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NIVASA LIVING MIXED-USE

401-417 PACIFIC COAST HIGHWAY

REDONDO BEACH, CA 90277

ADMINISTRATIVE DESIGN REVIEW SET

DECEMBER 3, 2025

VIEW OF PCH ELEVATION
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VIEW OF PCH ELEVATION
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INTERSECTION OF PCH & PEARL
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LOOKING NORTH ALONG PCH
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VIEW OF MAIN ENTRY COURT ALONG PCH
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LOOKING SOUTH AT INTERSECTION OF PCH & PEARL



MIXED-USE, MIXED-INCOME STATE DENSITY BONUS PROJECT PER AB2011 & AB1287
100% PRIVATELY FUNDED

ADDRESS: 401 - 417 PACIFIC COAST HIGHWAY
REDONDO BEACH, CA 90277

APN: 7508-012-009 THRU 7508-012-009 (5 LOTS)

LEGAL DESCRIPTION: LOTS 14 THRU 21 & PORTIONS OF LOTS 22 & 23, BLOCK 166, 
TOWNSITE OF REDONDO BEACH, M.R. 39-1-17.

PROJECT DESCRIPTION 4-STORY, (49) MIXED INCOME RENTAL DWELLING UNITS W/ 
GROUND FLOOR COMMERCIAL & RESIDENTIAL AMENITY SPACES. 
2-LEVELS SUBTERRANEAN PARKING 

LOT AREA: 33,294 SF

ZONE DESIGNATION: C-2 COMMERCIAL
MU-3 MIXED-USE PER SECTION 65913.122(J)(1) FOR ASSESSING 
APPLICABLE DEVELOPMENT STANDARDS 
(LOCAL COASTAL PLAN)

DEDICATIONS: NONE

DENSITY BONUS: AB1287

CONSTRUCTION TYPE: TYPE I-A (LEVELS P1, P2, 1ST FLOOR)
TYPE III-A (FLOORS 2-4)

PROPOSED OCCUPANCY: M MERCANTILE
A-2 ASSEMBLY
A-3 ASSEMBLY
R-2 RESIDENTIAL
S-2 STORAGE

REQUIRED: 200SF / DU = 49 X 200 = 9,800 SF

PRIVATE 5' X 10' MIN + 50% OPEN TO SKY
7' x 10' = 150% AREA BONUS
10' X 15' = 200% AREA BONUS

OUTDOOR 15 ' X 15' MIN ROOF DECK @ 15% OF AREA 
20' X 20' / 20% LANDSCAPE @ 100% OF AREA BUT LIMITED TO 50% OF 
REQUIRED OUTDOOR LIVING SPACE = 4,900 SF MAX 

INDOOR 20' X 20' / ADJACENT TO OUTDOOR AREA @ 100% OF AREA BUT LIMITED TO 
25% OF REQUIRED OUTDOOR LIVING SPACE = 2,450 SF MAX

PROVIDED:
PRIVATE = 3,349 SF
INDOOR = 1,193 SF
OUTDOOR = 4,160 SF (4,900 SF MAX)
PUBLIC ROOF DECK = 598 SF
TOTAL = 9,800 SF

BASE PER AB2011 DB INCENTIVE PROVIDED

FRONT (PCH) 0' / 10' MAX - 3' (NONE REQ'D PER GOV'T 
CODE § 65912.123(d)(1)(A))

SIDE STREET (PEARL) 0' / 10' MAX - 6' (NONE REQ'D PER AB 2011)
SIDE NORTH 1ST = 10' - 10'

2ND = 14' 10' 10'
3RD = 21' 10' 10'
4TH = 28' 10' 10'

SIDE SOUTH 0' - 5' (NONE REQ'D PER GOV'T 
CODE § 65912.123(d)(2))

REAR (RES) 1ST = 10' - 10'
2ND = 14' 10' 10'
3RD = 21' 10' 10'
4TH = 28' 10' 10'

REAR (COMM) 15' 10' 10'

OWNER
REDONDO SEASIDE LIVING LLC
2701 190TH ST, #201
REDONDO BEACH, CA 90278
ATTN: SEEMA DHIR

ARCHITECT
DFH ARCHITECTS, LLP
1544 20TH ST.
SANTA MONICA, CA 90404
(310) 394-4045
ATTN: JAMES FISCHER

LANDSCAPE ARCHITECT
ROOTLINES LLC
LOS ANGELES, CA
(310)874-4620

CIVIL ENGINEER
G&G STRUCTURES, INC. 
24702 NARBONNE AVE.
LOMITA, CA 90717
(310) 294-8111

DENSITY:

MU-3 BASE RBMC: 1,245 SF OF LOT AREA PER DWELLING UNIT, 
N.T.E. 35 UNIT/ACRE
33,294 SF / 1,245 = 26.7 = 27 UNITS

DENSITY BONUS : 77.5%
27 X .5 = 13.5 = 14 UNITS 
27 X .275 = 7.4 = 8 UNITS 
BASE = 27 UNITS
TOTAL = 49 UNITS ALLOWED

AFFORDABLE UNITS: 15% VERY LOW INCOME (VLI): 27 X .15 = 4.05 = 5 UNITS
8% MODERATE INCOME (MI): 27 X .08 = 2.16 = 3 UNITS

PROVIDED UNITS: 41 UNITS (MARKET RATE)
5 UNITS (15% VERY LOW INCOME)
3 UNITS (8% MODERATE INCOME)
49 UNIT TOTAL

FLOOR AREA (FAR) (SEE T-1.02):

BASE RBMC: 1.5 33,294 X 1.5 = 49,941 SF ALLOWED

COMMERCIAL: MIN = 0.3 (9,989 SF) MAX = 0.7 (23,305 SF) ALLOWED

PROVIDED: RESIDENTIAL = 68,422 SF / 2.06 FAR
COMMERCIAL = 17,000 SF / 0.51 FAR
TOTAL = 85,422 SF / 2.57 FAR
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DESCRIPTION

EXISTING CONDITION

NEW OR REQUIRED POINT 

ELEVATION LOCATION

EXISTING POINT ELEVATION 

LOCATION

EXISTING CONTOUR LINE

NEW CONTOUR LINE

MATCH LINE, SHADED PORTION SIDE SHOWN

LEVEL LINE, CONTROL POINT OR DATUM

PROPERTY LINE, BOUNDARY LINES

CENTER LINE, EXTERIOR ELEVATION LINES

OUTLINE OF OBJECTS ABOVE, FIXTURES N.I.C. 

OUTLINE OF HIDDEN OBJECTS BELOW

EXISTING CONSTRUCTION TO BE REMOVED

BUILDING SECTION

REFERENCE DRAWING NUMBER

DETAIL NUMBER

REFERENCE DRAWING NUMBER

WALL SECTION OR ELEVATION NUMBER

REFERENCE DRAWING NUMBER

DOOR NUMBER

WALL/FLOOR REFERENCE

WINDOW NUMBER

MATERIAL REFERENCE

COLOR REFERENCE

EQUIPMENT NUMBER

REVISION

PROJECT NORTH

(MAGNETIC NORTH ARROW ON PLOT SITE

PLAN ONLY)

REFERENCE GRIDS

268

320

A

EW9

N

12

A-1

1 SIM

1

0

0

(+461.0')

T.O.P.

+461.0'

T.O.P.

A
A

DIM.
DIMENSION TO FACE OF 

FINISH/CLEAR/MINIMUM

DIMENSION TO FACE OF STUD, C/L OF 

CONCRETE, CMU U.N.O.

DIM.
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N

CODES REGULATIONS, PERMITS, & STANDARDS

ALL WORK SHALL COMPLY WITH THE FOLLOWING CITY OF
REDONDO BEACH REGULATIONS, CODES AND AUTHORITIES:
       A.   BUILDING & SAFETY DEPT.
       B.   PLANNING & ZONING DEPT.
       C.   FIRE DEPT.
       D.   PUBLIC WORKS DEPT.
       E.   ENGINEERING DEPT.
       F.   RECREATION & PARKS DEPT.

2025 CALIFORNIA BUILDING STANDARDS ADMINISTRATIVE CODE, TITLE 24 CALIFORNIA CODE OF REGULATIONS (C.C.R)
2025 CALIFORNIA BUILDING CODE (CBC), TITLE 24 C.C.R. (2024 INTERNATIONAL BUILDING CODE, VOLUMES 1-2 OF THE INTERNATIONAL 
CODE COUNCIL WITH CALIFORNIA AMENDMENTS)
2025 CALIFORNIA ELECTRICAL CODE (CEC), TITLE 24 C.C.R. (2023 NATIONAL ELECTRICAL CODE OF THE NATIONAL FIRE PROTECTION 
ASSOCIATION, NFPA)
2025 CALIFORNIA MECHANICAL CODE (CMC), TITLE 24 C.C.R. (2024 UNIFORM MECHANICAL CODE OF THE INTERNATIONAL ASSOCIATION 
OF PLUMBING AND MECHANICAL OFFICIALS, IAMPO)
2025 CALIFORNIA PLUMBING CODE (CPC), TITLE 24 C.C.R. (2024 UNIFORM PLUMBING CODE OF THE INTERNATIONAL ASSOCIATION OF 
PLUMBING AND MECHANICAL OFFICIALS, IAMPO)
2025 CALIFORNIA ENERGY CODE, TITLE 24 C.C.R.
2025 CALIFORNIA ELEVATOR SAFETY CONSTRUCTION CODE, TITLE 24 C.C.R.
2025 CALIFORNIA FIRE CODE, TITLE 24 C.C.R. (2024 INTERNATIONAL FIRE CODE)
2025 CALIFORNIA GREEN BUILDING STANDARDS CODE, TITLE 24 C.C.R. (CALGREEN)
2025 CALIFORNIA REFERENCE STANDARDS CODE, TITLE 24 C.C.R.
2010 STANDARDS FOR THE INSTALLATION OF SPRINKLER SYSTEMS
2010 STANDARDS FOR THE INSTALLATION OF PRIVATE FIRE SERVICE MAINS AND THEIR APPURTENANCES
2010 NATIONAL FIRE ALARM AND SIGNALING CODE 

THI PROJECT SHALL COMPLY WITH THE FOLLOWING: 

PART 1: 
PART 2: 

PART 3: 

PART 4: 

PART 5: 

PART 6:
PART 7: 
PART 9: 
PART 11:
PART 12:
NFPA 13:
NFPA 24:
NFPA 72:
FAIR HOUSING ACT DESIGN MANUAL 1998 (FHADM) WITH ANSI A117.1-2003, "FAIR HOUSING ACT SAFE HARBOR"
AMERICANS WITH DISABILITIES ACT OF 2010.

SHEET INDEXVICINITY MAP PROJECT SUMMARYPROJECT DIRECTORY

DENSITY / FLOOR AREA (FAR)

OUTDOOR LIVING SPACE

SETBACKS

TRASH & STORAGE

DB INCENTIVES & WAIVERS

HEIGHT

MU-3 BASE RBMC: 45FT / 3-STORIES

DB INCENTIVE: + 1-STORY

PROVIDED: 45FT / 4-STORIES

TRASH
REQUIRED: 12CF / DU = 12 X 49 = 588 CF @ MIN. OF (2) LOCATIONS

RECYCLING
REQUIRED: MIN. 48" X 54" X 72"  2 BINS/20 UNITS OR FRACTION THEREOF = 49 UNITS = 6 BINS 

STORAGE
REQUIRED: 400CF / DU = 49 X 400 = 19,600 CF (9,800 SF MIN LOCATED IN PARKING GARAGE)

*PROVIDED: 49 STORAGE LOCKERS @ 400 CF MIN. = 49 X 400 = 19,600 CF
  TOTAL = 19,600 CF > 19,600 CF

*STORAGE FOR ALL UNITS LOCATED ON PARKING LEVELS P1 & P2. 
SEE SHEETS A-2.01 & A-2.02

PARKING
REQUIRED PER GOV. CODE §65915(p)

RESIDENTIAL: 0-1 BR = 1 PARKING SPACE
2-3 BR = 1.5 PARKING SPACES
4 OR MORE BR - 2 PARKING SPACES

1 BED = 26 UNITS = 26 SPACES
2/3 BED = 23 UNITS = 35 SPACES
TOTAL = 61 SPACES

REQUIRED PER RBMC §10-5.1706

COMMERCIAL: 1 / 250SF = 17,000 / 250 = 68 SPACES

PROVIDED:

RESIDENTIAL: 61 (2 ACCESSIBLE, 32 EV(1 w/ ACCESS AISLE) )
(IN ADDITION TO PROVIDED PARKING, A BEACH SHUTTLE SERVICE WILL BE 
PROVIDED TO RESIDENTS.)

COMMERCIAL: 44 (2 ACCESSIBLE, 8 EV)
(VALET PARKING WILL BE PROVIDED FOR SPECIAL EVENTS AND GATHERINGS)

TOTAL: 105 (4 ACCESSIBLE, 28 EV)

ZONING MAP

PROJECT SITE

401 - 417 S. PACIFIC COAST HIGHWAY
REDONDO BEACH, CA 90277

APN: 7508-012-013
7508-012-012
7508-012-011
7508-012-010
7508-012-009

UNIT MIX

T-0.0 COVER SHEET

T-0.01 RENDERING

T-0.02 RENDERING

T-0.03 RENDERING

T-0.04 RENDERING

T-0.05 RENDERING

T-0.06 RENDERING

T-1.01 PROJECT DATA - ZONING

T-1.02 ZONING FLOOR AREA DIAGRAMS

T-1.03 OPEN SPACE FLOOR AREA DIAGRAMS

A-1.01 EXISTING SITE SURVEY

A-1.02 PROPOSED SITE PLAN

A-1.03 SIGNAGE PLAN

A-2.01 LEVEL P2 PLAN

A-2.02 LEVEL P1 PLAN

A-2.03 1ST FLOOR / GROUND LEVEL PLAN

A-2.04 2ND FLOOR PLAN

A-2.05 3RD FLOOR PLAN

A-2.06 4TH FLOOR PLAN

A-2.07 ROOF PLAN

A-3.01 BUILDING SECTIONS

A-3.02 BUILDING SECTIONS

A-4.01 EXTERIOR ELEVATIONS

A-4.02 EXTERIOR ELEVATIONS

A-4.05 EXTERIOR ELEVATIONS

A-4.07 EXTERIOR MATERIALS PALLETE

C0.1 GENERAL NOTES + DETAILS

C1.0 DRAINAGE PLAN

C2.0 EARTHWORK DIAGRAM PLAN + SECTIONS

C3.0 EROSION CONTROL PLAN

L1.1 PRELIMINARY LANDSCAPE PLAN

E-1.0 LIGHTING PLAN

SCALE:

1/4" = 1'-0" 1TYP. STORAGE UNIT DETAIL

RENTABLE AREA SCHEDULE BY NUMBER

Number NAME Unit Type COUNT AREA

2ND FLOOR

201 UNIT B.1 2 BED 1 1343 SF

202 UNIT A.1 1 BED 1 912 SF

203 UNIT A.2 1 BED 1 791 SF

204 UNIT A.3 1 BED 1 806 SF

205 UNIT A.3 1 BED 1 806 SF

206 UNIT A.3 1 BED 1 806 SF

207 UNIT A.4 1 BED 1 843 SF

208 UNIT B.2 2 BED 1 1259 SF

209 UNIT A.5 1 BED 1 853 SF

210 UNIT A.6 1 BED 1 873 SF

211 UNIT B.4 2 BED 1 1345 SF

212 UNIT C.1 3 BED 1 1713 SF

213 UNIT B.3 2 BED 1 1253 SF

214 UNIT B.5 2 BED 1 1271 SF

215 UNIT A.7 1 BED 1 1010 SF

216 UNIT A.8 1 BED 1 941 SF

217 UNIT C.2 3 BED 1 1768 SF

17 18593 SF

RENTABLE AREA SCHEDULE BY NUMBER

Number NAME Unit Type COUNT AREA

3RD FLOOR

301 UNIT B.1 2 BED 1 1343 SF

302 UNIT A.1 1 BED 1 912 SF

303 UNIT A.2 1 BED 1 791 SF

304 UNIT A.3 1 BED 1 806 SF

305 UNIT A.3 1 BED 1 806 SF

306 UNIT C.3 3 BED 1 1748 SF

307 UNIT B.2 2 BED 1 1256 SF

308 UNIT A.5 1 BED 1 853 SF

309 UNIT A.6 1 BED 1 873 SF

310 UNIT B.4 2 BED 1 1345 SF

311 UNIT C.1 3 BED 1 1713 SF

312 UNIT B.3 2 BED 1 1253 SF

313 UNIT B.5 2 BED 1 1271 SF

314 UNIT A.7 1 BED 1 1010 SF

315 UNIT A.8 1 BED 1 941 SF

316 UNIT C.2 3 BED 1 1768 SF

16 18690 SF

RENTABLE AREA SCHEDULE BY NUMBER

Number NAME Unit Type COUNT AREA

4TH FLOOR

401 UNIT B.1 2 BED 1 1343 SF

402 UNIT A.1 1 BED 1 912 SF

403 UNIT A.2 1 BED 1 791 SF

404 UNIT A.3 1 BED 1 806 SF

405 UNIT A.3 1 BED 1 806 SF

406 UNIT C.3 3 BED 1 1748 SF

407 UNIT B.2 2 BED 1 1256 SF

408 UNIT A.5 1 BED 1 853 SF

409 UNIT A.6 1 BED 1 873 SF

410 UNIT B.4 2 BED 1 1345 SF

411 UNIT C.1 3 BED 1 1713 SF

412 UNIT B.3 2 BED 1 1253 SF

413 UNIT B.5 2 BED 1 1271 SF

414 UNIT A.7 1 BED 1 1010 SF

415 UNIT A.8 1 BED 1 941 SF

416 UNIT C.2 3 BED 1 1768 SF

16 18690 SF

GRAND TOTAL: 49 55972 SF

EV REQUIRED PER CALIFORNIA GREEN BUILDING CODE 
COMMERCIAL
TABLE 5.106.5.3.1: 8 EV CAPABLE, 2 EVCS (EV CAPABLE W/ EVSE)
RESIDENTIAL, 20 UNITS OR MORE
4.106.4.2.2(1): 40% OF TOTAL PARKING SPACES TO BE EV READY
4.106.4.2.2(2): 10% PARKING SPACES TO BE EV READY W/ CHARGERS

              - 50% OF CHARGERS SHALL HAVE J1772 CONNECTORS
4.106.4.2.2.1.1(3): 1 IN EVERY 25 OF EV READY SPACES W/ CHARGERS 

    SHALL HAVE AN ACCESS AISLE

TOTAL COMM=      8

61x.4=24.4= 25
61x.1=6.1=   7
7x.5=3.5=   4

7/25 = .28=   1
TOTAL RES = 32

WATER PROOFW.P.
MEDICINE CABINETM/C

MANUFACTURERMFGR.
MECH.

MIN. MINIMUM

MECHANICAL
WELDED WIRE MESHW.W.M.

ASPHALTIC CONCRETE

PAVING

AIR CONDITIONING

ABOVE FINISH FLOOR

CONSTRUCTION

CONCRETE MASONRY 

UNIT

CONCRETE BLOCK

FACE OF CONCRETE

HEATING,

VENTILATING & 

AIR CONDITIONING

FACE OF MASONRY

CONTINUOUSCONT.

FACE OF STUDF.O.S.

HOLLOW COREH.C.

H.V.A.C.

H.W.

MAX.
LT.
LAV.
INT.

HT.
HD.

HOT WATER
INTERIOR
LAVATORY

MAXIMUM
LIGHT

HEAD
HEIGHT

GALV.
GA.

GYP.
H.B.

GL.

G.

FT.
FTG.

FP.

GAUGE

HOSE BIBB
GYPSUM

GALVANIZE
GLASS

FEET

GAS

FIREPLACE

FOOTING

EQUALEQ.

EQIUP.

F.O.C.

EXIST.

F.O.M.

F.G.

FLR.
FIN.

F.F.
EXT.
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RF.

R.A.

R.D.

ROOF

REQUIRED
REVISION

REINFORCED

ROOF DRAIN

RETURN AIR
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PLANTING AREA

NOT TO SCALE

NOT IN CONTRACT
NEW

PROPERTY LINE

PRE-CAST CONCRETE

OPPOSITEOPP.

PLYWD.
PLMB.

P.L.

PT.
PR.

P.A.

P.P.
PL.

P.C.

PAIR.
PAINT

PLUMBING
PLYWOOD

PLATE
POWER POLE

N.I.C.

O.C.

(N)

N.T.S.
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NO.

N

ON CENTER
OPENING

NUMBER

NORTH

E.V. ELECTRIC VEHICLE

UNLESS NOTED 

OTHERWISE

U.N.O.

MTL. METAL

B.B. BREAD BOARD

N

SYMBOLS LEGEND

ABBREVIATIONS

(SEE A3.01-A4.04)

(SEE T-1.03)

(SEE T-1.04)

1 BED = 26 UNITS 
2 BED = 15 UNITS
3 BED =  8 UNITS
49 UNITS TOTAL

ACCESSIBLE REQUIRED  PER CALIFORNIA BUILDING CODE 
COMMERCIAL
TABLE 11B-208.2: 2 PARKING SPACES
RESIDENTIAL 
1109A.4: 2% OF (ASSIGNED) PARKING SPACES

TOTAL COMM=     2

61x.02 = 1.22= 2
TOTAL RES = 2

INCENTIVES 
1. INCENTIVE TO ALLOW AN INCREASE THE FLOOR AREA RATIO (FAR) FROM 1.5 (AS 

PERMITTED BY RBMC 10-5.915(A)) TO 2.58
2. INCENTIVE TO RBMC 10-5.1706 TO ALLOW FOR A DECREASE TO THE REQUIRED 

NONRESIDENTIAL PARKING (1:250 SF) FROM 68 SPACES TO 44 SPACES.
3. INCENTIVE TO RBMC 10-5.1706(D)(2) TO ALLOW FOR A SHARED PARKING PROGRAM THAT 

DIFFERS FROM THE REQUIREMENTS OF THE CITY’S OVERLAP (SHARED) PARKING 
REQUIREMENTS.

WAIVERS
1. WAIVER TO RBMC 10-5.915(E) TO INCREASE THE NUMBER OF STORIES FROM THREE (3) TO 

FOUR (4);
2. WAIVER TO RBMC 10-5.1522(B) TO ALLOW FOR PROJECTIONS ABOVE THE PERMITTED 

HEIGHT (STAIRWELL AND ELEVATOR PENTHOUSE) BY A MAXIMUM OF 15'-7" ABOVE THE 
PERMITTED 45' HEIGHT LIMIT;

3. WAIVER TO RBMC 10-5.915(F)(2)(A) TO REDUCE THE SIDE YARD SETBACK-STREET SIDE 
(PEARL STREET) OF A CORNER OR REVERSE CORNER LOT FROM 10 FEET TO 6 FEET; 

4. WAIVER TO GOVERNMENT CODE SECTION 65912.123(D)(3)(A)(II) TO REDUCE THE SETBACK 
ALONG PROPERTY LINES (PORTION OF REAR YARD) THAT ABUT A PROPERTY THAT 
CONTAINS A RESIDENTIAL USE STARTING AT THE SECOND FLOOR AND EACH 
SUBSEQUENT FLOOR IN AN AMOUNT EQUAL TO SEVEN FEET MULTIPLIED BY THE FLOOR 
NUMBER;

5. WAIVER TO GOVERNMENT CODE SECTION 65912.123(D)(3)(B) TO REDUCE THE SETBACK 
ALONG PROPERTY LINES (PORTION OF REAR YARD) THAT ABUT A PROPERTY THAT DOES 
NOT CONTAINS A RESIDENTIAL USE FROM 15 FEET REQUIRED TO 10 FEET
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FLOOR AREA CALCULATION

SCALE:

1" = 20'-0" 31ST FLOOR / GROUND LEVEL

SCALE:

1" = 20'-0" 42ND FLOOR

AREA SCHEDULE (F.A.R.)

LEVEL Name AREA

1ST FLOOR / GROUND LEVEL COMMERCIAL A 5728 SF

1ST FLOOR / GROUND LEVEL COMMERCIAL B 4284 SF

1ST FLOOR / GROUND LEVEL COMMERCIAL
SOCIAL CLUB A

3594 SF

1ST FLOOR / GROUND LEVEL COMMERCIAL
SOCIAL CLUB B

3393 SF

17000 SF

1ST FLOOR / GROUND LEVEL RESIDENTIAL 5331 SF

1ST FLOOR / GROUND LEVEL RESIDENTIAL 207 SF

1ST FLOOR / GROUND LEVEL RESIDENTIAL 973 SF

6511 SF

2ND FLOOR RESIDENTIAL 20611 SF

20611 SF

3RD FLOOR RESIDENTIAL 20650 SF

20650 SF

4TH FLOOR RESIDENTIAL 20650 SF

20650 SF

SCALE:

1" = 20'-0" 64TH FLOOR

SCALE:

1" = 20'-0" 1LEVEL P2

SCALE:

1" = 20'-0" 2LEVEL P1

GROSS FLOOR AREA PER RBMC: In calculating gross floor area, 
all horizontal dimensions shall be taken from the exterior faces of 
walls, including covered enclosed porches, but not including the 
area of inner courts or shaft enclosures

MIXED USE ZONES: Gross floor area shall mean the floor area of 
the ground floor and any additional stories of all buildings on the lot 
including accessory buildings. The gross floor area shall include 
mezzanines, and lofts. Gross floor area shall not include decks, 
balconies, attics, basement where the finished first floor above the 
basement (or the roof of the basement where there is no first floor 
above) is no more than two feet above the existing grade or 
finished grade, whichever is lower, within the front 40 feet of the lot, 
or basements not located within the front 40 feet of the lot. Gross 
floor area shall not include any area used exclusively for vehicle 
parking and loading, enclosed vertical shafts, or elevators

SCALE:

1" = 20'-0" 53RD FLOOR

TOTAL: COMMERCIAL: 17,000 SF
RESIDENTIAL: 68,422 SF

          85,422 SF
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REQUIRED: 200SF / DU = 49 X 200 = 9,800 SF

PRIVATE 5' X 10' MIN + 50% OPEN TO SKY
7' x 10' = 150% AREA BONUS
10' X 15' = 200% AREA BONUS

OUTDOOR 15 ' X 15' MIN ROOF DECK @ 15% OF AREA 
20' X 20' / 20% LANDSCAPE @ 100% OF AREA BUT LIMITED TO 50% OF 
REQUIRED OUTDOOR LIVING SPACE = 4,900 SF MAX 

INDOOR 20' X 20' / ADJACENT TO OUTDOOR AREA @ 100% OF AREA BUT LIMITED TO 
25% OF REQUIRED OUTDOOR LIVING SPACE = 2,450 SF MAX

PROVIDED:
PRIVATE = 3,349 SF
INDOOR = 1,193 SF
OUTDOOR = 4,160 SF (4,900 SF MAX)
PUBLIC ROOF DECK = 598 SF
TOTAL = 9,800 SF
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SCALE:

1" = 20'-0" 5ROOF LEVEL

OPEN SPACE CALCULATION

SCALE:

1" = 20'-0" 11ST FLOOR / GROUND LEVEL

SCALE:

1" = 20'-0" 22ND FLOOR

SCALE:

1" = 20'-0" 33RD FLOOR

SCALE:

1" = 20'-0" 44TH FLOOR

OPEN SPACE PROVIDED - BY TYPE

TYPE AREA

PRIVATE 7X10 MIN. 1574 SF

PRIVATE 10X15 MIN. 750 SF

PUBLIC EXTERIOR COURT 4160 SF

PUBLIC INDOOR 1193 SF

PUBLIC ROOF DECK 3988 SF

+ (150%) = 2,349 SF 

TOTAL =   9,800 SF 

@ (15%)    = 598 SF 

= 4,160 SF 

+ (200%) = 1,500 SF 

= 1,193 SF 
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SCALE:

1" = 10'-0" 1PROPOSED SITE PLAN

N



1ST FLOOR /
GROUND LEVEL

103' - 0"

2ND FLOOR
118' - 0"

CANOPY LENGTH

12' - 5"

MAX. SIGNAGE LENGTH

8' - 3 1/4"

(12' - 5" x 2/3)
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1ST FLOOR /
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103' - 0"

2ND FLOOR
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(12' - 5" x 2/3)
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1ST FLOOR /
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103' - 0"
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103' - 0"

2ND FLOOR
118' - 0"

3RD FLOOR
128' - 0"

4TH FLOOR
138' - 0"

ROOF LEVEL
148' - 3"

T.O. PARAPET
152' - 3"

SIGN 1 = 43 SF

SIGN 1 = 43 SF
SIGN 2 = 9 SF
TOTAL = 52 SF < 1,203 SF

SIGN 2 = 9 SF

FRONT WALL AREA = 8,023 SF 

MAX. FRONT SIGN AREA  = 8,023 X 15% = 1,203 SF 

Scale:

By:

Project No:

Page No:

1
2
/4

/2
0

2
5
 1

2
:2

6
:5

5
 P

M

As indicated

S
IG

N
A

G
E

 P
L
A

N

Author

2518

A-1.03

N
IV

A
S

A
 L

IV
IN

G
 M

IX
E

D
-U

S
E

4
0

1
-4

1
7

 P
A

C
IF

IC
 C

O
A

S
T

 H
W

Y

R
E

D
O

N
D

O
 B

E
A

C
H

, 
C

A
 9

0
2

7
7

A
D

M
IN

IS
T

R
A

T
IV

E
 D

E
S

IG
N

R
E

V
IE

W
 S

E
T

D
E

C
E

M
B

E
R

 3
, 
2

0
2

5

SCALE:

1/4" = 1'-0" 2COMMERCIAL A - SIGNAGE

SCALE:

1/4" = 1'-0" 4COMMERCIAL C - SIGNAGE

SCALE:

1/4" = 1'-0" 3COMMERCIAL B - SIGNAGE

SCALE:

1/4" = 1'-0" 1RESIDENTIAL - SIGNAGE

COMMERCIAL CANOPY SIGNS

- SIGNS PRINTED ON, PAINTED ON, OR ATTACHED ONTO A CANOPY OR AWNING 
SHALL NOT EXCEED TWO-THIRDS OF THE LENGTH OF THE CANOPY OR AWNING 
AND SHALL CONSIST OF NO MORE THAN ONE LINE OF LETTERING NOT EXCEEDING 
12 INCHES IN HEIGHT, AND SHALL BE LOCATED ON THE VALANCE OF SUCH 
CANOPY OR AWNING.
- IN ADDITION TO LETTERING, AN IDENTIFICATION EMBLEM, INSIGNIA, OR OTHER 
SIMILAR FEATURE NOT EXCEEDING AN AREA OF FOUR SQUARE FEET MAY BE 
PRINTED ON, PAINTED ON, OR ATTACHED ONTO ANY OTHER PORTION OF THE 
CANOPY OR AWNING.

RESIDENTIAL SIGNS

- ONE WALL SIGN PER STREET FRONTAGE AND/OR ONE MONUMENT SIGN PER 
STREET FRONTAGE, TOTALING NO MORE THAN 32 SQUARE FEET.
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PRIVATE STORAGE SPACE REQUIREMENTS PER RBMC 10-5.1515

-ALL DWELLING UNITS WITHINK A RESIDENTIAL OR MIXED-USE ZONE SHALL HAVE A 
MINIMUM OF 400 CUBIC FEET OF ENCLOSED, WEATHERPROOF, AND LOCKABLE 
PRIVATE STORAGE SPACE FOR EACH UNIT IN ONE OR MORE LOCATIONS. A 
MINIMUM OF 200 CUBIC FEET OF SUCH REQUIREMENT SHALL BE PROVIDED IN A 
SINGLE LOCATION WITHIN INDIVIDUAL STORAGE LOCKERS, CABINETS, OR 
CLOSETS. SUCH A SPACE SHALL HAVE A MINIMUM HORIZONTAL SURFACE AREA OF 
25 SQUARE FEET AND A MINIMUM INTERIOR DIMENSION OF 42". THE SPACE, IF A 
WALK-IN TYPE SHALL HAVE A MINIMUM CLEAR ACCESS OPENING OF 30 INCHES BY 
6 FEET-8 INCHES. 
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PRIVATE STORAGE SPACE REQUIREMENTS PER RBMC 10-5.1515

-ALL DWELLING UNITS WITHINK A RESIDENTIAL OR MIXED-USE ZONE SHALL HAVE A 
MINIMUM OF 400 CUBIC FEET OF ENCLOSED, WEATHERPROOF, AND LOCKABLE 
PRIVATE STORAGE SPACE FOR EACH UNIT IN ONE OR MORE LOCATIONS. A 
MINIMUM OF 200 CUBIC FEET OF SUCH REQUIREMENT SHALL BE PROVIDED IN A 
SINGLE LOCATION WITHIN INDIVIDUAL STORAGE LOCKERS, CABINETS, OR 
CLOSETS. SUCH A SPACE SHALL HAVE A MINIMUM HORIZONTAL SURFACE AREA OF 
25 SQUARE FEET AND A MINIMUM INTERIOR DIMENSION OF 42". THE SPACE, IF A 
WALK-IN TYPE SHALL HAVE A MINIMUM CLEAR ACCESS OPENING OF 30 INCHES BY 
6 FEET-8 INCHES. 
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