
                                              
       AGENDA FOR THE REGULAR MEETING OF THE 
                 DESIGN REVIEW SUBCOMMITTEE 
                    Wednesday, June 11, 2014 
                                       10:00 a.m. 
               Community Development Department 

                 Conference Room A 
                                                910 Calle Negocio, Suite 100 
                                                   San Clemente, CA 92673 
 
The purpose of this Subcommittee is to provide direction, insight, concerns and options to the applicant on 
how the project can best comply with the City’s Design Guidelines and/or City Policies.  The Subcommittee 
is not an approving body.  They make recommendations to the Planning Commission and Zoning 
Administrator regarding a project’s compliance with City Design Guidelines.  Each of the Subcommittee 
members will provide input and suggest recommendations to the applicant based upon written City Design 
Guidelines and/or City Policies.  The Subcommittee will not design the project for the applicant, nor will the 
members always agree on the best course of action.  The applicant can then assess the input and 
incorporate any changes accordingly with the understanding that the Subcommittee is simply a 
recommending body.  Decisions to approve, deny, or modify a project are made by the Planning 
Commission, City Council, or the Zoning Administrator with input and recommendations from the 
Subcommittee and City staff.  The chair of the Subcommittee will lead the discussion.  Planning staff will 
be available to provide technical assistance as necessary.  Time is limited.  Consequently, the Design 
Review Subcommittee will focus on site and project design rather than on land use issues, which are the 
purview of the Planning Commission, City Council or the Zoning Administrator. 
 
Pursuant to the Americans with Disabilities Act, persons with a disability who require a disability-related 
modification or accommodation in order to participate in a meeting, including auxiliary aids or services, may 
request such a modification from the Community Development Department at (949) 361-6100. Notification 
24 hours prior to the meeting will enable the City to make reasonable arrangements to assure accessibility 
to the meeting. 
 
Written material distributed to the Design Review Subcommittee, after the original agenda packet is  
distributed, will be available for public inspection in the Community Development Department located at 
910 Calle Negocio #100, San Clemente, CA during normal business hours. 

 
1. APPROVAL OF MINUTES 

 
Minutes to be considered for approval: May 14, 2014 
 

2. ARCHITECTURAL REVIEW OF THE FOLLOWING ITEMS 
 
A. Pre-App 14-187, Talega Village Center Sign Amendments (Nicholas) 

 
A second review of the preliminary designs of potential modifications to the 
Master Sign Program for the Talega Village Center. 

 
B. Minor Cultural Heritage Permit 13-264/Minor Exception Permit 13-333, 

Eklund Residence (Atamian) 
 

A request to consider a 106 square foot accessory structure, six foot tall 
stucco block wall fronting Avenida Del Poniente, and the demolition of a 
nonconforming accessory structure at a historic property located at 238 
West Avenida Canada.  The property is within the Residential Medium (RM-
CZ) zoning district.  



 
 
C. Site Plan Permit 13-161/Cultural Heritage Permit 13-162/Conditional 

Use Permit 13-163, Cabrillo Mixed-Use (Atamian) 
 

A request to consider a new mixed-use development consisting of a two-
story commercial building and a separate two-story residential structure 
with basement level parking.  The project is located at 176 Avenida Cabrillo 
within the Mixed-Use zoning district (MU3-p-A-CZ). 

 
D. Cultural Heritage Permit 14-146, Price Residence (Ciampa) 

 
A request for a second story addition to a legal nonconforming historic 
house located at 135 Avenida Florencia. 

 
E Conditional Use Permit 14-137/Site Plan Permit 14-138/Architectural 

Permit 14-139, Silver Hinge Mixed-Use Victoria (Jones) 
 

A request to consider a three-story mixed use building on the vacant lot of 
the 100 block of Avenida Victoria (APN 058-083-44).  The project is located 
within the Mixed Use Zoning District, and within the Architectural and 
Coastal Overlays, MU3.1-A (CZ).  

 

3. NEW BUSINESS 
 
 None 
 
4. OLD BUSINESS  
 
 None 
 
5. ADJOURNMENT 
 

Adjourn to the Design Review Subcommittee meeting of Wednesday, June 25, 
2014 at 10:00 a.m. in Conference Room A, Community Development Department, 
910 Calle Negocio, Suite 100, San Clemente, CA 92673. 
 































































































































AGENDA ITEM 2-D 

 

Design Review Subcommittee (DRSC) 
Meeting Date:  June 11, 2014 

 

 
PLANNER: John Ciampa, Associate Planner 
 
SUBJECT: CHP 14-146, Price Residence, a request for an addition to a legal 

nonconforming historic house located at 135 Avenida Florencia. 
 
BACKGROUND: 

 
The 1,408 square foot historic house was originally constructed at 328 Avenida Sierra and 
was relocated to the present site in 1957. In 1959, an addition of 475 square feet was 
added to the house. More recently on October 5, 2011, a Staff Waiver of a Minor Cultural 
Heritage Permit approved for the addition of 460 square feet of living area to the basement 
level and added 428 square feet to the garage. The Staff Waiver for a Minor Cultural 
Heritage Permit was approved because the addition was at the basement level and not 
visible from the exterior.  
 
The house is nonconforming because the front yard setback is 10 feet 2 inches when 15 
feet is required. The in-bank garage appears to have been permitted by right when the 
property was relocated and meets the requirements for a reduced garage setback for lots 
with steep topography. The proposed project is eligible to be exempt from the 
Nonconforming section of the Zoning Ordinance 17.72.030.C.2.d because it is a historic 
property, with the approval of a Cultural Heritage Permit (CHP). 
 
Project Description 
 
The project is an interior remodel of the first floor and a second story addition to a historic 
house. The 858 square foot addition is a Spanish Colonial Revival design that would 
increase the size of the house from 1,868 to 2,726 square feet. The addition would provide 
a master bedroom, bath, and office.  
 
Why DRSC Review is Required? 
 
A CHP is required to permit an addition of more than 200 square feet to a nonconforming 

historic structure. CHP applications are reviewed by the Design Review Subcommittee 

(DRSC) to ensure the project does not negatively impact the historic house, conforms to 

the Secretary of the Interior’s Standards for the Treatment of Historic Properties, and 

complies with the Design Guidelines.   

 
 
 



Historic Resource 
 
Since the house was moved to 135 Avenida Florencia, the original date of its construction 
is unknown. The property is a typical example of the Spanish Colonial Revival style as 
represented in San Clemente. The property is a contributor to a potential local historic 
district and was added to the City’s Historic Structures List under Criterion A for its 
association with San Clemente in the 1930s and 40s. For more information about the 
historical significance of the house view the DPR form that is provided as Attachment 2. 
 
Development Standards 
 
Table 1 outlines how the project complies with the Residential Low (RL) development 
standards. 

 
Table 1 - Development Standards 

 Requirements Proposed/Existing 

Building Height Maximum 25’ 24.78’ 

Setbacks (Minimum): 
Garage 
Front 
Side Yard 
Rear Yard 

 
18’ 
15’ 
5’ 
10’ 

 
7’* 

10’2” 
7.2’ 
42’ 

Lot Coverage (Maximum) 55% 35.7% 

Required Parking (Minimum): 2 spaces 2 spaces 
* The in-bank garage appears to meet the requirements for a reduced garage setback. 

 
DISCUSSION: 

Design Guidelines 
 
The CHP findings require the project to be consistent with Design Guidelines. Below is an 
analysis of the most relevant Design Guidelines: 
 

Table 2 – Design Guidelines 

Design Guideline or Policy Project Consistency Comments 

Relationship to Neighboring 

Development II.B “All 

development proposals should 

demonstrate sensitivity to the 

contextual influences of 

adjacent properties and the 

neighborhood.”   

 

Consistent. The proposed 

design, materials, and massing 

of the project are consistent with 

the adjacent properties. The 

stepped design the consistent 

with the multi-level residences in 

the neighborhood that step up 

the hillside. 

The project complies. 



Building and site design should 

follow basic principles of 

Spanish Colonial Revival (SCR) 

architecture (Design Guidelines 

II.C.2) 

Partially consistent. The 

building’s materials and  colors 

and generally follow SCR style; 

however, some of the elements 

for the addition are not 

consistent.   

Specific architectural 

recommendations to improve 

project’s consistency with 

Spanish Colonial Revival 

architecture are provided within 

the recommendations section 

below. 

The building’s forms are one, 

two and three stories with low 

pitched red tile hip, gable and 

shed roofs.  The building forms 

often step to the topography. 

(Design Guidelines II.C.2) 

Consistent.  The building is two 

stories (one basement level), 

includes varied low-pitched 

roofs, and the building steps up 

with topography. 

The proposed addition follows 

the topography; however the 

original house appears visually 

dominated by the second story 

addition.  

IV.E. Compatibility with Historic 

Resources. New development 

should preserve and be 

compatible with existing historic 

resources. 

 

Not consistent. The design of the 

addition has Spanish Colonial 

Revival elements that are not 

consistent with the architecture 

of the historic house. The 

second story addition appears to 

have some massing impacts to 

the one story house.  

Some of the design elements are 

not consistent with the SCR 

design of the historic house and 

should be modified to ensure the 

addition is compatible with the 

historic house. Recommended 

design modification will be 

identified in the recommendation 

section of the report. 

IV.E Diligent Effort to 

Rehabilitate. New 

Improvements to renovate or 

alter an historic site should 

demonstrate a diligent effort to 

retain and rehabilitate the 

historic resource.  

Partially consistent. The front 

(west) elevation is being 

improved with the removal of a 

sliding door, window, and garage 

door and replacing them with a 

traditionally elements. The 

addition would result in the 

removal of the rear portion of the 

roof. Some of the original 

windows along the side 

elevations are proposed to be 

removed.  

The rear portion of the roof 

would be removed from the 

second story addition. The 

removal of original windows is 

not consistent with the Secretary 

of the Interior’s Standards 2 and 

5, if they are considered 

distinctive material.  

 
 
Secretary of the Interior’s Standards 
 
The Zoning Ordinance Section 17.16.100 requires the project to comply with the Secretary 

of the Interior’s Standards for Rehabilitation. The project must have a thorough review of 

the second story addition to ensure it does not have a negative impact to the historic 

house. Standard 9 is pertinent to the project because it is related to additions. The 

Standard is identified below: 



“New additions, exterior alterations, or related new construction will not 

destroy historic materials, features, and spatial relationships that 

characterize the property.  The new work will be differentiated from the old 

and will be compatible with the historic materials, features, size, scale and 

proportion, and massing to protect the integrity of the property and its 

environment.” 

The project’s general Spanish Colonial Revival design is compatible with the architecture 
of the house. The second floor addition provides a clear differentiation from the original 
portions of the house by locating it behind the ridge and stepping the addition in from the 
first floor. The back roofline will be recreated on the north and south elevations to 
differentiate the addition from the original house and show the original roofline. The 
addition’s cross gable roof and its location behind the first floor ridge reduces the visibility 
and perceived height from the Right-of-Way.  
 

If the addition were pushed back so that it is not visible from the ROW, with the exception 
of the roof, or located on the first floor it would improve the additions compatibility with the 
historic house. By pushing the addition back or locating it to the first level preserves more 
of the original roof and improves the compatibility with the historic house. This direction 
has been given to past applicants that have had enough space on the property to locate 
the addition behind the historic house.  
 
West Elevation 
The west elevation is proposed to be modified by replacing the existing garage, sliding 
door, and window with a traditionally designed elements.  The modifications would improve 
the design of the elevation and make it compatible with the traditional design of the house. 

 
East Elevation 
The cantilevered portion of the second floor at the east elevation proposes a substantial 
overhang. This design is not something that would be utilized in Spanish Colonial Revival 
architecture. The cantilever is too large for the proposed beams. The rear elevation should 
be modified to be more compatible with the architecture of the house.  

 
North Elevation 
The North elevation is differentiated; however, it does not appear to be compatible with the 
historic house. The small pop-out cantilevered portions of the second floor are not a typical 
Spanish Colonial Revival design feature and appear too busy. The second story shower 
windows are a grid design that is not a traditional window shape and should be modified. 
The corbels are in conflict with the height of the windows and should be modified to have 
consistent spacing. 
 
South Elevation 
The project proposes the elimination of the original window to the living room and replaces 
it with three small square windows. The new windows proposed appear to be out of scale 
with the elevation. To comply with the Secretary of the Interior’s Standards # 2 and 5 all 
original windows should be preserved, if they are determined to be a distinctive material. 
 



The project should also be reviewed for compliance with the Secretary of the Interior’s 

Standard 10 because the project is an addition that results in the removal of historic 

material. Secretary of the Interior’s Standard 10 states the following: 

New additions and adjacent or related new construction will be undertaken in 

such a manner that, if removed in the future, the essential form and integrity of 

the historic property and its environment would be unimpaired. 

The Zoning Ordinance does not give the City the authority to regulate the interior 

modifications of historic properties; however, Standard 10 does apply to the project. Staff 

is concerned that almost all of the interior floor plan will be removed for the proposed 

project. The project locates the addition behind the ridge to preserve the front of the roof; 

however, the rear portion of the roof would be removed and covered with the second story 

addition. The project attempts to comply with this standard by locating the addition behind 

the primary ridge to preserve the roof that is visible from the street. The project insets the 

second story addition to show two feet of the original roofline’s location. If the addition 

were pushed back it would be primarily located over the 1959 addition which would result 

in less historic material being lost and would be more of a reversible addition. Additionally, 

the same benefits would apply if the addition were located at the back of the existing 

house on the first floor. 

Staff wants to ensure that if the project is approved by the Planning Commission, as 

proposed, that the second story addition would not result in the reconstruction or loss of 

exterior material of the first story walls to support the proposed addition. If the addition 

would result in the removal or exterior modification of the first floor walls then the proposed 

addition should be located on the first floor or pushed further back. 

RECOMMENDATIONS: 
 
Staff recommends design changes to improve the quality of the project and its compliance 
with the Secretary of the Interior’s Standards. Staff recommends the project be modified as 
follows: 
 
General 
 

1. To improve the project’s compatibility with the historic house the addition could be 

pushed further towards the back of the house to reduce the visibility of the addition 

from the ROW. Another option would be to locate the addition to the back of the 

house on the first floor to eliminate the addition’s visibility from the ROW. These 

options would be more sensitive to the resource and conform to the Secretary of the 

Interior’s Standards.  



2. Preserve more of the interior floor plan to retain the integrity of the resource. If 

possible recreate some of the original spaces and their configuration with the new 

floor plan. 

3. Additional architectural details should be provided for the following: window/door 

profiles, garage door, roof rake, corbels, eaves and gutters. These details are 

necessary to ensure that the details are consistent with Spanish Colonial Revival 

architecture. 

4. If the original windows are determined to be distinctive materials then they should 

be preserved to comply with the Secretary of the Interior’s Standards for 

Rehabilitation. 

North Elevation 

5. The two windows towards the rear of the elevation should be lowered to allow for 

evenly spaced corbels. 

6. The second floor’s pop outs for the office and bathroom are not architecturally 

compatible with the design of the historic house and should be flush with the 

second story. 

7. The square windows arranged in a grid pattern are not consistent with Spanish 

Colonial Revival architecture and should be redesigned to be more consistent with 

the design of the house. 

East Elevation 

8. The bathroom windows should be modified as stated in recommendation #7. 

9. The second story is cantilevered too far. This feature is not a Spanish Colonial 

Revival design because it would not have been possible with adobe construction, 

which is what the Spanish Colonial Revival design is modeled from. The design 

should be modified to with support posts and larger wood beams and/or reduce the 

cantilevered distance. 

Attachments:  
 

1. Location Map 
2. DPR Form 
3. Secretary of the Interior’s Standards for Rehabilitation 
4. Photos 

Plans 
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