DESIGN REVIEW COMMITTEE
AGENDA ITEM
AGENDA DATE:

FEBRUARY 6, 2013

TO:

Chair Woollett and Members of the Design Review Committee

THRU:

Leslie Aranda Roseberry, Planning Manager

FROM:

Daniel Ryan, Historic Preservation Planner

SUBJECT:

DRC NO. 4663-12 – SANTANA- DECK, DORMER & PORCH REMODEL

SUMMARY
The applicant proposes several exterior changes to their 1915 Craftsman Bungalow residence
including front and rear porches, dormer changes, second story deck railing and repair and
replacement of exterior features. No increase in square footage is proposed.

PRELIMINARY REVIEW

AND

COMMENTS

Staff recommends the DRC provide preliminary comments on the proposed changes.

BACKGROUND INFORMATION
Applicant/Owner:

Alfred and Kim Santana

Property Location:

343 S. Cambridge Street

General Plan Designation:

Low Density Residential (2 to 6 Du/Ac)

Zoning Classification:

R1-6 (Single-Family Residential District)

Existing Development:

Contributing circa 1-1/2- story, 1915 Craftsman Bungalow

Property Size:

.17 Acre (9,373 sq. ft.)

Associated Applications:

None

Previous DRC Review:

None

PUBLIC NOTICE
No Public Notice was required for this project.

ENVIRONMENTAL REVIEW
The proposed project is categorically exempt from the provisions of the California
Environmental Quality Act (CEQA) per State CEQA Guidelines 15331 –(Class 31 - Historical
Resource Restoration and Rehabilitation) consists of projects limited to maintenance, repair,
stabilization, rehabilitation, restoration, preservation, conservation or reconstruction of historical
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resources in a manner consistent with the Secretary of the Interior’s Standards for the Treatment
of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring and
Reconstructing Historic Buildings. There is no public review required.

PROJECT DESCRIPTION
Staff met with the applicants and their designer and discussed the proposal as submitted which
includes a request to eliminate or enclose the rear service porch, cover over original side door
elements on the existing enclosed front porch, and change the height and pitch of an existing
dormer. Based on the Secretary of the Interior’s Standard, and the Old Towne Design Standards,
the applicant’s proposal will modify or eliminate existing defining features of the Craftsman
Bungalow. The applicants, however, have decided to request a preliminary review and obtain
comments from the City’s Design Review Committee. The proposal includes two alternate
designs on the rear service porch.
The applicants propose to make the following exterior changes to their 1915 Craftsman
Bungalow residence:
Installing a railing for an existing walk-out deck on the front façade.
Covering an existing north side porch door and window with wood lap siding on the
front porch (See Attachment No. 4 - Revised Small Scale detail elevations of side porch
door/window and corrected east elevation of window layout and photographs
Attachment No. 2).
Extending the overall roof height of an existing bathroom shed roof dormer on the north
elevation.
Bracing wall roof and structural framing and replacing an existing rock pier foundation
with a new continuous footing & stem wall on an existing addition (proposed reading
room) on the south side of the residence.
The existing rear elevation shows three windows on the lower east elevation. There are
only two original side by side existing bathroom windows on the lower elevation. The
applicant proposes to relocate the southern bathroom window approximately four-feet to
the south and install new exterior siding between the two windows.
The existing front porch has two-raised masonry piers or pedestal bases, one has an
original Craftsman boxed column the other base has a non-period wood tapered column.
Two other 4” X 4” full porch posts also support the deck above. The applicant is
proposing to remove the tapered column and replace same with a matching boxed
column on the existing base or pier. The two square posts will be removed and replaced
with one half-column placed against the exterior wall of the front of the enclosed porch.
The applicant is proposing two options for the open service porch entry at the rear:
o Their preferred Option “A” is to remove the three service porch windows and
replace same with matching horizontal wood lap siding, install new shed roof that
covers the existing concrete landing, have a flush exterior door and keep the
vertical bead board siding in place.
o The second Option is the same as Option “A” except for keeping the three porch
windows in place.
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The remaining work is interior remodeling to accommodate an improved floor plan and
remodeled bathroom. The property has a Mills Act Contract and the proposed work is being
reviewed to comply with both the Old Towne Design Standards and the Secretary of the
Interior’s Standards.

EXISTING SITE
The City’s Historic Building Survey lists the property as a contributing circa 1915 Craftsman
Bungalow located outside of the City Local Historic District on the east side of the 300 block of
South Cambridge Street. The 1,487 square foot, one and one half story residence is positioned on
a 9,373 sq. ft. “L’ shaped lot. The parcel takes access off an east/west alley one property to the
north that leads to an open parking area. Currently the property does not have a garage. Earlier
survey photographs show the existence of a walk-out attic door to a second-story deck on the
front façade. Two different styles of porch columns are evidence on the front porch, a classical
half height column and a square post column. A sun room addition was added to the south side of
the residence sometime after 1976. Its construction is substandard, with rock piers, single-wall
construction and inadequate framing. An attic dormer was added in the past, as evidenced by its
low ceiling. Plumbing DWV and supply lines were installed on the outside of the building when a
bathroom was added to the second floor. The original rear service porch has a recessed open
entry.

EXISTING AREA CONTEXT
The property is located mid-way between Palmyra and Van Bibber Avenues, on the east side of
Cambridge Street just outside the Old Towne Orange Historic District. The subject Craftsman
Bungalow at 343 S. Cambridge Street has three adjoining residential lots consisting of two noncontributing residences (constructed in 1956 and 1979) and one contributing Dutch Colonial
Revival residence constructed in 1907. The subject property is 1-1/2-story, the remaining
residences are one-story and two-story in height. The lots range in size from 5,400, to 9,373
square feet in area. The Floor Area Ratio (FAR) for the block ranges from .18 FAR to .36 FAR,
with an average FAR of .27. No floor area expansion is proposed for the subject property which
has an existing FAR of .18.

EVALUATION CRITERIA
Orange Municipal Code (OMC) Section 17.10.070 establishes the general criteria the Design
Review Committee should use when reviewing the project. This section states the following:
The project shall have an internally consistent, integrated design theme, which is reflected in the
following elements:
1.

Architectural Features.
a.

The architectural features shall reflect a similar design style or period.

b.

Creative building elements and identifying features should be used to create a
high quality project with visual interest and an architectural style.
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2.

Landscape.
a.

The type, size and location of landscape materials shall support the project’s
overall design concept.

b.

Landscaping shall not obstruct visibility of required addressing, nor shall it
obstruct the vision of motorists or pedestrians in proximity to the site.

c.

Landscape areas shall be provided in and around parking lots to break up the
appearance of large expanses of hardscape.

3.

Signage. All signage shall be compatible with the building(s) design, scale, colors,
materials and lighting.

4.

Secondary Functional and Accessory Features. Trash receptacles, storage and loading
areas, transformers and mechanical equipment shall be screened in a manner, which is
architecturally compatible with the principal building(s).

A N A L Y S I S /S T A T E M E N T

OF THE

ISSUES

The following analysis and recommendations are based on the following excerpts from The
Secretary of the Interior’s Standards for the Treatment of Historic Properties- Guidelines for
Preserving, Rehabilitating Restoring and Reconstructing Historic Buildings.
Applicable General Standards:
The historic character of a property will be retained and preserved. The removal of
distinctive materials or alterations of features, spaces and spatial relationships that
characterize a property shall be avoided.
Distinctive materials, features, finishes and construction techniques or examples of
craftsman ship that characterize a property will be preserved.
Specific Project Standards:
Building Exterior- Entrances and Porches
Recommended:
Identifying, retaining and preserving entrances and porches and their functional and
decorative features that are important in defining the overall historic character of the
building.
Not Recommended
Failing to properly document entrance and porch features from the restoration period that
may result in their loss.
Altering entrances and porches which are important in defining the overall historic
character of the building so that, as a result, the character is diminished.
Removing or radically changing entrances and porches which are important in defining
the overall historic character of the building so that as a result, the character is
diminished.
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Removing a character-defining feature or finish and not replacing it; or replacing it with a
new feature or finish that does not convey the same visual appearance.
Building Exterior- Windows and Doors
Not Recommended
Removing or radically changing windows which are an important in defining the historic
character of the building so that, the character is diminished.
Removing a character-defining window(s) and/or blocking it in; or replacing so that the
building does not convey the same visual appearance.
Issue No. 1 – Porch Modifications:
Rear Porch - The existing rear service porch reflects the simplicity of the period in its exterior
treatments. More than likely the original rear porch was a screened open porch with a flush
screen door. Today it has a row of three paned windows and a flush wood panel door. The lower
exterior course has vertical bead-board siding. A raised concrete landing and one railing
separates the porch entry from an access cover to the existing basement. As the access cover to
the basement is in poor condition, Staff is recommending that a new wood access cover be
designed and provided (See Building Photographs Attachment No. 2).
Based on an initial Mills Act inspection the interior of the rear service porch had original
horizontal wood siding with a second interior door just inside the 8’-6” wide service porch. An
inspection on January 29th showed the interior service porch walls and original siding removed
down to the bare studs.
The applicant is proposing two options as noted on page A 2-1of the submitted plans for the rear
service porch:
Their preferred Option “A” is to remove the three service porch windows and cover the
opening with matching horizontal wood lap siding, install new shed roof that covers the
existing concrete landing, install a flush exterior door and keep the vertical bead board in
place.
The second Option is the same as Option “A” except for keeping the three porch
windows in place.
The architectural features of the original open rear service porch including the window
type/pattern type, and exterior beadboard siding have remained in place. The existing historic
fenestration pattern of the window/door pattern and placement on the rear facade is an important
feature of the Craftsman Bungalow. The accepted practice applied from the Old Towne Design
Standards is that the level of treatment and detail is carried out equally for all exterior elevations
regardless of their visibility to public and private views. Removing and enclosing windows
and/or modifying doors or entrances changes the historic fenestration pattern of the building and
is inconsistent with the historical design of the residence including the features of a rear service
porch.
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Staff is recommending:
Maintain the original type of bead-board siding and keep the porch windows in place, as
it will identify and provide a line of demarcation of the original rear service porch
Recess the proposed flush entry door and provide a landing within the building envelope,
to maintain the appearance of an open service porch.
Modify the full porch roof to a smaller shed roof supported by angle brackets rather than
full free-standing columns.
Front Porch – The south side of the front porch was enclosed and the applicants propose to keep
the enclosed porch. Often Old Towne front porches had a side entrance for a home office. In
viewing the attached elevation photograph of the south side of the front porch, it shows the frame
of a window, window sill, lower horizontal siding with a door frame on the right side. The
applicants propose to remove the window and door and cover it with matching horizontal siding.
The applicants are proposing a matching wood front porch railing that runs across the front of the
porch (See Building Photographs Attachment No. 2).
Staff is recommending:
Options are to either restore the existing front porch window and door or leave the
existing in place without covering it with matching wood lap siding.
The new proposal should use the original boxed style column design as on the north end
of the front porch and have matching styled box columns of the same design installed on
the second pier pedestal and the new half-column on the south end of the front porch.
Issue No. 2 – Front Walkout Deck and Railing:
No historical photographs have been found that would date the west facing attic door, deck and
railing on the front façade. Several buildings of this period within the Old Towne Historic
District Orange have similar walk-out decks above the covered front porch. The historical height
for second-story balcony railings was 28 to 30” high, whereas, today’s railing height requirement
is 42 inches.
Staff is recommending:
Reducing the length of the railing from 18’-6” to 14’-0” and centering it on the door opening will
reduce its visual impact to public view.
Issue No. 3 – Dormer Changes:
The placement and view of the existing dormers should be symmetrically placed and have the
same distance from the top of the dormer to the roof ridge. The applicants are proposing to raise
the north dormer and have it placed approximately one foot down from the existing roof ridge. A
field inspection shows the existing ceiling height of the dormer for the north bathroom being 6’2” at the north ceiling wall and approximately 7’-2” at the south end, rather than the 7’-6.5” and
8’-2”as noted on the plans.
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Staff is recommending:
That the north edge of the bathroom ceiling have a height of 7’-1” and extends up to a height of
8’-6’ on the south end. This will allow the dormer to be lowered and be more in keeping with the
original height and pitch of the existing dormers. Providing and/or maintaining dormers of the
same height and pitch will maintain the architectural style and not diminish the integrity of the
historic resource. This will permit a steeper roof pitch on the dormer and allow the use of
shingled roofing.
Issue No. 4 - Demolition or Reconstruction of South Reading Room
A sun room addition was added to the south side of the residence sometime after 1976. Its
construction is substandard with rock piers, single-wall construction and inadequate framing.
Staff is concerned that this could turn into a demolition and/or a complete reconstruction.
Therefore, Staff is requesting that the applicants provide a detailed plan of the existing
construction and what structural changes are required, including a bracing plan to ensure that the
structure does not collapse.

ATTACHMENTS
1.
2.
3.
4.

CC:

Vicinity Map
Building Photographs
Small scale site, floor and elevation plans, dated January 22, 2013
Revised Small Scale detail elevations of side porch door/window and corrected east
elevation on window layout, dated January 31, 2013

Cross Design & Construction
370 N. Cleveland Street
Orange, CA 92866
Alfred and Kim Santana
343 S. Cambridge Street,
Orange, Ca 92866

