CITY OF NEWPORT BEACH

PLANNING COMMISSION STAFF REPORT
December 6, 2018
Agenda Item No. 2

SUBJECT: Newport Crossings Mixed-Use Project (PA2017-107)
= Environmental Impact Report No. ER2017-001
= Site Development Review No. SD2017-004
= Lot Line Adjustment No. LA2018-004
= Affordable Housing Implementation Plan No. AH2018-001

1701 Corinthian Way; 1660 Dove Street; 4251, 4253, and 4255

SITE LOCATION: Martingale Way; and 4200, 4220, and 4250 Scott Drive

APPLICANT: Starboard MacArthur Square, LP
OWNER: Starboard MacArthur Square, LP
PLANNER: Jaime Murillo, Senior Planner

(949) 644-3209, jmurillo@newportbeachca.gov

PROJECT SUMMARY

The project would redevelop the existing 58,277-square-foot commercial center known
as MacArthur Square with a mixed-use development consisting of 350 residential dwelling
units, 7,500 square feet of commercial space, and a 0.5-acre public park. The subject
property is approximately 5.7 acres in size and located one block west of MacArthur
Boulevard, bounded by Corinthian Way, Scott Drive, Dove Street and Martingale Way.

The application for the proposed mixed-use residential development consists of the
following components:

e Site Development Review No. SD2017-004: To ensure the site is developed in
accordance with the Newport Place Planned Community Development Plan and Zoning
Code development standards and regulations pursuant to Newport Beach Municipal
Code (NBMC) Section 20.52.080 (Site Development Reviews).

e Lot Line Adjustment No. LA2018-004: A lot line adjustment to reconfigure the three
underlying parcels that comprise the site, pursuant to Chapter 19.76 (Lot Line
Adjustments) of the Municipal Code. Specifically, the site would be reconfigured to
create a 0.5-acre parcel for the public park to be dedicated to the City; a 5.08-acre
parcel for the proposed mixed-use development; and an 0.11-acre parcel (to be owned
by the project applicant) for emergency access improvements needed to serve the
proposed project. The 0.11-acre parcel would also include an easement dedicated to
the City for access and parking for the public park. With dedication of the 0.5-acre
public park, the net project site area would be 5.19 acres.
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e Affordable Housing Implementation Plan No. AH2018-001: A program specifying how
the proposed project would meet the City’s affordable housing requirements, pursuant
to the Residential Overlay of the Newport Place Planned Community. Under the
Affordable Housing Implementation Plan, 30 percent of the project’s apartment units
(namely, 78 units) would be set aside as affordable units to lower-income households.
Providing the affordable housing required by the Newport Place Planned Community
Residential Overlay qualifies the project for a density bonus and
incentives/concessions pursuant to Chapter 20.32 (Density Bonus) of the City’s
Municipal Code and Government Code Section 65915 (Density Bonus Law). The
AHIP includes a request for one development concession related to the bedroom mix
of the affordable units and a development waiver of the 55-foot building height limit to
allow a height of 77 feet 9 inches to accommodate the parapet, roof-top mechanical
equipment, elevator shafts, emergency staircase, rooftop terrace, and a portion of the
parking garage.

STATUS OF ENVIRONMENTAL IMPACT REPORT

Preparation of a Draft Environmental Impact Report (DEIR) commenced for the project
and a scoping meeting was held on Thursday, November 16, 2017.

The DEIR has been completed and was released for public review on November 30,
2018. The public comment period is currently open and will close on January 11, 2019.
Details regarding where to access the DEIR and how to submit comments are provided
in the Notice of Availability (Attachment No. PC 2). The DEIR can also be accessed online
at http://www.newportbeachca.gov/cega.

STUDY SESSION

The purpose of the study session is to introduce the project and provide the Planning
Commission and general public with the opportunity to learn about the project.

Additionally, the session will provide an opportunity to request additional information
about the project in advance of a future public hearing. During the study session, Staff
will provide a brief overview of the proposed project, requested approvals, and the results
of the environmental analysis. Additionally, staff will highlight how the public can
participate in the process and future hearings. The applicant will provide a more detailed
presentation of the proposed project.

No action on either the project or draft EIR can be taken by the Planning Commission at
the study session. A complete staff report with comprehensive analysis of the project will
be prepared and presented to the Planning Commission at a future scheduled public
hearing.
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COURTESY NOTICE

Although not required by the Municipal Code, a courtesy notice of this study session was
published in the Daily Pilot, mailed to all owners 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
meeting, 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.

Prepared by: Submitted by:

Jaime Murillo Jim Campbell

Senior Planner Deputy Community Development Director
ATTACHMENTS

PC 1 Vicinity Map
PC 2 Notice of Availability (NOA)
PC 3 Project Plans
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Notice of Availability
Newport Crossings Mixed Use Project
Environmental Impact Report (PA2017-107)

DATE: November 28, 2018
TO: Reviewing Agencies and Other Interested Parties

FROM: City of Newport Beach, Community Development Department, 100 Civic Center Drive, Newport Beach,
CA 92660

PROJECT TITLE/SUBJECT: Newport Crossings Mixed Use Project: Notice of Availability of a Draft Environmental
Impact Report

PROJECT APPLICANT: Starboard MacArthur Square LP
NOTICE OF AVAILABILITY REVIEW PERIOD: November 30, 2018, through January 14, 2019 (45 days)

PLANNING COMMISSION STUDY SESSION: Thursday, December 6, 2018, at 4:00 p.m. in the Council Chambers
at 100 Civic Center Drive, Newport Beach, CA 92660

PURPOSE OF THIS NOTICE

Pursuant to Public Resources Code Section 21165 and the California Environmental Quality Act Guidelines (CEQA
Guidelines) Section 15050, the City of Newport Beach (City) is the Lead Agency responsible for preparation of an
Environmental Impact Report (EIR) for the proposed Newport Crossings Mixed Use Project (Project), described
below. Notice is hereby given that the City has completed a Draft EIR (State Clearinghouse No. 2017101067) for
the Project to address the potential environmental effects associated with implementation of the Project.

PROJECT LOCATION

Ike

The approximately 5.69-acre project site known as Macarthur Square is in £ John wayne By, /4
the northern end of the City and includes the following addresses: 1701 Airport /
Corinthian Way; 1660 Dove Street; 4251, 4253, 4255 Martingale Way; and
4200, 4220, & 4250 Scott Drive (Assessor Parcel Numbers [APN] 427-172-
02, 03, 05, and 06). The project site is in the City’s “Airport Area” planning
subarea, which is bounded by Campus Drive to the north and west, SR-73
to the south, and Jamboree Road to the east. Within the Airport Area are
established planned community development plans. The project site is in
the Newport Place Planned Community. The site is generally bounded by
Corinthian Way to the northeast, Martingale Way to the east, Scott Drive
to the northwest, and Dove Street to the southwest. The site is
approximately 0.2 mile east of John Wayne Airport. &

>
PROJECT DESCRIPTION i \

The project site is currently improved with the MacArthur Square shopping center, which consists of
approximately 58,277 square feet of existing buildings, surface parking, and hardscape and landscape
improvements. Upon demolition and clearing, the project site would be redeveloped with the Project. The
Project consists of the development of a multistory building that would house 350 apartment units, 2,000
square feet of “casual-dining” restaurant space, and 5,500 square feet of retail space. Centrally located within
the multistory building is a six-level, five-story parking structure (one semi-subterranean level). Of the Project’s

Bowsprit
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350 apartment units, 259 are considered “base” units, 91 are “density bonus” units, and 78 are proposed to be
reserved for lower-income households. The residential base units are calculated at 50 dwelling units per acre.

The project also includes development and dedication of a 0.5-acre public park, which would be available to the
future project residents, as well as the general public. Project residents and their guests would also have access
to a number of onsite private amenities, recreation and entertainment areas and services, including various
courtyards, a rooftop terrace, and a view deck. A commercial/retail plaza would provide a social hub
surrounding the ground-level retail and restaurant uses with fire pits, soft furniture, landscaping, and festival
lighting.

Project development requires the following discretionary actions and approvals from the City: Lot Line
Adjustment No. LA2018-004; Affordable Housing Implementation Plan No. AH2018-001; and Site Development
Review No. SD2017-004.

SIGNIFICANT ENVIRONMENTAL EFFECTS

Implementation of the Project would result in potentially significant impacts to Air Quality, Biological Resources,
Cultural Resources, Hazards and Hazardous Materials, and Public Services topical areas; however, as
substantiated in the Draft EIR, all identified impacts would be reduced to a level of less than significant with
implementation of mitigation measures. No significant and unavoidable impacts have been identified for this
Project.

RESPONDING TO THIS NOTICE

The Draft EIR is available for public review and comment pursuant to CEQA. The City requests your careful
review and consideration of this notice and invites input and comments from reviewing agencies and other
interested parties regarding preparation of the Draft EIR. Pursuant to Public Resources Code Section 21091 and
CEQA Guidelines Section 15105, agencies must submit any comments in response to this notice no later than 45
days after receipt of this notice. The City will accept comments regarding this notice during the public comment
period, which extends from Friday, November 30, 2018 through Monday, January 14, 2019.

All comments or other responses to this notice should be submitted in writing to:

Jaime Muirillo, Senior Planner

City of Newport Beach

Community Development Department
100 Civic Center Drive

Newport Beach, California 92660

E-mail responses to this notice may be sent to JMurillo@newportbeachca.gov. If comments are submitted via
e-mail with attachments, it is recommended that the attachments be delivered in writing. Virus protection
measures and format incompatibility can limit the ability for the attachments to be delivered.

The Draft EIR is available at the City of Newport Beach at the address and department noted above and can also
be accessed online at: http://www.newportbeachca.gov/ceqa. Additionally, copies of the document are
available for review at the following City of Newport Beach public libraries:

Central Library Balboa Branch

1000 Avocado Avenue 100 East Balboa Boulevard

Newport Beach, CA 92660 Newport Beach, CA 92660
2
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Mariners Branch Corona del Mar Branch
1300 Irvine Avenue 420 Marigold Avenue
Newport Beach, CA 92660 Corona del Mar, CA 92625

If you wish to be placed on the mailing list, have any questions, or need additional information, please contact
Jaime Murillo, Senior Planner at 949-644-3209 or via email at JMurillo@newportbeachca.gov.

STUDY SESSION

The City will hold a planning commission study session on Thursday, December 6, 2018 at 4:00 p.m. in the
Council Chambers at 100 Civic Center Drive, Newport Beach, CA 92660. Questions regarding the study session
should be directed to Jaime Murillo.

1=
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PA2017-1Q Attachment No. PC 3 - Project Plans

STARBOARD REALTY PARTNERS, LLC
NEWPORT CROSSINGS
NEWPORT BEACH, CA.

SITE DEVELOPMENT REVIEW

RESUBMITTAL
NEWPORT BEACH, CA
OCTOBER 18, 2018

SNEWPORT

CROSSINGS
SHEET DESCRIPTION
CS-1 COVER SHEET
A-1.1 TABULATIONS & SUMMARY
A-1.2 ARCHITECTURALSITE PLAN
A-13 PRELIMINARY FIRE MASTER PLAN
A-1.4 FIRE AREA SEPARATION MASTER PLAN
A-1.5 EXITING PLAN - 1ST FLOOR
A-1.5A EXITING PLAN - UPPER FLOOR
A-1.6 WASTE MANAGEMENT PLAN
A-1.7 OPEN SPACE PLAN
A-1.8 TYPE OF CONST. - 1ST FLOOR
A-18A TYPE OF CONST. - 2ND FLOOR
A-1.8B TYPE OF CONST. - UPPER FLOOR
A-21 BUILDING PLAN LEVEL 1
A-2.2 BUILDING PLAN LEVEL 2
. A-23 BUILDING PLAN LEVEL 3 & 4
PrOJeC'I' TeO m A-24 BUILDING PLAN LEVEL 5
A-2.5 BUILDING PLAN - ROOF PLAN
A-2.6 BUILDING PLAN - AMENITY DECK
A-27 BUILDING SECTIONS
APPLICANT/OWNER: RESIDENTIAL ARCHITECT: LANDSCAPE ARCHITECT: CIVIL ENGINEER: e I T
Starboard Realty Partners LLC Architects Orange MJS DESIGN GROUP FUSCOE ENGINEERING A-33 BUILDING PERSPECTIVES
1301 Dove Street Ste. 1080 144 N. Orange Street 507 30th Street, Newport Beach, CA. 92663 16795 Von Karman, Suite 100 A-3.4 BUILDING PERSPECTIVES
Newport Beach, CA. 92660 Orange, CA 92866 (949) 675-9964 Irvine, CA. 92606 A-3.5 COLOR & MATERIAL BOARD
(949) 851-2020 (714) 639-9860 Contact: Mark Schattinger (949) 474-1960 At UNIT PLANS
Contact: Dan Vittone Contact: Charles Addington Contact: John Olivier A-4.2 UNIT PLANS
Jon Schisler A-4.3 UNIT PLANS
A-5.1 DETAILS
A-52 DETAILS
PLANNING/TRANSPORTATION: LAND USE CONSULTANT: AS3 DETAILS
Michael Baker International Patrick Strader L1 CONCEPTUAL LANDSCAPE PLAN
5 Hutton Center Drive, Suite 500 19700 Fairchild Road #240 ) L2 LANDSCAPE NOTES & PLANT PALETTE
Santa Ana, CA. 92707 Irvine, CA 92612 = L3 POOL COURTYARD & 1/2 ACRE PUBLIC PARK
. ! 2 L4 RETAIL PLAZA
((?gi)t:g 3':/\‘\5'22 Erickson (949) 622-0420 % L.5 ROOFTOP TERRACE at LEVEL7
: L6 LANDSCAPE IMA GERY
C-01 CONCEPT GRADING PLAN ‘ S - 1
C-02 CONCEPT UTILITY PLAN
C-03 TYPICAL SECTIONS
NEWPORT CROSSINGS - NEWPORT BEACH, CA
7 2017-165

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

ARCHITECTS ORANGE

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

© 2017 Architects Orange

These plans are copyright protected. Under stch
protection unauthorized use is not permitted.

These plans shall not r8prefiuced or used without
written permission by Architgdts Orange.



PA2017-107 Attachment No. PC 3 - Project Plans
CODE SUMMARY RESIDENTIAL BUILDING SUMMARY STARBOARD REALTY PARTNERS, LLC

CODE ADOPTED EDITION UNITS LEVEL 1 LEVEL 2 LEVEL 3 LEVEL 4 LEVEL 5 % TOTAL NEWPORT CROSSINGS
S1 2 3 3 3 3 4.0% 14
[BUILDING CODE 2016 CALIFORNIA BULDING CODE
FIRE CODE 2016 CALIFORNIA FIRE CODE =2 2 0 2 > > 2 L PROJ ECT DESCRIPTION
STUDIOS 2 3 8 8 8 8% 29
ENERGY CODE 2016 BUILDING EFFICIENCY STANDARDS FOR RESIDENTIAL AND NON RESIDENTIAL BUILDINGS - = = - = ~ - 3“7 —
IMECHANICAL CODE 2016 CALIFORNIA MECHANICAL CODE ol 7 = 5 = 7 13:7; % A 350 UNIT PROJECT CONSISTING OF 4 & 5-STORY TYPE 1lI-A RESIDENTIAL BUILDING
PLMBNG CODE 2016 CALFORNIA PLUMBING CODE o m " W o 9 %6.9% o SURROUNDING A 5-STORY (6 LEVEL) TYPE I-A PARKING STRUCTURE WITH AMENITY DECK
ELECTRICAL CODE 2016 CALIFORNIA CODE
POOL CODE 2012 UNIFORM SWIMMING POOL CODE Ad 3 3 3 3 0 3.4% 12 AND 7,500 S.F. TYPE I-A RETAIL
2016 CALIFORNIA GREEN BUILDING SIANDARDS 1 BR'S 46 39 iy £ 32 56% L
B B 17 21 21 12 22.6% 79 GROSS LAND AREA: 5.69 ACRES
B1 ALT 1 2 2 2 2 2.6% 9
2 o | 7 ; ; % Y RESIDENTIAL & RETAIL SITE: 5.19 ACRES
7016 CALIFORNIA GREEN BUILDING STANDARDS
I isa 2 2 2 2 2 2k 12 PUBLIC PARK: 0.50 ACRES
BS 0 0 5 5 5 4.3%
B6 1 1 1 ] 0 1% 7 TOTAL UNITS: 350 UNITS
B7 0 0 1 1 1 0.9% 3 .
2 BR'S 12 23 23 33 23 35% 124 DENS'TY 6] 5] DU/AC
TOTAL 60 65 81 81 43 100% 350
CBC 2016 - BUILDING CODE ANALYSIS EXISTING ZONING: GENERAL COMMERCIAL SITE 6 OF THE PC 11 [NEWPORTPLACE) PLANNED COMMUNITY ZONING
RESIDENTIAL BUILDING: TYPE I11-A PARKING STRUCTURE: TYPE DISTRICT AND GENERAL PLAN LAND USE CATEGORY MU-H2
OCCUPANCYR-2 A OCCUPANCY:52 UNIT SUMMARY
TABLE 504.3 - ALLOWABLE 85 FEET UNIT
BUILDING HEIGHTS F uL TeE UNIT NET SQ. FT. NUMBER OF UNITS TOTAL NETSQ. FT. % |UNIT% EXIST‘NG/PROPOSED USES
TABLE 504.4 - ALLOWABLE
- WITH HEIGHT INCREASE L b
BNUMBER OF STORIES ° GHTINCREAS v - = e e L2 en EXISTING USES: 58,277 SQ. FT. COMMERCIAL
TABLE 506.2 - ALLOWABLE 24.0005F. UL N 50 o 59570 TR
AREA A2 730 48 35040 13.7% 56% PROPOSED USES: MIXED USE RESIDENTIAL (350 UNITS} / RETAIL (7,500 SQ. FT.) DEVEOLPMENT
OCCUPANCY, MULTISTORY BUILDINGS 48,000 S.F N/A A3 764 94 71816 26.9% 7
(EQUATION 5-2) Aa=[At+{NSxIf)]xSa ' B A4 828 12 7936 3.4%
81 1313 79 87927 2.6%
B1ALT 1075 B 5675 2.6%
82 1,100 i 4400 1%
B4 1,070 10 10700 3% 35%
RESIDENTIAL WASTE COLLECTION SUMMARY - e B a = LEGAL DESCRIPTION
SOLID WASTE CALCUALTIONS B7 1,209 3 3627 09% THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF ORANGE, STATE
s [ T | oA !COMPACT]ON(3:U{ omer e [ T I P } 2GS REQD TOTAL 852 350 298287 100% OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS:
30 | o3 | nss | o033 | 31| 127 | 2 | 6 PARCEL A:
RECYCLING CALCULATIONS
UNITS [ CE/WK/INIT [ TOTALC.Y.) [ 3C.Y. BINSIZE l # PICK-UPS/WK { 2C.Y. BINS REQD PARKlNG SUMMARY LOT 1 OF TRACT NO. 7770, iN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE
350 i 139.26 . 0.25 l 25.68 ‘ 0 ! > ] B RESIDENTIAL PARKING ) - PER CITY TS FOR A PROJECT PROVIDING AFFORDABLE HOUSING PER SECTION 20.32.040 OF OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 299, PAGES 15 AND 16 OF MISCELLANEOUS
— ‘ ORGANICS CALCULATIONS IHE[CIYISIZONINGICODE MAPS, RECORDS OF SAID ORANGE COUNTY, CALIFORNIA.
i STALLS
UNTS | GALONS/WEEK | TOTAIGA/WK) 64 GALLON CART #PICK-UPS/WK | 64 GALLCARTS UNITTYPE NS e REQURED EXCEPT ALL MINERALS, PETROLEUM, GAS AND OTHER HYDROCARBON SUBSTANCES EXISTING BELOW
350 [ 3 | 1050 16 4 4 STUDIO 29 1.00 29 500 FEET FROM THE SURFACE OF SAID REAL PROPERTY DESCRIBED ABOVE; PROVIDED, HOWEVER, THAT|
NOTE: A MIN. OF (3] 3 CU. YD. BINS FOR COMPACTED SOLID WASTE, [3] 3 CU. YD. BINS FOR REC YCLABLE WATSE, AND [1) 2 CUYD. TBR 197 T.00 97 GRANTOR HEREBY EXPRESSLY WAIVES THE RIGHT TO ENTER UPON THE SURFACE OF SAID REAL
BIN WilL BE PROVODED IN EACH TRASH TERMINATION ROOM (THREE TOTAL) FOR TWICE A WEEK PICK-UP. (2) 64 GALLON CARTS FOR S BR'S 122 2,00 248 PROPERTY FOR THE PURPOSE OF EXPLORING FOR OR PRODUCING THE MINERALS, PETROLEUM,
ORGANICS IN EACH TRASH RM. FOR 4X WK. PICKUP STAL NS =5 GAS AND OTHER HYDROCARBON SUBSTANCES SO RESERVED, AS RESERVED IN AN INSTRUMENT
SO S S RS 7T RECORDED SEPTEMBER 8, 1972 IN BOOK 10316, PAGE 114 OF OFFICIAL RECORDS.
[TOTAL RESIDENTIAL STALLS PROVIDED: 474 + 11181655 (RATIO: 1.87) PARCEL B:
RETAIL PARKING REQUIRED
RESTAURANT - CASUAL DINING/INDOOR 1000 S.F. 0.025 25 THAT PORTION OF LOT 2 OF TRACT NO. 7770, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE,
RETAIL WASTE COLLECTION SUMMARY RESTAURANT - CASUAL DINING/OUTDOOR 1200 SF - o505 F 0025 o STATE OF CALIFORNIA, AS SHOWN ON A MAP RECORDED IN BOOK 299, PAGES 15 AND 16
SOLID W ASTE CALCUALTIONS (1000 S.F.INDOOR X 25% = 250 S.F.) o ) OF MISCELLANEOUS MAPS, RECORDS OF ORANGE COUNTY, CALIFORNIA, DESCRIBED AS FOLLOWS:
(GENERAL RETAIL 5500 S.F. 0.004 22
§ i . TOTAL STALLS REQUIRED - RETAIL RATIO: 13.8 71 PARCEL 1 AS SHOWN ON A MAP FILED IN BOOK 53, PAGE 13 OF PARCEL MAPS, IN THE OFFICE OF
RETAIL S.F. LBS/WK PER 100 S.F. TOTAL LBS/WK LBS.TO C.Y TOTAL C.Y./WK 3 C.Y.BINSIZE # PICK-UPS/WK 3C.Y.BINS REQD TOTAL STALLS RETAIL STALLS PROVIDED: 77 THE COUNTY RECORDER OF SAID ORANGE COUNTY.
[EASING PARKING
5,500 25 137.5 009 24 i P 2 A ASNE TN P RGVIDED. 7 EXCEPT ALL MINERALS, PETROLEUM, GAS AND OTHER HYDROCARBON SUBSTANCES EXISTING BELOW
CRNNG OGS | TR /WK FER - - ‘ e 500 FEET FROM THE SURFACE OF SAID REAL PROPERTY DESCRIBED ABOVE; PROVIDED, HOWEVER, THAT|
(005 EONNG) | occupma | OISV | WSTOCT. ] tomcwwk | SCYNSEE | #FICKUP/WK | SC-BISREGD U B row perzor GRANTOR HEREBY EXPRESSLY WAIVES THE RIGHT TO ENTER UPON THE SURFACE OF SAID REAL
g B : ‘ EVCS RESDENT ASTGNED (E7CS NCILDED W 474 COUT v Tow | GAS AND OTHER HYDROCARBON SUBSTANCES SO RESERVED. AS RESERVED, N AN INSTRUMENT
NOTE: A MIN. OF (3) 3 CU. YD. BINS WILL BE PROVIDED FOR W ASTE AND A MIN. OF {3) 3 CU.YD. BINS W ILL BE PROVIDED FOR RECYCLING FORTWICE A EVCS - RESIDENTS UNASSIGNED 81 0.03 n :
WEEK PICK-UP. (8) 64 GALLON CARTS FOR ORGANIC W ASTE W ILL BE PROVIDED FOR FOUR TIMES A W EEK PICK-UP. EVCS - RETAIL 71 0.03 3 RECORDED SEPTEMBER 4' 1973 IN BOOK 1088‘3’ PAGE 83 OF OFFICIAL RECORDS.
EVCS - LEASING 4 0.03 1 PARCEL C:
[TOTAL EVCS STALLS REQUIRED: 25
[TOTAL EVCS STALLS PROVIDED: 25 THAT PORTION OF LOT 2 OF TRACT NO. 7770, IN THE CiTY OF NEWPORT BEACH, COUNTY OF ORANGE,
ACCESSIBLE STALLS REQUIRED STATE OF CALIFORNIA, AS SHOWN ON A MAP RECORDED IN BOOK 299, PAGES 15 AND 16
QUAN. RATIO REQUIRED OF MISCELLANEOUS MAPS, RECORDS OF ORANGE COUNTY, CALIFORNIA, DESCRIBED AS FOLLOWS:
RESIDENTS (ASSIGNED + OPEN + OPEN EVCS) 655 0.02 13
RETAL [ EVET) o 00e 7 PARCEL 2 AS SHOWN ON A MAP FILED IN BOOK 53, PAGE 13 OF PARCEL MAPS, IN THE OFFICE OF
TINNETrR) 5 0 - THE COUNTY RECORDER OF ORANGE COUNTY, CALIFORNIA.
:‘I;TAEL iRCOC\/E\;DSElB(:; \;::K/:\':IGC'E{SES;BULIE';::LL FOR EVERY 6 ACCESSIBLE STALLS PROVIDED FOR EACH PARKING TYPE — EXCEPTING THEREFROM, ALL MINERALS, PETROLEUM, GAS AND OTHER HYDROCARBON
- SUBSTANCES EXISTING BELOW 500 FEET FROM THE SURFACE OF SAID REAL PROPERTY
DESCRIBED ABOVE; PROVIDED, HOWEVER, THAT GRANTOR HEREBY EXPRESSLY WAIVES THE
PARKING REQUIRED: Ld) RIGHT TO ENTER UPON THE SURFACE OF SAID REAL PROPERTY FOR THE PURPOSE OF
ADDITIONAL sTALLS " L1 EXPLORING FOR OR PRODUCING THE MINERALS, PETROLEUM, GAS AND OTHER
TOTAL PARKING REQUIRED: 740 HYDROCARBON SUBSTANCES, AS RESERVED BY DEED RECORDED MARCH 1, 1874 IN BOOK 11086,
PAGE 2 OF OFFICIAL RECORDS.
TOTAL PARKING STALLS PROVIDED:
UNITS PER LEVEL RETAIL RETAIL (H.C.) RESIDENTIAL _ |RESIDENTIAL [H.CJ]  TOTAL STALLS APN: 427-172—02, 427-172—03, 427—-172—05, 427—172—06
(ON GRADE 4 1 5
LEVEL SUB 1 0 0 0 40 0 40
LEVEL 0 67 4 29 2 102
LEVEL? 65 0 0 120 3 123
LEVEL 3 81 0 0 120 3 123
LEVEL4 81 0 0 120 3 123
LEVELS 63 0 0 122 3 125
LEVEL S 0 0 0 99 0 99
[TOTAL STALLS PROVIDED: 350 67 4 654 15 740 | 2.11 A— ] ]
L

NOTE: "l PROJECT PROVIDES 181 ADDITIONAL PARKING SPACES FOR RESIDENTS ABOVE AND BEYOND AS REQUIRED BY CITY REQUIREMENTS.

NEWPORT CROSSINGS - NEWPORT BEACH, CA oo o
STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE  timzmmsscom
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PA2017-

SITRIBEKIGNESTES: 3 - Project Plans

+ PRIVATE RESIDENTIAL AMENITY SPACES - THESE SPACES MUST BE ONLY USED FOR
RESIDENTIAL-RELATED ACTIVITIES. NON-RELATED RESIDENTIAL USES (RETAIL
COMMERCIAL, OFFICE, RESTAURANT, ETC.) WiLL NOT BE ALLOWED AT ANY GIVEN TIME.
+ A TOTAL OF 50 PARKING SPACES MUST BE SOLELY PROVIDED FOR THE FUTURE
RESTAURANT USE. PLEASE REFER TO SECTION 20.40.040 OF THE ZONING CODE FOR
ADDITIONAL PARKING PROVISIONS FOR THE FUTURE RESTAURANT'S OUTDOOR DINING
AREA,

EXST. + GUEST AND TENANT PARKING ALLOCATIONS MUST ALSO BE CLEARLY IDENTIFIED AND
MAY NOT BE SHARED WITH THE FUTURE RESTAURANT USE. ACCESS GATES AND
FENCES ON ALL PARKING LEVELS TO BE CLEARLY IDENTIFIED.

+ DRIVE AISLE(S) MAY NOT BE USED FOR LOADING PURPOSES.

+ PUBLIC PARK - THE PROPOSED PUBLIC PARK MUST BE 0.5 ACRE (EXCLUSIVE OF FIRE
LANE) IN SiZE, OPEN AND AVAILABLE TO THE GENERAL PUBLIC, AND DEDICATED TO

THE CITY.

+ ONE-HOUR RATED CORRIDOR IS REQUIRED FOR SPRINKLERED R-2 BUILDINGS.

+ TRAVEL DISTANCE ON ALL BUILDINGS TO EXIT STAIRWAY NOT TO EXCEED 250 FEET

FROM THE MOST REMOTE POINT.

+ 2-HOUR SHAFT TO BE PROVIDED FOR STAIRWAYS.

+ 2-HOUR ELEVATOR SHAFT CONNECTING GARAGE AND RESIDENCE FLOORS ABOVE TO

BE PROVIDED.

+ ONE-HOUR ELEVATOR LOBBY (CBC 3007.7.2) AND GURNEY SIZE ELEVATOR. CBC

3002.4 TO BE PROVIDED.

+ GARAGE CEILING CLEARANCE SHALL BE AT LEAST 8-2" FOR VAN ACCESSIBLE CARS.

WA NOA

VICINITY MAP

+ IN MIXED OCCUPANCY BUILDINGS, EACH PORTION OF A BUILDING SHALL COMPLY
L EG E N D . WITH SPECIFIC GREEN CODE REQUIREMENTS:
. HTTP://WWW.NEWPORTBEACH.GOV/MODULES/SHOWDOCUMENT.ASPX?DOCUMENTID=11142
HTTP://WWW.NEWPORTBEACH.GOV/MODULES/SHOWDOCUMENT.ASPX?DOCUMENTID=13742
HTTP://WWW.NEWPORTBEACH.GOV/MODULES/SHOWDOCUMENT.ASPX?DOCUMENTID=13741

e ARSI A e oA LA R SR e warema e
.

OF RESIDENTIAL BU“—DING PROVIDES AN ALL-WEATHER DRIVING SURFACE AND CAPABLE OF SUPPORTING 72,000
POUNDS IMPOSED LOAD FOR FIRE APPARATUS AND TRUCK OUTRIGGER LOADS OF 75

INDICATES 4 STORIES POUNDS PER SQUARE INCH OVER A TWO FOOT AREA. CALCULATIONS STAMPED AND
SIGNED BY A REGISTERED PROFESSIONAL ENGINEER SHALL CERTIFY THAT THE
PROPOSED SURFACE MEETS THE CRITERIA OF AN ALL-WEATHER DRIVING SURFACE AND
IS CAPABLE OF WITHSTANDING THE WEIGHT OF 72,000 POUNDS, NEWPORT BEACH FIRE

INDICATES AREA OF DEPARTMENT GUIDELINE C.01.

5 STORIES + ALL SECURITY GATES (INCLUDING AT ENTRANCE TO GARAGE AND INTERIOR OF
GARAGE AREA) SHALL HAVE AN APPROVED REMOTE OPENING DEVICE FOR EMERGENCY
SERVICES.
+ AN AUTOMATIC FIRE SPRINKLER SYSTEM SHALL BE REQUIRED AND SHALL BE

INDICATES AREA OF INSTALLED AS PER GF.C. SEC. 903.
+ STANDPIPES SYSTEM SHALL BE PROVIDED AS SET FORTH IN GF.C. SEC. 905.
AMENITY DECK ADDITIONAL STANDPIPES (DUE TO ACCESS RESTRICTIONS WITH DESIGN OF PROJECT)
SHALL BE REQUIRED IN LOCATIONS DETERMINED BY THE FIRE DEPARTMENT.
+ A FIRE ALARM SYSTEM SHALL BE REQUIRED AND INSTALLED AS PER CF.C. SEC. 907.
+ 2A 10BC FIRE EXTINGUISHERS SHALL BE REQUIRED FOR THE R-2 OCCUPANCY. THIS
FIRE EXTINGUISHER WILL COVER 3,000 SQUARE FEET OF FLOOR AREA. THE
R ET | |_ SS U M PTl O NS . EXTINGUISHER SHALL BE LOCATED SO THAT IT IS NOT MORE THAN 75 FEET TRAVEL
A A DISTANCE TO REACH AN EXTINGUISHER FROM THE FRONT DOOR OF EAGH APARTMENT.
. + THE PARKING GARAGE TO BE PROVIDED WITH A 2A 20BC FIRE EXTINGUISHER.
+EFFECTIVE EMERGENCY RESPONDER RADIO GOVERAGE (800 MHZ) SHALL BE REQUIRED
CASUAL DINING AND SHALL COMPLY WITH NEWPORT BEACH FIRE DEPARTMENT GUIDELINE &
B BACK OF HOUSE 1.000S.F srp;;r\&;\ggs IDENTIFIGATION SHALL BE PROVIDED. AS GITY OF NEWPORT BEACH
F.H. . + i i
BACK : . e AMENDED C.F.C. SEC. 505.1.1. ADDRESSES SHALL BE PLACED AN OVER OR IMMEDIATELY
DINING: 1,000 S.F. ADJACENT TO ALL DOORS THAT ALLOW FIRE DEPARTMENT ACCESS. IN NO CASE
SHALL THE NUMBERS SHALL BE LESS THAN FOUR INCHES IN HEIGHT WITH A ONE-HALF
GENERAL RETAIL: 5,500 S.F. INCH STROKE,
- + FIRE PLACES AND FIRE PIT CLEARANCE SHALL BE PROVIDED AS PER MANUFAGTURES
TOTAL RETAIL: 7,500 S.F. RECOMMENDATIONS AND/OR CALIFORNIA MECHANICAL CODE REQUIREMENTS.
OUTDOOR DINING: 1200 S.F + ALL BUILDINGS AND STRUCTURES WITH ONE OF MORE PASSENGER SERVICE
: , .F. ELEVATORS SHALL BE PROVIDED WITH NOT LESS THAN ONE MEDICAL EMERGENCY
SERVICE ELEVATOR TO ALL LANDINGS. THE ELEVATOR CAR SHALL BE OF SUCH A SIZE
TO ACCOMMODATE A 24-INCH BY 84-INGH AMBULANCE GURNEY OR STRETCHER WITH
NOT LESS THAN 5.INGH RADIUS CORNERS, IN THE HORIZONTAL, OPEN POSITION, SHALL
BE PROVIDED WITH A MINIMUM CLEAR DISTANCE BETWEEN WALLS OR BETWEEN WALLS
AND DOOR EXCLUDING RETURN PANELS NOT LESS THAN 80 INCHES BY 54 INCHES AND
A MINIMUM DISTANCE FROM WALL TO RETURN PANEL NOT LESS THAN 51 INCHES WITH
A 42-INCH SIDE SLIDE DOOR AS PER CALIFORNIA BUILDING CODE SEC. 3002. PHASE |
AND PHASE il RECALL WILL BE REQUIRED.
+ STARWELL SIGNAGE SHALL MEET NEWPORT BEACH FIRE DEPARTMENT GUIDELINE &
STANDARDS D.01.
+ SMOKE DETECTORS SHALL BE REQUIRED FOR THE INDIVIDUAL DWELLING UNITS AS
PER CF.C. SEC. 907.2.11.1.
. DUMPSTER LOCATIONS SHALL MEET NEWPORT BEACH FIRE DEPARTMENT GUIDELINE &
STANDARD A.16,
+ EXTERIOR WALKWAYS SHALL BE DESIGNED TO ACCOMMODATE HAND CARRYING OF
FIREFIGHTER LADDERS FOR USE OF “GROUND* LADDERING OF BUILDINGS. (THE
LARGEST LADDER UTILIZED WILL BE 35-FOOT LADDER WITH A STORING LENGTH OF
20.5 FEET LONG.)
+ LADDERING GROUND PADS SHALL BE PROVIDED FOR GROUND LADDERING AND MADE
LARGE ENOUGH TO ACCOMMODATE A 35-FOOT LADDER WITH A 70° CLIMBING ANGLE.
THE LADDERING PADS MAY NEED TO BE PROVIDED IN THE LANDSCAPED AREAS.
+ EXTERIOR WALKWAYS SHALL BE WIDE ENOUGH TO ACCOMMODATE GURNEYS.
+ LANDSCAPE SHALL NOT OBSTRUCT LADDERING TO BUILDINGS.
+ ROOF GARDENS AND LANDSCAPED ROOFS SHALL COMPLY WITH THE REQUIREMENTS
OF THE CALIFORNIA BUILDING CODE AND THE CALIFORNIA FIRE CODE.
+ CAR CHARGING SHALL MEET REQUIREMENTS FROM NATIONAL ELECTRICAL CODE
625.5.
+ THE EMERGENCY GENERATOR SHALL BE FILLED FROM THE OUTSIDE OF THE BUILDING
VIA A REMOTE FILL PIPE IN A LOCATION APPROVED BY THE FIRE DEPARTMENT,
+ GARAGE RAMPS COMPLY WITH CITY STANDARD STD-805-L-A AND STD-805-L-B.
+ ALL IMPROVEMENTS SHALL BE CONSTRUCTED AS REQUIRED BY ORDINANCE AND THE
PUBLIC WORKS DEPARTMENT.
+ AN ENCROACHMENT PERMIT SHALL BE OBTAINED FOR ALL WORK ACTIVITIES WITHIN
THE PUBLIC RIGHT-OF-WAY.
+ AN ENCROACHMENT AGREEMENT SHALL BE OBTAINED FOR ANY PRIVATE
IMPROVEMENTS WITHIN THE PUBLIC RIGHT-OF-WAY PER CITY COUNCIL L-6, PRIVATE
ENCROACHMENTS IN PUBLIC RIGHTS-OF-WAY.
+ RECONSTRUCT CURB AND GUTTER ALONG THE DOVE STREET, SCOTT DRIVE,
CORINTHIAN WAY AND MARTINGALE WAY FRONTAGES PER CITY STANDARDS.
+ RECONSTRUCT A MINIMUM 8 FOOT WIDE SIDEWALK ALONG THE DOVE STREET,
SCOTT DRIVE, CORINTHIAN WAY, AND MARTINGALE WAY FRONTAGES PER CITY
STANDARDS. SIDEWALK MAYBE LOCATED AT THE BACK OF CURB.
+ NEW ADA COMPLIANT CURB ACCESS RAMPS SHALL BE CONSTRUCTED AT THE
INTERSECTION OF DOVE STREET AND SCOTT DRIVE, SCOTT DRIVE AND CORINTHIAN
WAY, AND CORINTHIAN WAY AND MARTINGALE WAY PER GITY STANDARDS.
+ ALL IMPROVEMENTS SHALL COMPLY WITH THE CITY'S SIGHT DISTANCE REQUIREMENT.
SEE CITY STANDARD 110-L.
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Attachment No. PC 3 - Project Plans
NOTES. LEGEND:

26-0" MIN. FIRE

1. FIRE HYDRANTS ARE REQUIRED TO BE LOCATED WITHIN 400 FEET OF 26 ET. WIDE EIRE
ALL PORTIONS OF THE BUILDING. ADDITIONAL HYDRANTS MAY BE
REQUIRED DEPENDENT ON FIRE FLOW CALCULATIONS. ACCESS LANE
6\%: E/S\gl}('@\l’\éﬁ 2. BLUE HYDRANT IDENTIFICATION MARKERS SHALL BE PLACED
ADJACENT TO FIRE HYDRANTS.
X 3. APPARATUS ACCESS ROADS MUST BE CONSTRUCTED OF A .% 150 FT. HOSE PULL
000‘&. EXST. MATERIAL THAT PROVIDES AN ALLWEATHER DRIVING SURFACE,

< S CAPABLE OF SUPPORTING 72,000 POUNDS IMPOSED LOAD FOR

2 RS FIRE APPARATUS, AND TRUCK OUTRIGGER LOADS OF 75 POUNDS

5 S

2 02050208

RSSO

XK
KKK

—

PER SQUARE INCH OVER A TWO-FOOT AREA. CALCULATIONS >OK COURTYARD STANDPIPE
STAMPED AND SIGNED BY A REGISTERED PROFESSIONAL ENGINEER

SHALL CERTIFY THAT THE PROPOSED SURFACE MEETS THE CRITERIA

OF AN ALLWEATHER DRIVING SURFACE AND IS CAPABLE OF

WITHSTANDING THE WEIGHT OF 72,000 POUNDS. NEWPORT BEACH
FIRE DEPARTMENT GUIDELINE C.01.
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4. ALL SECURITY GATES (INCLUDING ENTRANCE TO GARAGE AND
INTERIOR OF GARAGE AREA) SHALL HAVE AN APPROVED REMOTE
OPENING DEVICE FOR EMERGENCY SERVICES. CONSULT NBFD
GUIDELINE C.01 FOR GATE REQUIREMENTS.
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TURNING RADIUS
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5. AN AUTOMATIC FIRE SPRINKLERS SYSTEM WILL BE REQUIRED AND
SHALL BE INSTALLED AS PER C.F.C. SEC.903.

6. STANDPIPES SYSTEM SHALL BE PROVIDED AS SET FORTH IN
CALIFORNIA FIRE CODE (CFC) SECTION 905. ADDITIONAL
STANDPIPE (DUE TO ACCESS RESTRICTION WITH DESIGN OF

PROJECT) MAY BE REQUIRED IN LOCATIONS DETERMINED BY THE
FIRE DEPARTMENT.
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7. AFIRE ALARM SYSTEM WILL BE REQUIRED AND SHALL BE INSTALLED
AS PER CFC SEC. 907.

0203
35
L
%
R

PARKING
STRUCTURE

8. EFFECTIVE EMERGENCY RESPONDER RADIO COVERAGE (800 MHZ)
K4 WILL BE REQUIRED AND SHALL COMPLY WITH NBFD GUIDELINE &
CRXXKK) STANDARDS D.05 PUBLIC SAFETY RADIO SYSTEM COVERAGE.
RREKE
LIKKKA 9. ALLBUILDINGS AND STRUCTURES WITH ONE OR MORE PASSENGER
Pete%e %% SERVICE ELEVATORS SHALL BE PROVIDED WITH NOT LESS THAN
Pedede%e % ONE MEDICAL EMERGENCY SERVICE ELEVATOR TO ALL LANDINGS.
PKR854
260" MIN. FIRE t::::::::‘l
ACCESS LANE KX XX
(NO PARKING)

THE ELEVATOR CAR SHALL BE OF SUCH A SIZE TO ACCOMMODATE

Turning Radius Required
A 24-INCH BY 84-INCH AMBULANCE GURNEY OR STRETCHER WITH

for Fire Apparatus in a
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NOT LESS THAN 5-INCH RADIUS CORNERS, IN THE HORIZONTAL,

Tee Turnaround
‘OPEN POSITION, SHALL BE PROVIDED WITH A MINIMUM CLEAR > 22( =
DISTANCE BETWEEN WALLS OR BETWEEN WALLS AND DOOR
1059590909
192000000

%
el
KL
%
9588
XX

EXCLUDING RETURN PANELS NOT LESS THAN 80 INCHES BY 54

NEWPORT BEACH FIRE DEPT. HAMMER HEAD TURNAROUND
INCHES AND A MINIMUM DISTANCE FROM WALL TO RETURN PANEL
OT LESS CHES W 2-INCH SIDE S OOR AS
RS .0.0‘- EERTcLquTgmi LELDTIEG C‘I)HD,E ‘s‘EcWaogz,EiALsIEEw ?\ND ’;:ASE
,000.0’000‘4 2 RECALL WILL BE REQUIRED.
z’:‘:’:’:’: 10. SMOKE DETECTORS WILL BE REQUIRED FOR THE INDIVIDUAL
K&K DWELLING UNITS AS PER CFC SEC. 907.2.11.1.
9302000
OSSN 11.DUMPSTER LOCATIONS WILL NEED TO MEET NBFD GUIDELINE &
RS :
00’0000:’( STANDARD A.16.
t’:’:’:’.’: 12.EXTERIOR WALKWAYS WILL NEED TO BE DESIGNED TO
,0.00000.0‘4 ACCOMMODATE HAND CARRYING OF FIREFIGHTER LADDER FOR
?’0’0’0’0‘4 USE OF "GROUND" LADDERING OF BUILDINGS. THE LARGEST
).0.000’0.1 LADDER UTILIZED WILL BE 35-FOOF LADDER WITH A STORING
V.’.’.’.’.‘ LENGTH OF 20.5 FEET LONG.
g’:’:’:’% 13.EXTERIOR WALKWAYS WILL NEED TO BE WIDE ENOUGH TO
.?20:0:’:01 ACCOMMODATE GURNEYS.
i ':0:0:0:4 4.LANDSCAPE CANNOT OBSTRUCT LADDERING TO BUILDINGS.
7 0’0’% TREES MUST BE ARRANGED TO BE ABSENT FROM LADDERING \
52’:‘:’:’:‘ AREAS OF THE BULDING. TYP. LADDERING AT BLDGYPERIMEPERC ATBUILDING PERIMETER
% LREKKKK 5.THE EMERGENCY GENERATOR NEEDS TO BE FILLED FROM THE SCALE: 1"= 300"
RS / 29,9655 EXTERIOR OF THE BUILDING VIA A REMOTE FILL PIPE IN A LOCATION
’:.:0 7y (%géﬁgg\l(é_r :.,:,:‘:.z‘% APPROVED BY THE FIRE DEPARTMENT. g g}
(XX N, R BEX KKK |
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& ’:‘:’:.: FLOOR AREA.
o020 %% 18.THE PARKING GARAGE IS CLASSIFIED AS AN ORDINARY HAZARD
2e%e%%! OCCUPANCY, WHICH REQUIRES A 2A 20BC FIRE EXTINGUISHER.
.’:.:.:Q:.“ THIS FIRE EanGunsHEg wém COVSER 1508 (S:QUARE SEET OF FLSOOOR smwme | oolel  ssegr |
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Attachment No. PC 3 - Project Plans

RESIDENTIAL BUILDING: PARKING STRUCTURE: RETAIL:
CONSRUCTION TYPE: TYPE lI-A CONSTRUCTION TYPE: TYPE 1-A CONSIRUCTION TYPE: TYPE 1-A
OCCUPANCY: R-2 OCCUPANCY: -2 OCCUPANCY: M
GROSS S.F. : 437,127 S.F. GROSS S.F. : 278,337 S.F. GROSS S.F. : 11,000 S.F.
ExsT CBC 2016 - BUILDING CODE ANALYSIS
§ ) RESIDENTIAL BUILDING: TYPE HfI-A PARKING STRUCTURE: TYPE |
z OCCUPANCY R-2 A OCCUPANCY:S-2
z
3
z

TABLE 504.3 - ALLOWABLE
BUILDING HEIGHTS
TABLE 504.4 - ALLOWABLE
BNUMBER OF STORIES
TABLE 506.2 - ALLOWABLE

F.
TYPE I AREA 24,0008 ut

OCCUPANCY, MULTISTORY BUILDINGS

R ETAI |_ (EQUATION 5-2) Aa=[A1+{NSxIf)]xSa 48,000 S.F. N/A
PODIUM

(BELOW)

85 FEET ut

5 - WITH HEIGHT INCREASE ut

FLOOR AREA OF BUILDINGS PER CBC TABLE 503, SECTION 404.2, 506.1, 506.2, 506.4
AREA BUILDING AREA - S.F. ALLOWABLE S F.
TY P E I I | | 31,491 48,000
RESIDENTIAL ’
’ PARKING 3 27,100 48,000
STRUCTURE
4 38,831 48,000
5 28,520 48,000
6 25,110 48,000
EXIST.
FH. 7 35,432 48,000
8 27,533 48,000
9 38,751 48,000
= 10 28,314 48,000
> 11 37,311 48,000
— 12 40,390 48,000
\‘ —
W= 13 37,685 48,000
o
i\ TOTAL RESIDENTIAL BUILDING SQUARE FOOTAGE 437,127 SQ.FT.
| =
\ TOTAL PARKING STRUCTURE SQUARE FOOTAGE 278,337 SQ.FT.
| m
=
>
<
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#2 o

3 EMERGENGY VEHICLE ACCESS +f
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/946'SQ. FT.
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N  scalE 1"=30 2017-165 10-18-18

WPORT CROSSINGS © 2017 pronitects Orange
WPORT BEACH. CA STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851 2020
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Attachment No. PC 3 - Project Plans
EXITTO\ ~ )

! HOUR
ll'\'\ PASSAGEWAY

WA NOA

RESIDENTIAL BUILDING:
CONSRUCTION TYPE: TYPE il-A

PARKING STRUCTURE:
OCCUPANCY: R-2

RETAIL:
CONSIRUCTION TYPE: TYPE 1-A CONSIRUCTION TYPE: TYPE 1-A
OCCUPANCY: §-2
GROSS S.F. : 437,127 S.F GROSS S.F. : 278,337 S.F

OCCUPANCY: M
GROSS S.F. : 11,000 S.F.

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE il-A  |PARKING STRUCTURE: TYPE |
OCCUPANCYR-2 A OCCUPANCY:$-2
TABLE 504.3 - ALLOWA BLE
FEET
BUILDING HEIGHTS 85 FEE vt
TABLE 504.4- ALLOWABLE 5 WITH HEIGHT INCREASE uL
BNUMBER OF STORIES
TABLE 506.2 - ALLOWABLE 240005 0
AREA
OCCUPANCY, MULTISTORY BUILDINGS 4B.000SF. /A
(EQUATION 5-2) Aa=[A +{NSxIf}]xSa

EXIT TO
PUBLIC W,

i) e | EXITING PLAN - 1sTFLOooR ~ A-1.5
; - @I\l}oww 60 90'
}CROSSlNGS STARBOARD REALTY PARTNERS, LLC

JOB NO:
SCALE: 1" = 30'
1301 Dove Street Suite 1080 Newport Beach, CA (949) 851 2020

DATE:
2017-165

10-18-18

ARCH'TECTS ORANGE ©2017 Architects Orange

These plans are copyright protected. Under such
144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

These plans shall notB&perodyiced or used without
written permission by, Orange.
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WA NOA

RESIDENTIAL BUILDING:
CONSRUCTION TYPE: TYPE il-A

PARKING STRUCTURE:

RETAIL:
CONSIRUCTION TYPE: TYPE 1-A CONSIRUCTION TYPE: TYPE 1-A
OCCUPANCY: R-2 OCCUPANCY: §-2 OCCUPANCY: M
GROSS S.F. : 437,127 S.F. GROSS S.F. : 278,337 S.F. GROSS S.F. : 11,000 S.F.
—

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE Hi-A

PARKING STRUCTURE:TYPE |
OCCUPANCY R-2 A OCCUPANCY:S-2
TABLE 504.3 - ALLOWABLE
FEET
BUILDING HEIGHTS 85 FEE ut
TABLE 504.4 - ALLOWABLE 5 - WITH HEIGHT INCREASE UL
N/ BNUMBER OF STORIES
4 TABLE 506.2 - ALLOWABLE 24,000 S.F. UL
P N4 / AREA
Y J OCCUPANCY, MULTISTORY BUILDINGS 48,000 S F. N/A
(EQUATION 5-2) Aa=[A t+{NSxIf}]xSct
V)
i S SA O : ; /
e d
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TYPICAL STINGER TRUCK SERVICE

ZREYAILN
TRASH
ROOM

STAGING AREA/”
PICK-UP ARE

©
TRASH)»
RM. #1

RESIDENTIAL WASTE COLLECTION SUMI\/\ARY

SOLID WASTE CALCUALTIONS

UNITS 1 C.YJWK/ UNIT ] TOTAL (C.Y.) |CUMPACTIUN (3:1)| TOTAL C.Y./WK 1 3 C.Y.BINSIZE ! # PICK-UPS/WK I 2 C.Y. BINS REQ'D

3o | o3 | mss | 03 | 31 | 27 | 2 | s
RECYCLING CALCULATIONS

unTs 1 C.E/WK/UNIT ] TOTALC.Y.} I 3C.Y.BINSIZE 1 # PICK-UPS/WK | 2C.Y.BINS REQ'D

350 | 139.26x025 | 2888 | 10 | 2 | 5
ORGANICS CALCULATIONS

unNiTS 1 GALLONS/WEEK i TOTAL{GAL/WK) 64 GALLON CART # PICK-UPS/WK 64 GALL CARTS

350 | 3 | 1050 16 4 4

NOTE: A MIN. OF {3) 3 CU. YD. BINS FOR COMPACTED SOLID WASTE, {3) 3 CU. YD. BINS FOR RECYCLABLE WATSE, AND {1} 2 CU.YD.

BIN WILL BE PROVODED IN EACH TRASH TERMINATION ROOM {THREE TOTAL} FOR TWICE A WEEK PICK-UP. {2} 64 GALLON CARTS FOR
ORGANICS IN EACH TRASH RM. FOR 4X WK. PICKUP

RETAIL WASTE COLLECTIO

UMMARY

SOLID WASTE CALCUALTIONS
RETALSE.  [LBS/WK PER 100S.F.| TOTAL LBS/WK LBS.TO CY. TOTALC.Y./WK JCY.BINSIZE | #PICK-UPS/WK | 3C.Y.BINSREQD
5,500 2.5 137.5 0.09 12.4 4.1 2 2
DINING OCC. 16S/WK PER
TOTAL LBS/WK 1B5.TO CY. 3CY.BINSIZE | #PICK-UPS/WK | 3C.Y.BINS REQD
(1000SEDINING) | OCCuPANT / TOTALCY./WK /
67 1.5 703.5 0.008 5.6 1.9 2 1
NOTE: A MIN. OF (3] 3 CU. YD. BINS WILL BE PROVIDED FOR WASTE AND A MIN. OF (3] 3 CUYD. BINS WILL BE PROVIDED FOR RECYCLING FOR TWICE A

WEEK PICK-UP. (8) 64 GALLON CARTS FOR CGRGANIC W ASTE WILL BE PROVIDED FOR FOUR TIMES A W EEK PICK-UP.

LEGEND I

STINGER TRUCK
ROUTE

400"

RESIDENTIAL
TRASH ROOMS ]

RETAIL TRASH
ROOMS

25'-0"

TRASH TRUCK TURN-AROUND

TRASH NARRATIVE

The residential portion of the building has two trash room per level located in the parking
structure adjacent to the residential corridors. Trash collection will be via 2 trash chutes in each
trash room, a chute for solid waste and a chute for recyclable items. Chutes lead to a first level
trash collection room within the parking structure supported by multiple 2 cubic yard trash bins.
Tenants will not access the trash collection room directly, but through the chutes located in the
trash rooms on each building level. The solid waste trash chute will have a sanitary compactor at
the first level of the parking structure. There will be no compactor for the recyclable chute.

The trash chutes contain a mechanism that will allow complete shut-off in order for property

management to remove/replace the bins as they require emptying and limit access to all other
floors when any one chute door is open. Property management will be required to monitor the
trash levels throughout the day as part of their daily duties.

Each trash room will also contain two 64 gallon trash carts for organic waste. Residents will
dispose of their organic waste within the two carts. Property management will monitor levels of
organic waste throughout the day as part of their daily dutics. When a cart is full, property
management will take the 64 gallon cart and dispose of the waste at the first level trash collection
room in a 2 cubic yard bin designated for only organic waste.

The Amenity Deck, Mail Room, Leasing Area, Fitness, Club Room, and other resident amenities
will have designated trash collection arcas for solid waste, recyclable items, and organic waste
within those spaces that will be monitored by property management throughout the day as part of
their daily duties. When the trash levels are full, property management will transfer the trash by
cart to the nearest trash room for emptying to the proper chute or bin.

The Retail portion of the building has a dedicated trash room adjacent to the retail area with 2
cubic yard trash for solid waste, recyclable items, and organic waste. Retail tenants will deposit
their trash in this room which is monitored by property management throughout the day as part of
their daily duties. When a container is full property management will transfer the carts to the
retail trash collection room located within the parking structure that is accessed by an outside
walkway.

Full solid waste, recyclable, and organic waste bins will be collected from the first level of the
parking structure on pick-up day with an appropriate retrieval vehicle (stinger-truck). The
property owner will contract for the property management company to provide on-site trash
management to ensure that full bins are replaced with empty ones. A service provider will be
contracted by the property owner to empty the bins as necessary per schedule.

Trash bins will be transported by the retrieval vehicle (stinger-truck) to the designated trash
staging area located on the west portion of the site adjacent to Scott Drive. On the scheduled
pick-up day trash trucks will enter designated staging area from Scott Drive and commence
operations. After completing pick-up, trucks will use the hammerhead turn-around to reverse
direction and exit the site via Scott Drive.

ALL MOVE-INS/MOVE-OUTS, DELIVERIES AND TRASH PICKUP SHALL BE ACCOMMODATED ENTIRELY
ON-SITE. USE OF THE PUBLIC RIGHT OF WAY SHALL BE PROHIBITED.
—
WASTE MANAGEMENT PLAN .
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LEGEND

COMMON
OPEN SPACE

ON-SITE
RECREATIONAL
AMENITIES

S NON

—
COMMON OPEN SPACE SUMMARY

VIC | N ITY MAP OPEN SPACE REQUIRED: 350 UNITS X 75 S.F/UNIT= 26250 S.F.
TOTAL OPEN SPACE REQ'D: 26250
LOCATIONS
ROOF DECK #1 (AT PARKING STRUCTURE) 5,587
ROOF DECK #2 (AT LEVEL 5 OF RESIDENCES) 942
RETAIL PLAZA 5,587
OPEN AREA: 1,2, 3,4, 5 86 32,262
COURTYARD #1 3,250
COURTYARD #2 3,906
COURTYARD #3 11,911
TOTAL OPEN SPACE PROVIDED 63,445

NOTE: OPEN SPACE AREA MUST HAVE A MINIMUM DIMENSION OF 15-0"

ON-SITE RECREATIONAL AMENITIES SUMMARY

OPEN SPACE REQUIRED: 350 UNITS X 44 S.F./UNIT = 15400 S.F.
TOTAL OPEN SPACE REQ'D: 15400
LOCATIONS
CLUBHOUSE & FITNESS 2,221
ROOF DECK #1 (AT PARKING STRUCTURE) 5,587
ROOF DECK #2 [AT LEVEL 5 OF RESIDENCES) 942
RETAIL PLAZA 5,587
COURTYARD #1 1,186
COURTYARD #2 1,504
COURTYARD #3 5,669
//‘\?\ TOTAL OPEN SPACE PROVIDED 22,696

NOTE: OPEN SPACE AREA MUST HAVE A MINIMUM DIMENSION OF 15-0"

PRIVATE OPEN SPACE

/4 N
Y 4250 5Q. FT,\>

% REC.AREA: /.
QA Fy
N

PATIO/ BALC.
UNIT NN ar TOTAL  SF.
B 2 1 863
Al 52 72 5 1,080
A~
g X ] P2 2,623
/N
> A2 4 8 3072
A3 61 94 5734
3906 SQ. FT.<
% - A4 53 12 756
EEs ] w ” 5o
B1-ALT 66 9 594
82 &3 4 252
B4 6 10 610
85 7 15 1,065
86 ) 4 240
b7 73 3 219
TOTAL 350 21,459

NOTE: MIN. 75 §.F./UNIT. THE MIN. DIMENSION
(LENGHT & WIDTH) SHALL BE 6 FEET.

OPEN SPACE PLAN A‘] 7
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RESIDENTIAL BUILDING:
CONSRUCTION TYPE: TYPE il-A
OCCUPANCY: R-2
GROSS S.F. : 437,127 S.F.

Attachment No. PC 3 - Project Plans

PARKING STRUCTURE:
CONSIRUCTION TYPE: TYPE 1-A
OCCUPANCY: §-2
GROSS S.F. : 278,337 S.F.

RETAIL:
CONSIRUCTION TYPE: TYPE 1-A
OCCUPANCY: M
GROSS S.F. : 11,000 S.F.

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE Hi-A
OCCUPANCY:R-2

PARKING STRUCTURE: TYPE |
A OCCUPANCY:S-2

TABLE 504.3 - ALLOWABLE

FEET
BUILDING HEIGHTS 85 FEE vt
TABLE 504.4- ALLOWABLE 5 WITH HEIGHT INCREASE uL

BNUMBER OF STORIES
TABLE 506.2 - ALLOWABLE 240005 0
AREA
OCCUPANCY, MULTISTORY BUILDINGS 4B.000SF. /A
(EQUATION 5-2) Aa=[A +{NSxIf}]xSa

SCALE: 1"=30'

20’

JOB NO: DATE:
2017-165 10-18-18

TYPE OF CONST. - 1ST FLOOR A-1 8

@ 0 15 30 60'

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020

ARCHITECTS ORANGE

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

© 2017 Architects Orange

These plans are copyright protected. Under such
uthorized u

protection unauthorized use is not permitted.
These plans shall no#5@YepfGduced or used without
written permission by AhRgGis Orange.




PA2017-107 Attachment No. PC 3 - Project Plans

g /TH REE-H O UR FIREWALL TO . RESIDENTIAL BUILDING: PARKING STRUCTURE: RETAIL:
N, / \ CONSRUCTION TYPE: TYPE ll-A CONSTRUCTION TYPE: TYPE 1-A CONSTRUCTION TYPE: TYPE 1-A
\ R - UNDE RS IDE O EP O DIUM OCCUPANCY: R-2 OCCUPANCY: §2 OCCUPANCY: M
D NG N ™~ GROSS S.F. : 437.127 S.F. GROSS S.F. : 278,337 S.F. GROSS S.F. : 11,000 S.F.
-
/ CBC 2016 - BUILDING CODE ANALYSIS
RESIDENTIAL BUILDING: TYPE 11I-A PARKING STRUCTURE: TYPE |
OCCUPANCY:R-2 A _OCCUPANCY:S$-2
TABLE 504.3 - ALLOWABLE
FEET
BUILDING HEIGHTS 85 FEE vt
TABLE 504.4- ALLOWABLE 5 - WITH HEIGHT INCREASE uL
BNUMBER OF STORIES
TABLE 506.2 - ALLOWABLE 24,000 S.F. UL
AREA
OCCUPANCY, MULTISTORY BUILDINGS 48,000 SF. N/A
(EQUATION 5-2) Aa=[At+{NSxIf)]xSa

< _ ! ‘
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RESIDENTIAL BUILDING: PARKING STRUCTURE: RETAIL:
CONSRUCTION TYPE: TYPE fil-A CONSIRUCTION TYPE: TYPE 1-A CONSIRUCTION TYPE: TYPE 1-A
OCCUPANCY: R-2 OCCUPANCY: §-2 OCCUPANCY: M
GROSS S.F. : 437,127 S.F. GROSS S.F. : 278,337 S.F. GROSS S.F. : 11,000 S.F.

CBC 2016 - BUILDING CODE ANALYSIS

RESIDENTIAL BUILDING: TYPE il-A  |PARKING STRUCTURE: TYPE |
OCCUPANCYR-2 A OCCUPANCY:S$-2
TABLE 504.3 - ALLOWA BLE
FEET
BUILDING HEIGHTS 85 FEE vt
TABLE 504.4- ALLOWABLE 5 WITH HEIGHT INCREASE uL
BNUMBER OF STORIES
TABLE 506.2 - ALLOWABLE 240005 0
AREA
OCCUPANCY, MULTISTORY BUILDINGS 4B.000SF. /A
(EQUATION 5-2) Aa=[A 1 +{NSxIf}]xSa

YPE OF CONST. - UPPER FLOOR A'] 8B
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NOTES:
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NO INTRUSIONS OF UTILITIES OR FIXTURES PERMITTED WITHIN CLEARANCE HEIGHT REQUIREMENTS
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2. A MAXIMUM RAMP GRADE OF 5% WHEN PARKING ON THE RAMP IS PERMITTED.
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5 BATTS AND BLANKETS (OPTIONAL) - NOM 48 BY 16 BY 3 N, THICKNESS OF GLASS FIBER BATTS SECURED T0 JOISTS ON BOTH SIDES WITH STAPLES SPACED 121N OC. S 2 ——BATT INSULATION
CERTAINTEED CORP., GUARDIAN FIBERGLASS INC., KNAUF INSULATION GHBH, OWENS CORNING N . INSTALLED PER REPORT
o[z OPED DECK FRAMING (16" O.C. 2
6 RESILIENT GHANNELS - ESILIENT CHANNELS, FORMED FROM NO, 5 MSG GALV. STEEL AND SHAPED AS SHOWN SPACED 24 . OC PERPENDICULAR TO JISTS. CHANNELS OVERLAPPED L2 . AT ENDS A Securen | 5 (& MAx ) RIPPED OR BACK.OUT PER H
70 EACH JOIST WITH ONE 1-14 IN, LONG NO. 7 TYPE S BUGLE HEAD SCREW. ADDITIONAL RESILIENT CHANNELS BOARD (TEM 7). ADDITIONAL CHANNELS | 2|21 STRUCTURAL PLANS. SEE TABLE i
SHALL EXTEND M IN. BEYOND EACH SIDE EDGE OF BOARD. <14 AND ITEM NO. LISTED BELOW FOR 2 .
MINIMUM REQUIREMENTS e e ©
7. GYPSUM BOARD - NOM 51 I THICK, 48 IN. WIDE GYPSUM BOARD, R 10 RESILENT JoisT? («
RATED CORRIDOR WITH 11N, LONG N, 7 TYPE S BUGLE ACED 12IN. OC. END. RLY FASTED TO ADDITIONAL RESILIENT CHANNELS POSITIONED AT END JOINT LOCATIONS. SCREWS LOCATED GYPSUM SHEATHING AT
WALL, STAGGERED 34 AND 58 IN. FROM SIDE Awsuu;owrs RESPECTIVELY. EXTERIOR CONDITION)
NG, - INC. - TYPE C, CGCINC. - TYPE C, IP-X2, IPC-AR, GEORGIA-PACIFIC GYPSUM LLC - TYPES 5, DAPC, — e
TERIOR CORRIDCE D AT LING SPACE EAEARGENORTH AMERICAN NG, TVPES LOFC .C, LGFC-CIA, NATIONAL GYPSUM CO. - TYPES, FSK-C, FSW-C, FSW-6, PABCO BUILDING PRODUCTS LLL, DBA, PABCO GYPSUM - TYPE C OR PG-C, STUCCO Of EXPANDED
G PANEL REY SA - TYPE PRC, TEMPLEINLAND - TYFE TG-C, UNITED STATES GYPSUM CO -TYPES C, IPX2, PCAR, USG MEXICO SA DE CV - TYPES C, IPX2, PCAR 172 MINMUM TYPE METAL LATH O/ BUILDING
SHEATHING PAPER OCCURS AT
SHOWN) - VINYL, DRY OR JOINT COMPOUND, APPLIED N TWO (2) COATS TO JOINTS AND SCREW-HEADS. NOMINAL 2 IN. WIDE PAPER TAPE EMBEDDED IN FIRST LAYER OF COMPOUND EXTERIOR CONDITION
FLOOR_SHEATHING PER INTERIOR WALL TO VER ALLIONTS 23 A ALTERUATE NOMYAL 9 . THCK VENEER PLAGTER MY o APLED 10 THE EXYIRE SURPACE OF YoM B0ARD, REFER TO FACADE PLANS
STRUCTURAL' RUN FLOOR / CELING 2016 CBC TABLE 721.1(9) NOTES: FOR LOCATIONS
CONTINUOUS BETWEEN d 9. GRILLE - STEEL GRILLE, INSTALLE THE INSTALLY ITEM NO. 1314 1 MODIFICATIONS:
e cobon SYSTEM TYPE GENERIC 2" HARD ROCK CONCRETE SYSTEMREFERENCENO.  GAFILENO.RC2602 || NOTES:
10 AYMENT - MAXYON ACOUSTHHAT Il OR 0 PROVIOE TESTNG FIRE-RESISTANCE RATING 1 HOUR FIRE TOPPING IN LIEU OF SECOND | | | SYSTEM TYPE GENERIC 1 STUCCO OR OTHER FINISH
RATED FLOGR / CEILING SOUND TEST NOT REQUIRED LAYER (38 PLYWOOD) OF FIRE-RESISTANCE RATING 1 HOUR FIRE MAY OCCUR AT EXTERIOR
ASSEMBLY TYPE FLOOR / CEILING | CODE DESCRIPTION MINIMUM STC = 50 DOUBLE WOOD FLOOR SOUND TEST NOT REQUIRED 2. SEE GA-600-06, "GENERAL
FIRE RATING 1 HOUR | MODIFICATIONS MINMUM IC =50 2. REFERTO DETAL L7/ADA 1 NoTE EXPLANATORY NOTES" FOR
LISTING: 2012 UL NO. L516 MAXXON OR APPROVED EQUAL CCONTRACTOR SHALL READ AND BE FAMILIAR WITH FOR DECK VEN (CONTRACTOR SHALL READ AND BE FAMILIAR WITH
CONTRACTOR TO PROVIDE THE PRESCRIPTIVE DETAILS OF THE FIRE ASSEMBLY THE GA FILE AND RELATED REPORTS LISTED PRIOR
STC/IIC RATING: 50 MINIMUM TESTING LISTED PRIOR TO ASSEMBLY INSTALLATION TO ASSEMBLY INSTALLATION.

160 718" CEMENT PLASTER *

516" GYPSUM TYPE X wumwn 1 SHEAR PANEL WHERE OCCURS
INTERIOR
SOUND INSULATION; SEE ENERGY 2x4 WOOD STUD 16° O.C.
REPORT FOR REQUIRED BULDING STAGGERED 8"0.C. FROM OPPOSITE
INSULATION. R % N N """""‘} ‘ SIDE
o N /8" TYPE X GYPSUM
& surep cormoor vl ) m { W Q) LAvER
rERIOR reROR () SOUND INSULATION; SEE ENERGY
L (EROR e REPORT FOR REQUIRED BUILDING
INTERIOR CORRIDOR UNIT LVING spCE INSULATION
FIRE RATED - GYPSUM WALLBOARD, WOOD STUDS SOUND RATED - GYPSUM WALLBOARD, WOOD STUDS
ONE LAYER 5/8° TYPE X GYPSUM WALLBOARD OR GYPSUM VENEER BASE APPLIED 121 STUDS SPACED 15 0.C, AND STAGGERED & 0.C. ON 246 PLATES
| Shemin way occur PARALLEL OR AT RIGHT ANGLES TO EACH SIDE OF 2xé WOOD STUDS 1 M BOARD SCREWED 12° 0.C.

STAGGERED & 0. ON 216 WOOD PLATES WITH 6 COATED RALS, 171" LONG, 0081
SHANK, 14" HEADS, 7" O.

SONTS STAGGERED 24" GN OPPOSITE SIDES. HORIZONTAL BRACING REQUIRED AT
SET SILL PLATE ON (3) MID-HEIGHT. (LOAD-BEARING)

CONTINUOUS BEADS OF

5 3072 THICK SOUND ATTENUATION BLARKETS IN BOTH STUD CAVITIES

+204100D STUDS 16 0C.WITH AT EXTERIOR, USE 2016 CBC TABLE 1211) TEN 15-15 71 CEMENT PLASTER (EASURED FROM

LISTING: | FIRE RATING: | ickvess T LISTING: SOUND | asoravony
a R < B GANO. THR. |faeresr " Ulmisios scirso CALIFORNIA | RATING |yene o
a4 4 a N WP 3380 ULR2717-39,120.66; | OFFICE OF 51 STC FREQUENCIES TESTED:
a” @ UL beenuses ™ | NOISE CONTROL DATA SOURCE By el
. 4 2016 CBC ULC oESION Wao1
‘ 4 s Y, 4 TABLE 721.1(2 Sounp TS NRCCTLovos | SECTIONNO.:
15-1.3 IRC-IR-761, 3198 123146

1-HR FIRE PARTITION @ INTERIOR CORRIDOR|15| 1 HR STAGGERED STUD WALL ASSEMBLY 9

A-5.1

DETAILS

JOB NO! DATE:
0" 2017-165 10-18-18

NEWPORT CROSSINGS - NEWPORT BEACH, CA
STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE  zzessans

protection unauthorized use is not permities

1301 Dove Street Suite1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860  miarmconh soveccoume -
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PA2017-107 Attachment No. PC 3 - Project Plans

HOUR
PARAPET FLASHING PER ’[ WALL ’[

ROOFING AND CRICKETS SUBFLOORING ROOF DETAILS
PER ROOF PLANS.

£
= ERE RETARDANT TREATED W00

[ ’:‘. FRAMING PER STRUCTURAL - SEE TABLE
RATED ROOF | CEILING =2 'AND ITEM NO. LISTED BELOW FOR
ASSEMBLY FLOOR FRAMING (16" 0.C. MAX) = MINIMUM REQUIREMENTS
PER STRUCTURAL PLANS. SEE
J— T o et SeLow | ARCHITECTURAL PARAPET, ”l - ‘FIRE-RETARDANT-TREATED
<3 FOR MINIMUM REQUIREMENTS RATED PARAPET NOT 9 T P CCUR -sEe
5l REQUIRED PER CRE 705.11 ROOF MEMBRANE 8 I STRUCTURAL PLANS
o1z P |
= - R 2 EXCEPTION #6 g i EXTERIOR SIDING
i e & s < £ =
IR 1 0t I 1 oo i 8k g |‘|, = THERMAL INSULATION AS REQUIRED -
BRSNS 8 5 - 5 H ” SEE ENERGY REPORT
CONTINUE TYPE X EXTERIOR ; b W=
1 LAYER 518" TYPE X GYPSUM GYPSUM SHEATHING TO TOP 3 i
RPENDICU RPENDICUD BOARD OVER 7/8" HAT SHAPED OF PARAPET TO MAINTAIN A H K | ZLAYERS 5/8" TYPE X GYPSUM BOARD
FRAMING FRAMING RIGID FURRING CHANNEL OVER 3 SMOOTH WALL H =
D LAYERS 5/8° TYPE X' GYPSUM 3 2 LAYERS 5/8° TYPE X' GYPSUM BOARD -
R0 {500t | I posest 28 H 8= USE 2 LAYERS S/6" TYPE "X GYPSUM
B B i oc H s |5 SHEATHING AT EXTERIOR CONDITION
i Ef Bt —
A L= g Slac
SYSTEMREFERENCENO.  GAFILENO.FC5725 || NOTES: 2|6t 3 2|68 2016 CBC TABLE 721.1(2) NOTES:
ULDESIGN NO. L556 || 1. CEILING PROVIDES TWO-HOUR| ROOF TRUSSES I3 o I3 ITEM NO. 1516 1 SEE DETAILS 4 AND 11/ADL4
ROOF TRUSSES BY SvsTEM TYPE GENERIC FIRE RESISTANCE FOR WOOD | 8e 8% Pe GeneRic SHADED AREA INDICATES
L RESISTANGE RATING 2 HOUR FIRE FRAMING H FIRE-RESISTANCE RATING 2 HOUR FIRE FIRE-RETARTOANT TREATED
HERS | SOUND TEST NIA (FR.T) EXTERIOR WALL
SOUND TEST NOT REQUIRED g
FIREBLOCKING AT FRAMING, HEADERS,
CONNECTIONS BETWEEN SHEATHING, STUDS, PLATES,
HORIZONTAL AN NOTE: 2 HOUR FIRE RETARDANT - BLOCKING. ETC. - TPICAL
VERTICAL SPACES AND CONTRACTOR SHALL READ AND BE FAMILIAR WITH TREATED EXTERIOR BEARING § CONTRACTOR SHALL READ AND BE FAMILIAR WITH
ATI0 MAX VERTIGAL AND THE DETAILS OF THE FIRE ASSEMBLY WALL ASSEMBLY STOPS AT THE PRESCRIPTIVE DETAILS OF THE FIRE ASSEMBLY
LIORIZONTAL Tvp LISTED PRIOR TO ASSEMBLY INSTALLATION THE PLATE LINE. LISTED PRIOR TO ASSEMBLY INSTALLATION
eLecTricALsox, 2-HR FLOOR CEILING ASSEMBLY 10| ., oumrre remmomr 2-HR EXTERIOR WALL ASSEMBLY 1
TYP. SEE
- TREATED EXTERIOR BEARING
STARSISHAFT AT LIVING SPACE WALL ASSEMBLY. 4 PARALLEL PERPENDICULAR
LHR )
FLOORICEILING, TYP. FIRE-RETARDANT-TREATED WOOD
FRAMING PER STRUCTURAL - SEE TABLE
T RIS EXTERIOR _ UNIT /AND ITEM NO. LISTED BELOW FOR
=i e B — MINIMUM REQUIREMENTS
FULL DEPTH RIM BEAM- =
= 2 HOUR FIRE RETARDANT FIRE RETARDANT TREATED ‘EIRE RETARDANTTREATED
= 3 SHEAR PANEL MAY OCCUR - SEE
= TREATED EXTERIOR BEARING SHEATHING STROCTURAL PLANS.
SOLID BLOCKING AT WALL. = PERPENDICULAR WALL ASSEMBLY.
INTERSECTION. TYP. = FRAMING THREE-COAT STUCCO OVER WIRE
=< LOMBER - VP ALL WOOD AT . FIRE RETARDANT TREATED UITHE OVER SULOING PAPER
- RIM AND BLOCKING
! A i
INTERIOR CORRIDOR UNIT LIVING SPACE EXTERIOR BEARING WALL IRE RETARDANT TREATED - THERMAL INSULATION AS REQUIRED
— - HEADERS, SHEATHING, STUDS, SHEATHING EXTEND TO GYP. BD. TO EXTEND TO THE 'SEE ENERGY REPORT
PLATES, BLOCKING, RIM FIRST JOIST BEYOND WALL UNDERSIDE OF SHTG. BTWN
INSULATION PER ENERGY Sorers e MIN, SEE UnoeR
AND NOISE REPORTS, TYP. 2HR RATED FLOOR / WALLTO FLOOR CONTINUE (2) LAYERS 58" ————_| PLANS 2LAYERS 5/8" TYPE X' GYPSUM BOARD.
CEILING JOINT ISOLATION, TYPE X GYP. BD. AT i — -
INTERIOR TYP. TO FLOOR = = 1 LAYERS 5/8" TYPE X' GYPSUM BOARD -
SHEATHING g, 2 USE 1 LAYERS 5/6" TYPE X GYPSUM
ROVIDE FIRE RETARDANT |32 «|5e SHEATHING AT EXTERIOR CONDITION
TREATED RIM AND FLOOR 3loa 9l85
2-HOUR RATED SHEATHING Ilga Ilgk 2016 CBC TABLE 721.1(2) NOTES:
FIRE BARRIER, TYP. PARALLEL g2 g TEM NO. 1516 L SEE DETAILS 4AND LUADL4
PARALLEL FRAMING 2 NAILER. @ @ SYSTEM TYPE GENERIC SHADED AREA INDICATES
FRAMING FIRE-RESISTANCE RATING 2 HOUR FIRE FIRE-RETARTDANT TREATED
UNIT LIVING SPACE +FIREIACOUSTICAL SEALANT ; SOUND TEST NA (FRT) EXTERIOR WALL
E— FILT] CP-605 FLEXIBLE FIRESTOP FRAMING, HEADERS,
SEALANT NOTE: SHEATHING, STUDS, PLATES,
LHR RATED- WALL TO FLOOR G OO PARALLEL PERPENDICULAR CONTRACTOR SHALL READ AND BE FAMILIAR WITH BLOCKING, ETC. - TYPICAL
FLOORICEILING, JOINT ISOLATION, WALL TO CEILING —_— T DETAILS OF THE FIRE ASSEMBLY
Lo g JOINT 1SOLATION, HOLD BACK GYPSUM LISTED PRIOR TO ASSEMBLY INSTALLATION
b FC T~
WALLBOARD 1/4" AND FILL WITH
5 ST B T FIRE/ACOUSTICAL SEALANT* AT
ey ALLHORIZ (SHOWR) AND 2-HR EXTERIOR WALL ASSEMBLY 2
VERTICAL INTERSECTING WALLS
PARALLEL PARALLEL NON-RATED DROPPED SOFFIT DROPPED CLG OR SOFFIT
FRAMING = FRAMING WHERE OCCURS, TYPICAL WHERE GOCURS PER PLAN.
e TWO-HOUR RATED 2 HOUR FIRE RETARDANT
FIREBARRIER) TREATED EXTERIOR BEARING
WALL TO FLOOR CoRmIDoR W WALL ASSEMBLY.
JOINT ISOLATION, PIGAL . SEE DETAL BATT INSULATION AT UNIT WALL. UNIT
4 0R 1UADL6 WHEN PER ENERGY CALCULATIONS —_—
WALL IS SINGLE STUD
[ OR DOUBLE WA EXTERIOR
L L EXIT
o INTERIOR CORRIDOR UNIT LIVING SPACE ACOUSTICAL SEALANT
NON-RATED DROPPED SOFFIT
St oo
SHEATHING MAY OCCUR
SET P.T. SILL PLATES ON (3) PENETRATIONS AT e & CoNTRL,
JOINT PER EXT. ELEV,
STARSISHAET UNIT LIVING SPACE CONTINUOUS BEADS OF NON FIRE-RESISTANT WALLS SEE
HARDENING CAULK, TYPICAL- SHEET ADL12- AD1.13
SET PRESSURE TREATED SECONDARY POUR AT
SILL PLATES ON (3) METALLIC PIPE CORRIDOR, TYPICAL-
'CONTINUOUS BEADS OF PENETRATION AT
NON-HARDENING CAULK, TYP. FIRE-RESISTANT a
WALL < 5 4 a
T o
4 <
s . P 4 e L] 4 g
v
B  PeReL a 4 TYPICAL AT SLAB
N\ <4 ST VAR AL ORERD

2-HR FIRE BARRIER ‘15 2-HR EXIT PASSAGEWAY 12| 2-HR EXTERIOR WALL ASSEMBLY ‘ 6

A-5.2

DETAILS
NEWPORT CROSSINGS - NEWPORT BEACH, CA e oo on
STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE  fsomse

These plans shall o be reproduced or used without.

1301 Dove Street Suite1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860  wrerpemssonty aciiece cance
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PA2017-107 Attachment No. PC 3 - Project Plans

R GpENNGS,
FIRE RETARDANT TREATED FIRE RETARDANT TREATED Atoweorercae T, | ALOWEDPERCAT
ROOF PLYWOOD AT HIGH ROOF PLYWOOD AT HIGH SECTION 706.5.1. EXCEP. #1| 8YIMIN. | SecTION 7065.1. EXCEP. 41
ROOF ROOF

4'-0" ROOF PROTECTION J-HOUR__ 4'-0" ROOF PROTECTION

1 NO PENETRATIONS ALLOWED ﬂ\RE WAL’L NO PENETRATIONS ALLOWED 1 = £

=
‘ \ CONTINUE FIRE

24" E 2R EXTERIOR
= = WALL Y WALL - FINISH

FIRE=RETARDANT THROUGH BUILT-UP | EFRrTen %
PLYVKOOD SHEATHING TYP.

UNPROTECTED OPENINGS
'AS ALLOWED PER CBC SECTION 7058
ER TO SHEETS AL4 & ALS
XTERIOR WALL - FINISH PER
EXTERIOR ELEVATION

LLAYER OF S TYPE X ENS GLASS
oA e oA ASebuBeY Eo0ES 07

EXTEND SECOND LAYER OF GYP
BOARD TO NEAREST/ADJACENT
INTERIOR WALL

I

i EXTERIOR FURR WALL - FINISH PER
EXTERIOR ELEVATION

)

1 LAYER OF 58" TYPE  DENS GLASS
FIREGUARD (NON COMBUSTIBLE) - MAY
‘STOP AT FIRE WAL ASSEMBLY EDGES OR
MAY EXTEND PAST FIRESTOPPING

1 HR. ROOF CEILING ASSEMBLY

)

EXTEND FIRE WALL THROUGH
CONCEALED SPACE TO EXTERIOR
WALL

A

MANUF. ROOF TRUSSES BY OTHERS \J

T

2-HR. EXTERIOR WALL - FINISH PER
EXTERIOR ELEVATION

o 2HR. EXTERIOR WALL - FINISH PER
EXTERIOR ELEVATION

1)

WV

<=

]

END TRUSSES BY OTHERS

VI |
WSS

i

"

V]

INSULATION PER TITLE 24 CALCS Hr A

=

)

V

TYPICAL 3HOUR
FIRE WALL:

0

T R A o e

VAN YV Y VY

3:HOUR FIRE WALL

DEITRICH BREAKAWAY ALUMINUM ANGLE CLIPS FASTENED
TO UNDERSIDE OF PLATE PER MFR. REQ'TS.

s

3-HR FIREWALL TERMINATION 4 | 3-HR FIREWALL TERMINATION 1

WINDOW PER PLAN

%" TYPE "X" GYP. BD. O/ 1%" x 20 GA METAL CEILING JOISTS @
24"0.C.

i
I

TIRRR

ACHIEVE HORIZONTAL FIREBLOCKING, 10 FT. O.C. UTILIZING
TIGHT FIT WALL INSULATION.

X

2 LAYERS 5/8' TYPE X' GYPSUM
BOARD

3 HOUR FIRE WALL RUN FROM TOP OF FIRST FLOOR FINISH
FLOOR TO UNDERSIDE OF ROOF/CEILING SHEATHING.

ROOF/CEILING INTERSECTION

2.HR. EXTERIOR BEARING WALL -
FINISH PER EXTERIOR ELEVATION

10N 706.5.1, EXCEP. 71

|UNPROTECTED OPENINGS ALLOWED

3 W 1 LAYER OF 58" TYPE X DENS
3 GLASS FIREGUARD (NON
g COMBUSTIBLE) - MAY STOP AT FIRE
2 WALL ASSEMBLY EDGES OR MAY
§ EXTEND PAST WIRETAPPING
UNIT
=z z
= maciary
g [OTLNE
PROVIDE 2X CONT. BLOCKING (REFER TO STRUCTURAL=—= 5 - ® OAYYY
P

DETAILS FOR BOUNDARY NAILING

PERPENDICULAR

I

2x CONTINUOUS NAILER

TYPICAL 3-HOUR FIRE WALL

SOLID RIM JOIST }\

DEITRICH BREAKAWAY ALUMINUM ANGLE CLIPS FASTENED
TO UNDERSIDE OF PLATE PER MANUFACTURERS REQ'TS.
(SEE ENLARGED AXONOMETRIC AT RIGHT)

UNPROTECTED OPENINES ALLOWED

METAL CEILING JOIST WHERE OCCURS

RUN 3-HOUR WALL ASSEMBLY TO BOTTOM OF FLOOR
SHEATHING- CONTINUE 3-HOUR WALL ABOVE SHEATHING UP TTIRWAT

TO BOTTOM OF ROOF SHEATHING. FLOOR/CEILING INTERSECTION seepeTaL ionpis

g
§
g
&
:
o
g
5
8
4
:
8
g
g
4

3-HR FIREWALL TERMINATION 2
Rt

H " MINERAL FIBER INSULATION Fhii=s * MINERAL FIBER INSULATION
N FRAMING PER STRUCTURAL 2
3 HOUR FIRE WALL, RUN FROM TOP OF FLOOR TO = = 112" THICK BATT INSULATION = S - STEEL “H* STUDS WITH 2* STEEL
UNDERSIDE OF CEILING/ROOF SHEATHING = = STEEL "H" STUDS WITH 2° STEEL = FLOOR AND CEILING RUNNERS
= = = FLOOR AND CEILING RUNNERS = =
ACHIEVE HORIZONTAL FIREBLOCKING, 10 FT. O.C. UTILIZING = = |
TIGHT FIT WALL INSULATION. = = s TACHMENT CLIPS PER = =1
UNIT = UNIT = MANUFACTURERS REQUIREMENTS E
2X WOOD FRAMING PER STRUCTURAL PLANS = = = = = YERS 1 X 21
= LAYERS 1" 24 PROPRIETARY Shis TYPE X GYPSUM PANEL - NSTALL
5/8" TYPE "X" GYP. BOARD = TYPE X' GYPSUM PANEL - INSTALL = PER LISTED REPORTS AND
= PER LISTED REPORTS AND = = MANUFACTURER'S INSTRUCTIONS
BATT FIBERGLASS INSULATION = - MANUFACTURER'S INSTRUCTIONS = =
DEITRICH BREAKAWAY ALUMINUM ANGLE CLIPS FASTENED ———————————— = TYP X GYPSUM BOARD E =
TO PLATE PER MANUFACTURERS REQUIREMENTS == = AIRSPACE:
= . Amseaczb i e
ACOUSTICAL SEALANT vy 4 a PER PLAN
] 4 SYSTEM REFERENCE NO. _ GA FILE NO.ASW 2600 | NOTES: SYSTEM REFERENGENO.  GAFILE NOASW 2600 | NOTES
CONC. SLAB - SEE STRUCTURAL PLAN < 3—HOUR| “ A SYSTEM TYPE PROPRIETAR' 1. SEE DETAILS 8/AD1.8 SYSTEM TYPE PROPRIETARY 1. SEE DETAILS 12 & 8/AD1.8
FIRE RESISTANCE RATING 3 HOUR FIRE 2 3EE Oneo0 2012, 'GENERAL | | | FIRE-RESISTANCE RATING 3 HOUR FIRE % 3EE oneo0 2012, ‘GENERAL
C-CHANNEL RUNNER TOP AND BOTTOM -1-5/8" WIDE BY 1-1/4' FIRE WAL 60-64 STC SOUND EXPLANATORY NOTES® FOR EXPLANATORY NOTES® FOR

ADDITIONAL INFORMATION

DEEP, FABRICATED FROM NO. 25 MSG GALVANIZED STEEL. y,
ATTACHED TO FLOOR AND CEILING WITH FASTENERS SEE DETALL 1 6/AD1 2 NOTE: TL88-350

SPACED AT 24" O.C. TYPICAL SLAB / FOOTINGS TETREPORT AND RELATED SOUND AND FIRE TEST | o SREhbl T ierasoct
3-HR FIREWALL ASSEMBLY 9

CONTRACTOR SHALL READ AND BE FAMILIAR WITH
TEST REPORT AND RELATED SOUND AND FIRE TEST
REPORTS LISTED PRIOR TO INSTALLATION,

3-HR FIREWALL ASSEMBLY ‘ 3

REPORTS LISTED PRIOR TO INSTALLATION. S TYP X WALL BOARD.

3-HR FIREWALL ASSEMBLY ‘ 6

JOB NO
0" 2017-165 10-18-18

NEWPORT CROSSINGS - NEWPORT BEACH, CA
STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite1080 Newport Beach, CA (949) 851-2020

SCALE: 3/16"=1

ARCHITECTS ORANGE  seseome

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860 These plans shll not b reproduced o used wilout

writen permission by Architects Orange.
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ENLARGED GROUND LEVEL PATIOS
- TYP. ALL SIDES

Attachment No. PC 3 - Project Plans

RETAIL PLAZA
 see enlargement sheet L4

EXISTING CANARY ISLAND PINE (5 TOTAL)
 protect-in-place

ENTRY DRIVE
o enhanced paving

ENTERTAINMENT COURTYARD
o firepit on turf rug”
 overhead festival lighting

o barbecue counter » 4 - P : & g ke ; CLUBROOM

o dining terrace
o enlarged private patios

THE LOUNGE
o lounge cabana with firepit
o communal tables

o barbecue counter

o enlarged private patios

ROOFTOP TERRACE at LEVEL 7
o see enlargement sheet L.b

EXISTING STONE PINE (7 TOTAL)
 protect-in-place

LEASING PLAZA and ENTRY DRIVE

o enhanced paving
 matching height palms
© project signage

© pottery

VIEW DECK at LEVEL

LEASING “4

o outdoor kitchen
 lounge chairs
o fireplace

© pottery

1/2 ACRE COMMUNITY PARK
o see enlargement sheet 1.3

-4 I

y N T T
Y 1 | i

POOL COURTYARD
o see enlargement sheet 1.3

JOB NO: DATE:
17-165 10-18-18

NEWPORT CROSSINGS <1 a v b
NEWPORT BEACH, CA  o/aRBOARD REALTY PARINERS, LLC

SCALE: 1”7 =10’

CONCEPTUAL LANDSCAPE PLAN I_ 1 "



PA2017-107 Attachment No. PC 3 - Project Plans

ALL PLANTS ARE CALIPC NONINVASIVE and WUCOLS MEDIUMILOW WATER AL PLANTS ARE CALIPC NONINVASIVE and WUCOLS WEDIUMILOW WATER ‘ LANDSCAPE MAINTENANCE NOTE ‘
CONSUMPTIVE (REGION 3 - SOUTH COASTAL) VARIETIES FOR THER PROPOSED CONSUMPTIVE (REGION 3 - SOUTH COASTAL) VARIETIES FOR THEIR PROPOSED
GROWING CONDITIONS. GROWING CONDITIONS. ‘ 'ALL LANDSCAPING TO BE MAINTAINED BY HOTEL MANAGEMENT COMPANY. ‘
THESE PLANTS ARE WATER CONSERVING and USED FOR THEIR DEEP ROOT SYSTEMS THESE PLANTS ARE WATER CONSERVING and USED FOR THEIR DEEP ROOT SYSTEMS
WHIGH STABILIZES SOIL and MINIMIZES EROSION IMPACTS. WHIGH STABILIZES SOIL and MINIVIZES EROSION IMPACTS - -
- B | [WITED USE AREA (Lne of Sight NOTE: |
A TOBETRINED TOE
TREES: SHRUBS: ‘ ALL SHAUBS WITHIN LIMITED USE AREA 10 SE NANTAIED AT 24° HH MAXIUI ‘
IRRIGATION HYDROZONE 4
ACACI PURPUREA PURPLE ACAGIA 2es0c | Low
{Ladscpe Stk Coutyarts) Saars LOW WATER CONSERVING PLANTING AREAS (Parking Lot): LANDSCAPE DOCUMENTATION NOTE
ECHEVERA GLAUCA HeNS & CHIKS 1o wow A LANDSCAPE DOCUMENTATION PACKAGE BY THE PROJECT APPLICAYT 15 REQUIED TO BE SUBNITTED
AcoNSFLEXUOSA PEFPERMNTWILLOW x| ow 70 THE CITY OF NEWPORT BEACH PURSUANT TO SECTION 2. OF THE WATER EFFICIENCY ORDIANCE
(Landscape Setback - Bidg. perimeter) Standard. 35780 ECHEVERIA PEACOCKII PPEACOCK ECHEVERIA SGAL Low STANDARDS,
EONIUM SCHWARZKOPE: AEONIUM S6AL Low LANDSCAPE PLANS AND WATER USE CALCULATIONS PREPARED BY A PROFESSIONAL LICENSED
ARUTUS x WARINA HYGRDSTRAWBERRY | 280X | WEDIM HGAVE AMERICANA cenTuRYpUNT son Low UANDSCAPE ARCHITECT N THE STATE OF CALIORNA
(Landscape Setback - Courtyards - Park) Mult-Trunk ALOE STRIATA CORALALOE SGAL Low ZLA:EZSSEHEAIQ:SSE?;S‘L/A
CHONTOPHOE CUNINGHAA oo e | veomn OASYLRONWHEELER! DesERT SPOON o Low
(counyas T :
Counyats) jretey HESPERALOE PARVIFLORA Reo vucca sou | verviow WATER EFFICIENT LANDSCAPING NOTE:
O CAUPHORA CPHORTREE HETERONELES ARSUTFOLIA Tovon e Lo THE FOLLOWING MEASURES WILL BE INCORPORATED INTO THE PROJECT TO CONSERVE
(Paik.Retai Plaza- Sueetcape) Sondars %80X | wEDUM KALANCHOE BEHARENSIS FELTPLANT 156AL Low WATER:
RIS PIRKMUHLY 5GAL Low 1. THE IRRIGATION SYSTEM SHALL MEET THE REQUIREMENTS OF THE CITY OF
NEWPORT BEACH LANDSCAPE GUIDELINES FOR WATER EFFICIENT LANDSCAPES.
JACARANDA ACUTIFOLIA SENECIO MANDRALISCAE SENECIO 1GAL Low
(Park - Passive Courtyard) JACARANDA 36"BOX MEDIUM
WESTRINGIAFLORBUNDA corsT RosENARY son wow 2. THE ESTIVATED APPLIED WATER USE ALLOWED FOR THE LANDSCAPE AREA SHALL
NOT EXCEED THE MAWA CALCULATION,
LYONOTHAVNUS . ASLENFOLUS R TN | srsox | ow IRRIGATION HYDROZONE 3
(Pa- g, peimter) oo MEDIUM / LOW TRANSITION PLANTING AREAS (Building Perimeter):
AEONIUM URBICUM SALAD B0 Ao s wow POOL, SPA and FOUNTAIN NOTES:
MAGNOUAG, LTLE Gelr o 2wsox | weow . Thee Ao
{Landscape Sehack- Couyacs) ey ALOE BANSI 280X Low 1. POOL AND SPAWILL UTILIZE RECIRCULATING WATER SYSTEM EQUIPMENT AND BE
ALOE STRIATA CORALALOE SGAL Low CONCEALED IN A VAULT IN THE LANDSCAPE AREA.
it Sopae CorytsPat el oo e ARBUTUS COMPACTA DWARF STRAVBERRY ooA Low 2. THE SURFACE AREA OF THE POOLS AND SPAS IS INCLUDED IN THE "HIGH" WATER
o | s Lou USE HYDROZONE AREA OF THE WATER BUDGET CALCULATION.
\errospeRos BXceLon [ I - CALSTENON LTLE 108N owARFCAUSTENON | SOAL Low
(Park - Coutyards - Retail Plaza) tandard CAREX DIVULSA BERKELEY SEDGE 5GAL MEDIUM C |TY
of NEWPORT BEACH NOTES:
P sen Low
oLER SWAN L . 1 THE GENERAL SERVICES DIVISION OF MOD WILL REVIEW THE CITY STREET TREES
FRUTLESS OLVE 560K | MeDM DNELLAREVOLUTA umnerev son Low
(Enty-Park-Reta Praza) [ty ALONG THE PROJECT FRONTAGES.
oRAGONTREE arsox wow
PPHOENIX DACTYLIFERA ‘MEDJOOL' DATE PALM 32BTH MEDIUM FESTUCA MAIRE! ATLAS FESCUE 1GAL Low 2. ALL TREES PLANTED IN THE ROW. SHALL BE A MINIMUM 36" BOX. ALL TREES /
(Leasing Plaza - Vehicular Entry SHRUB SPECIES APPEAR TO BE ACCEPTABLE WITH FINAL APPROVAL OF SPECIES
L FESTUCA OVINA GLAUCA sLEFEScUE son wow
LLOMANDRA LONGIFOLIA ‘BREEZE" SPINY-HEADED 5GAL MEDIUM
o .
e oy frorvit we0x | Low v o row 3. ROOF GARDENS AND LANDSCAPE ROOFS SHALL COMPLY WITH THE
REQUIREMENTS OF THE CALIFORNIA BUILDING CODE (CBC) AND THE CFC.
SALVA CLEVELANDI caBLUESAGE so Low
PawsTorREVA b arsox | tow s CoBERYS cermmoen son | wow
IRRIGATION HYDROZONE 2:
v 2es0c | ow MEDIUM / LOW ENHANCED SHRUBS (Entry Drive & Pool Courtyard)
- Rt
(par lazz) AGAVE ATTENUATA NOVA' FOXTAIL AGAVE 15 GAL. Low
ALYOGYNE HUESELY sLUE HBIscUs o wow
QuERCUS AGRIFOLIA corsTLvEOAC weox | veoum
(Patk-Paring L et Piz) Sondad wess so wow
BOUGAVILLEA LA JOLLA SousHNILER sou | meoum
QUERCUS VRGIAA SUTHERNLIVEOM | s360x | o
QUL e soume o CARISSA M, HORZONTALS NATAL LU so | meon
v 108 P 08 Low
AemcA suAC weox | ow FURCRACEA FOETIOA MEDIOPICTA VARTUS NP saL Low
Pk Coutyards) Standard PPHORMIUM HYBRIDS NEW ZEALAND FLAX 5GAL Low
PITOSPORUIC. CONPACTUN ProspoRuM son | weowm
TRISTANA CONFERTA SRIsaAE 80K sesox | weoun
(Landscape Setback - Park Perimeter ) Low Branching PITTOSPORUM T. ‘GOLF BALL' 'GOLF BALL' KOHUHU 5GAL. MEDIUM
e, LYoNI CaTALNA CHERRY awsoc | verviow
WASHNGTONI FILFERA HYBRI> curomuARmPAN | e | Low
{andscape Sethock-Pak) [ SODDED TURF at PUBLIC PARK: |
ACCENT: T Gree
AVALABLE FROM SOUTHLAND SO0 FARYS
ALoEsansel e ALoE 2wesox | Low
(Park - Courtyards - Retai Plaza)
" [ORGANIC MULCHES: ]

SrAHEA ARATA weox | tow 5 THCK SHREDDED SARK WULCH
(Park - Retail Plaza) HEHCABLLE PR | (SHRUB AREAS - ALL HYDROZONES)

(CERCIDIUM X DESERT MUSEUM HYBRID PALO VERDE we0x | Low
(Park - Retal laza)

DRACAENA DRACO DRAGON TREE weox | low
(Park - Counyarts)

(CERCIS CANADENSIS FOREST PANSY' REDBUD 380X | MEDIUM
(Park-Couryarts) Standard

PODOCARPUS CEE BLUE LONG LEAFED YELLOWOOD | 24'BOX | MEDIUM

(Lancscap Seoac - Couryarcs)
EXISTING TREES to be protected-in-place (Vartingale Drive):

PINUS PINEA ITALIAN STONE PINE TT0TAL
(@ising o be prtectedin-place)

PINUS CANARIENSIS (CANARY ISLAND PINE STOTAL
(Bxsing o be proected-place)

JOB NO: DATE:
17-165 10-18-18

NEWPORT CROSSINGS ~ STARBOARD REALTY PARTNERS, LLC

NEWPORT BEACH, CA 1301 Dove Street Suite1080 Newport Beach, CA (949) 851-2020 LANDSCAPE NOTES and PLANT PALETTE L.2 e
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MODULAR WETLANDS

FITNESS TERRACE

Attachment No. PC 3 - Project Plans

e o \
LEASING % ]

0OUTDOOR SEATING

— VIEW DECK at LEVEL §
CLUBROOM

SPATERRACE
® spa

o overhead trellis
 double sided fireplace
 lounge lawn

POOL
 lap pool I
 lounge chairs

© cabanas

* hammock lounge

© sunning lawn

* 6 pool enclosure fencing

FIRE LANE
* wedge curb with removable bol-

o fitness equipment

o shade trellis
 decomposed granite
PLAY LAWN
 playground equipment
o shade structure

o benches

o accessible surfacing
 synthetic turf area
20" HT. SEATWALL

PICKLE BALL COURT
o regulation size pickle ball court
o court fencing with fabric

MODULAR WETLANDS

30" HT. BOARDFORM

ACCENT WALLS
207 HT. SEATWALL

lards
o concrete paving
 painted handcourt games

Wy

m !:’dlliﬂlill!l_lllli

BOCCE BALL COURT
o shade trees

o seat walls

o shade cabanas

DOG PARK (2,620 S.F)

o synthetic turf

| 48" HT. fencing
o size separated

- separated entry vestibules
 save existing tree

OFFICE PARKING

DINING TERRACE
o table and chairs
o shade trees

NEWPORT CROSSINGS

* metal overhead trellis
o lighting

JOB NO: DATE:
17-165 10-18-18

NEWPORT BEACH, CA

SCALE: 1/16” = 1-0” @

LANDSCA
POOL COURTYARD & 1/2 ACRE PUBLIC PARK L 3 A £

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite1080 Newport Beach, CA (949) 851-2020
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e

OUTDOOR DINING

® 1.200s.f.

o table and chairs

© 36" HT. restaurant
separation fencing

FIRESIDE LOUNGE

o firepit

* matching height palms
o festival lights

o soft seating

36" HT. CORNER TENANT SIGNAGE

WATER FEATURE

© 48" HT. wall with scuppers

* 3 HT. reflection pool with
water steps

 cobble trough

CUSTOMER PLAZA

o table and chairs
 matching height palms
o festival lights

SPECIMEN OAK - 60" BOX

CUSTOMER PLAZA
o table and chairs
o shade umbrellas

ROOFTOP TERRACE
o see enlargement sheet L.b

30" HT. BOARDFORM
ACCENT WALLS | TYP.

EXISTING CANARY ISLAND PINES
o protect in place

EXISTING STONE PINES
 protect in place

JOB NO: DATE:
17-165 10-18-18

NEWPORT CROSSINGS el @
NEWPORT BEACH, CA EL'AD\OBeBSt(r(?e'tAS\lﬁe%8(|)QNEewApc|;r-trBZa51’AC\AR (IJ})I sEsBzSoéoLLC RETAIL PLAZA L.4  reareenss
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Cl
]
L RETAIL
FIRESIDE LOUNGE
o 3 sided fireplace
o shade trellis — S — —
o lounge seating t o
o festival lights l | = Sl
: =z e e =
===
—— - - |
= I
2 S5 5= I RESTROOMS =
o 86— (==l =@ =

SPATERRACE

&

 spa
* cabana
® sunning

Attachment No. PC 3 - Project Plans

RETAIL

At S L Lo

5.4
bk i

S

GAME LAWN
~—= e gynthetic turf

! o tvwall

® ping pong

o festival lighting

NOTE:

ROOF GARDENS AND LANDSCAPED ROOFS SHALL COMPLY
ITH THE REQUIREMENT OF THE CALIFORNIA BUILDING

CODE (CBC) AND THE CFC).

JOB NO: DATE:
17-165 10-18-18

DINING TERRACE

o dining tables and umbrellas
o outdoor kitchen

o communal table

NEWPORT CROSSINGS
NEWPORT BEACH, CA

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite1080 Newport Beach, CA (949) 851-2020

SCALE: 1/8”=1’-0" ®

ROOFTOP TERRACE at LEVEL 7

L LANDSCAPE
5 ARCHITECTURE
.
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JOB NO: DATE:
17-165 10-18-18

LANDSCAPE
ARCHITECTURE

NEWPORT CROSSINGS
NEWPORT BEACH, CA  o/aRBOARD REALTY PARINERS, LLC Lanoscarel A erv L6
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GENERAL NOTES

EXISTING LAND USE: COMMERGIAL

. PROPOSED LAND USE:
PARCEL 1 — MIXED USE RESIDENTIAL AND 7,500 SF OF COMMERCIAL RETALL SPACE
PARCEL 2 — PARKING AND EMERGENCY ACCESS
PARCEL 3 — PUBLIC PARK

. SEWAGE DISPOSAL SERVICE IS PROVIDED BY CITY OF NEWPORT BEACH

. WATER SERVICE IS PROVIDED BY CITY OF NEWPORT BEACH

. THERE ARE NO AREA'S SUBJECT TO INUNDATION OR STORMWATER OVERFLOW.

FLOOD ZONE

THE SUBJECT PROPERTY IS LOCATED WITHIN ZONE X" (UNSHADED). CONSIDERED T0 BE
OF MINIMAL RISK AREA OUTSIDE THE 1% AND 0.2% ANNUAL CHANCE FLOODPLAI

SHOWN ON THE FLOOD INSURANCE RATE MAP NO. 08059C02B6J, PANEL REVISED
DECEMBER 3, 2008

|

ES
z |
‘a =R PROPERTY LINE DATA
= | Z
= 0 NO. DELTA/BRG RADIUS LENGTH
\ > L1 N40'39°22°E - 486.64"
Jat \ F‘ L2 N65'57"12°W — 204.83"
L3 NOB'59'12"W — 454.68"
L4 NB5'56'24"E — 319.96"
L5 N4920'42"W - 217.73'
L6 N42'57'00"E - 51.75"
7 NB5'56'24"E - 324.76"
Cc1 A= 7323'26" 15.00" 19.21"
c2 A= 5858'01" 15.00" 15.44"
c3 A= 2739'38" 90.00" 43.45°
c4 A= 24°44'20" 50.00" 21.59°
5 A= 12°04'55" 634.00" 133.69
CB A= 90°00'04" 15.00" 23.56"

v —
8" CURB & L
GUTTER
ADA PATH OF TRAVEL
w DRIVEWAY STD 160-L-A
2:1 0" cuRB 0" cURB
TRANSITION
N W—

>/ %
w2 SE T . )
ADA PATH OF TRAVEL
R \ DRIVEWAY STD 161-L

27000
At ‘\\“:’/

Attachment No. PC 3 - Project Plans

SITE ADDRESS
4220 SCOTT DRVE
NEWPORT BEACH, CA 92660

AREAS

GROSS AREA = 247.829 SF (569 AC)

PARCEL 1 RESIDENTIAL AND COMNERGIAL = 221285 SF (5080 AC)
PARCEL 2 PARKING AND EMERGENCY ACCESS = 4782 SF  (0.110 AC)
PARCEL 3 PUBLIC PARK = 21873 SF (0.500 AC)
LEGAL DESCRIPTION

[OT 1 AS SHOWN N A WAP_RECORDED IN BOOK AND 16 OF

GEs 15
MISCELLANEOUS NAPS, RECORDS OF ORANGE COUNTY, CALIFORNIA.

PARCEL 1 AND 2 AS SHOWN ON A MAP FILED IN BOOK 53, PAGE 13 OF PARCEL NAPS, IN
THE DFFICE OF THE COUNTY RECORDER OF ORANGE COUNTY, CALIFORNIA.

EXCEPT ALL MINERALS, PETROLEUN GAS AND OTHER HYDROCARBON SUBSTANCES EXISTING
BELOW 500 FEET FROM THE SURFACE OF SAD REAL PROPERTY DESCRIBED ABOVE:
PROVIDED, HOWEVER, THAT GRANTOR HEREBY EXPRESSLY WAINES THE Rl
THE SURFACE OF SAD REAL PROPERTY FOR THE PURFOSE OF EXPLORING FOR OR
PRODUCING THE MINERALS, PETROLEUN, GAS AND OTHER HYDROCARBONS SUBSTANCES SO
RESERVED, AS RESERVED IN AN INSTRUMENT RECORDED SEPTEMBER 8, 1972 IN BOOK
10316, PACE 114 OF OFFICIAL RECORDS AND AS RESERVED BY DEED RECORDED MARCH 1,
1974 IN BOOK 11086, PAGE 2 OF DFFICAL RECORDS,

APN: 42717202, 42717203, 42717205, 42717206

BASIS OF BEARINGS

THE BEARINGS SHOWN HEREON ARE BASED ON THE CENTERLINE BEARING OF DOVE
STREET SHOWN AS NE'S9'14°W, ON PARCEL MAP NO. 2007-241 FILED IN BOOK 368
PAGES 23 AND 24 OF PARCEL NAPS, IN THE OFFICE OF COUNTY RECORDER OF
ORANGE COUNTY.

BENCH MARK

BENCHMARK DESIGNATION

35-34-77  DATED: APRL 7, 2004

ELEVATION: 45,510 FEET (NAVDES, YEAR LEVELED 2003)
DESCRIPTION :  DESCRIBED BY 0CS 2001 — FOUND 3 3/4° 0CS ALUNINUN BENCHMARK
DISK STAWPED *35-34-77", SET IN NORHTEAST CORNER OF A 45 FT. BY
8.4 FT. CNCRETE. CATCH BASIN. MONUMENT IS LOCATED ALONG THE
WESTERLY SIDE OF MACARTHUR BOULEVARD, 362 FT. NORTHERLY OF THE
CENTERLINE OF NEWPORT PLACE AND 58 FT. WESTERLY OF THE CENTERLINE
OF NACARTHLR BOULEVARD. MONUMENT IS SET LEVEL WTH THE SIDEWALK.

EARTHWORK

7,300 CY
2,500 CY

REMEDAL = 23,000 CY

NOTE:
THE GRADING QUANTITIES SHOWN ABOVE ARE FOR BONDING PURPOSES ONLY AND DO NOT
ACCOUNT FOR VARIATIONS DUE TO 0SS FROM CLEARING AND GRUBBING, STRIPPING,
SHRINKAGE, SWELL, OR UNSUITABLE MATERIALS. THE CONTRACTOR SHALL BE RESPONSIELE
FOR DETERMINING THEIR OWN INDEPENDENT QUANTITY AND MATERIAL TAKE-OFFS TO
CONSTRUCT THE DESIGN AS INDICATED ON THESE DRAWNGS AND IN CONFORMANCE WITH
THE PROJECT'S GEOTECHNICAL REFORT.

CIVIL ENGINEER

BRYAN D. SNITH, P.E.
FUSCOE ENGINEERING, INC.

6390 GREENWICH DR, SUITE 170
AN DIEGO , CA 02122

PHONE:  (858) 554—1500
FAX: (85E) 5070335

LEGEND
PROPERTY LINE
— — — —  RGHT-0F-wAY
— - —— R
55 PROPOSED CONTOUR

—  EXISTNG CONTOUR
PROPOSED SWALE FLOVLINE
PROPOSED RETANING WALL

EXISTING STORM DRAN

EXSTING STORM DRAIN CURB INLETS
PROPOSED STORM DRAIN

o PROPOSED STORM DRAIN CATCH BASIN
] PROPOSED STORM DRAIN CLEANOUT
PROPOSED MODULAR WETLAND BMPS

S ABBREVIATIONS
Tumagounn >OSA et
S /4 LS . BOLLARD NOTE: B CATCH BASIN
R J FINAL DESICN OF REMOVABLE BOLLARDS TO BE APPROVED T FLone Bsvaron o
S Vi - 6 FIRE DEPARTUENT AND 10 6E LOGKED IN PLACE W i3 FRIeH SURFACE SLEVATION
P 1% HP HIGH POINT ELEVATION
% e/ ' B T ewnon
L.0%) X 52,961

/0 Nare \az @ Y TS A

N — TC TOP OF CURB ELEVATION

/ Q ~ 6 TOP OF GRATE ELEVATION

A } ™ TOP OF WALL ELEVATION C_O 1
@ -y
’\Q/ 40" o 200 40 'l
> =
& \ \ g "
¢ >N e 2 FUSCO
= —
JOB NO: DATE: N 61 NEERINGEG
NEWPORT CROSSINGS - NEWPORT BEACH, CA CONCEPTUAL GRADING %o, _ome ' |
full circle thinking

STARBOARD REALTY PARTNERS, LLC

1301 Dove Street Suite1080 Newport Beach, CA (949) 851-2020

ARCHITECTS ORANGE

144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

©2017 Architects Orange
These plansare copyright prtecte. Under sach
protecton unauhonzed use & not pomited

These plans shai no b reproduced o used wihout
witen permission by Archiect Orange.
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BFP BACKFLOW PREVENTER
————————————  PROPERTY LINE AV GABLE TV
—_— COMM COMMUNICATION
RIGHT—OF —ViAY S v
————————  EXISTNG LOT LINE EX EXISTING
FDC FIRE. DEPARTMENT CONNECTION
PROPOSED LOT UNE FF FINISH FLOOR
- FH FIRE HYDRANT
SETBACK LINE o ENE
- CENTER LINE FS FIRE. SERVICE
W FIRE_WATER MAIN
HH iOLE.
EXISTING UTILITIES i et vanon

SANTARY SEWER RR IRRIGATION
SEVER MANHOLE LA

" MANHOLE
[ s MODULAR WETLAND. SYSTEM
STORM DRAN sco SEVER CLEANOUT
Mmoo STORM DRAIN CURE INLETS o STORN DRI
s SANTARY SEVER
WATER s SeRvicE
Tc TOP OF CURE
FIRE. HYDRANT poc BULDING PONT OF CONNECTION
GATE VALVE WR WATER
wr VAL
FIRE. DEPARTMENT CONNECTION
POST INDICATOR VALVE
BACKFLOW PREVENTER NOTE
STREET LIGHT REVOVE ALL EXISTING UNUSED WATER METERS, BOXS AND COVERS

— — s — —  SANTARY SEWER

====30-=== STORM DRAIN
o 'STORM DRAIN CATCH BASIN
STORM DRAIN CLEANOUT
=] woowsm nenaw sies
77777 WaTER LNE
- e
= BACKFLOW PREVENTER
=) WATER METER

_—
BOULEVARD
R

MACARTHUR

S

\ \\ SCALE '

FIRE HYDRANT KEY MAP

®  BSTING FIRE HYDRANT

RE-USE EX. WIR SVC.
FOR IRRG. (LOT 2)
A\ \“INSTALL BFP

“-EX. 8" FIRE SVC
ABANDON. AT MAIN
| C-02

. o 20 a0 ﬂl
| . e @& ruscok
NEWPORT CROSSINGS - NEWPORT BEACH, CA CONCEPTUAL UTILITY PLAN g5 o *7 < 1= 1o+

1618-001 09-11-18 fw 11 circl hinking

STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE & see

1301 Dove Street Suite1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860
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75
75 BL0G su06
EX R/W
| SETBACK, 70 R/W SETBACK
70 ] 323 1 i
| 30.0° SETBACK ‘ 65 ‘
65 195" EMERGENCY_AGCESS
140" | & PEDESTRIAN EASEMENT 317 | /;Z%PL?%D
50 EMERGENCY 50 | 60 |
ACCESS I SIDEWALK
PROPOSED 8" I | PROPOSED !
MOUNTABLE CUR ! X CURB TO | |~ BuinLNG 10.0 30.0' SETBACK )
55 SEE DETALL THIS SHEET | ER SRS | 55 crorosis
] REMOVE & REPLACE 6.0' EX BERM 1O GRADE
MATCH EX | EX GRADE CURB & CUTTER \ |_WALK BE REMOVED sz uax. | || sosee
e — S 50 PER CITY STANDARDS \ [~ | _ Aoy T —
56 S~_ 2 . . | T 25 — —
= e o \Npiainl
PROPOSED & :
REMOVE_EX. GRADE 45 / Q&
45 CURB & GUTTER PRIVATE EX. F5 PRIVATE
REMOVE & REPLACE  STORM DRAIN ‘ STORM DRAIN £X GRADE
SIDEWALK 40 REMOVE & REPLACE I

4 e
35 35
(8
SECTION m SSESL-EOWI\'I’—WO’ C-03,
SCALE: 1"=10' C-03 T
75 BLDG
L PL SETBACK
70 Lot 2 13.3 ‘ Lot 1
: .
65 78.0' PUBLIC PARK SE“FOE;(\)CK ‘ PROPOSED
| /
! | BUDLING SOALE T = 80
60 4.0 5.0 GRADED
—‘l_d SWALWE EX GRADE - ‘
55 25 ™ S T A gl |l
50 Y~ e |
EX. FS | o PROPOSED GRADE \
45 ‘ PUBLIC STORM DRAIN E;mﬁ; STORM
40
35
SECTION: LOT 2 / C i
SCALE: 1"=10"  \C-03/ ¥
f
v
T
BLOG 75 ek R/W
SETBACK B ‘ 8" MOUNTABLE CURB DETAIL / 7\
75 ‘ 70 i NOT T SCALE \c-03/
2 | |
i 70 65 Eﬁ%ﬁ?ﬁéu‘w |
65 i 70| 300" 10.07 80 60 | 300 SETBACK 0o
T ) £x cure|1o ‘
SEAT WALL:
60 | s'oév?mDED MATCH EX EERM\ 60 REWOVE & REPLACE 55 ‘ EX‘GRADE\ [EE REWOED ;AEK /- REMOYE & RECE.
— WALK WALK |/ GiTy STANDARDS
55 ‘ - NOSA § ‘ CITY STANDARDS o : 52.0F : 77\77 N / o
A2l 2z | 1 i A - PROPOSED 1" roposeo oreoe— e
50 £X. FS HARDSCAPE /
‘ o PROPOSED £x stope O REMOVE & REPLACE 45 } PRMATE N
i j GRADE 8 Si0R5 SORNAIK PR ay STORM: DRAIN STANDARDS
PRIVATE STORM EX GRADE 40
DRAIN
40
35
35
. E
SECTION: MARTINGALE WAY / D\ SECTION: CORINTHIAN WAY s
SCALE: 17=10" W SCALE: 1"=10 -

gy C-03

ME: FUSCOE
NEWPORT CROSSINGS - NEWPORT BEACH, CA TYPICAL SECTIONS 5o one ' L

rele thinking

STARBOARD REALTY PARTNERS, LLC ARCHITECTS ORANGE

1301 Dove Street Suite 1080 Newport Beach, CA (949) 851-2020 144 NORTH ORANGE ST. ORANGE, CA 92866 (714) 639-9860

FO©

s

55



	PC Study Session Staff Report Complete
	Pages from Newport Crossings_Plans_Reduced_1
	Pages from Newport Crossings_Plans_Reduced_2



