DESIGN REVIEW COMMITTEE
AGENDA ITEM
AGENDA DATE:

MAY 1, 2013

TO:

Chair Fox and Members of the Design Review Committee

THRU:

Leslie Aranda Roseberry, Planning Manager

FROM:

Daniel Ryan, Historic Preservation Planner

SUBJECT:

DRC NO. 4685-13 – RICK FOX - PALM AVENUE HOUSING

SUMMARY
The applicant proposes two options for development of a large duplex zoned 14,182 sq. ft. parcel
that currently contains a restored, one-story, 1,682 square foot 1914 Bungalow and a 421 square
foot detached barn structure. Proposal “A” is to demolish the existing barn structure and
construct a 1-1/2-story duplex and a new detached two-car garage on the property. The second
proposal “B” is to relocate and adaptively use the barn as a 450 square foot residential unit (with
a small entry addition). In both proposals, the applicant is proposing to take access from a new
cul-de-sac at the southwest corner of the property at Clark Street. The applicant is requesting a
preliminary review of both proposals from the City’s Design Review Committee.

PRELIMINARY REVIEW

AND

COMMENTS

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

BACKGROUND INFORMATION
Applicant:

Rick Fox – Palm Avenue Housing

Owner:

GSA Landholdings LLC

Property Location:

730 W. Palm Avenue

General Plan Designation:

Medium Density Residential (6 to 15 Du/Ac)

Zoning Classification:

R2-6 (Duplex Residential District)

Existing Development:

Contributing one- story, 1914 Bungalow & Barn

Property Size:

.13 Acre (14,182 sq. ft.)

Associated Applications:

Minor Site Plan Review No. 0705-12

Previous DRC Review:

None

PUBLIC NOTICE
No Public Notice was required for this project.
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ENVIRONMENTAL REVIEW
Two proposals are offered for review, one option “A” would demolish the existing barn structure
and it would require a focused environmental impact report whereas, the second option “B”,
relocates and adaptively reuses the barn structure as a residential unit and the proposal would be
considered exempt from further California Environmental Quality Act (CEQA) review.
Option “A” Proposal
If the barn is found to be a contributing resource, the project would require at a minimum further
environmental review and/or a Mitigated Negative Declaration. If the barn is found not to be a
contributing resource, the project could move forward as an exemption from CEQA.
Option “B” Proposal
The proposed project Option “B” is categorically exempt from the provisions of the California
Environmental Quality Act (CEQA) per State CEQA Guidelines Sections 15301, 15302 and
15303.
Section 15301 (Class 1 - Existing Facilities) consists of repair, maintenance, or minor
alteration of existing private structures including accessory structures and garages with
negligible or no expansion of use,
Section 15302 (Class 2 - Replacement or Reconstruction) consists of replacement or
reconstruction of existing structures where the new structure will be located on the same site
as the structure replaced and will have substantially the same purpose and capacity as the
structure replaced, and
Section 15303 (Class 3 - New Construction or Conversion of Small Structures) consists of
construction and location of limited numbers of new, small structures; and the conversion of
existing small structures. Examples of this exemption include, but are not limited to
accessory structures including garages. There is no public review required.

PROJECT DESCRIPTION
The applicant is proposing one of two options for review and consideration by the City’s Design
Review Committee:
Option “A” is to demolish the barn; such a proposal would not be exempt from CEQA
and would require an environmental impact report and discretionary action by the City
Council.
One Option “B” is to relocate the existing barn on the property by means of
disassembling the barn in sections and re-assembling the barn on the site to maintain its
design, placement and association or feeling to the subject property.
Each proposal would have new infill construction of a new 1-1/2-story residential unit(s) at the
rear of the property. Additionally, each proposal would construct a new two-car detached garage
approximately 31 feet back from Palm Avenue to serve the required enclosed parking for the
existing Bungalow residence.
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Option “A” proposes a 2-unit, 1-1/2-story infill residential unit at the rear of the lot. The 2- three
bedroom units also include 2, two-car garages for a total area of 3,870 square feet of
development (See Attachment No. 2 –Applicant’s Letter of Justification dated September 11,
2012).
Option “B” proposes relocating the barn to the west of the site and add a small 26 square foot
entry at the south and convert same to a 450 square foot studio apartment. The proposal would
also add a 1-1/2-story, three bedroom unit, and two car garage for a total area of 1,841 square
feet of development at the southeasterly corner of the lot. The proposed in-fill project will consist
of a new 1-1/2-story apartment at the rear, relocated barn to the west, introduction a new cul-desack off of Clark, and the construction of a new complementary two car garage on the Palm
Avenue. This will present a project that appears as two separate properties, and allows the barn
structure to remain on the property visible to the community from the public view along Palm
Avenue (See Attachment No. 2 –Applicant’s Letter of Justification dated April 9, 2013).

EXISTING SITE
The City’s Historic Building Survey lists the 1,682 square foot 1914 Bungalow as a contributing
residence. The applicants have currently restored the one-story Bungalow. The property also
contains a 421 square foot detached barn structure at the rear of the property that was on the
original 1-1/2 acre site (the barn structure was not identified in the City Historic Survey). The
14,182 square foot property is located within the northwest quadrant of the local Old Towne
Historic District, outside of the national Register historic District.

EXISTING AREA CONTEXT
The property is located just south and east of the intersection of Clark Street and Palm Avenue.
The subject Bungalow at 730 W. Palm Avenue has three adjoining residential lots consisting of
two non-contributing residences (constructed in 1956 and 1979) and one contributing Provincial
Revival residence constructed in 1920. The area on the south side of the 700-800 block of West
Palm Avenue is a mixture of non-contributing one and two-story multi-family apartments with
two contributing residential properties. Whereas the north side of Palm Avenue has a majority of
single-family contributing residential buildings, the lots on the south side of Palm Avenue range
in size from 7,157, to 26,136 square feet in area. The Floor Area Ratio (FAR) for the block ranges
from .14 FAR to .34 FAR, with an average FAR of .21. The subject site has an existing .15 FAR.

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.
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b.
2.

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

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

Issue No. 1: Barn – Existing Site and Historic Survey Data:
As the barn was located on a property that has an existing contributing 1914 Bungalow, the issue
for the owners and applicant was to determine if the barn structure merited or would be classified
as a secondary contributing structure on the property. The applicants were directed to research
and provide a Historic Assessment Report of the barn structure to determine if it was or was not
eligible for listing as a locally contributing secondary resource. Past and the present historic
surveys did not identify any contributing secondary structures in the existing historic districts
including garages and/or barns. As such, these unclassified secondary buildings need to be
reviewed on a case-by-case basis.
Issue No. 2: - Significance and Essential Physical Features
The exterior character defining features prevalent for the period of significance for the barn is the
vertical exterior board siding and the simple utilitarian design of its door and window openings.
In comparing the physical and structural features of the Palm barn project with the Glos barn
relocation on East Culver, it has been noted that the two barns are only similar as to the exterior
materials (Board and Batten) siding. The Glos barn was able to be moved as it had an internal
structural support system. This framework had to be braced in order to pick up and relocate the
barn on the property due to its single-wall construction. In the case of the Palm barn, there is no
internal bracing or structural framework that would allow the building to be moved safely in one
piece. Additionally, the City’s Zoning Ordinance defines “Demolition” to include the action of
moving a building if it impacts its structural integrity. As there is no existing structural frame
work on the Palm barn, this is not an issue. As such the proposal includes disassembly of the
walls and reassembling them on a new structural framework and subsequent conversion of the
barn into a studio apartment.
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Issue No. 3: - Condition of Barn
According to The Secretary of the Interior’s Standards for Evaluation the factors such as
structural problems, deterioration, or abandonment should be considered in the evaluation only if
they have affected the integrity of the significant features or characteristics of the property. The
Consultant’s Grim & Chen Structural Engineering Report attests to the poor structural and
material condition of the barn (See Attachment No. 3 – Structural Engineering Report).
Issue No. 4: - Barn – Proposed Options and their Viability;
The applicant is looking for direction and feedback on the two proposals from the Design
Review Committee, one is to demolish the barn and construct new in-fill units at the rear of the
property the other option is to relocate the barn to the west side of the lot. A “No Project
Alternative” was discussed by the applicants to leave the barn structure in place. However, this
option was not considered by the owners as the structural and overall condition of the barn would
lead to its collapse or continued vandalism resulting in “demolition by neglect”. This leaves the
applicant with the option to voluntary offer to relocate the barn and adaptively reuse the structure
as a studio apartment on the same site.
The applicant’s position that demolition of the barn structure may not be a viable if it is
considered contributing resource requiring an environmental report, and the additional time
required of a proposed zone change to address the existing non-conformity of the General Plan
designation with the current R-2-6 Duplex Residential Zoning. The proposed zone change to R-3
Multifamily Residential would also require the relocated and converted barn to residential use to
be enlarged, and require additional on-site parking would be required under the R2-6 Zone.
Whereas, the second option to relocate the barn would preserve and reuse the structure on site.
The applicant is requesting Design Review Committee feedback on the in-fill site plan and
elevations for the replacement structure, and a review of only a site plan as to the relocation and
reuse of the barn on the west side of the lot with new in-fill of an apartment on the east side of
site. The applicant and owners want to have some direction as to the proposal prior to developing
complete elevations for the relocation and re-use proposal for the barn.
Issue No. 5: - Review of Historic Resource Assessment of the Barn:
The Secretary of the Interior’s Standards for Evaluation describe the principles for evaluating the
significance of one or more historic properties with regard to a given set of criteria. Evaluation is
completed with a written determination that a property is or is not significant based on provided
information. The following analysis and recommendations are based on field inspection by Staff,
the Applicant’s Structural Engineering Report and the attached Historic Resource Assessment.
Issue No. 6: - Integrity and Determination of Historical Significance:
This section includes an evaluation as to the eligibility of the barn for listing in the National
Register, California Register or local survey of historic resources based on the seven aspects of
integrity as related to the barn: Feeling, Association, Workmanship, Location, Design, Setting,
and Materials.
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The steps in assessing integrity are:
Determine whether the property needs to be compared with similar properties.
Determine, based on the significance and essential physical features, which aspects of
integrity are particularly vital to the property being nominated and if they are present.
Define the essential physical features that must be present for a property to represent its
significance.
Determine whether the essential physical features are visible enough to convey their
significance.
The consultant was asked to include a discussion on the seven aspects of integrity for the barn
structure, and part of the analysis to determine if the building would be considered historically
contributing.
Issue No. 7: - Consultant’s Review of the Seven Aspects of Integrity and Eligibility of the barn
A comparison has been made between the existing information about the property and the
integrity characteristics or data required for the property type such as a barn. The evaluation
would determine if the property retains integrity for its type. If the comparison shows that the
property does not meet the minimum requirements, one of several conclusions is reached:
1. The evaluation should state how the particular property meets the integrity requirements
for its type.
2. When a property is disqualified for loss of integrity, the evaluation statement should
focus on the kinds of integrity expected for the property type, those that are absent for the
disqualified property.
3. The impact of that absence on the property's ability to exemplify architectural, historical
or research values within a particular historic context.
Previous historic surveys and narratives for the property have been have been reviewed including
important patterns, events, persons and cultural values. Report information includes
identification and description of pertinent historical contexts; description of the property and its
significance in the historical context; and analysis of the integrity of the property.
The consultant’s Historical Resource Assessment list’s the following seven aspects of integrity
for the barn project:
Feeling: The barn does appear to retain the “feeling” of a historic resource, in that it is an
expression of the historic sense of early 20th Century in Orange.
Association: A complete review of the Grant Deeds and occupancy records shows no
association to persons of significance to Orange or the region.
Workmanship: The barn appears to lack the integrity of workmanship. As the single wall
construction is typical for functional/utilitarian buildings, however, the deterioration and
alterations have degraded this aspect. (See also engineering report).
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Location: There is some evidence that the barn may have been constructed elsewhere and
relocated to the current site. Integrity of location cannot be proven by a preponderance of
evidence.
Design: The barn located at 730 W. Palm Avenue does not reflect integrity of design, as
the proportions and form are consistent with barns in Historic Orange.
Materials: Some of the materials have been replaced with plywood, and a staircase to the
west has been removed. Fenestration has been altered many times. In addition, the
structural engineer’s report indicates that any attempt to stabilize the barn will likely
result in the loss of more historical material. Some of the vertical boards appear rotten
and unable to even be salvaged by epoxy repair, indicating that the integrity of materials
is partial.
The exterior character defining features prevalent for the period of significance for the barn are
its visible exterior vertical board siding and the simple utilitarian design fenestrations of its
exterior doors and window openings. In reviewing the project, only two of the seven aspects of
integrity, design and feeling have been determined and/or associated with the property and the
barn structure. In most, if not all cases, one would have to have at least four of the seven criteria
for a resource to be considered significant and thus gain a contributing status.
Based on just having two aspects of integrity, the proposal would not be considered eligible for
individual listing in the local historic district. The proposal “B”, however, accomplishes a
balance in adaptively using a unique structure that the community values. In examining the
historical, cultural and/or architectural values and level of integrity, the prevailing findings are
that the barn structure lacks integrity as to the aspects of Association, Workmanship, Location,
and Setting, and Materials.
Issue No. 9: - Criteria for Listing on the National, California Reregister and Local Inventory:
The criteria reviewed within the Historic Assessment for the National Register are:
Criteria “A” - Associated with events that have made significant contribution to the broad
patterns of our history; or
Criteria “B” - Associated with the lives of persons significant in our past; or
Criteria “C” -That embody the distinctive characteristics of a type, period, or method of
construction, or that represent the work of a master, or that possess high artistic values, or
that represent a significant and distinguishable entity whose components may lack individual
distinction; or
Criteria “D” - That has yielded, or may be likely to yield, information important in prehistory
or history.
Staff concurs with most of the consultant’s finding in the attached report as to National Register
Criteria, A, B C, and D. However, as to the characteristics in Criteria “C” the consultant’s
findings notes: that it does not meet this criteria due to the condition of the barn. This should
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instead address that the barn does not embody the distinctive characteristics of a type, period,
method of construction, work of a master which possesses a high artistic value.
The Four criteria reviewed for the California Register are:
1. Association with events that have made a significant contribution to the broad patterns of
California’s history and cultural heritage.
2. Association with the lives of persons important in our past.
3. Embodiment of the distinct characteristics of a type, period, region, or method of
construction, or representation of the work of an important creative individual, or
possession of high artistic values.
4. Embodiment, or a likelihood thereof, of information important in prehistory or history.
As to the findings for criteria for listing in the California Register Staff concurs that the barn
appear to meet Criterion 1, As associated with the events that have made significant contribution
to the broad patterns of local history as to the local farm and agricultural economy of Orange.
However, as in the National Registered Criteria “C”, the California Criterion 3, the consultant
also states that the barn structure appears to embody the distinctive characteristics of a type,
period, region or method of construction or work of a master or possesses high artistic value. The
consultant notes that the barn possesses distinctive characteristics of a type, specifically a sidegabled wooden barn. Staff believes that the barn characteristics and lack of a structural
framework and its condition do not rise to the level sufficiently to make that finding, based on
the physical changes and modifications to the barn and its comparison to other barns located
within the City. It may meet the aspects of design as it is recognizable as a barn structure, but it
does not possess a method of construction or work of a master.
Consultant’s Summary:
“While technically not a “project” under CEQA in that the barn building located at 730
W. Palm Avenue is not “listed in, or determined eligible for listing in, the California
Register,” nor is it listed on the local inventory as a contributor to the Old Towne Historic
District. The property owners would like to work cooperatively with the City of Orange
and the local preservation community to “recognize and preserve the traditions and
physical features that are manifestations of its culture and history.” To that end, they do
recognize the importance of preserving those few aspects of integrity that were reflected
in the barn building and thus, they propose to retain the building in an adaptive reuse on
the same site, in a location slightly to the west of its current placement. The new location
retains the existing north facing orientation and retains the barn’s approximate
relationship to the residence, while allowing for structural reinforcement of the building,
which is physically impossible in place, given the original design of the framing
members.”
Staff Summary:
The Consultant’s Historic Resource Assessment examined and compared the listed and
contributing historic barns in the City with the subject barn. As to the architectural significance
of surviving barn structures within the Historic District and City, (noted barns: Glos barn located
at 816 E. Culver Avenue, Bible barn 2056 N. Shaffer Street, and the Turner barn located at 454
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S. Center Street), this is one of a few remaining barn structures within the City. They were not
constructed to last and were considered as utilitarian buildings that served agricultural functions
for early small farm lots.
In summary, the applicant’s Historic Resource Assessment makes solid findings in several areas,
as to the reuse of the barn as a garage, its lack of a structural framework which would allow the
building to be moved in one piece, and its potential to be reused as a studio apartment, and at the
same time exhibit its remaining barn features to the public view from Palm Avenue. Based on
both Staff’s and the Applicant’s reports the barn is not found to meet sufficient integrity to be
classified as a contributor to the local historic district.
The proposed relocation of the original barn complies with the Secretary of The Interior’s
Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings as to its
building form and setting. The barn would retain its original design elements and feeling in its
exterior materials, visibility, and setting. The proposal will retain and preserve the original barn
and its exterior material features as well as its setting on the site and visibility to public view, all
of which are important in defining its overall character. The proposed Option “B” to relocate the
barn as proposed and reuse as a studio residence is a compatible use for a property through
relocation, repair, and additions, while preserving individual features such the barns design and
feeling.
A site plan and photo-documentation will be required prior to obtaining building permits to
provide an historical record of the original site and placement of the barn. This information,
along with the Historic Assessment Report, will be placed in the City’s Survey Data base.
Conclusion
Option “B” is to relocate the existing barn on the property by means of disassembling the barn in
sections and re-assembling the barn on the site to maintain its design, placement and association
or feeling to the subject property. Based on both Staff’s and the Applicant’s reports the barn is
not found to meet sufficient integrity to be classified as a contributor to the local historic district
and therefore categorically exempt from the provisions of the California Environmental Quality
Act (CEQA).
Staff Recommendation:
Staff is recommending that the Design Review Committee examine the proposals and provide
direction to the applicants and owners. The applicant will return to the Design Review
Committee with a fully developed plan and application at a later date.

ATTACHMENTS
1. Vicinity Map
2. Small Scale Existing Site Plan
Option “A” demolition of barn and new 3,870 square feet of infill development.
Option “B” relocation and adaptive use of barn as a studio apartment, with 1,800 square
feet of in-fill development, dated April 9, 2013
Applicants Letter of Justification dated September 11, 2012
Applicants Letter of Justification dated April 9, 2013
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3. Structural Engineering Report, dated April 10, 2013
4. Site Photographs
5. Historic Resource Assessment, dated April 2013

CC:

Guy Alexander
GSA Landholdings LLC
3185 F2, Airway Avenue
Costa Mesa, CA 92626
Rick Fox – Stratos Form
275 S. Glassell Street
Orange, CA 92866

