STATE OF CALIFORNIA - THE RESOURCES AGENCY ARNOLD SCHWARZENEGGER, Governor

CALIFORNIA COASTAL COMMISSION

& gouth Coast Area Office Filed: September 26, 2003
200 Oceangate, Suite 1000 49th Day: November 14, 2003
Long Beach, CA 90802-4302 180th Day: March 24200
(562) 590-5071 X Staff: ALB-L

Staff Report: Nove r 20, 2003

Hearing Date: December 10-12, 2003

T h 4e Commission Action:

STAFF REPORT: CONSENT CALENDAR

APPLICATION NUMBER: 5-03-405

APPLICANT: Dorothy Johnson Trust, Attn: Dave Johnson
AGENT: John T. Morgan
PROJECT LOCATION: 6300 W. Oceanfront, City of Newport Beach, County of Orange

PROJECT DESCRIPTION: Demolition of an existing single-family residence and construction of
a new three-story, 29’ high, 2745 square foot single-family residence
with an attached 375 square foot two-car garage and one-car carport
on a beachfront lot. Approximately 310 cubic yards of grading (155
cy cut and 155 cy fill) is proposed for overexcavation and
recompaction.

LOCAL APPROVALS RECEIVED: City of Newport Beach Approval-in-Concept (No. 2332-2003)
dated September 23, 2003.

SUMMARY OF STAFF RECOMMENDATION:

The applicant is proposing demolition and construction of a beach fronting single-family residence.
The major issue of this staff report concerns beachfront development that could be affected by
flooding during strong storm events.

Staff is recommending APPROVAL of the proposed project subject to five (5) special conditions
requiring: 1) assumption of risk; 2) no future shoreline protective device; 3) future development be
submitted to the Commission for permit amendment; 4) submittal of a drainage and run-off control
plan; and 5) recordation of a deed restriction against the property, referencing all of the Special
Conditions contained in this staff report.

SUBSTANTIVE FILE DOCUMENTS: Coastal Development Permits: 5-03-210 (Cross); 5-02-306
(Cross), 5-02-274 (Datt); 5-02-255 (Cross); 5-02-211 (Sork); 5-02-198 (Newell); 5-02-177
(Thorne); 5-02-145 (Collins); 5-02-144 (Collins); 5-01-401 (Collins); 5-01-400 (Collins); 5-01-396
(Collins & Fluter); 5-01-304 (Caesar); 5-01-298 (Ryan); 5-01-197 (Jacobs & Dolansky); 5-01-186
(Doukoullos); 5-01-084 (Muench); 5-00-492 (Palm); 5-00-420 (Collins); 5-00-285 (Collins); 5-00-
262 (Puntoriero); 5-00-261 (Pearson); 5-00-192 (Blumenthal); 5-00-114 (Heuer); 5-00-086 (Wells);
5-00-059 (Danner); 5-99-477 (Watson); City of Newport Beach certified Land Use Plan, and Wave
Runup & Coastal Hazard Study for 6300West Oceanfront, Newport Beach, CA prepared by Skelly
Engineering dated September 2003.
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LIST OF EXHIBITS:
1. Location Map

2. Assessor's Parcel Map
3. Project Plans

STAFF RECOMMENDATION:

MOTION: | move that the Commission approve the coastal development permit applications
included on the consent calendar in accordance with the staff recommendations.

STAFF RECOMMENDATION TO ADOPT CONSENT CALENDAR:

Staff recommends a YES vote. Passage of this motion will result in approval of all the permits
included on the consent calendar. The motion passes only by affirmative vote of a majority of the
Commissioners present.

RESOLUTION:
l APPROVAL WITH CONDITIONS

The Commission hereby APPROVES a coastal development permit for the proposed development
and adopts the findings set forth below on grounds that the development as conditioned will be in
conformity with the policies of Chapter 3 of the Coastal Act and 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. Approval of the permit complies with the California Environmental
Quality Act because either 1) feasible mitigation measures and/or alternatives have been
incorporated to substantially lessen any significant adverse effects of the development on the
environment, or 2) there are no further feasible mitigation measures or alternatives that would
substantially lessen any significant adverse impacts of the development on the environment.

. STANDARD CONDITIONS

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 acceptance 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. Interpretation. Any questions of intent or interpretation of any condition will be ~esolved by
the Executive Director or the Commission.

4. 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.
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Terms 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.

SPECIAL CONDITIONS:

Assumption of Risk, Waiver of Liability and indemnity

By acceptance of this permit, the applicant acknowledges and agrees (i) that the site may
be subject to hazards from flooding and wave uprush; (ii) to assume the risks to the
applicant and the property that is the subject of this permit of injury and damage from such
hazards in connection with this permitted development; (iii) to unconditionally waive any
claim of damage or liability against the Commission, its officers, agents, and employees for
injury or damage from such hazards; and (iv) to indemnify and hold harmless the
Commission, its officers, agents, and employees with respect to the Commission’s
approval of the project against any and all liability, claims, demands, damages, costs
(including costs and fees incurred in defense of such claims), expenses, and amounts paid
in settlement arising from any injury or damage due to such hazards.

No Future Shoreline Protective Device

A(1). By acceptance of this Permit, the applicant agrees, on behalf of itself and all other
successors and assigns, that no shoreline protective device(s) shall ever be
constructed to protect the development approved pursuant to Coastal Development
Permit No. 5-03-405 including, but not limited to, the residence, and any future
improvements, in the event that the development is threatened with damage or
destruction from waves, erosion, storm conditions or other natural hazards in the
future. By acceptance of this permit, the applicant hereby waives, on behalf of itself
and all successors and assigns, any rights to construct such devices that may exist
under Public Resources Code Section 30235.

A(2). By acceptance of this Permit, the applicant further agree, on behalf of himself and
all successors and assigns, that the landowner shall remove the development
authorized by this permit, including the house, garage, foundations, and patio, if any
government agency has ordered that the structure is not to be occupied due to any
of the hazards identified above. In the event that portions of the development fall to
the beach before they are removed, the landowner shall remove all recoverable
debris associated with the development from the beach and ocean and lawfully
dispose of the material in an approved disposal site. Such removal shall require a
coastal development permit.

Future Development

This permit is only for the development described in Coastal Development Permit No. 5-03-
405. Pursuant to Title 14 California Code of Regulations Section 13250(b)(6), the
exemptions otherwise provided in Public Resources Code Section 30610(a) shall not apply
to the development governed by Coastal Development Permit No. 5-03-405. Accordingly,
any future improvements to the single family house authorized by this permit, including but
not limited to change in use from a permanent residential unit and repair and maintenance
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identified as requiring a permit in Public Resources Section 30610(d) and Title 14 California
Code of Regulations Sections 13252(a)-(b), shall require an amendment to Permit No.
5-03-405 from the Commission or shall require an additional coastal development permit
from the Commission or from the applicable certified local government.

Drainage and Run-Off Control Plan

A PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
applicant shall submit, for review and approval of the Executive Director, a drainage
and runoff control plan showing roof drainage and runoff from all impervious areas
directed to dry wells or vegetated/landscaped areas. Vegetated landscaped areas
shall only consist of native plants or non-native drought tolerant plants which are
non-invasive.

B. The permittee shall undertake development in accordance with the approved final
plan. Any proposed changes to the approved final plan shall be reported to the
Executive Director. No changes to the approved final plan shall occur without a
Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is required.

Deed Restriction

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall
submit to the Executive Director for review and approval documentation demonstrating that
the landowner has executed and recorded against the parcel(s) governed by this permit a
deed restriction, in a form and content acceptable to the Executive Director: (1) indicating
that, pursuant to this permit, the California Coastal Commission has authorized
development on the subject property, subject to terms and conditions that restrict the use
and enjoyment of that property; and (2) imposing the Special Conditions of this permit as
covenants, conditions and restrictions on the use and enjoyment of the Property. The deed
restriction shall include a legal description of the entire parcel or parcels governed by this
permit. The deed restriction shall also indicate that, in the event of an extinguishment or
termination of the deed restriction for any reason, the terms and conditions of this permit
shall continue to restrict the use and enjoyment of the subject property so long as either
this permit or the development it authorizes, or any part, modification, or amendment
thereof, remains in existence on or with respect to the subject property.
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IV. FINDINGS AND DECLARATIONS:
The Commission hereby finds and declares:

A.  PROJECT LOCATION AND DESCRIPTION

The subject site is located at 6300 W. Oceanfront within the City of Newport Beach, Orange
County (Exhibits 1 & 2). The site is a beachfront lot located between the first public road and the
sea. The project is sited within an existing urban residential area, located generally southeast
(downcoast) of the Santa Ana River and northwest of the Newport Pier. There is an approximately
300 foot wide sandy beach between the subject property and the mean high tide line. Due to its
beachfront location, the project site may be potentially exposed to the hazard of wave uprush
during a severe storm event.

The proposed project will not have an adverse effect on public access. The proposed project is
located along Oceanfront walk, an unimproved public right-of-way located seaward of the
residential lots in this area. The project site is located north of the portion that has been improved.
Under specific circumstances, private patio encroachments into the unimproved right-of-way have
been authorized. No encroachments beyond the property line are proposed at the subject site.
The existing seaside walls that currently encroach into the right-of-way will be removed. The
proposed project is consistent with the City's 5’ required setback from the seaward property line on
the first floor and 2’ 6” setback on the second floor. The Commission has found through previous
permit actions in this area that the City's setbacks in this area are acceptable for maintaining
public access and are consistent with the pattern of development in the subject area. Vertical
public access to the beach is available at the end of Prospect Street, immediately southeast of the
subject site.

The applicant is proposing to demolish an existing single-family residence and construct a new
three-story, 29’ high, 2745 square foot single-family residence with an attached 375 square foot
two-car garage and one-car carport on a beachfront lot. A new patio with a 36" high perimeter wall
will be constructed along the seaward side of the property. Approximately 310 cubic yards of
grading (155 cy cut and 155 cy fill) is proposed for overexcavation and recompaction.

The applicant is proposing water quality improvements as part of the proposed project. To
increase on-site infiltration, the project has been designed to direct roof and surface runoff to
percolation pits, open drainage pockets, planting areas and trench drains.

B. HAZARDS

Development adjacent to the ocean is inherently hazardous. Development that may require a
protective device in the future cannot be allowed due to the adverse impacts such devices have
upon, among other things, public access, visual resources and shoreline processes. To minimize
the project’s impact on shoreline processes, and to minimize risks to life and property, the
development has been conditioned to: require an appropriate set-back from the water; require a
drainage and runoff control plan to direct, treat, and minimize the flow of water offsite; prohibit
construction of protective devices (such as a seawall) in the future; and to require that the
landowner and any successor-in-interest assume the risk of undertaking the development. As
conditioned, the Commission finds that the development conforms to the requirements of Sections
30235 and 30253 of the Coastal Act regarding the siting of development in hazardous locations.
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C. DEVELOPMENT

The development is located within an existing developed area and is compatibie with the character
and scale of the surrounding area. However, the proposed project raises concerns that future
development of the project site potentially may result in a development which is not consistent with
the Chapter 3 policies of the Coastal Act. To assure that future development is consistent with the
Chapter 3 policies of the Coastal Act, the Commission finds that a future improvements special
condition be imposed. As conditioned the development conforms to the Chapter 3 policies of the
Coastal Act.

D. PUBLIC ACCESS

The proposed development will not affect the public’s ability to gain access to, and/or to use the
coast and nearby recreational facilities. Therefore, as proposed the development conforms with
Sections 30210 through 30214, Sections 30220 through 30224, and 30252 of the Coastal Act.

E. WATER QUALITY

The proposed development has a potential for a discharge of polluted runoff from the project site
into coastal waters. The development, as proposed and as conditioned, incorporates design
features to minimize the effect of construction and post-construction activities on the marine
environment. These design features include, but are not limited to, the appropriate management
of equipment and construction materials, reducing runoff through the use of permeable surfaces,
the use of non-invasive drought tolerant vegetation to reduce and treat the runoff discharged from
the site, and for the use of post-construction best management practices to minimize the project’s
adverse impact on coastal waters. Therefore, the Commission finds that the proposed
development, as conditioned, conforms to Sections 30230 and 30231 of the Coastal Act regarding
the protection of water quality to promote the biological productivity of coastal waters and to
protect human health. '

F. DEED RESTRICTION

To ensure that any prospective future owners of the property are made aware of the applicability of
the conditions of this permit, the Commission imposes one additional condition requiring that the
property owner record a deed restriction against the property, referencing all of the above Special
Conditions of this permit and imposing them as covenants, conditions and restrictions on the use
and enjoyment of the Property. Thus, as conditioned, any prospective future owner will receive
actual notice of the restrictions and/or obligations imposed on the use and enjoyment of the land
including the risks of the development and/or hazards to which the site is subject, and the
Commission’s immunity from liability.

G. LOCAL COASTAL PROGRAM

Coastal Act section 30604(a) states that, prior to certification of a local coastal program (LCP), a
coastal development permit can only be issued upon a finding that the proposed development is in
conformity with Chapter 3 of the Act and that the permitted development will not prejudice the
ability of the local government to prepare an LCP that is in conformity with Chapter 3. The Land
Use Plan (LUP) for the City of Newport Beach was effectively certified on May 19, 1982. The
certified LUP was updated on January 9, 1990. As conditioned, the proposed development is
consistent with Chapter 3 of the Coastal Act and with the certified Land Use Plan for the area.
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Approval of the project, as conditioned, will not prejudice the ability of the local government to
prepare an LCP that is in conformity with the provisions of Chapter 3 of the Coastal Act.

H.  CALIFORNIA ENVIRONMENTAL QUALITY ACT

As conditioned, there are no feasible alternatives or additional feasible mitigation measures
available that would substantially lessen any significant adverse effect that the activity may have
on the environment. Therefore, the Commission finds that the proposed project, as conditioned to
mitigate the identified impacts, is the least environmentally damaging feasible alternative and can
be found consistent with the requirements of the Coastal Act to conform to CEQA.

H:\Staff Reports\Dec03\5-03-405 (Johnson)ALB.doc



E I - (‘E: b - R R SRR G T m e e e jy(d)
s S R A R Y —
NN PR R S L . ¢
P e - ! F !
o v e el L P S AR . - ) * i {
L e ‘f"l”',.*‘ s PR DR v i »%4 © CUSTA] HESA I
0] [ s o 2 ! 1
10 M umath) 1 | Ad AWt L2 1 pre AR <1 (A i
ALl 1R O R ¢ ! FAIRYITW PARK & ~ - ¢ :
B0 T peeama AR LS i f 1A BERT g
Can ) by, ‘ A - yanaon D1
Ry ] ( ANCH CENTER A
& g ' 4 5 G f
T B P T e Gelwnititre o 2 #| "M&/u{ = NATURE a n . o
;‘] Iy R A G D e el gy 1 o ! ;
o ST S D | dz ST B | H ”
: g T | oaRRELL G ST K | 4
/ , "l _;,,*'_._:Z;";Al. .
. HE . :
o e Sr ol T ot
TRt o, ' \i\(/ ;V/{ = 5’5{‘!’_”_‘&%_5—?-4‘ ; 8 e :
N R I SEAK CIN I Q‘?"/ &7 had 5t SENATE . i i B
g A R X - ¥ o [P 3 [
P TPl L~ (N R R T
p&r{ FAR}(& aREt wolk o s <%, oo ] -1
s iy el e o 3 Ll i H g s ! '
e O e I L] } F L h -
T R I - JrH A S / BIECERSYer TRCC = L VBRI CratwyL | :
4 R R et ISR E e om0y b el gry } | booweront
» PR y . T et e i e iy AV )] T P - . ; v lKNJILLL P' ; »
Ty = - NJWELL Pl
v 4 . T 2 ! Tipy ST o
K ; T i e
! . ‘ " | :
‘.m:ll;mﬁ L ST
i X o )
N " 1 RIPTIOE CT EVERGRELN PLY ! N
S rvGrow y i _J% : ERP :'l %gm s =
s e £ =3 BEACH 4
e Auen g g 2y S ) » :
i| N Ywagl st JSIE s B b2 oav g ek
3 wg;ﬁ}i i W _"719TH st B ‘
TG . WARINA <[ z 1 "
! i VI enTER S
i PARK i
by = e X0 B 10N e o
! <t 24 b
Pl alﬁ scopgl 3 o
i 27 o | Wt fmmm—
HUNTINGTON ‘ U ) ol T s sty
i SEE A €2 N 150 SUNSET | W
; ; crare | = DR X NEWTON - . :
° 1 ! ¥ ot e = > B W st 2y TERMINAL
& = =3
tRFaACH ) K si Lix ] Zi3 S OBILE M g i
: ‘ DRANG) 1 BEAN N ES 22 = ss ) ST l/
! i SAN 5 vt :
' TREA - S 4 '
i ] Pt r’Y %) )E /
{ ' . 2
i B ! i ¢ 1S
: - | %4 =3
i v
| ; . .
; .
1 )
i
! 4
H N ‘. 228
: P ; . +

39vd
“#1181HA3

p

: - : oyl N ) A
. oo . - /:“ S‘\‘m ey 4
| s G 5 DA
' S e el SO

(o

2

(7]

E ,,
s PReJECT s1TE ©
2

(=4

=

< j\f_\'\
W ¥
s N

Y
7 X =

40
/

6300 W. OCEANTRONT

! ;

et T




h "®M B | Ne@®
. ) , 3
S OLL O 1 2xad
o { (s 1 §
B At ¥ WNM@ e 5 N =
— F 1 [ RN, . m m o
i3 % fA 4?@ i ﬂ m =~
" : I YOl SU I £ =%
8 GRS x \\ur iy 17.4, % = o)
: IR RSN R ARE
] 8 ) . L/ 4 ra 2] N 4,L o
! ; 538Y oY)
. | & g oS
] M v rm B onad #/
T . | X 2 _. mp [
13 | o
@ | ©| oY1 ToTs 3 2\ £y
N
Q
] ™ urlw\“/ﬁal LY R c:/ WM m
_ X A& W—— - ~ <
Ve 7 Y\ ¢ Ph] : AN
| ke 3 A
. L ¥ N |
LI NG o N 3
¥ b - ~/ / ™~ M o
_ Loex e L/ o o
@ I e S e — @
> ) - . Tl .- . S
© < J .or " _“ _" w“ .o " @ H M -
[ 1 \
IR . MWL N v
f -t - - O IO
_ 1 L N 33 t -t ¥ ; 238
7 " ) It SN TTCH N A o2
by g e ~ N ) asy
¥ y N AFNC® O3
.. S0 FH . L 553
I 288
N TS
: o o .
43S 030} T \ . ...t Q.Ms |||||| 8,8
AT T AN —— | igs
o B w1 TG <@ w3a
_@.nmw © t @ T i ' mmm
skl ol - I Qe m,. © L bE
X kb2 - 4 ® ) _
wy__ m_ww e m. ........ @ | :
5 I it » i
o 15 | | SN 6 F R
i¥Y3 | ‘ Y v 3 _
..m _m _m al "y @ ! =
143318 20N TIMY u@ ..... --- um.uh RY o: ”...
\ i B B B H. {24 @ EYECE D72 2 8 B SR M
. ’ 1C_ICXC] @y® Ju by . . mnu 3 @ m
. 3




] b

Ay o Mgt o - Srong O st o ) s g Lt Bz

Camial -

Loy s [ ey [Lop P ——,
@ W Ny bomsted S 7 D 06 v K 1 o R (hrnah SeTY 4 2
e 870 -
Y, O prdirn. Wy 4md e sl Yo i o Yoo 1. 1 of e
Shalt o the
- g
e et 10 s ey
Bpartion dumrag S iy & et
3 Comomeh end satte Lokt shal by St I Fmliars w1 i Mg
Cote 4t gt Wy oy St Dot -
..

11 Ao tinaes 1ho8 by mebint e ey i o uling cimem et

SURYEYQR NOTE

The site curvey thall b ctremped and eined by & State §icrnerd
Land Survaryor or author red Cirl Engweer (Lixmnse Number
tinws 33.96b) Surveyor or egmesr sholl momument The
Broprrty comers before $101in groding, ether with permanent
oo ame x15 Or trrmpurnrety with 3 foot kg §° chame tor gte.
e grned 1o ey Huth onef morked with pont

T APt e fcmoim tn Chapher 1Y ot ha M i b .04 €t (e, g

§ AR et rtinpe P sl ot o PYC 1 AR phastx aad Ao ASTH 1751, AST M
©1427, a57M DYEI® 1 asTM D1 73 .

FE N gt phatten, Eeimit, wud oML s otfar feuKie ohalt o st 1o SrAee e
£ PO 01 T b, AR akaAal et v ko8 b rmmaad B the ske NRAC
1702000 -

[ .

L ampar oy cowsoss ¢l ploms 0% e esd from Ucraber 13 0ty 15,
.

16 e ry 65

© e Oy oty Cooare. S
3 Yemparaes decietog hates. s i, i b e e bt b e
et ot e et

Focuems st

wohn T Mergan ot
CA 2705

AT I Ma e TITTI

Becc-ren Aceme

ARCH TEE”

ortc A

=

? Loty 02om) Sh b b 1ed s pp s fompdeind 1 3 e ran o
[l

b A s of gy it e
R Bt preienl e, g COMINCIS, i (v g Yt o

e P T
ettt ks mreving

)

E300 Wes Ccearfroe
Newport Beccr, CA

o
e

Corory Jonnson

.oy

;
%

pva 2V..)

) m—

E

} EX. CoNCRETE nu.mn/

L ¥ i -

E“’ ®
v
EX. Z sTory PESIOERE [

334 1100w 15 é

o

P aloow 100" i,

SAND PAD ELEVATION » [2.95". 4
RIUGH TAD ELEVATION= |2 o

“BX.STING 2O FLAOR

\—

LAY
B eaN

"
1 Moo, o Mancuamtters . o 08D o of MBI Cus sty L (ol

L P e, $DBYARD

i
ANG v,

et vl empiier. ot Vot 0 The Vit iy ot S w1

b o e O et Gy st

Secmacasio,

TANL

PEcK ENCROACHVERT .. .

|
MR DB

ST 3" Max g4 Saok

v o o o Lo S
A 40 I gy, e kb0 Pty 0 A1t e g s e Wﬂﬂ??-l»!rohmww ﬂm\!ué .
15T Flowk STRING-LINE  — -

1A s S 57 ol e S8 Meament 8 D GowTY 5T

1[':&, > ; XTI

]‘I.Fl

e

I\

1,

* AN

+

'

NPoAMAT™ ON

\\ﬂ? Te nﬁt

SRR E | 20.60 ?wr_zw

‘olTR

l,\t — 136" ficH WAl

o

“NL e IMProverENTE

oM oo iy st Tammmiarion of R e gty resutts md Aab it ertined S0
- oy Ao et
e i e s g o sl promar
oMo appemnl a1 10 e s ot i e O erabnd it et (ot of
ey Gk t b 1t Aot
- ~
e
Py -t e mmtd o2

TREE woTys

v ?a!lx!nv.illll'.(-ll
St Sricas et

2 P e ot S DOP OO wn e comirat

e

B Vi ek b e it 1 g s, g g e %0 S
f v St S v Divere vt [MTIRTI A Tom o o e
ST e O e i e e
praspelecoaniay

O e oy

XA TS

. ~-«mm>frmﬂ 4

NI

=N

@ 19. 0%

- 1 4._!
ux_ﬁ_._e peAck L.
SAND B

NEWPSRT TUBLIC BRACH

B 45




. _n..\,:e _v

§ o T
vy W
.r_m .:_m.w :,\..:..s,k SV —
_ . O] e o
B e B0 AU .- T I T P A /3. 2 ....R.l::,w«‘i — Jvi B
N T M [— e e, e e _—
N A o HEEF 1 N
AN s ! 0 R o ]
H \ ad | o N SR - -3 S
] “ N, “\\ I [l H __, i \ AN - e MM n
N4 b | R %\uﬁn& -t o N K .u,m
“ K v ] 1 / AN | P mwam
. > 7 ! ~ N ™ / M VTS 93
il N4 _ ‘ , o o] T 48
- y _ e . ey || Nid ki
q ] ¥ 59
: _ . “ M ™t d o NS x A Brp | ¢ !‘_,
_,“// N “ : 4 ~ . /\/\ihxi.r %Eﬂ.ﬁ w
. N 3 ' N - £
R I S — 30
D . S _~ ¥ 5 _ #e §
_ ] | _zeopamss il | 2
3 _ —- el 4extor | mo &
® Levre o _ 3 o § 1 4 &% 4
] _vD,H.».mv : * R E ) L KVL_ ST ¥ £
3 g : 3 |2
v . S .
- _ s . peDRan L] —=
“ ) - g N 17 I%" 1 W OgL
= N —
, NaAN | ¢ mwnv
w1 N ﬁ | =l
_ u_:.la ~ 3» ; w
Lm - t | | uvilepay || - o
- , =
-

T._.

e

jAGE

[

|

i

|

d

i

|

Y

\T

[ 7

i

3

%ﬁ
COAS
5=

) : ' .
reer - i .
- = | ey oy = T e S P e =
: s 5t ow 36" : !
oAl Y | :
= (R — 1 o iop pack ATl 4
: ]
| o o N 40 oAb I R &
“.” Fror Ti® Temo & llA-||r|| [T ) ¥ L S TTPReP. LWE e 4 »
i - - : Py =
- 1
: $34
cap =
Aa
i £
3
B V . a
3RD FLsop rLAN 2ND PFiLesp- PLAN e (BT __FLesE pLAN he




[ »” . o ;LT RRL e L
CIRE. SRQIECTIAN L ROQPFING NOIPS o AnD  wimpow ‘E sregcw e @
R i b i e e s wome T e s bt b v 3 o I i o Tk i e ' oN|
m.m..‘s!w...llx. e mem— NI LTI T feesiigetiii P TR \ vmuxmruwﬂww_nhw«w_\n»jwﬁa a@“«
2t e e o ST N NG sTueca morve FLAZHING NQTER ol ‘ ! w_.‘_t.\‘ H AL f2E wer LiNe 4 ”
simg paQIFCTION e e e e T S - e et - 200 oo et T F?u ik
I . . e ST T St o o e | a4 ikess 7 .:fr
e o ootres e et o Lonas v o e e i SN PO ENAS s et s st e D T S s o comaams crmoe b . e e e it . e e 4 BTt _ W w1 .zn,:ﬂn T N .
e et o e e e et s s b T A e I TN P no ity o
pisiyinuspdetvnt L n _ i » e
. vl 1 ghot | - .
_Prer. B H LA it Lol
oNT BLEYATION » 42.36' ._ __uww __
w i
(4 t :
f 1R, i H o ¥ { _
o i
ars . Foot_fitiwhl” LiNT SOHEMAT!S
. Lo 2ATMAX. Noor HeT - T
; . ; [ ABovE NAT. AT
@). ~s e e - N i L
- . oW L | -
= ol T/ Y i MAX, AVERASE
; N Y . A LA 2
. B = - - e wws. HeT Above K&
e v e - T serNe L
- : \ E._b»?: _ H&. HATERIAL
< s b
. IN,.. - H SwE ~d WINDAE
\ TS
e = . -
Roop ek | N
E m . Supfnce -
i 8 __. mT ].!b_‘ e P £ - — - - ’-
P dad i 1 - — . N ]
A2 SSSe. - e - . e
i = r — T e / " e
u U p
-T\. ! SN D - D L et L ; e}
- Fial E L 4973 m * ploe p L4
=
\. wﬁﬂﬂ.\ D —— e~ = _ LI5T Aor
ey T e T S ¥ » 1
/h & LA . 3
< o n-ge) ...«. DACHED LNES HDIOATE | B2 -
o
& S e’ | T fwe W EXISTING HAT, GRADE o ” st -
: e sETEAK B ! e e P - .}
LiNg $6LD LINES WDIoATR on
w;ﬂl NEW FlisHED SRADE
Y weST eLevaTion soUTH ELEVATION M
mr ‘ o \
® . Rewr fRaupeTIoN ) . (&)
———— HUST AUGN e LAVER 2y pan. poer per ‘
o o - — ﬁ__ - ADove T o AL
!z_!ie _n 1316 46 N hﬂlhu“‘ B [
124" = 37.10° BLEVATI# ot 247 1A AVERASE Roof TR —— = r7
- \, HOT APOVE AT GRAce : 4.@ _ HH—
: - : —_ oLarmie i ; L
L, &SNS .« bR B E - L T w.fx)?_:»r = J
T t_:veﬂ FoT Y ¥ . R N . : )
‘ . 1 : . — Il ]
- * d - — r - -
N : (i ) _M
- |l. Las i " . In ‘4
= [ SWARDRAY = b { : . _. t-3
" . ' N 4 = -
. Ar . - e o S S .
= Yore | I a1 IR S B B |
E ] -
43‘ il TR = ae o (EEORNE 3
3Nz e prex | :e..t., . R =
1o prof. LWE . « !
i 11 -
Tie - k m.h..
w pamio— | — | ——-3 ﬂ & il PR
W 5 “!SEH) o— H o 1z " ﬂ.w
2| [Lidad 0 o
& EARTHE A ——— Ve
&0 o —= = H
K : N
< \(12.2 o f2) TASKED LSS INDICATE I.\ & A Fea PRor. Lile mpve % sop
. (L EXISTWG HaT. #RAPE gy o - - . - Prop. Loie
< SmEW ALk axiommie e N/ © L Phew Lae __.;:n\ — S
v Fow . Lo
| No mmevErEdTS wid |, rRonT AT OVITRR M STREET spe. 2 gt x.u LT
150" pATIO T..ij. [ Ess ™ o
T\E_\vinz:nzﬂ nrea -x:._.zn FagE Len [ S o .~
" or cue ‘rct s e
eAsT ELEVATION . C NerJR _ BLEVATIZN

c~

Jorn T ~argan Jr

Samts Are. OA 227CS
T ATIXO-TTZS Som(Tal I T4

E£GE2 Bacomort Aae

ARCHIT

e

3300 West Ccea~Fom
Newoorr Beact,

sroTry Joh o7
<A
i

>

pxvER O "Lgv‘;%G.E - g -OF

[ o——xegmey




Moso MBE T4

et LoAfEe | T ARV T g
[N _ oy e |27
VS RIS R
I | cwre wcy P
’ — fruas TEAL w ™A
i 1
{ i
| b
l

Lob.s Artroven
crank apRESTIE =
PA CHIMNEY GaP

n.oo

Lxhe T

IHaPERT Y

R PTPOINES
core maTEEia

L

ey

&

v THleal DEre MaTzeiat

Y lpasr orewt

» SLefe por
S vy iy raot

Fow e L
GUAFLRAL

NE Floop
Aer oilow

sap,. PLad,

, , frarerTs wine s
FREAN ’ 4
Cow s - X
v & T . » '
(A b
:
. 2 3 |
HN s I :
e . PR " '
f s
LS
.
.
s 4T
Q
e
oy
: - o .
” S N AR
KRN
- .Nvl B
; b Rat o

TREJESCT =i e
P3O W GLBANEIONT

-
o
&%
xR
=
M/.Y
m \
A
=Q
2\
s\\

or £

7

EXHIBIT #
PAGE

CRVER 05 -

U AREAS NDICATE
Erje1ING DRECK ARPAE N
“t v D FLwop e

STRINGLME #riysis

“aid

e o







