












 

 
 
 

 
 
 
 

 
A. General Information:  A Variance is a discretionary permit that allows for deviation from 

physical development standards contained in the Zoning Code. A Variance may be granted 
only when the strict application of development standards creates a unique hardship due to 
an extraordinary situation or circumstance associated with the property. 
 

 
1. 
 
 

Owner: 
 

Debra Elaine Kwast 
1427 Pueblo Avene 
Corcoran Ca 93212 

2. Applicant: Debra Elaine Kwast 
3. Site Location: 1427 Pueblo Avenue 

4. Property Description: APN APN: 034-260-006 
5. Site Area: 2 Acres 
6. General Plan Designation: Very Low Density 
7. Current Zone Classification: RA: Residential Acreage 
8. Existing Use: SFD 
9. Proposed Use: Storage of overflow items regarding Downtown Business 

because of lack of on-site storage. 
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PUBLIC HEARING STAFF REPORT 

 Item #  

To: Planning Commission  

From: Kevin J. Tromborg, Community Development Director, Planner, Building Official. 
Date:                       
 

March 18, 2024 
 

Subject:             

 
Variance 24-01 and Resolution 2024-03 regarding proposed Sea Train in a residential 
zone 
 



  

 
 
 
Discussion:   Debra Kwast has applied for a variance that would allow her to install a Sea Train (ST) 
on her property to store overflow stock items from her downtown business located at 1110 Whitley 
Avenue (Images). Recently she was notified by her landlord that she will no longer be able to utilize 
the storage areas on site. This has left her in a storage dilemma. The zoning for the proposed addition 
of a ST is Residential Acreage and the lot size is two (2) acres.  
 
Currently our zoning code does not allow ST in residential zones and are only allowed in commercial 
zones with a Conditional Use Permit (CUP). The Planning Commission have allowed several ST 
under appeal based on the areas of Corcoran that were annexed into the City in 2005.  
 
 The Planning Commission may approve an application for a Variance only if all of the following 
findings can be made. +0 
 
 

a. There are special circumstances or conditions applicable to the property involved, 
such that strict or literal interpretation and enforcement of the specified regulation 
would deprive the applicant of privileges enjoyed by the owners of the other 
properties classified in the same zoning district. 

b. The granting of the Variance will not constitute a grant of special privilege 
inconsistent with the limitations on other properties classified in the vicinity and in 
the same zoning district. 

2. The following additional findings are required for Off-street Parking or Loading Facilities: 

a. Neither present nor anticipated future traffic volumes generated by the uses of the 
sites in the vicinity reasonably require strict or literal interpretation and enforcement 
of the specified regulation. 

b. The granting of the Variance will not result in the parking or loading of vehicles on 
public streets in a manner that interferes with the free flow of traffic on the streets. 

c. The granting of the Variance will not create a safety hazard or any other condition 
inconsistent with the Zoning Code. 

 

CONDITIONS OF APPROVAL 

The Planning Commission shall add conditions of approval necessary to assure that the variance 
adjustment shall not constitute a grant of special privilege.  

The approval of a variance shall not set a precedent for the granting of any future Variances. Each 
application shall be considered only on its individual merits.  
 
Appeals Decisions on Variances may be appealed as provided for in Chapter 11-27 (Appeals). The 
appeal decision made by the City Council shall become effective immediately following the date on 
which the action was taken by the City Council. 
 
Post-Decision Procedures. Procedures and requirements relating to effective dates, time limits, 
changes to approved projects, resubmittals, and permit revocation shall apply to Variances as 
provided in Chapter 11-25 (Post-Decision Procedures). 
 



  

 
Recommendation:   Staff recommends that the staff report be given, a public hearing be opened, 
testimony taken, and the Planning Commission take action based on the following conditions listed in   
Resolution 2024-03. 
 
Public Input: 
  
A notice of public hearing was published in the Corcoran Journal on February 28, 2024, Additionally, 
letters were sent to property owners within a 300-foot radius of the site to notify them of the proposed 
Variance. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

 
     
 



 CORCORAN CITY PLANNING COMMISSION 
RESOLUTION 2024-03 

PERTAINING TO 
VARIANCE 24-01 

  
At a regular meeting of the Planning Commission of the City of Corcoran duly called and 
held on March 18, 2024, on motion of Commissioner              , seconded by 
Commissioner                     , and duly carried, the following resolution 2024-03 was 
adopted: 
 
WHEREAS, Variance 24-01, filed by Debra Elaine Kwast was reviewed by the Planning 
Commission of the City of Corcoran; and 

 
WHEREAS, the Variance is concerning the Placement of a Sea Train on the applicants 
private property located at 1427 Pueblo Avenue, APN 034-260-006; and  
 
WHEREAS, the City of Corcoran Zoning Code does not allow Sea trains in Residential 
zones; and 
 
WHEREAS,  the subject property is zoned RA Residential Acreage.; and 
 
WHEREAS, this Commission held a public hearing and considered the staff report for 
Variance 24-01 on March 18, 2024; and 
 
WHEREAS, a notice was send to all City Departments and various agencies that may 
have concerns and to all residences and Business within a 300 ft radius of the property; 
and 
 
WHEREAS, the project is Categorically Exempt from CEQA, Section 15268, Ministerial 
project; and 
 
WHEREAS, the Planning Commission has made the following findings and conditions 
for Variance 24-01: 
 

FINDINGS 
 
1. The proposed project (Sea Trains) is not allowed by the Corcoran Zoning 

code and therefore requires an approved Variance.  
 

2.  The property is currently in the City limits of Corcoran. 
 

3.       The Approval of a Variance does not set a precedent. Each Variance 
application is considered on its own merits. 

 
 
 



 
CONDITIONS 
 

1. If approved, the Sea Train will be installed so as to be out of public view from the 
street. 

2. The Sea Train shall be painted a single color that is comparable to the color of the 
Single-Family Dwelling on the lot, or a façade installed to mask the exterior 
appearance. 

3. No advertisement shall be allowed on the exterior of the seatrain.  
4. If approved, the sea train shall be used for storage only. 
5. The seatrain shall not be used for commercial chemicals storage not related to 

normal home care. 
6. The installation of a seatrain requires a Building permit. 
7. Seatrains shall be installed on a concrete slab and be secured according to the 

Building Code. 
8.  

 
WHEREAS, the Planning Commission has carefully considered recommendations and 
testimony presented at the public hearing of March 18, 2024; and 
 
THEREFORE, BE IT RESOLVED that Variance 24-0 be approved subject to the 
conditions listed in Resolution 2024-03. 

 
PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City 
of Corcoran by the following vote: 
 
Voting: AYES: Commissioners: 
 

NOES:   
 

ABSTAIN:  
 

ABSENT:   
 

Adopted this 18th day of March 2024. 
 
 
_______________________________    
 Planning Commission Chairman   
 
 
 
_______________________________ 
Community Development Director 
 
 



  

  



 

 

 
 
 
 
 
 

 
A. General Information: 

 
 

1. 
 
 

Owner: 
 

 
City of Corcoran 

2. Applicant: City of Corcoran 
3. Site Location:  
4. Property Description: N/A 
5. Site Area: N/A 
6. General Plan Designation:  
7. Current Zone Classification: N/A 
8. Existing Use: N/A 
9. Proposed Use: N/A 
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PUBLIC HEARING STAFF REPORT 

 Item # 5.2 
To: Planning Commission  

From: Kevin J. Tromborg, Community Development Director, Planner, Building Official. 
Date: 
 

March 18, 2024 
 

Subject: 

 
Continuation of Public Hearing from the February 20, 2024 Planning 
Commission meeting and to further discuss proposed Zoning Code revisions and 
approve Resolution 2024-02. Funding from a Local Early Action Planning 
(LEAP) Grant. 
 



  

 
 

The City of Corcoran Community Development Department in conjunction with A&M 
Engineering (City Engineer) applied for and received a Local Early Action Planning (LEAP) 
grant. The grant ($150,000) will be utilized for a Master Storm Water Plan and revisions to the 
current zoning code. Over the past 14 months staff has brought proposed revisions to the zoning 
code that are: 
 

1.  Required by law. 
2.  New or revised ordinances passed that impact the zoning code. 
3.  Revision that was missed in 2014.  
4. Additions to the land use tables. 

 
This is a continuation of the Public Hearing of February 20, 2024 regarding the revisions 
reviewed by the Planning Commission over the past 14 months.  

         
 

B. Recommendation:    
 

Staff recommends that after the Public Hearings are held, and Planning Commission 
deliberations are complete, the Planning Commission approve Resolution 2024-02 and the 
Zoning Code revisions as presented and send their recommendation of approval to the Corcoran 
City Council for final approval.  

 
C. Public Input: 

 
A Public Hearing notice was published in the Corcoran Journal on February 8, 2024, and posted 
at the Council Chambers and at City Hall. 

 
 

D. Attachment: 
 

Proposed revisions of the Corcoran Zoning Code. 
Resolution 2024-02         

 
 
 
 
 

 
     
 



 CORCORAN CITY PLANNING COMMISSION 
RESOLUTION  2024-02    

PERTAINING TO 
ZONING CODE REVISIONS        

  
At a regular meeting of the Planning Commission of the City of Corcoran duly called and 
held on March 18, 2024 on motion of Commissioner                , seconded by 
Commissioner                 , and duly carried, the following resolution 2024-02 was 
adopted: 
 
WHEREAS Community Development Staff applied for and received a Local Early 
Action Planning Grant (LEAP) of $150,000 to be used for a Storm Water Master Plan 
and required zoning code revisions, and. 
 
WHEREAS, the project is categorically exempt from CEQA, section 15268 Ministerial 
project, as per the California Environmental Quality Act (CEQA). Therefore, the 
preparation of a negative declaration is not necessary; and 
 
WHEREAS A&M Engineering prepared and finalized a Master Storm Water Plan; and  
 
WHEREAS Staff presented suggested zoning code revisions to the Planning Commission 
during the 2022, and 2023 calendar years that were necessary because of Ordinance 
additions, retractions and revisions, State and Federal new laws and law amendments. 
; and  
 
WHEREAS the revisions to the zoning code are deemed necessary to protect the health, 
safety and welfare of the citizens and visitors of the City of Corcoran; and 
 
WHEREAS the proposed revisions are consistent with the goals and objectives of the 
Corcoran General Plan; and 
 
WHEREAS, A notice of Public Hearing was posted in the Corcoran Journal on February 
8, 2024, and posted at City Hall, 832 Whitley Avenue and outside the Council Chambers 
located at 1015 Chittenden Avenue; and     
 
WHEREAS this Commission held a public hearing and considered the staff report for the 
proposed zoning code amendments on February 20, 2024, and a continuation of that 
Public Hearing on March 18, 2024; and 
 
WHEREAS, the Planning Commission has carefully considered recommendations and 
testimony presented at the public hearing. 
 
 
 
    

 



             
 
     

 
      

THEREFORE, BE IT RESOLVED that Resolution 2024-02 regarding proposed Zoning 
Code Revisions be approved by the Planning Commission and sent to the Corcoran City 
Council for final approval. 

 
PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City 
of Corcoran by the following vote: 
 
 
Voting: AYES: Commissioners:  
 

NOES:   
 

ABSTAIN:  
 

ABSENT: Commissioners: 
 
Adopted this 18th day of March 2024. 

 
 
_______________________________    
 Planning Commission Chairman   
 
 
 
_______________________________ 
Community Development Director 
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