Corona del Mar Commercial Conidor Study DUDEK
Commun"y Meeﬁng KEARNS 4 WEST

October 7, 2025


Presenter Notes
Presentation Notes
Introductions including any council members. Mayor Pro Tem Kleiman, Seimone ACM, Joselyn Perez, Jaime Murillo, Jerry Arregui. 


Tonight's Agenda

n Provide brief overview of Study

Share what we heard at the August 12 Community Open House and
how we addressed it

B Provide a preview of the Draft Corridor Atlas

n Next Steps, including November 4 CC Study Session!

n Open Discussion - Q and A


Presenter Notes
Presentation Notes
Share what we heard at last open house and how we’ve addressed it – make one bullet

Raise of hands who was at our Community Open House on August 12??


Study Overview =l



Purpose and Context of Study

* Planning and zoning framework for CdM is outdated
* Limited private investment in the corridor
» Substantial barriers to investment in CdM
o Land use restrictions - Permitted vs. not permitted land uses
o Limitations due to development standards (low Floor Area Ratio)

o High parking requirements
Parking concerns for residents and businesses

o Parking studies have been completed over the years, but limited
changes



Study Objectives

In Summer 2024, the City launched a
comprehensive land use and mobility study to
identify opportunities to enhance and improve
the CdM commercial corridor.

Objectives
« Develop zoning regulations unique to CdM
* Reduce barriers to investment

* Implement parking solutions that balance
all users

 Enhance walkability & safety

« Determine feasibility of other development
opportunities
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Draft Goals

Promote a pedestrian friendly and
vibrant corridor that supports high
quality development and
investment

Increase parking availability and
accessibility along the corridor,
and enhance corridor navigability

efficient mobi
regardless of mode —
corridor

P
Develop a clear identity for the
corridor and create a sense of " i
place



What did we hear and
how was it addressed?
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Goal 1: Land Use and Design


Presenter Notes
Presentation Notes
Separated by the 4 goals, each goal has several actions and that’s what we received feedback on. 


=
Goal 1: Promote a Pedestrian-Friendly and Vibrant Corridor

that Supports High Quality Development and Investment

Draft Actions Average Response

1. Adjust zoning requirements to promote preferred land uses, Somewhat

including outdoor dining on private property. Supportive
2. Offer incentives to encourage lot consolidation and new Neutral
development, including the integration of new preferred land

uses.

3. Establish objective development and design standards for new Somewhat
development or large expansions to enhance the pedestrian Supportive

experience and promote investment in CdM.

4. Prohibit land uses that are not compatible with an active, Neutral
pedestrian-oriented corridor.


Presenter Notes
Presentation Notes
Comments:
Interest in outdoor dining and casual dining options
Don’t want drive thrus or Real Estate offices
Mixed views on housing on second floors
Concerns about:
Noise from outdoor dining and music
Parking impacts
Loss of personal services
Impacts to existing tire shop

How we refined: we refined them by separating out ideas more so it was clear what each action was trying to achieve. Started to sort out the details of what each item could look like. And many changes to the land use table. 


‘Revised Land Use Table Excerpt

Permit
Offices - Business, Medical, Dental Permitted Second-FHoor:
Permitted
Permitted
Retail Sales Permitted Permitted
Automobile Uses - Rental, Washing, Reparr, Permitted/Minor Use Not Permitted
Drive Thru Permit *Existing can remain
Animal Services - Veterinary Services Conditional Use Permit Minor Use Permit
Animal Services — Animal Boarding/Kennels Conditional Use Permit Not Permitted
Service-Oriented Business
Personal Services (Nail salons, Permitted/Minor Use Minor Use Permit
barber/beauty shop) Permit Permitted
Fitness Facility (under 2,000 SF) Permitted Permitted

*Existing uses can remain (e.g. tire shop), but new businesses would be prohibited.


Presenter Notes
Presentation Notes
Still providing flexibility and helping to promote certain pedestrian-oriented uses, while including review process to ensure compatibility with surrounding residential


“Revised Land Use Table Excerpt

Alcohol Sales

Wine Tasting Room (accessory to retail) Not Allowed Minor Use Permit*

Eating and Drinking Establishments
Conditional Use

Bars, Lounges, and Nightclubs Conditional Use Permit Parmit
1 1 Permiﬂ:ed**
Restaurant (No Late Hours) Permﬁ’red/Mmor e . .
Permit Director Level Review
Fast Casual Restaurant (No Drive-Thru, Permitted/Minor Use Permitted™*
no alcohol) Permit Director Level Review
Res’rourgn’r (W/late ho“fs' ive Conditional Use Pemit Minor Use Permit**
entertainment, or dancing)
: ited (until
Outdoor Dining Use Permit Amendment/

Administrative Permit Level (after 9pm)

Director Level Review

Residential Uses (Second or Third Floor) Not Allowed Permitted***


Presenter Notes
Presentation Notes
*If a business sells alcohol for off-site consumption (liquor store, wine shop, etc.), code already requires a MUP and CUP if open past 11pm
**Subject to specific performance standards (e.g., trash, lighting, design)
***Construction of a mixed-use building requires a site development review.



=
Reducing Barriers

No parking required for new/expanded pedestrian oriented
land uses including:

* Retail

* Restaurants

* Fast Casual restaurants

* Qutdoor dining

Other parking standards would remain the same


Presenter Notes
Presentation Notes






Presenter Notes
Presentation Notes
Time and time again data tells us every time we do a parking study, that there is more than enough parking to support the corridor. 
But it certainly doesn’t feel that way. 
Accessibility and availability are the two issues we need to solve for


Goal 2: Increase Parking Availability and Accessibility

Along the Corridor, and Enhance Corridor Navigability

1. Select technologies and wayfinding signage to increase access to both [Somewhat Supportive
public and private parking facilities.

2. Incorporate beach parking signage and availability within the public |Somewhat Supportive
right-of-way as part of the CdM signage program.

3. Expand existing local trolley/local circulator to provide access year-  |Somewhat Supportive
round with new stops along Coast Highway to serve the CdM corridor.

4. Implement a valet program for private or public property. Neutral
5. Lease private parking lots to increase public parking supply. More Supportive
6. Institute an employee shuttle and/or employee parking program. Somewhat Supportive

7. Establish an in-lieu parking fee program. Somewhat Unsupportive



Presenter Notes
Presentation Notes
Comments:
Generally a lot of questions about how these ideas would work in practice 
A lot of comments about beach parking and impacts to the neighborhoods. 
Concerns about employees parking in neighborhoods 
Concerns about functionality of an employee shuttle and where they would park to be shuttled in to work 
Mostly positive comments about bringing the trolley to CdM year round
Don’t want the signage to be ugly and want any new apps to be included in exisint apps like the paid parking app


.

' PARKING SPACES
AVAILABLE

aw R LE Ll L

LOT A e

GENERAL PARKING

Signs

Technology/Apps



Presenter Notes
Presentation Notes
How we made changes related to goal 2:
1. Removed suggestion for in-lieu parking fee program. Was not particularly supported by business community nor other stakeholders. Only action with a negative average response. 
2. Expanded the technology and signage solutions to include CdM State Beach parking lot. A lot of feedback about beach visitors and impacts on residents and flower streets.
5. Focus seems to be on the employee parking solutions and how we free up preferred spaces for visitors/customers to the corridor instead of employees taking the most desirable spots. Leasing private lots could be a way of doing this and requiring new businesses that waive parking to ensure employees have a place to park that’s not on the street.
34. We also examined other cities strategies to lease private lots, that was popular and could serve as a way to free up private parking lots especially banks. 




Leasing Private Lots and Valet

Leasing Private Lots Valet

* Target banks and office buildings * Valet can be offered by the City OR

 Unused during peak hours permitted through the City

e City typically pays for cleaning and  Queue on side streets vs. Coast Hwy.
insurance * Allows use of less desirable lots

* Public or employee parking * Double stacking of cars

* Free or paid parking

. .
Reduces red tape o
PARKING om.v

NO PARKING AFTER BU
PRIVATE PROPERTY: NO P



Presenter Notes
Presentation Notes
Leased lots 

The valet was neutral last time around and there was a lot of confusion about this one, leasing private lots was really popular and we think it’s a viable solution







Goal 3: Ensure Safe, Accessible, and Efficient Mobility for All Users —
Regardless of Mode — Along the Corridor

1. Implement intersection improvements, including at MacArthur and Coast |Somewhat

Highway. Supportive
2. Install infrastructure that supports pedestrian activity and safety along the |Somewhat
corridor. Supportive
3. Reduce speed limit on PCH from 35 mph to 30 mph. Neutral
4. Implement buffered bike lanes on Avocado. Neutral

5. Add bike infrastructure on Coast Highway and/or bike boulevards to move |Netural
cyclists from Fifth Avenue bike path to businesses.



Presenter Notes
Presentation Notes
This goal is all about actions that can make the pedestrian experience more comfortable and feel more safe. We also want people to be able to access the corridor without bringing their car and these actions will help with that. 

Comments we heard:
Concerns about E bikes, especially kids. Heard about kids biking to junior guards in the streets and on sidewalks. So that tells us that we already have bikes but they may not be moving around the village in a way that’s comfortable or may not feel the safest. 
Comments about not wanting big groups of bikes on Coast Highway 
Not a ton of enthusiasm about avocado buffered bike lanes, maybe something to revisit if more residential is built in Newport center to bring them to the corridor
Lots of concerns about the Orchid crosswalk
People seemed skeptical about changing the speed limit – only as good as enforcement and not a significant change. Want traffic moving.




POTENTIAL PARKW

SN MacArthur
Intersection

Orchid Ave.
Intersection



Presenter Notes
Presentation Notes
Added the intersection of Orchid/Coast Highway specifically to the action to explore improvements there. City Traffic Engineer is investigating options. 



RTE e
Fifth Ave.
Bike Route

High Visibility
Crosswalk



Presenter Notes
Presentation Notes
Provided more detail on potential pedestrian infrastructure improvements – the examples added are high visibility markings – the colorful image is an idea and bulbouts which reduce the distance for pedestrians to cross. Makes it easier to see pedestrians. 

Bike infrastructure:

Removed suggestion to explore bike lanes /other cyclist solutions on Coast Highway and instead focus on getting bikes off sidewalks and the highway – move them all to fifth avenue. This is an existing issue that will need to be addressed, as E bikes are active – kids biking.
Removed the reduced speed from 35 to 30 from the list, not much enthusiasm and is more relevant if we have bikes on coast highway or there’s a desire to support golf carts. 
Removed suggestion for buffered bike lanes on avocado, can be revisited another time as more housing is built in Newport Center over the next 10 years.






( )
Goal 4: Develop a Clear Identity for the Corridor and Create a Sense of

Place
Action Average
Response
1. Map locations within the corridor that can accommodate outdoor dining on  |Somewhat
public property and enforce the Citywide Sidewalk Encroachment Permit Supportive
Program.

2. |dentify areas along the corridor that can accommodate sidewalk extensions | Somewhat

through a future Public Works initiative. Supportive
3. Establish a wayfinding and signage program for the public realm. Somewhat
Supportive

4. Update zoning code to facilitate private property signage that identifies new or |Neutral
updated requirements to enhance corridor identity.

5. Create a calendar of recurring and ongoing events along the corridor. Somewhat
Supportive



Presenter Notes
Presentation Notes
Comments we heard:
Create a QR code that provides you with an area wide map on your phone, reduce the number of signs 
Like the outdoor dining aspect, but want to make sure there are barriers between people on sidewalk and diners
Aesthetic concerns
People liked calendar and thought that road work would be helpful to add to calendar but also concerns about this being redundant with other entities and only as good as it is maintained



Rothschild’s sidewalk dining ' Bungalow’s sidewalk dining . ,;- ' Sidewalk Extension
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Presenter Notes
Presentation Notes
How we refined actions:
Not a ton of interest in providing flexibility in private property signage, may be redundant with existing code that already provides some flexibility. 
Calendar of recurring events, was popular but can be accomplished independently and may be redundant with other efforts such as from the CdM Chamber of Commerce.
Provided more detail on sidewalk extensions for outdoor dining or other purposes. We already started mapping out locations where dining is allowed today on public property and it’s extremely limited due to the clearance requirements.  There are a lot of existing impediments like signs, bike racks, utilities, etc. 
So this means dining on public property would likely require us to expand the sidewalks. This can also be done to create small parklet areas or other displays such as flower shop.
This is how Avila’s, the bungalow, and Rothschild’s all have outdoor dining on public property since we extended sidewalks there. 



Preview of Draft Atlas b



Atlas

CORONA DEL MAR
COMMERCIAL CORRIDOR STUDY

Corridor Atlas Table of

1. INTRODUCTION
2. KEY FINDINGS FROM THE STUDY
3. OUTREACH AND ENGAGEMENT

4. GOALS, STRATEGIES, ACTIONS

5. HOW TO USE THIS ATLAS

DUDEK KEARNS:WEST FEHR*PEERS _I"}- Rosam




Atlas

STUDY PROCESS DIAGRAM

InCompirate puslic comments L
refinie and finalize the Corridior Atlas,
Faning Code ugclates, and projacts
ta be inchucked in the CIP

Wishoning and srategy sossions
conoucied with City staff and
Magor Pra Tam Kleiman to
prowide input and drection an
the develapment af the draft
recamimerkiaticns,

Wusiress and
Property

Canvaszing

RESEARCH AND
AMALYSIS

Recommentations to be
imgalameniad over Tims By varicus
City cepartments, as well a3 by kcal
property owrers, and business
T, conkrigting 13 the
lorg-tarm vibrancy of the corridor.

Caurcl Study Sessan o raview
the= araft Comdor A8as to provide
directicn o the dralt acticns,
iriuding recammendatian ta be
ircorporated iba the City's Zoning
Cade (Tithe 200 and (e Caplal
Improeernent Program {CIFL

Cosridar Dlscowery Included a
compraheniive analyus of axkting
cordibons soross seeeral ey areas,
inclidking land u<e and regulations,
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trarspartation, safety, and parking

OUTREACH AND ENGAGEMENT

Dubreach occurred al kay siagas
througheut 1he Study process (o
Kertify strengihs, challenges, and
gppariunites far mpravemem.
Stakehoider and community
feedback wias alio used to shaps and
redine the draft and finsd
recamimandatians




Atlas

2.3 BUILT ENVIRONMENT
‘What We Studied

Existing physical conditions that were analyzed along the corndor inclueded development
patterns, observad building height, parcel characteristics, observed around floor uses. and

Duilding facade activaton

= Small parcel sizes and bullding footprints
are the most prevalant development
patiarns along the coeridor, which supparts
smaller format users.

» Continuous bullding edges are present
along various segments of Coast Higheeay:
howevern sevaral araas with surface parking
lats fronting the corndor disrupt the
building edge.

* Two City-owned parking lots are available
along the corridar - Old Schonl Park Lat
and Bayside Drive Lot - which are laocated
to the rear of parcels which front Coast
Highraay,

+ Existing development is not reaching
development potential. Mozt exsbing
buildings along the cormidor ane a single
stary, with some instances of bawo-5tory
and three-story buildings (e, the Port
Plaza and Maw Port Theatar). However,
thers s opportunity to bulld aporoximataly
up to three stories north of Coast Highweeay
and bwe stories south of Coast Highway,

KEY FINDINGS

Average parcel slzes along the corridor
are small and many are irregular in shape,
both of which carn make redeveloprmant
challenging.

Existing ground floor uses are
predominately commercial, with a focus
on neighborhood goods and services (oo
banks, salons, fitness, etc.) (54%). Whiks
these services support the needs of Cdi
rigiclents, thay Oo nol encourage Ionger
stays and draw larger asdiences, Foaod
ard Deversge usa types that can activate
the area beyonod 35 make up the lowest
percentage of retail usas (%),

Building facade activation varies along the
corridor, with most facades characterized
by dull and/or inactive features, such

as little to no transparency and uniform
Facadas with littla teo no detail

.
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Small parcel sizes and building footprints are
the most prevalent development patterns
afong the corridor
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The most common observed ground foor use
is commarcial, with @ focus on neighborfood
goods & services

Building facade activation varles along the corridor, with some wibrant facades characterized by
tots of character, high transparency and facade details, however most facades are characterized
by dull andor inactive features



GOAL #4: Develop a Clear |Identity for the Corridor and Create
a Sense of Place
STRATEGY: Promote an active and well managed sidewalk environment; consider

facilitating opportunities for wider sidewalks; encourage visitors and residents to come
to the corridor; encourage reuse of historical features and signage.

RECOMMENDED ACTIONS

Action 1: Map locations within the corridor that can
accommodate outdoor dining on public property and
identify areas that can accommodate sidewalk extensions
for outdoor dining, parklets, or other similar uses through a
future Public Works initiative.

The map will consider existing sidewalk widths and Americans with Disabilities (ADA)
requirsments to ensure a minimum clearance of 4 feat for pedestrians to support
compliance with the Citywide Sidewalk Cafe Development Standards, Lacations that can
accommodats outdoor sidewalk dining adjacent to buildings must mest tha minimum
clearance requirements and have sufficient space for dining areas.

Identify locations along the corridor where additional streat right-af-way is available
while accounting for the potential loss of street parking to accommodate sidewalk
extensions. Sidewalk axtensions can hele to reduce vehicular speeds while increasing ' et

pedestrian safety and providing amenities. Action T: Sidewalk extensions can

Action I: Sidewalk extensions can ;
serve as fraffic calming measures create space for outdoor dining and

Action 2: Establish a wayfinding and signage program for
the public realm.

Tha program will identify pedestrian-onented directional signage that is uniquely
designed to highlight nearby destinations. Signage can be aither be static or digital
with opportunities for dynamic updates. Potential signage elements could include CdM
gateway signage, wayfinding pylons or kiosks, and branded light pole banners that

are consistent with the corridor's existing brand and (dentity, as well as City signage . ; :
standards. Signage should be placed in locations to support pedastrian activity ard Actlon 2: WayTinding pylon to Action 2: Branded light pole banners to

ather public realm improvements, highiight nearby key destinations enhance corridor identity




1.Receive feedback tonight on the revised draft actions
2.City Council on November 4, 2025 - Study Session

» Packet will include Draft Corridor Atlas with actions

= Recelve direction from City Council on actions
Finalize Corridor Atlas
Draft Zoning Code + Local Coastal Program Amendments

Planning Commission — Public Hearing

S

City Council — Public Hearing



Discussion and Q+A —



www.newportbeachca.gov/cdmstudy

City Contacts

Liz Westmoreland, AICP, Principal Planner Joselyn Perez, Senior Planner
Email: LWestmoreland@newportbeachca.gov Email: JPerez@newportbeachca.gov



mailto:LWestmoreland@newportbeachca.gov
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