ATTACHMENT 5




Site Summary

Mix Summary

Trash Truck Turn Radius 2' Deep Planter along North Fence g'rash CaLrts, - ;rzllsh (liartsz . Setback Total: 2| Homes Plan | (3 BR/2.5BA, +1,768 Sf): | Homes 1,768 sf
Mailbox 2' Parking Overhang, Typ. forage focation 1yp- ckup focation Typ- Site Area: 64,982 sf (1.49 AC) Plan 1X (3BR/2.5BA, +1,768 sf): 3 Homes 5,304 sf
(Notslncludédl inlO_Pen Density: +14.1 Homes/Acre Plan 2 (3BR/2.5BA, £1,966 sf): 6 Homes | 1,796 sf
pace Caleulation) Total GFA: 40,110 sf Plan 2AX (3BR/2.5BA, *1,970 sf):| Homes 1,970 sf
) Plan 3 (4BR/3.5BA, 12,182 sf): 8 Homes 17,456 sf
T -t G Plan 4 (3BR/I1BA, £908 sf *): 2 Homes 1,816 sf
® o )
A ! B ] 3B% 3BY 3B% 43;|3$ 6+ Subtotal: 21 Homes 40,1 10 sf
R R ‘ | ‘ ‘ | ‘ ‘ | ‘ y = Zoning Data * Note: Lot 8 is Very Low Income, Lot 9 is Market Rate
d . ? | ? | - ? o T mm Open Space
ST 1 MR o e ! !L =2 e !L IR 8% v APN: 426-171-23
—| 2 | gé © )| %’R 9 | o o > LOF Area: _ 64,982 st (1.49 AC) Required Individual Unit Open Space: 4,200 sf (6.5%)
N 2 — N B e O B oo - < Ex!st!ng Zoning: RZ'MD . o Provided Individual Unit Open Space: 9,889 sf (15.2%)
i 12 o : ) ;: ) Existing Land Use: Medium Den5|ty°ReS|dent|aI Required Open Space: 22,744 sf (35.0%)
0 e 31 | 2 12" Typ. l , c Lot Coverage: 24,972 st (38.43%) Provided Open Space: 19,180 sf (29.5%)
0 | Z J 6 5 p) | | 631 — Number of Stories: 2
B | 486 SF ' Typ = ¢ % ' 7, o Max.Building Height: 31'-5"
O | 530 SF 330 SF 330 SF 3309 330 SF .
e = | S - _[ﬂ' | - 4 g | [ﬂ' 7 Construction Type: Type V-B (Wood Framed)
o .| L L2 £l Hisse| 5k \ 200 H_ 5 Sprinklers: CRC R313 or NFPAI3D
ol ] i r % il e T T |_
wv - 56455{ = T)GSF:‘ :%: R T | ,é_ _ z /é 7 13.42 DEVH.OPMENT STANDARDS COMPARI SON
-k . _“EEEEI:E: — ‘ % in - Small Lot Subdivision DEVELOPMENT STANDARD CODE REQUIREMENT PROPOSED WAIVER
S i 3! ! ' Easement 13-42.3(a) Maximum Number of Lots 155D 215D YES
qc) | >17 Lot Line, Typ. 13-42.3(b)(1) Location/ Orientation of Buildings N/A N/A NO
e | [ __—_ e | | 13-42.3(0)(2) Design Character N/A N/A NO
%’ > = | 5 6 Steel Private Fence & Gate Typ. 13-42.3(b)(3)(@) | Direct Access to Public Sreet N/A Compliant NO
O I Existing Wall Typ. 13-42.3(b)(3)(b)  |Impact of Adjacent Properties N/A Compliant NO
3 L@ / 13-42.3(b)(4) Onsite Lighting N/A Compliant NO
'S 5 A A Open Space Typ. 13-42.3(b)(5) Chapter IX N/A Compliant NO
Y | f _ 30" Contemporary Picket Fence Typ. 13-42.3(b)(6) Qutside Uncovered Storage N/A Compliant NO
| s 13-42 Table Max Number of Stories; Max Building Height 2 stories/ 27 feet 2 stories/ 31'-5" YES
10" Sight Triangle for Neighbor’s Driveway - Adjust Existing Fence 13-42 Table Attics Must be unconditioned, no electrical Compliant NO
I~ & ~ L~ & - A (See Civil Site Plan and Prelim Landscape Plans for details) outlets or windows
5 NG SUM 13-42 Table Maximum Density Same as Underlying District Compliant NO
ARA - MARS 13-42 Table Minimum Open Space (development lot) 35% of total Lot 29.5% YES
- PARKING REQUIRED: Gov. Code 65915 (p)(1). 13-42 Table Minimum Open Space (individual unit) 200sq ft, nodimension less than 10t | 200 sf, 5ft min. dim. YES
77777777777777777 = 13-42 Table Development Lot Easements provide per 13-42 Compliant NO
- 3BR(1.5 spaces x13) 19.5 spaces 65915(0)(1). Parking 39,5 spaces 60 spaces NO
= 4+BR(2.5 spaces x8) _ 20spaces 13-42 Table Distance Between Buildings 6 ft minimum 6-4"min. * YES
- TOTALY|  39.5spaces (1.91) 13-42 Table Driveway Width (Development Lot) 10t minimum Compliant NO
= 13-42 Table Driveway Length 5 ft maximum Compliant NO
N PARK'_ N(? PROVIDED: 13-42 Table Mechanical Equipment Roof-top prohibited Compliant NO
Covered Parking. 2-car garage per lot 42 spaces 13-42 Table Front Development Lot Setback 201t 6t YES
>l (2 spaces x21 units =42 spaces) 13-42 Table Sde Yard (Interior) 5t 5 NO
5695F hois glS | i Surface Parking | 18 spaces 13-42 Table Rear Yard (Interion) 151 51t YES
2100} ~ ~ ~ > | | TOIAL:|  B0spaces (2.9:1) 13-42 Table Sde Street (Sreet side, if applicable) 10t 7 YES
o o o o Density Bonus Waiver requested for uncovered parkingspaceon Lot 1. 13-42 Table Roof or Eaves Overhang; Awning 2 ft 6ininto required side setback or Compliant NO
J . building separation
10' Sight Triangle, Typ. Twenty-First Street 13-42 Table Chimney May extend 2 ft above maxbldght N/A NO
13-42 Table Fireplaces 2ft into reqd setback of bldg separation N/A NO
Open Space Legend 13-42 Table Automatic Roll up Garage Doors Required Compliant NO
13-42 Table Location of Open Parking Within Reasonable Distance Compliant NO
Common Open Space (Hardscape): +2,003 sf 13-42 Table Trash Stor.age 3car.ts not encroachinggarage space Compl?ant NO
Common Open Space (Landscape): +7.788 sf 13-42 Table Landscaping Detailed Landscape Plan Compliant NO
Pri o P S P . P€)- ; 9’ 889 sf 13-42 Table Fence & Walls Complyto City Standards Compliant NO
rlvate pPEN >pace. ; ’ S Original Scale : Engineering Location of Sdewalk Relocate Adjacent to Property Line Sdewalktoremainin YES
Note: Refer to Civil Engineering and Landscape Architecture Sheets for more detailed information. Combined Open Space. 19,180 sf "= 20' current condition
adjacenttocurb
CMMC13.93(e) |Openparkingnot allowed infront setback No Spaces One guest space, YES
INFORMATIONAL SITE PLAN
Bassen ia“ | Lagonl * Density Bonus Waiver is limited to the minimum distance between residential units on Lots 8 & 9 with six inch separation.
ARCHITECTURE = PLANNING = INTERIORS ST
Copyright 2026 Bassenian | Lagoni Architects T U S T I N & 2 I 0l SEP 2026
131 Innovation Drive, Suite 100 Costa Mesa. CA These drawings and the "architectural works" (as defined in 17 U.S.C. § 101) depicted herein are the This copyright notice and use restrictions are "copyright management information" as defined in 17 U.S.C. § 1202 (c), and are RN
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I I I - I
| | _ | , _ FLOOR AREA TABLE
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PORCH 9 SQ. FT.
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LEUCADENDRON ‘SAFARI SUNSET'
RHAPHIOLEPIS UMBELLATA ‘MINOR’
SENECIO SERPENS

PODOCARPUS ELONGATUS ‘MONMAL’
LOMANDRA LONGIFOLIA ‘BREEZE’
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ALOE X ‘BLUE ELF’

CRASSULA ARBORESCENS ‘BLUE WAVES’
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REVISIONS

SITE PLAN o

FOR TENTATIVE TRACT MAP NO. 19412

I3|IIII|IIII4|

IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA FLOOD ZONE:

SITE ADDRESS:
THE PROPERTY HAS BEEN IDENTIFIED AS BEING IN FLOOD ZONE "X" (NO SCREEN) AREA OF MINIMAL FLOOD

IIII2|IIII|III

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

ORIGINAL SCALE:

396 E 21ST STREET
—— . COSTA MESA. CA 92627 HAZARD BY THE FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA) ON FEDERAL INSURANCE
HE ; APN. 426-171.23 ADMINISTRATION FLOOD INSURANCE RATE MAPS (FIRM) NO. 06059C0269K, DATED MARCH 21, 2019.
G P Y BRUSH
S A
RIW © RIW RW RIW v o PURPOSE STATEMENT NOTES:
PROJECT SITE 60" —— PROJECT SITE 60' =) = THE PROJECT WILL CREATE 21 SINGLE . NO EXISTING WATERCOURSES ON SITE
30 30' 30' 30' o FAMILY RESIDENTIAL LOTS. 2. THE SITE IS NOT SUBJECTED TO OVERFLOW OR INUNDATION
20" 20" e 10 —— l~— 100 — 20 20 .~ 10 —— o o 3. THE SITE IS CURRENTLY VACANT WITH NO STRUCTURES OR TREES.
5 — EX.SIDEWALK | EX.SIDEWALK 4 f— — 4 EX. SIDEWALK | EX. SIDEWALK L I L T\ CONC EXISTING USE
EX. LANDSCAPING EX. LANDSCAPING EX. LANDSCAPING EX. LANDSCAPING ﬂD N ol - VACANT LOT (THE SITE WAS PREVIOUSLY LEGAL DESCRIPTION:
0 0 2%1 . A We 000 T T | @ fF=—==" DEVELOPED AS A MOBILE HOME PARK. THE ~ REAL PROPERTY IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA, DESCRIBED AS
TTTEEES _:—_24:_——~:::: ————— 2% N R N ::24_—_____: ______ 2% e e ne N s SITE IS CURRENTLY VACANT AND ALL FOLLOWS:
s Y I it ] NI il e mm——— N I e ot | pRCRES i STRUCTURES HAVE BEEN REMOVED FROM  PARCEL A
EX. CURB & EX. CURB & EX. CURB & EX. AC PAVEMENT EX. CURB & I W THE PROJECT SITE.) THE SITE DOES NOT PARCEL 2 OF PARCEL MAP NO. 95-120, IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, STATE OF
' EX. AC PAVEMENT ’ GUTTER (TYP) ' GUTTER (TYP) o = CONTAIN ANY TREES. RNIA. AS PER PLAT RECORDED IN BOOK 292, PAGES 45 AND 46 OF PARCEL MAPS, IN THE OFFICE OF THE
GUTTER (TYP) GUTTER (TYP) 1o o ‘ ASPH CALIFORNIA,
TYPICAL SECTION: TUSTIN AVE i o COUNTY RECORDER OF SAID COUNTY.
TYPICAL SECTION: E 21ST STREET NOT TO SCALE I P‘R ANCISCO DR OWNER / SUBDIVIDER: PARCEL B:
NOT TO SCALE i MODERN MOBILE VENTURES I, L.P. ALSO THOSE INGRESS AND EGRESS EASEMENTS AND UTILITIES EASEMENTS OVER PARCEL 1 OF SAID PARCEL
CONC ¢ | es 1) T pol PETE ZEHNDER MAP AS SHOWN ON SAID PARCEL MAP.
' N A b = s lr 2454 ALTON PARKWAY
‘ L H WG, T .
’ [ | ! I ; | | (87.86) LIP | Seme IRVINE. CA 92606 APN: 426-171-23
// | ‘ ' il ! i g \ ,‘ - Tr=== ’
" Vi \\ L L |- u E‘E(II{SITEI%\IA{IITG BXA100389- POV&I[{AE%/IEACHEI)NSTRUCTED P ‘a 10" 10] VISIBILITY FRIANGLE | HL PORT|ION OF EX BLOCKLT T O) 2020 SITE SUMMARY
.' || — N | I o - . PETE@COLLECTIVEHOUSINGSUPPLY.COM :
J i I I PROPOSED PRIVATE WATER & SEWER IMP. l t L APN 426-171-3  —___ b 3 DENSENREFS |} 77/ WALL TO BE REMOVED / L @ TOTAL: 21 HOMES
i | : T D 4o Y A NING = = | ! ' :
| ] o R2-MD ZO , p ENGINEER: SITE AREA: 1.48 ACRES
| DENSE TREES _CONN49° 21" 38"W 327.07 ———— —— , . :
| Iy — |Z=f2- ktb <X ecoNCO _ | 2) 1C .
/ | TR Ry T — , . , . \ , . ) %ii 27/// L = ROBIN B. HAMERS AND ASSOCIATES, INC. DENSITY: 14.2 HOMES/ACRE (21 HOMES /1.48 ACRES)
| |. Rt PRt E-S-E-é-DDDE - 34.2 34.2 34.2 34.2 N 34.2 37.2 82 o1 LP / 130 MCCORMICK AVE, SUITE 101 MIX SUMMARY
’, il & ol S ; COSTA MESA, CA. 92626 :
; } :'04; [‘\ LOT 8 ’ - s 1 EEEEE g B SEp — s ——— s —— i,,;,,fﬁ,,,/-if—ff 5 — s PPPP\ITP"“’*S*T s s s s s s s —f— s To T - A ’/ (949) 548-1192 PLAN 1 : 7 HOMES
i 1l =3 o oT D e B > v g E— _ o A N — B - _ I — - — R A — . — ppp— irn /' PLAN2: 4 HOMES
| | (‘\l\ 1398 SF GROSS Y SN N -- ') — — — _ — / E \ — S — — A [ P o N h PLAN 3 : 8 HOMES
1‘ el s 71065 SF NET | 2 © 2 © 2. & % g\_/\g & 2 = o 1| = IBE Foy | PLAN 4: 2 HOMES
\‘ ‘ I.- \ IQ))L AN 4 w L w w xﬂ w w J,) w\ W L W \ w T w w w L ; w “; 0 W ;.\\ W ’_(%3 i —7_)’ J;C I 3 ’\ LE GEND' TOT AL 21 HOMES
) | A HN | A | . N @ _ | RN S, e _ L I A RN N [ (6r7.80) L b " e v
\\ \ Gl 52.5' N RN NTF = T ~ Tk 2R AR ] T SN A 7 P o 811 70) LIP i ASPH ASPHALT .
\ 11 15 I - I R N mﬂ] | h bt L) , L | BLDG  BUILDING PARKING SUMMARY:
\ | e | ~TIL8:3 R 8.5 8.5 s.ot- ™ 8.5' L2606 LN - NEW. FH | PARKING REQUIRED: *
\ 1] X . LOT9 2.6 T3 26 13 2.6 1326 13 26 f 137 26 1.3 8.5 % o BW BACK OF WALK Q
; e \ N ' T el e ol m— T —=t— E - -— o N n e ol E— = \*‘W EX. WATER METER CLF CHAIN LINK FENCE 2 OR 3 BR (1.5 SPACES X 13) 19.5 SPACES
\ Syl o 1293 SFGROSS|". LOT 7 > LOT 6y |z LOTSI} |z~ 10714 lLZ ' LOT 2 - LOT 1 el ® ]/ CONC  CONCRETE 4+ BR (2.5 SPACES X 8) 20 SPACES
s = \ . RS . LA . 1 =L LOT 3 L Iy IL__viges ' TO REMAIN FOR ,
\ ° 985 SF NET 5725 SF GROSS 2 2938 SFGROSS™ [2 2938 SF GROSS 2 £ =1 |5 3419SFGROSS. —ok | S EC EDGE OF CONCRETE TOTAL 39.5 SPACES (1.88:1)
\ TR X O 2 2l 2938 SF GROSSL FGRO . 3143 SF GROSS SR i IRRIGATION PURPOSES
8 } . . rllP R "5) 5 1892‘SF NET] ] ‘-. B I 2016 SF NET--,-Iq"'. o 2016 SF NET o _'-ﬂ 2016 SF NET < ) 3;%916SSPGNE$S 8]\ —‘ ~~-.__2016 SFNET " (o\]\ 2193 SF NET 4 O\ ;‘ Eq"g fO) T | Z = ‘ EG EXISTING GROUND
- ~ ! SRR | " I R €XF- R % A E | | 02— ' ‘ AL MANHOLE PARKING PROVIDED:
= \ . ; - re | SO 3 . RN SRR ) o DY / RN e ‘ EX. 6' HIGH P.L. BLOCK EMH ELECTRIC
(:_)) N e ? —— /@ T .Y- | ] | B B | l 7,5:' . R K g B / '-A' I @I i /‘%L/ WALL CONSTRUCTED EP EDGE OF PAVEMENT GARAGE 42 SPA((:ZES
RN MO I ! 1<l 11 AN E . F 1.4, AF / a1 By ELECTRICAL PULLBOX SURFACE 18 SPACE
é } N L NS PLAN 2 S e . 3PLAN 2 VAN Ba O ~ PLAN 2 S+ F— PLAN2—3+* ik PLAN2™ 31 J— PLAN2 3 " N s PLAN 2 63 | 4 IJJ y E‘E)RRIP]P\}P%II\? BX21-00389 ]FEII_)IB FIRE HYDRANT TOTAL 60 SPACES (2.86:1)
z 11 3B o : o 03 6.3 P34 63 W 6.3 L1 63 ‘1 63 B Y I o M Co FL FLOW LINE
L ' | - \ 2all e e d ko S I |
S % il = , 122 3 @ ) i @ W @ W @ - @ W @ L] S '_ 1/ | | } | FS FINISHED SURFACE PERCENTAGE OF LOT DEVOTED TO DRIVEWAY AND OPEN PARKING: 26.9% (0.40 ACRES).
35 |5 - } @ Vi =l o2 =0 | GM GAS METER PERCENTAGE OF OPEN SPACE: 29.4% (0.44 ACRES).
SR | b3 LOT 10 o - il " . 1 . < | A - ot e | GV GAS VALVE *  PARKING RATIOS PER DBL (SEC. 65915)
5 o 1E 2564 SF GROSS L | L { L 2| - 2 o H-—20' 20—+ 7%7'- LIP LIP OF GUTTER
So 1953 SENET T TT\ - T Y T\ i WRINCEIRe o MH MANHOLE DEVELOPMENT STANDARD 13.42.3:
SE s PLAN 1 A 1 ) T — - L : SN/ Wi N qﬂuuhﬂﬁ,,“« BN Lﬁ‘$7?ﬁ “_7\ NELY NORTHEASTERLY BUILDING HEIGHT: 2-STORY /31
ST | KN T o IR D T D e e B B P I P 10—‘1‘,# i \r NP CAORE 2NN DSRS0 (D ST 2 P RIS T ESPIEN 5 e S ) e NWLY  NORTHWESTERLY BUILDING SEPARATION: 6.3 **
— (T] \‘ } : I'.,--,I:‘ - : bl - 4 Lild .l'- ] \j s -. Lo | a4t = e I T A d * r{: IQ;O . A a\ IR B RO : . [.34. 2 L A 37 PARRE S K /;J T \\ n ! ‘ | PKL PARKING LOT LIGHT FRONT SETBACK: g1 %
=3B %5 BN . N AR L 7 2 | T e/ N — = = A | N49° 21' 38"W  73.50' R 'ﬁ‘xkﬂ S T PL PROPERLY LINE SIDE SETBACK: %% MIN
SIS | SRS I e 3 I Ry O HINS NEA |7 B 1y EROER &S, 320 od WSS NOTAPART e — PORTION OF EX. BLOCK RR. AL RO ERLY STREET SIDE SETBACK: ~ 5' **
an E | LH D ] | " y | a5 ; "' - : AN Xz e ' ,N490 21'38"W 38.58' R ——————— e i WALL TO BE REMOVED SETY REAR SETBACK: N/A **
= | H ol e ; 2 <_/ I | | ' 40>38°22'E 8.00° - || OR MODIFIED. | SL SEEVEE?I\]Z}S?SOLE #*  MODIFIED DEVELOPMENT STANDARD PER DBL (SEC. 65915)
2 | S oI PR - - > NS N/ N 1/ U ) . ; | S%PIIJY §0UTHWESTERLY
> R B 15.5' | i & ] 2 \ s ' i \ :
SEE B L = = Lk DENsE“ThEE 0 Ry Te TP OF CURD
IEES] K1 T R o] [ | 13 LT TG TOP OF GRATE
! L - I — BN I |
. k= f| /| ] 11 / e TMH TELEPHONE MANHOLE
N =52 255?1:1;1355 B S | "LOT 21 = LOT 19 TZLOT 18 B 7 EX. 6 BLOCK WALL P : TSPB TRAFFIC SIGNAL PULLBOX
AT A tosasENEr ST 1 1 D 14717 SF GROSS 2373% SESIEEOTSS S 3237 SF GRO! GROSS | “ CONG | TO REMAIN <7 | | TVT TELEPHONE VAULT
] e L 2584 SF NET 2 S ||| 2515 SF NET‘ i | - EX. 6 BLOCK WALL o VLT VAULT EASEMENT NOTES
o L PLAN : N A3 . 3 N | |  TOREMAIN I ! WM WATER METER
N\ 3 L E 1 Cone T 2l i) Wy WATERVALVE No. Description
/ \ : 3 \ : r’ I WV
4 PLAN 3 | | CONC 3 E = : | . SEWER @ EASEMENT FOR INGRESS & EGRESS FOR THE BENEFIT OF PARCEL 2, PER PARCEL MAP
; N e iy \ 4 CONC ; ‘ ; ; | —  «——  WATER 98-120, P.M.B. 292/45-46 TO BE ABANDONED.
! ‘ tone 3‘\ L (e} M ! ( ‘ L
i NG \ - Co P ; — STORM DRAIN 4.00' WIDE EASEMENT TO SOUTHERN CALIFORNIA EDISON, PER GRANT OF EASEMENT
: g2 — 7 vile |+ T& 5 400 T FLOWLINE . RECORDED JUNE 18, 1997 AS INSTRUMENT NO. 19970280202, O.R. ABANDONED PER
/ ME g AN R — e b - ; o P E— EEIEI}%%QSI;%OTPRIN QUITCLAIM DEED RECORDED 8/6/25 AS INST. No. 2025000218140 O.R.
NN~ 1 YT \ g 2 'z N I —
n Wl 155 0] o—{H— Lo PO £ APN 426-171-22 ] ozl =z AR —  CURB&GUTTER @ 8.00' WIDE EASEMENT FOR INGRESS-EGRESS AND UTILITIES FOR THE BENEFIT OF
\ 1 8 R QR Q R2-MD ZONING < ezl 2B b2 Invill == e eme [ OT BOUNDARY PARCEL 2, PER PARCEL MAP 98-120, P.M.B. 292/45-46 TO BE ABANDONED.
s O TR IR TR Ty R T T e % L i 2 27 1= }* | —o—°—  PEDESTRIANACCESS 14.00' WIDE EASEMENT FOR INGRESS-EGRESS FOR GRANTEE AND/OR HIS TENANTS, PER
4% .| 2564 SF GROSS LY e b AR SN A ARAN BRRER AN ROt 5 | 1 2 d = Ll DOCUMENT ENTITLED "EASEMENT" RECORDED APRIL 10, 1997 AS INSTRUMENT NO.
| N \ ; ~ RV A R S ] ‘ o lz B = TRANSFORMER
WL 1954 SENET ! T e T e SCIPAIRSS AR N ¥ IR IR 3 L] 1BHBERE: ! ; = | 97-165582, O.R. TO BE ABANDONED.
#=t=—— PLANI : : - ! [ \ / :
s o T P e e i | e 5 B T X: el ASPHALT PAVEMENT @ PROPOSED INGRESS-EGRESS, ACCESS, DRAINAGE AND UTILITY EASEMENT TO BE
= E i SRAERE | "B / G |5 G 3 | 3 l w (B TR = | | RESERVED ON THE FINAL MAP.
ARG AT AN BHLZ T = I \ O% Iz ! (1)< 1% A I P4 fy{  CONCRETE PAVEMENT @ PROPOSED EXCLUSIVE USE EASEMENT FOR BENEFIT OF ADJOINING LOT TO BE
= N i e - L , : : EX.6 BLOCK WALL | ! & <2 || % VB E | SECTION NAME RESERVED ON THE FINAL MAP.
! — i - — ! " ' o \ H \ 5 o 5 o \ | N 4 ‘n ,’
z s - ) \ | =— PLAN 3 U | s =] prans 8 | / TOREMAIN | \ 0 | e | oz , | @ PROPOSED EASEMENT FOR PARKING, PEDESTRIAN ACCESS AND UTILITIES TO BE
3 5 T AN Mooy | srave e s B B B , Lo {‘ON‘p | ﬂ i!: }m . T } I RESERVED ON THE FINAL MAP.
m =~ | - ! I-T'I. . t‘ ! R ,—'LL::L/' .'I:‘I".' 7 | | ‘_‘ \ ! ,
S5 | g4 b .l o e A= de) lE o) /0 SHEET NUMBER - 57
B i M ‘ i -:' @« - .::; A R Ml Qe A a0 \\ A ‘ .\ — 7)( ‘‘‘‘‘‘‘‘ U' D\O yv // ‘ = &V"
= 2 )y o R '43%88 | :.-‘ ~~4LOT 15 T LOT 16 - i5LOT 17 Y °© DD o )= =12 = o2 . S &
> § " BT k= 0 1L %2554 SF NET | il < " 2772 SF GROSS , 2771 SF GROSS ',,"' "2928 SF GROSS |\ U | | ] >!g <k e | é 2 , & Wy
oz S il<i  LOT 13 [ I Aol .\ [ 2352 SFNET % 2352 SF NET [ 2486 SFNET |\ f 14— o RN S 9 l | @ = &, &
;& — 2 J|¢is| 2754SFGROSS { l 4 \ _Hl 63 Bl 63 =] 6.3 A ~ “El s Y | <
el B 2099 SF NET 15.5' ; 23.8'[F 4 - [] , [] ] SO \_/ | L < 5 | X SITE
b g | : I Etr J—— E=r 3’—’ i SN . - — — (GNI < ] & \y/ L,
n T H PLAN 1 . ! X / gl Y < & \y 4
O © D . ‘ ] - ] = R, - \ 1 el p | < , v \2
= 9E R’ [ L 1] SRVASN = I ! x ! | ES Lsp < % a
S ek ] | ) I Y. \ PORTION OF EX. BLOCK deeermmsmenms % R > & 57 Yo, Ry
~ 2z L7 L] o i 1] AR | 3 e \ WALL TO BE REMOVED . 1\ | Y
! e N PP N - R =] SN OBl Z) H) B N/ | ﬁ@ ¢ N X &
N . T : , L55.5' 1350 2l 35 () = :37.0' | RS ) \\ i ¥ & <, S
N R N ———— B S ) P e e S B S ST T T T T T T T == ) .~ S
Tl TS iy AR ALY _- N49°21'38"W_215.00' |- e A \ o . “--.;t\r@'@lo'NISIBILhYTlea_EE TREES, : | %
510" x 10"VISIBILITY TRIANGLE e J et L RN P\*"“‘“"‘l(:;_’///////1/ o 1 - ' 0 20 40 &
. e W—— e T N e T T e R g
B“uﬂ% <‘ O, E‘Lfﬁi’;// W ~~\%‘\\$44rﬁ;/¥// Feet
19.5"< S o
EX. 6" AC WATER MAIN (MESA) 1\ QRE ! © SCALE: 1"=20' Vicinity Map '
™| - Map Date: 8/3/26
w W\ PROPOSED YV RBR w N w S W R B Ey Not to Scale
85— MASTER METER y e EXISTING HALF OF DRIVEWAY S S
- TO REMAIN © z PREPARED BY: Y A I\’I A SHEET
_ _ _ _ G - - - - e - - N )y ASPH g
S S ‘\%, S . S S S S S S EX.8" VCP SEWER MAIN (CMSD) S T S S S o s T~ S | T > — ‘ ROBIN B. HAMERS & ASSOC., INC. CIT OF COST Es
Tl EX. 6" VCP SEWER LAT 21ST STREET . ' S N T B . CIVIL ENGINEERS 1
5 w w . S W SPH W S W w w ] B - 130 MCCORMICK AVE, SUITE 101 OF
==5——_____| PORTION OF EX. 6' BLOCK . EX. 10" PVC WATER MAIN (MESA) . COSTA MESA, CA. 92626
RSN ST T WALL TO BE REMOVED ~ ( ) “~~,— OVERHEAD ELECTRICAL WIRES N D e ) TENTATIVE TRACT MAP NO. 19412
R XL S i ES LN (949) 548-1192
- A - T e e e e e S e e e T u E—
Sl T : - P ; : — L SITE PLAN 3
L%m%b./}:l = E E E E I E—5 BT E 7 E £ P N 7 . - ——_———— -
***************************** T T T T oG T T BENSR ThEhe =&~ E —f === ——————\ | g E 396 E 21ST STREET, COSTA MESA, CA 92627
e — - __—'__ L __E'\LSE_I_RE_E _____ - EONG— —— — — — — o /fﬂ;E_/;_’;’_';_;_‘:_ e S E | L T\ / 8/3/26
‘ DENSE TREES X ] s 7 N T & =l | MICHAEL BENEST, R.C.E. 37898 DATE
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REVISIONS

PRELIMINARY GRADING PLAN e

FOR TENTATIVE TRACT MAP NO. 19412

I3|IIII|IIII4|

IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA

2

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

ORIGINAL SCALE:

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";
R/W T R/W R/W b / APN. 426-171-23 ELEVATION: 84.189' (NAVDS88)(1995 ADJ.)
R/W
PROJECT SITE o 60’ " —— PROJECT SITE 0 60' | 0 AREA SUMMARY
—10'—— 20' 20" . ' le— 10" ——t 20 20 . ' TOTAL AREA = 65,000 S.F.(1.492 A.C.) BASIS OF BEARINGS:
. 10' —— | i 0 10" —— TN TR\ ‘ THE BEARINGS SHOWN HEREON ARE BASED ON THE BEARING BETWEEN O.C.S. HORIZONTAL STATION GPS
5 —‘—“ EX. SIDEWALK | LEX.SIDEWALK 4 = — 4 EX. SIDEWALK | EX.SIDEWALK 4=-— = et S 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,
EX. LANDSCAPING EX. LANDSCAPING EX. LANDSCAPING EX. LANDSCAPING JXL . } | MODERN MOBILE VENTURES L LP IN THE OFFICE OF THE ORANGE COUNTY SURVEYOR. (EPOCH ADJ. 2007)
0, 0 | o/ 1 ~&yF————"———— ! A . 5 el
—y_ % e SN w1 2, - e — i ¥ PETEZEHNDER
e e T ——g—— ST ———d [T Moy L ———— =T =—— T — = —— - ————pd [T B ARK
= | - Ex tURB & T | X conne A } ; } IRVINE, CA 92606
EX.CURB& / o\« bAVEMENT EX. CURB & GUTTER (TYP) EX. AC PAVEMENT GUTTER (TYP) o n | (949) 230-5426 PUBLIC AGENCIES & UTILITIES
GUTTER (TYP) : GUTTER (TYP) T ol o ASPH PETE@COLLECTIVEHOUSINGSUPPLY.COM
TYPICAL SECTION: E 21ST STREET TYPICAL SECTION: TUSTIN AVE i e — AGENCY PHONE NO.
NOTTO SCALE NOT TO SCALE 1 i ﬁ' Aﬁ\ICISCO DR ENGINEER: AT&T - DISTRIBUTION 714-666-5503
cone 7 o o NN ROBIN B. HAMERS AND ASSOCIATES, INC. CLEAR CHANNEL OUTDOOR 213-305-0045
/ | NLE288) TC = o] 130 MCCORMICK AVE, SUITE 101 COSTA MESA SANITARY DISTRICT 949-645-8400 EXT. 241
| y | | o _ o N7 g pe COSTA MESA, CA. 92626 MESA CONSOLIDATED WATER DISTRICT ~ 949-207-5518
/ ‘ ] (A | |1 (87.86) LIP ‘ SC EDISON 714-796-9932
j Ll | L N EXIST. 6' HIGH P.L. BLOCK WALL CONSTRUCTED P ) -4 (949) 548-1192 S A O TA ANA Lo bes
| ‘\ — || PER PERMIT B2 00589 TOAﬁl\g‘gﬂ_ . lﬂ - TRE' o ole /:/ SUNESYS CROWN CASTLE 951-278-0400
! il ——___ — 0/ | L oMD ZONING T 3 | I A = TIME WARNER CABLE 714-903-8446
| I\ DENSE T o 11 2gN = Ly - . CITY OF COSTA MESA 714-750-5000
| i REES  — TNeoneo b __ ____ ___CONN49°21'38"W 327.07 ] 88.22) IC T LEGEND:
| e 87.77) FL = ASPH ASPHALT
/ 2 B 6'= 34.2' 34.2' 34.2' 37.2' o/ o |
! W v L [Sy— NS 9) 54 97} LIP |
, [ st i . & . . BLDG BUILDING
] ThiA - EL oé\ké\ é‘ P Ry g' BW BACK OF WALK
J H EY LOT 8 ) 0.8% I R SR R N 0.8% 4 | P “ S CLF CHAIN LINK FENCE EASEMENT NOTES
: s 1398 SF GROSS|:/ . e — - - = —— - "HJ 0 ; ‘Q CONC CONCRETE P
| 820l kI 7 1065 SF NET ° oK ~ S ol 9 : - 3 ) x A EC EDGE OF CONCRETE No. Description
oy o - = S o Tew | S = S 4 1o . EG EXISTING GROUND EASEMENT FOR INGRESS & EGRESS FOR THE BENEFIT OF PARCEL 2, PER PARCEL MAP
\ 87 ot N 1A Trrse o N / G Er s = | o EMH ELECTRICAL MANHOLE @ ’
\ Hp/"b\ﬂd e FF=87.90 . s —r} & . - ~ ! (“ — Q (51, 63) T ; 1 Ep EDGE OF PAVEMENT 98-120, P.M.B. 292/45-46 TO BE ABANDONED.
x .{|PAD=87.2[ 52.5' S X NN X R o= R RO X : s : B170) L j -
\ 13 1§ \ = S SN} A | =S HE - = % .= &h | % EPB ELECTRICAL PULLBOX 4.00' WIDE EASEMENT TO SOUTHERN CALIFORNIA EDISON, PER GRANT OF EASEMENT
| . LOT9 f - r o 3\‘ /T NEW. FH of =1 | FH FIRE HYDRANT RECORDED JUNE 18, 1997 AS INSTRUMENT NO. 19970280202, O.R. ABANDONED PER
| | LVl 7 - S il S L o & S, W OFH e by WATER METER | FL FLOW LINE QUITCLAIM DEED RECORDED 8/6/25 AS INST. No. 2025000218140 O.R.
| 1293 SF GROSS|"'] LOT 7 AL H-acds - : v || /2] 50 —EX. r
: | '985 SENET | 5725 SF GROSS A2 LOLO 1 S LOTS S H LOT 2 jo< )l - LOT 1 |/~ ]2 7111 /' 10 REMAIN FOR L ks FINISHED SURFACE 8.00' WIDE EASEMENT FOR INGRESS-EGRESS AND UTILITIES FOR THE BENEFIT OF
\ | : o1 |S  2938SFGROSST [& 2938 SF GRO , 3143SFGROSS 12 3419SFGROSS|T 2o | 1119\ |RRIGATION PURPOSES | | GM GAS METER {c)
‘ —— : =\ } | 2938 SF GROSS! . < SIS EN | : 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' M Ay 5—2“55\ | IR | \ PN & T i il 2016 SENET e ths N § b RS A EX. 6 HIGH P.L. BLOCK LIP LIP OF GUTTER 14.00' WIDE EASEMENT FOR INGRESS-EGRESS FOR GRANTEE AND/OR HIS TENANTS, PER
8 7 . ‘ ey ERRREEE N MY | ' R K x] s fa Il \ \/‘37‘/%)7 L/ WALL CONSTRUCTED MH MANHOLE @ DOCUMENT ENTITLED "EASEMENT" RECORDED APRIL 10, 1997 AS INSTRUMENT NO.
[~ | : ! 1 14 NEA ] e L PER PERMIT BX21-00389 NE'LY NORTHEASTERLY 97-165582, O.R. TO BE ABANDONED.
‘ 2\ 1 L, T4 . .= S ‘v = YR '
2 | 1 U B R W O ¥ R ) TO REMAIN NWLY  NORTHWESTERLY PROPOSED INGRESS-EGRESS, ACCESS, DRAINAGE AND UTILITY EASEMENT TO BE
Z, | B 1] |PAD-88/7 1z [PAD=88.95| p—rf7 ] PKL PARKING LOT LIGHT @ RESERVED ON THE FINAL MAP
©Z Tk g —/ kg % / I | o | PL PROPERLY LINE :
23 i Al 1% - ac 1 @% s 2 S | RR. RAIL ROAD @ PROPOSED EXCLUSIVE USE EASEMENT FOR BENEFIT OF ADJOINING LOT TO BE
<5 1= LOT 10 10EN o © N S b 507 Ll | | SE'LY SOUTHEASTERLY RESERVED ON THE FINAL MAP.
5 o Iy 2564 SF GROSS o4 - S o H-20' 20—+ 7?1- SL STREET LIGHT (G | PROPOSED EASEMENT FOR PARKING, PEDESTRIAN ACCESS AND UTILITIES TO BE
oS Y 1953 SF NET 3 - T N QRnEzR: o SMH SEWER MANHOLE RESERVED ON THE FINAL MAP.
Q= - FF=87.57 - S S Y, N @m}q) LY SWLY  SOUTHWESTERLY
CECEERENE § M PAD=86.9 AN CREDNPE T O G, PRETINGP RS0 I ODoPbars [9 SNCl CH I | TC TOP OF CURB CONSTRUCTION NOTES
EPUEERENE § Y8 . . o T340 LN e 037 0 L E T e N | b R TG TOP OF GRATE
ST A ‘ = 1 °n1' 38" . g S48 \‘ o W TELEPHONE MANHOLE
o | N49°21' 38"W 73.50 RN | | TMH inti
T m \ ! P o . g b T ' > |
O & 4‘ 1 N PR, e SR SINCONC NOT A PART & .LEL‘I“L "3}~ PORTION OF EX. BLOCK TSPB TRAFFIC SIGNAL PULLBOX No. Description
T > Hrpg AT e = i — +[%1|° =l WALL TO BE REMOVED VT TELEPHONE VAULT
ox B ? / o) (F)r=—H & ‘ 40°38'22"E 8.00'° S OR MODIFIED. VLT VAULT CONST. DRIVEWAY ENTRANCE PER CITY OF NEWPORT BEACH STANDARD , STD. DWG. NO. 162
& S > TSR A \ il FF=88.04 | | u FF=88.42 | |FF=88.39 | |FF=88.57 e B T I IR ) 1 o WM WATER METER (W=25', X=3").
SN - I S ; | (] PAD=87. u _ ] — | | x ! R VALVE
<E g NE) /! 51 1 | |PAD=8737| | = AD=87.55 =| [PAD=87.82 | [PAD=8790] 1 ¥ C | | %‘ ;L | wv WATE CONST. DRIVEWAY ENTRANCE PER CITY OF NEWPORT BEACH STANDARD , STD. DWG. NO. 162
M~ ! V2 . ((\9\_? | ) I . | S _ | ] | ! DENSE EE ! J WVT WATER VAULT W_16' X_3'
] & f i\\ 1 PRI | n / m m RN | 13 ! @1/,7‘ y . SEWER (W=16', X=3).
/ : % > [ A | E ] ] I | = . WATER CONST. DRIVEWAY ENTRANCE PER CITY OF COSTA MESA STANDARD , STD. DWG. NO. 513
= BN LOT 11 Ij g il £ 7 LOT 21 : A LOT 19 o LOT 18 M /g ———— EX. 6 BLOCK WALL / ! J | STORM DRAIN @ (W=25'", X=4"). ’
SI5u| 2564 5FGROSS ob 1 el 4717 SFGrRoss | = "2976 SF GROSS > 3237SFGROSS |1 § | | TO REMAIN A R FLOWLINE
g by 1954 SF NET b Fl A ossasener e | 57722380 SFNETS %2515 SFNET ‘ 12l | CONC | | v ¢ BLOCK WALL ) o | —  BUILDING FOOTPRINT RECONST. 1/2 DRIVEWAY ENTRANCE PER CITY OF COSTA MESA STANDARD , STD. DWG. NO.
g edion | | Y A R G S 1| RS Ramnnl B! 552 I | i | | TO REMAIN o ! ——-——  CENTERLINE 513 (W=19.5', X=4).
=1 ]| PAD=86.6 1% Qh{g | 1%’ ) I, | BV B A N 5 RS T ; E | | | Cune 1 ™ i ! T ‘l ————— (CURB & GUTTER
=4 I 1 HE 2 /% o 53— ] ;o3 I SR e | s R e iy N SEER W | L A e—e—me—=—  LOT BOUNDARY @ CONST. PARKWAY DRAIN PER CITY OF COSTA MESA STANDARD , STD. DWG. NO. 418.
/ Ll P T = T [ o PSR P R [ SN EES SR i I N b , CONC ) ! -—
// ’ ’ I<. :I fa 'I', ] 85-4 ‘\ : < G ' v ' '\\' e ¢ : // . /CA" " \' '\\&\. /’} ‘ /' \/:// ,/L / // ‘ | \\ B\‘ |
| Mtk A TP S o el > 1l RS \ LS Rl 1 1 i e ﬂg{ A g’: v CONC / ! \ | TRANSFORMER @ UNDERGROUND INFILTRATION BASIN.
' S SIS ISP R (1 | A SCal : ouar SIS — 1 B3| RN 0% P el B K38 ; = * T
‘ Y 2N v . 1 A ‘ | R (o | D (e , e =1 S | A m = } ; : o] ASPHALT PAVEMENT @ OVERFLOW PIPE & OUTLET BOX
g LNY] vw e | R\ 50 A MR S TR ) I S TS RICIAL WA I W R i I — ; = 2R —— :
. y/ | B RO AN ERROOIG rct NN IENEEOUIY R KA SN 5 STARY APARTMENT BUILDING 3 | Sl = 5 I | WA T3] CONCRETE PAVEMENT
FF=87.00 @ A B I I P SRR PRI AL e, 7 Ceanl XN W o R o Xl I APN 426-171-22 1 Z S ,
| Il "’ B I S SRS AR e KE R B0 EROOIR RO Panen B NG N ozl@lz (5) | CONSTRUCT 3 V-GUTTER - SEE DETAIL BELOW.
i PAD=86.3 ‘| 85.68 I UL POV APV AR PP AP PR AP A A ANZE (PR DU PP AR TN R2-MD ZONI ol e 2 R R
N I LOT 12 T FL 1T [ AR el e - ’ H‘ 2R = o > éz ‘ . SECTION NAME
- B ol \ | L
B b TR R Ty Lo sss A 000 NGBS N O 370 1L e | o J‘\J SR < lee ] | @ CONST. 6" CURB PER CITY OF COSTA MESA STANDARD , STD. DWG. NO. 312, TYPE "C-6".
Y| 2964 SE GROSS 3 B P RO : oo XA SRR A%l 1 e — | IHEER 2l oz e | | .
| I B B S N T P ) DO o RV B i | | \ / ‘,
5 l 1954 SENET - AR SRR RI700N ey HhaGht N 0.5% T .'qb@.; ................... . E j ] 1 | / | g \ 2 ; | § Inm X: SHEET NUMBER @ CONST. DBL. C.0. MANHOLE PER COSTA MESA SANITARY DISTRICT STANDARD, DRAWING
i : & T = = = : (: ‘ i 1o =" oI i NO. S-107A.
21 Z_., q\"-,-,ﬁ“' ' : i | E | EJ\ 2 L Z2p P 2 lfJ |
Z | I = | | o . e e = s ol STORM DRAIN INLET.
S s 15 g 1S | | x NI R
e S T ok | ~EX.6'BLOCKWALL | | 92 TE R S E T
o » L {12 ‘ :/ TO REMAIN | gl oz LN :
° . ¥©a AEEER ‘ i IT. [l i - L%ow‘p 2l l“ e o 1y
z . 7 "y E'). é:- " \ \ ':;‘/I". IR Bi § ;./ -I-q.' 4 ‘:‘. - —X—— —X—— ri‘ \" Hlo ) . \ / ‘ \ g
ol | 1) s N 5 A NI Ny o N °l | | ! 8|§ | E Q \ F*&JC =
~ 1 . 4Tl IS 5| (PR Qe | e | \ o 59 ol | 2
- O e fumsraross |5 GLOTIS | FL0T 16 [ bLOT 17 | © I A I %
/ § ! — N SN t==5554 SF NET | i+ " 2772 SF GROSS ..""++ 2771 SF GROSS . .»2928 SF GROSS |\ U | Jg o) ) | a @ =
e e Bt LOT 13 fel ] \ [ 2352 SFNET [~ 2352 SFNET | 2486 SENET | /N I ! =il | \
| (\] A O D ¢ A T Y = . = = . || = . | | = . \ Oo[_‘ . A
¢ 22 7| rsTaross 415 [Panssen PAD-86.50 PAD-86.67 paD-so8s| | | x Sl 5« Inl
=3 | 2099 SF NET e 22 u — u = _ 2 > / ) <G | —
- KB | , A I.' = =1 = N\ | | 4 = .‘ <
= 3. ‘ n u u L j al
7 & o PORTION OF EX. BLOCK smememrrmmererrmsmrmcrerer) > bE
ZZ == B WALL TO BE REMOVED :\ @ &
I.'I P I : I ) \ \
g i - = _—— ‘_\\_\ _________ - — \ \
N N49° 21'38"W_215.00' , : s e | , . J
RN CONCRETE SIDEWALK e e B - +——=7 0 20 40
e T S ———— ——————— Feet
[ R = _ o o .
\V/,,ﬂ/%ri S Vicinity Map
—_ TN &) - : n—_nn'
\-U . Q\‘ig § N L SCALE: 1"=20 Not to Scale Map Date: 8/3/26
1C IR T
o ASPH o /% oL PREPARED BY: SHEET
_ _ — - —_— — — LA S
e 5 ROBIN B. HAMERS & ASSOC., INC. CITY OF COSTA MESA
21ST STREET CIVIL ENGINEERS 2
Bl =< O 130 MCCORMICK AVE, SUITE 101 o
PORTION OF EX. 6' BLOCK e COSTA MESA, CA. 92626
WALL TO BE REMOVED _ I s (949 45,1192 TENTATIVE TRACT MAP NO. 19412
oho oo .. PRELIMINARY GRADING PLAN 3
E E E ———— ] -
**************************** . o= F T E 81326 396 E 21ST STREET, COSTA MESA, CA 92627
DENSE TREES el = L MICHAEL BENESH, 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

UL

YLV

——

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

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

|::::_::\::E:——IJ "’:r‘fi_‘[‘t ——l Lo e ——— q |
| / — = LA
EX.ACPAVEMENT | gy CURB & *‘\ | \ﬁ\ | \ﬂ | \‘ N — PROPOSED
GUTTER (TYP) T SIDEWALK
]
SECTION C
NOT TO SCALE
PL
SITE
| *NOTE: WALL
+ 8" MIN. TO DIRT BUILDING PER SEPARATE
, / BUILDING PERMIT
EXISTING WALL 5
TO REMAIN =
% EX. GRADE
EX. GRADE "
L FINISHED FLOOR
2% - —  \___
___________________ I A
SQUARE H-20 TRAFFIC =111 \—W T’*‘T’ ;
RATED GRATE. _\ OVEREX. PER SOILS ENGINEER
¥
PAVEMENT SURFACE
SECTION E
NOT TO SCALE
— PL
B ‘ ‘: E21ST ST SITE
LT _— PRECAST CONC. CATCH ¢ WALL
‘:‘ BASIN - BACKFILL | EXISTING WALL . *NOTE:
| | 7 EXCAVATION W/3-SACK ! TO BE REMOVED + 8" MIN. TO DIRT BUILDING PER SEPARATE
{—:T SAND CEMENT SLURRY 5 / BUILDING PERMIT
| — |
B 8" PVC (SCHED 40) 30 =
OUTLET PIPE | 20" 10" —— , g EX. GRADE
EX. SIDEWALK SWALE & *
| = L FINISHED FLOOR
O
LN ’ .

7 /Q

NV |
E i |
FLEXSTORM PURE Y I ,'
~— 9-3/8" WIDTH FILTERBAG & — ) |'
- ] kB |
—_ z E==ji= \ ,'
111 [ p— |11 [, ]
| 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

COMPACTED SOIL

2' SQUARE DROP INLET W/CB INSERT

NOT TO SCALE
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/ 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:



I2|IIII|IIII3|IIII|IIII4|

117 "IncHEs

lo

ORIGINAL SCALE:

REVISIONS
# DATE DESCRIPTION
IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA
G SITE ADDRESS:
e 396 E 21ST STREET
PROJECT SITE i 60" = ~— PROJECT SITE i 60" o COSTA MESA, CA 92627 FLOOD ZONE:
30 30 30 30 A PN 42617123 THE PROPERTY HAS BEEN IDENTIFIED AS BEING IN FLOOD ZONE "X" (NO SCREEN) AREA OF
10" == 20 | 20 10— 10"—= 20 ! 20 10— AREA SUMMARY MINIMAL FLOOD HAZARD BY THE FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA) ON
5 EX. SIDEWALK | EX.SIDEWALK 4 = — 4 EX.SIDEWALK | EX.SIDEWALK 4 = FEDERAL INSURANCE ADMINISTRATION FLOOD INSURANCE RATE MAPS (FIRM) NO. 06059CO269K,
: : TOTAL AREA = 64,412 SF.(1.479 A.C.) DATED MARCH 21. 2019
EX. LANDSCAPING | EX. LANDSCAPING _| | - o — Lo Rt ,2019.
A - - \7 .
\4\ 20, . . ol N 2% o - 2 o } | } o CONC 21 DU/1.479 ACRES = 14.2 DU/ACRE ZONING
L ——====" = —_— = — B 1 — = — = [T e i \ | B = R - :
A —=—=5 T === T T === —— = T A I B | Opsd o C EXISTING ZONING: DIUM DENSITY
A -~ EXISTING ZONING: R2-MD - MULTIPLE FAMILY RESIDENTIAL (ME ).
EX. CURB & \\//;X CURB & ] Vo I~ [N I % EEE PURPOSE STATEMENT : ENTIAL (MEDIUM DENSITY).
EX C RB & EX CURB &§FN\ GUTTER TYP EX AC PAVEMENT GUTTER TYP EX LANDSCAPING — ® | ‘ @/ S ‘ | :" R 777: 7’ ]5(71: 777777 THE PROJECT WILL CREATE 21 SINGLE PROPOSED ZONING R.2'MD - MULTIPLE FAMILY RESID ( )
GUTTER (TYp) X ACPAVEMENT GUTTER (TYP) EX. LANDSCAPING ™y N —A 1 = N = 0 T - FAMILY RESIDENTIAL LOTS. THE SITE WAS
ECTION: TUSTIN AVE / 11 | \ I : .
TYPICAL SECTION: E 21ST STREET TYPICAL S NST TO%EIALE US i ! W PREVIOUSLY DEVELOPED AS A MOBILE GENERAL PLAN/LAND USE:
NOT TO SCALE i . . HOME PARK. THE SITE IS CURRENTLY MEDIUM DENSITY RESIDENTIAL (12 DU/ACRE).
| | al D] ASPH VACANT AND ALL STRUCTURES HAVE BEEN
N , | | R _— | 1] } | = - T & — REMOVED FROM THE PROJECT SITE. NOTES:
. | | /\J/k/ (v — - | T = 1 | e
SO e 1 | | /:/JXJ | | 1 | o I ;‘\ FRANCISCO DR OWNER / SUBDIVIDER: 1. NO EXISTING WATERCOURSES ON SITE. CUNDATION
/ | I - | X ANC | . 1 .
/, ] \‘ . | N | o — “ “ CONC i@ l J\ e 2. THE SITE IS NOT SUBJECTEADC"IL‘(‘)NFO[\(?EII}FHLS(\)VS%I; INUNDATION.
/ || 1 || ‘\ CONC * | APN 426-171-3 ‘ Tu | | | | | | s i PETE ZEHMNDER » L.P. 3. THE SITE IS CURRENTLY V :
| Lo ‘ B i \ \ Ll - -
“ | || || | | R2-MDZONING b ‘ | | s i ! ‘ -
! | | | | | I | | | e oy B 2454 ALTON PARKWAY ]
/ T | L a | | | | | | = ‘ LEGAL DESCRIPTION:
| S | ) - | S T ‘ ‘ | | J — T IRVINE, CA 92606
/ | | — N || ' A - | | | - e | L L i (949) 230-5426 REAL PROPERTY IN THE CITY OF COSTA MESA, COUNTY OF ORANGE, STATE OF CALIFORNIA,
| DENSE TREES
’ I T | | | | - | | | - - N | FOLLOWS:
‘ | T — T — e i === = | Y . .
| |l \‘ ' - [ | | | o L - PETE@COLLECTIVEHOUSINGSUPPLY.COM DESCRIBED AS
V—)E‘ \\“LE Do — = | C(\ o ' " ' ( O ! ! S~
| \ A |DENS , FE < CON ON'N49° 21'38"W 327.07 L | B / / # ~ o ENGINEER: PARCEL A:
| | e o] w2 2 372 s “ " iy A ROBIN B. HAMERS AND ASSOCIATES, INC CITY OF COSTA MESA, COUNTY OF
] - S L ~ |2 | m - » INC A PORTION OF PARCEL 2 OF PARCEL MAP NO. 95-120, IN THE ;
| [ 1 - R S 130 MCCORMICK AVE, SUITE 101 ORANGE. STATE OF CALIFORNIA, AS PER PLAT RECORDED IN BOOK 292, PAGE(S) 45 AND 46 OF
i LOT 8 |- RN I - 3 ) i‘ s (%29%“?4%’”??9‘42» CA. 92626 PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.
\O N e _
S 1398 SF GROSS /|~~~ . o ]
‘>< - — N Al b) ‘ p
s e N e ‘ Iyl .
‘ " Y\Q©>1©9\65 SF NET \| O \\ m : 2 \ 8[1 ‘ | } ‘\‘ \‘ E LEGEND: PARCEL B:
\ ( N S N L | | | i
| @ [ e e s e : e e g;’..\. | Co QEPD% gff{f&%% ALSO THOSE INGRESS AND EGRESS EASEMENTS AND UTILITIES EASEMENTS OVER PARCEL 1 OF
| x : 52.5' | s b ey Lo | SAID PARCEL MAP AS SHOWN ON SAID PARCEL MAP.
! \ - - | Bl , BW BACK OF WALK
\ N e [ I 1 '\ W= |~ NEW.FH C Ty ] IN LINK FENCE
' ’ -7 N N q o . CLF CHA . ]
\\ ‘ o b LOT9 N - ! ! ! P T /| -—_ 7 | N Bl ’/: | l\ “ | : | E CONC CONCRETE APN: 426-171-23
| BB 1293 SF GROSS | LOT 7 = LOT6- |z LOTS |z 1074 = f LOT 3 | LOT?2 -~ ~LOT 1 \, @‘ ik o EC EDGE OF CONCRETE
985 SF NET 5725 SF GROSS S 2938SFGROSS 12 2938 SF GROSS < ~ - 7 = V1D > 3SEFGROSS 127 3419sFGross  2Ho I b | EG EXISTING GROUND
\ | N | 1892 SF NET T Taotesener || 20tesner |7 2938SEGROss *| | syeosrGross gf | 2he sner |8 wssener. SIS L = = EMH ELECTRICAL MANHOLE BENCHMARK:
“‘ | 2.5} | N 2016 SENET o 2016 SFNET | / Nz HI T BN EP EDGE OF PAVEMENT ELEVATION=162.129 FEET, (NAVD 88) 1995 OCS ADJ.
| h / — — o = / N NI o EPB ELECTRICAL PULLBOX THE ELEVATIONS SHOWN HEREON ARE BASED ON COUNTY OF ORANGE BENCHMARK NUMBER
‘ A s 7 s ’ 3] 3 |- P [ 1 B I FH FIRE HYDRANT "CM-16-71";
| ‘ 7 B i . . ’ | IR A, E FL FLOW LIN];URF \CE ELEVATION: 84.189' (NAVDS8)(1995 ADJ.)
| ; : / | B8 FS FINISHED
‘ ' , F \ F F F F / I R < 3o L]
! | | | I <_/_L\~ " C/L\\ <__/L\\ <__/L\_ <:/L\\ K & | 7%9, "l 350, = 29,\‘30 (704 g\l\f gﬁg 2}4{1;:{51;
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