STATE OF CALIFORNIA - THE RESOURCES AGENCY ARNOLD SCHWARZENEGGER, Governor

CALIFORNIA COASTAL COMMISSION

South Coast Area Office
200 Oceangate, Suite 1000

Long Beach, CA 90802-4302 Filed: April 19, 2007

(562) 590-5071 49th Day: June 7, 2007
180th Day: October 16, 2007
Staff: Lilana Roman-LB

Staff Report: May 24, 2007
Hearing Date: June 13-15, 2007

Th 136 Commission Action:

STAFF REPORT: CONSENT CALENDAR

APPLICATION NUMBER: 5-07-038

APPLICANT: Thirty First Street, LLC — Darren Wilson
AGENT: William Guidero
PROJECT LOCATION: 407, 409, 411 and 413 31* Street, Newport Beach (Orange County)

PROJECT DESCRIPTION: Applicant proposes the demolition of four existing single-story
commercial buildings and parking lot and construction of four, 31 ft. high, 3,095.5 sq. ft.
mixed-use buildings (2,345.5 sq. ft. residential use above 750 sq. ft. commercial use)
including twenty parking spaces (two residential and three commercial per unit) plus one
new on-street metered parking space and lot line adjustments on each lot creating four
equal sized 3,138 square foot lots in the General Commercial zone.

LOCAL APPROVALS RECEIVED: City of Newport Beach Approval in Concept No. 0043-2007
dated January 18, 2007, City of Newport Beach Planning Commission Resolution #1710

SUBSTANTIVE FILE DOCUMENTS: City of Newport Beach Certified Land Use Plan

SUMMARY OF STAFF RECOMMENDATION:

The applicant proposes a lot line adjustment to create four equal sized lots; 3,138 square foot
each; to demolish the existing four single-story commercial buildings and parking lot and
construct four 1,160 square foot mixed-use buildings (residential use above commercial use),
landscaping and twenty parking spaces (two residential and three commercial per unit) plus one
new on-street metered parking space. The major issues before the Commission relate to the
effect of the proposed development on water quality and parking.

Staff recommends Commission APPROVAL of the proposed development subject to four (3)
SPECIAL CONDITIONS, requiring: 1) compliance with construction-related best management
practices (BMPs) and debris removal; 2) compliance with drainage plan; 3) compliance with
revised landscaping plan.

LIST OF EXHIBITS
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Location Map
Assessor’s Parcel Map
Site Plans
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. STAFF RECOMMENDATION:

Staff recommends that the Commission adopt the following resolution to APPROVE the coastal
development permit application:

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

Staff recommends a YES vote. Passage of this motion will result in approval of all permits

included on the consent calendar. An affirmative vote of a majority of the Commissioners present
is needed to pass the motion.

RESOLUTION TO APPROVE THE PERMIT:

The Commission hereby approves a permit, subject to the conditions below, for the proposed
development and adopts the findings set forth below on grounds that the development as
conditioned will be in conformity with the provisions of Chapter 3 of the California 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
alternative that would substantially lessen any significant adverse impacts of the development on
the environment.

Il 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 resolved 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

Construction Best Management Practices

A. The permittee shall comply with the following construction-related requirements:

(1)

(2)

()

(4)

()

No construction materials, debris, or waste shall be placed or stored where
it may be subject to wave, wind, rain, or tidal erosion and dispersion;

Any and all debris resulting from construction activities shall be removed
from the project site within 24 hours of completion of the project;

Construction debris and sediment shall be removed from construction
areas each day that construction occurs to prevent the accumulation of
sediment and other debris which may be discharged into coastal waters.
Debris shall be disposed of outside the coastal zone.

Erosion control/sedimentation Best Management Practices (BMP’s) shall
be used to control dust and sedimentation impacts to coastal waters during
construction. BMPs shall include, but are not limited to: placement of sand
bags around drainage inlets to prevent runoff/sediment transport into
coastal waters; and

All construction materials, excluding lumber, shall be covered and enclosed
on all sides, and as far away from a storm drain inlet and receiving waters
as possible.

B. Best Management Practices (BMPs) designed to prevent spillage and/or runoff of
construction-related materials, sediment, or contaminants associated with
construction activity shall be implemented prior to the on-set of such activity.
Selected BMPs shall be maintained in a functional condition throughout the
duration of the project. Such measures shall be used during construction:

(1)

(@)

3)

The applicant shall ensure the proper handling, storage, and application of
petroleum products and other construction materials. These shall include a
designated fueling and vehicle maintenance area with appropriate berms
and protection to prevent any spillage of gasoline or related petroleum
products or contact with runoff. It shall be located as far away from the
receiving waters and storm drain inlets as possible;

The applicant shall develop and implement spill prevention and control
measures;

The applicant shall maintain and wash equipment and machinery in
confined areas specifically designed to control runoff. Thinners or solvents
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shall not be discharged into sanitary or storm sewer systems. Washout
from concrete trucks shall be disposed of at a location not subject to runoff
and more than 50-feet away from a storm drain, open ditch or surface
water; and

(4) The applicant shall provide adequate disposal facilities for solid waste,
including excess concrete, produced during construction.

Drainage Plan

The applicant shall conform to the Drainage Plan submitted on April 19, 2007 documenting
the runoff from the roof; driveway and other impervious surfaces will be collected and directed
into pervious areas on the site (landscaped areas) for infiltration to the maximum extent
practicable in a non-erosive manner, prior to being conveyed off-site.

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

Landscaping Plan

The applicant shall conform to the Landscaping Plan submitted on April 19, 2007 and
revisions submitted on May 22, 2007 showing all areas affected by construction activities not
occupied by structural development as re-vegetated for erosion control purposes and shall
consist of native and/or non-invasive drought tolerant plant species. No plant species listed
as problematic and/or invasive by the California Native Plant Society, California Invasive Plant
Council, or as may be identified from time to time by the State of California shall be employed
or allowed to naturalize or persist on the site. No plant species listed as a ‘noxious weed’ by
the State of California or the U.S. Federal Government shall be utilized within the property.
All vegetation shall be maintained in good growing condition throughout the life of the project,
and whenever necessary, shall be replaced with new plant materials to ensure continued
compliance with the landscaping plan.

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

FINDINGS AND DECLARATIONS:

The Commission hereby finds and declares:

A.

Project Description and Location
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The proposed project site is located at 407, 409, 411 and 413 31% Street in the City of Newport
Beach, Orange County (Exhibits 1 & 2). The site consists of one 4,135 square foot lot and three
2,790 square foot inland lots on a generally flat pad. The proposed project is consistent with the
site’s General Commercial designation in the certified Land Use Plan (LUP) and other policies of
the LUP pertaining to the Cannery Village Study Area. Surrounding development consists of
commercial and mix-use commercial/residential uses. The nearest beach public access is
available approximately a quarter of a mile west of the subject site.

The applicant proposes a lot line adjustment to create four equal sized lots each 3,138 square
foot; to demolish the existing four single-story commercial buildings and parking lot and construct
four new three level 3,095.5 square foot mixed-use buildings (residential use above commercial
use). Each building will consist of 750 square feet of commercial space on the ground floor and a
two-level 2,345.5 square foot single-family dwelling above. Each residential unit will include an
attached one-car garage and a tandem parking space. Each commercial unit will provide two
non-tandem partially covered parking spaces. Parking access will be from the alley with the
exception of one disabled person parking space required for the commercial use per lot which will
require access from the street. The project will have a total of twenty parking spaces, two
residential and three commercial per lot; plus one new on-street metered parking space made
possible by the proposed new driveway configuration. Each of the four lots will be under separate
ownership and the residential units are proposed as owner occupied. 170 cubic yards of fill are
proposed for site preparation.

The project’s revised landscape plan proposes improvements to the front street facing side of the
lots utilizing native and/or non-native plant species that are drought tolerant and non-invasive as
typically recommended by the Commission.

The City’s certified LUP designates the site for General Commercial (CG-C) which permits a wide
range of commercial activities with an emphasis in providing a specialty retail core. Residential
uses are permitted on the second floor above commercial uses, consistent with the Cannery
Village Specific Plan limitations of the LUP. Similar mixed-use projects exist in the Cannery
Village area such as the Cannery Lofts and the Monarch Building.

Parking

The City’s certified LUP, to which the Commission may look for guidance, outlines the following
polices regarding parking for new commercial development:

Policy 2.9.3-3 “Require that all proposed development maintain and enhance public access
to the coast by providing adequate parking pursuant to the off-street parking regulations of
the Zoning Code in effect as of October 13, 2005”

Access to the closest public beach is located approximately a quarter of a mile west of the project
site. Private development must provide adequate on-site parking to minimize adverse impacts on
public access to the beach. The Commission has consistently found that two parking spaces are
adequate to satisfy the parking demand generated by one individual residential unit. The
proposed residential units will each have two tandem parking spaces and each commercial unit
will have three non-tandem spaces including one designated disabled person parking space (1
per 250 sq. ft.). The development is consistent with the Commission’s typically applied parking
standards and the City’s Zoning Code parking regulations. As proposed, the development would
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not affect the public’s ability to gain access to and/or to make use of the coast and nearby
recreational facilities.

Policy 2.9.3-10 “Require new development to minimize curb cuts to protect on-street parking
spaces. Close curb cuts to create new public parking wherever feasible.”

Currently, the majority of the curb in front of the site consists of two long driveways. As
proposed, the development would replace the two long driveways with four smaller driveways to
serve each building, thereby providing enough new curb space for one new on-street public
metered parking space. The majority of the parking (sixteen spaces) will be accessible from the
alley. However, curb cuts were unavoidable in this case as in order to meet Americans with
Disabilities Act (ADA) parking requirements, designated disabled person parking spaces could
only be provided at the building fronts to provide adequate access.

Policy 2.9.3-11 “Continue to require alley access to parking areas for all new development in
areas where alley access exists.”

As previously stated, alley access does exist on site and the majority of the parking (sixteen
spaces) for both residential and commercial uses will be accessible from the alley.

B. HABITAT, RECREATION AND PARK IMPACTS

The proposed development will have no significant adverse impact on adjacent habitat,
recreation areas, or parks. Therefore, the Commission finds that the project conforms to Section
30240(b) of the Coastal Act.

C. DEVELOPMENT

As proposed, the development is located within an existing developed area and is compatible
with the character and scale of the surrounding area. The project provides adequate parking
based on the Commission’s typically applied standards. Therefore, the Commission finds that
the development conforms to Sections 30250, 30251, and 30252 of the Coastal Act.

D. 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, 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.

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

F. 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 for the City of Newport Beach was effectively certified on May 19, 1982. The certified
LUP was updated on October 13, 2005. As conditioned, the proposed development is consistent
with Chapter 3 of the Coastal Act and with the certified Land Use Plan for the area. 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.

G. CALIFORNIA ENVIRONMENTAL QUALITY ACT

Section 13096 of the Commission's regulations requires Commission approval of Coastal
Development Permit applications to be supported by a finding showing the application, as
conditioned by any conditions of approval, to be consistent with any applicable requirements of
the California Environmental Quality Act (CEQA). Section 21080.5(d)(2)(A) 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 effect
which the activity may have on the environment.

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.
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PARCEL 1

LOT 9 IN BLOCK 431 OF LANCASTER'S ADDITION TO NEWPORT BEACH, IN THE CITY OF NEWPORT
BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA. AS PER MAP RECORDED IN BOOK 5. PAGE 14,
OF MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

‘EXCEPTING THEREFROM THE EASTERLY 11.25 FEET OF SAID LOT 9.
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LOT 10 IN BLOCK 431 OF LANCASTER'S ADDITION TQ NENPORT BEACH. IN THE CITY OF NEWPORT
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TOGETHER WITH THE EASTERLY 11.25 FEET OF LOT 9 OF SAID LANCSATER'S ADDITION TO NEWPORT
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PARCEL 4

LOT 42 IN BLOCK 431 OF LANCASTER'S ADDITION TOD NEWPORT BEACH. IN. THE CITY OF NEWPORT
BEACH, COUNTY OF DRANGE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 5, PAGE 14
OF MISCELLANEDUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID CODUNTY.

ggﬁETHER WITH THE EASTERLY 3.75 FEET OF LOT 141 OF SAID LANCSATER'S ADDITION TO NEWPORT
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PARCEL 1

LOT 9 IN BLOCK 431 OF LANCASTER'S ADDITION TO NEWPORT BEACH, IN THE CITY OF NEWPORT
BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 5, PAGE 14
OF MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

"EXCEPTING THEREFROM THE EASTERLY 11.25 FEET OF SAID LOT 9.

PARCEL 2

LOT 10 IN BLOCK 431 OF LANCASTER'S ADDITION TO NEWPORT BEACH, IN THE CITY OF NEWPORT
BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 5, PAGE 14
OF MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY.RECORDER OF SAID COUNTY.
EXCEPTING THEREFROM THE EASTERLY 7.50 FEET OF SAID LOT 10.

ggGELHER WITH THE EASTERLY 11.25 FEET OF LOT 9 OF SAID LANCSATER'S ADDITION TO NEWPORT
ACH.

PARCEL 3

LOT 11 IN BLOCK 431 OF LANCASTER'S ADDITIDON TD NEWPORT BEACH, IN THE CITY OF NEWPORT
BEACH, COUNTY DF ORANGE, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOODK 5, PAGE 14,
DF MISCELLANEOUS MAPS., IN THE DFFICE OF THE COUNTY RECORDER OF SAID CODUNTY,

EXCEPTING THEREFROM THE EASTERLY 3.75 FEET OF SAID LOT 11.

QEEE;HER WITH THE EASTERLY 7.50 FEET OF LOT 10 OF SAID LANCSATER'S ADDITION TO NEWPORT

PARCEL 4

LDOT 12 IN BLOCK 431 OF LANCASTER'S ADDITION TO NEWPORT BEACH, IN.THE CITY OF NEWPORT
BEACH, COUNTY DF DRANGE, STATE OF CALIFORNIA, A5 PER MAP RECORDED_IN BOOK 5, PAGE 14
OF MISCELLANEDUS MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, .

EQEELHER WITH THE EASTERLY 3.75 FEET OF LOT 11 OF SAID LANCSATER'S ADDITION TO NEWPORT

£ -2 06
R.C.E.31570
EXP. 12-31-06
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A
chnpgnATloN 047-041-33 PARCEL 3
PARCEL 4
LEGEND

PRDPDSED LOT LINE

— —— ~— EXISTING LOT LINE
TO BE REMOVED

) RECORD DATA PER
5 M.M, 14,

SCALE: 17=30° GROSS AREA= 12, 150 §.F.+/-
—m——ﬂ~——J LOT 35 | LOT 34 | LOT 33 | LOT 32 | LOT 31 | LOT 30 | LOT 29
LOT 4
5 ALLEY 5
"~ NB9*15'30°E ) 135, (%o')
14° 5 50 50"
LOT 5 33.75° ]33 75" | 33.78" - 3375
= d & B B 8 1 s
8 g |§ = Ig sl g S
LoT & PARCEL1 | PARCEL2 | PARCEL3 | PARCEL4
3037 S.F.+/-}| 3037 S.F.+/- ] 30p7 S.F.+/- 037 S5.F.+/-
LOT 9 Lot 4o T LOT 1 LoT 12 | LOT 13
LANCASTER'|s | ADDITIDN| ~ TO | NEWPORT BEACH
Lot 7 = I =| 2 =
@ 5 I | I Bl |5 3
¥ 1 3 9 3 3 s 3
. o o o] o ol o o
LoT B g g & g & gl I g
! : 5" 33.75%°
14 3T > "0 7803 (307)
NB9°15"30"°E 135.00°
5 2

31 st.STREET
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m LANIS KOS BARATOOA Laumes enn e
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wana owanr
Examcrars AxcHon 2 wabLuac
uPHCRIBIA GHARACIAS s
YT
3
SADUND COYREE
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avmo)

|
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o

F7} scoom rom MARATHON U O BRUAL sarm

ALL PLANTS ARE NON-INVASIVE AND LOW WATER CONSUMPTION VARIETIES

e

+
OTHER FEATURES: e 7
[ comcnra MATURAL GREY MEDIUM WASH FNESH W S

' e e e —— e s 4 i e i e e e e e

31°T STREET

COASTAL COMMISSION

EXHIBIT #
PAGE

PLANT PLAN

=TT

ey Prianon-
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43}

TO: 15

94867525923

MAY-22-2087 @3: 18P FROM:WILLIAM GUIDERO

RECEIVED

3
or /2

b

COASTAL commission

EXHIBIT #
PAGE

South-Coast-Regioh——
Py WATER MAY 2 9 2007
e _ ) CALFORNIA
SYME0L  BOTARICAL MAME COMMROR HAME COMMENT COAST OMMISSION
TREES;
&
PYR PYRES CALLERYARAN BRADFORD PEAR STANDARD 357 BOX°
RED CERGIS CANADENSIS . REDBUD STANDARD 297803 *
ARE ARBUTUS UNEDD STRAWBERRY TREE MULTI 24° BOX
GIRIE GINKO BILOBA GINKO STANDARD 3ETBOX 7
SHRUBS:
i LAVRUS NOBILIS SARATOGA LAUREL 56
e CISTUA PURPUREUS ORCHID ROCKROSE - BLANCHE 56
[ PITTOSPORUM CARASSIFOLILM KARO PITFOSFORUM DWARF 50
A CEANOTHUS ANCHOR BAY WILD LILAC 5@
E EUPHORIBIA CHARACIAS PERENIAL 5G
VINE:
* PARTHEONGCISSUS QUINQUEFOLIA VIRGINA CREEPER 6§C
GROUND COVERS:
ECHEVER!A AGAVOIDES CHICK AND HENS 16
DYMONDIA MARGAETAE 6" 0C
PACHYSANDRA TERMINALIS JAPANESE SPURG &" 0C
s ZOYS3IA GRASS, AMAZOY Z0V8IA 127 0C*

ALL PLANTS ARE NON-INVASIVE AND LOW WATER CONSUMPTION VARIETIES
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TRITHIS ENGINEERING
1624 BROOKHOLLOW DR.(C)
BANTA ANA, CA.927058
(949)642-74423

‘6
i
c—

e et 1 2 e T
B R R A R TR P
LB
3 g
H @
H e
}
i e B
i
; : | ESEURE s st et g o 8 M
Mot ¥ SRR T R b=
A H 3. L WSS S 4R T2 EXTERTOH FINIAED MAFEREAL L
ARt i w i
= t 3 Lan ]
;T e
: L <
¢l i m
| H
, H




5-07-038 (Thirty First Street LLC - Wilson)
Staff Report — Consent Calendar
Page 17 of 21

3

OF /2~

Telihon T TR R LB R NE

;; HE;QE%:E%
¥
égg . ;; COMMISSION
I
| |
:
g

u
e
WH

snoes
g

H

e N3

H R S SR G R e
ERERRAmAIRIEN | EimE
T b o iimeit
SHIHLE LRt B i
HINE R i
BE sy #Oplinai s 5
50k HEH- 1 ¥ 1]
1 EL BEE ¥ h &
1 s b pmE R ey L
i § 2 lipmd e g !
i g0 ERlil iyE ) i :
= E [ ELCUL Q- P gst KR M |
L 18 EEEE R : i

[

g TR T

NVId DNIOVHD HSIDEUd

TVIEG DVEANYE (4L

5 E‘iﬁ :_f/ i
g £l
t oik #E B &

! i L E

if o x
e ! i 55 EE § ﬁ
Hos B P
i !

RRG

o 5 L1
I

Te

.3 o .

"HEAHIDNE TI08

s> oIS 03 SOTR NS 3 Fren Tves )

YIS I 40 SINIDY WY
Loai Bl 31 BT LIGae s a1evoe |

EEEEF FEF

%L

e
"o

:
é
|
:

TRITHIS ENGINEERING
g 418 30TH. 1824 BROOKHOLLOW DR.(C)
NEWPORT BEACH, CA. 92663 BANTA ANA, CA.9R708 N
(940)642-7448 5

AV e

g
=
1
QLoD
TIREEON  seavm:




5-07-038 (Thirty First Street LLC - Wilson)

Staff Report — Consent Calendar

Page 18 of 21

SHEET INDEX

COASTAL COMMISSION

SITE / PARKING PLAN

LOMER PLOOR FLANS - MAIN FLOGR FLANS.
UPPER PLOGR PLANS - ROOF PLANS

14" / FT. SCALE PLOOR PLANS
sEcTIONs

EXTERIOR SLEVATIONS.

EXTERIOR BLELVATIONS.
awvrr
AREA CALCULATION PLANS

|
]
2
“
5
& | SECTION AND EXTERIOR ELEVATION
&
a
a
0

AREA CALCULATIONS

FLooR RESCOGAL ] COBRCIAL ToTAL
LoWRPOoR | 214 tar| mo sart | scmAs
MAMFLOOR | 1412 sa )

U oo | sdo sarr

ToTAL 28455 sa.FL] mo oa P 205 @ T

OF /2=

2

EXHIBIT #
PAGE

REQUIREMENTS FOR 5@, FT,

3
&
o

3
Ll

Wikl
BEL
QUiD!

T ALERNENG DESINE -

e e v 1

6. A MIN. 4-FOOT DE AD A COMPLIANT SIDEWALK SHALL 6E PROVIDED BENND

13, CITY COMGL APPROVAL REGUIRED POR ALL CLIRB CUTS ALONS Bisk..

N
ﬁu H
B
Lot arEA BEA® - sm8780a b © | ureor m m
. PRNS FLOOR
MAX RESTERTIAL < 3408 2a. P, L, Pl 3y w.
MAX COMERCIAL 28 - 50« Te4n - meatarT 200
MAX BILDARLE AREA |28 = samsarT © ToR . n
PRis o %
HiGH WALL -3 W«
- L
i 13
e | 3
850 3
Ton b3
i) § | 4o rish —f
KNS & [l _ =
mxa 9
HARDICAPPED
 am] PARKING
‘ omive o . il By
REGUIREMENTS FOR PARKING T . 1 — — = M
e 50! FROPOSED~. 307 B 8-
Jeerrencin mo sa T - reeace ] Wﬂnmﬁ.nwmmrﬁkmk\ an_u.RLrhwu.e | WA\ I3 - ) Fxe o< | VFL@M\»._VQ I ! g
REsipENTIAL ) 8PACE COVERED ' ' 7 [Pt . . L= s Lo masiael ~~} [
: . . NEW 237X BT PARKRING SPACE B NEWE 237X 8 PARKING SPACH PARRING SPALE ™ (2) 357 B FARKING SPACH
1apsca com , : 0 20 % . sanspis e 2
© e sReer RECOCATED To HERE £
e e - - B Wm
|||||||||| 'S
-z =
[ e e | ~
. _\@Wna/ﬂ | ®Fte |
L= S W
¢ € DRIVENAT Tﬁg:\m\;« @ ‘& spER {E) DRIVERAY =
. e —
BULK SOUARE FOOTAGE - [Eak:
e e SITE PARKING PLAN qew
LOWER PLOCR, 1044 - COMMERSLAL ¢ RESIDEKTAL AND STARS { NOTE:
265 - MECKANICAL ANG REGUIRED GOVERED PARKING g e~
1e01 1426« 254 UPPER AND ROC = 1661 { 59 10T COVERAGE J 1 BACH UNIT SHALL HAVE SEPARATE SEVER GLEAMGUTS AND WATER METERS, {1 RED CiRBAS IS REGUIRED BETHEEN DRIVINAY TOP OF "x'a AHD THE NEARDY —_—
ON-STREET PARKINS SEACE T's.
2. WL 5% OF ANY EXTERIOR PAYED PARKAAT AREA AND A MIN. OF S0% OF ¢
MANFLOOR, 1415 -~ RESDENTAL I AREA OF KERIRED PRONT YARD SETBACK HALL BE PEVOTED 10 B. THE ONAER BHALL PAY THE COBT OF PURNISHING AND INSTALLINS NEv e
20 — BLEVATGR S P CAITING AREAS. PARKING METERS ALONS THE Stst PRONTASE, - en
14415 1443 s BHALL BE FIRE SPRINKLED THROUSHOVT. 4. PROVISIGNS SHALL BE WSTALLED 70 COMPLY WTH THE CITr'S GH.siTE
- "NON-STGRM NNGIR RETENTIGH REGIREMENTS.
g LOT AREA 81867 X 150w (1394 25) 4. BILDRISS O SEPARATE LOTS T0 2 COMPLETELY SEPARATED, BGTH SEISHIC
UTIRFLOOR. 840 - RESENTAL 3022 MAX BULK AREA ALLGHED . SEPARATION AKD OCCUPANEY SEFARATION 18 REGUIRID. 10 ALL JTILINES SERVINS THE DEVELOMHENT SHALL BE (NDERGROURD,
304 - 3- STORY OVER 15! STARS
2. ALL ABOYE-SROND MPROYEMENTS SUCH AS PALLS SHALL STAY A M AL LA TRVELCMENT, MO
= o L At oy crecx, ITRITY COMECTION FEES. SHALL BE PAIG:

AL BXISTINS AHD OR/ NEN PARKINS METERS ALGHS THE Blst. PRONTASE.
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COASTAL COMMISSION

EXHIZ T #_ 2
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