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STATE OF CALIFORNIA—THE RESOURCES AGENCY PETE WILSON, Gowernor

. Filed: May 8, 1996
ggﬁbl(ﬁgglﬂi COASTAL COMMISSION 49th Day: June 26, 1996
245 W. BROADWAY, STE. 380 180th Day: November 4, 1996
P.O. BOX 1450 Staff: John T. Auyong
LONG BEACH, CA  90802-4416 Staff Report: May 17, 1996
(10 590-307 Hearing Date: June 11-14, 1996

Commission Action:

758,

APPLICATION NO.: 5-96-084
APPLICANT: | Bayside LLC AGENT: Pacific Coast Architects
PROJECT LOCATION: 1407, 1415, and 1425 Bayside Drive, City of Newport

Beach, County of Orange

PROJECT DESCRIPTION: At 1407 Bayside Drive, construction of a 28 foot high,
5,048 square foot two-story single-family residence with attached 645 square
foot three-car garage and three open parking spaces on a vacant, harborfront
lot with 200 cubic yards of grading (all fill). At 1415 Bayside Drive, 230
cubic yards of grading (all fill). At 1425 Bayside Drive, 270 cubic yards of
grading (all fill). ‘ .

Lot area: 6,613 square feet L.
Building coverage: 3,065 square feet e
Pavement coverage: 2,642 square feet

Landscape coverage: 906 square feet

Parking spaces: Six

Zoning: Multi-Family Residential

Plan designation: Multi-Family Residential

Height above grade: 28 feet

LOCAL APPROVALS RECEIVED: City of Newport Beach Approval-in-Concept 524-96

SUBSTANTIVE FILE DOCUMENTS: Coastal Development Permit 5-95-244 (Bayside
LLC); City of Newport Beach Certified Land Use Plan

SUMMARY QF STAFF RECOMMENDATION

Staff is recommending approval of the proposed development with one special
condition regarding the recordation of the parcel map creating the subject lot.

STAFF RECOMMENDATION:

The staff recommends that the Commission adopt the following resolution:

I. Approval with Conditions.

The Commission hereby grants a permit, subject to the conditions below, for
the proposed development on the grounds that the development, located between

the nearest public roadway and the shoreline, will be in conformity with the
provisions of Chapter 3 of the California Coastal Act of 1976 including the
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public access and recreation policies of Chapter 3, will not prejudice the
ability of the local government having jurisdiction over the area to prepare a
Local Coastal Program conforming to the provisions of Chapter 3 of the Coastal
Act, and will not have any significant adverse impacts on the environment
within the meaning of the California Environmental Quality Act.

II. Standard Conditjons.

1. Notice of Receipt and Acknowledgment. The permit is not valid and
development shall not commence until a copy of the permit, signed by the
permittee or authorized agent, acknowledging receipt of the permit and
agggptance of the terms and conditions, is returned to the Commission
office.

2. Expiration. If development has not commenced, the permit will expire two
years from the date this permit is reported to the Commission.
Development shall be pursued in a diligent manner and completed in a
reasonable period of time. Application for extension of the permit must
be made prior to the expiration date. .

3. Compliance. A1l development must occur in strict compIiance with the
proposal as set forth in the application for permit, subject to any
special conditions set forth below. Any deviation from the approved plans
must be}reviewed and approved by the staff and may require Cthission
approva

B

4, Interpretation. Any questions of intent or interpretation of any
condition will be resolved by the Executive Director or the Commission.

5. Inspections. The Commission staff shall be allowed to inspect the site
and the project during its development, subject to 24-hour advance notice.

6. Assignment. The permit may be assigned to any qualified person, provided
assignee files with the Commission an affidavit accepting all terms and
conditions of the permit.

7. Jerms and Conditions Run with the Land. These terms and conditions shall
be perpetual, and it is the intention of the Commission and the permittee
to bind all future owners and possessors of the subject property to the
terms and conditions.

ITI. Special Conditjons.
1. Recordation of Revised Parcel Map 95-163

Prior to issuance of the coastal development permit, the applicant shall

submit, for the review and approval of the Executive Director, copies of

recorded Revised Parcel Map 95-163 (as approved by City of Newport Beach

Resubdivision 1023 and coastal development permit amendment 5-95-244A) or
written evidence of said map's recordation with the County of Orange.




5-96-084 (Bayside LLC)
Page 3

IVv. F in n T

A. Project Description

The applicant is proposing to construct a 28 foot high, 5,048 square foot
two-story single-family residence with attached 645 square foot threeicar
garage and three open parking spaces, with 200 cubic yards of grading (all
fill) on a vacant, harborfront lot at 1407 Bayside Drive. Also proposed would
be grading (all fill) of 230 cubic yards and 270 cubic yards on the adjacent
vacant lots at 1415 and 1425 Bayside Drive, respectively. Although no actual
construction is proposed for 1415 and 1425 Bayside Drive, the applicant is
proposing grading only to prepare the two vacant lots for future development.

B. vi mission

On December 15, 1995, the Commission approved permit 5-95-244 for the
applicant's request to demolish an existing twelve unit apartment building and
subdivide the 27,069 square foot lot on which the building was located into
three parcels of 8,874 square feet, 8,881 square feet, .and 9,314 square feet
each (Tentative Parcel Map 95-163). The applicant subsequently proposed an
amendment to permit 5-95-244 to revise Parcel Map 95-163. The revision and
permit amendment involves subdividing the subject site into four parcels
instead of three. Revised survey information indicated that the existing lot
proposed for subdivision is actually 27,075 square feet. The new proposed
Tots 1 through 4 would be 6,305 square feet, 6,613 square feet, 6,923 square
feet, and 7,234 square feet respectively. Their addresses would be 1401,
1407, 1415, and 1425 Bayside Drive, respectively. The subject site on which
the proposed home would be built would be new Parcel 2. Grading only with no
construction is also proposed on new Parcels 3 and 4.

C. Public Access
Section 30212 of the Coastal Act states, in relevant part:

(a) Public access from the nearest public roadway to the shoreline and
along the coast shall be provided in new development projects except where:

(2) adequate access exists nearby, . . .

Section 30252 of the Coastal Act requires in part that new development
maintain access to the coast by providing adequate parking.

The proposed development is located between the nearest public roadway and the
shoreline of Newport Harbor. No special conditions for public access were
imposed on either permit 5-95-244 or permit amendment 5-95-244A for the
creation of the subject site. The subject site is within close proximity to
the Bayside Drive public beach to the southeast and the bikeway/walkway
ringing Balboa Island immediately across the harbor channel, which provide
adequate access and public recreation opportunities.

The proposed development would provide adequate parking. The proposed
development includes three on-site parking spaces which exceeds the
Commission's regularly used standard of two parking spaces per individual
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dwelling unit. The Commission finds that the provision of three parking
spaces will ensure that the proposed home maintains access to the coast by
allowing residents to park on-site and not use off-site public parking which
should be available to coastal zone visitors.

Further, the proposed development conforms to City setback requirements.
Therefore, the Commission finds that the proposed development would be
consistent with Section 30212 of the Coastal Act regarding public access.

'D. Recordation of Subdivision

Section 30600(a) of the Coastal Act requires that all development requires a
coastal development permit. Section 30106 of the Coastal Act defines
development, in part, as "change in the density or intensity of use of land,
including, but not limited to, subdivision pursuant to the Subdivision Map Act
(commencing with Section 66410 of the Government Code), and any other division
of land, including Yot splits . . .". Until the revised Parcel Map 95-163
approved by permit amendment 5-95-244A is recorded, the legal lots for the
proposed home would not exist. Therefore, since the map has not been
recorded, the Commission finds that it would be necessary to impose a special
conditxon requiring that, prior to issuance of the coastal development permit,
the applicant shall submit for the review and approval of the Executive
Director, copies of recorded Parcel Map 95-163 (as approved by City of Newport
Beach Resubdivision 1023) or written evidence of said maps recordation with
the County of Orange. With this condition, the proposed development would be
consistent with the requirements of the CoastaI Act.

E. Loca) Coastal Program

Section 30604(a) of the Coastal Act provides that the Commission shall issue a
Coastal Development Permit only if the project will not prejudice the ability
of the local government having jurisdiction to prepare a local coastal program
("LCP") which conforms with the Chapter Three policies of the Coastal Act.

The City of Newport Beach Land Use Plan (LUP) was originally certified on May
19, 1982. As submitted, the proposed development is consistent with the
public access policies of Chapter Three of the Coastal Act. In addition, the
proposed development meets the specific LUP policy for the subject site which
requires 2,178 square feet for each residential unit. Therefore, approval of
the proposed development as conditioned would not prejudice the City's ability
to prepare a local coastal program consistent with the Chapter Three policies
of the Coastal Act.

F. California Environmental Quatity Act

Section 13096 of Title 14 of the California Code of Regulations requires
Commission approval of Coastal Development Permits to be supported by a
finding showing the permit, as conditioned, to be consistent with any
applicable requirements of the California Eavironmental Quality Act (CEQA).
Section 21080.5(d)(2)(1) of CEQA prohibits a proposed development from being
approved if there are feasible alternatives or feasible mitigation measures
available which would substantially lessen any significant adverse impact
which the activity may have on the environment.
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The proposed development is located in an urban area. Development already
exists on the subject site. A1l infrastructure necessary to serve the site
exist in the area. The proposed project as submitted is consistent with the
Chapter Three of the Coastal Act.

There are no feasible alternatives or feasible mitigation measures avdilable
which would substantially lessen any significant adverse impact which the
activity may have on the environment. Therefore, the Commission finds that
the proposed project can be found consistent with the requirements of the
Coastal Act to conform to CEQA.

6877F:jta



i o
1

(1}
e 2l

>EBNYaE

»
k|

e,

i
ii::
i

;
%

F

I
A

i
1

b T

i

VICINITY MAP

w08
AGE ..\

E=CEIVE

APR 19 1996

++ CALIFORNIA
* COASTAL COMMISSION
SOUTH COAST DISTRICT

" COASTAL CORET

5-96-084

Yy
78
.
po
W

-"k.'
¥
$

5 o
s

2
L
¥

3%
&

g

- —— —— -

+|
>
| iad
\
e SO e y %
T .*ﬂnu§u
¥

AT BAYSIDE DRIVE
- NEWPORT BEACH,CA.



_£201 NOISIAIQENS TR 0 ¢ A0V ‘NOILIIOSId TvoaT |

NIB 2B E 4166 ~—
s s el
PLANTER B ,

r\ B R AR
3 ‘l’§ ;.“]

" m
l \ T o %mxsemo) HLAOS
Lo 2 HOISSINNG) WLSV0D
El o vINgOHNY)

3 1 oes 61 ¥eY

 |1Qangest

pX o)

P

,'1*50* Lva P75t

Ny 1d 3118

2o 446,95 .29 N
TR 3 JG .26 .29 N

AN
T -Y. T q v T Fana tr o
ma— l ."'..:_:. i
o,
C ——

[Eoraaisza assoacaid]

OvdLIe
iy L 3G O

HAINY T

5-9,-084
COASTAL CORMISSION
site plan
ExHBIT #...P . 5y
pAGE .\ OFl._. S

g6, Tlaldv 21

W21 0U| *3IVOS




; | B AP
£ - = - : ( allfo,
Sty Ay
§ Sotpy éﬂ;‘glllssm,,
: i i :
. !
S
3 TIIT
' |
k i
S | 7 -F
: | il j T
<A S ,
) S : :
|
b --084 !
COASTAL COM QISSIQN
PlﬂM JUPEE I
Elevdhon |
C
EXHIBIT #
pace |l o 4 |
|
NE
B :
R
L g
S m
>9 S |
' —
FIRST FLOOR PLAN e e e N




4

b2o-2"%)

C
sig Wi=ivg Lo

NV Id 20014 ANOD3G

N= ~ 4
A S - ;
— F
]
q £ S
| FohO .
B '
i
B f
L
G- -084 S I
| g o [
i'ﬁgxmsn s & T
pAGE .. 2. OF .1 .. .




&
WD SrLED 49 ».k\

1
i i
| i

i

$NMLED P

SSION

5-9%-084
Elevations
>
3. ort

COASTAL COMMI

2

0

m

T

E 3 i

~ - i

8 w 14

— it T X I .ﬂm
| i

[T S rreeracs s WA PHOPOLIE x
| 18]

. v RR ..w 3 =
Mﬁ l.l . AR St % Hll.l oA &
~ v 3§ jmm) | B — 3

Thil o | s | o s |1 =

| == B | e S|

] N S - J_ = mn — — }!ﬂlﬂ[ﬁl‘l‘.l«“
T RaTuRA SRl T

i |40 BASIPE PR
(B-Ac-084)



.., -
e ———T

- - = e
LA™ VY DI N CWRVIIME S0 ) \ Tor o " Eorarema s 7SRRI o
.t LISNH - i
| , =m
| . ;
Ll .
. i |
. - (1 | LLLIN
e
X .
M %

SRESTOOR | N S AR S g St ,,..no..v,o e e S - ..
. B N - + Reedy “
: R r 8 N :
. 53 . 5 =
3 [I]-. Hise . N R o
o] Py T £ WS, N ) ,.7-}@ IR
i - . ! ok ’ =2
T . . R : .
™ =, ¢ S .. R . . -, . b WM« )
qeie il RS < O RO SV . ] } .
. P rr - e e e y in Y1 v
A}
) N . i - .
) ‘ R . 8
e/ . R e Nl . v
j . 1AM B .

|
P

.’h}
——

e e

EXTERIOR ELEVATIONS

-

5-76 -G%% - .
COASTAL COMMisSioy  BFYEi= o

Plans \m\@.\&&.uxu -
EXHIBIT #.C _%moﬁwwwwwm% &
o PAGE .. oF Y __




