% PAID BY THE OWNER. SAID DETERMINATION AND THE
EXTENT OF REPAIR WORK SHALL BE MADE AT THE DISCRETION OF THE PUBLIC WORKS INSPECTOR.”

2. CURB DRAINS SHALL BE INSTALLED PERPENDICULAR TO THE CURB FACE AND FOR THE PURPOSE OF DISCHARGING STORM OVERFLOWS ONLY. IF CURB DRAINS ARE
PROPOSED, PLEASE PROVIDE DETIALS SHOWING HOW THIS OVERFLOW—ONLY REQUIREMENT WILL BE SATISFIED. ONE METHOD TO SATISFY THIS STORM OVERFLOW
ONLY REQUIREMENT WOULD BE TO ADD A BOTTOMLESS AREA DRAIN TO THE SUBDRAIN PIPE AT THE PROPERTY LINE PRIOR TO DISCHARGE THROUGH THE CURB
DRAIN. THE APPLICANT MAY PROPOSE OTHER ALTERNATIVES FOR CITY REVIEW. THE PORTION OF THE PRIVATE SUBDRAIN SYSTEM TO BE INSTALLED WITHIN THE
PUBLIC RIGHT—OF—WAY SHALL BE CONSTRUCTED WITH SOLID PIPING.

3. A NEW SEWER CLEANOUT WITH A TRAFFIC—GRADE BOX AND COVER SHALL BE INSTALLED ON THE EXISTING SEWER LATERAL PER CITY STANDARD #406—I

4. NOTE ON THE PLANS THAT AN APPROVED ENCROACHMENT PERMIT IS REQUIRED FOR ALLWORK ACTIVITIES WITHIN THE PUBLIC RIGHT—OF—WAY.

SHREE CONTSULTANTS LLP, EXPRESSLY RESERVES ITS COMMON LAW COPYRIGHTS IN THESE PLANS. THESE PLANS SHALL NOT BE REPRODUCED, MODIFIED IN PART OR IN WHOLE OR COPIED IN ANY MANNER WHATSOEVER, NOR SHALL THEY BE ASSIGNED TO A THIRD PARTY WITHOUT WRITTEN CONSENT FROM SHREE CONSULTANTS LLP.

SHREE CONSULTANTS LLP HumﬂmH\Hsz >mﬂ< QEUHZ Q HVH\ >Z E % E DRAWN BY: APPROVED BY:

T EARTHLY ENGINEERING NEEDS*** MAC 11/10/17 SVR 11/10/17

s comomoon s TAORMINA MIXED-USE PROJECT

PHONE: 949-768-4467 CHECKED BY: PROJECT NUMBER
ENIATL: SHREECONSULTANTS36@GMAIL.COM 424 31ST STREET, NEWPORT COAST, CA 92663 SVR 11/10/17 30-20135
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= VARIABLE __ VARIABLE _ 2

PARKWAY SIDEWALK
" "

R TR,

F.L. OF PIPE
1/2" ABOVE GUTTER
FLOW LINE

SEE DETAIL_"A"
FOR TYPE OF
DRAIN PIPE
1- DRAINS WITH SLOPE GREATER THAN 10% MAY REQUIRE AN ENERGY REDUCER.
2- ALL DRAINS MUST BE INSTALLED 90" TO THE CURB FACE UNMLESS APPROVED

BY THE CONSTRUCTION ENGINEER.

INSTALL POLYETHYLENE PLASTIC ELEVATION
JOINT MATERIAL "QUICK—=JOINT"
OR EQUAL

,_I._\N.. MIN. 1=1/2" MIN, INSTALL POLYETHYLENE
COVER COVER PLASTIC JOINT MATERIAL
/_ Jf!!r_ \ "QUICK JOINT" OR EQUAL

C

. 2" MIN.
9

SECTION A-A SECTION A-A
RESIDENTIAL COMMERCIAL

NOTE: IF CURB/GUTTER IS REMOVED JOIN TO THE NEAREST JOINT WITHIN TWO FEET.

o
_Im.. Topsoil or 4" concrele TF.._

3" Perl. drain pipe closs ;
SDR 35 SCH 40 PVC pipe —

Crushed Rock —
3" P.V.C. (SCH. 40) il Bl 7

PIPE OR EQUAL

4" MAX. QUTER
DIAMETER

-
4-1,/4" *

RECTANGULAR CAST IRON

Lop 6” PIPE, ALHAMBRA FOUNDRY
A=470 OR EQUAL
DETAIL A SECTION "B-B" ALTERNATE
TO DETAIL A
DRAIN PIPE SECTIONS

* QUTSIDE HUB DIMENSIONS

CITY OF NEWPORT BEACH b

PUBLIC WORKS DEPARTM I

PRIVATE DRAINS S e A

Date: June 2005/ RO | "% g
THROUGH CURB STD-184.L

DRAWING NO.

THROUGH CURB DRAIN SCALE : NONE

H h- MC_CURB-DRN-012-*MSTR

THIS SIMPLEX PUMP SYSTEM IS FURNISHED WITH THE FOLLOWING MATERIAL:

ONE PUMP: MODEL #50PU2.255-60
1/3 HP 2" DISCHARGE 115 VOLTS 1 PHASE 4.8 AMPS
ONE SIMPLEX CONTROL PANEL w/ DRY CONTACT, ALARM SYSTEM
THREE SENSOR FLOATS
ONE 24"X 48" FIBERGLASS BASIN w/ANTIFLOTATION FLANGE, 1 REINFORCING RIB
ONE 28" DIAMETER STEEL DIAMOND TREAD COVER
ONE 2" BALL CHECK VALVE
ONE 2" BALL VALVE
BATTERY BACKUP (Battery not included - any marine type deep cycle)

PUMP WILL DELIVER 40 GPM at 9' TDH
The following items will be furnished with this pump system:
Quick Removal System installed in basin w/plbg, base elbow, upper guide bracket, pump

adaptor, guide rails, lifting chain, and preset floats on removable float tree; system ready for
the holel

HvGZMU m<m‘ﬂmz SCALE : NOT TO SCALE

& SPECIFICATIONS e

SHREE CONSULTANTS LLP

*#%%A 1-STOP FIRM FOR ALL YOUR
EARTHLY ENGINEERING NEEDS***

3002 N. COTTONWOOD STREET

ORANGE, CA 92865

PHONE: 949-768-4467

FAX: 949-768-0735

EMAIL: SHREECONSULTANTS36@GMAIL.COM

10

Chisel "S" on face of concrete
curb over lateral. 3" high
letter. " deep.

Curb & a.._:.oﬂl/

NN

Sidewalk {or alley surface)

Finished street surfoce

Riser, Coulder or Fernco no_uu_m:m
& stopper to be instelled &
below finshed grade.

¢ MAIN LINE SEWER

Minimum Slope: K" per linear foot
or 2.00%

SPECIAL NOTE: uUnder no cir t shall ABS pipe or fittings
be ollowed! All sewer laterals shall be inspected by the Utilities Dept.
and be replaced if necessary to meet current city standards.

CONSTRUCTION NOTES: GENERAL NOTES:

Install sewer cleanout cover per applicable 1. For slope less than X~ per foot @ 6" lateral shall be used with a minimum
portions of STD=511=L. Triangular cover with slope = K" per foot.

Sewer lateral connection
per STD—405-L

"S" on top.
2. A cleanout shall be installed on all sewer lateral connections.
4" (or 67) SDR—35 PVC sewer pipe with .
gasketed, integral bell and spigot joints. 3. Cleonout shall be installed at property line.
4" (or 67) SDR—-35 PVC 45" bend. 4. Sewer cleanout covers shall be Brooks products No. 4TT or J.&R. No. 4T

. maorked sewer.
4"x 4" (or 6" 67) SOR-35 PVC wye branch
fitting.

w

. Cleanout covers ploced in sidewslks maoy be Brooks Producis Ne.l —RB
and No.1-R (concrete cover) or J.&R. Mo. 1-R by special permission only.

4" (or 67) ABS stopper (where laterals are

stubbed) 6. Sewer cleanout riser pipe material shall be SDR=35 PVC except where

existing sewer main is VCP in which cose VCP pipe ond fittings shall be

4" (or 67) short piece, SOR—-35 PVC, 6" used.

long.

=~

. PVC shall be SDR—35 per ASTM 3034.
4" (or 67) rubber mechanical banded seal

B. PVC pipe ond fittings shall be bedded with %" crushed rock material.
clamp. Fernco or City approved equal. In creas of ground water or tide water 3" crushed rock.
4" (or 67 private sewer pipe. 9. Where VCP materials are used, bedding shall be stondard.
8°x 4" (or 67) wye branch fitting. SDR—35 10. Single family residences shall be 4" diameter oll others shall be 6"

PVC.
11. Saddle type connections to sewer mains are prohibitied, except by special
permission from the Utilities Superintendent. (Then only on old concrete

mains with heavy flows.)

P 06O OO O

Install ABS stopper In rubber coupling. Use
Mission Clay Products stopper or opproved
equal.

Sidewclk replacement shall be in full panel. 12. Glue or solvent joints ore prohibited.

©

CITY OF NEWPORT BEACH APPROVED:
PUBLIC WORKS DEPARTMENT

RCE NO. 36106 PUBLIC WORKS DIRECTOR

Drawn: M. Elias Scale: NT.S. _
Date: Jan. 2004

DRAWING NO. . ™ OQ:HL

SEWER LATERAL WITH
CLEANOUT

SANITARY SEWER

SCALE : NONE

MC_CO-SWR -012-*MSTR

CLEANOUT

3" PVC PIPE

SOIL MATERIAL

NDS #FWAS24 24" DIA x 28.75"
HIGH x 49 GAL FLO—WELL DRY
WELL SYSTEM WRAPPED WITH
#WFF67 POROUS FILTER FABRIC
WRAP

CLEAN SAND BACKFILL MATERIAL

CHRISTY "F8" METER BOX W/
"F8D" REINFORCED CONCRETE
COVER MARKED "STORM DRAIN”
OR "SEWER”

3" PVC PIPE

e SOIL MATERIAL

7 a

//’( » ”
NDS #FWAS24 24" DIA x 28.75
HIGH x 49 GAL FLO—WELL DRY
WELL SYSTEM WRAPPED WITH
#WFF67 POROUS FILTER FABRIC
WRAP

CLEAN SAND BACKFILL MATERIAL

NOTES:

SIS ES

B

12

DETAILS
TAORMINA MIXED-USE PROJECT

424 31ST STREET, NEWPORT COAST, CA 92663

DRYWELLS SHALL REST UPON AN 8" MINIMUM CLEAN SAND BEDDING.

DRYWELLS SHALL RECEIVE 4’ DIAMETER CLEAN SAND BACKFILL FROM BASE TO COVER OF WELL.
COVER OF TOP—MOST WELL SHALL RECEIVE A MINIMUM OF 8" SOIL MATERIAL COVERAGE.

THE HOME OWNER SHALL INSPECT, MAINTAIN AND REPAIR DRY WELL ASSEMBLY IN ACCORDANCE WITH
MANUFACTURER'S SPECIFICATIONS AND THE EROSION CONTROL PLAN NOTES AND RECOMMENDATIONS.

DRY WELL

SCALE : NOT TO SCALE

REV DESCRIPTION

'y - SECTION: 2.60.050
Lurrry Pimers Since AE5T —y -
% 4 1007

Product information presented / ® 4 Supersedes

here reflects conditions attime
of publication. Consul Factory
regarding discrepancies or
inconsislencies. MAIL TO: PO, BOX 16347 « Lowisville, KY 402860347
SHIP TO: 3649 Cane Rumn Road « Louisvile, KY 402111961
{E02) FB-2731 + 1 (800 928 PUMP « FAX (A02) 774-3624

THE BASEMENT SENTRY® SERIES
12 VOLT BACKUP SUMP PUMP SYSTEMS
MODEL 507 & MODEL 510
“TAKES OVER WHERE OTHER SYSTEMS QUIT”

7 PLUMP [1]. e

visit our web site:
www.zoeller.com

Application:
For clear water, emergency backup usage when power is off or the primary pump (s)
fall

Extra Protection
When the primary AC pump fails dus to power oLtages
« Slorms ¢ Brownouts ¢ Wiring or electrical problems

Mo other system offers the reliability and protection provided by the Basement Sentry®
Series

Extra Protection
When the primary pump fails due to damage, mechanical malfunclion or obstructions in the
pit

Extra Protection
When the primary pump fails to kesp up with exzessive water due to rain or overloading

High Capacity Protection & Recovery
The Model 510 provides high capacity capabilities for dewatering in critical installations. (See
peformance data)

+ High capacity residential locations + Communication valts

+ Commercial locations « Computer vaulls

+ Basement slorage facilities

Features:
Zoellers ime tested design sxpenence gives you the needed performance and reliability

PUMPS: 12 wvalt highly efficient with noncomosive pump construction. Supplied with 5" leads

CONTROL BOXES: All models hawe batterybum outand overcharge protection. Models 507 and
510 have a self contained 10 amp battery recharger. All systems are fullysolid stete automatic
contrallers with alarms, light indicators, and hawe warning systerms

LIGHT INDICATORS:

(Long Lasting LED)
« Power supply "on" * Run light
- Battery partially charged + Battery fully charged
+ Pump alarm "off"

f - ,.

ALARMS: SUMPPPUMP (S8
+ Continuous steady beep - "low battery” .

+ Slow interrupted beep - "pattially discharged battery” (W del 510 onty MUST BE -y

ORDERED

CONTROL DEVICE: Reliable low voltage float switch. i = 3
y4SEPARATELY.

BATTERY CASE: The included baltery case will acco mmodate maximum battery dimesions of iy NERRIRL S5
13"(L) % 7" (i) 2 9% (H) andfits all group size 27 marine batteries Ivade from nonc omosive X \
polyethviene. Contains lock strap. Model 510 can be used with multiple batteries. Order extra

battery case with hookup wire (PN 007861).

FITTINGS: Fumished with ALL required fittings. Model 507 has an intemal check vahve in the
discharge and includes an additional hesy duty check vatve adaptable to 1%4" or 174" pipe
Model 510 includes two heawy duty check valves lo install with pedestalicolumn orsubmersible
fpurmpes Product may not be exactly as shown

MODEL 807 pictured

@ Copyright 2007 Z celler Co. Al nghts resemved.

12 VOLT BACKUP SUMP PUMP
SYSTEM - SHEET 1

SCALE : NONE
NC_BKUP—PMP —012—*MSTR

Model 507 Model 510 Aquanote Deep-cycle
Basement Sentry®| Basement Battery (purchase separately)
Sentry® I «

PN 10-1450 - AGM
P/N 10-0761 - Wet (shown)

Products may not be exactly as illustrated.

Warranty - 12 months from date of installation or 18 months from date of manufacture. However the 12 month warranty
is extended to 36 months with the purchase of an Aquancte battery by Zoeller. Note: Three year limited warranty valid
only when a complete system is purchased and used as a backup to a primary dewatering system. A complete system
includes a Madel 507 or 510 Basement Sentry® and an Aguanote Battery. To validate warranty, the warranty card (FM1679)
included with a Basement Sentry® Pump must be filled out and returned to the factory.

Battery Life - The estimated life of a fully charged (175 minute reserve capacity) battery when the pump is operating
continuously is approximately 7% hours. Example - The Model 510 at 10 ft. head will pump 1,296 G.P.H. Most backup
systems require intermittent pump operation. All models will provide protection for extended periods of time dependent
upon stop-start requirements. NOTE: The 510 offers extended backup protection if the regular primary sump pump fails.

Performance Data - Pump performance is based on the use of a fully charged 12 volt, (200 minute reserve capacity)
for Madels 507 and 510, deep-cycle battery with no deficiency and less than two years old.

Aquanot® Battery - - Size 31 “Wet’ P/N 10-0761 (69 Ibs.) (Shipped via truckline only)
Min. battery requirements: 200 minute reserve capacity

Deep cycle, sze 27, 175 . Gjze 27 “AGM" P/N 10-1450 (66 Ibs.)

NS FeSarve oanafly. 175 minute reserve capacity

& TOTAL DYNAMIC HEADIFLOW
b PUMP PERFORMANCE CURVE PER MINUTE
MODEL 507/510 EFFLUENT AND DEWATERING
. MODEL 507 510
5 20 | T Feel Meters Gal, Liters Gal, Liters
a /.//1. 5 15 23 7 | M | 1
& 10 30 15 1| 2 | &
2 4- ~ &0 15 46 B 9 | n | &
5 - | . Shul-offHead: 17.5 145.3m) 19.9 1(6.1m)
£ 10
= - 507 (1
5 2 ECT R
GALLONS
LITE | | 1 1
HIES X0 ¥ 0 8 0 @ Min. pit size requirements: 18" diameter X 24" deep. For 18" x 22"
FLOW PER MIMUTE 0099264 application, consult factory.

Shipping weight of complete system, Model 507/18 Ibs., Mode! 510/19 Ibs.
NOTE: Not recommended for installation with over 15 ft. Total Dynamic Head for Model 507, or 17 ft. for Model 510.
CAUTIONS: See FM1311 (Model 507), or FM1139 (Model 510) Installation Instructions.

Ny

@ Copyright 2007 Zoeller Co. All rights reserved

12 VOLT BACKUP SUMP PUMP  scae : nowe
m<m‘ﬂmz - mmmm‘ﬂ N WC_BKUP—PMP —012—*MSTR

www.zoeller.com

DATE

GRATE

FILL THIS PORTION WITH CRUSHED
ROCK AFTER POURING GRATE
SUPPORT CURB

o\\v\

10

1’6" MIN

PLAN VIEW

6" MIN WIDE PEDESTRIAN SAFE
FRAME & GRATE 3/8" SLOT
OPENING. EAST JORDAN IRON
. WORKS OR EQUAL

—3' (800) 874-4100

o”

c\| DIMENSIONS DETERMINED BY
GRATE FRAME DIMENSIONS;
FRAME AS A FORM

Y #4 REBAR TOP & BOTTOM

3/4" CRUSHED ROCK W/ FILTER
FABRIC

NOTES:
« DIG A 24" WIDE x 18" MIN. DEPTH
TRENCH

o PLACE FILTER CLOTH IN THE TRENCH.
LAP12” AT TOP

o FORM AND POUR PERIMETER CONCRETE

CURB
2-0° o FILL THE REST OF THE TRENCH WITH
ELEVATION CRUSHED ROCK TO 4" FROM TOP OF
TRENCH

BOTTOMLESS

SCALE : NOT TO SCALE

FORCE MAIN. SCHEDULE .
40 PVC. (SEE PLANS
FOR FM SIZE)

MC_CO-RES -016-*MSTR

TRENCH DRAIN

28" STEEL DIAMOND TREAD COVER
FINISHED GRADE

INSTALL BALL VALVE, CHECK
VALVE AND UNION; SEE
SPECIFICATIONS 1/C-10

SEE_PLANS

— 1N - BENTONITE PASTE (TYP)

24"x28'6 FIBERGLASS BASIN i v e
W/ ANTIFLOTATION FLANGE & g GRAVITY FLOW
REINFORCING RIB: SEE i I
SPECIFICATIONS 1/C-10 = —LOW, ON-

/ |// e & L SWITCH SENSORS.
SUBMERSIBLE SUMP PUMP, MERCURY FLOAT.
SIMPLEX MODEL e &
#50PU2.255-60, 1/3 H.P, I @-BASE INV ELEVATION
2" DISCHARGE, 115 VOLTS 1 Z N (SEE NOTE 5)
PHASE, 4.8 AMPS; RATED i

MIN. 40 GPM WITH TOTAL
DYNAMIC HEAD OF 9'.

NOTES:

1.
2.

&~ o

o o

~

INSTALL PUMP(S) PER MANUFACTURER'S RECOMMENDATIONS; SEE SPECIFICATIONS 15/C-6
CONTRACTOR SHALL SUPPLY A COMPLETELY SELF—CONTAINED SIMPLEX MOTOR CONTROL PANEL.
_H__”___@_uﬁ.woz._.mo_. PANEL SHALL PROVIDE SHORT CIRCUIT AND OVERLOAD PROTECTION FOR THE
PROVIDE HIGH-WATER ALARM SYSTEM.

PROVIDE FOSSIL FILTER AT PUMP DISCHARGE.

PROVIDE BENTONITE PASTE AT ALL PIPE CONNECTIONS TO PUMP BASIN.

CONTRACTOR SHALL FIELD VERIFY ACTUAL BASE ELEVATION BASED ON FINAL FIELD CONCITIONS.
SEE PUMP MANUFACTURER'S RECOMMENDATIONS FOR PUMP MAINTENANCE REQUIREMENTS.

PROVIDE BACK—-UP BATTERIES OR GENERATOR FOR PUMP. CONTACT PUMP MANUFACTURER FOR
RECOMMENDED UNIT.

PROVIDE 12 VOLT BACKUP SUMP PUMP AND BATTERY SYSTEM; RECOMMENDED: ZOELLER MODEL
507 PUMP SYSTEM, MODEL 507 BASEMENT SENTRY | BATTERY CHARGER, AND AQUANOTE DEEP
CYCLE BATTERY #10-1450—AGM; SEE DETAILS 8/C—6 AND 10/C-6 FOR FURTHER INFORMATION.

STORM DRAIN SUMP PUMP

m°>—lm u ﬂzu n' 9

DRAWN BY:
MAC 11/10/17

MC_SMP-PMP —012-*MSTR

APPROVED BY:
SVR 11/10/17

CHECKED BY:
SVR 11/10/17

PROJECT NUMBER
30-20135

SHREE CONTSULTANTS LLP, EXPRESSLY RESERVES ITS COMMON LAW COPYRIGHTS IN THESE PLANS. THESE PLANS SHALL NOT BE REPRODUCED, MODIFIED IN PART OR IN WHOLE OR COPIED IN ANY MANNER WHATSOEVER, NOR SHALL THEY BE ASSIGNED TO A THIRD PARTY WITHOUT WRITTEN CONSENT FROM SHREE CONSULTANTS LLP.
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PROPOSED LIMIT OF REMEDIAL GRADING TO EXTEND
TO BUT NOT EXCEED NORTH, SOUTH, EAST AND

SECTION C-C EST PROPERTY LINES.
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