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CITY OF NEWPORT BEACH

e

: % ZONING ADMINISTRATOR STAFF REPORT
e August 15, 2019
S UroRYy Agenda Item No. 5

SUBJECT: Steckler Residence (PA2019-119)
e Coastal Development Permit No. CD2019-032
SITE LOCATION: 132 South Bay Front

APPLICANT: lan Harrison
OWNER: Vincent Steckler
PLANNER: David S. Lee, Assistant Planner

949-644-3225, dlee@newportbeachca.gov

LAND USE AND ZONING

General Plan: RT (Two-Unit Residential)

Zoning District: R-BI (Balboa Island)

Coastal Land Use Category: RT-E (Two Unit Residential — (30.0-39.9 DU/AC)
Coastal Zoning District: R-BI (Balboa Island)

PROJECT SUMMARY

A request for a coastal development permit to allow the demolition of an existing single-
family residence and the construction of a new 2,723-square-foot, single-family residence
with a 458-square-foot attached garage. The proposed development also includes
additional appurtenances such as walls, fences, patios, hardscape, drainage devices, and
landscaping.

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. CD2019-032 (Attachment No. ZA 1).
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DISCUSSION

Land Use and Development Standards

e The subject property is located in the R-Bl Coastal Zoning District, which provides for
two-unit residential development and is consistent with the City’s Coastal Land Use
Plan, General Plan, and Zoning Code. A coastal development permit is required and
the property is not eligible for a waiver for de minimis development because the
property is located in the Coastal Commission Appeal Area.

e The property currently consists of one legal lot developed with a single-family
residence. The neighborhood is predominantly developed with two- and three-
story, single-family residences and duplexes. The proposed design, bulk, and
scale of the development is consistent with the existing neighborhood pattern of
development and expected future development consistent with applicable
development standards.

e The proposed single-family dwelling 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.

Table 1 — Development Standards

Development Standard Standard Proposed
Setbacks (min.)

Front (South Bay Front) | 5 feet 5 feet

Rear (Alley) 5 feet 5 feet

Sides 3 feet 3 feet
Allowable Floor Area 3,185 sq. ft. 3,181 sq. ft.
Parking (min.) 2-car garage 2-car garage
Height (max.) 24 feet flat roof 24 feet flat roof

29 feet sloped roof 29 feet sloped roof
Hazards

e The project site is separated from the Newport Bay by an existing City-owned
bulkhead and a public pedestrian boardwalk (South Bay Front). The bulkhead which
protects the subject property is part of a larger bulkhead system which surrounds
Balboa Island. No modification to the existing bulkhead is proposed with this project.

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 building permits. Permit issuance is also contingent on the
inclusion of design mitigation identified in the investigations. Construction plans are
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reviewed for compliance with approved investigations and CBC prior to building
permit issuance.

Water Quality

e The applicant provided an Erosion Control Plan to implement temporary Best
Management Practices (BMPs) during construction to minimize erosion and
sedimentation and to minimize pollution runoff and coastal waters derived by
construction chemicals and materials. The Erosion Control Plan will be reviewed
by the City’s Engineer Geologist. Construction plans and activities will be required
to adhere to the approved Erosion Control Plan.

e Pursuant to Municipal Code Section 21.35.050, due to the proximity of the
development to the shoreline and the development including more than 75-percent
of impervious surface area, a Water Quality Hydrology Plan (WQHP) is required.
A WQHP prepared by Robin B. Hamers & Associates, Inc., dated June 5, 2019, has
been submitted and will be reviewed by the City’s Engineer Geologist. The WQHP
includes a polluted runoff and hydrologic site characterization, a sizing standard
for BMPs, use of an LID approach to retain the design storm runoff volume on site,
and documentation of the expected effectiveness of the proposed BMPs.

Public Access and Views

e The project site is located on Balboa Island between the nearest public road and the
sea. Implementation Plan Section 21.30A.040 requires that the provision of public
access bear a reasonable relationship between the requirement and the project’s
impact and be proportional to the impact. In this case, the project replaces an existing
single-family residence with a new single-family residence. Therefore, the project
does not involve a change in land use, density or intensity that will result in increased
demand on public access and recreation opportunities. Furthermore, the project is
designed and sited so as not to block or impede existing public access opportunities.

e Vertical access to the bay is available near the site on Emerald Street. Also, South
Bay Front is a pedestrian boardwalk along the bay that is identified as lateral access
to the bay by the Coastal Land Use Plan. The proposed single-family residence does
not interfere with vertical or lateral access to the bay.

e The project site is not located adjacent to a coastal view road, public viewpoint, or
public accessway, as identified in the Coastal Land Use Plan. The site is located
approximately 650 feet from Balboa Island Park. Due to the large distance between
the proposed residence and the park, the project will not affect public views from the
park. Furthermore, all improvements in the front setback area of the subject property
is limited to 42-inches from existing grade. An investigation of the project site and
surrounding area did not identify any other public view opportunities. The project may
be located within the viewshed of distant public viewing areas. However, the project
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will replace an existing single-family residence with a new single-family residence
that complies with all applicable LCP development standards and maintains a
building envelope consistent with the existing 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.

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. The Class 3 exemption includes
the construction of limited numbers of new, small structures, including one single-family
residence. The proposed project is a new single-family residence located in the R-2 Coastal
Zoning District.

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:

David S. Lée, Assistant Planner

Jmrdi
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Attachments: ZA 1 Draft Resolution

ZA 2  Vicinity Map
ZA 3  Project Plans
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RESOLUTION NO. ZA2019-###

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH APPROVING COASTAL
DEVELOPMENT PERMIT NO. CD2019-032 FOR A NEW SINGLE-
FAMILY RESIDENCE LOCATED AT 132 SOUTH BAY AVENUE
(PA2019-119)

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

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by lan Harrison, with respect to property located at 132 South Bay
Front, and legally described as Lot 9 and a portion of Lot 10 of Block 1, requesting approval
of a Coastal Development Permit.

The applicant proposes the demolition of an existing single-family residence and the
construction of a new 2,723-square-foot, single-family residence with a 458-square-foot
attached garage. The proposed development also includes additional appurtenances such
as walls, fences, patios, hardscape, drainage devices, and landscaping.

The subject property is located within the Balboa Island (R-BI) Zoning District and the
General Plan Land Use Element category is Two-Unit Residential (RT).

The subject property is located within the coastal zone. The Coastal Land Use Plan
category is Two Unit Residential (RT-E) and the Coastal Zoning District is Balboa Island
(R-BI).

A public hearing was held on August 15, 2019, 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.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

1.

This project is categorically exempt pursuant to Title 14 of the California Code of
Regulations (Section 15315, 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.

Class 3 exempts the construction of limited numbers of new, small structures, including
one single-family residence. The proposed project is a new single-family residence
located in the R-BI Coastal Zoning District.
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SECTION 3. REQUIRED FINDINGS.

In accordance with Section 21.52.015 (Findings and Decision) of the Newport Beach Municipal

Code,

the following findings and facts in support of such findings are set forth:

Finding:

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

Facts in Support of Finding:

01-038-17

The proposed development complies with applicable residential development standards
including, but not limited to, floor area limitation, setbacks, height, and parking.

a. The maximum floor area limitation is 3,185 square feet and the proposed floor area
is 3,181 square feet.

b. The proposed development complies with the required setbacks, which are 5 feet
along the property line abutting South Bay Front, 5 feet along the property line
abutting the alley, and 3 feet along each side property line.

c. The highest guardrail/parapet is below 24 feet from established grade and the
highest ridge is 29 feet from established grade. The proposed development
complies with all height requirements.

d. The proposed development provides a two-car garage, meeting the minimum
garage requirement for a single-family residence.

e. The proposed development meets the minimum 9.0 feet (NAVD88) top of slab
elevation requirement for interior living areas of new structures.

The neighborhood is predominantly developed with two- and three-story single-family
residences and duplexes. The proposed design, bulk, and scale of the development is
consistent with the existing neighborhood pattern of development and expected future
development.

The project site is separated from the Newport Bay by an existing City-owned bulkhead
and a public pedestrian boardwalk (South Bay Front). The bulkhead which protects the
subject property is part of a larger bulkhead system which surrounds Balboa Island. No
modification to the existing bulkhead is proposed with this project.

Pursuant to Municipal Code Section 21.35.050, due to the proximity of the development
to the shoreline and the development including more than 75-percent of impervious
surface area, a Water Quality Hydrology Plan (WQHP) is required. A WQHP prepared
by Robin B. Hamers & Associates, Inc., dated June 5, 2019, has been submitted and will
be reviewed by the City’s Engineer Geologist. The WQHP includes a polluted runoff and
hydrologic site characterization, a sizing standard for BMPs, use of an LID approach to
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retain the design storm runoff volume on site, and documentation of the expected
effectiveness of the proposed BMPs.

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 not located adjacent to a coastal view road, public viewpoint, or public
accessway, as identified in the Coastal Land Use Plan. The site is located approximately
650 feet from Balboa Island Park. Due to the large distance between the proposed
residence and the park, the project will not affect public views from the park. Furthermore,
all improvements in the front setback area of the subject property is limited to 42-inches
from existing grade. An investigation of the project site and surrounding area did not
identify any other public view opportunities. The project may be located within the viewshed
of distant public viewing areas. However, the project will replace an existing single-family
residence with a new single-family residence that complies with all applicable LCP
development standards and maintains a building envelope consistent with the existing
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.

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.

01-038-17

The project site is located on Balboa Island between the nearest public road and the sea.
Implementation Plan Section 21.30A.040 requires that the provision of public access bear
a reasonable relationship between the requirement and the project's impact and be
proportional to the impact. In this case, the project replaces an existing single-family
residence with a new single-family residence. Therefore, the project does not involve a
change in land use, density or intensity that will result in increased demand on public
access and recreation opportunities. Furthermore, the project is designed and sited so as
not to block or impede existing public access opportunities.

Vertical access to the bay is available near the site on Emerald Street. Also, South Bay
Front is a pedestrian boardwalk along the bay that is identified as lateral access to the bay
by the Coastal Land Use Plan. The proposed single-family residence does not interfere
with either vertical or lateral access to the bay.
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SECTION 4. DECISION.
NOW, THEREFORE, BE IT RESOLVED:

1. The Zoning Administrator of the City of Newport Beach hereby approves Coastal
Development Permit No. CD2019-032, subject to the conditions set forth in Exhibit “A,”
which is attached hereto and incorporated by reference.

2. 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. 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.

PASSED, APPROVED, AND ADOPTED THIS 15™ DAY OF AUGUST, 2019.

Rosalinh Ung, Zoning Administrator

01-038-17
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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).

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

Coastal Development Permit No. CD2019-032 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.

Prior to the issuance of a building permit, the property owner shall submit a notarized
signed letter acknowledging all hazards present at the site, assuming the risk of injury
or damage from such hazards, unconditionally waiving any claims of damage against
the City from such hazards, and to indemnify and hold harmless City, its City Council, its
boards and commissions, officials, officers, employees, and agents 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
development.

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.

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.

11
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10.

11.

12.

13.

14.

15.

01-038-17

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.

Prior to issuance of building permits, the final WQHP/WQMP shall be reviewed and
approved by the Building Division. Implementation shall be in compliance with the
WQHP/WQMP and any changes could require separate 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.

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.

The applicant is responsible for compliance with the Migratory Bird Treaty Act (MBTA). In
compliance with the MBTA, grading, brush removal, building demolition, tree trimming, and
similar construction activities shall occur between August 16 and January 31, outside of
the peak nesting period. If such activities must occur inside the peak nesting season from
February 1 to August 15, compliance with the following is required to prevent the taking of
Native Birds pursuant to MBTA:

A. The construction area shall be inspected for active nests. If birds are observed flying
from a nest or sitting on a nest, it can be assumed that the nest is active. Construction
activity within 300 feet of an active nest shall be delayed until the nest is no longer
active. Continue to observe the nest until the chicks have left the nest and activity is no
longer observed. When the nest is no longer active, construction activity can continue
in the nest area.

B. It is a violation of state and federal law to kill or harm a native bird. To ensure
compliance, consider hiring a biologist to assist with the survey for nesting birds, and
to determine when it is safe to commence construction activities. If an active nest is
found, one or two short follow-up surveys will be necessary to check on the nest and
determine when the nest is no longer active.

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.

12
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16.

17.

18.

19.

20.

21.

22.
23.

24.

01-038-17

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

Prior to issuance of the building permits, 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 building permits, the applicant shall submit to the Planning Division
an additional copy of the approved architectural plans for inclusion in the project 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 construction
erosion control plan. The plan shall be subject to the review and approval by the Building
Division.

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 either the
current business owner, property owner, or the leasing agent.

This project shall comply with flood mitigation construction requirements for AO1 SFHA.
This project shall comply with liguefaction mitigation construction requirements.

To the fullest extent permitted by law, applicant shall indemnify, defend and hold harmless
City, its City Council, its boards and commissions, officials, officers, employees, and agents
from and against any 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 Steckler Residence Coastal Development Permit including, but not
limited to, Coastal Development Permit No. CD2019-032 (PA2019-119). 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.
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EROSION CONTROL NOTES

(MINIMUM BMP REQUIREMENTS FOR CONSTRUC TION ACTIVITIES
FOR ALL DI S )

EVILOPMENT CONSTRUCTION PROJFCTS)
N CASE OF EVERSENCY, CALL OPNER AT 11, ERODED SEDMENTS AND OTHER POLLITANTS
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, T PAZARDOUS VATERIALS, FERTILIERS, PESTICDES, PLASTERS, SOLVENTS, PANTS, AND OTHER
i COMPONDS WUST B2 PROPERLY HANDLED N ORDER TO REDICE THE REx OF FOLLUTION OR
— REXC CONTAMINATON. TRANNG AND NFORMATION ON PROCEDIRES FOR THE PROPER ISE OF ALL
LT or ove ATION LT or ove ATION '$T MATERIALS MUST BE AVALABLE TO THE EMPLOTEES TAAT APELY SUCH MATERIALS,
— . — P4 SPLL PREVENTION AND CONTROL
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TORAGE NTH SECONDARY CONTANMENT. CONTANERS ARE REQURED 0
PROTECT RASTE FROM RAN TO PREVENT WATER FOLLUTION AKD PREVENT AND DIEFERSAL
M6 HAZARDOUS NASTE MANAGEMENT
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'REGULATIONS. DENTIFY THE PROPOSED METHODS OF DISFOSAL AND ANY SPECIAL FANDLING.
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CONTAMINATED SOL VANAGEMENT
"PREVENT OR REDIGE THE DISCHARGE OR POLLUTANTS TO STORMNATER FROM CONTAMNATED 501
AND HIEHLY ACDIC OR ALKALINE SOLS BY CONDLCTNG PRE CONSTRICTION SURVEYS, NEFECTNG
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P8 CONCRETE NAGTE MANAGRMENT
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SOUTHEASTERLY OF THE MOST SOUTHERLY CORNER OF SAID S, THANCE NORTH 6323'30" EAST
85.12 FEET T0 A POINT N THE NORTHEASTERLY LINE OF SAD LOT 5, SAD PONIT BEING

.50 FEET NORTHWESTERLY OF THE NOST EASTERLY CORNER OF SAID LOT 4.

£
@
8
3
=
g
£
H

RECORD OF SURVEYS IN THE OFFICE OF TE COUNTY RECORDER QF SAID ORANGE COUNTY.

BEGINNING AT A POINT IN THE SOUTHWESTERLY LINE OF SAID LOT 10, 4.50 FEET
SAID LAND IS INCLUDED WITHIN THE AREA ON A NAP FLED IN BOOK 39 PACE 32 OF

g
§
5
4
2

LEGAL DESCRIPTION

7.986 FEET NAVDES.

FD. 3 3/4" OCS ALUN. BN DISKSTAMPED "NB3-15—70", SET IN THE ELY END OF A CONC.

SEAWALL. MON. IS LOCATED IN THE SOUTHWEST CORNER OF THE INT. OF PARK AVE.

& SOUTH BAY FRONT. 15 FT. SLY OF THE
CL. OF PARK AVE & 6 FT. WLY OF
PEDESTRIAN WALKWAY. NON. IS SET IN THE TOP OF OLDER SEAWALL, 1 FT’ BELOW

THE TOP OF THE NEW SEAWALL
ALL ELEVATIONS SHOWN ON THIS NAP ARE BASED ON NAVDBS.

NORTHERLY CORNER OF LOT 8, bLOCK 1. RESUBDIVISION OF

FROM THE MAST EASTERLY CORNER OF LOT & T THE MOST
SEGTION ONE, BALBOA ISLAND, MM, §/30.

THE COMPUTED LONG CHORD BEARING OF N140S'46™W

BASIS OF BEARINGS
BM. NBS-15-70 ELEVATION

BENCH MARK

NOVEMBER 2018
SURVEYED BY: LOREN K. TOOMEY, P.LS. 4459
24791 BELGREEN FL.

ADDRESS: 132 SOUTH BAY FRONT

BALBOA ISLAND, CA. 52662

OWNER: VINGENT STECKLER
APN. 05001128

LAKE FORST, CA. 92630

DATE OF SURVEY:
949-770-1941

SURVEY
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SOuUTH BAYFR ONT

IRRIGATION SYSTEM

AUTOMATIC IRRIGATION CONTROLLERS ARE REGURED MD 15T UsE
8

1
EVAPOTRANSPRATION OR SO MOBTLRE SENSOR DAT

2 RRIGATION CONTROLLERS TO BE OF A TYPE AHCH DOES NOT LOSE
"PROGRAM DATA N THE EVENT THE PRMARY PONER SOIRCE 15

INTERRUPTED.

EGULATORS TO BE NSTALLED ON THE
HE SYSTEM S WTHN THE
E RANGE.

e
TP ACTAERS RECMED
MANUAL SHUT-OFF VALVES SHALL BE NSTALLED AS CLOSE AS FOSSBLE
2 POINT OF CONNECTION T0 THE WATER, SUPFLY.

5 ALLIRRIGATION EMSSON ST VEET THE REGUREMENTS SET
N THE ANS| STANDARD. ASBE/ICG 502201 LANDSCATE RRIGTON
SPRINKLER AND EVITTER STANDARDS, ALL SPRINKLER.

RETALLED N TV LIDSCAFING AREAS MIST DOCLMENT A DSTREVTION

UNFORMITY LON GUARTER OF 0 65 OR HGHER USNG THE PROTOCOL

DEFNED N ASABE/CC 802-20°4

LANDSCAPE GENERAL NOTES

1. PLANTING SCHEDULE: ONE NEEK.

2 0% COVERAGE IN 950 DAY, REPLENSH AS REGURED.

3. MANTAN PLANTING AND REPLACE AS REQURED TO ENSURE CONTNIOUS
COMPLIANCE WTH LANDSCAPER. LA

4. ALL LISHTNG TO BE DIRECTED DOMW, NOT TO MPACT ADACENT
PROPERTES AND COVMON AREAS,

5 PATER SPLY PO AL LADECAPIG T BE PROVIDED BY BXBTNG
DOMESTIC NATER SERVICE FROM THE

6 ALLLADSCAPE AREAS SHALL KAYE SO MTH COMPOST RATE OF AT
LEAST FOIR CUBIC YTARDS PER. 1000 SGUARE FEET TO A DEPT:
R N R R S o mineen.

AL PLANTS ARE DROUGHT TOLERANT AD COPLIAT YT CALFORNA
COMSTAL COMMISSION REGUREMENTS, ANY SUBSTITUTIONS MUST BE.
LONNATER, DROUGHT TOLERANT PLANTS,

AMNMM THREE INCH LAYER OF MULCH TO BE APPLED ON ALL EXPOSED
OF PLANTNG AREA

B

4 NOTURF T BE NSTALLED AS PART OF TS PRO.ECT.
10 ATTHETHE OF FNAL NSPECTION THE CONTRAGTGR 1457 FROVDE

o e ATE OF COMPLETION,
CERTHCATE o7 TN, RREATON SO A A SCHEDIE
(OF LANDSCAPE AND RRIGATION MANTENANCE.
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LANDSCAPE IRRIGATION NOTES

(1] semos e snsemon s, e
s nee)
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DRIP NETAFIM 12 TECHLNE 1/2' TUBNG 03 625, WTH 12' SPACNG

AL DR FITNGS 70 B8 NETATM 1D CoPs, TS, AND ELBS,
VALVES, COPLINGS, ADATERS, ETC.

PROVDE 4 DIAVETER PV SLEE
OERADE T0 PROVDE ACCESS TOR RRGATON TSRS A Lon-
LECTRIC LNES

PROVIDE VALVE BOX AT RRIGATION VALVE

ALL PV PIPES AND FITTNGS TO BE SCHEDILE 40

AL DR TG 105 AFPLED O PLANT DR LNES 4D ROCT
sorel

PLANT LIST
e
BovANLLER
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