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Variance No. 1137 ( Public Hearing) Item No. 6

Request to permit alterations and additions to an
Variance

existing single family dwelling on the bluff side of No. 1137
Ocean Boulevard which currently exceeds the 24 foot
basic height limit in the 24%28 Foot Height Limitation

Approved
District. The proposed variance includes a request to

further exceed the basic height limit without extending
above top of curb on Ocean Boulevard and to allow the

gross structural area of the dwelling to exceed 1. 5
times the buildable area of the site. The proposal

also includes a modification to the Zoning Code so as
to allow a portion of the proposed addition to encroach

9 feet 6 inches into the required 10 foot front yard

setback, adjacent to Ocean Boulevard, and the accep- 
tance of an environmental document. 

LOCATION: A portion of Block 033, Corona del Mar, 

located at 2741 Ocean Boulevard, on the

southwesterly side of Ocean Boulevard, 
at the southerly terminus of Goldenrod

Avenue, in Corona del Mar. 

ZONE: R - 1

APPLICANT: Rod Emery, Corona del Mar

OWNER: Doris E. Russell, Corona del Mar

James Hewicker, Planning Director, referred to letters
received from Elaine Y. Zweber, 2804 Ocean Boulevard, 

dated October. 28, 1986, and the Corona del Mar

Community Association dated November 6, 1986, stating

their concerns regarding the proposed project. 

The public hearing was opened in connection with this
item, and Mr. Jerry King, 3187 Airway, Costa Mesa, 

appeared before the Planning Commission on behalf of
the applicant, and he referred to a letter from Mr. and

Mrs. Franklin 1. Remer, dated October 27, 1986. Mr. 

King presented an overview of the subject application

and he stated that the applicant concurs with the

findings and conditions in Exhibit " A ". 

Mr. Rod Emery, applicant, appeared before the Planning

Commission, and stated that every effort has been made
to meet the concerns of the neighbors. He pointed out

that the requested increase to 1. 9 times the buildable

area is a result of attempting to add off - street

parking with the addition of a 4 car garage. Mr. Emery

38- 
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commented that if the lot were of a more regular shape, 

he could build within the 1. 5 times the buildable area

without requiring a Variance. Mr. Emery read a

petition signed by 42 neighbors in support of the
Variance, and he pointed out that the aforementioned

Mr. and Mrs. Remer and Mr. and Mrs. Zweber also signed

the petition. 

Mr. Bryon Jeannette, architect, appeared before the

Planning Commission. Mr. Jeannette described from an

exhibit, how the roof will conform to the highest point

of the curb. 

The public hearing was closed at this time. 

Mr. Hewicker referred to Exhibit " A", Condition No. 5, 

and requested the condition be modified to state: " That

all trees and shrubs located within the slope area of

Ocean Boulevard and within the subject property, shall
be trimmed or cut prior to the issuance of a Building

is
Permit, and maintained on a continuous basis.." In

response to staff' s recommendation, Mr. Emery replied

that he has not yet closed escrow on the property, and
there could be a problem trimming the trees before
escrow closed. Discussion followed regarding trimming
and cutting trees vs. removal of the trees. William

Ward, Senior Planner, pointed out that the staff report

suggested the removal of trees; however, the

aforementioned Condition No. 5 states that all trees

and shrubs be trimmed or cut. 

In reference to the overgrown landscaping on City
property adjacent to the subject site, Mr. Hewicker

commented that the City has property in key locations
where there are public views that need to be

maintained; however, he said that these views in many
cases, have been reduced or eliminated because the City

has not maintained the landscaping. 

Motion

1. 111 IxI
Motion was made to approve Variance No. 1137, subject

to the findings and conditions in Exhibit " A ", 

including modified Condition No. 5 adding " prior to the
issuance of a Building Permit ". 

Commissioner Person stated that he would support the

motion. He reasoned that this is a proper site for a

Variance, and the residents in the neighborhood support

the project. 

39- 
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All Ayes

I I I I I I I I
Motion voted on to approve Variance No. 1137 and

Environmental Document, MOTION CARRIED. 

A. ENVIRONMENTAL DOCUMENT

FINDINGS: 

1. That the environmental document has been prepared

in compliance with the California Environmental

Quality Act ( CEQA)., the State EIR Guidelines and

City Policy. 

2. That the contents of this environmental document

have been considered in the various decisions on

the project. 

3. That in order to reduce adverse impacts of the

proposed project, all feasible mitigation measures

discussed in the environmental document have been

incorporated into the proposed project. 

I I I I I I I( 
VARIANCE NO. 1137

FINDINGS: 

1. That there are exceptional or extraordinary

circumstances applying to the land, building, and
use proposed in this application, which circum- 

stances and conditions do not generally apply to

land, building and /or uses in the same district
inasmuch as the subject property maintains a very
steep slope which is significantly different than
other lots on the upland side of Ocean Boulevard, 

and the buildable area percentage of the subject

property is lower than the typical Corona del Mar
lot. 

2. That the granting of a variance to exceed the

permitted building height and area is necessary
for the preservation and enjoyment of substantial

property rights of the applicant, inasmuch as the

proposed building is of comparable height to other
buildings on the bluff side of Ocean Boulevard and

will contain a similar amount of gross floor area

as other developments on the bluff side of Ocean

Boulevard. 

3. That the establishment, maintenance, and operation

of the use, property, and building at the proposed
height and area will not be detrimental to the

flit
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health, safety, peace, comfort, and general

welfare of persons residing or working in the
neighborhood of such proposed use or detrimental

or injurious to property and improvements in the
neighborhood or the general welfare of the City. 

4. That the proposed development is consistent with

the Land Use Element of the General Plan and the

adopted Local Coastal Program, Land Use Plan, and

is compatible with surrounding land uses. 

5. That the proposed construction within the required

front yard setback will not, under the circum- 

stances of this particular case, be detrimental to

the health, safety, peace, comfort, and general

welfare of persons residing or working in the
neighborhood of such proposed use or be detri- 

mental or injurious to property and improvements
in the neighborhood or the general welfare of the

City and further that the approval of said en- 
croachment is consistent with the legislative

intent of Title 20 of the Zoning Code. 

CONDITIONS: 

1. That the development shall be in substantial

conformance with the approved revised plot plan, 

floor- plans, and elevations except as noted below. 

2. Except for the chimney, permitted in Condition No. 
6 below, all new construction shall not extend

above the top of curb on Ocean Boulevard. 

3. That the gross floor area of the structure shall

not exceed 5, 2641 sq. ft. ( 1. 93 x buildable area). 

4. That as long as the property is developed with a
structure which exceeds 1. 5 times the buildable

area, the applicant shall record a covenant, the

form and content of which is acceptable to the

City Attorney, binding the applicant and its
successors in interest in perpetuity, so as to

limit the use of the existing and proposed garages

for the storage of vehicles only. 

41- 

5. That all trees and shrubs located within the slope

area of Ocean Boulevard and within the subject

property, shall be trimmed or cut prior to the

issuance of a Building Permit, and maintained on a
continuous basis so as not to project above a

41- 
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sight line established between a point equal to

the height of the existing wrought iron fence
located in front of the property and the back edge
of the finished roof line of the structure. Said

requirement shall apply to the full width of the
site. 

6. That the new chimney shall not exceed the minimum

height required by the Uniform Building Code. 

7. That the displaced sections of curb on Ocean

Boulevard shall be replaced. 

8. That the abandoned 12 inch storm drain that

crosses the subject property be removed or the

remaining section between the Ocean Boulevard curb

inlet. and the property be filled with sand slurry. 

9. Development of the site shall be subject to a

grading permit to be approved by the Building and
Planning Departments. 

10. That a grading plan shall include a complete plan
for temporary and permanent drainage facilities, 
to minimize any potential impacts from silt, 
debris, and. other water pollutants. 

11. An erosion, siltation *and dust control plan, if

required, shall be submitted and be subject to the

approval of the Building Department and a- copy
shall be forwarded to the California Regional

Water Quality Control Board, Santa Ana Region. 

12. The velocity of concentrated run -off from the
project shall be evaluated and erosive velocities

controlled as part of the project design. 

13. That grading shall be conducted in accordance with
plans prepared by a Civil Engineer and based on
recommendations of a soils engineer and an engi- 

neering geologist subsequent to the completion of
a comprehensive soil and geologic investigation of

the site, said report shall be subject to the

approval of the City Grading Engineer prior to the

issuance of a grading permit and shall include a

detailed slope stability analysis. Permanent

reproducible copies of the " Approved as Built" 

grading plans on standard size sheets shall be

furnished to the Building Department. 

42- 
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14. That erosion control measures shall be done on any

exposed slopes within thirty days after grading or

as approved by the City Grading Engineer. 

15. That this variance shall expire unless exercised

within 24 months of the date of approval as

specified in Section 20. 82. 090A of the Newport

Beach Municipal Code. 

x

Request to Establish Grade ( Discussion) 
Item No. 7

Request to establish grade for the purpose of measuring
Request to

building height on property located in the 24/ 28 Foot Establish
Height Limitation District. 

Grade

LOCATION: A portion of Lot 5, all of Lot. 6, and a
a Action

portion of Lot 7,, Block 139, Corona del
TakenT

Mar, located at 3308 Ocean Boulevard, on

the northeasterly side of Ocean Boule- 
vard, between Marguerite Avenue and

Marigold Avenue, in Corona del Mar. 

ZONE: R - 1

APPLICANT: William F. Cohen, Newport Beach

OWNER: Same as applicant

Commissioner Koppelman stepped down from the dais

because of a possible conflict of interest. 

James Hewicker, Planning Director, referred to a letter
received from the Corona del Mar Community Association

dated November 6, 1986. 

Mr. Jerry King, 3187 Airway, Costa Mesa, appeared

before the Planning Commission on behalf of the
applicant. Mr. King stated that several residents on
Ocean Boulevard have modified their property over a

period of years so that now their property is not built
at the original grade. He explained the inconsistency

of the grade of the subject property from the front of
the property to the rear property line at the alley. He
pointed out that the two . properties adjacent to the

subject site, and the subject property, were

constructed on their lots prior to the grading
requirements of 1972, and that the existing structure

has an average height of 26. 9 feet above the height of

43- 
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