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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 (Figurel). The
surrounding area is characterized by single-family
dwellings.

PROJECT DESCRIPTION

As described and depicted in the Applicant o 2l O =
Description (Attachment 1) and Project Plans, the Figure 1: Subject Property
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).

il

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).




Figure 3: Current nonconforming setbacks; west side of building

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 - --- e —
encroach about four feet into the setback, similar
to the existing nonconforming setback on the
west side of this building elevation.
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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 agoe /| -
south sides, its narrow width at its western end, %, ff

and by the placement of the dwelling on the site % .
at a time pre-dating the implementation of s S S i
setback standards. Although the encroaching . VR e
portions of the additions contain small amounts & J/
of added floor area, they are, in size and scale, in [GAARLEY

keeping with projections from wall planes into \ \,)\,,\,,);',%y//

. [ EXISTING

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
accommaodate 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

0] Approve, based on findings and subject to conditions listed below
O Approve as modified, based on findings and subject to conditions listed below
O Deny

[ Continue to: to allow

O Continue indefinitely to allow:

Hearing Officer



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.

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.

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.

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.

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 ATTACHMENT 1
wynn
architect

architecture-planning

02 September 2020

Brian Leveille, Senior Planner Project Address:
Planning Department 1013 Ella Street

City of San Luis Obispo San Luis Obispo, CA
919 Palm Street APN 003-663-001

San Luis Obispo, CA 93401

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 facade, 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.

p.o. box 14345

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



ATTACHMENT 1

Bedroom 1 pop-out

On the Jennifer Street facade, 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 | can answer.

Thank you,
greg wynn architect

Greg Wynn, AlIA
Architect




ATTACHMENT 2

1013 ELLA - SFD ALTERATION AND ADDITION

design team

geotechnical

sheet index

scope of work

OWNER ARCHITECT
SUMMER AND DAVID WEBER GREG WYNN, AIA
758 GROVE B0 BOX 14345
SAN LUIS GBISPO, CA 93405 SAN LUIS OBISPO, CALIFORNIA 93406
(650) 2752906 (805) 801.3414

applicable codes

2019 CALIFORNIA BUILDING CODE
2019 GALIFORNIA ELECTRIC CODE
2019 GALIFORNIA MECHANICAL CODE
2018 GALIFORNIA PLUMBING CODE

TITLE 15 BUILDINGS AND CONSTRUCTION
TITLE 17 ZONING

vicinity map

< Strvet Map of

frasy

f

‘CONTRACTORS SHALL READ AND COMPLY WITH
SOILS REPORT PREPARED BY:
ROB DOWN, PE
EARTH SYSTEMS
4378 OLD SANTE FE ROAD.
SANLUIS OBISPO, CA 63401
(805) 544-3476

REPORT NO. 302911-001 DATE 12 AUGUST, 2019
ALL FOUNDATION EXCAVATIONS SHALL BE APPROVED BY A REPRESENTATIVE OF
EARTH SYSTEMS PRIOR 10 PLACING CONCRETE OR ANY STEEL

i 7

ALL REMOVAL EXCAVATIONS BOTTOMS SHALL SHALL BE OBSERVED BY
EARTH SYSTEMS REPRESENTATIVES PRIOR TO PLACEMENT OF BACKFILL.

TONTIUOUS [PERIODICALLY|

VERIFICATION AND INSPECTION TASK BURING TASK | DURING TASK

RCHITECTURAL:
A0-1" COVER SHEET
702 TOPOGRAPHIC SITE PLAN
A1 ARCHITECTURAL SITE PLAN
A12  GRADING PLAN
421 FLOOR PLAN DIMENSIONS
n22

231 BULDING SECTIONS
Ad1  EXTERIOR ELEVATIONS / ROOF PLAN

A1 FOUNDATION PLAN (REFERENGE ONLY. INSTALLED, SEPARATE PERMIT)
AG1  ROOF FRAMING. FLOOR FRAMING PLANS

A71 DETAILS

A8 DETAIS

Ag1  TITLE 24 ENERGY FORMS

A2 TITLE 24 MANDATORY MEASURES

LT THIGKNESSES DURING PLAGEMENT AND X
COMPACTION OF CONTROLLED FLL

PRIOR T0 PLACEVENT OF CONTROLLED FIL OBSERVE]
ANGVERIETHAT TH SITE HAS BEEN PREPARED - x

Bttt - X R O e swivcs PuT ABL0G.8715.2019
g ECHUEEADITCAELS
CONTROLLED FiLL ERALS x S4 FLOOR FRAMING / FOUNDATION PLANS

BUILDING;

STRUCTURAL SUPPORT OF (E) LOOR AN ROOF MEMBERS
RDDITION OF LATERAL RESISTTING ELEMENTS

FLOOR PLAN ALTERATION TO REMODEL KITCHEN, LIVING, DINING AND BEDROOMS
CONVERSION OF (€] COVERED DECK 70 HASITASLE SpACE
F GARAGE TO FAMILY ROOM AND LAUNDRY
HABITABLE ADDITION AT UPPER [ EVEL
HABITABLE ADDITION AT LOWER LEVEL

NEW ELECTRICAL SERVICE AND DISTRIBUTION
NEW GAS METER ANDDISTRIBUTION

NEW 1" WATER SERVICE AND DISTRIBUTION

NEW MECHANICAL EQUIPMENT AND DISTRIBUTION
NEW EXTERIOR SKIN (STUCCO)

NEW FENESTRATION

NEW INSULATION THROUGHOUT

public works

tree protection

planning notes

project data

ALL WORK LOCATED WITHIN THE PUBLIC RIGHT-OF-WAY OR WITHIN THE
JURISDICTIONOF THE UTILITIES AND PUBLIC WORKS DEPARTMENTS SHALL
‘COMPLY WITH THE MOST CURRENT EDITION OF THE ENGINEERING STANDARDS
AND STANDARD SPECIFICATION. THE CURRENT ADOPTED STANDARDS ARE
DATED JANUARY 2016, AVAILABLE ONLINE FOR SALE THE AT THE PUBLIC WORKS
GOUNTER LOCATED AT 919 PALM STREET, SLO, OR

‘ONLINE AT hitp:/www siocity.orglpublicworks/siostandards. asp

A SEPARATE ENCROACHMENT PERMIT IS REQUIRED FOR ANY WORK IN THE
BUBLIC RIGHT-OF WAY OR WITHIN CITY EASEMENTS FOR CONNECTIONS TO.

PROTECTION OR CONSTRUCTION STAGING IN THE
RIGHT-OF WAY.

ANY SECTIONS OF DAMAGED OR DISPLACED CURB, GUTTER AND SIDEWALK OR
DRIVEWAY APPROACH SHALL BE REPAIRED OR REPLACED 0 THE SATISFACTION
OF THE PUBLIC WORKS DIRECTOR.

‘CONTACT THE PUBLIC WORKS INSPECTION HOTLINE AT 781.7554 WITH AT LEAST
48 HOURS NOTICE FOR ANY REQUIRED ENCROACHMENT PERMIT INSPECTION OR
FINAL INSPECTION.

THE PUBLIC IMPROVEMENTS SHALL BE SUBSTANTIALLYCOMPLETE TO THE.
SATISFACTION OF THE PUBLIC WORKS DIRECTOR PRIOR TO FINAL INSPECTION
APPROVALS ANDIOR GCCUPANCY OF ANY BUILDING.

A TRAFFIC AND PEDESTRIAN CONTROL PLAN SHALL BE SUBMITTED TO THE PUBLIC
WORKS DEPARTMENT FOR REVIEW AND APPROVAL PRIOR T0 ENCROACHHENT
PERMIT ISSUANCE.

THE ADJOINING STREET AND SIDEWALK SHALL BE CLEANED BY SWEEPING TO
REMOVE DIRT, DUST. MUD. AND CONSTRUCTION DEBRIS AT THE END OF EACH

ALL SURFACE AND SUBSURFACE DRAINAGE SYSTEMS DESIGNED AT LESS THAN 2%

‘SHALL HAVE FINBAL GRADIENTS CERTIFIED BY A LIGENSED LAND SURVEYOR OR
ENGINEER PRIOR TO FINAL INSPECTION APPROVALS.

‘CONTACT THE CITY ARBORIST @ 7817023 TO REVIEW ANY PROPOSED TREE
PROTECTION MEASURES PRIOK TO COMMENCING WITH ANY DEMOLITION.
GRADING, OR CONSTRUCTION. ANY SAFETY PRUNING OR THE CUTTING OF
SUBSTANTIAL ROOTS SHALL BE APPROVED BY THE CITY AND COMPLETED BY
AGITY APPROVED ARBORIST, CONTACT THE CITY ARBORIST AT LEAST 48
HOURS PRIOR TO ANY CONSTRUCTION IN AREAS WHERE TREE PROTEGTION
AND INSPECTION IS REQUIRED.

HAND DIGGING IS REQUIRED WITHIN THE DRIP LINES OF TREES TO REMAIN:
ANY EXPOSED ROOTS SHALL BE OBSERVED BY THE CITY ARBORIST BEFORE
REMOVING.

ALL EXTERIOR LIGHTING FIXTURES SHALL BE NIGHT-SKY COMPLIANT.
SHIELDED TO PREVENT LIGHT SPILLAGE ABOVE THE HORIZONTAL LAWP PLANE
ZONING REGULATIONS GHAPTER 17.23

erosion control

addressing

EROSION CONTROL MEASURES SHALL BE IMPLEMENTED AND MAINTAINED TO THE
'SATISFACTION OF THE BUILDING OFFIGIAL AND PUBLIC WORKS DIRECTOR DURING
ALL DEMOLITIONS, CONSTRUCTION, AND GROUND DISTURBING ACTIVITIES,

property corners

ALL PROPERTY CORNER MONUMENTS SHALL BE IN PLACE AND IDENTIFIED.
AT THE TINIE OF THE FOUNDATION INSPECTION REQUEST.

BUILDINGS SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR

POLE OR OTHER SIGN OR MEANS SHALL BE USED TO IDENTIFY THE STRUCTURE

ADDRESS:
1013 ELLA STREET
SAN LUIS OBISPO, CALIFORNIA

APN:
003663001

SITE AREA: 5346 SF (0.14 Ac)

CURRENT ZONING: R2

FIRE HAZARD: MODERATE

CONSTRUCTION TYPE:
B AN MATERIALS)
NO SPRINKLERS REGUIRED
OCCUPANGY.
R3 (SINGLE FAMILY)

PARKING REQUIRED: 2 SPACES REQUIRED

2 SPACES PROVIDED (NO CHANGE)

LOT COVERAGE 50% OF 5,346 SF LOT AREA = 2673 SF MAX

PROPOSED COVERAGE = 2,349 SF (44%)

EXISTING BUILDING
LOWER FLOOR - GARAGE, RADIO ROOM, WORKSHOP 1,542 SF

UPPER FLOOR - LIVING AREAS 1,280 8¢
TOTAL AREA 2822 5F
COVERED DECK AREA 3425F

PROPOSED BUILDING:

LOWER FLOOR 1123 SF
UPPER FLOOR 1713 SF
TOTAL HABITABLE AREA 2,836 SF
(E) COVERED DECK AREA 208 5F
GARAGE / MECHANICAL ROOM 763 SF
TOTAL NEW AREA (SCHOOL FEES= 2,636-1280) 1,556 SF

deferred submittal

community at risk

THE FOLLOWING ITEMS ARE LISTED AS DEFERRED SUBMITTALS PER CEC SECTION
107:3.4.1. PROVIDE SHOP DRAWINGS TO ARCHITECT AND REGEIVE FIRE
DEPARTWMENT APPROVALS PRIOR TG FABRICATION

RIGHT OF WAY IMPROVEMENTS, CURB, GUTTER, SIDEWALK AND STORM INLET

THE CITY OF SAN LUIS OBISPO IS CONSIDERED A "COMMUNITY AT RISK" DUE TO

FOLLOWING CONSTRUCTION METHODS AND MATERIALS.

IGNITION RESISTANT WALL COVERINGS
EMBER RESISTANT VENT SYSTEMS FOR ATTIC AND UNDERFLOOR AREAS
PROTECTED EAVES AS DESCRIBED IN CBC CHAPTER 74

separate permit

discretionary

THE FOLLOWING ITEMS ARE INTEGRAL TO THE PROJECT AND
WILL BE ISSUED UNDER SEPARATE PERMIT.

NA

PLANNING: DIRECTOR'S ACTION
SETBACK EXCEPTION- EXISTING NONCONFORMING

WESTERLY CORNER (2.5 WHERE 10/ 1S REQUIRED). EXISTING NONGONFORMING
'SOUTHERLY CORNER (1.0 WHERE 10'IS REQD). EXISTING NONCONFORMING.

SETBACK EXCEPTION DUE TO LOT IRREGULARITY
UPPER FLOOR DINETTE (6 WHERE 10°IS REQUIRED)
UPPER FLOGK MASTER BATH (6 WHERE 10'15 ReQUIRED)
ARCHITECTURAL PROJECTION AT BATH 1

Sregory D. Wy

glanning
san luis obispo, ca
¢

93406
(805) 801-3414

architecture -
p.o. box 1434

greg
wynn
architect

© COPYRIGHT 2020
GREG WYNN
Roproduction, orrause of this work for
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APN #003-663-001

REMODEL AND
ADDITION

JOB# 1816- WEBER ELLA

PLOTDATE 02 SEPT 2020

COVER SHEET
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