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ADMINISTRATIVE HEARING AGENDA REPORT 

FROM: Brian Leveille, Senior Planner BY: Walter Oetzell, Assistant Planner 

PROJECT ADDRESS: 1013 Ella St. FILE NUMBER: VAR-0566-2020 

APPLICANT: David & Summer Weber, represented by Greg Wynn 

For more information contact Walter Oetzell, Assistant Planner: 781-7593 (woetzell@slocity.org) 

 

SUMMARY 

An application has been made for a Variance, 

allowing relaxation of Street Side Setbacks for 

minor additions to a single-family dwelling at 

1013 Ella Street. 

 

Zoning and Surrounding Uses. The subject site 

is a residential parcel at the intersection of 

Jennifer and Ella Streets, in a Medium-Density 

Residential (R-2) Zone (Figure 1). The 

surrounding area is characterized by single-family 

dwellings. 

 

PROJECT DESCRIPTION 

As described and depicted in the Applicant 

Description (Attachment 1) and Project Plans, the 

applicant proposes to construct small additions on 

the upper floor of the dwelling: “pop-outs” at the southwest corner of the building, along the 

Jennifer Street frontage, to accommodate a bedroom and bathroom expansion, and a “dinette pop-

out” at the northeast corner, along the Ella frontage, to accommodate a kitchen expansion. The 

location of these additions is shown on Sheet A4-1 (Exterior Elevations) of Project Plans 

(Attachment 2), and the proposed use of the new space is depicted on Sheet A2-2 (Keynote Plans). 

 

EVALUATION 

Setback standards. A Street Side Setback of 10 feet from the property line applies to Corner Lots 

in an R-2 Zone. For this unusually-shaped corner lot, the standard applies along both the Ella Street 

frontage and along the east-west alignment of the Jennifer Street frontage (a small frontage along 

the diagonally-oriented portion of Jennifer Street is subject to the Front Setback standard). This 

dwelling was built around 1920, well before setback standards were adopted for development 

within the City. As depicted in Project Plans (see Site Plan, Sheet A1-1, Attachment 2), the western 

portion of the building encroaches about six feet into the current Street Side Setbacks on its 

northern (Ella Street) side, and at its southwest corner is as close as one foot from the Jennifer 

Street frontage (see Figure 2 below). 

Meeting Date: December 7, 2020 
Item Number: 3 
Item No. 1 

Figure 1: Subject Property 
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Proposed encroachments. The proposed additions do not encroach past the existing non-

conforming setbacks, but increase the area of encroachment by a small amount, as depicted in 

Figure 3. On the south (Jennifer Street) elevation, where the building currently encroaches to 

within a foot of the property line at the southwest corner, new construction for the bedroom 

addition is at least five feet from the propery line. The bathroom “pop-out” at the west elevation 

extends only one foot from the existing wall plane, and encroaches no closer to the property line 

than does the corner of the building. At the north 

(Ella Street) elevation, the “dinette pop-out) will 

encroach about four feet into the setback, similar 

to the existing nonconforming setback on the 

west side of this building elevation. 

 

Variance. Zoning Regulations Ch. 17.114 

provides that minor relaxation of certain 

standards by the Director may be allowed in 

certain circumstances, subject to making 

required findings set out in that Chapter. As 

demonstrated in Figure 3, the proposed added 

encroachments accommodate reconfiguration of 

floor space within the existing dwelling, and are 

minor in nature. Development of the property is 

constrained by its unusual trapezoidal shape with 

extensive street frontages along its north and 

south sides, its narrow width at its western end, 

and by the placement of the dwelling on the site 

at a time pre-dating the implementation of 

setback standards. Although the encroaching 

portions of the additions contain small amounts 

of added floor area, they are, in size and scale, in 

keeping with projections from wall planes into 

Figure 3: Current nonconforming setbacks; west side of building 

Figure 2: Additional encroachments 
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setbacks that are otherwise allowed , are limited to the upper floor of thebuilding, and are well 

integrated into the existing building form. 

 

Based on this evaluation, staff recommends that the Administrative Hearing Officer approve this 

application and approve a Variance relaxing Street Side Standards on this property to 

accommodate the proposed additions depicted in Project Plans, based on the findings and subject 

to the conditions of approval set out below. 

 

ATTACHMENTS 

1. Applicant’s Description of Proposal 

2. Project Plans 

ACTION 

 Approve, based on findings and subject to conditions listed below 

 Approve as modified, based on findings and subject to conditions listed below 

 Deny 

 Continue to: _______________________to allow ___________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

 Continue indefinitely to allow:  __________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

 

____________________________________ 

Hearing Officer 
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FINDINGS 

1. There are circumstances applying to the site, such as size, shape, or topography, which do not 

apply generally to land in the vicinity with the same zoning. The site is of an unusual 

trapezoidal shape, with extensive street frontages along its north and south sides, tapering to 

an abnormally narrow width through the western half of the site. It is developed with a single-

family dwelling built around 1920, before the implementation of setback standards, which was 

placed within one foot of the Jennifer Street frontage and within three feet of the Ella Street 

frontage. 

2. The Variance will not be in conflict with the purpose and intent of these Zoning Regulations, 

the General Plan, or any applicable specific plan. Consistent with provisions for setbacks, 

described in Zoning Regulations §17.70.170, the minor encroachments proposed do not alter 

the pattern of building masses or open areas within this neighborhood, will not constrain air 

circulation or obstruct views or solar access, preserve existing building separation, and are 

limited to the upper floor of the building, with no effect on landscape beauty. 

3. The Variance will not constitute a grant of special privilege. Accommodation is made in 

Zoning Regulations for similar minor projections into setback areas under normal development 

circumstances, and property with similarly unusual shape and configuration would under 

similar circumstances be given consideration for minor relaxation of development standards to 

allow for reasonable development. 

4. The Variance will not adversely affect the health, safety, or general welfare of persons residing 

or working on the site or in the vicinity. It is limited to minor relaxation of setback standards 

to accommodate minor additions to a residential dwelling, within the general extent of the 

existing building form, preserving open areas, building separation, air circulation and solar 

access, and landscape beauty, without the potential for detrimental impacts. 

5. Approval of a Variance relaxing setback standards for additional development at this site is 

categorically exempt from environmental review under the California Environmental Quality 

Act (CEQA), as a minor setback variance, a minor alteration in land use limitations as 

described in CEQA Guidelines § 15305 (Minor Alterations in Land Use Limitations). 

CONDITIONS OF APPROVAL 

Planning 

1. Limited Approval. Approval of this Variance shall be limited to a minor relaxation of Street 

Side Setbacks along the Ella Street and Jennifer Street frontages, for only those portions of the 

setback into which proposed upper-floor additions encroach, as depicted in plans submitted 

with this application on October 15, 2020 and included in the record file for this application, 

and as modified by any conditions of approval herein. Modification of this Variance arising 

from changes to the location, extent, or the design of the proposed additions is subject to the 

approval of the Community Development Director. 

Indemnification 

2. The Owner/Applicant shall defend, indemnify and hold harmless the City or its agents or 

officers and employees from any claim, action or proceeding against the City or its agents, 

officers or employees, to attack, set aside, void, or annul, in whole or in part, the City's approval 
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of this project. In the event that the City fails to promptly notify the Owner / Applicant of any 

such claim, action or proceeding, or that the City fails to cooperate fully in the defense of said 

claim, this condition shall thereafter be of no further force or effect 



greg 
wynn 
architect 
architecture-planning 

p.o. box 14345
san luis obispo, california   93406    (805) 801-3414 
gregory d. wynn california licensed architect c-24917 greg@gregwynn.com 

02 September 2020

Brian Leveille, Senior Planner 
Planning Department 
City of San Luis Obispo 
919 Palm Street 
San Luis Obispo, CA 93401 

Project Address: 
1013 Ella Street 
San Luis Obispo, CA 
APN 003-663-001 

RE:  1013 Ella Street, Request for Reduced Setback, Directors Action 

Brian- 

This is a request for a reduced setback on two sides of an irregularly shaped lot with existing nonconformities 
due to setback.  This alteration and addition project is currently under review and will be issued soon.  We are 
awaiting some word from Public Works regarding frontage improvement limits prior to issuance.  It is our hope 
that this minor exception can be approved soon such that we can incorporate these changes into the 
construction process. 

The property at 1013 Ella has been an eyesore for many years.  While on the Contributing List of historic 
properties, the home was not maintained, was converted to a high occupancy dwelling without permit, and was 
failing structurally with broken foundations.  It was truly a mess waiting for a savior. 

My clients have worked to document that the home is not historic and have gone through the hearing process to 
de-list it from the Contributing List, have installed new foundations to support the residence (BLDG-5713-2019), 
and are about to pull for permits for the ministerial alteration and additions (BLDG00936-2020). 

This project is unique due the irregularly shaped triangle lot.  The existing structure is 3.5’ from the northerly 
property line where 10’ is required and 1.6’ from the southerly property line where 10’ is required.  This request 
is for exception at four locations, each substantially better than the existing nonconforming condition. 

Garage door face 
The City standard is that the garage door face is 18’-5” from the back of sidewalk/property line.  Due to lot 
shape, this has never been the case.  The garage door has always been at 10’-5” and is proposed to remain at 
10’-5”.  There is no other place for it to go.  Owners have gone to great effort to rebuild the failing basement so 
that their cars can fit within the basement garage and will have automatic garage doors to facilitate in and out 
movements.  This condition is far superior to the condition they purchased, where cars were never in the garage 
and parked over the property line. 

Ella Dinette pop-out 
The existing upper story face of building is 10’-5” from the property line above the garage.  This request is to 
allow a 46 SF pop-out at the second floor, consistent with the size of an uncovered balcony that would be 
allowed.  We believe this minor revision of covering the porch area and adding windows provides an aesthetic 
break to the Ella elevation and provides privacy to both the Owner and the neighboring property, and is 
preferable to the ministerially allowed deck. 

To ensure that the neighbor’s view of Cerro San Luis is not blocked, we are attaching photorealistic renders of 
the proposed covered pop-out.  In the attachment, the top photo shows what is allowed by right, and the bottom 
photo shows the requested exception.  We also took a look from the Ella/Jennifer intersection and can confirm 
the view to the neighbor is minimally impacted with this exception.  We believe the exception is minor to the 
overall project and maintains the privacy and character of the neighborhood. 

Bathroom 1 pop-out 
On the front façade, at the upper floor, Owners are requesting a 7.5 SF pop-out to break up the elevation on this 
existing tall corner.  While this would normally be allowed as an ‘architectural projection’, it occurs within the 
standard setback area and therefore needs an exception. 

ATTACHMENT 1



Bedroom 1 pop-out 
On the Jennifer Street façade, at the upper floor, Owners are requesting a 27 SF pop-out to break up the 
elevation on this face.  Again, a similar uncovered deck would be allowed by right, but adding the roof and 
additional area is more consistent with the elevation character of the neighborhood. 

This condition has no effect on views to or from neighbors and will be primarily hidden by City required street 
trees. 

In all, the added area equals 81 SF, or less than 3% increase in usable area, yet provides functional use and 
aesthetic character to break down the scale of the building.  The primary rationale for these exceptions is the 
extreme irregularity of the parcel shape, coupled with a desire to maintain the sense of place by keeping the 
majority of the original structure.   

Please accept this application and let me know how to best push this request forward.  Thank you for your 
consideration.  Please let me know if you have further questions I can answer. 

Thank you, 
greg wynn architect 

Greg Wynn, AIA 
Architect 
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