
 

NOTICE OF AVAILABILITY OF 

DRAFT LOCAL COASTAL PROGRAM AMENDMENT  

RELATED TO THE 6TH CYCLE HOUSING ELEMENT IMPLEMENTATION 

PROGRAM 

 

NOTICE IS HEREBY GIVEN that in accordance with applicable provisions of the Coastal 

Act and California Code of Regulations (CCR) §13515, a draft of the proposed 

amendment is available for public review and inspection at the Planning Division and at 

all branches of the Newport Beach Public Library for the following amendments to the 

Coastal Land Use Plan (CLUP) and Implementation Plan (IP) of certified Local Coastal 

Program (LCP): 

 

Housing Element Implementation Program Amendment No. PA2022-0245 – The 

proposed changes are for Policies 2.1.2-1 and 2.1.10-1, and the proposed new Policies 

are 2.1.11-1, 2.1.11-2, 2.1.11-3, and 2.1.11-4 in the CLUP. Furthermore, Chapter 21.28 

(Overlay Coastal Zoning Districts [MHP, PM, B, C, and H]) would be amended to include 

a new Section 21.28.070 (Housing Opportunity [HO] Overlay Coastal Zoning Districts). 

Both CLUP and IP amendments are intended for th following purpose: 

 

• To revise and create new policies and coastal zoning to support housing 

production in the focus areas identified by the 6th Cycle Housing Element and 

within the Coastal Zone. 

 

The Planning Commission of the City of Newport Beach is scheduled to consider this item 

and make a recommendation to the City Council at a regular meeting to be held at 6 p.m. 

on Thursday, April 18, 2024, at the City of Newport Beach Council Chambers, 100 Civic 

Center Drive, Newport Beach, CA 92660. The date and time of the Planning Commission 

meeting has been noticed in accordance with City of Newport Beach notification 

requirements.  

 

Furthermore, the City Council of the City of Newport Beach is tentatively scheduled to 

consider this item at a regular meeting to be held on Tuesday, July 23, 2024, at the City 

of Newport Beach Council Chambers, 100 Civic Center Drive, Newport Beach, CA 92660. 

The date and time of the City Council meeting will be noticed in accordance with City of 

Newport Beach notification requirements.  

 

For questions regarding this Amendment, please contact Benjamin M. Zdeba, AICP, 

Principal Planner, at 949-644-3253 or bzdeba@newportbeachca.gov. 

mailto:bzdeba@newportbeachca.gov


Proposed Local Coastal Program Amendment 

Related to  the 6th Cycle Housing Element Implementation Program 

 

 

 Section 1: A portion of the Coastal Land Use Plan will be amended to read as 

follows: 

 

Current Policy Revised Policy 

Policy 2.1.2-1 
Development in each district and corridor 
shall adhere to policies for land use type 
and density/intensity contained in Table 
2.1.1-1, except as modified in Sections 
2.1.3 to 2.1.8. 

Policy 2.1.2-1 (revised) 
Development in each district and corridor 
shall adhere to policies for land use type 
and density/intensity contained in Table 
2.1.1-1, except as modified in Sections 
2.1.3 to 2.1.8, and 2.1.11. 

Policy 2.1.10-1  
Land uses and new development in the 
coastal zone shall be consistent with the 
Coastal Land Use Plan Map and all 
applicable LCP policies and regulations. 

Policy 2.1.10-1 (revised) 
Land uses and new development in the 
coastal zone shall be consistent with the 
Coastal Land Use Plan Map and all 
applicable LCP policies and regulations, 
except as modified by all Policies in the 
2.1.11 series. 

N/A Policy 2.1.11-1 (new) 
Accommodate housing opportunities 
through the adoption of housing opportunity 
overlay coastal zoning districts or other land 
use regulatory policy. The following areas 
are intended to be consistent with the 
Housing Element’s focus areas. Properties 
within each overlay coastal zoning district 
should include, but are not limited to, sites 
identified in the Housing Element; however, 
not all sites must be included, and other 
sites may be identified in the future through 
rezoning unless precluded by state law. The 
City will reserve 25% of allocated dwelling 
units within the Coastal Zone until such a 
time as the City’s Local Coastal Program 
has been amended to allow for housing 
consistent with the implementation of the 6th 
Cycle Housing Element. Following the 
City’s Local Coastal Program Amendment, 
priority for the reserved units will be given to 
sites located within the Coastal Zone. The 
goal is to ensure an adequate number of 
sites Citywide to accommodate the City’s 



Current Policy Revised Policy 

allocation of the Regional Housing Needs 
Assessment: 
 

▪ Airport Environs: the intent is to 
support a density between 20 and 50 
dwelling units per gross acre to 
accommodate up to 2,577 total 
dwelling units within the entire area, 
inclusive of those properties in the 
Coastal Zone.  

▪ West Newport Mesa: the intent is to 
support a density between 20 and 50 
dwelling units per gross acre to 
accommodate up to 1,107 total 
dwelling units within the entire area, 
inclusive of those properties in the 
Coastal Zone. 

▪ Newport Center: the intent is to 
support a density between 20 and 50 
dwelling units per gross acre to 
accommodate up to 2,439 total 
dwelling units within the entire area, 
inclusive of those properties in the 
Coastal Zone. 

▪ Dover / Westcliff: the intent is to 
support a density between 20 and 50 
dwelling units per gross acre to 
accommodate up to 521 total 
dwelling units within the entire area, 
inclusive of those properties in the 
Coastal Zone. 

N/A Policy 2.1.11-2 (new) 
Residential use of any property included 
within an established housing opportunity 
overlay coastal zoning district is allowed 
regardless of and in addition to the 
underlying land use category or density limit 
established herein. An amendment to the 
Coastal Land Use Plan is not required to 
develop a residential use within an 
established housing opportunity zoning 
overlay coastal zoning district. The 
maximum density specified for the various 
overlay coastal zoning districts specified in 
Policy 2.1.11-1 is an average over the entire 



Current Policy Revised Policy 

property or project site. For example, a 
portion of a development site may be 
developed at a higher density than specified 
by Policy 2.1.11-1 provided other portions 
of the site are developed at lower densities 
such that the average does not exceed the 
maximum. Density calculations and total 
units do not include units identified as 
pipeline units or units permitted pursuant to 
State density bonus law. 

N/A Policy 2.1.11-3 (new) 
Residential opportunities are in addition to 
existing uses allowed by the Coastal Land 
Use Plan. Properties within the established 
overlay coastal zones are not required to be 
developed for mixed-use or residential. 
Existing uses may continue to operate 
provided they are legally established and 
consistent with policies and regulations 
related to legal nonconforming uses. The 
adoption of housing opportunity overlay 
coastal zoning districts shall not affect 
existing rights to use the property. 

N/A Policy 2.1.11-4 (new) 
If residential or mixed-use projects pursuant 
to a housing opportunity overlay coastal 
zoning district are developed, projects shall 
be consistent with applicable overlay 
coastal zoning district or Implementation 
Plan requirements unless modified 
consistent with an established procedure to 
grant relief from standards (e.g., Coastal 
Modification or Variance, or the application 
of Density Bonus regulations). 

 

  

 

 

 

 

 

 

 



 Section 2: Chapter 21.28 (Overlay Coastal Zoning Districts [MHP, PM, B, C, and H) 

of the Newport Beach Municipal Code (NBMC) will be amended to read as follows: 

 
Chapter 21.28 

OVERLAY COASTAL ZONING DISTRICTS (MHP, PM, B, C, ANDH, AND HO) 
 

Sections: 

21.28.010    Purposes of Overlay Coastal Zoning Districts. 
21.28.020    Mobile Home Park (MHP) Overlay Coastal Zoning District. 
21.28.030    Parking Management (PM) Overlay District. 
21.28.040    Bluff (B) Overlay District. 
21.28.050    Canyon (C) Overlay District. 
21.28.060    Height (H) Overlay District. 
21.28.070    Housing Opportunity (HO) Overlay Coastal Zoning Districts. 

 
21.28.010 Purposes of Overlay Coastal Zoning Districts. 

The purposes of the individual overlay coastal zoning districts and the manner in which they are 

applied are outlined below. An overlay district may be initiated as a Coastal Zoning Map 

amendment in compliance with Chapter 21.14 (Coastal Maps). All development shall comply with 

the applicable development standards (e.g., setbacks, height) of the underlying coastal zoning 

district in addition to the standards provided in this chapter, if any. In situations where an 

inconsistency occurs between the development standards of the underlying coastal zoning district 

and the standards in this chapter, the standards of the overlay district shall prevail. 

A.    MHP (Mobile Home Park) Overlay Coastal Zoning District. The MHP Overlay Coastal Zoning 

District is intended to establish a mobile home district on parcels of land developed with mobile 

home parks. The regulations of this district are designed to maintain and protect mobile home 

parks in a stable environment with a desirable residential character. 

B.    PM (Parking Management) Overlay Zoning District. The PM Overlay Zoning District is 

intended to provide for areas where parking management plans are appropriate to ensure 

adequate parking. 

C.    B (Bluff) Overlay Coastal Zoning District. The B Overlay District is intended to establish 

special development standards for areas of the City where projects are proposed on identified 

bluff areas. The specific areas are identified in Part 8 of this Implementation Plan (Maps). 

D.    C (Canyon) Overlay Coastal Zoning District. The C Overlay District is intended to establish 

development setbacks based on the predominant line of existing development for areas that 

contain a segment of the canyon edge of Buck Gully or Morning Canyon. The specific areas are 

identified in Part 8 of this Implementation Plan (Maps). 

E.    H (Height) Overlay District. The H Overlay District is intended to establish standards for 

review of increased building height in conjunction with the provision of enhanced project design 

features and amenities. (Ord. 2021-26 § 4, 2021; Ord. 2016-19 § 9 (Exh. A)(part), 2016) 

F.   HO (Housing Opportunity) Overlay Coastal Zoning Districts. The HO Overlay Coastal Zoning 

https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2028.html#20.28.010
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2028.html#20.28.020
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2028.html#20.28.030
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2028.html#20.28.040
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2028.html#20.28.060
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2028.html#20.28.050
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach21/NewportBeach2114.html#21.14


Districts are intended to accommodate housing opportunities consistent with the Housing 

Element’s focus areas and to ensure the City can meet its allocation of the Regional Housing 

Needs Assessment (RHNA). The specific areas are identified in Part 8 of this title (Maps). 

21.28.060 Housing Opportunity (HO) Overlay Coastal Zoning Districts. 

A. Applicability. This section applies to properties located in one of the Housing Opportunity (HO) 

Overlay Coastal Zoning Districts, as identified in Part 8 of this title. This includes the following 

subareas:  

 

1. HO-1 - Airport Area Environs Area – The Airport Area Environs Area is located north of 

the Upper Newport Bay Nature Reserve, primarily around the John Wayne Airport. 

 

2. HO-2 - West Newport Mesa Area – The West Newport Mesa Area is located near the 

southwest corner of the City and primarily consists of industrial properties along 16th 

Street, Production Place, and 15th Street. 

 

3. HO-3 - Dover-Westcliff Area – The Dover-Westcliff Area includes property on both sides 

of West Coast Highway and the west of Dover Drive. Properties in the Lido Village area 

are included.  

 

4. HO-4 - Newport Center Area – The Newport Center Area is generally bounded by San 

Joaquin Hills Road, MacArthur Blvd, Coast Highway, and Jamboree Road. 

 

The above listed are general descriptions of each subarea and additional properties may be 

included with the subarea. To be eligible for the provisions of this chapter, the property must be 

listed on the HO area map as an “Opportunity Site”.  

 

B. Uses Allowed. The following uses shall be permitted in the Housing Opportunity (HO) Overlay 

Coastal Zoning Districts: 

1. Any use that is permitted or conditionally permitted in the base zone; 
 

2. Multiple-unit development that meets the density requirements set forth in this section; 
 

3. Mixed-use development that includes a residential component which complies with the 
minimum density set forth in this section; and 
 

4. Residential supporting uses such as leasing/sales/property management offices, fitness 
facilities, recreation facilities, etc. 
 

C. Subarea Development Standards.  

 

1. Development Standards. The following development standards shall apply to any 

residential or mixed-use project permitted pursuant to this section. Unless otherwise 

modified by this section, all applicable development standards, including any adopted 

objective design standards, shall apply.  

TABLE 21.28-1 



DEVELOPMENT STANDARDS FOR HOUSING OPPORTUNITY OVERLAY ZONES 

 Housing Opportunity Subareas 

Development Feature HO-1 HO-2 HO-3 HO-4 

Lot Size/Dimension Per Base Zone 

Lot area required per unit 
(sq. ft.)1  

Minimum: 
2,178 (20 

du/ac) 
Maximum: 

871 (50 du/ac) 

Minimum: 
2,178 (20 du/ac) 

Maximum: 
871 (50 du/ac) 

 

Setbacks  

Front 0 ft.(2) 10 ft.(2) 10 ft.(2)(3) 0(2) 

Rear 0 20 ft. 20 ft. 0 

Side 0’ (4) 

Street Side 0(2) 10 ft.(2) 10 ft.(2) 0 ft.(2) 

Height Per Base Zone 
unless 

otherwise 
identified on 

the map 

65 ft. 65 ft.(5) Per Base 
Zone(6) 

Building Separation 10 ft. 

Floor Area Ratio (FAR) No restriction(6) 

Common Open Space(7) Minimum 75 square feet/dwelling unit. (The minimum dimension 
[length and width] shall be 15 feet.) 

Private Open Space 5% of the gross floor area for each unit. (The minimum dimension 
[length and width] shall be 6 feet.) 

Fencing See Section 21.30.040 (Fences, Hedges, Walls, and Retaining 
Walls). 

Landscaping See Section 21.30.075 (Landscaping) and 21.30.085 (Water 
Efficient Landscaping). 

Lighting See Section 21.30.070 (Outdoor Lighting). 

Parking See Subsection (D)(2) below and Chapter 21.40 (Off-Street 
Parking). 

Signs See Chapter 21.30.065 (Sign Standards). 
(1) Minimum/maximum allowable density range may be based on an average density of the entire project site, 

excluding density bonus units. 

(2) Any portion of the building that is over 20 feet in height shall be setback a minimum 20 feet from the street 

right-of-way. 

(3) Except in the Mixed-Use Mariners Mile (MU-MM) Zoning District wherein residential uses are only allowed 

beginning 100 feet north of Coast Highway. 

(4) The combined total from both sides shall be 15 feet. 

(5) The height shall be limited to 35 feet in the Shoreline Height Limit Area, as identified in Map H-1. 

(6) The FAR in this table only applies to residential floor area, including any supporting facilities. In mixed-use 

developments, the FAR for nonresidential is still applicable. 

(7) For purposes of this section, common and private open space in HO-1 may include enclosed shared amenities 

such as a clubhouse, swimming pool, tennis court, basketball court, racquetball court, weightlifting facility, 

children’s playground equipment, sauna, jacuzzi, day care facility, or any other recreational amenities/facilities 

as deemed appropriate by the Community Development Director. 

 

2. Airport Area Environs Area (HO-1). The following development standards shall only apply 

to projects with the Airport Area Environs Area: 

https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2030.html#20.30.070
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2040.html#20.40
https://www.codepublishing.com/CA/NewportBeach/#!/NewportBeach20/NewportBeach2042.html#20.42


 

a. Sound Mitigation. The interior ambient noise level of all new residential dwelling 

units shall meet applicable standards of the Section 10.26.030 (Interior Noise 

Standards). An acoustical analysis report, prepared by an acoustical engineer, 

shall be submitted describing the acoustical design features of the structure that 

will satisfy the interior noise standard. The residential units shall be constructed, 

and noise attenuated in compliance with the report. 

 

b. Advanced Air Filtration. The design of all new residential and mixed-use residential 

developments shall include advanced air filtration systems to promote cleaner air 

within living environments. 

 

c. Notification to Owners and Tenants. A written disclosure statement shall be 

prepared prior to sale, lease, or rental of a residential unit within the development. 

The disclosure statement shall indicate that the occupants will be living in an urban 

type of environment adjacent to an airport and that the noise, odor, and outdoor 

activity levels may be higher than a typical suburban residential area. The 

disclosure statement shall include a written description of the potential impacts to 

residents of both the existing environment (e.g., noise from planes, commercial 

activity on the site and vehicles streets) and potential nuisances based upon the 

allowed uses in the zoning district. Each and every buyer, lessee, or renter shall 

sign the statement acknowledging that they have received, read, and understand 

the disclosure statement. A covenant shall also be included within all deeds, leases 

or contracts conveying any interest in a residential unit within the development that 

requires: (1) the disclosure and notification requirement stated herein; (2) an 

acknowledgment by all grantees or lessees that the property is located within an 

urban type of environment and that the noise, odor, and outdoor activity levels may 

be higher than a typical suburban residential area; and (3) acknowledgment that 

the covenant is binding for the benefit and in favor of the City of Newport Beach. 

 

3. West Newport Mesa Area (HO-2). The following development standards shall only apply 

to projects with the West Newport Mesa Area:  

 

a. West Newport Mesa Streetscape Master Plan. Any residential or mixed-use 

residential development shall implement applicable components of the adopted 

West Newport Mesa Streetscape Master Plan. 

D. General Development Standards. The following development standards shall apply to all 

projects within the Housing Opportunity zone, regardless of subarea:  

1. Landscaped Setbacks. All front and street side setbacks shall be landscaped, except for 

areas that provide vehicle and pedestrian access to the right-of-way.  

 
2. Residential Off-Street Parking Requirements. Residential parking requirements for 

projects within the Housing Opportunity Overlay Zones shall be provided in accordance 

with Table 21.28-2 below. Parking for all other uses not included in this table shall be 

provided in accordance with Chapter 21.40 (Off-Street Parking Requirements) of the 

NBMC. 

 



TABLE 21.28-2 
 

RESIDENTIAL OFF-STREET PARKING FOR HOUSING OPPORTUNITY OVERLAY ZONES 
 

Land Use Subtype Parking Requirement 

Residential 
(Rental) 

Studio 
1 Bedroom 
2 Bedrooms 
3 Bedrooms 

Visitor Parking 

1.1 spaces per dwelling unit 
1.5 spaces per dwelling unit 
1.8 spaces per dwelling unit 
2.0 spaces per dwelling unit 
0.3 spaces per dwelling unit 

Residential 
(Ownership) 

Studio 
1 Bedroom 
2 Bedrooms 
3 Bedrooms 

Visitor Parking 

1.4 spaces per dwelling unit 
1.8 spaces per dwelling unit 
1.8 spaces per dwelling unit 
2.0 spaces per dwelling unit 
0.3 spaces per dwelling unit 

 


