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Costa MesaCosta Mesa carries a distinct 
energy that sets it apart from  
the rest of Orange County — a  
laid-back yet vibrant atmosphere 
where community runs deep  
and independent spirit thrives. 

The arts scene thrives here 
naturally, woven into the everyday 
fabric of the city through locally 
owned galleries, eclectic dining, 
and cultural landmarks like The 
LAB Anti-Mall and South Coast 
Repertory, one of the nation’s most 
respected regional theaters. 

It’s a city where neighbors know 
each other, small businesses are 
celebrated, and the blend of 
coastal ease and cultural richness 
creates a place people don’t just 
visit: they put down roots.
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AERIAL VIEW OF  
RAMSAY DRUGS,  

C. 1960S



2246 NEWPORT BLVD 
 
For decades, Ramsay Rexall Drug has 
been woven into the fabric of the Costa 
Mesa \ Newport Beach community, 
earning a rare distinction in today’s 
retail landscape. 2246 Newport Blvd is  
a true neighborhood institution along 
one of Orange County’s most storied 
coastal corridors. 

Positioned at the gateway to Newport 
Beach and just minutes from South 
Coast Plaza, this prime location offers 
immediate access to the affluent,  
high-traffic customer base. Then

Now

Restaurant | Retail | Fitness  
Available for Lease

Approximately 26  
shared parking spaces

High-income active lifestyle locals  
walking and biking in from  

Eastside CM / Newport Back Bay

Renovations coming soon! 
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CURRENT VIEW OF RAMSAY DRUGS, C. 2026

AERIAL VIEW OF RAMSAY DRUGS, C. 1970S

HIGHLIGHTS



THE CAMP

AHBA
FOLKS PIZZA

THE TACO STAND
SALTY BEAR

WORK IN PROGRESS

THE LAB

HABANA
NOOK COFFEE

MOD REF
STELLA JEAN’S

IRVINE RANCH  
MARKET

Area
Aerial

•	 Freestanding building located along 
Newport Blvd with additional frontage 
overlooking the 55 Freeway on-ramp 
which funnels a large amount of traffic 
from Costa Mesa, Huntington Beach, and 
Newport Beach along the Victoria St. and 
22nd St corridor 

•	 The site sits within the authentic 
community of Eastside Costa Mesa
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BALBOA  
PENNINSULA

JOHN WAYNE 
 AIRPORT

LIDO MARINA VILLAGE

MALIBU FARM
NOBU

LALALAND
JENNI KAYNE

FASHION  
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SERVICE GATE SHALL REMAIN OPEN DURING BUSINESS HOURS
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TITLE PAGE &
SITE PLAN

PROJECT COORDINATOR:
LIZ HOWELL, A.I.A. ASSOCIATE
20561 SUBURBIA LANE
HUNTINGTON BEACH, CA 92646
LIZ@SKYVIEWHOMES.COM
714.963.4600

OWNER:
CSC COMMERCIAL LLC
2246 NEWPORT BOULEVARD
COSTA MESA, CA 92627
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CONTACT INFORMATION

LEGAL DESCRIPTION

PARCEL NUMBER: 426-052-02

LOT /TRACT/BLOCK: TRACT: N. Tr 114 Blk Lot 20

SITE ADDRESS: 2246 NEWPORT BLVD, UNIT A
COSTA MESA, CA 92627

COUNTY: ORANGE

CENSUS TRACT: 063201
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2246 NEWPORT
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REVISIONS

2246 NEWPORT BLVD., COSTA MESA, CA 92627

SCALE: 1"=10'

CONTRACTOR IS TO VERIFY ALL EXISTING CONDITIONS
PRIOR CONSTRUCTION and NOTIFY ENGINEER OF RECORD
WITH ANY DISCREPANCIES

SITE PLAN

1. ALL WORK SHALL CONFORM TO THE CITY MUNICIPAL
CODE, THE PROJECT SOILS REPORT AND SPECIAL
REQUIREMENTS OF THE PERMIT.

2. WORK HOURS ARE LIMITED FROM 7:00 AM TO 6:30 PM
MONDAY THROUGH FRIDAY; 8:00 AM TO 6:00 PM
SATURDAYS; AND NO WORK ON SUNDAYS AND
HOLIDAYS PER CITY MUNICIPAL CODE.

3. NOISE, EXCAVATION, DELIVERY AND REMOVAL OF
MATERIALS SHALL BE CONTROLLED PER OF THE CITY
OF COSTA MESA MUNICIPAL CODE.

4. THE STAMPED SET OF APPROVED PLANS SHALL BE
ON THE JOB SITE AT ALL TIMES.

5. POSITIVE DRAINAGE SHALL BE MAINTAINED AWAY
FROM ALL BUILDING AND SLOPE AREAS.

6. DRAINAGE SYSTEM TO BE DESIGNED TO RETAIN
CONCENTRATD AND SURFACE SHEET FLOW FROM DRY
WEATHER RUN OFF AND MINOR RAIN EVENTS WITHIN
THE SITE.

7. FAILURE TO REQUEST INSPECTIONS AND/OR HAVE
REMOVABLE EROSION CONTROL DEVICES ON-SITE AT
THE APPROPRIATE TIMES SHALL RESULT IN A STOP
WORK ORDER.

8. NO PAINT, PLASTER, CEMENT, SOIL, MORTAR OR
OTHER RESIDUE SHALL BE ALLOWED TO ENTER
STREETS, CURBS, GUTTERS OR STOP

9. TEMPORARY EROSION CONTROL PLANS ARE
REQUIRED FROM OCTOBER 15 TO MAY 15.

10.  EROSION CONTROL DEVICES SHALL BE AVAILABLE
ON SITE BETWEEN OCTOBER 15 AND MAY 15.

11.  BETWEEN OCTOBER 15 AND MAY 15, EROSION
CONTROL MEASURES SHALL BE IN PLACE AT THE END
OF EACH WORKING DAY WHENEVER  THE FIVE-DAY
PROBABILITY OF RAIN EXCEEDS 30 PERCENT. DURING
THE REMAINDER OF THE YEAR, THEY SHALL BE AT THE
END OF THE WORKING DAY, WHENEVER THE DAILY
RAINFALL PROBABILITY EXCEEDS 50 PERCENT.

12. BUILDING PERMIT IS REQUIRED FOR FREE STANDING
STRUCTURES (FENCES, RETAINING WALLS,GAZEBO,
PATIO COVER ETC.

13.  EROSION CONTROL DEVICES SHALL BE AVAILABLE
ANY TIME THERE IS A 50% OR MORE CHANCE OF RAIN.

BMP NOTES

GENERAL NOTES

1. FIELD VERIFY EXISTING AND ELEVATIONS AND IF ANY DISCREPANCIES
ARE ENCOUNTERED, NOTIFY THE ENGINEER OF RECORD PRIOR TO 
PROCEEDING WITH CONSTRUCTION.

2. MAINTAIN A MINIMUM OF 2% POSITIVE DRAINAGE AWAY FROM THE
STRUCTURE.

3. FINISH GRADE AROUND THE NEW STRUCTURE/ADDITION STRUCTURE
SHALL SLOPE AWAY FROM BUILDING FOR DRAINAGE PURPOSES.

4. ALL BUILDING SETBACKS FROM SLOPES SHALL BE IN ACCORDANCE WITH
THE GRADING AND EXCAVATION CODE OF THE GOVERNING AUTHORITY.

5. ALL WORK SHALL BE IN ACCORDANCE WITH THE CODES OF THE
GOVERNING AUTHORITY AND SPECIAL REQUIREMENTS OF THE BUILDING
PERMIT.

6. ALL PAD AND SURFACE WATER MUST DRAIN TO DRIVEWAY AND OUT TO
STREET UNLESS SHOWN OTHERWISE.

7. VERIFY LOCATION OF EXISTING UTILITIES PRIOR TO COMMENCEMENT OF
ANY WORK.

8. DETERMINE LOCATION OF WATER METER, ELECTRIC METER AND GAS
METER IN ACCORDANCE WITH SERVICING UTILITY AND VERIFY LOCATION
WITH ENGINEER OF RECORD (TO CONFIRM NO CONFLICT WITH DESIGN
OCCURS) PRIOR TO INSTALLING ANY METERS.

9. ALL SUBSURFACE DRAINS SHALL BE SCHEDULE 40 OR SDR 35 ABS 4" MIN.

10.  CERTIFICATION OF SUITABLE FILL (INCLUDING TRENCHES, BACKFILLS,
RETAINING WALLS, PAD/ROUGH GRADE, ETC.) AND ITS SATISFACTORY
PLACEMENT SHALL BE SUBMITTED BY THE SOILS ENGINEER TO THE
BUILDING DEPARTMENT.

11.  A SEPARATE BUILDING PERMIT IS REQUIRED FOR ALL RETAINING WALLS,
GARDEN WALLS, FENCES, ENCROACHMENTS INTO THE PUBLIC RIGHT OF
WAY

12.  ALL UTILITY TRENCH BACKFILL SHOULD BE PLACED TO THE FOLLOWING
STANDARDS: 90% OF THE LABORATORY STANDARD IF NATIVE OR SAND
MATERIALS ARE USED AS BACKFILL.

13.  EXTERIOR TRENCHES PARALLELING A FOOTING AND EXTENDING BELOW
A 1:1 PLACE PROJECTED FORM THE OUTSIDE BOTTOM EDGE OF THE
FOOTING SHALL BE COMPACTED TO 90% OF THE LABORATORY STANDARD.
SAND BACKFILL SHOULD NOT BE ALLOWED IN THESE TRENCH BACKFILL
AREAS. DENSITY TESTING ALONG WITH PROVING SHALL BE ACCOMPLISHED
TO VERIFY THE DESIRED RESULTS.

14.  ALL TRENCH EXCAVATIONS SHOULD CONFORM TO CAL-OSHA AND
LOCAL SAFETY CODES.

15.  PROVISIONS FOR CONTRIBUTORY DRAINAGE SHALL BE MADE AT ALL
TIMES.

SITE PLAN NOTES

1. NO CHANGES ARE TO BE MADE ON THESE PLANS WITHOUT THE KNOWLEDGE
OR CONSENT OF THE ENGINEER WHOSE SIGNATURE APPEARS HEREON.

2. DIMENSIONS AS INDICATED ARE THE DIMENSIONS TO BE USED FOR
CONSTRUCTION. DO NOT SCALE DRAWINGS.

3. NO FRAMING OF ANY TYPE TO BE CONCEALED PRIOR TO INSPECTION BY
GOVERNING AGENCIES.

4. REFERENCES TO ANY DETAIL OR DRAWINGS IS FOR CONVENIENCE ONLY AND
DOES NOT LIMIT THE APPLICATION OF SUCH DETAIL OR DRAWINGS.

5. DIMENSIONS AND CONDITIONS AT THE JOB SITE SHALL BE VERIFIED BY ALL
CONTRACTORS. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO EXAMINE
ALL THE CONDITIONS PRIOR TO SUBMITTING BIDS TO THE OWNER SINCE
PROPOSALS MUST TAKE INTO CONSIDERATION ALL SUCH DISCREPANCIES IN
THE DRAWINGS OR BETWEEN THE DRAWINGS AND ACTUAL FIELD CONDITIONS
SHALL BE REPORTED TO THE ENGINEER OF RECORD, DESIGNER AND TO THE
OWNER. CORRECTED DRAWINGS OF INSTRUCTIONS SHALL BE ISSUED BY THE
ENGINEER PRIOR TO THE INSTALLATION OF ANY WORK. ALL DIMENSIONS ARE
TO BE ROUGH UNLESS OTHERWISE NOTED.

6. ALL WORK, CONSTRUCTION AND MATERIALS SHALL COMPLY WITH ALL
PROVISIONS OF THE BUILDING CODE AND WITH OTHER RULES, REGULATIONS
AND ORDINANCES GOVERNING THE PLACE OF CONSTRUCTION. IT IS THE
RESPONSIBILITY OF ANYONE SUPPLYING LABOR OR MATERIAL OR BOTH TO
BRING TO THE ATTENTION OF THE ENGINEER OF RECORD, DESIGNER AND THE
PROPERTY OWNER ANY DISCREPANCIES OR CONFLICT BETWEEN THE
REQUIREMENTS OF THE CODE AND THE DRAWINGS. AND THE APPLICABLE
CODES SHALL INCLUDE, BUT SHALL NOT BE LIMITED TO BUILDING CODES
LISTED IN THE CODE REVIEW SECTION

7. THESE DRAWINGS DO NOT CONTAIN THE NECESSARY COMPONENTS FOR
CONSTRUCTION SAFETY.

8. CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE FOR ALL DIMENSIONS AND
CONDITIONS ON THE JOB AND SHALL NOTIFY THE ENGINEER OF RECORD AND
DESIGNER OF ANY DISCREPANCIES IMMEDIATELY BEFORE COMMENCING ANY
WORK.

9. IT IS THE CONTRACTOR'S RESPONSIBILITY TO REVIEW ALL SHEETS OF THE
CONSTRUCTION DOCUMENTS AND CONDITIONS ON SITE.

10. THE GENERAL BUILDING PERMIT AND PLAN CHECK SHALL BE SECURED AND
PAID FOR BY THE OWNER. ALL OTHER PERMITS SHALL BE SECURED AND PAID
FOR BY THE SUBCONTRACTOR DIRECTLY RESPONSIBLE.

11. THE OWNER MAY ORDER EXTRA WORK OR MAKE CHANGES BY ALTERING,
ADDING TO OR DEDUCTING FROM THE WORK, THE CONTRACT SUM BEING
ADJUSTED ACCORDINGLY.

12. ALL TRADES SHALL, AT ALL TIMES, KEEP THE PREMISES FREE FROM
ACCUMULATION OF WASTE MATERIALS OR RUBBISH CAUSED BY THEIR WORK.
AT THE COMPLETION OF THE WORK, REMOVE ALL RUBBISH, TOOLS,
SCAFFOLDING, SURPLUS MATERIALS AND LEAVE THE JOB IN A BROOM CLEAN
CONDITION.

13. ALL EXIT DOORS MUST BE OPERABLE FROM INSIDE WITHOUT THE USE OF A
KEY OR ANY SPECIAL KNOWLEDGE OR EFFORT.

14. CONTRACTOR SHALL PROVIDE ALL NECESSARY CEILING OR WALL ACCESS
PANELS (OR ACCESS DOORS) AS REQUIRED BY GOVERNING AGENCIES FOR AIR
CONDITIONING, AND ELECTRICAL SYSTEMS. PROVIDE APPROVED ASSEMBLIES
WITH SELF-CLOSING DEVICES IN 1-HOUR RATED CONSTRUCTION.

15. ISSUANCE OF A BUILDING PERMIT BY THE CITY OF COSTA MESA DOES NOT
RELIEVE APPLICANTS OF THE LEGAL REQUIREMENTS TO OBSERVE COVENANTS,
CONDITIONS AND RESTRICTIONS, WHICH MAY BE RECORDED AGAINST THE
PROPERTY OR TO OBTAIN PLANS. YOU SHOULD CONTACT YOUR COMMUNITY
ASSOCIATIONS PRIOR TO COMMENCEMENTS OF ANY CONSTRUCTION
AUTHORIZED BY THIS PERMIT.

JURISDICTION: CITY OF COSTA MESA
ZONING: COMMERCIAL
OCCUPANCY: GROUP B
SEPARATIONS:  I HOUR 
CONSTRUCTION TYPE: VARIES
FLOOD ZONE: NO
FIRE SPRINKLERS: NO

BUILDING CODES:
CITY OF COSTA MESA MUNICIPAL CODE

2019 CALIFORNIA BUILDING CODE
2019 ADMINISTRATIVE CODE
2019 CALIFORNIA ELECTRICAL CODE
2019 CALIFORNIA MECHANICAL CODE
2019 PLUMBING CODE
2019 ENERGY CODE
2019 CA. ELEVATOR SAFETY CODE
2019 CALIFORNIA FIRE CODE
2019 CA REF. STANDARDS CODE

(PART 1,2,3,4,5,6,7,8,9,10,11,12 & TITLE 24)
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PROPOSED OPEN AIR TRASH ENCLOSURE & STORAGE
PROPOSED FENCES, GATES AND LIGHT FIXTURES
INSTALLED ATOP FENCE POST

SCOPE OF WORK

SHEET INDEX

A-1 SITE PLAN

A-2 PRECAST WALL & ENGINEERING

A-3 DETAILS 

LEGEND

DENOTES: (E) CMU WALL 

DENOTES (N) 8'-0" TALL PRECAST CMU WALL 

DENOTES: (N) 6'-0" TALL FENCE

DENOTES: (E) INTERIOR WALL

DENOTES: (E) EXTERIOR WALL

DENOTES: (N) 36"HIGH x 4" DIA. BOLLARD U.N.O.

DENOTES: (N) POST
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SCALE 1/4" = 1'-0"8' PRECAST CONCRETE WALL DETAIL
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Vehicle gate features will include the following:
-Slide gate operator with battery backup
-Automated time clock to leave open during business hours. 
-Monitored UL325 photo eye
-Monitored UL325 sensing edge
-3x Vehicle loop detectors: inside exit loop, inside and
outside safety loops.
-Standalone keypad w protective bollard
-Fire Department knoxbox
-Bollard by slide gate operator to protect for vehicles
-Wireless opener for tenant after-hours access
-Dedicated 20A 120V circuit from Unit B panel 
-Battery backup rated for min 100 cycles 

VEHICLE GATE NOTES

FENCE DETAIL 

FOOTING DETAIL 

2
A-1
2

A-1

Gate Operator Safety Entrapment Protection Devices, UL 325:
1. Two independent safety entrapment protection devices shall be
installed on gate operators (inherent reversing system in gate
operators count as 1 device).
2. Devices such as a monitored photo eye or a monitored edge
sensor shall be installed with gate operators or a primary/secondary
pair of gate operators.
3. Any 12 V DC, normally closed UL 325 approved safety device
(wired or wireless photo eyes or edge sensors) shall function with
gate operators.

4
A-1
4

A-1

1) Gate or barrier locks shall be reviewed and approved prior to their installation on
any new
and/or existing access gate or barrier. Authorization/order forms for Knox products
may be
obtained through the CMFD at 714-327-7400. Knox key switches serving only vehicle
gates and
not buildings shall be submastered for use by both the fire and police department.
2) In the event of loss of normal power to the gate operating mechanism, it shall be
automatically
transferred to a fail-safe mode allowing the gate to be pushed open by a single
firefighter
without any other actions, knowledge, or manipulation of the operating mechanism
being
necessary and without the use of battery back-up power; this shall be noted on the
plan.
3) The gate control for electronic gates shall be operable by a Knox emergency
override key switch
(with dust cover). The key switch shall be placed between 42” and 48” above the
roadway
surface at the right side of the access gate within two feet of the edge of the roadway.
The key
switch shall be readily visible and unobstructed from the fire lane leading to the gate.
The key
switch shall be clearly labeled “FIRE DEPT.”
4) Upon activation of the key switch, the gate shall open and remain open until
returned to normal
operation by means of the key switch. Where a gate consists of two leaves, the key
switch shall
open both simultaneously.
5) The key switch shall be labeled with a permanent red sign with not less than ½”
contrasting
letters reading “FIRE DEPT” or with a “Knox” decal.

FIRE DEPARTMENT NOTES

SCALE 1/4" = 1'-0"

SCALE 1/2" = 1'-0"

3
A-1
3

A-1

I, AS DESIGNER FOR THIS PROJECT, HAVE PERFORMED A FIELD
SURVEY OF THE FACILITY FOR COMPLIANCE TO THE CAC TITLE
24 DISABLED ACCESS REQUIREMENTS AS THEY AFFECT THIS
PROJECT, AND THE FACILITY IS IN COMPLIANCE WITH THE
REGULATIONS, EXCEPT FOR ANY REQUIRED UPGRADES
DETAILED OR NOTED ON THESE PLANS.

CAC TITLE 24 COMPLIANCE STATEMENT

BLDG C
SALTY HORSE CAFE

BLDG A
UNIT 1
1800 sqft

BLDG A 
UNIT 2
1800 sqft

SALTY HORSE DINING PATIO

POTENTIAL
OUTDOOR 
DINING AREA

AUTOMATIC GATE

BLDG B 
RATTLER BAR
(UNDER CONSTRUCTION)

Site Plan
C O S TA  M E S A ,  C A

P A G E  5
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The information above has been obtained from sources believed to be reliable. While we do not doubt its accuracy, we have not verified it and make no guarantee, warranty or representation about it. It is your responsibility  
to independently confirm its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example only and do not represent the current or future performance of the property.

NEXT DOOR TO 
SALTY HORSE CAFE

2 2 4 6
NEWPORT BLVDNEWPORT BLVD

27 SHARED  
PARKING STALLS

N E W P O R T  B L V D  |  1 6 , 2 6 4  A D T 
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AVAILABLE
•	 UNIT A | ±1,800 SF
•	 ����UNIT B | ±1,800 SF
OPTION TO COMBINE A/B FOR ±3,600 SF



Conceptual  
Rendering
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D AY T I M E  P O P U L AT I O N

7,839

376,590

153,668

H O U S E H O L D S

12,757

66,184

154,664

P O P U L AT I O N

32,678

402,096

162,687

1  M I L E

3  M I L E S

5  M I L E S

AV E R A G E  H H  I N C O M E

$168,481

$185,804

$176,106

M E D I A N  H H  I N C O M E

$117,667

$135,709

$133,540

Demographics
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The
Neighborhood

Eastside Costa Mesa, where Costa 
Mesa’s creative energy meets 
Newport Beach’s coastal lifestyle.
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An all-day café known for its 
coastal-meets-cowboy aesthetic. 
Salty Horse draws a consistent 
crowd from Eastside and  
Newport Beach residential 
neighborhoods and has proven 
to be one of Orange County’s 
most buzzed about café  
openings.

Mother’s Market & Kitchen is  
a beloved Costa Mesa staple  
offering a curated selection of 
premium organic groceries, 
chef-driven prepared foods,  
and wellness-focused products  
in an inviting, community- 
centered setting.

The CAMP is a green, 
eco-friendly retail campus 
dedicated to an active, 
healthy lifestyle mindful 
of environmentalism and 
supportive of the local 
community. 
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The information in this document has been obtained from sources believed to be reliable. While we 
do not doubt its accuracy, we have not verified it and make no guarantee, warranty or representation 
about it. It is your responsibility to independently confirm its accuracy and completeness. Any projec-
tions, opinions, assumptions or estimates used are for example only and do not represent the current 
or future performance of the property.
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