
Corona del Mar Commercial Corridor Study
Community Meeting
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

Provide a preview of the Draft Corridor Atlas

1

2

Provide brief overview of Study

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

3

4

6 Open Discussion - Q and A

Next Steps, including November 4 CC Study Session! 

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



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• Planning and zoning framework for CdM is outdated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. 

Marguerite Ave.

Poppy Ave.

Goldenrod Ave.

Avocado 
Ave.

Marigold Ave.

MacArthur Blvd.

Iris Ave.

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



Draft Goals

G1
Promote a pedestrian friendly and 
vibrant corridor that supports high 
quality development and 
investment

G2
Increase parking availability and 
accessibility along the corridor, 
and enhance corridor navigability 

G4
Develop a clear identity for the 
corridor and create a sense of 
place

G3
Ensure safe, accessible, and 
efficient mobility for all users — 
regardless of mode — along the 
corridor



What did we hear and 
how was it addressed?



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, 
including outdoor dining on private property.

Somewhat 
Supportive

2. Offer incentives to encourage lot consolidation and new 
development, including the integration of new preferred land 
uses. 

Neutral

3. Establish objective development and design standards for new 
development or large expansions to enhance the pedestrian 
experience and promote investment in CdM. 

Somewhat 
Supportive

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

Neutral

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. 



Existing Zoning Proposed

Offices - Business, Medical, Dental Permitted

First Floor: Minor Use 
Permit

Second Floor: 
Permitted
Permitted 

Retail Sales Permitted Permitted
Automobile Uses – Rental, Washing, Repair, 
Drive Thru

Permitted/Minor Use 
Permit

Not Permitted
*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, 
barber/beauty shop)

Permitted/Minor Use 
Permit

Minor Use Permit
Permitted

Fitness Facility (under 2,000 SF) Permitted Minor Use Permit
Permitted

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

Revised Land Use Table Excerpt

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 Existing Zoning Proposed
Alcohol Sales

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

Eating and Drinking Establishments

Bars, Lounges, and Nightclubs Conditional Use Permit Conditional Use 
Permit

Restaurant (No Late Hours) Permitted/Minor Use 
Permit

Permitted**
Director Level Review 

Fast Casual Restaurant (No Drive-Thru, 
no alcohol)

Permitted/Minor Use 
Permit 

Permitted**
Director Level Review

Restaurant (W/late hours, live 
entertainment, or dancing) Conditional Use Pemit Minor Use Permit**

Outdoor Dining Use Permit Amendment/ 
Administrative Permit

Permitted (until 
9pm)** or Director 
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
• Outdoor dining

Other parking standards would remain the same

Presenter Notes
Presentation Notes





Goal 2: Parking Management

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

Action Average Response

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

Somewhat Supportive

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

Somewhat Supportive

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

Somewhat Supportive

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



Leased LotsTechnology/Apps

Signs CdM Beach Parking

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

Valet 
• Valet can be offered by the City OR 

permitted through the City
• Queue on side streets vs. Coast Hwy.

• Allows use of less desirable lots 
• Double stacking of cars

Leasing Private Lots 
• Target banks and office buildings 
• Unused during peak hours
• City typically pays for cleaning and 

insurance
• Public or employee parking
• Free or paid parking
• Reduces red tape

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: Access and Safety 



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

Action Average 
Response

1. Implement intersection improvements, including at MacArthur and Coast 
Highway.

Somewhat 
Supportive

2. Install infrastructure that supports pedestrian activity and safety along the 
corridor. 

Somewhat 
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 
cyclists from Fifth Avenue bike path to businesses.

Netural

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.





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

Orchid Ave. 
Intersection

MacArthur 
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. 




High Visibility 
Crosswalk

Bulbout

Fifth Ave. 
Bike Route

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: Sense of Place



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 
public property and enforce the Citywide Sidewalk Encroachment Permit 
Program.

Somewhat 
Supportive

2. Identify areas along the corridor that can accommodate sidewalk extensions 
through a future Public Works initiative.

Somewhat 
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 
updated requirements to enhance corridor identity.

Neutral

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




Bungalow’s sidewalk diningRothschild’s sidewalk dining Sidewalk Extension

Avila’s sidewalk dining

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



Atlas



Atlas



Atlas



Atlas



Next Steps

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

 Receive direction from City Council on actions

3. Finalize Corridor Atlas

4. Draft Zoning Code + Local Coastal Program Amendments

5. Planning Commission – Public Hearing

6. City Council – Public Hearing



Discussion and Q+A



Thank You!

City Contacts

Liz Westmoreland, AICP, Principal Planner
Email: LWestmoreland@newportbeachca.gov

Joselyn Perez, Senior Planner
Email: JPerez@newportbeachca.gov

www.newportbeachca.gov/cdmstudy

mailto:LWestmoreland@newportbeachca.gov
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