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Presenter
Presentation Notes
Thank you.  Good Evening Chair and fellow Commissioners. 



VICINITY MAP
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3215 E Ocean Blvd 

Presenter
Presentation Notes
The subject property is located on the north side of Ocean Blvd, between Paloma and Coronado Avenues. 



• Existing 3,264-square foot, two-story residence located at the front of the
lot, built between 1922 and 1924.

• Existing detached (10 feet by 48 feet) 480-square-foot non-contributing
garage located along the rear of the property built in 1978.

• Lot Size: 11,000 S.F.
• Zone: R-2-L (Single-family Residential District, Large Lots)
• Bluff Park Historic District
• Similar proposal was agendized for review by the CHC in May but was

continued

BACKGROUND
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Presenter
Presentation Notes
The subject property is developed with a 3,264-square foot, two-story residence built between 1922 and 1924- the house is located at the front of the property. This building is a contributing structures in the Bluff Park Historic District.  A 480 sf garage structure built in 1978 is located at the rear of the lot. a Similar proposal was agendized for review by the CHC in May but was continued; a revised proposal is before the Commission today as I will describe



EXISTING SITE PLAN 
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Presenter
Presentation Notes
The existing plot plan illustrates the primary house shown at the front of the lot.  The narrow garage /storage building located at the rear of the lot and the tennis court located between the two buildings.  
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EXISTING SITE CONDITIONS 

Presenter
Presentation Notes
The existing two-story residence was constructed in the Neo-Georgian architectural style. The home is square in shape and features a hip roof system with green colored roof tiles and red colored brick veneer exterior cladding. The structure features a symmetrical front elevation, with a centered porch, flanked by two large picture windows and five evenly spaced, single hung wood sash windows on the second floor above. The house retains all of the original wood windows.  
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EXISTING SITE CONDITIONS 

Presenter
Presentation Notes
The existing garage structure abuts the rear property line adjacent to a 20-foot-wide alley (Bronce Way). The garage structure measures 10 feet deep by 48 feet wide. The 1978 building permit for the structure identified it as a garage, however due to the insufficient size to park a vehicle of today’s size, it has been used for storage by the property owner. The structure’s exterior features vertical mounted wood plank siding, a 16-foot-wide garage door and a roof deck.  



Demolish the existing garage structure and construct a new
detached two-story structure, consisting of a four-car garage
and second story ADU with a roof deck. The new garage and
ADU will be constructed at the rear of the property in the
same location as the existing structure.

PROJECT SCOPE
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Presenter
Presentation Notes
The applicant is proposing to demolish the existing garage structure and construct a new detached two-story structure, consisting of a four-car garage and second story ADU with a roof deck. The new garage and ADU will be constructed at the rear of the property in the same location as the existing structure. A similar proposal was agendized for review by the CHC in May but was continued based on the applicant’s request to allow them more time to work through zoning code compliance issues, as I will explain.



PROPOSED SITE PLAN 
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Presenter
Presentation Notes
The proposed site plan is found on this slide. As you can see, it is very similar to the site plan that was provided for CHC’s review in May. Under the initial project presented to the Commission in May, the applicant requested approval of a new second dwelling unit located above a new four car garage, as is permitted in the R-2-L zone. At the hearing in May, the applicant requested that the item be continued so that they could determine how to address a specific landscaping requirement in the inconsistencies with Zoning Code which limits non-permeable paving to not more than 30% of the onsite area that is not covered by structures and driveway. An existing on-site tennis court, which the applicant wished to retain, contributes to the high percentage of non-permeable coverage on the lot that was inconsistent with the code requirements Under this updated proposal, the plans have been slightly revised and the project is now proposed as an ADU, but as I will show in a few slides, the design elements of the project remain largely unchanged.  Because it is proposed as an ADU, under state law the project does not have to meet the permeability development standard, so there is no longer a code compliance issue for this ADU proposal due to state law.The new site plan illustrates that the proposed new two-story structure is rectangular in shape, measuring 50 feet 10 inches by 26 feet 4 inches. The proposed building will be located in the same location as the existing garage. The new building will be located approximately 102 feet to the rear of the existing house, leaving the existing primary residence and tennis court unchanged. The new structure complies with the required side and rear setbacks. The garages are proposed with a zero setback along the (west) side yard, a four-foot setback along the (east) side yard and two-feet setback along the rear property line. The second floor consists entirely of living area for the new ADU and is proposed with a four-foot side yard setback and a one-foot rear yard setback. 



PROPOSED FLOOR PLAN 

9

Ground Floor Second Floor

20
’-0

”

50’-10’ 50’-10”

26
’-4

’

Presenter
Presentation Notes
The proposal before you today is an ADU whereas the proposal submitted to CHC in May was for a second unit.  The new proposal features a slightly smaller floor plan and fits the ADU definition. The proposed floor plan illustrates that the ground floor will consist of two, two car garages totaling 986-square-feet of area a small storage area.  The second floor will consist of a new ADU totaling 998-square-feet of area. The ADU will consist of living room, kitchen, dining room, two bedrooms and two bathrooms and a covered porch/patio. 



PROPOSED FRONT AND REAR ELEVATIONS 
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Presenter
Presentation Notes
The new structure has been designed in a contemporary style but will feature similar exterior finishes found on the existing Neo-Georgian contributing structure located on the front half of the property. The new building exterior will feature smooth stucco, accenting red brick veneer and concrete roof tiles. The structure will feature decorative elements such as wood corbels located beneath the cantilevered overhangs, wood windows and doors and three Juliette balconies with black metal railings. Two 18-foot-wide wood garage doors are featured on the structure’s rear (north) elevation facing the alley. 



PROPOSED SIDE ELEVATIONS 

11
18’-9”

24
’-1

1”

East Elevation West Elevation 

Presenter
Presentation Notes
The structure will feature an off-white stucco color and white fascia boards. The development standards for the R-2-L zone limit building heights to not more than 35 feet and two stories. The new two-story building complies with the height requirement. The building is proposed with a maximum height of 24 feet 11 inches, as measured to the top of the roof deck guardrails. 



COMPARISION   
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CURRENT ADU PLAN PREVIOUS SECOND DWELLING (MAY AGENDA)

Presenter
Presentation Notes
This slide illustrates the minor design differences between the project that was proposed in May and the project before the Commission today. The original project design was deemed appropriate with conditions per the staff recommendation in May, however as I described earlier there remained a question of how the applicant would meet the development standards applicable to new second dwelling units. the design elements of the project remain largely unchanged.  – As you can see, roof lines, window placement, exterior finishes, and building heights are very similar.  The only difference is a slight reduction of square footage for the dwelling unit and an open exterior stairwell (instead of an enclosed stairwell) that provides direct access to the ADU. 



PUBLIC COMMENTS   
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• Concerns that the primary house being used as 
Abnb (Short term Rental)

• Concerns that the property line wall is failing 
creating and unsafe condition

• Concerns over the negative impacts (noise) related 
to the primary house usage as a Abnb. 

• Concerns that the new unit will be used as a Abnb.
• Support for the project regarding compatibility to 

the historic district 

Presenter
Presentation Notes
Public comments were received for the project initially submitted in May as well as for this redesigned project.  We received comments supporting the project and comments related to concerns related to the project.  Many of the comments received expressed concerns related to the impacts of the primary house being used as a Abnb. (or short term rental), as well as a complaint over a property line wall which is failing which has resulted in a dispute between the adjacent property owner.  The Bluff Park neighborhood association submitted a letter of support for the project.  No comments received in opposition to the design and compatibility of the new structure in relationship to Bluff Park Historic District.   It should be noted that State Law prohibits the use of ADU’s as short term rentals.  



As proposed, 
the addition 
to the primary 
residence is:

1. In compliance with the Zoning Code;
2. Bluff Park Historic District Design Guidelines;
3. Secretary of Interior’s Standards;
4. Ordinances C-6835 – Bluff Park Historic

District
5. Certificate of Appropriateness Findings

FINDINGS
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Presenter
Presentation Notes
Staff has analyzed the proposed project and has determined that the project meets the requirements set forth in Title 21 of the City’s Zoning Code, Section 2.63.080 (Cultural Heritage Commission) of the Long Beach Municipal Code, the Secretary of the Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings, the Bluff Park Historic District Ordinance and the Bluff Park Design Guidelines. All required findings can be made in the affirmative.



With the added condition, Staff recommends approval of
the Certificate of Appropriateness to:

• Construct a new detached two-story structure, consisting
of a 986-square-foot, four-car garage with storage and
laundry area and, to

• Construct a new 998-square-foot Accessary Dwelling Unit
(ADU) located on the second floor and a 624-square-foot
roof deck.

15

RECOMMENDATION

Presenter
Presentation Notes
With the added conditions, staff recommends approval of the Certificate of Appropriateness to demolish an existing non-contributing garage located at the rear of the property and construct a new detached two-story structure, consisting of a 986-square-foot, four-car garage with storage and laundry area, a 998-square-foot Accessary Dwelling Unit (ADU) located on the second floor and a 624-square-foot roof deck. As conditioned, all the findings can be made in the affirmative for the proposed improvements, as these improvements are compatible in overall scale, massing, proportions and materials to the architectural style of the existing structure on the property and with the context of the District. 



Thank you
Gina Casillas 
Gina.Casillas@longbeach.gov
562-570-6879
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Presenter
Presentation Notes
This concludes Staff’s presentation. The applicant is available for any questions.



Extra Slide- fencing heights locations
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ALLEY

Presenter
Presentation Notes
.
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