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June 13, 2011 

 
TO:  Coastal Commissioners and Interested Parties 
 
FROM:  South Coast District Staff 
 
SUBJECT: ADDENDUM TO ITEM W10c, COASTAL COMMISSION PERMIT APPLICATION 

#5-10-298 (Advanced Group 99-D) FOR THE COMMISSION MEETING OF 
June 2011. 

 

Revisions to Staff Report 
 
Commission staff recommends the following revision to the language of Special Condition #14: 
Revised Final Project Plans clarifying the intent of the special condition. Deleted language is 
shown in strikethrough and new language is in bold, underlined italic.  Staff proposes new 
language for Special Condition 14 on page 11 of the staff report as follows:  
 
14. FINAL PROJECT PLANS 
 
A. PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 

applicant shall submit, for the Executive Director's review and approval, two (2) full size 
sets of final revised project plans with City of Newport Beach Approval in Concept.  The 
final revised project plans shall be in substantial conformance with the plans dated April 
11, 2011 and submitted to the Commission on May 9, 2011 and conform to the 
requirements of the special conditions of this permit and indicate the final layout of all 
development including but not limited to: grading, buildings, water quality management 
system, decks and existing docks and piers.  No work to the existing docks and piers is 
authorized by this coastal development permit approval. The plans shall be revised to 
include the following:  
1. Depiction of all existing development on the site, including the existing bluff stairs 

and the existing dock system configuration as no demolition or work is proposed 
for the site below the 50.7’ elevation contour and no dock structure replacement 
is authorized by this permit.  

 
2. Depiction of proposed park bench and drinking fountain view corridor access 

improvements outside of the project property line on the public-right-of-way at the 
corner of Ocean Blvd. and Carnation Ave. 

 
3. No development shall be sited seaward of the Predominant Line of Existing 

Development (PLOED) at elevation 50.70’ (e.g., grading, enclosed living space, 
cantilevered decks, cantilevered patios, fences, guardrails and cantilevered pool 
areas). 

 
4. No development (e.g. grading, foundations, structures, etc.) shall occur below the 

PLOED at elevation 50.70’ (except as follows: i) to install the 31 caissons/piles 
for the pile-supported retaining wall depicted on the conceptual grading plan 
dated April 11, 2011 and any tieback anchors), ii) for 24” deep footings below 
the concrete slab bottom at 50.7’ elevation to support structural internal 
and perimeter building foundation walls, iii)  slab waterproofing systems 
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between native soils and slab, iv) sewer to serve the proposed 
development; v)on site drainage pipes underneath the slab.  These 
ancillary utility systems may be permitted no more than 36” below the 
concrete slab bottom at 50.7’ elevation.  Perimeter building foundations 
shall not project beyond the exterior building walls.  All utility and drainage 
lines shall be located landward of the bluff face and perimeter building 
foundations. 

 
5. Grading of the bluff face shall be minimized wherever possible.  No further 

grading of the north bluff face (Carnation Ave. bluff) than as proposed in the 
plans dated April 11, 2011 (the lowermost exposed visible surface of the 
development on the west bluff or “Ocean Blvd. bluff” at the 51.14’ elevation, 
approximately half a foot above the established PLOED at 50.70’ elevation and 
on the north or “Carnation Ave. bluff” the lowermost exposed visible surface is at 
61.31’ elevation).   

 
B. The permittee shall undertake development in accordance with the approved final plans.  

Any proposed changes to the approved final plans shall be reported to the Executive 
Director.  No changes to the approved final plans shall occur without a Commission 
amendment to this coastal development permit unless the Executive Director determines 
that no amendment is legally required. 

 
On the last section of page 17 of the staff report, staff recommends addition of the following 
language to the findings addressing the added language to Special Condition 14:  
 
Bluff Setback - Use of Predominant Line of Existing Development 
 
In the City of Newport Beach, the Commission typically imposes a minimum bluff edge setback 
of 25 feet from the edge of the bluff for primary structures on bluff top lots subject to marine 
erosion (e.g. the enclosed living area of residential structures).  However, the Commission has 
used a different approach in areas like Corona del Mar where there is already development on 
the bluff face.  Specifically, the Commission has used the City’s bluff setback LUP provision to 
maintain an equitable approach to setback conditions that are consistent with the prevailing 
patterns of development in Corona del Mar and that are appropriate given the relatively stable 
geology of the area.  In the Corona del Mar community, the City’s CLUP has specific policies 
permitting new bluff face development (i.e., no bluff edge setback) on lots with pre-existing bluff 
face development if determined to be consistent with the predominant line of existing 
development (PLOED), but only when no feasible alternative exists and when designed and 
constructed to minimize alteration of the bluff face, to not contribute to erosion of the bluff face 
and to be visually compatible with the surrounding area.  These setbacks are deemed 
acceptable within this area of Corona del Mar based on the relatively stable, underlying bedrock 
of the bluffs in the area.  The intent of the setback is to substantially reduce the likelihood of 
new development from grading down further and altering the remaining bluff face (as substantial 
pre-Coastal Act development on the bluff face exists in this area of Corona del Mar).   
 
The PLOED for the project was established at the 50.7’ elevation by the City.  As 
proposed the lowermost section of the basement slab is at the 50.7’ elevation. However, 
as indicated in the section above, excavation for the basement level will require a 
caisson/pile supported retaining wall proposed to be kept in place rather than removed 
after excavation is complete.  These caissons and other support systems of the project 
such as the 24” deep footings for the building’s concrete perimeter foundation and 
internal structural walls, slab waterproofing system (e.g visqueen layer between concrete 
and native soils), sewer waste lines to support the proposed developemnt and drainage 
lines will by definition be required to be placed below the basement slab and therefore, 
would be placed below the PLOED. These ancillary systems are required per 
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geotechnical recommendation and are basic building code requirements typically placed 
in a trench 36” below the lowest finish floor elevation; in this case 36” below the 50.7’ 
elevation.  Special Condition 14 requires the applicant submit final revised plans 
including final grading and foundation plans and limits development below and seaward 
of the PLOED of 50.7’ except for the installation of  the 31 caissons/piles for the pile-
supported retaining wall and any tieback anchors, concrete perimeter building 
foundations and ancillary systems required to support the building such as slab 
waterproofing systems, sewer and drainage systems.  These ancillary utility systems 
may be permitted no more than 36” below the concrete slab bottom at 50.7’ elevation and 
perimeter building foundations shall not project beyond the exterior building walls.  
Furthermore, the condition requires all utility and drainage lines to be located landward 
of the bluff face and perimeter building foundations.  This condition ensures the project 
substantially conforms to the  PLOED setback.
 
Furthermore, the Commission finds that development on the upper portion of the bluff face does 
not result in a geologic hazard in this case because, as indicated in the geotechnical report, the 
geologic stability of the site is adequate to support the proposed development.  Applying a 
PLOED setback would be appropriate for the proposed project considering that the proposed 
new structure would not daylight lower down the bluff face than the lowest point of visible 
development on the existing pre-Coastal Act structure on this bluff.   
 
Correspondence 
 
Staff received two ex-parte communications between Commissioners and the applicant agents, 
a copy of the information package the applicant provided the Commissioners prior to the 
hearing, 33 letters in support of the project and 15 letters in opposition between May 27 and 
June 13, 2011. The letters in opposition to the proposed project express two main concerns: 1) 
the scale of the project/above ground mass of the proposed structure/consistency with the 
character of the neighborhood and 2) protection of the coastal bluff. Staff believes these issues 
are adequately addressed in the staff report.  
 
Additionally, there was one letter from Mr. Ron Yeo, Architect with an office in Corona del Mar 
raising a concern regarding the accuracy of the actual view cone as depicted in the proposed 
public view exhibit (Exhibit #9) in the staff report.  To address Mr. Yeo’s concerns, the applicant 
revised and re-submitted the attached Exhibit #9 and provided photographs comparing the 
standing view cone and the view cone sitting at proposed new public bench at the view corridor 
to clarify the existing and proposed view of Newport Bay and the Pacific Ocean if the project 
were approved. The new revised exhibit and photographs are included in the addendum.  The 
proposed new structure would be set back 14 feet landward from the existing structure’s 
location which accounts for the increase in the view corridor.  The sitting view corridor from the 
proposed public bench though expanded, would still be partially obstructed by the adjacent 
property’s wall/hedge.  Staff will conduct an investigation into whether the adjacent property’s 
wall/hedge is permitted with a coastal development permit to further address Mr. Yeo’s 
comment regarding expanding the public view at this public view corridor.   
 
The proposed view corridor is not a condition of approval but is included in the project proposal.  
Special Condition #9 requires that no development other than the proposed bench, water 
fountain and landscaping be sited within the proposed 44-degree wide view corridor located at 
the corner of Ocean Blvd. and Carnation Ave.   The special condition further requires that the 
landscaped area within the view corridor only be planted with low-growing native or non-native 
drought tolerant non-invasive vegetation that does not reduce, obstruct, or in any way interfere 
with public views through the view corridor.    
 
Staff recommends approval of the proposed project with eighteen (18) special conditions. 














































































































































































































































































