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477 %<\ CITY OF NEWPORT BEACH
=0 .\ 2 ZONING ADMINISTRATOR STAFF REPORT
O\ B May 28, 2020
A ror™ Agenda Item No. 5
SUBJECT: La Plante Family Trust Mixed-Use Remodel and Addition (PA2019-260)

= Coastal Development Permit No. CD2019-072
SITE LOCATION: 112 Agate Avenue

APPLICANT: Aslan Companies, Inc
OWNER: La Plante Family Trust
PLANNER: Joselyn Perez, Assistant Planner

949-644-3312, iperez@newportbeachca.qgov

LAND USE AND ZONING

General Plan Land Use Plan Category: MU-W2 (Mixed Use Water Related)
Zoning District: MU-W2 (Mixed Use Water Related)

Coastal Land Use Plan Category: MU-W (Mixed Use Water)

Coastal Zoning District: MU-W2 (Mixed Use Water Related)

PROJECT SUMMARY

The Applicant proposes the renovation of an existing nonconforming mixed-use building.
The project generally includes installing small landscape planters on the ground floor
level, reconfiguring and refreshing the existing commercial storefront, remodeling the
residential second floor, and constructing a third-story addition with a roof deck. The
project would result in a net addition of 65 square feet of floor area bringing the total gross
floor area of the building to 3,158 square feet. The coastal development permit (CDP) is
required as the project will increase the height of the existing structure by more than 10
percent.

RECOMMENDATION

1) Conduct a public hearing;

2) Find this project exempt from the California Environmental Quality Act (CEQA)
pursuant to Section 15301 under Class 1 (Existing Facilities) of the CEQA Guidelines,
California Code of Regulations, Title 14, Division 6, Chapter 3, because it has no
potential to have a significant effect on the environment; and

3) Adopt Draft Zoning Administrator Resolution No. _ approving Coastal Development
Permit No. CD2019-072 (Attachment No. ZA 1).
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DISCUSSION

Land Use and Development Standards

Tmplt: 07/25/19

The subject property is located in the MU-W2 Coastal Zoning District, which provides
for marine-related uses intermixed with general commercial, visitor-serving
commercial and residential dwelling units on the upper floors. The renovated
laundromat will serve residents with a year-round service while supporting visitors
and tourism to Balboa Island. The residential unit is limited to the second and third
floor and the overall mix of uses within the building conforms with the intent and
purpose of the zoning district. The project is consistent with the City’s Coastal Land
Use Plan, General Plan, and Zoning Code.

A CDP 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.

The property is currently developed with a 3,093-square-foot mixed-use building.
There is an existing 1,634-square-foot commercial laundromat on the ground floor
with a single 1,459-square-foot residential unit above. The Applicant proposes to
add small landscape planters to the frontage along Agate Avenue, reconfigure the
existing storefront resulting in a 47-square-foot reduction of nonresidential floor
area, remodel the second floor resulting in a 123-square-foot reduction of
residential floor area, add a 235-square-foot third-floor bedroom and bathroom,
and add a partially covered roof top deck and patio. The total increase in residential
floor area is 112 square feet, which is less than 10 percent of the existing
residential floor area. The project ultimately results in a net addition of 65 square
feet, bringing the total gross floor area of the building to 3,158 square feet with a
Floor Area Ratio (FAR) of 1.24. The height of the building will increase from 21
feet, 7 inches to 31 feet, which complies with the allowed height limit in the MU-
W2 District.

The existing building was built in 1962, in accordance with Use Permit No.
UPO0678. There are multiple design features that do not conform to the current
development standards. Newport Beach Municipal Code (NBMC) Subsection
21.38.030(C) defines a “legal nonconforming structure” as any structure that was
lawfully erected but does not conform with the current development standards for
the zoning district in which it is located by reason of adoption or amendment of the
Zoning Code. The following are considered legal nonconformities:

a. The ground-floor laundromat has an existing gross floor area of 1,634
square feet and a resultant FAR of 0.64, whereas the current Code allows
only 0.50;
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b. There is no commercial parking provided, whereas the current
requirement would be seven parking spaces for the laundromat use;

c. The residential parking provided is in the form of a two-space carport,
whereas the current requirement is two enclosed parking spaces; and

d. The existing building is set back only 5 feet from the rear property line,
whereas the current requirement is 10 feet. At present, there are stairs
and site walls within the rear setback.

e The proposed addition to the residential portion is designed in accordance with
NBMC Section 21.38.060 (Nonconforming Parking), which allows for additions up
to a maximum of 10 percent of the existing gross floor area of the structure within
any 10-year period without requiring the parking to be brought into compliance with
current Code. Furthermore, the renovation of the laundromat will result in the
overall reduction of the commercial FAR. The commercial FAR will decrease from
0.64 to 0.62 which ultimately makes the building more conforming.

e While the project proposes a patio cover on the second floor, adjacent to the existing
nonconforming rear setback, the project has been designed to ensure the new patio
cover posts are within the buildable area and none of the proposed improvements
are within the rear alley setback.

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

Table 1 — Development Standards
Development Standard Standard Existing Proposed
Setbacks (min.)
Front 0 feet 0 feet 0 feet
Sides 0 feet 0 feet 0 feet
Rear 10 feet 5 feet 10 feet (for the new
construction)
Residential Floor Area | 0.75 0.57 0.62
Ratio (FAR)
Commercial FAR 0.50 0.64 0.62
Total FAR 1.25 1.21 1.24
Height (max.) 26-foot flat roof or | 21  feet, 7 | 26-foot guardrails
flat elements inches
31-foot sloped roof 31-foot sloped roof

e The project was not deemed a new structure and was not evaluated in accordance
with  NBMC Section 20.48.130 (Mixed-Use Projects). Approval of a site
development review is not required.

Tmplt: 07/25/19
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The neighborhood is predominantly developed with two-story residential structures
intertwined with two-story mixed-use buildings that also have commercial on the
ground floor and residential above. The adjacent two-story MU-W2 properties along
Agate Avenue have heights generally around 20 feet from finished grade to the top
of the structure; however if the properties were to be demolished and redeveloped,
they would be allowed a maximum height of 31 feet measured from a finished floor
elevation of 9.00 feet North American Vertical Datum of 1988 (NAVD88). As this
project is the remodel of an existing structure, the height of the structure is being
measured from the average existing grade of 6.55 feet NAVD88. The proposed
height of the building conforms to the development standards of the Zoning District
and actually results in a lower overall height than a new structure.

Hazards

The development is located on an inland property in a developed area
approximately 185 feet from the bay. The project site is separated from the bay
(the nearest body of water) by a row of structures, both the South Bay Front
pedestrian walkway (also known as the boardwalk or the Balboa Island Loop) and
South Bay Front Alley, as well as a City-owned concrete seawall/bulkhead. The
bulkhead is part of a larger bulkhead system which surrounds Balboa Island.

The finished floor elevation of the first floor of the existing structure is 6.71 feet
(NAVD88). While this elevation would not comply with the minimum 9.0-foot
(NAVDS88) elevation standard for new structures, this project is not considered a
new structure based on the project valuation in accordance with NBMC
15.50.200(C).

The property is located in an area known for the potential of seismic activity and
liquefaction. All projects are required to comply with the California Building Code
(CBC) and Building Division standards and policies. Geotechnical investigations
specifically addressing liquefaction are required to be reviewed and approved prior
to the issuance of a building permit. Permit issuance is also contingent on the
inclusion of design mitigation identified in the investigations. Construction plans are
reviewed for compliance with approved investigations and CBC prior to building
permit issuance.

Water Quality

Tmplt: 07/25/19

The property is located approximately 185 feet from coastal waters. A Water Quality
and Hydrology Plan (WQHP) has not been required; however a Construction Erosion
Control Plan was provided to implement temporary Best Management Practices
(BMPs) during construction to minimize erosion and sedimentation and to minimize
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pollution of runoff and coastal waters derived by construction chemicals and
materials.

This project proposes no paving or grading.

Public Access and Views

The project site is located between the nearest public road and the sea. NBMC
Section 21.30A.040 (A) 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 renovates an existing mixed-use building. The
project does not involve a change in land use, density or intensity that will result in
increased demand on public access and recreation opportunities. Furthermore, the
project is designed and sited (appropriate height, setbacks, etc.) so as not to block
or impede existing public access opportunities.

The project site is not located adjacent to a coastal view road, public access way, or
Coastal Viewpoint as identified in the Coastal Land Use Plan and the nearest coastal
viewpoint is approximately half a mile away at the intersection of Park Avenue and
Grand Canal. The Applicant’s investigation of the project site and surrounding area
did not identify any other public view opportunities (as described in attachment ZA
3 Applicant’s Project Justification).

The existing development does not currently provide nor does it inhibit public coastal
access. The existing building is located on an interior lot approximately 180 feet
northeast of the Balboa Island Loop, where lateral access is provided and will
continue to be provided by the Balboa Island Loop.

ENVIRONMENTAL REVIEW

This project is exempt from the California Environmental Quality Act (CEQA) pursuant to
Section 15301, Article 19 of Chapter 3 under Class 1 (Existing Facilities) 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 1 exemption includes additions
to existing structures up to 50 percent of the floor area of the structure before the addition,
or 2,500 square feet, whichever is less.

The proposed project includes the renovation of an existing nonconforming building and
the addition of a 235-square-foot residential third floor and roof top deck.

Tmplt: 07/25/19
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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:

o
Tss%zn Peréz “/ ‘j

Assistant Planner

BMZ/jp

Attachments: ZA 1 Draft Resolution
ZA 2  Vicinity Map
ZA 3  Applicant’s Project Justification
ZA 4  Project Plans

Tmplt: 07/25/19
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Draft Resolution



RESOLUTION NO. ZA2020-###

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH, CALIFORNIA, APPROVING
COASTAL DEVELOPMENT PERMIT NO. CD2019-072 TO
RENOVATE AN EXISTING NONCONFORMING MIXED-USE
BUILDING AND ADD A 235-SQUARE-FOOT RESIDENTIAL
THIRD STORY AND ROOF TOP DECK LOCATED AT 112 AGATE
AVENUE (PA2019-260).

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

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by Aslan Companies, Inc, (“Applicant”) with respect to property
located at 112 Agate Avenue, requesting approval of a coastal development permit (CDP).

The lot at 112 Agate Avenue is legally described as Lot 31 of Block 9, Resubdivision of
Section 1, Balboa Island.

The Applicant proposes the renovation of an existing nonconforming mixed-use building.
The project generally includes installing small landscape planters on the ground floor level,
reconfiguring and refreshing the existing commercial storefront, remodeling the residential
second floor, and constructing a third-story addition with a roof deck. The project would
result in a net addition of 65 square feet of floor area bringing the total gross floor area of
the building to 3,158 square feet. The CDP is required as the project will increase the height
of the existing structure by more than 10 percent.

The subject property is designated MU-W2 (Mixed Use Water Related) by the General
Plan Land Use Element and is located within the MU-W2 (Mixed Use Water) Zoning
District.

The subject property is located within the coastal zone. The Coastal Land Use Plan
category is MU-W (Mixed Use Water) and it is located within the MU-W2 (Mixed Use Water
Related) Coastal Zone District.

A public hearing was held on May 28, 2020, in the Council Chambers 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 (NBMC). Evidence, both written
and oral, was presented to, and considered by, the Zoning Administrator at this hearing.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

1.

05-14-19

This project is categorically exempt pursuant to Title 14 of the California Code of
Regulations Section 15301, Article 19 of Chapter 3, Guidelines for Implementation of the
California Environmental Quality Act (CEQA) under Class 1 (Existing Facilities) because it
has no potential to have a significant effect on the environment.



2. Class 1 includes additions to existing structures. The proposed project includes the
renovation of an existing nonconforming building and the addition of a 235-square-foot
residential third floor and roof top deck.

SECTION 3. REQUIRED FINDINGS.

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

Finding:

A.

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

Facts in Support of Finding:

1.

The project site is zoned MU-W2 (Mixed-Use Water). This Coastal Zoning District
provides for marine-related uses to be intermixed with general commercial, visitor-
serving commercial and residential dwelling units on the upper floors. The renovated
laundromat will serve residents with a year-round service while supporting visitors and
tourism to Balboa Island. The residential unit is limited to the second and third floor and
the overall mix of uses within the building conforms with the intent and purpose of the
zoning district.

The property is currently developed with a 3,093-square-foot mixed-use building. There
is an existing 1,634-square-foot commercial laundromat on the ground floor with a single
1,459-square-foot residential unit above. The Applicant proposes to add small
landscape planters to the frontage along Agate Avenue, reconfigure the existing
storefront resulting in a 47-square-foot reduction of nonresidential floor area, remodel
the second floor resulting in a 123-square-foot reduction of residential floor area, add a
235-square-foot third-floor bedroom and bathroom, and add a partially covered roof top
deck and patio. The total increase in residential floor area is 112 square feet, which is
less than 10 percent of the existing residential floor area. The project ultimately results
in a net addition of 65 square feet, bringing the total gross floor area of the building to
3,158 square feet with a Floor Area Ratio (FAR) of 1.24. The height of the building will
increase from 21 feet, 7 inches to 31 feet, which complies with the allowed height limit
in the MU-W?2 District.

The existing building was built in 1962, in accordance with Use Permit No. UP0678.
There are multiple design features that do not conform to the current development
standards. NBMC Subsection 21.38.030(C) defines a “legal nonconforming structure”
as any structure that was lawfully erected but does not conform with the current
development standards for the zoning district in which it is located by reason of adoption
or amendment of the Zoning Code. The following are considered legal nonconformities:

a. The ground-floor laundromat has an existing gross floor area of 1,634 square
feet and a resultant FAR of 0.64, whereas the current Code allows only 0.50;
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4.

02-03-2020

b. There is no commercial parking provided, whereas the current requirement
would be seven (7) parking spaces for the laundromat use;

c. The residential parking provided is in the form of a two (2)-space carport,
whereas the current requirement is two (2) enclosed parking spaces; and

d. The existing building is set back only five (5) feet from the rear property line,
whereas the current requirement is 10 feet. At present, there are stairs and site
walls within the rear setback.

The proposed addition to the residential portion is designed in accordance with NBMC
Section 21.38.060 (Nonconforming Parking), which allows for additions up to a
maximum of 10 percent of the existing gross floor area of the structure within any 10-
year period without requiring the parking to be brought into compliance with current
Code. Furthermore, the renovation of the laundromat will result in the overall reduction
of the commercial FAR. The commercial FAR will decrease from 0.64 to 0.62 which
ultimately makes the building more conforming.

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

a. The maximum floor area limitation is 3,187.5 square feet and the proposed floor
area is 3,158 square feet. The proposed residential FAR of 0.62 along with the
proposed commercial FAR of 0.62 results in an overall FAR of 1.24 which is
consistent with the maximum allowable FAR of 1.25 for the MU-W2 Zoning District.

b. The proposed development complies with the minimum required setbacks of the
property which are 0 feet along the front property line abutting Agate Avenue, 0
feet along each side property line, and 10 feet along the rear property line abutting
the alley.

c. The highest guardrail is less than 26 feet from established grade (6.55 feet based
on the North American Vertical Datum of 1988 [NAVD88]) and the highest ridge is
no more than 31 feet from established grade, which comply with the maximum
height requirements.

The neighborhood is predominantly developed with two (2)-story residential structures
intertwined with two (2)-story mixed-use buildings that also have commercial on the
ground floor and residential above. The adjacent two (2)-story MU-W2 properties along
Agate Avenue have heights generally around 20 feet from finished grade to the top of
the structure; however if the properties were to be demolished and redeveloped, they
would be allowed a maximum height of 31 feet measured from a finished floor elevation
of 9.00 feet NAVD88. As this project is the remodel of an existing structure, the height
of the structure is being measured from the average existing grade of 6.55 feet NAVD88.
The proposed height of the building conforms to the development standards of the
Zoning District and actually results in a lower overall height than a new structure.

10
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7. The development is located on an inland property in a developed area approximately
185 feet from the bay. The project site is separated from the bay (the nearest body of
water) by a row of structures, both the South Bay Front pedestrian walkway (also known
as the boardwalk or the Balboa Island Loop) and the South Bay Front Alley, as well as
a City-owned concrete seawall/bulkhead. The bulkhead is part of a larger bulkhead
system which surrounds Balboa Island. The finished floor elevation of the first floor of
the existing structure is 6.71 feet (NAVD88). While this elevation would not comply with
the minimum 9.0-foot (NAVD88) elevation standard for new structures, this project is not
considered a new structure based on the project valuation in accordance with NBMC
Subsection 15.50.200(C). Conditions of Approval No. 2 and 3 included in Exhibit “A” of
this resolution stipulate that if at any point, the valuation of the project increases to be
considered substantial improvement (and thus a new structure), this CDP will no longer
be valid, and a new CDP will need to be obtained for the new development.

8. Because the project was not deemed a new structure, it was not evaluated in
accordance with NBMC Section 20.48.130 (Mixed-Use Projects) and a site development
review approval is not required.

9. 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.

10. The property is located within 185 feet of coastal waters. A Water Quality and Hydrology
Plan (WQHP) has not been required; however, a Construction Erosion Control Plan was
provided to implement temporary Best Management Practices (BMPs) during construction
to minimize erosion and sedimentation and to minimize pollution of runoff and coastal
waters derived by construction chemicals and materials. Furthermore, this project
proposes no paving or grading.

11.New landscaping within the planters will be verified for compliance with NBMC Section
21.30.075 (Landscaping). Condition of Approval No. 17 requires drought-tolerant
species and prohibits invasive species. Prior to issuance of building permits, the final
landscape plans will be reviewed to verify invasive species are not planted.

12.The project site is not located adjacent to a designated coastal view road or Coastal
Viewpoint as identified in the Coastal Land Use Plan.

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

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

Facts in Support of Finding:

02-03-2020 11
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The project site is located between the nearest public road and the sea. NBMC Section
21.30A.040(A) 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 renovates an existing mixed-use building. The project does not
involve a change in land use, density or intensity that will result in increased demand on
public access and recreation opportunities. Furthermore, the project is designed and sited
(appropriate height, setbacks, etc.) so as not to block or impede existing public access
opportunities.

The existing development does not currently provide nor does it inhibit public coastal
access. The existing building is located on an interior lot approximately 180 feet northeast
of the Balboa Island Loop, where lateral access is provided and will continue to be
provided. The Balboa Island Loop grants users with bay views and the opportunity to travel
the outer perimeter of Balboa Island. Vertical access to the Balboa Island Loop is provided
by Agate Avenue.

The nearest designated coastal viewpoint is approximately one-half mile east of the site at
the intersection of Park Avenue and Grand Canal. The project site is located adjacent to
Balboa Island Park, which is accessible to the public and provides some limited
opportunities to view the bay. The proposed addition complies with all applicable Local
Coastal Program (LCP) development standards and maintains a building envelope
consistent with the allowable neighborhood pattern of development. Additionally, Agate
Avenue is a highly traveled corridor that terminates at the Balboa Island Ferry. The
reconfiguration of the commercial storefront, installation of landscape planters, and fagade
renovation will refresh the building and provide an enhanced pedestrian experience. The
project will create an improved view corridor down Agate Avenue.

SECTION 4. DECISION.

NOW, THEREFORE, BE IT RESOLVED:

1.

02-03-2020

The Zoning Administrator of the City of Newport Beach hereby finds this project is
categorically exempt from the California Environmental Quality Act pursuant to Section
15301 under Class 1 (Existing Facilities) of the CEQA Guidelines, California Code of
Regulations, Title 14, Division 6, Chapter 3, because it has no potential to have a significant
effect on the environment.

The Zoning Administrator of the City of Newport Beach hereby approves Coastal
Development Permit No.CD2019-072, subject to the conditions set forth in Exhibit “A,”
which is attached hereto and incorporated by reference.

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

12
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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 28™ DAY OF MAY, 2020.

Jaime Murillo, Zoning Administrator

02-03-2020 1=
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02-03-2020

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).

After building permit issuance, any potential revisions beyond the scope of work reviewed
and approved under this Coastal Development Permit (CDP) shall be discussed with the
Planning and Building Divisions. Approval of revisions to project plans are not guaranteed.
The Applicant acknowledges that any changes in the current scope of work may require
the entire structure to be demolished and redeveloped in conformance with the current
development standards.

If at any time the project is deemed to be a substantial improvement (i.e., a new
structure) pursuant to NBMC 15.50.200(C), this CDP shall be void and a new CDP shall
be obtained.

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

This CDP does not authorize any development seaward of the private property.

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.

Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) shall

be implemented prior to and throughout the duration of construction activity as
designated in the Construction Erosion Control Plan.

14
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10.

11.

12.

13.

14.

15.

16.

17.

02-03-2020

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

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

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

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

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

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

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

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

15
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18.

19.

20.

21.

22.

02-03-2020

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

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

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

This Coastal Development Permit No. CD2019-072 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 NBMC, unless an extension is otherwise granted.

To the fullest extent permitted by law, Applicant shall indemnify, defend and hold harmless
City, its City Council, its boards and commissions, officials, officers, employees, and agents
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 La Plante Family Trust Mixed-Use Remodel and Addition including, but not
limited to, Coastal Development Permit No. CD2019-072 (PA2019-260). 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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Attachment No. ZA 2

Vicinity Map
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Applicant’s Project Justification
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April 15, 2020

Joselyn Perez
Assistant Planner

ASLAN -
COMPANIES

INCORPORATED

City of Newport Beach
100 Civic Center Drive
Newport Beach, CA 92660

Subject: Coastal Development Permit
Project Description
112 Agate Avenue
Newport Beach, CA 92662-1002

Letter of Justification

Project Description

Existing Project:

Existing Building with Commercial on 15t Floor, Residential on 2" Floor, and
no on-site parking for the commercial and 2 existing residential parking
spaces.

Existing 1! Floor has an existing 1,595 Gross SF Laundrymat.

Existing 2" Floor has an existing 1,459 Gross SF single Family Residential
Unit.

Project Description:

Add Small Landscape planters to frontage along Agate, no other modification
to the site is planned. No paving and no grading.

Replace storefront on existing 1%t Floor Laundrymat, repaint/refinish exterior
walls. No interior modifications proposed.

Remodel Existing 2" Floor, remove 123 SF for an exterior balcony and
remove an existing bedroom to provide for an exterior stairway.

Add 3™ Floor patio and 235 SF bedroom/bath

Net Additional Floor Area added to project is 112SF (less than a 10 %
increase in total residential floor area)

3" Floor Patio consists of a 363SF Covered Patio and a 352SF Deck.

AsLAN COMPANES, INC. C:949-252-1118
SPEOTTER@ASLANCO.COM — WWW.ASLANCO.COM
14252 CULVER DRIVE, SUTE A-3285, IRVINE, CA 92604
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112 AGATE AVENUE

COASTAL DEVELOPMENT PERMIT
LETTER OF JUSTIFICATION

APRIL 15, 2020

PAGE 2

Justification:
Findings for the Coastal Development Permit:
Land Use:
The subject property is located in the MU-W-2 (Mixed-Use Water) Zoning District.
This zoning district applies to waterfront properties in which marine-related uses may
be intermixed with general commercial, visitor-serving commercial and residential

dwelling units on the upper floors.

The property currently consists of a single property developed with a Laundrymat on
the first floor and a single-family residence on the 2" floor.

Existing Non-Conforming

The rear setback, because it is adjoining an Alley is 10’ The existing rear site walls
and 2" floor deck encroach into the required 10’setback by 4’-7”.

The existing commercial requires 7 on-site parking spaces. There are none provided.

The Commercial is limited to 50% FAR or 1,250SF. The existing 1,595SF
Commercial is 62.5% FAR.

Development Standards

The neighborhood is predominantly developed with two- and three-story, single-
family residences and mixed use 2 and 3 story units with commercial on the first floor
and residential on the 2 and 3™ floors.

The proposed design, bulk, and scale of the 3" floor development is consistent with
the existing neighborhood pattern of development and expected future development
consistent with applicable development standards.

The existing commercial with single-family dwelling with the proposed addition, with
the exception of the existing non-conforming elements above, conform to all
applicable development standards, including floor area limit, setbacks, height, and
off-street parking as evidenced by the project plans.
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112 AGATE AVENUE

COASTAL DEVELOPMENT PERMIT
LETTER OF JUSTIFICATION

APRIL 15, 2020

PAGE 3

Public Access

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 that impact.

In this case, the project is an addition on the 3™ Floor of less than 10% of the
residential Floor area to an existing building. 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. The site is currently developed and
appears as Commercial with a single-family residence on a single lot. The proposed
addition would not increase the demand for public access.

The subject lot is an interior lot, and only visible to pedestrians and motorists
traveling along Agate Avenue. The project site does not currently provide any views
or public access from the street to the harbor.

An investigation of the project site and surrounding area did not identify any other
public view opportunities. The proposed addition complies with all applicable LCP
development standards and will update the appearance of existing structure onsite.
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. 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.
]

Sincerely,
ASLAN COMPANIES, INC

EMr _

Scott Peotter, Architect
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Attachment No. ZA 4

Project Plans
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112 AGATE REMODEL

COASTAL DEVELOPMENT PERMIT
APRIL 15, 2220

112 AGATE REMODEL

TAL DEVELOPMENT

APRIL 15, 2020

ASLAN COMPANIES, INC. C:249-

7
N
) \§
Comp ‘ﬁi
C -250-1118
SPEOTTERGASLANCO. .COM - WWW.ASLANCO. .COM
1 VINE, CA 22004

4252 CULVER DRIVE, SUITE A-325, IR
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ASLAN COMPANIES, INC.

2013 CALGREEN MANDATORY MEASURES

EXISTING FIRST FLOOR-COMMERCIAL
PROPOSED FIRST FLOOR - COMMERCIAL

MAXIMUM E DEVELOPMENT (4106}
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PROJECT DATA

BULDING AREA:(SEE TABLE BELOW FOR MORE DETAIL
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WPORT BEACH, CA 26621036
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IRVINE, CA 22604
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SPEOTTERGASLANCO.COM
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ZONING: MU-w2
FLOOD ZONE: AO |

PROJECT DESCRIPTION

1 EXISTING BUILDING WITH COMMERCIAL ON 157 FLOOR, RESIDENTIAL ON 2M° FLOOR, AND 2 EXISTING RESIDENTIAL PARKING SPACES.
2. EXISTING 17 FLOOR HAS AN EXISTING 1,634 GROSS SF LAUNDRYMAT.
3. EXISTING 2'° FLOOR HAS AN EXISTING 1,453 GROSS SF SINGLE FAMILY RESIDENTIAL UNIT.

VERIFICATION OF COMP! uDE D PLANS, 5P BULDER OR INSTALLER

STanpare ZERTFOATION, INSEECTION REFORTS OR GTUER METHODS ACCETABLE T THE ENFORCHG AGENCT WHCH SHOW SUBSTANTIAL CONFORMANCE

STORAGE

STRUCTURAL

PROJECT HEIGHT CALCULATION

SHEARWALL

RASH CONFACTOR [LOCATION OF ELEVATION [EXISTING

vl ELEVATION

TONGUE § GROOVED [NW CORNER &4l
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INE CORNER 2.719)
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N SR NE f5122 [zoNNG HEIGHT REQUREMENTS El

UNIFORM PLUMBING CODE  [MAX HEIGHT OF BULDING 215525)

VINYL COMPOSITION TILE

PROPOSED 8COPE OF WORK FOR MODIFICATION:

VENTILATION

VERTICAL 1. ADD SMALL LANDSCAPE PLANTERS TO FRONTAGE ALONG AGATE, NO OTHER MODIFICATION TO THE SITE IS PLANNED. NO PAVING AND
VERIFY IN FIELD NO GRADING.

VENEER 2. REPLACE STOREFRONT ON EXISTING 157 FLOOR LAUNDRYMAT, REPANT/REFINISH EXTERIOR WALLS. NO INTERIOR MODIFICATIONS

wTH PROPOSED.

WATER CLOSET 3. REMODEL EXISTING 2'° FLOOR, REMOVE 123 SF FOR AN EXTERIOR BALCONY AND REMOVE AN EXISTING BEDROOM TO PROVIDE FOR AN
wooD. v C | EXTERIOR STAIRWAT.

fyciapiy— 4. ADD 3=° FLOOR PATIO AND 235 SF BEDROOM/BATH

ATES HEATER 5 NET ADDITIONAL FLOOR AREA ADDED TO PROJECT IS 658F (LESS THAN A 1© % INCREASE IN TOTAL RESIDENTIAL FLOOR AREA)

WATER PROOF 6. 3%° FLOOR PATIO CONSISTS OF A 363SF COVERED PATIO AND A 3528F DECK.
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BALBOA ISLAND, CA 92661

LA PLANTE FAMILY TRUST

——
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THE USE OF TWESE PLANS AND SPECFICATIONS 8 RESTRICTED TO THE ORIGNAL SITE FOR WHICH THEY WERE PREPARED. RE-USE, REPRODUCTION OR PUBLICATION BY ANY METHOD

INWHOLE OR IN PART 16 PROHBITED, UNLESS AUTHORIZED BT ASLAN COMPANES, INC. OUNERSHIE OF THE DESIGN, FLANS AND SPECIFICATIONS 15 SOLELT Wi ASLAN COMPANES, INC.
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STRUCTURE

REPLACE EXISTING STOREFRONT o

TO REMAIN

EXISTING LAUNDROMAT

NEW STRUCTURAL
STEEL TO SUPPORT
PROPOSED ROOF

NO PROPOSED
CHANGES

EXISTING LAUNDROMAT

e

(©) ASLAN COMPANES, INC,  THE USE OF THESE PLANS AND SPECFICATIONS 15 RESTRICTED TO THE ORIGINAL STE FOR UHICK THEY UERE PREPARED RE-USE, REPRODUCTION OR
’ IN WHOLE OR IN PART 15 PROHIBITED, UNLESS AUTHORIZED BY ASLAN COMPANIES, INC. OUNERSHIP OF THE DESIGN, PLANS AND SPECIFICATIONS 15

soLE

PUBLICATION BY ANY METHOD
L WTh ASLAN COMPANIES, INC.

/2 \PROPOSED FIRST FLOOR SCOPE PLAN

14252 CULVER DRIVE, SUTE A-305, IRVINE, CA 92604
SPEOTTERAASLANCO.COM-WW ASLANCO.COM - C:348-250-T18

ASLAN COMPANES, INC.
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| |RenewaLpate/ |

EXISTING
ROOF
BELOowW

NEW 3RD FLOOR ADDITION EXISTING ROOF TO REMAIN EXISTING DECK TO REMAIN

BALBOA ISLAND, CA 92661

112 AGATE AVE

/2 \PROPOSED THIRD FLOOR SCOPE PLAN

Ao3, “AT \4"=r-e"

EXISTING ROOF

112 AGATE REMODEL

LA PLANTE FAMILY TRUST

——
DOCUMENT DATE:
APRILL 15, 2020

DOCUMENT PHASE:
COASTAL DEVELOPMENT
PERMIT

REv. DATE REMARK

THIS DRAUWING
1S TO IDENTIFY
OF THIS PROJECT.

THIRD FLOOR
SEE FLOOR PLANS SCOPE PLAN
FOR DETAILS
— - —  AND DIMENSIONS

[ 1O\EXISTING ROOF PLAN A,@ 6‘3

\eos/ons et
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g °
i
&
FEMA CALCULATION .
&
g i
EXISTING PRE-FIRM BULDING CONSTRUCTED N 1961 oF BI5F TOTAL S
hEd
Y
[FIRST FLOOR 1581 $ 36060 $ 416,083 |$360/5F FROM CITY OF NEWPORT BEACH BULDING CODE ; %‘ S
FoLicy FE
ISECOND FLOOR 1,459 $ 30000 $ 437115 5399/5? FROM CITY OF NEWPORT BEACH BULDING CODE % g §
Folic 23
73
ICAR PORT &0l $ Boo $ 45,00 [$150/5F FOR GARAGE FROM CITY OF NE\UFORT BEACH BULDING o : 2
ICODE POLICT USE 50% ($15/5F) FOR CAR POR’ 0 =5
g3
[DECK zal ¥ oo $ 45,00 [$300/5F FOR NEW CONSTRUCTION A8 THIS 16 A 2ND FLOOR 208
ECK FROM CITY OF NEWPORT BEACH BULDING CODE PolICY 8 2 %
CITY OF NEWPORT BEA CH USE 25% ($75/5F) FOR STRUCTURAL FLOOR AND HALF WALLS m Z% 3
3
iy
COMMUNITY DEVELOPMENT DEPARTMENT Ty H
BUILDING DIVISION TOTAL EXISTNG BULDNG vALUE 3,604,658 °3 g
100 Civic Center | P.O. Box 1768 | Newport Beach, CA 92658-8915 %E w
www.newportbeachca.gov | (949) 644-3200 FEMA VALUE AFTER UNIT PE TOTAL He
[IDEPRECIAT $1,004,058 20.00% $ 200,817 |GOOD CONDITION OLDER THAN 25 ARS USE 20% FROM CIT'
SUBSTANTIAL IMPROVEMENT COST DETERMINATION ECIATE o B O BT BEACH B Dre. conE Poey = M
[CURRENT VALUE $ 865,241 [TOTAL VALUE, LESS DEPRECIATION
PROPERTY ADDRESS: 112 AGATE AVE DATE: _4/15/2020
AL TMPROVEMENT VALUE UNIT TOTAL
SCOTT PEOTTER/ASLAN COMPANIES, INC. TR
APPLICANTS NAME:
[56% OF CURRENT VALLE $ 8063247 50.00%| $ 401,623 |SUBSTANTIAL MPROVEMENT 16 BASED ON 50% OF CURRENT
CONTACT NUMBER:__249-25@-T11& LICENSE #CA ARCH Cl2809 ALE
CONSTRUCTION COST DETERMINATION
Primary Description of Work Under the Proposed Permit: Valuation 3
9
NEW oF EE TOTAL o
ope" Permit # Descnptlon of Work Valuation INEW ENCLOSED AREA 235 $ 1co oo $ 371543 [$166/5F FROM CITY OF NEWPORT BEACH BULDING CODE PoOLICY Q g
1POTENTIAL FUTURE ST FLR TENANT IMPROVEMENTS (A2)$_©4,181 o
O PERMIT AT THIS TIM: OT SCHEDULED [COVERED AREA 363 3 1B $ 27191 [5I150/5F FOR GARAGE FROM CITY OF NEUPORT BEACH BULDING
2N ER AT TH E, N HEDULE A3 CODE POLICY USE 50% ($75/SF) FOR CAR PORTICOVERED DEC vz
(A3) r3 g
w®
3. (A4)$ IDECK AREA 352 $ oo $ 26,407 5599/5F FOR NEW CONSTRUCTION AS THIS 15 A 3RD FLOOR '& g
CK FROM CITY OF NEWPORT BEACH BULDING CODE Policy Jn
4. (A5)S, o o5 COTo/om FOR STRUCTURAL FLOGR AND HALF WAL 9
b <
o
Combi jon: (AG)g 212612 =a
(AB)S. [STRUCTURE FOR ROOF AT FIRST FLOOR 23 ¥ 5000 § 3000 [STRUCTURAL FOR NEW 5RD FLOOR GOES ALL THE WAY 7O
[FOUNDATIONS AND IS A STAND ALONE DESIGN. THE STRUCTURAL
ICOASTS ARE PART OF THE SF COSTS AT THAT FLOOR. THIS
MARKET VALUE DETERMINATION A - Excellent B - Good C — Average COST ITEM IS FOR THE LONGER COLUMNS THAT GO THRU THE 15T
Condition Conditi iti FLOOR AND ARE NOT ACCOUNTED FOR IN ANY OTHER SQUARE -
[FOOTAGE COSTS. & COLUMNS 10’ EACH.
1. Value of Structure: $1.e04.058 0-3Yrs=3% |[0-5Yrs=3% 0-5Yrs = 5% 9
5-10Yrs = 7% 5-10 Yrs = 9% %
2. Percent Depreciation: 20 % 10-15Yrs = 11% | 10-15 Yrs = 13% FOUNDATION WORK FOR 3RD FLOOR FE) ¥ 400.60 $ 9244 THE CUBIC YARDAGE OF NEW GRADE BEAMS X *
200.812 1520 Yrs = 14% | 15-20 Yrs = 18% S400/CT FLACED RENFORCED CONCRETE 4
3. Depreciation Amount:  § ’ 20-25Yrs=17% | 20-25 Yrs = 23% [REHAB EXISTING 2ND FLOOR 331 $ sooo $ 106,521 [FINSHES INSIDE AND OUT, ALONG WITH MNOR REPAIRS AS E
[ 25+ Yrs =20% | 25-30 Yrs = 27% INEEDED-USE $80/SF FROM BULDING VALUATION TABLES N
4 (A7)Total Value:  § 803,241 30 + Yrs = 30% [REHAB EXISTING DECK 2ol $ 1215 $ 11,275 [NEW FINSHES AND FRAMNG REPAIRS AS REQURED USE COSTS w
—_— FOR NEW DECK ($26.50/SF) FROM BULDING VALUATION TABLE. s
USE 50% FOR REHAB COSTS. N Z
Py
p— [N
DETERMINATION (FOI’ Staff Use Only) ICONTINGENCY $ 221,588 15.00% $ 33,738 |CONTIGENCIES DURING CONSTRUCTION, WHERE SCOPE MAY
A6) Combined Valuations 2 or < 50% FXPAND L 3
_{A6) Combined Valuations 2 or < 50 " .
(A7)$:|‘allﬂ\73|uea luations 2 or Maintenance / Repa|r TOTAL $ 754,826 [PLANNED CONSTRUCTION
Health & Safety -
DOCUMENT DATE:
. PRI
A6 _ 3919% H Not Substantial Improvement PERCENTAGE OF NEW CONSTRUCTION TO DEPRECIATED VALUE 3128 lAD ;EE‘P’Z(E;\IQT PLASE:
(AD)8o3 241 Substantial Improvement COASTAL DEVELOPMENT
‘ FUTURE oF BI5F TOTAL PERMIT
Approved By:
Date: [FUTURE T'S ON 1ST FLOOR 1,581 $ 3550 $ 56,331 [THERE I5 NO WORK ANTICIPATED AT THIS TIME. BUT WE ARE
i [ANTICIPATING A FUTURE OFFICE TENANT IMPROVEMENT WITH A REv. DATE  REMARK
[FUTURE NEW TENANT. USE $35.50/SF FROM BULDING VALUATION
lalimprovementCostDetermination 3-13 TABLES FOR OFFICE Tl IN TYPE v CONSTRUCTION.
[= Y $ 56,331 15.00%| $ 2,450 [CONTIGENCIES DURING CONSTRUCTION, WHERE SCOPE MAY
[EXPAND.
ITOTAL POTENTIAL FUTURE CONSTRUCTION $ 64781
IPREVIOUS CONSTRUCTION COSTS $ 754,826 |[FROM TOTAL ABOVE
[CUMULATIVE FUTURE CONGTRUCTION COBTS $39613
[PERCENTAGE OF NEW CONSTRUCTION TO DEPRECIATED VALUE 32.19%

F

EMA

CALCULATIONS

AO.5
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GRAPHIC SCALE

( IN FEET )
1inch = 8 feet

TOPOGRAPHIC SURVEY

PREPARED BY:

SAM A. SOLIVEN, P.LS.

1215 W. IMPERIAL HIGHWAY, SUITE 208
BREA, CA 92821

PH:  (714) 376-7123

FAX: (714) 599-9848

EMAIL: SAM@THELANDSURVEYOR.COM

SAM A. SOLIVEN DATE:
PREPARED FOR:

PHILIP LA PLANTE

PACIFIC COAST INVESTMENTS

220 NEWPORT CENTER DRIVE, SUITE 110
NEWPORT BEACH, CA 92660

€/0 SCOTT PEOTTER

(949) 250-7118

PROJECT ADDRESS:

112 AGATE AVENUE
NEWPORT BEACH, CA 92662

LEGAL DESCRIPTION:

REAL PROPERTY IN THE CITY OF NEWPORT BEACH, COUNTY OF
ORANGE, STATE OF CALIFORNIA, DESCRIBED AS FOLLOWS:

LOT 31 IN BLOCK 9, RESUBDIVISION OF SECTION ONE OF BALBOA
ISLAND, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 6, PAGE 30
OF MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER
OF SAID COUNTY.

BASIS OF BEARINGS:

THE BEARINGS SHOWN HEREON ARE BASED ON THE BEARING
BETWEEN 0.C.S. HORIZONTAL CONTROL STATION GPS NO. 6183R1 AND
STATION GPS NO. 6093R1 BEING N 73' 05’ 06” W PER RECORDS ON
FILE IN THE OFFICE OF THE ORANGE COUNTY SURVEYOR.

DATE OF SURVEY:

OCTOBER 4, 2019

BASIS OF ELEVATIONS:

BENCHMARK DESIGNATION: NB3-15-70

DESCRIBED BY OCS 2002- FOUND 3 3/4" OCS ALUMINUM
BENCHMARK DISK STAMPED "NB3-15-70", SET IN THE EASTERLY END
OF A CONCRETE SEAWALL. MONUMENT IS LOCATED IN THE
SOUTHWEST CORNER OF THE INTERSECTION OF PARK AVENUE AND
SOUTH BAY FRONT, 15 FT. SOUTHERLY OF THE CENTERLINE OF PARK
AVENUE AND 6 FT. WESTERLY OF PEDESTRIAN WALKWAY. MONUMENT
IS SET LEVEL WITH THE TOP OF SEAWALL.

ELEVATION 7.986 FFET (NAVD 1988), YEAR LEVELED 1992
NOTE:

EASEMENTS, DEDICATIONS, IF ANY, NOT PLOTTED
LEGEND:

C/L  CENTERLINE

BOI METAL BOLLARD

EB EDISON BOX

EL ELEVATION

FFE FINISHED FLOOR ELEVATION
GFFE  GARAGE FINISHED FLOOR ELEVATION
FS FINISHED SURFACE

FL FLOW LINE

M GAS METER

MB MAP BOOK

NG NATURAL GRADE

PP POWER POLE

SMH SEWER MANHOLE

SCO SEWER CLEANOUT

i TOP OF CURB

16 TOP OF GRATE

TYP TYPICAL

uB UTILITY BOX

WM WATER METER

o

SURVEYOR'S NOTES:

NO MONUMENTS WERE FOUND ON THE LOT CORNERS. SURVEYOR OR
ENGINEER SHALL PERMANENTLY MONUMENT PROPERTY CORNERS OR
OFFSETS IN THE FUTURE (BEFORE STARTING GRADING).

/TO\EXISTING SITE SURVEY

All Jscale is™-o"

=7




LOCATION OF ELEVATION [EXISTING
ELEVATION

NW CORNER .41
SW CORNER &3]
INE CORNER 219
SE CORNER &1l
AVERAGE EXISTING GRADE ©.5525)
ZONING HEIGHT REQUIREMENTS 3l
MAX HEIGHT OF BULDING 315525

SITE PLAN NOTES

PROPERTY LINE

SETBACK LINE

EXISTING STREET

EXISTING CURB AND GUTTER
EXISTING SIDEWALK

EXISTING ALLEY
EXISTING BULDING
EXISTING DRIVEWAY

PPN WAWNT

1e. EXISTING CARPORT

1. EXISTING HARDSCAPE
12. EXISTING LANDSCAPING
13 EXISTING PAVING

14.  EXISTING BOLLARDS

15, EXISTING GAS METER

6. EXISTING POWER POLE

1. EXISTING STAIRS
18.  EXISTING TRASH AREA

21, PROPOSED STREET

22. PROPOSED CURB AND GUTTER

23. PROPOSED 5\DE\DAL
24, PROPOSED Al
25. PROFPOSED BUH.D\NG

26. PROPOSED DRIVEWAY

21 PROPOSED PARKING SPACE
28. PROPOSED HARDSCAPE

29, PROPOSED LANDSCAPING
30. PROPOSED PAVING

(© ASLAN COMPANIES, INC.
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BALBOA ISLAND, CA 92661

112 AGATE AVE
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SITE PLAN NOTES

1
2
3.
.
5.
&
1
8
2.

PROPERTY LINE

SETBACK LINE

EXISTING STREET

EXISTING CURB AND GUTTER
EXISTING SIDEWALK

EXISTING ALLEY

EXISTING BUILD[NG

EXISTING DRIVEWA

EXISTING PARK\NG SPACE-RESIDENTIAL
EXISTING CARPORT

EXISTING HARDSCAPE
EXISTING LANDSCAPING
EXISTING PAVING
EXISTING BOLLARDS
EXISTING GAS METER

EXISTING POWER POLE
EXISTING STAIRS

PROPOSED STREET
PROPOSED CURB AND GUTTER
PROPOSED SIDEWALK.
PROPOSED ALLEY

PROPOSED BULDING

PROPOSED DRIVEWAY
PROPOSED PARKING SPACE
PROPOSED HARDSCAPE
PROPOSED LANDSCAPING
PROFPOSED PAVING

CITY OF NEWPORT BEACH

SR
S "t COMMUNITY DEVELOPMENT DEPARTMENT
(o 13 UILDING DIVISION
Gy /100 Civic Center Drive | P.O. Box 1768 | Newport Beach, CA 92658-8915
e _ 8 www.newportbeachca.gov | (949) 644-3200
ront’
GENERAL GRADING SPECIFICATIONS
GENERAL
1. Allwork shall conform to Chapter 15 o the Newport Bsach Municipal Code (NBMC), the project soils report
and special requirements of the permit.
2. Dustshall be controlled by watering ard/or dust paliaive.
3 anitary facilties shall be the ske during period
4. Workhou ited from 7:00 AM t 6:30 FM Monday through Friday; 8:00 AM to 6:00 PM Saturdays;
and NOWORK ON SUNDAYS AND FOLIDAS por secion 10,25 of the NBIIG.
5. Noise, excavation, delivery and removal shall be controlled per Section 10-28 of the NBMC.
6. The stamped set of approved plans shall be on the job site at all times.
7. Pemmittee and Contractor are responsole for locating and protecting utiities.
8. Approved shoring, drainage provisions and protective measures must be used to protect adjoining

properties during the grading operation.

°. d sepic tanks shall be
appmvea by the Building Official.

10, Haul outes for import o export of materials shall be approved by the City Traffc Engineer and procedures

shall conform with Chapter 15 of the NBMC.

1. Posiive drainage shall be maintained away from i building and slope areas.

AGATE AVE

with the Uniform Plumbing Code and

12, Falureto request inspectons anclor have ramovableercelon contoldevioes st at he approprste

times shall resultin a *Stop Work” or

13, Allplastic drainage pipes shall consist of PVC or ABS plastic schedule 40 or SDR 35 or ADS 3000 with
lued joints.

14 Nopaint, plaster, cement, soi, mortar or other residue
storm drains. All material and waste shall be removec from the site.

N CONTROL
1. Temporary erosion control plans are required from October 15 to May 15.
2. Erosion control devices shall be available on-site between Ociober 15 and May 15.
Forms\GeneralGrading Speciicaions 0419/13 1
, INC. specicatons s g

shall be allowed to enter streets, curbs, gutters or

e o e e e s boraod oy ASLAN GONPANIES, NG, e o b 3o, s paccosns s Sy Wi ABLAN COMPANIES, NC:

E| 1o AGATE

114 AGATE

112 AGATE

EXISTING 1ST FLOOR
ELEVATION .11

SITE ELEVATION
55

PROPOSED PROJECT |

Belween October 15 and May 15, rosion control measures shllbo in g\ace at the end of each working
day whenever the five-day probabilty of rain exceeds 30 percent. remainder of the year, they
Ghall b I place atthe end of the working day; whensver the dally i Brobebiity exceeds 50 percent

‘Temporary desilting basins, when required, shall be installed and maintained for the duration of the project.

REQUIRED INSPECTIONS

1

A pre-grading meeting shall be scheduled 48 hours prior to start of grading with the following people
present: owner, grading contractor, design civil engineer, soils engineer, geologist, ity Building Inspector
or their representalives. Required field inspections will be outlined atthe meeting.

A pre-paving meetng shall be scheduled 48 hours prior to start of the sub-grade preparation for the paving
with the following people present: owner, paving contractors, design civil engineer, soils engineer, City
Building Inspector or their Required field insps be outlined at the meeting.

GRADING FILLS/CUTS

Graded slopes shall be no steeper than 2 horizontal to 1 vertical.

2. Fill slopes shall be compacted to no less than 90 percent relative compaction out to the finished surface.

3. ALl shalbe compacted troughout to  minimum of 0 percent ratve compacton as detemined by
ASTM test method 1557, and approved by the sails engineer. Compaction tests shal be performed
approximately every two feet in vertical height and of sufficient quanity to attest to the overall cumpaclmn
effort applied to the fil areas.

4. Aveas to receive fill shall be cleared of all vegetation and debris, scarified and approved by the soils
engineer prior to placing of the fil.

5. Fills shall be keyed or benched into competent material.

6. Alexisting flls shall be approved by the soils engineer or removed before any additional ils are added.

7. Any existing irigation lines and cisterns shall be removed or crushed in place and backfled and approved
by the soils enginear.

8. The engineering geologist and sails engineer shall, ater clearing and prior to the placement of fil in
canyons, nspect ech canyon orareas of acherse iahity and delerming the rasence ol o possklly of
future accumulation of, subsurface water or spring flow. If needed, drains will be designed and constructed
prio o he placerment o i sach respecive canyon

9. The exact location of the subdrains shall be surveyed in the field for line and grade.

10. AL trench backfils shall be compacted throughout to a minimum of 90 percent relative compaction, and
approved by the sois engineer. The Building Division may require coring of concrete flat work placed over
untested backfils to faciltate testing

1. The stockpiing of excess material shall be approved by the Buiding Division.

12, Landscaping of all siopes and pads shall be in accordance with Chapler 15 of the NBMC.

13. Al cut slopes shall be investigated both during and after grading by an engineering geologist to determine if
any stability problem exists. Should excavation disclose any geological hazards or potential geological
hazards, the engineering geologist shall racommend and submit necessary treatment to the Building
Division for approval,
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14, Where support or buttressing of cut and natural slopes is determined to be necessary by the engineering

geologist and sois engineer, the soils engineer will obtain approval of design, location and calculations
from the Building Division prior to construction.

The engineering geologist and soils engineer shall inspect and test the construction of all buttress fils and
attest to the stabilty of the slope and adjacent structures upon completion.

hen cut pads are brought to near grade the engineering geologist shall determine if the bedrock i
exlenswely racturod of fauled and wil readl ransmit waer. 1 conéiderod necassary by the ongineering
geologist and soils engineer, a compacted fill blanket will be placed.

shall perform periodic tions during grading.

Notiication of Noncompliance: I, in the course of fulfling their responsibility, the civil engineer, the Soils

geologist or the testing agency finds that the work is not being done in
conformance with the approved grading plans, the discrepancies shall be reported immediately in writing to
the person in charge of the grading work and to the Building Inspector. Recommendations for corrective
measures, if necessary, shall be submitted to the Building Cepartment for approval.

DOCUMENTATION

1

An as-built grading plan shall be prepared by the civil enginzer including original ground surface elevations,
as graded ground surface elevations, lot drainage patters and locations, and elevations of all surface and
subsurface drainage faciities. He/she shall provide written approval that the work was done in accordance
with the final approved grading plan and state the number of yards of cut and/or fill moved during the
operation.

A soils grading report prepared by the soils engineer, including locations and elevation of field density tests.

made during grading and their effect on the recommendations made in the soils engineefing investigation
report. He shall provide written approval as to the adequacy of the site for the intended use and completion
of work in accordance with the job specifications.

A geologic grading report prepared by the engineering geologist, including a final description of the geology
of te site, including any new information disclosed during the grading and the effect of same on
recommendations incorporated in the approved grading plan.  He/she shall provide written approval as to
the adequacy of the site for the intended use as affected by geologic factors.
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