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memorandum 

date July 2, 2024  

to Trung “Joe” Q. Ha, 1st District Commissioner 
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Kevin Rice, 3rd District Commissioner 
John Koos, 4th District Commissioner 
David E. Bartlett, 5th District Commissioner 
County of Orange – OC Public Works 
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cc J. William “Bill” Cooley, PE, MBA; Lawrence P. Nokes, esq.; Susan Brandt-Hawley, esq. 

from Margarita Jerabek, Ph.D.  

subject 211 Emerald Bay, Laguna Beach (APN: 053-073-41), Justification for Appeal 

 

Honorable Commissioners,  

ESA was commissioned by Mr. J. William Cooley who resides next door at 215 Emerald Bay to evaluate the 
existing 211 Emerald Bay residence and ancillary beach cottage for eligibility for listing in the California 
Register of Historical Resources (California Register). As a result, we found the property meets the eligibility 
requirements for listing in the California Register and prepared a California Register Nomination Form 
(Nomination), which was submitted to the California Office of Historic Preservation (OHP) in October 2023 and 
is now under review. ESA provided a copy of the draft nomination to County officials and requested their review 
comments well over 90 days in advance of the official submittal to OHP, however, we did not receive any 
comments.  The Nomination demonstrates that the single-family residence and ancillary dwelling on the parcel 
are eligible for listing under Criterion 1 and Criterion 3 in the areas of Events and Architecture, respectively. No 
property owner signature is required for a California Register nomination and properties can be listed without the 
owner’s consent, but not over their formal objection to listing. The State Historic Resources Commission (SHRC) 
can, however, formally determine a property eligible for the California Register if the resource owner objects. 
Since then, the property owner of 211 Emerald Bay has commissioned an opposing Historic Resources 
Assessment Report (HRAR), which was used by the Zoning Administrator to support approval of the proposed 
project with a Categorical Exemption. However, the owner’s opposing HRAR does not provide substantial 
evidence that the property is not an eligible historical resource and therefore the project cannot be approved with 
a Categorical Exemption. As ESA demonstrated in our peer review memo submitted to the County on June 18, 
2024, the findings of the HRAR are largely unsupported.  

The indisputable facts are that the main residence and beach cottage on the 211 Emerald Bay property are 
associated with the second wave of development in Emerald Bay in a tract called the Casbah. Flat lots and 
sweeping ocean views sparked new interest in the community designed by master architects and renowned 
landscape architect Mark Daniels. In addition to its significance as part of the development Emerald Bay under 
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Criterion 1, ESA documented how the subject property is a rare remaining example of a simplified Mediterranean 
Revival style home with eclectic features. In addition to features typical of the Mediterranean Revival style, the 
main residence contains distinctive, unique coastal features characteristic of master architect Roland Coate’s 
work, such as the use of wood lattice for window and door surrounds. As depicted in our June 18, 2024 memo, 
historic photographs show an almost identical feature on master architect Roland Coate’s Emerald Bay beach 
house that represents a relaxed but fashionable aesthetic popular in the 1930s and 1940s. Distinctive scalloped 
and hounds-tooth awnings, wood picture windows, and square bays similar to Roland Coate’s own house are also 
present on the 211 Emerald Bay residence. ESA also documented that the ancillary dwelling on the parcel is an 
example of a vernacular beach cottage, a resource that is historically significant to the region, particularly the 
Laguna Beach area. The existing features of the residence and ancillary cottage on the property reflect southern 
California trends by master architects to modernize traditional revival-style homes, and as such, the property is 
also eligible under Criterion 3. None of these facts that support the property’s eligibility were substantially 
refuted in the owner’s opposing HRAR.   

The integrity analysis in the opposing HRAR report is flawed. The changes at the rear of the property were made 
in the 1940s but are still within the early period of construction for the residence. These are minor and acceptable 
changes within the historic period of significance for Emerald Bay which ended in 1945. County Assessor records 
show the date of construction as 1931 for the residence, with the effective tax year 1936. The assessor also 
recorded a construction date of 1934 with an effective tax year of 1934, for the cottage. The 1966 appraisal 
records show that a bedroom and bathroom had been added to the house by that time. This data demonstrates the 
property was fully developed by 1936, within the period of significance for Emerald Bay. The bedroom and 
bathroom addition was a minor change in keeping with the style of the original residence and is not visible from 
the public right of way. The only publicly visible change to the residence is one replacement window in the 
southwest corner of the façade, which is located within the original window opening and retains the original 
wood window surround and is therefore a minor alteration; the majority of the publicly visible facades of the 
residence remain intact from their original construction. These minor alterations do not detract from the character 
defining features of the property that convey its eligibility to meet Criteria 1 and 3 of the California Register. 
Both the residence and cottage currently retain substantial integrity as excellent examples of their type. From the 
public right of way, the house still reads as a historic period residence and retains the majority of its original 
character defining features. The design of the home, completed between 1931 and 1936, was approved by the 
community’s design review board of master architects, and the existing residence and cottage are therefore 
representative of the architecture and design aesthetics of Emerald Bay. 

The impacts analysis in the County Staff Report is flawed. The residence is visually prominent looking north 
along the road from Gate 2. Public views of the residence provide a welcoming visual gateway to the northeast 
portion of the community in the historic Casbah Tract. There is no doubt that the architectural character of the 
residence is a well-established part of the streetscape. The visible streetscape characteristics demonstrated by this 
rare and unique historic period home would be destroyed forever if the project would be approved as proposed 
and the home demolished. The replacement of this historically and architecturally significant home by a new 
approximately 6,500 square foot mansion over double its size would result in significant unavoidable impacts to 
historical resources by demolition. Its demolition would result in a substantial adverse change in the significance 
of a historical resource as defined in Public Resources Code Section 21084.1 and CEQA Guidelines Section 
15064.5, respectively, and would thus result in significant environmental impacts. Additionally, the proposed new 
construction represents a substantial adverse change in scale and massing from the existing residence. As such, 
the new construction would be aesthetically and environmentally incompatible with the surrounding setting and 
would not conform with the established design aesthetics of Emerald Bay.  

We oppose the project because of its significant adverse environmental impacts and we ask that the County wait 
until the State Historical Commission formally decides on the eligibility of the property for the California 
Register before proceeding any further. We also request that the project be revised to preserve the historic 
character-defining features of the property in conformance with the Secretary of the Interior’s Standards for 
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Rehabilitation (Standards), while allowing for necessary upgrades to support its continued use; projects that 
conform to the Standards are considered to have a less than significant impact on historical resources pursuant to 
CEQA, which would be a “win-win” outcome for the owner, adjacent residents and the Emerald Bay community.  
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