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REVISIONS

PRELIMINARY GRADING PLAN e

FOR TENTATIVE TRACT MAP NO. 19412
IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA

I3|IIII|IIII4|

SITE ADDRESS: BENCHMARK:
396 E 21ST STREET ELEVATION=162.129 FEET, (NAVD 88) 1995 OCS ADI. " . =
COSTA MESA, CA 92627 THE ELEVATIONS SHOWN HEREON ARE BASED ON COUNTY OF ORANGE BENCHMARK NUMBER "CM-16-71"; N+
R/W ¢ R/ R/W b APN. 426-171-23 ELEVATION: 84.189' (NAVDS88)(1995 ADJ.) o
W R/W T
PROJECT SITE 60' —— PROJECT SITE 60' AREA SUMMARY 2
—— 30 " . 30 . ’ o 30 o . 30 . ' TOTAL AREA — 65,000 S.F.(1.492 A.C.) BASIS OF BEARINGS: -
| o ' . ) 1 Ao T ‘ THE BEARINGS SHOWN HEREON ARE BASED ON THE BEARING BETWEEN 0.C.S. HORIZONTAL STATION GPS @[~
5 EX. SIDEWALK | EX.SIDEWALK 4 f=— — 4 ’— EX. SIDEWALK | EX.SIDEWALK —’ 4 = ——————— 7:,;;;;'13- o } ‘,‘ OWNER / SUBDIVIDER: NO. 6228 AND STATION GPS NO. 6206 BEING NORTH 40°38'38" EAST, PER PARCEL MAP 95-120, P.M.B. 292/45-46, QT
EX. LANDSCAPING » EX. LANDSCAPING " EX. LANDSCAPING | EX_LANDSCAPING " ]XL iiiiiii . o MODERN MOBILE VENTURES L LP. IN THE OFFICE OF THE ORANGE COUNTY SURVEYOR. (EPOCH ADJ. 2007) -
| 0 (J] 0| I ! ( ) B
N 294 . 29, 2% N 2 20 20, 2% . — m C PETE ZEHNDER .
T/= - - TmTrRey== e T S e S b X B
—=E=f = ——1 —— = — === ————T e —— =3 R 2454 ALTON PARKWAY
— ! T " — _‘————::IJ r— — 1| I’:C —————————— X = ___‘——:::E“ r— ' ‘ | [o
ey | IRVINE, CA 92606 -
EX. CURB EX. CURB D ‘ ’
EX CURB& / v\ pAVEMENT &' EX. CURB & GUTTE%U(TYIf; EX. AC PAVEMENT GUTTE%U(TYI% w } o . | (949) 230-5426 PUBLIC AGENCIES & UTILITIES
GUTTER (TYP) : GUTTER (TYP) T o, o ASPH PETE@COLLECTIVEHOUSINGSUPPLY.COM
TYPICAL SECTION: E 21ST STREET TYPICAL SECTION: TUSTIN AVE o e ——— AGENCY PHONE NO. .
NOTTO SCALE NOT TO SCALE 1 i ﬁ' Aﬁ\ICISCO DR ENGINEER: AT&T - DISTRIBUTION 714-666-5503 I-_IIJ
cone 7 o o ] ROBIN B. HAMERS AND ASSOCIATES, INC. CLEAR CHANNEL OUTDOOR 213-305-0045 <
| I 1 B 130 MCCORMICK AVE, SUITE 101 MESA CONSOLIDATED WATER DISTRICT  949.207.5518 O
” y | L ‘ P.L.BLOC NS - ‘ || eren) e o Coo T MESA, CA. 92626 SC EDISON 714-796-9932 »n
’, N | L || EXIST. 6' HIGH P.L. BLOCK WALL CONSTRUCTED i ’J i 1k S (949) 548-1192 i
BN .. y FER RO 10059 ORI e i | CosITA L e g
! ! — _ “: ! ! ! - -
: il T ; | P APNA26-171-5 e 3 DENSE TREFS |} = A TIME WARNER CABLE 714-903-8446 —
\ iy — ——_ e K R2-MD ZONING \ (0]
1 I\ DENS A A Y —— S 0 . CITY OF COSTA MESA 714-750-5000 =
| i ETREES TYemne b __ ___CONN49°21'38"W 327.07 ] 88.22) IC T LEGEND: o
! e —— , . . . 757.77) FL = , ASPH ASPHALT
;‘/ = 52.5' 500 = - 34.2 34.2 @/\ 34.2 - 37.2 L e i : arl NG o
! T - e} = O é‘ P e 2 BW BACK OF WALK
; H EW LOT 8 ) 0.8% L R R AR S 0.8% 7S ] P S CLF CHAIN LINK FENCE EASEMENT NOTES
; HE 1398 SF GROSS:{ = = N e fe CONC ~ CONCRETE R
| 820l kI 7 1065 SF NET ° oK ~ S ol 9 : . 3 ) x Dol ] EC EDGE OF CONCRETE No. Description
\ HP?]TW £ SR oY = Y LY - PN ; AV 2 ’ = \ / o EG EXISTING GROUND
x JSedin o i 4 O , ) : S s 1) 1 ; | e EASEMENT FOR INGRESS & EGRESS FOR THE BENEFIT OF PARCEL 2, PER PARCEL MAP
' 70 "1 | FF=87.90 & ) T - o < o H- ) A | = ! i EMH ELECTRICAL MANHOL @
s : i B <& , — 1 ST LTI 5\ (G7.00) : ‘ I 98-120, P.M.B. 292/45-46 TO BE ABANDONED.
T paD=87.2[ 525 ey J IRy R AR N Ty TRy 181.70) P CoT EP EDGE OF PAVEMENT
\ 13 0 \ — | S HF— 1] S " 3 S HE - = = \ m\ NEW. FI | % EPB ELECTRICAL PULLBOX 4.00' WIDE EASEMENT TO SOUTHERN CALIFORNIA EDISON, PER GRANT OF EASEMENT
\ \ - To-~o______1L \ = ' - | S
\ B\ - 5 AT NEW. o | FH FIRE HYDRANT RECORDED JUNE 18, 1997 AS INSTRUMENT NO. 19970280202, O.R. ABANDONED PER
! | LOTO |- LOT 7 ) LOT 6 S LOT 5 T o r R, c§% N“ " e WATER METER | || FL FLOW LINE QUITCLAIM DEED RECORDED 8/6/25 AS INST. No. 2025000218140 O.R.
1 1293 SF GROSS|'"| K B I -3 - i , s — EX. |
) | \ 1 T S GRC V4 I A BN T — 2 3 LOT 2 ok .- LOT 1 |5/~ 1§23 w11 /1 TO REMAIN FOR - FS FINISHED SURFACE 8.00' WIDE EASEMENT FOR INGRESS-EGRESS AND UTILITIES FOR THE BENEFIT OF
: | 985 SF NET 5725 SF GROSS S 2938SFGROSST 1S 2938 SFGRO 3143SFGROSS 12 saiosrGrosstT2ls | £l L GM GAS METER @
\ 7 O AW £ | 2938 SF GROSS! N 2 SRS EN | IRRIGATION PURPOSES | | PARCEL 2, PER PARCEL MAP 98-120, P.M.B. 292/45-46 TO BE ABANDONED.
A | —— 1892 SENET| 7= 2016 SF NET =4[+ 2016 SFNET T 4 °F- 016 SENET. L SFd--. 2016 SFNET 1118 2193 SENET, [# o} 5| Bhoo) v | s T | GV GAS VALVE
2 Hgf' y PRI RERET | B | \ | RN B ot waoif] 2016SENET - wL 2 ¢ / s, R AL - - X 6' HIGH P.L. BLOCK LIP LIP OF GUTTER 14.00' WIDE EASEMENT FOR INGRESS-EGRESS FOR GRANTEE AND/OR HIS TENANTS, PER
~ | Lot ~——— AR Y ' ' g B IGIRREN M BAETR KN S AR | (1 ) -y " "
S 2 14‘ L) v vl s Sk (;/7(%)7 I/ WALL CONSTRUCTED MH MANHOLE @ DOCUMENT ENTITLED "EASEMENT" RECORDED APRIL 10, 1997 AS INSTRUMENT NO.
= | 1 . T 1l A o 53 MR PER PERMIT BX21-00389 NELY  NORTHEASTERLY 97-165582, O.R. TO BE ABANDONED.
Z | .. 41| |FE=8926 §.e] |FE=89.62 o Wl TO REMAIN NWLY  NORTHWESTERLY PROPOSED INGRESS-EGRESS, ACCESS, DRAINAGE AND UTILITY EASEMENT TO BE
5, | Y- 1:] [PAD=s88/7 [l] [PAD-88.95| 1= 7 :f e PKL PARKING LOT LIGHT (E) | Rt avED ON LD FINAL Map ’
O£ \—/ | Y o | PL PROPERLY LINE ;
2 3 i Al 1%} - - @0‘9 5 A | I L } | RR. RAIL ROAD @ PROPOSED EXCLUSIVE USE EASEMENT FOR BENEFIT OF ADJOINING LOT TO BE
<5 1= LOT 10 10EN o © N Al 30 b 0 bl SE'LY SOUTHEASTERLY RESERVED ON THE FINAL MAP.
5 o ¥ 2564 SF GROSS o4 - %@” =i LT 20’ 20" =+ 7?1-' SL STREET LIGHT @ PROPOSED EASEMENT FOR PARKING, PEDESTRIAN ACCESS AND UTILITIES TO BE
oS Y 1953 SF NET ; T T N QRGN o SMH SEWER MANHOLE RESERVED ON THE FINAL MAP.
S% Lt FF-87.57 - e T ot e NERcEN | | SWLY  SOUTHWESTERLY
ng e PAD=86.9 SOOIV I O DD, ST TN RN A TP vy | P751) 1P e TC TOP OF CURB CONSTRUCTION NOTES
. ;' } 1R | . s 3420 [N e e e e 370 ::/.'.'-" P ‘.\ b ’I } - | TG TOP OF GRATE
=R | N =1 x ©91' 38" ' Iy =12 t 1 TELEPHONE MANHOLE
' L S | N49°21' 38"W 73.50 =l T\ TMH inti
Tm b d | % ik \ =
== 834‘ | RN R Pl N AR S INCONC NOT A PART g %L "3}~ PORTION OF EX. BLOCK RPTB ¥g€§§éc() IS\%SI{I&I{J Ilj}FJLLBOX No. Description
T S Hpra - \ =111 J———— =|! WALL TO BE REMOVED
© é L T ; . \ e () ey |2 & ‘ ‘ 40°38'22"E 8.00'° DA i " OR MODIFIED. VLT VAULT CONST. DRIVEWAY ENTRANCE PER CITY OF NEWPORT BEACH STANDARD , STD. DWG. NO. 162
£ D < g ; i+ — | — FF=88.42 =| [FF=s8839 — FF—88.57 e oN-——— ;e ————=== ) 1w | ‘ WM WATER METER (W=25', X=3").
L | 8 ™ - I Ay FE 8_8'04 ! [] PAD=87.55 [] PAD=87.82 [] PAD=87.90 1 i x C | \'A% WATER VALVE
58S | O | o ! PAD=87.37] | ] — ] i n —— C ‘ Dy WVT WATER VAULT CONST. DRIVEWAY ENTRANCE PER CITY OF NEWPORT BEACH STANDARD , STD. DWG. NO. 162
Y o S RVaN N : N ST N ] ! ! DENSE "TREE , ! | (W=16', X=3".
N S | NI PR : u u n o | 3 T s SEWER
/ : [ > | EiR 1AW | ] L | B 11 / =7 " WATER CONST. DRIVEWAY ENTRANCE PER CITY OF COSTA MESA STANDARD , STD. DWG. NO. 513
o b4 LOT11 13 & mk £ 2, LOT 21 ' 7= LOT 19 T LOT 18 ™ B ———— EX. 6 BLOCK WALL Lo | STORM DRAIN (19) (W=25", X=4").
SI5u| 2564 5FGROSS ob 10 Y477 SFGross | = "2976 SFGROSS | = 43237sFGrosS [ _ [ | | TO REMAIN o e o FLOWLINE
.l 1954 SF NET e \Dssasener e | W7 :22380 SENETS 172515 SFNET ‘ 2] | CONC | | v o BLOCK WALL ) | : BUILDING FOOTPRINT §1E3c(%)stg.51'/zX D‘ISVEWAY ENTRANCE PER CITY OF COSTA MESA STANDARD , STD. DWG. NO.
FF=87.33 Ao AT T 1 | RN L o B RYEER ~ G | N | | TO REMAIN ? ——-—— CENTER LINE 170, ATR).
= i "+, .. | PAD=86.6 1% Qh{_ L il l'% \ I | RO B A /! A ‘ E | ‘ | Cuine 1 ™ | f | — — ‘| ————————  (CURB & GUTTER
] I e 5. Oz Filnws P | R Lil e B ey — 3 i L ( } | 4 e eme—e— [ OT BOUNDARY @ CONST. PARKWAY DRAIN PER CITY OF COSTA MESA STANDARD , STD. DWG. NO. 418.
; 21 NI T N [ Ly [ ot NN Ty Y CONC ) ! -—
a' ' . . LY / i d . H O ~ 14 7’ U VA ’ \ I . ) / - 4 / ! I
/ K] AR , 854 =k | SN / L] ARl e T ‘ | \ B |
/, | i PZI;EEE% 22 NI e 3 - | Vel <ol ﬂgf/ z’: _ 4 CONC / D | TRANSFORMER (3) | UNDERGROUND INFILTRATION BASIN,
/ SDOEY RN e R 11 DR S ‘ | e [ S b = | B[ (RS R B RS) | . -
‘ RV 2R R e R ‘ | N o | TR |Vl , g2 1 S | o z | } | sl ASPHALT PAVEMENT
, t=p] w4 ) —— eyl ST Tl T 0 | 2l B g L @ OVERFLOW PIPE & OUTLET BOX.
§ N y/ | I I ’ | B REN DR AT BEE SR N 5 STARY APARTMENT BUILDING 2 f Sl = 5 I | WA 05 CONCRETE PAVEMENT
| S I FF=87.00 @ N - AR A el TR 3 ) O Ok @l N APN 426-171-22 i Z. E [z Y I BEE— @ CONSTRUCT 3' V-GUTTER - SEE DETAIL BELOW.
" [PAD-863 | 85.68 o B SO AR AN Neb/g BN RN DR LAERE N B8 R2-MD ZONING T - IR
N Iy LOT 12 - ¥ FL T T [ A N G e - ’ H‘ 2R = o > S ‘ . SECTION NAME
3 B I “ \ ” F—
B b 5554 SF GROSS PPS oesss K Ok N 35 o O 37000 = P S ~ < | o (] : @ CONST. 6" CURB PER CITY OF COSTA MESA STANDARD , STD. DWG. NO. 312, TYPE "C-6".
o<, T I R R R R B B B s Y A R O : ~ [ ‘\
E 1% 1954 SF NET A RN SN R L L S ' | R SUlb & 6;507529.' & L ] 1 ad Iz B a A= I
i MR Ll C03% . Tes | B AN R BN o G N 3 | 1|t g LB B ; IR SHEET NUMBER @ CONST. DBL. C.0. MANHOLE PER COSTA MESA SANITARY DISTRICT STANDARD, DRAWING
&) 3 | %:::3 =+ .d\“". ) z I_{ i (; H ‘ ‘} ‘\‘\O » \\‘ 6 i % ;’ O ‘ 71U | NO. S-107A.
Z | e || SN ! | w | B> IS
z | ] = | 1 o . e e = s o STORM DRAIN INLET.
Q %5\5 ke .-,r' | BN I ‘ \ = | e v [ \ |
S ik el Ko | EX. 6 BLOCK WALL | ! <2l = PR I
é i - ‘4: x I ] II <I§I ‘ :/ TO REMAIN ‘ \ Eﬁ).g ‘ \‘l: % .‘\ A” ‘ — J \‘ |
o ¥ ©2 TR ‘ 7 T i S ' Hcone F-I R A 1
SR ¥ N e P - Ao B B! 8N R —x— —x——= "] p | [} \ VL | ! | \ | 8
< I 9 | < v PAEPPAR U - \ - O‘ ! 7)) \ >< Q / _ \ >
A A g2l LE oo :
g s | | b T I | [ 2 { g e B S 5 I | :
SR EEEl Fle et [doris I brorie (Lot fF N e e :
/ § | —— - LA f==5554 SFNET { "< 2772 SF GROSS . 22771 SF GROSS .+ :¥2928 SF GROSS |\ L >!g 5l e | T @ =
S/ R B3 LOT 13 Dl 1] : [ 2352 SFNET ([ 2352 SFNET ] 2486 SENET | v N L ! S o o | \
’ ~ < Meiz] 2752 SFGROSS BRI FF=86.99 ] FF=8/.11 ] FE=87.34 ] FE=87.52 \ 3} 'T"/@J“ - | l\
1 ; ' .0 = = = = = = k A O n - \
B z 5099 SE NET o - PAD=86.50 - PAD=86.67 - PAD=86.85 N\ IS b2 o ‘ ]
—_ i, [ [} [— [} =\ (D |
ES ‘ ":I" [ ] [ 3 m Y T~ i i 4 = .‘ <
SE = m m Mo B j ol
z & | PORTION OF EX. BLOCK dmrmrmmermrmrmeesesmrsest) alae
oF S WALL TO BE REMOVED | é & /
.I-' - . 'N49°21'38"W 215.9%
RN CONCRETE SIDEWALK [t A 5 0 20 40
T T g S —— , == T ) Feet
\V//_ﬂ-/—ﬂ}jigf" o o & Rl T Vicinity Map
—— IS R U Ye
\-U . 5 “i@ § N : Not to Scale Map Date: 8/3/26
1C IR
o ASPH PREPARED BY: SHEET
e ROBIN B. HAMERS & ASSOC., INC. CITY OF COSTA MESA
21ST STREET CIVIL ENGINEERS 2
130 MCCORMICK AVE, SUITE 101 oF
PORTION OF EX. 6' BLOCK COSTA MESA, CA. 92626
o o COSTA MESA TENTATIVE TRACT MAP NO. 19412
T — PRELIMINARY GRADING PLAN 3
***************************** 81326 396 E 21ST STREET, COSTA MESA, CA 92627
DENSE TREES ——— o T N MICHAEL BENESIT, R.C.E. 37898 DATE
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24"X24" INLET WITH FLEXSTORM INSERT

CLEAN, CRUSHED AND ANGULAR
STONE WITH AN AASHTO M43 DESIGNATION
BETWEEN #3 AND #57

PRELIMINARY GRADING PLAN

FOR TENTATIVE TRACT MAP NO. 19412
IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA

STORMTECH SC-740 CHAMBER
(TYP)

VARIES - 84.74 + FINISHED SURFACE

BLDG LINE (i BLDG LINE
ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL |
AROUND CLEAN, CRUSHED, ANGULAR STONE 81.74 I
TOP GRAVEL 33
AN
\ I 4' 12.5' 12.5' 4'
5' MINIMUM
{ § 6" CURB |
12" FLOWLINE

77.07
BOTTOM CHAMBERS

3'GUTTER / |

[ 9"

= *m*\mfuf s ™ Y s \*H*\H*

== EW[W:W:EW W W—W*W*W*WE?

=TT [HITEATET =TT
o SUBGRADE SOILS

76.32

AC PAVEMENT

TYPICAL SECTION: ON-SITE DRIVEWAY

BOTTOM GRAVEL

o

-t 6"

12—

— |———— 51" —— - 12"

11

SECTION H: BMP-1

CLEAN, CRUSHED AND ANGULAR
STONE WITH AN AASHTO M43 DESIGNATION
BETWEEN #3 AND #57

84.74
TG

SEE PLAN FOR LOCATION

NOT TO SCALE.

COVER ENTIRE ISOLATOR ROW WITH ADS
GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE

8 (2.4 m) MIN WIDE SC-740 CHAMBER

/ DUST /

4" INSPECTION PORT

St

N

77.49 INV =

NDS 9" SQUARE TAPERED POLYPROPYLENE
CATCH BASIN, USE RISERS AS NECESSARY

8" INLET & OUTLET PIPES

76.24
BOTTOM [

Y

5' MINIMUM

78.74
TOP

/ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL
AROUND Cl| ), ANGULAR STONE

m
U

L

il

=

75.49 /

BOTTOM GRAVEL

12" MIN. — ==

9" SQUARE ATRIUM GRATE IN LANDSCAPING

9" SQUARE FLAT GRATE IN CONCRETE

9" NDS CB INSERT. —

VARIES

24" (600 mm) HDPE ACCESS PIPE REQUIRED
USE FACTORY PRE-FABRICATED END CAP
WITH FLAMP PART #: SC740EPE24BR

21 CHAMBERS - 149.5'

A

SECTION I: BMP-1
NOT TO SCALE
STORAGE TO TOP OF CHAMBERS = 3,146 CF
REQUIRED VOLUME = 3,090 CF

NOT TO SCALE

_sf—— SC-740 END CAP

12" LIP

24"

OPENING

" T T
| /
EX.ACPAVEMENT / px CURB &

BLDG LINE G BLDG LINE
33"
25'
4 12.5' , 12.5' 4
6" CURB
i FLOWLINE
U
—

AC PAVEMENT

6" CURB FACE

&GUTTER

SOUTH DRIVEWAY

NOT TO SCALE

REVISIONS
# DATE DESCRIPTION
PL
SITE
| *NOTE: WALL
' 8" MIN. TO DIRT / BUILDING PER SEPARATE
, BUILDING PERMIT
EXISTING WALL 5 PL G BLDG LINE
TO REMAIN = | |
S EXISTING WALL Lo
Z EX. GRADE TO REMAIN 31'
EX. GRADE 25
\ l FINISHED FLOOR 2' 12.5' 12.5' 4
— " DRIVEWAY
N e atatett 6" CURB — ORIVEWAY
______________ 25 ST EX GRADE\ T OWLINE
;me N = 1 [ =

1

SITE

WALL

BUILDING PERMIT

PL
TUSTIN AVE
qll EXISTING WALL *NOTE:
| TO REMAIN ' 8"MIN. TO DIRT
| 8'
30"
20' 10' —

| EX_SIDEWALK

\ ONE LAYER OF ADSPLUS125 WOVEN GEOTEXTILE BETWEEN
FOUNDATION STONE AND CHAMBERS
5' (1.5 m) MIN WIDE CONTINUOUS FABRIC WITHOUT SEAMS

GUTTER (TYP)

SQUARE H-20 TRAFFIC
RATED GRATE.

PAVEMENT SURFACE

1T

7 /Q

NV |
E i |
FLEXSTORM PURE Y I ,'
~— 9-3/8" WIDTH FILTERBAG & — ) |'
- ] kB |
—_ z E==ji= \ ,'
111 [ p— ‘ [, ]
| NN N RO e = —
Hils == ©° —LL— ][]
/ H\HmH\mHWH L
\\ /l 7mmmmmmm x
\ / ==
\ / p
\ ]
\ /
—————
6"x4" PVC BEND OR TEE
= I 1=l I I
6" PVC (SCHED 40) 6" DEEP A.B. BELOW BASIN.
AREA DRAIN INLET/OUTLET PIPE

NOT TO SCALE

PRECAST CONC. CATCH
BASIN - BACKFILL

EXCAVATION W/3-SACK
SAND CEMENT SLURRY

8" PVC (SCHED 40)
OUTLET PIPE

COMPACTED SOIL

2' SQUARE DROP INLET W/CB INSERT

NOT TO SCALE

——E\_\F e e e A q\
—rF— N\ s - - : -
=N A
H | = =ENE= PROPOSED
=T TT—ITI—T1 L SIDEWALK
1
1
SECTION C
NOT TO SCALE
PL
SITE
| *NOTE: WALL
+ 8" MIN. TO DIRT BUILDING PER SEPARATE
, / BUILDING PERMIT
EXISTING WALL 5
TO REMAIN E
% EX. GRADE
EX. GRADE "
L FINISHED FLOOR
2% » N
____________________ -__"__.‘____"___ p
rmwf — =
‘\HM\HM\HW FMFH.'
- L \ OVEREX. PER SOILS ENGINEER
\¥
SECTION E
NOT TO SCALE
PL
E 218@"1: ST SITE
| EXISTING WALL . XNOTE: WALL
! TO BE REMOVED + 8" MIN. TO DIRT BUILDING PER SEPARATE
5 / BUILDING PERMIT
| 30 m
| 20 10" —— , g EX. GRADE
EX. SIDEWALK SWALE & %
| f L FINISHED FLOOR
) p .

/ BUILDING PER SEPARATE

EX. GRADE

FINISHED FLOOR

| I OVEREX. PER SOILS ENGINEER
N\ /
N

| PCC PAVEMENT
SECTION B
SECTION A NOT TO SCALE
NOT TO SCALE
PL
SITE
. EXISTING WALL WALL

/._ ________ -~ ]

TO REMAIN
9!

-

*NOTE:
8" MIN. TO DIRT

IIIII/

/- EX. CONC PAD \

EX. AC PAVEMENT

/ ________ 7
EX. CURB &

GUTTER (TYP)
EX. LANDSCAPING

SECTION G

NOT TO SCALE

5V

/ BUILDING PER SEPARATE

BUILDING PERMIT

EX. GRADE

FINISHED FLOOR

SECTION D

NOT TO SCALE

PL
SITE
EXISTING WALL 3'
TO REMAIN
EX. GRADE EX. GRADE
20, \ 0.5% MIN. _X____
————————————— T |
\ PROPOSED
DRIVEWAY
SECTION F

NOT TO SCALE

~— 36" MIN.

'ﬂ'
~
o

8" MIN.

3 EQUALLY SPACED 18"
#4 BARS AT CONTACT
JOINTS

|
-]

<

é

520-V-2500 CONCRETE

NOT TO SCALE

@LONGITUDINAL GUTTER

Match existing gutter at joins.

Map Date: 8/3/26

PREPARED BY:
ROBIN B. HAMERS & ASSOC., INC.

CIVIL ENGINEERS
130 MCCORMICK AVE,

SUITE 101

COSTA MESA, CA. 92626

(949) 548-1192

8/3/26

MICHAEL BENESH, R.C.E. 37898

DATE

CITY OF COSTA MESA

SHEET

TENTATIVE TRACT MAP NO. 19412

3

OF

DETAILS

396 E 21ST STREET, COSTA MESA, CA 92627

I3|IIII|IIII4|

2

T T 1771 T T 1771 T T
o ! 117 "IncHES

ORIGINAL SCALE:
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<
REVISIONS x
4 DATE DESCRIPTION =
[ C
ESA, COUNTY OF ORANGE, STATE OF CALIFORN | :
IN THE CITY OF COSTA M , SITE ADDRESS: E
G 396 E 21ST STREET ONE =
COSTA MESA, CA 92627 FLOOD Z : AREA OF B
R/W LOOD ZONE "X" (NO SCREEN) -
Q RAW RIW ' A.P.N. 426-171-23 THE PROPERTY HAS BEEN IDENTIFIED A;,ABI]?I];\II\?EIII{\ICEENCY MANAGEMENT AGENCY (FEMA) ON B
o ~ PROIECTSITE ! = 30 L O A IS TR FED?I FLOOD INSURANCE RATE MAPS (FIRM) NO. 06059CO269K, ~ RI&
PROJECT SITE o | 30 | , . 10— AREA SUMMARY FEDERAL INSURANCE ADMINISTRATIO -2
30 " 30 o] 10' — 20 — “ZIZLK p TOTAL AREA = 64,412 S.F.(1.479 A.C.) DATED MARCH 21, 2019. 2
10'— 20 | —| EX. SIDEWALK | EX. " — o C DENSITY: a
. EX. SIDEWALK 4 - : . NG| TEm— ~ 14.2 DU/ACRE -
5 EX. SIDEWALK EX. LANDSCAPING _| o isa K NN & CONC - 21 DU/1.479 ACRES ZONING: UM DENSITY). -
EX. LANDSCAPING | N 2% 29 2% EMEE R N - I =t EXISTING ZONING: R2-MD - MULTIPLE FAMILY RESIDENTIAL (MED[I) o) o
: (] 0 0 o e | ! . : . i
I g 2% 2h_ = — — = \ | I~ | e L WILL CREATE 21 SINGLE C
_ R — -1 — —_— I EX. CURB & DSCAPING - | ‘ (ﬁ - L& "‘ EX. F THE PROJECT AS o)
T == x EX. CURB 1()9; EX. AC PAVEMENT GUTTER (TYP) EX.LAN N L ‘B 7 = I O —_— FAMILY RESIDENTIAL LOTESTfﬁ(S)gEEV GENERAL PLAN/LAND USE: -
EX. CURB & GUTTER (TY / 101 T PREVIOUSLY DEVELOPED IDENTIAL (12 DU/ACRE).
GUET%E?{ (1}]?(1% EX. AC PAVEMENT GUTTER (TYP) EX LANDSCAPING TYPICAL SECTION: TUSTIN AVE ) 1 | - W HOME PARK. THE SITE IS CURRENTLYE BEEN MEDIUM DENSTTY RES (
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ATTACHMENT 6
o4

Neighborhood concerns and information request — 396 E. 21st Street, PDBR-25-0001

From Chris Santore <csantore@gmail.com>
Date Sun 9/20/2026 12:58 PM
To  PCPublic Comments <PCPublicComments@costamesaca.gov>

Dear Costa Mesa Planning Staff,

| am a resident and homeowner on Francisco Drive, Newport Beach, CA 92660, near the proposed
development at 396 E. 21st Street in Costa Mesa. Costa Mesa sent me the notice for the September 28
Planning Commission hearing concerning application PDBR-25-0001 and Tentative Tract Map No.
19412.

The development is located between my home and the schools my children attend. Although we live
in Newport Beach, my family regularly travels through this area and could be directly affected by the
project. My primary concern is the safety of children walking and bicycling to school, particularly
during drop-off and pickup periods. | am concerned about how 21 additional homes, their vehicle
traffic, and parking demand would affect those routes.

The notice also references a density bonus and waivers without identifying the specific development
standards that would change. | would appreciate help understanding the proposal and how potential
impacts on surrounding neighborhoods, on both sides of the city boundary, would be addressed.

Could you please provide the following:

1. Project documents and contact: Links to the current site plan, building elevations, and staff
report when available, along with the assigned planner’s contact information.

2. Density and waivers: The number of homes ordinarily permitted and a list of requested
waivers showing the normal standards and proposed changes. Which deviations are required
by state law, which are discretionary, and how would their potential impacts be addressed?

3. Housing, parking, and access: Confirmation of whether the proposal includes 20 market-rate
ownership homes and one income-restricted ownership home; whether the homes would be
attached or detached; and the proposed resident and guest parking counts and driveway
locations.

4. School-route safety: What review has been undertaken of pedestrian and bicycle safety,
particularly during school travel periods? Please identify any proposed safety measures during
construction and after occupancy, and whether Newport Beach or the affected schools have
been consulted.

Links to existing documents are welcome. If a full response is not possible before the hearing, please
prioritize the requested waivers and school-route safety questions.
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Please provide this correspondence to the Planning Commission for its consideration at the
September 28 hearing and add me to future project notifications.

Thank you for your assistance and for considering the concerns of nearby Newport Beach residents.
Best regards,

Chris Santore
Francisco Drive, Newport Beach, resident and homeowner. Specific address withheld to avoid public
disclosure.

CAUTION: This email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe. Report any suspicious
activities to the Information Technology Department.
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