
AGENDA ITEM: 4-A 

 STAFF REPORT 

SAN CLEMENTE ZONING ADMINISTRATOR 
Meeting Date: February 21, 2019 

PLANNER: Jonathan Lightfoot, Assistant Planner 

SUBJECT: Minor Cultural Heritage Permit 18-573, A request to install 
stadium-style permanent seating onto the existing concrete 
amphitheater at the Casa Romantica Cultural Center and 
Gardens. 

LOCATION: 415 Avenida Granada 

ZONING/GENERAL 
PLAN: 

Public Zoning district and Pedestrian and Coastal Overlay district 
(P-CZ-P) 

PROJECT SUMMARY: 

 Casa Romantica was built in 1928 and was the home of Ole Hanson, the City’s
founder. The structure was designed by architect Carl Lindbom in the Spanish
Colonial Revival style. Casa Romantica is a designated local Landmark and is listed
on the City of San Clemente’s list of historic resources. Subsequently in 1991, the
property was listed in the National Register of Historic Places under Criterion B for its
association with Ole Hanson and automatically listed in the California Register of
Historical Resources. See Attachment 8 for the Department of Parks and Recreation
(DPR) form describing the historic property.

 Today, Casa Romantica serves as a cultural and event center, providing programs in
art, music, history, horticulture, and literature while also hosting weddings and other
events.

 The property was rehabilitated in the early 2000’s after City Council’s approval of
Cultural Heritage Permit (CHP) 00-215 and Conditional Use Permit (CUP) 00-214.
The property improvements and uses were subsequently approved by the California
Coastal Commission under Coastal Development Permit 5-01-322.

 CHP 00-215 and CUP 00-214 approved various improvements to the property
including the installation of an amphitheater to the west of the historic residence with
a seating capacity for eighty-five (85) guests. The amphitheater is intended to be used
for small non-amplified lectures, demonstrations, and performances. The Garden
Theater of Lotusland in Santa Barbara was referenced as an inspiration for an
amphitheater setting within a garden.
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 The site has a lot area of 104,963 square feet. The building coverage is 12,500 square
feet. Approximately 69,000 square feet of landscaping is provided on-site.

 The site abuts two large condominium developments at 411 and 423 Avenida
Granada. Those parcels are zoned as Residential High (RH). The site’s rear property
line abuts Open Space (OS1), which includes a portion of the Coastal Bluff and the
City’s Coastal Trail. To the north, multiple residential lots are located across Avenida
Granada, which are zoned as Residential Medium (RM). Figure 1 shows the
positioning of the site, and the area of the amphitheater is indicated with a green circle.
A vicinity map is provided as Attachment 2.

Figure 1 – Existing Site Conditions 

 The applicant proposes to install stadium style permanent seating onto the existing
non-historic concrete amphitheater.  The proposed Legend chairs by Hussey Seating
are a hybrid of cast iron and blow-molded polyethylene, as detailed in Attachment 4.
The Legend series chair is utilized in historic ballparks such as Wrigley field and
recreate a 1920-1930’s period appropriate outdoor stadium seat using weather
resilient materials.

 Zoning Ordinance Table 17.16.100 (B) requires Zoning Administrator approval of a
Minor Cultural Heritage Permit (MCHP) to allow minor alterations to a historic property.

 On December 12, 2018, the Design Review Subcommittee (DRSC), serving as the
Cultural Heritage Subcommittee (CHSC), reviewed the project and recommended that



Casa Romantica Amphitheater Chairs Page 3 

the applicant further explore alternative materials that could more closely resemble 
existing on-site materials. The Subcommittee also recommended the chairs be an 
earth tone color to match or blend with the flagstone brown color of the amphitheater. 
Refer to Attachment 6 for the DRSC meeting minutes. 

 Planning staff initially recommended that the applicant use wood or metal seating, as
the Secretary of the Interior’s Standards (SIS) recommends using materials already
found on-site, such as wood or wrought iron.

 Staff requested a third-party review by an architectural historian from GPA Consulting
to evaluate consistency with the SIS for the Rehabilitation of Historic Resources. The
consultant drafted a memo regarding consistency with the SIS, provided as
Attachment 5. The report detailed potential concerns regarding the alteration of the
amphitheater, the introduction of a new material on-site, and the color of the proposed
seating.

 Because DRSC indicated that on site storage of temporary seating was not feasible
and that permanent seating would provide an improved guest experience at events,
the applicant and staff further investigated materials options for the chairs. Staff and
the applicant discussed seating alternatives with representatives from Herke
Edwards, the local distributors of Hussey Seating. They confirmed that polywood and
laminate seating with the appearance of wood are not available as an exterior fixed
seating option.

 Staff contacted GPA Consulting with this information, and they commented that due
to the unavailability of wooden seating, a composite material that approximates the
material is an acceptable substitute. The cast iron stanchions and slatted appearance
of the Legend chair is an appropriate substitute. See Attachment 7 regarding the
applicant’s research on this chair and its materials.

 The project meets required findings for approval because:
o The proposed alteration adds fixed seating to an existing concrete amphitheater

and does not impact or rearrange any site plan elements previously approved by
the City and California Coastal Commission.

o The proposed seating is compatible with the historic and architectural character of
the property and does not damage or impact the historic building.

o The proposed chairs provide more safe and comfortable seating for members of
the public to enjoy the creative programming at Casa Romantica, which provides
cultural education and experiences regarding the history of the City.

o The new seating is compatible with the historic and architectural character of the
property. The seats are made from cast iron, which is a compatible material, and
blow-molded polyethylene, which is an acceptable substitute material for exposed
outdoor seating. This substitute material mimics the style and appearance of a
slatted seat that would have been common during the 1920-1930’s.

 The project is Categorically Exempt from the California Environmental Quality Act
(CEQA) pursuant to CEQA Guidelines Section 15311 (Class 11: Accessory Structures)
because the project consists of the installation of permanent seating onto an existing
concrete amphitheater.
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 Public comments have not been received on this item.

RECOMMENDATION 

Staff recommends that the Zoning Administrator: 

1. Determine the project is Categorically Exempt from the requirements of the CEQA
pursuant to CEQA Guidelines Section 15311 (Class 11: Accessory Structures); and

2. Adopt Resolution ZA 19-002, approving Minor Cultural Heritage Permit (MCHP)
18-573, Casa Romantica Amphitheater Chairs, subject to attached conditions of
approval.

Attachments: 
1. Resolution ZA 19-002

Exhibit A - Conditions of Approval
2. Location Map
3. Photographic Location Map
4. Proposed Chair style and Sample Colors
5. SIS Memo from GPA Consulting
6. DRSC Minutes from 12/12/2019
7. Applicant Letter regarding staff’s DRSC Report from 12/12/2019
8. DPR Form for Casa Romantica, 415 Avenida Granada
9. Staff report for CHP 00-215 and CUP 00-214
10. Plans



RESOLUTION NO. ZA 19-002 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF 
THE CITY OF SAN CLEMENTE, CALIFORNIA, APPROVING 
MINOR CULTURAL HERITAGE PERMIT 18-573, CASA 
ROMANTICA AMPHITHEATER CHAIRS, TO INSTALL 
PERMANENT CHAIRS ONTO THE EXISTING CONCRETE 
AMPHITHEATER, LOCATED AT 415 AVENIDA GRANADA 

WHEREAS, the property at 415 Avenida Granada, Casa Romantica, is a landmark 
listed on the City’s Designated Historic Resources List and also listed as an individual 
property on the National Register of Historic Places under Criterion B for its association with 
Ole Hanson, the City’s founder, and thus also listed automatically in the California Register 
of Historical Resources; and 

WHEREAS, on September 12, 2018, an application was submitted by Berenika 
Palys on behalf of Casa Romantica, 415 Avenida Granada, for Minor Cultural Heritage 
Permit (MCHP) 18-573, and deemed complete on February 1, 2019; a request to install 
permanent chairs onto the existing non-historic concrete amphitheater at the Casa 
Romantica Cultural Center and Gardens. The subject site is located at 415 Avenida 
Granada in the Public zoning district and within the Coastal Zone and Pedestrian Overlay 
districts. The site’s legal description is Lot 27 of Block 3 of Tract 784, and Assessor’s 
Parcel Number is 692-012-38; and  

WHEREAS, the Planning Division has completed an initial environmental 
assessment of the above matter in accordance with the California Environmental Quality 
Act (CEQA) and recommends the Zoning Administrator determine the project is 
Categorically Exempt from CEQA pursuant to State CEQA Guidelines Section 15311 (Class 
11: Accessory Structures). This is recommended because the project is an installation of 
outdoor seating onto an existing amphitheater that will not result in a substantial adverse 
change in the significance of the historic resource; and   

WHEREAS, on September 20, 2018, the City's Development Management Team 
(DMT) reviewed the proposed project and determined it complies with the General Plan, 
Zoning Ordinance, and other applicable City ordinances and codes. The DMT supports 
the project with the attached conditions of approval; and 

WHEREAS, on December 12, 2018 the City’s Design Review Subcommittee 
(DRSC), serving as the City’s Cultural Heritage Subcommittee (CHSC), considered the 
project; and 

WHEREAS, on February 21, 2019, the Zoning Administrator of the City of San 
Clemente held a duly noticed public hearing on the subject application, considered written 
and oral comments, and facts and evidence presented by the applicant, City staff, and 
other interested parties. 

NOW, THEREFORE, The Zoning Administrator of the City of San Clemente does 

ATTACHMENT 1
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hereby resolve as follows: 

Section 1. Incorporation of Recitals. 

The Zoning Administrator hereby finds that all of the facts in the Recitals are true 
and correct and are incorporated and adopted as findings of the Zoning Administrator as 
fully set forth in this resolution. 

Section 2. CEQA Findings. 

Based upon its review of the entire record, including the Staff Report, any public 
comments or testimony presented to the Zoning Administrator, and the facts outlined 
below, the Zoning Administrator hereby finds and determines that the proposed project is 
Categorically Exempt from CEQA pursuant to State CEQA Guidelines Section 15311 
(Class 11: Accessory Structures). 

The Class 11 exemption specifically exempts from further CEQA review the 
construction or replacement of minor structures accessory or appurtenant to existing 
commercial, industrial, or institutional facilities, such as on premise signs, small parking 
lots, or the placement of seasonal or temporary use items (such as lifeguard towers, 
mobile food units, portable restrooms, or similar items) in public use areas.  Here, the 
project consists of the installation of permanent seating onto an existing concrete 
amphitheater.  Thus, the project qualifies for the Class 11 exemption. 

Furthermore, none of the exceptions to the use of the Class 11 categorical 
exemption identified in State CEQA Guidelines section 15300.2 apply.  The project is not 
located in a particularly sensitive environment, and will not impact an environmental 
resource of hazardous or critical concern because the chairs will be installed onto existing 
concrete.  The project will not result in a cumulative impact from successive projects of 
the same type in the same place, over time because the chairs are limited to 85 seats by 
Conditional Use Permit 00-214 and Coastal Development Permit 5-01-322. There are no 
unusual circumstances surrounding the project that result in a reasonably possibility of a 
significant effect on the environment.  The project will not damage scenic resources, 
including trees, historic buildings, rock outcroppings, or similar resources. The project 
does not include any hazardous waste sites. The project will not cause a substantial 
adverse change in the significance of a historical resource as determined through a peer 
review by GPA Consulting, a firm which specializes in historic architecture and 
preservation.  Thus, the Class 11 exemption applies, and no further environmental review 
is required. 

Section 3.  Minor Cultural Heritage Permit (MCHP) Findings 

With respect to Minor Cultural Heritage Permit (MCHP) 18-573, the Zoning 
Administrator finds as follows:  

A. The architectural treatment of the project complies with the San Clemente 
General Plan, in that; 
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1. The proposed Legend chairs by Hussey Seating are a hybrid of cast iron
and blow-molded polyethylene, consistent with the materials standards
within the City’s Design Guidelines Section II.C.3.d – Building Materials,
Color, and Texture; and

2. The seats are proposed to be mounted onto the existing concrete
amphitheater.

B. The architectural treatment of the project complies with any applicable specific 
plan and the City’s Zoning Ordinance in areas including, but not limited to, 
height, setback, color, etc., in that:  

1. The proposed seating is compatible with the historic and architectural
character of the property. The proposed Legend chairs by Hussey Seating
are the same chairs utilized in historic ballparks such as Wrigley field. The
proposed seats recreate a 1920-1930’s period appropriate outdoor stadium
seat using weather resilient materials; and

2. The proposed seating uses a tan color to blend with the existing flagstone
brown color of the amphitheater.

C. The architectural treatment of the project complies with the architectural 
guidelines in the City's Design Guidelines, in that; 

1. The proposed seating is compatible with the historic and architectural
character of the property. The proposed Legend chairs by Hussey Seating
are the same chairs utilized in historic ballparks such as Wrigley field. The
proposed seats recreate a 1920-1930’s period appropriate outdoor stadium
seat using weather resilient materials; and

2. The proposed seating uses a tan color to blend with the existing flagstone
brown color of the amphitheater.

D. The general appearance of the proposal is in keeping with the character of the 
neighborhood, in that: 

1. The chairs are proposed to be installed onto an existing amphitheater and
will not change the character or use of the space; and

2. The proposed chairs would not be visible from the public right of way.

3. The proposed seating uses a tan color to blend with the existing flagstone
brown color of the amphitheater.

E. The proposal is not detrimental to the orderly and harmonious development of 
the City, in that: 

1. The proposed chairs provide more safe and comfortable seating for
members of the public to enjoy the creative programming at Casa
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Romantica, which provides cultural education and experiences regarding 
the history of the City; and 

2. The proposed alteration adds fixed seating to an existing concrete
amphitheater and does not impact or rearrange any site plan elements
previously approved by the City and California Coastal Commission.

3. The proposed seating plan will be ADA compliant, and a condition of
approval has been incorporated to maintain open access to the path of
travel used to access the amphitheater area.

F. For resources on the City's Landmarks List, the proposed rehabilitation, 
restoration, preservation, or reconstruction, including modifications, alterations, 
or additions, are found to be in conformance with the Secretary of the Interior 
Standards (SIS) for the Treatment of Historic Properties and preserve to the 
extent feasible the character defining features. Because the proposed project 
is an alteration to a non-original feature constructed in 2006, the only relevant 
Standard is number 9. The project complies with the SIS in that: 

1. A third party firm specializing in architectural history and preservation, GPA
Consulting, reviewed the proposal and drafted a memo discussing the
proposal’s compliance with SIS. GPA recommended galvanized metal or
wood for the chairs, but also cautioned that the “product details [should]
meet the proposed needs for longevity.” Upon further review of industry
available exterior seating, GPA and staff concluded that the proposed
Legend chair by Hussey seating utilizes acceptable substitute materials
given the lack of available exterior fixed wood seating and the coastal
adjacent weathering concerns at the site.

2. The property’s adaptive reuse as a cultural interpretive center is being
maintained, and the specific use of the amphitheater is being enhanced to
better serve programmatic uses such as stage plays and small concerts.

3. The proposed fixed seating does not obscure, damage, or destroy
character-defining features of the historic Casa Romantica building. They
will be in the same location as the existing amphitheater as approved by
Cultural Heritage Permit (CHP) 00-215; therefore, the south elevation will
retain its overall design and configuration.

4. The proposed chairs do not create a false sense of historical development
nor are they a conjectural feature. They are adequately differentiated as
new by their location within the amphitheater, which is also a non-historic
feature of the site.

5. The new seating is compatible with the historic and architectural character
of the property. They are made from cast iron, which is a compatible
material, and blow-molded polyethylene, which is an acceptable substitute
material for exposed outdoor seating. This substitute material mimics the
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style and appearance of a slatted seat that would have been common 
during the 1920-1930’s.  

6. The proposed alteration is also reversible, meaning that the fixed chairs can
be easily removed to return the site to its former condition without any loss
of integrity or risk of harm to the historic structures at the property.

Section 4.  Zoning Administrator Approval. 

Based on the foregoing recitals and findings, and the written and oral comments, 
facts, and evidence presented, the City of San Clemente Zoning Administrator approves 
Minor Cultural Heritage Permit (MCHP) 18-573, Casa Romantica Amphitheater Chairs, 
subject to the Conditions of Approval set forth in Exhibit A.  

PASSED AND ADOPTED at a regular meeting of the City of San Clemente Zoning 
Administrator on February 21, 2019. 

______________________________________ 
Cecilia Gallardo-Daly, Zoning Administrator 



Resolution No. ZA 19-002 EXHIBIT A 
CONDITIONS OF APPROVAL 

MINOR CULTURAL HERITAGE PERMIT (MCHP) 18-573 

1.0 GENERAL CONDITIONS OF APPROVAL 

1.1 Within 30 days of approval of this application, the applicant shall 
submit to the City Planner a signed acknowledgement concurring 
with all conditions of approval on a form to be provided by the City.  
Failure to submit this acknowledgement may be grounds to revoke 
this approval. 

Planning 

1.2 The applicant shall defend, indemnify, and hold harmless the City 
of San Clemente and its officers, employees, and agents from and 
against any claim, action, proceeding, fines, damages, expenses, 
and attorneys’ fees, against the City, its officers, employees, or 
agents to attack, set aside, void, or annul any approval or condition 
of approval of the City concerning this project, including but not 
limited to any approval or condition of approval of the City Council, 
Planning Commission, or City Planner. Applicant shall pay all 
costs, The City shall promptly notify the applicant of any claim, 
action, or proceeding concerning the project and the City shall 
cooperate fully in the defense of the matter. The City reserves the 
right, at its own option, to choose its own attorney to represent the 
City, its officers, employees, and agents in the defense of the 
matter. If the applicant fails to so defend the matter, the City shall 
have the right, at its own option, to do so and, if it does, the 
applicant shall promptly pay the City's full cost of the defense.  

Planning 

1.3 Use and development of this property shall be in substantial 
conformance with the approved plans, material boards and other 
applicable information submitted with this application, and with 
these conditions of approval. 

Planning 

1.4 The applicant shall comply with all applicable current and future 
provisions of the San Clemente Municipal Code, adopted 
ordinances, and state laws. 

All 

1.5 Use of the subject property shall conform to all occupancy 
requirements, including posting of signs related to the maximum 
occupancy limitations. 

Code 
Comp 

Non-standard Conditions 

1.6 The applicant shall install Legend series chairs by Hussey Seating 
in either the standard Sand or Tan color or a custom color to match 
the flagstone brown of the concrete amphitheater. 

Planning 
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4.0 PRIOR TO ISSUANCE OF BUILDING PERMITS 

4.1 The working drawings shall include within the first four pages a list 
of all conditions of approval included in this resolution. 

Planning 

Coastal Commission Approval 

4.4 The applicant shall demonstrate to the City Planner that the project 
has secured approval from the California Coastal Commission.   

Planning 

Non-standard Conditions 

4.13 Final construction plans must show the conforming path of travel 
from accessible parking to the seating area at amphitheater. 

Building 

4.14 Final construction plans must show locations of designated aisle 
seats per Section 11B-221.4 of CBC and semi-ambulant seats 
per Section 11B-221.6 of CBC. 

Building 

7.0 OPERATIONAL CONDITIONS OF APPROVAL 

Non-standard Conditions 

7.15 The gate to access the side yard on the north side of the property 
shall remain open during plays or other events that take place at 
the amphitheater for a minimum of one half hour prior to the start 
of an event and one half hour after the end of an event to 
maintain access to the designated accessible path of travel. 

Building 
Planning 
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983 Black

194 Red

289 Dark Blue

187 Bright Red

301 Blue

627 Legend Green

050 Grey

268 Purple

116 Bright Yellow

When you specify Hussey, you get great 
seating and an unbeatable range of features, 
including our extensive paint and polymer 
options for our sports & entertainment seating 
lines. With 15 Standard Colors (shown here)  
plus our optional colors (Custom Colors and 
Pantone® matching capacity - all for additional 
cost), your seating can be nearly any color 
you can dream up. 

Production polymer and paint colors can 
vary widely from printed samples. Polymer 
surface textures vary by product. So for all fina  
decisions, please refer to production sample 
chips available from your Hussey Dealer. 

All color numbers listed on here are 
approximate Pantone® equivalents. Please refer 
to production sample chips for true reference.

156 Tan

125 Gold

504 Burgundy

452 Sand

000 White

38 Dyer Street Extension
North Berwick, Maine 03906 USA
Tel: +1.207.676.2271 n Fax: +1.207.676.2222
www.husseyseating.com

paint&polymer
n  Legend™

172 Orange
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MEMORANDUM 

Date:   November 16, 2018 
For:  City of San Clemente Planning Department 
From:   Audrey von Ahrens, Architectural Historian II 
Subject: Casa Romantica, 415 Avenida Granada 
_______________________________________________________________________________________________________ 

The owner of 415 Avenida Granada, also known as the Casa Romantica Cultural Center and 
Gardens (Casa Romantica), is proposing the addition of 85 new, fixed stadium seats to the 
existing outdoor amphitheatre. Casa Romantica is a cultural institution providing programs for all 
ages in arts, music, history, horticulture, and literature. Located within the City of San Clemente 
(City) on Avenida Granada between Avenida Del Mar and Avenida Cabrillo, the property was 
originally a single-family residence constructed in 1927 by Ole Hanson, founder of the City of San 
Clemente. It was designed by architect Carl Lindbom in the Spanish Colonial Revival style. Casa 
Romantica was listed in the National Register of Historic Places in 1991 under Criterion B for its 
association with Hanson, and thus automatically listed in the California Register of Historical 
Resources. Additionally, the property is listed locally as a City of San Clemente Historic Landmark. 

Any property on the City’s Designated Landmarks List requires a Minor Cultural Heritage Permit 
(MCHP) for all minor exterior alterations or modifications. Applications for a MCHP are reviewed 
by City Planning staff for compliance with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties (Standards) with final approval determined by the Zoning 
Administrator. The Standards are a series of best practices issued by the National Park Service for 
maintaining, repairing, and replacing historic materials, as well as designing new additions or 
making alterations to historic properties. The Standards are accompanied by Guidelines for four 
types of treatments for historic properties: Preservation, Rehabilitation, Restoration, and 
Reconstruction. The most common treatment type used by the City in their review of proposed 
alterations to properties designated as local landmarks is rehabilitation. 

GPA Consulting (GPA) was retained by the City to review the proposed alterations to Casa 
Romantica and analyze the project for compliance with the Standards for Rehabilitation. GPA’s 
analysis, recommendations, and conclusions are discussed below. 

Description of Casa Romantica Grounds and Amphitheatre 

After its construction in 1927, Casa Romantica remained the home of the Hanson family until 
1934 when Ole Hanson lost the property in foreclosure to the Bank of America. Subsequently, the 
property went through a series of new owners until 1988 when the City of San Clemente 
Redevelopment Agency purchased the property. Beginning in 2000, the property was 
converted into a cultural center. As part of the adaptive reuse, the grounds were developed 
into horticultural gardens with new terraces to create additional useable space. This included 
the design and construction of the existing outdoor amphitheatre, completed in 2006. The 
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rehabilitation work was reviewed and monitored by Chattel, Inc. Historic Preservation 
Consultants, who concluded that the work complied with the Standards. GPA reviewed the 
Historic Resources Report for the Casa Romantica Cultural Center prepared by Chattel in 2001.  

Located to the west of the residence, the amphitheatre was completed in 2006 as part of the 
“ocean terrace.” It was designed to resemble a typical amphitheatre constructed in 1927. It is a 
simple, stepped structure consisting of seven curved concrete steps with deep risers and treads 
for bench-like seating oriented to the northwest toward a platform stage. A row of concrete 
stairs extends the length of the amphitheatre on the north end, providing access to each row of 
seating. The concrete is ‘flagstone brown’ with a light sandblast finish. A row of decorative tile is 
located along the uppermost stair. Galvanized metal railings are located along the stairs. The 
amphitheatre is flanked by terraced planters.  

Project Description 

The project proposes adding stadium seating to the amphitheatre for plays and other 
programming. The existing amphitheatre would be retained but the seven curved, concrete 
steps that form the bench-like seating would be altered with the addition of 85 stadium seats. 
These seats would be plastic and metal folding seats. They would be fixed in a row along each 
concrete step, essentially replacing the bench-like seating. Because the proposed project is an 
alteration to a non-original feature constructed in 2006, the only relevant Standard is number 9. 
The following is an analysis of the proposed project’s compliance with Standard 9.  

Standards Analysis 

The first aspect of Standard 9 states, “New additions, exterior alterations, or related new 
construction will not destroy historic materials that characterize the property.” As described 
above, the proposed work is an addition to a non-original feature. Therefore, the proposed 
project complies with the first aspect of Standard 9 as it would not destroy historic features or 
materials that characterize the property. However, the project does not comply with the second 
aspect of Standard 9, which states,  

The new work will be differentiated from the old and will be compatible with the massing, 
size, scale, and architectural features to protect the historic integrity of the property and 
its environment.  

Specifically, the proposed project is incompatible with the historic and architectural character 
of the property in terms of size, scale, design, color and material. As proposed, the seats would 
be made from plastic, which is an incompatible material. The introduction of any material or 
surface finish that did not exist historically on the property is an incompatible material and would 
not comply with the Standards. Furthermore, the addition of raised seating on top of the existing 
concrete bench-like seating, would be incompatible with the historic character of the site in 
terms of size, scale and design.  

As discussed above, the existing amphitheatre design and other site additions were approved 
for compliance with the Standards as respectful alterations of the site to increase functional use 
to better serve the residence and enhance its remarkable ocean bluff setting.1 Research 
revealed that the curved, concrete bench-like seating is typical of amphitheatres constructed in 

                                                
1 Chattel, Casa Romantica Cultural Center Historical Resources Report, (San Clemente, CA: Prepared for 
the City of San Clemente, 2001), 4. 
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Southern California during the 1920s, and therefore compatible with the historic character of the 
property. The amphitheatre addition was specifically designed to step down to the existing 
grade of the site, subtly built into the landscape by utilizing the existing topography, and open to 
the southwest to accentuate the ocean views. This orientation is an historic characteristic of the 
site. As described by Chattel in their initial review of the designs of the site alterations in 2001, the 
naturalistic form of the design helps to disguise its function and reinforce its character as 
landscape.2 The addition of stadium seating would obstruct this vantage point and its function 
as an amphitheatre would no longer be disguised. Furthermore, when designing new onsite 
features, the Standards recommend that they are as unobtrusive as possible. As proposed, the 
stadium seats would be green to match the trim of the residence. However, this would not 
comply with the existing terrace design which is a “flagstone brown.” The green color would call 
even more attention to the stadium seats, rather than blend into the landscape.  

Of the four treatments, only Rehabilitation allows alterations and the construction of new 
additions, “if necessary for a continuing or new use for the historic building.” Because the existing 
amphitheatre was designed with the ability to accommodate seating, the proposal of adding 
stadium seating, in general, would not qualify as a necessary alteration to enhance the use of 
the site and would negatively impact the historic character of the property as a whole. 

Recommendations and Conclusions 

Based on the review of the proposed plans, GPA has determined that the project would not 
comply with the Standards for Rehabilitation. For the reasons outlined above, and to ensure best 
practices in historic preservation, GPA discourages the addition of any fixed stadium seating to 
the existing Casa Romantica amphitheatre. If fixed seating is determined to be necessary, GPA 
recommends using a material other than plastic, which is incompatible with the historic 
character of the residence. Compatible options would include galvanized metal or wood. 
However, GPA questions the durability of prefabricated wood seats given the location of the 
amphitheatre and constant exposure to salt water and the elements. Every precaution should 
be taken to ensure that the product details meet the proposed needs for longevity. 

Thank you for your consideration of this memo. We are happy to answer any questions you may 
have. You can reach us at (310) 792-2690 or by e-mail at audrey@gpaconsulting-us.com, or 
teresa@gpaconsulting-us.com.  
 

                                                
2 Ibid, 5.  
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CITY OF SAN CLEMENTE 

MINUTES OF THE REGULAR MEETING OF THE 

DESIGN REVIEW SUBCOMMITTEE 

DECEMBER 12, 2018 

Subcommittee Members Present:  Jim Ruehlin, Bart Crandell, Jason Talley 

Staff Present:  Senior Planner Stephanie Roxas, Associate Planner Katie 
Crockett, Assistant Planner Jonathan Lightfoot 

1. MINUTES

The Subcommittee approved the minutes from the November 28, 2018 meeting. 

2. ARCHITECTURAL REVIEW OF THE FOLLOWING ITEMS:

Discretionary Sign Permit 18-557, 1527 North El Camino Real, Shwack 

Cantina Freestanding Sign (Webber/Lightfoot) 

A request to add a third sign at the Schwack Cantina. This new sign puts the 
restaurant above the 25 square-feet of cumulative allowed signage by right per 
business within the Architectural Overlay. 

Assistant Planner Jonathan Lightfoot summarized the staff report. The applicant, 
Max Fisher, provided background information behind the signage request and 
was available for questions. 

The Design Review Subcommittee (DRSC) discussed the project, and made the 
following comments either individually or as a group: 

 Requested clarification from the applicant on his ability to accommodate
staff’s recommendations.

 Recognized that financial concerns may affect the applicant’s ability to
modify the proposed design.

 Expressed concern over requesting design details that would be
financially prohibitive.

 Expressed concern over permitting a signage exception when multiple
signs would be oriented towards the same direction.

 Suggested removing existing wall sign to remove duplicative signage
oriented towards northbound traffic.

 Requested clarification from staff regarding where signage may be
located in relation to property lines and public right-of-way.

 Suggested removing a portion of railing and incorporating a solid wall to
create a freestanding monument sign facing southbound traffic.
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 Requested clarification from staff regarding City policies encouraging 
signs with a handcrafted appearance in the Architectural Overlay. 

 Expressed concern that the thin aluminum plate with lettering may be 
inconsistent with the sign Design Guidelines.  

 Suggested the applicant discuss with Engineering staff the feasibility of 
obtaining an administrative encroachment permit. 

 Expressed concern that the current proposal more than doubles current 
sign area due to the fact that the proposal constitutes a pole sign and both 
sides of the sign face are counted. Encouraged the applicant to further 
consider a monument sign. 

 Recommended the applicant redesign the project to utilize a monument 
design that improves the business’ visibility, but does not create signage 
clutter and incorporates additional elements that are handcrafted in 
appearance. 

 
The Subcommittee strongly encouraged the applicant to modify the project 
design and obtain additional DRSC input prior to the Planning Commission 
public hearing. However, the Subcommittee recommended the applicant use his 
discretion in determining whether to schedule a second DRSC review, or move 
the project forward for Planning Commission consideration. 

 
Minor Cultural Heritage Permit 18-573, 415 Avenida Granada, Casa 

Romantica Amphitheater Seating (Lightfoot) 
 
A request to install stadium seating onto the existing concrete amphitheater at 
the Casa Romantica Cultural Center and Gardens. 
 
Assistant Planner Jonathan Lightfoot summarized the staff report. The 
applicant’s representative, Gary Wiggle, provided an overview of the letter 
addressed to the Subcommittee dated December 10, 2018. Mr. Wiggle 
summarized the applicant’s justification for the proposed materials and colors, 
and was available for questions. 
 
The Design Review Subcommittee (DRSC) discussed the project, and made the 
following comments either individually or as a group: 
 

 Recognized the applicant’s need to use durable materials due to its 
outdoor location in close proximity to the ocean. 

 Did not support the proposed green seating color, and suggested using an 
earth tone color such as flagstone brown that better blends in with the 
surroundings to reduce the project’s visibility. 

 Recommended the applicant explore other composite materials such as a 
composite resin that are durable but have a more natural appearance. 

 Expressed concern over the project’s design compatibility and preferred 
seating that complements the design of the existing terraced seats. 
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 Expressed a preference for the seat style used in Figure 1 of the staff 
report as opposed to the seating style used in the photo exhibit. 

 Directed staff to discuss with GPA Consulting whether the project would 
negatively impact the historic resource’s status or classification given the 
project’s location and non-historic character of the amphitheater. 

 Requested staff to include a larger rendering of the proposed seats in 
future reports to demonstrate the final proposed appearance of all 
terraced rows filled with seats. 

 Requested clarification from staff regarding required findings and 
consistency with Secretary of Interior and City standards. 

 Noted that the consultant report recommended wood or metal seating, but 
that the report also encouraged choosing a material that provides suitable 
longevity. 

 Discussed the nature of the seating being fixed but removable and 
whether that would affect the City’s evaluation of the project. 

 Commented that there may be insufficient space available on site to store 
temporary seating. 

 
Subcommittee Member Talley excused himself at the end of the item’s 
discussion due to an excused scheduling conflict. 
 
The Subcommittee directed staff to discuss its comments with this City’s historic 
preservation consultant. The Subcommittee recommended staff use its 
discretion, depending on whether the project and/or GPA Consulting’s report is 
revised, to determine whether to schedule a second DRSC review of the project, 
or proceed to a Zoning Administrator public hearing for consideration. 
 

3. NEW BUSINESS 
 
 None 
 
4. OLD BUSINESS 
 

Conditional Use Permits 18-529 / 18-530 / 18-531 / 18-532 / 18-533 / 18-534 / 

18-535 / 18-536 / 18-537 / 18-538 / 18-540 / 18-541 / 18-543, AT&T Small Cells 

in Right-of-Way (Crockett) 
 
Review of design alternatives for a request to construct 13 “small cells” on street 
lights and utility poles within the public right-of-way at 13 locations throughout the 
City, previously reviewed by the DRSC. 
 
Associate Planner Katie Crockett summarized the staff report. The applicant 
team, Franklin Orozco, Rickard Soderberg, and Calvin Gough, was present for 
questions. 
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The Design Review Subcommittee (DRSC) discussed the project, and made the 
following comments either individually or as a group: 

 Requested clarification from staff regarding the application’s status and
whether proposed locations have been reviewed by Engineering staff for
potential line-of-sight issues regarding micro sites (due to the larger base).

 Requested clarification and discussed designs proposed at specific
locations, especially as it relates to potential aesthetic impacts to nearby
residential uses.

 Discussed the proposed Type 2 micro site facility at 260 W. Escalones
(CUP 18-536). Requested clarification on the design from the applicant
and recommended staff review above-ground poles in the neighborhood
to determine an appropriate facility design.

 Discussed the merits of the tapered and non-tapered designs for Type 1
(concrete light pole) installations and recommended selecting a design
based on the location and existing surrounding conditions (i.e., presence
of and design of other poles in the vicinity).

 Discussed proposed designs for Type 2 (wood utility pole) installations
and expressed preference for the antenna to be painted brown, removal
of the extension arms, and mounting radios close to the pole.

The Subcommittee recommended the proposed facilities using the Type 1 and 
Type 2 installation designs proceed to a Planning Commission hearing for 
consideration after incorporation of DRSC recommendations. The Subcommittee 
did not reach a consensus on the proposed micro site design given the limited 
information available and recommended staff use its discretion to determine 
whether to schedule an additional DRSC review, or proceed to a Planning 
Commission hearing. 

5. ORAL AND WRITTEN COMMUNICATION

None 

ADJOURNMENT 

Adjourn to the Regular Meeting of the Design Review Subcommittee to be held 
Wednesday, January 9, 2019 at 3:00 p.m., at the Community Development 
Department, Conference Room A, located at 910 Calle Negocio, San Clemente, 
California. 



26961 Camino de Estrella, Suite 200, Capistrano Beach, CA  92624  P. 949/388-1250, F. 949/388-2760 

December 10, 2018 

To:  City of San Clemente 
Design Review Subcommittee 

RE: Minor Cultural Heritage Permit 18-573, 415 Avenida Granada, Casa Romantica 
Amphitheater Seating 

In response to the comments within the Staff report, we offer the following comments. 

The requested seats are being proposed in the Woodland Garden/Amphitheater 
area, which was constructed in 2006. Per the Casa Romantica’s description of the 
gardens on their website,  

“The landscape has evolved from Ole Hanson’s first plantings to incorporate 
extensive water-wise and native plantings which reflect the unique California 
coastal environment. More than 30 gardens exist today, each with unique 
horticultural features and appeal.”  

So while the gardens represent some historical aspects, they have evolved into a 
broader, non-historic type of garden, also reflecting current concerns of drought 
tolerant planting. The new seats are proposed in a recently constructed ancillary 
area to the Historic Residence, not within the Historic Structure. 

The consultant’s analysis (GPA) points out that the 2006 design of the amphitheater 
was reminiscent of those designed in 1927. Amphitheater design has not evolved 
much since the Greeks built amphitheaters in Athens hundreds of years ago. 
However, as with many public viewing areas such as amphitheaters and stadiums, 
many older facilities have been historically renovated while increasing the guest 
experience at the same time. Today, we also have ADA and Title 24 Standards 
(which are stricter and better defined for this use than those in 2006) that need to be 
addressed to allow equal access to the amphitheater.  

I researched some of the historical ballparks since that reference was made in the 
Staff report. An excellent example is Wrigley Field in Chicago, the oldest National 
League ballpark in the country. Here are excerpts of what the Owner’s of the 
stadium said about their renovation project, the 1060 Project:  

ATTACHMENT 7
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Responsible Preservation 
The goal of the 1060 Project is simple: to preserve the beauty, charm and 
historic features of the Wrigley Field fans have cherished for more than a 
century, while upgrading the overall gameday experience. The project team 
brings local and national experience working on historic facilities and respects 
its responsibility to maintain the unique atmosphere of the park. 

The goal of this project is to make sure we preserve and protect Wrigley Field 
for future generations, improve the gameday experience for fans and provide 
the Cubs the resources they need to field a winning team. To do this the right 
way, we assembled a project team with a passion for the local Chicago 
community, coupled with vast experience around the globe. 

One of the team members is a well-known Preservation Architect. The Project 1060 
Brochure states: 

Harboe Architects 

Harboe Architects is led by Chicago-based, nationally-known preservation 
architect Gunny Harboe, who has had oversight of major restoration projects 
such as the Sullivan Center, the Board of Trade and Field Building. The team's 
goal is to restore the ballpark to the grandeur of Wrigley Field's architectural 
golden age, and Harboe's job is to make sure the project is consistent with the 
historic preservation objectives. 

The Harboe Website details the following: 

History and Experience 
Whether a historic resource requires preservation, restoration, rehabilitation or 
adaptive reuse, we approach the problem with the highest level of 
appreciation for the historic resource and the needs of the building owner to 
attain a renewed usefulness of the structure. Our ability to balance what is 
significant about a historic building with the need to use it to its full potential 
has brought us recognition from the profession and loyalty from our clients. 

In the execution of preservation projects we strive to use the Secretary of the 
Interior’s Standards for the Treatment of Historic Properties as guidance 
whether they are required or not. We combine our historically tempered 
aesthetic judgments with our technical expertise to solve difficult design 
problems. Typically great focus is given to restoring the original integrity of a 
building’s exterior and significant features of the interior, while incorporating 
the needed improvements that allow it to function comfortably and safely for 
the users. The solutions often result in an environment enhanced by complex 
layers of beauty and meaning. 

The staff report discusses using seats like the ballparks of the era were using, such as 
wood or metal. American Seating, the proposed vendor of the Casa Romantica 
Seats, has a nice historical narrative on their website discussing the history of seating 
and their company. It clearly states: 
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It  (American Seating) also took advantage of a wave of baseball parks that 
were built in the early years of the 1900s, as old wooden ballparks, prone to fire, 
were replaced by concrete and steel edifices. In 1912 American Seating 
installed the seats in Boston's Fenway Park, followed later by Wrigley Field, 
Comiskey Park, and other ballparks. 

So the ballparks of the era were not typically using wooden seats. 

Our team has had a conversation with Bill Ketchum, who was the architect on 
Wrigley Field 1060 Project. He shared with us their research into the historic seats and 
the factors that helped them make the selection that they did for the new seats. They 
started replacing the seats in Wrigley Field 20 years ago and at that time decided to 
go away from the wood seats because - the old wooden seats used to be made of 
Elm. Due to a disease, the Elm died off. All that is now available is maple and ash, 
which was determined unusable because it deteriorates completely and is therefore 
not an option. They decided for these reasons to use the historic design in the 
plastic/composite material.  So, it was the opinion of their Design Team, the Owners 
and the approving agencies that the historical integrity of the stadium would not be 
compromised by the use of the composite material for the seats, since the seats had 
the same look and profiles of the historic seats.  

I then researched the Secretary of the Interior document. The installation of 
permanent seating is of course not a direct topic of discussion. However, there are 
numerous sections that do need to be considered in the selection of the proper 
materials and elements. The following is certainly applicable. 

Resilience to Natural Hazards  
The potential future impacts of natural hazards on a historic building should be 
carefully evaluated and considered. If foreseeable loss, damage, or 
destruction to the building or its features can be reasonably anticipated, 
treatments should be undertaken to avoid or minimize the impacts and to 
ensure the continued preservation of the building and its historic character. In 
some other instances, the effects may be minimal or more gradual and the 
impacts unknown or not anticipated to affect the property until sometime in 
the future. In all instances, a building should be maintained in good condition 
and monitored regularly, and historic documentation should be prepared as a 
record of the building and to help guide future treatments.  

Some impacts of natural hazards may be particularly sudden and destructive 
to a historic building (such as riverine flash flooding, coastal storm surge, an 
earthquake, or a tornado) and may require adaptive treatments that are more 
invasive. When a treatment is proposed for a building that addresses such 
potential impacts and will affect the building’s historic character, other feasible 
alternatives that would require less change should always be considered first. 
In some instances, a certain degree of impact on a building’s historic 
character may be necessary to ensure its retention and continued 
preservation. In other instances, a proposed treatment may have too great an 
impact to preserve the historic character of the building. A historic building 
may have existing characteristics or features that help to address or minimize 
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the impacts of natural hazards. Some historic buildings may have been altered 
previously or be in regions where it has been traditional to adapt buildings 
frequently subject to damage from natural hazards, such as flooding. All these 
factors should be taken into consideration when planning preventive 
treatments. The goal should always be to minimize the impacts to the building’s 
historic character to the greatest extent possible in adapting the building to be 
more resilient.  

The GPA report also states the following in their recommendations section: 

If fixed seating is determined to be necessary, GPA recommends using a 
material other than plastic, which is incompatible with the historic character of 
the residence. Compatible options would include galvanized metal or wood. 
However, GPA questions the durability of prefabricated wood seats given the 
location of the amphitheater and constant exposure to salt water and the 
elements. Every precaution should be taken to ensure that the product details 
meet the proposed needs for longevity.  

The same can be said for metal seating with the proximity to the ocean. So both the 
Secretary of the Interior document and the City consultant agree that the durability 
of the material is an extremely important consideration. 

It was further discussed in the staff report about the installation of seats on the edge 
of the top patio as blocking the views and revealing the secret of the hidden 
amphitheater below. The requirement for accessible seating can only be met with 
the installation of the seats at the top level. The only other potential location in front 
of the first row, requires extensively more travel to get there and is too close to the 
stage to offer a comfortable viewing option. 

The color of the chairs as not matching the pavement is also brought up in the staff 
report. A beige chair can be installed that is much closer to the color of the 
concrete, but the Casa Romantica prefers the green chairs to match the accent 
color used throughout the complex. Additionally, the green chairs are the most 
resilient to fading, a fact I have been made aware of in my projects that have utilized 
over 25,000 of a similar style chair in a harsh outdoor setting environment.  

I first came to San Clemente in 1976. I have been a resident since 1980, so I am both 
proud of and aware of the value of the historic aspects of the Casa Romantica. The 
Casa has become a leading regional cultural asset and from the numerous programs 
that have been presented in this amphitheater, the guest feedback has led towards 
the request to install permanent seating. The request is consistent with the CUP, is 
prudent in its selection for its comfort and resilience, and is a historic design, 
consistent with chairs being installed in the 1920’s. If wooden chairs were installed 
and painted for their protection, they would look almost identical, yet be far different 
in their service life. To quote the GPA report, “Every precaution should be taken to 

ensure that the product details meet the proposed needs for longevity. “  
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We respectfully request the approval of the chairs as proposed, The Casa Director 
and other Board members, as well as myself, will be present at the meeting to discuss 
the application with you.  

Thank you for your consideration. 

Sincerely, 

KEISKER & WIGGLE ARCHITECTS, INC. 

Gary R. Wiggle, A.I.A. 
Architect 
LEED AP BD&C 
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Casa RomanticaPROPERTY NAME

Ole Hanson Estate; Casa BlancaHISTORIC NAME

415 Avenida GranadaPROPERTY ADDRESS

692-012-38ASSESSOR PARCEL NUMBER

Cultural center and gardensPROPERTY TYPE

OTHER DESCRIPTION

1928 (F)DATE OF CONSTRUCTION

Extensive rehabilitation post-1995 Historic Resources Survey prepared by Leslie
Heumann & Associates.

INTEGRITY

1SSTATUS CODE

Listed in the National Register as an individual property.  The property also appears
eligible at the local level both individually and as a contributor to a potential historic
district.  It is recommended for retention on the Historic Structures List.

STATUS

Project

Prepared for

Prepared by Historic Resources Group
1728 Whitley Avenue
Hollywood, CA 90028

City of San Clemente
910 Calle Negicio, Suite 100
San Clemente, CA 92673

City of San Clemente Historic Resources Survey Update

This 5,800 square foot building was originally constructed as the private residence of
San Clemente founder Ole Hanson.  Designed by prominent architect Carl Lindbom,
it contains 15 rooms arranged around a central courtyard overlooking the Municipal
Pier.  (See Continuation Sheet).

SIGNIFICANCE
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Italian marble fountains, multiple fireplaces, and locally-forged wrought iron accents.

Hanson occupied the residence with his wife and eight younger children from its completion in 1928 until 1933.  Following his
departure the home stood vacant for over a decade.  After a series of subsequent owners, it was purchased in 1989 by the City of
San Clemente for $2.5 million.  In 1991, an anonymous donor contributed $1.25 million for the rehabilitation of the property and
the creation of an endowment for a cultural and arts center.  The property now serves the City of San Clemente as the Casa
Romantica Cultural Center and Gardens.

Casa Romantica was listed on the National Register of Historic Places 1991.  It appears eligible at the local level under Criterion
A as the residence of San Clemente founder Ole Hanson, and for its association with the Ole Hanson/Spanish Village by the Sea
period of development (1925-1936).  It also appears eligible under Criterion C for its association with prominent architect Carl
Lindbom and as a unique and highly elaborate interpretation of the Spanish Colonial Revival style in San Clemente.
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