Planning Commission
Agenda Item
May 5, 2014

TO:

Chair Steiner and
Members of the Planning Commission

THRU:

Leslie Aranda Roseberry
Planning Manager

FROM:

Marissa Moshier
Contract Historic Preservation Planner

SUBJECT
COMMISSION BUSINESS: Design Review Committee No. 4707-13 – Herman Residence, 815
E. Palmyra Avenue

SUMMARY
The applicant proposes to construct a 177 square foot addition at the rear of a contributing single
family residence to the National Register of Historic Places Old Towne Historic District and to
relocate an existing one car garage on the property. The garage is a contributing accessory structure.
Because relocation of the garage is considered demolition under the City’s Demolition Review
Ordinance, the project requires final approval by the Planning Commission.

RECOMMENDED ACTION
Adopt Planning Commission Resolution No. 05-14 entitled:
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ORANGE APPROVING DESIGN REVIEW COMMITTEE NO. 4707-13,
FOR CONSTRUCTION OF AN ADDITION TO A CONTRIBUTING
BUILDING IN THE OLD TOWNE HISTORIC DISTRICT AND
RELOCATION OF A CONTRIBUTING ACCESSORY STRUCTURE ON
PROPERTY LOCATED AT 815 EAST PALMYRA AVENUE

AUTHORIZATION/GUIDELINES
Orange Municipal Code (OMC) Sections 17.08.020 and 17.10.070 authorize the Planning
Commission to review and take action on OMC Sections 17.14.250, 17.17.060 and 17.10.090 for
review of demolition of any structure over 120 square feet in the Old Towne Historic District and
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for review of project conformance with the Historic Preservation Design Standards for Old Towne
Orange (Design Standards).

PUBLIC NOTICE
This Design Review Committee project does not require public noticing.

ENVIRONMENTAL REVIEW
Categorical Exemption: This project is categorically exempt from the provisions of the California
Environmental Quality Act (CEQA) per State CEQA Guidelines Sections 15301 (Class 1 – Existing
Facilities), 15303 (Class 3 – New Construction or Conversion of Small Structures), and
15331(Class 31 – Historical Resource Restoration/Rehabilitation), because the project consists of a
small addition to the rear of a single family residence and relocation of an accessory structure on the
property in conformance with the Secretary of the Interior’s Standards for the Treatment of Historic
Properties. There is no public review required.

PROJECT BACKGROUND
Applicant:
Property Owner:
Property Location:
Existing General Plan
Land Use Element designation:
Existing Zoning
Classification:
Old Towne:
Specific Plan/PC:
Site Size:
Circulation:
Existing conditions:

Surrounding land uses
and Zoning:
Previous Applications/Entitlements:
Associated applications:
Mills Act Contract:
Associated Code Enforcement Case:

Christine Herman
Christine Herman
815 E. Palmyra Avenue
Low Density Residential (2-6 DU/AC)
R-1-6
Yes, contributing building
N/A
7,000 sq. ft.
E. Palmyra Avenue is a collector street
1,240 sq. ft. single-family residence
(contributor to National Register Old
Towne Historic District) and 266 sq.
ft. garage
R-1-6
None
None
Yes
None
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PROJECT DESCRIPTION
The 7,000 square foot property is developed with a 1,240 square foot, one story single family
residence and a detached 266 square foot one car garage. The residence was constructed circa 1922
and is identified as a contributor to the National Register-listed Historic District. The garage
appears to have been constructed within the Historic District’s period of significance and retains
sufficient integrity to be considered a contributing accessory structure on the property.
The applicant proposes to construct a 177 square foot addition at the rear of the residence to contain
a larger rear bedroom, bathroom and laundry room. The proposed addition has an offset gable roof
with a ridge height of 14 feet 9 ½ inches. The ridge height of the existing building is 16 feet 8 ¾
inches. The addition will tuck under the eaves on the contributing building’s rear elevation, and the
historic rafters and bargeboard will be retained. There are two decorative outriggers on the
contributing building’s rear elevation. The outrigger on the east corner will be retained in place; the
outrigger on the west corner will be removed to accommodate the roof of the addition. Based on
the DRC’s recommendation, the applicant is proposing to reuse this removed outrigger on the west
corner of the addition.
The proposed bargeboards, eaves, rafter tails, wood lap siding and window trim on the addition will
match the materials, design and dimensions of those elements on the contributing building. Multilight wood double-hung windows and wood sliding windows are proposed for the addition, trimmed
in wood to match the historic windows. To provide adequate egress from the rear bedroom, one
window on the rear elevation of the addition will be a wood single casement window with a
horizontal muntin to simulate a double-hung window.
The applicant also proposes to relocate the garage to accommodate construction of the addition.
The garage will be relocated two feet to the north, toward the rear property line. The existing
driveway will be retained and extended to accommodate the relocated garage. No other alterations
are proposed to the garage. Because the proposed addition is less than 25% of the existing square
footage of a single family residence, the applicant is not required to bring the property’s parking
spaces into conformance with current code (OMC 17.34.020 A).
Development Standards

Building Height

Distance between
structures

Floor Area Ratio
(FAR)

Required
1 ½ stories in R-1
zones

Proposed
1 story addition to
existing 1 story
residence
8’-0” between
residence and
relocated garage

Between principal
structure and
accessory structure:
6’-0” minimum
0.70 FAR (existing 0.24 FAR
0.22 FAR)

Code Section
Old Towne Design
Standards
OMC 17.14.120

OMC 17.14.070
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Lot size
(residential)
Lot frontage
Lot depth
Open space,
useable
(residential)
Parking
(residential)
Parking, guest
(residential)
Setback, Front

No change

Setback, Rear

20’-0”

Setback, Side East

5’-0”

Setback, Side West

5’-0”

No change

No change

No change
No change
No change
No change
900 sq. ft. for single 2,050 sq. ft.
family residence

No change
No change
OMC 17.14.070

No change

No change

OMC 17.34.060.A

N/A

N/A

N/A

20’-0”

89’-4” for relocated
garage
58’-8” for addition
31’-8” for relocated
garage
18’-0” for addition
5’-0” for relocated
garage
7’-0” for addition
31’-0” for relocated
garage

OMC 17.14.070
OMC 17.14.070

OMC 17.14.070

OMC 17.14.070

APPLICATION(S) REQUESTED / REQUIRED FINDINGS
Design Review Committee: The applicant is requesting approval of a Design Review Committee
application to construct an addition at the rear of a contributing building in the Old Towne Historic
District and to relocate a contributing accessory structure on the property.
Required Findings:
1. In the Old Towne Historic District, the proposed work conforms to the prescriptive
standards and design criteria referenced and/or recommended by the Design Review
Committee or other reviewing body for the project.
2. In any National Register Historic District, the proposed work complies with the
Secretary of the Interior’s standards and guidelines.
3. The project design upholds community aesthetics through the use of an internally
consistent, integrated design theme and is consistent with all adopted specific plans,
applicable design standards and their required findings.
4. For infill residential development, as specified in the City of Orange infill residential
design guidelines, the new structure(s) or addition are compatible with the scale,
massing, orientation, and articulation of the surrounding development and will preserve
or enhance existing neighborhood character.
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ANALYSIS/STATEMENT OF THE ISSUES
Issue 1 – Relocation of Garage
According to the Orange Municipal Code, demolition is defined as “an act or process that destroys,
moves or razes in whole or in part a building, structure, or site or permanently impairs its structural
or architectural integrity” (OMC 17.04.023). Provisions of the demolition review process apply to
the demolition of:
1) Any structure within an established historic district that is over one hundred twenty (120)
square feet in area.
2) Any structure listed in the National Register at any location within the City (OMC 17.10.090
A).
The applicant proposes to relocate the one car garage two feet north of its existing location on the
same property. Because the garage is a contributing accessory structure greater than 120 square feet
in size and relocation may be considered demolition under the Ordinance’s definition, the project
requires final approval by the Planning Commission. The Secretary of the Interior’s Standards for
the Treatment of Historic Properties (Secretary’s Standards) generally recommends relocation of
historic buildings, only if the relocation would not destroy “the historic relationship between
buildings and the landscape” (The Secretary of the Interior’s Standards for the Treatment of
Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring & Reconstructing
Historic Buildings, p.102). The Old Towne Design Standards are silent on relocating historic
accessory structures, so Staff relied on the Secretary’s Standards for this project review.
The garage will be relocated within the existing site. In the project reviewed by DRC on December
18, 2013, the applicant proposed to relocate the garage 32 feet to the north, toward the rear property
line. DRC recommended approval of this relocation to the Planning Commission. Since the DRC
meeting, the applicant has revised the proposed project to relocate the garage only two feet to the
north from its existing location. This revised location preserves a greater sense of the historic
relationship between the residence and the garage and retains a larger area of usable open space in
the rear yard. The proposed location reflects the historic pattern of accessory structures on
residential properties in the Old Towne Historic District. The orientation of the garage in relation to
E. Palmyra Avenue will remain the same, and the existing driveway will be retained and extended
to serve the relocated garage. The garage will be relocated intact, under the review of a qualified
structural engineer to ensure that the bracing and relocation method will not impair the structural or
architectural integrity of the building. The proposed relocation is compatible with the historic
streetscape, will not result in losses to the building’s integrity of design, materials, workmanship,
feeling or association, and will not destroy the historic relationship between the contributing
building and the garage.
Issue 2 – Compatibility of Addition
The applicant proposes a 177 square foot addition to the rear of the contributing residence. The
addition has an offset gable roof with a ridge height of 14 feet 9 ½” and will tuck under the historic
eaves on the rear elevation of the contributing residence. The proposed mass, scale, and placement
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of the rear addition limit its impact on the contributing building and on the streetscape of the
historic district. The addition will be minimally visible from the public right of way. The proposed
materials and features of the proposed addition are compatible with the design and materials of the
contributing building. To increase retention of historic materials, the one removed outrigger on the
rear elevation of the contributing residence will be re-used on the addition. The proposed
bargeboards, eaves, rafter tails, wood lap siding and window trim on the addition will match those
elements on the contributing building. The applicant proposes that the addition have wood lap
siding to match the contributing building and will salvage the siding from the rear elevation of the
contributing building for re-use on the addition. To differentiate the addition from the historic
building, the siding will be installed on the addition at a ½ inch offset from the contributing
building. To achieve the offset, the starter course of siding on the addition will be cut to ½ inch
smaller than the starter course on the contributing building. With this offset and reuse of historic
materials, the addition is appropriately differentiated from and compatible with the historic
building.

ADVISORY BOARD RECOMMENDATION
Design Review Committee:
The Design Review Committee reviewed the project on December 18, 2013 and recommended
approval to the Planning Commission.

ATTACHMENTS/EXHIBITS
Attachments to Report:
1.
2.
3.
4.
5.
6.
7.
cc:

Planning Commission Resolution
Vicinity Map
Drawings, date stamp received April 16, 2014
Site Photographs
DPR Form 523 for 815 E. Palmyra Avenue
Design Review Committee Staff Report dated December 18, 2013
Design Review Committee Meeting Minutes dated December 18, 2013
Christine Herman
13141 Olympia Way
Santa Ana, CA 92706
Michael Williams
Cross Design & Construction
370 N. Cleveland Street
Orange, CA 92866

