REQUEST FOR HISTORIC AND SCENIC PRESERVATION COMMISSION ACTION

V-A. COREY STEPIEN, OWNER/APPLICANT

1.

PUBLIC HEARING to consider Certificate of Appropriateness No. 691 to
partially demolish and reconstruct an accessory structure (cabana) located
within the front yard setback adjacent to Highland Avenue. The subject
property is located at 1205 W. Highland Avenue (APN: 0175-091-03-0000)
within the Suburban Residential (R-S) District and the West Highland
Avenue Historic & Scenic District (Historic District No. 2). The subject
property is individually designated as Historic Resource No. 47. The
proposal may qualify for exemption from environmental review in
accordance with CEQA Guidelines Section 15303 (New Construction or
Conversion of Small Structures) or Section 15331 (Historical Resource
Restoration/Rehabilitation).

HISTORIC AND SCENIC PRESERVATION MEETING: May 2, 2024

Planner:

Laylee Hokmollahi, Assistant Planner

Reviewed by: Brian Foote, City Planner/Planning Manager
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Chairperson declares the meeting open as a public hearing.

Chairperson calls upon staff for report.

Chairperson calls for questions/comments from members of the Commission.
Chairperson calls upon applicant, or its representative, for comments/testimony.
Chairperson calls for comments/questions/testimony from members of the public (3
minutes per speaker).

Chairperson calls upon the applicant, or representative, for rebuttal comments (5
minutes).

Chairperson closes the public hearing.

Commission considers the motion(s) and votes.

PROCEDURE FOR PUBLIC HEARING

SYNOPSIS

1. Historic Designation: The subject property is individually designated as Historic

Resource No. 47 by the City of Redlands, and located within
the West Highland Avenue Historic & Scenic District (Historic
District No. 2)

2. Existing Land Use: Zoning: Suburban Residential (R-S) District
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3. General Plan: Low Density Residential
4. Historic and Scenic Preservation Commission submittal dates:
(A)  Date Application Filed: March 4, 2024
(B) Date Accepted as Complete: March 22, 2024
(C)  Historic and Scenic Preservation Commission Meeting:  May 2, 2024
5. Attachments:
(A)  Location Map and Aerial Photograph
(B)  Site Photographs
(C) Project Plans
(D)  Historic Inventory Sheet
(E)  Justification Letter and Exhibits Provided by the Applicant
(F)  Resolution No. 2024-04
PROPOSAL

The applicant and property owner, Corey Stepien, is requesting approval of Certificate of
Appropriateness No. 691 for the following scope of work:

e Demolish a portion of one wall (damaged portion) that remains standing on the
street-side along the Highland Avenue frontage;

e Demolish three remaining historic double twisted pillars (i.e., three undamaged
decorative columns that support the remaining portion of roof); and,

e Demolish the remaining portion of the flat roof.

New proposed construction includes:

e Reinforced block and concrete wall along Highland Avenue with exterior plaster
finish (to match remaining existing wall);

e New hip-style roof with wood framing, and new clay roof tiles to match those
on the main house; and,

e Four new paired twisted columns (taller than the original columns) that are
reinforced to support the new elevated roof structure, with decorative spiral
design similar in appearance to the historic paired column design.
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BACKGROUND

Property History: The Historic Inventory Sheets (Attachment D) for the subject property
describe the home as a large two-story Mediterranean home originally constructed in
1911. The following is the description from the Historic Inventory Sheet:

“This house is a large two-story, white stucco building with window frames
and other trim painted black. The roof is split shakes and the chimneys are
white stucco. The driveway entry has square pillars on either side with black
rod iron ornamental hanging lamps. The portico at the front entry (at the
west side of the house) has an awning top held up by twisted pillars. French
doors at the second floor front open onto a flat open porch with black iron
railing. The main entry door is paneled wood with frosted glass small
window set into the center. The glass is protected with black iron grill work.
There is oval ornamental plaster work over the door with decorative scroll
patio and gardens open to the north-east side and are protected from the
street by large hedges. There are seven olive trees along the street in front,
and eleven ltalian cypress trees on the grounds which add to the
Mediterranean feeling of this house.”

Thomas Wadsworth (architect) and Davis Donald (builder) completed a major remodel of
the house in 1924. The property has been known as the “Palmer House” and the
“‘Hammer House” over the years. House Beautiful and Garden Magazine in 1924 wrote
of the unique architecture of this Italian Villa and the beautiful gardens surrounding the
home. The Historic Inventory Sheets focus attention on the main house and grounds,
although the accessory structure (cabana) can be seen in the background in one of the
photos.

In July 1987, Lawrence Longo, the property owner at the time, applied for the property to
be registered with the Historic and Scenic property registry.

Relevant Permit History: On August 2, 2018, Certificate of Appropriateness No. 556
was reviewed for several exterior alterations to the property including the modification of
the pool cabana (to include a red clay tile roof with slightly taller height, roof pitch 4:12,
and redesigned twisted pillars), among other proposed changes to the portico, fence, etc.
The meeting minutes include a statement, “The Commission also questioned whether
changes to the cabana were consistent with the architectural style of the dwelling and the
time period.” The HSPC hearing was continued to allow the applicant time to investigate
additional design options for the various property changes proposed at that time. The
matter was reviewed again on October 4, 2018, and tabled (i.e., no decision on the
permit).



HISTORIC AND SCENIC PRESERVATION COMMISSION
CERTIFICATE OF APPROPRIATENESS 691

May 2, 2024

PAGE 2

On February 6, 2020, the HSPC approved Certificate of Appropriateness No. 556,
however, the approval was only for legalizing an existing 5’0” high chain link fence with
substantial landscape screening installed along the front property line (along the Highland
Avenue frontage). No other changes to the property were approved.

Property Damage: On June 15, 2023, a single-vehicle automobile accident occurred at
the intersection of W. Highland Avenue and S. San Mateo Street, which resulted in the
vehicle destroying a section of unreinforced concrete perimeter wall in the front yard of
the subject property as well as a portion of the cabana situated near the intersection. The
cabana received significant damage to the northerly and westerly portions of the structure
(including total destruction of one decorative column, approximately 170 square-feet of
roof, and some weight-bearing portions of the walls). See Attachment B — Site Photos.

Since that time, the Municipal Utilities & Engineering Department has installed additional
traffic control devices (signs and lighting) at that intersection to help prevent future traffic
incidents.

On December 14, 2023, the Building Division received a plan check proposing to
demolish and reconstruct the damaged portions of the existing cabana plus other
undamaged portions of the structure.

On February 1, 2024, the applicant’s proposal for preliminary review was reviewed by
the HSPC in a public meeting and preliminary comments provided to the applicant
and architect. The Commission provided comments and feedback regarding the
proposed design and to take into consideration the style of the house and its historic
setting and surroundings.

On March 4, 2024, the applicant submitted their application for COA No. 691
(see attachment C — Project Plans). Staff has met with the applicant and the architect
twice and provided the Secretary of the Interior's Standards & Guidelines as well as
the City of Redlands Historic & Scenic Preservation Design Manual.

ANALYSIS
A) Proposed Cabana Reconstruction

The northeast corner of the property is home to the pool house, or what was
once referenced as the garden house. The remaining (undamaged) portion of this
structure today is largely consistent with its description in the magazine articles about
the subject property with the lattice roof and twisted columns. This structure is
considered “legal non-conforming” as it is located within the front and side yard
setback areas. Legal non-conforming structures can be maintained, repaired, and
improved, but cannot be expanded in size or otherwise increase the degree of
nonconformity.
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The applicant is requesting approval to construct a solid roof over the pool house using
wood framing and red tile roofing material to match the residence. The pool house
would receive a shed-style roof pitch at 7:12 and open/unenclosed toward the interior
side of the property. The existing pool house has a flat roof made of large wooden
beams that are exposed and act as the ceiling and does not include a protective
barrier. New twisted columns, exterior walls, and buttresses are proposed to be new
construction. The damaged/missing portion of the wall is proposed to be reconstructed
with a white stucco finish to match the remaining portion of the wall and the main
dwelling. The existing small storage which is a part of the subject pool house will
remain in place.

The applicant’s architect is proposing to use the Rehabilitation standards and
guidelines for the project. While not an exact replica of the prior cabana, the benefits
of the project include:

e Retaining a cabana on the property within the context of a garden setting
(Italian Villa garden is one characteristic of the Mediterranean style).

e Using roofing material (red clay tile) that will match the existing historic house.
Clay tiles are one distinguishing characteristic of the Mediterranean style.

e Retaining twisted columns (to support the roof) in the same approximate
location and slightly taller height. In this case, the new columns will be larger
and strengthened to support the new roof structure and roofing materials.

e The new cabana roof will have a pitch of 7:12 which may not match the house
roof but will provide greater enclosure to the front yard and the main house to
provide a visual barrier as viewed from the public right-of-way.

The applicant’s architect has also prepared and submitted a written narrative explaining
why their proposed design is consistent with the Rehabilitation guidelines (see
Attachment E). If the Commission has specific concerns about the new roof height,
pitch, or other design elements of the structure, then staff would recommend that
Commissioners discuss design options with the applicant and architect at the public
hearing (and attach appropriate conditions of approval, if necessary).

B) Secretary of Interior Standards and Guidelines
The Secretary of the Interior’'s (SOI) Guidelines for Preserving, Rehabilitating,

Restoring and Reconstructing Historic Buildings provides the following definition for
“‘Rehabilitation.” In this case, Rehabilitation may be appropriate due to the significant
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prior damage to the structure (from automobile collision) as well as the unreinforced
characteristics of the remaining structure (e.g., unreinforced concrete walls and
columns supporting the roof).

Table 1: Terms and Definitions

Term Definition
Rehabilitation The act or process of making possible a compatible use for a
(proposed) property through repair, alterations, and additions while preserving

those portions or features which convey its historical, cultural, or
architectural values.

Preservation The act or process of applying measures necessary to sustain the
existing form, integrity, and materials of an historic property. Work,
including preliminary measures to protect and stabilize the
property, generally focuses upon the ongoing maintenance and
repair of historic materials and features rather than extensive
replacement and new construction. New exterior additions are not
within the scope of this treatment; however, the limited and
sensitive upgrading of mechanical, electrical, and plumbing systems
and other code-required work to make properties functional is
appropriate within a preservation project.

Restoration The act or process of accurately depicting the form, features, and
character of a property as it appeared at a particular period of time
by means of the removal of features from other periods in its
history and reconstruction of missing features from the restoration
period. The limited and sensitive upgrading of mechanical,
electrical, and plumbing systems and other code-required work to
make properties functional is appropriate within a restoration
project.

Reconstruction The act or process of depicting, by means of new construction, the
form, features, and detailing of a non-surviving site, landscape,
building, structure, or object for the purpose of replicating its
appearance at a specific period of time and in its historic location.
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Table 2 summarizes the proposed new work as compared to the remaining (damaged)
portions of the cabana.

Table 2: Summary of Proposed Construction

Features Existing / Previous Proposed

Walls Unreinforced concrete Reinforced block and concrete
w/ white plaster finish w/ white plaster finish (match)

Roof Material Large wooden beams w/ grey Red clay tiles (to match house)
paint finish

Roof Pitch Flat and level 7:12 pitch

Roof Support Wood frame construction Wood frame construction

Columns Unreinforced twisted dual Reinforced twisted dual columns
columns (4 original; 3 remain) (4 new dual columns)

The following lists the Standards for Rehabilitation contained in the SOl Standards
(noteworthy guidelines particularly applicable to this project are indicated in bold font):

1. A property will be used as it was historically or be given a new use that requires
minimal change to its distinctive materials, features, spaces and spatial
relationships.

2. The historic character of a property will be retained and preserved.

The removal of distinctive materials or alteration of features, spaces and
spatial relationships that characterize a property will be avoided.

3. Each property will be recognized as a physical record of its time, place and use.
Changes that create a false sense of historical development, such as adding
conjectural features or elements from other historic properties, will not be
undertaken.

4. Changes to a property that have acquired historic significance in their own right
will be retained and preserved.

5. Distinctive materials, features, finishes, and construction techniques or examples
of craftsmanship that characterize a property will be preserved.

6. Deteriorated historic features will be repaired rather than replaced.

Where the severity of deterioration requires replacement of a distinctive feature,
the new feature will match the old in design, color, texture and, where possible,
materials. Replacement of missing features will be substantiated by documentary
and physical evidence.

7. Chemical or physical treatments, if appropriate, will be undertaken using the
gentlest means possible. Treatments that cause damage to historic materials will
not be used.
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8. Archeological resources will be protected and preserved in place. If such
resources must be disturbed, mitigation measures will be undertaken.

9. 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.

10. 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.

Proposed Structure: As noted in the project description, the new cabana will not be an
exact replica of the prior cabana that has a flat roof, but will retain many other qualities
of the prior cabana including:

e Retain the cabana’s placement and footprint on the subject property.

e Retain the cabana’s orientation (facing the residence) and preserve its context
within a garden setting. An “ltalian Villa” garden is one characteristic of the
Mediterranean style.

e Roof material (red clay tile) will match the existing historic house. Clay tiles are
one distinguishing characteristic of the Mediterranean style.

e Construct reinforced columns to support the new roof, and the four new dual
columns will recreate the twisted architectural appearance of the existing
columns (three existing unreinforced columns will be completely removed). The
new columns are to be placed at approximately the same location as the
previous columns, but with slightly taller height (due to the proposed pitched
roof and clay tiles).

e The new cabana roof will have a pitch of 7:12, which may not match the house
roof (approximately 4:12 on the existing historic residence), but will provide
greater enclosure to the front yard and the main house for homeowner privacy.

e The new portion of reinforced concrete wall with plaster finish (facing Highland
Avenue) will be stronger to support the new roof as well as provide a seismic-
resistant foundation for the entire structure.
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Historic District: In terms of the historic district where the property is located, the SOI
Standards states the following about historic neighborhoods and districts: “The
relationship of buildings to each other, setbacks, fence patterns, views, driveways and
walkways, and street trees and other landscaping together establish the character of a
district or neighborhood.” The proposed modification may not have a significant effect or
noticeable contrast to either the subject property (house and garden) or the surrounding
historic district.

Based on the above analysis, the Commission may consider the proposal to be consistent
with the Secretary of the Interior's Standards and Guidelines.

C) City of Redlands Historic & Scenic Preservation Design Manual

The City of Redlands Historic and Scenic Preservation Design Manual discusses
“‘Mission/Mediterranean/Spanish Colonial Revival” style as using plaster or stucco walls,
concrete, wrought iron, red-tiled roof, brick, glass, unglazed tile, glazed ceramic tile,
carved wood, and steel casement windows. The materials proposed in this application
may be considered consistent with the Historic Design Manual.

The cabana would maintain its intended use and largely maintain its appearance from the
street (albeit with a new higher roof height). The noticeable difference by passersby will
be the addition of the red tile roof to replace the prior lattice roof as well as the more
prominent pitch. The proposed roof material is the same as that on the residence,
therefore, the use of this material on the cabana may be deemed to be consistent with
the overall architectural theme of the property. As a result, the cabana would not appear
out of place within the context of the property, the main house, or the surrounding historic
district.

As stated above, in a historic district, ideally the improvements are those that not only
benefit the home but also provide continuity to the character of the surrounding district
and its period of significance. The Commission may consider the proposal to be
consistent with the City’s Historic and Scenic Preservation Design Manual.

ENVIRONMENTAL REVIEW

If the proposal is deemed to be consistent with the applicable Secretary of Interior
Standards & Guidelines and the City’s Historic and Scenic Preservation Design Manual,
then the change would be considered to be satisfactorily mitigated and is a less than
significant impact (CEQA Guidelines Section 15064.5(b)(3)). In that case, the project may
utilize either CEQA Guidelines Section 15303 (New Construction of Small Structures) or
Section 15331 (Historical Resource Restoration/Rehabilitation).

If the proposal is not consistent with the applicable Secretary of Interior Standards &
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Guidelines or the City’s Historic and Scenic Preservation Design Manual, then the current
proposal would not be able to use an exemption from environmental review. Modifications
may be made to the proposal to achieve consistency and utilize an appropriate
exemption. If the Commission has specific concerns about consistency, then staff
recommends discussing design alternatives with the applicant and architect. Conditions
of approval may be added to the project, or the Commission may request that a
redesigned proposal be submitted for consideration at a subsequent HSPC meeting date.

STAFF RECOMMENDATION

If the Commission determines the proposal is consistent with the applicable SOI
Standards and Historic Preservation Design Manual, then staff recommends approval
(subject to the Conditions of Approval attached to the resolution).

Alternatively, if the Commission finds that the proposed project cannot be approved as
currently designed, then staff recommends providing specific comments and direction to
the applicant regarding potential revisions, and the Commission may continue the public
hearing to a specific date or to a date uncertain.

MOTIONS

If the Historic and Scenic Preservation Commission deems it appropriate, staff
recommends the following motion.

Motion (for Approval):

‘I move that the Historic and Scenic Preservation Commission adopt Resolution No.
2024-4 to approve Certificate of Appropriateness No. 691 and find that the project is
exempt from environmental review in accordance with Section 15303 (New Construction
or Conversion of Small Structures) of the CEQA Guidelines.”

Alternative Motion (for Continuance):

‘I move that the Historic and Scenic Preservation Commission continue the public
hearing for Certificate of Appropriateness No. 691 (to June 6, 2024, or date to be
determined).”
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PROJECT TITLE

PROJECT DIRECTORY

SITE DATA:

APN: 0175-091-03-0000

LEGAL DESCRIPTION: REDLANDS HEIGHTS MAP NO 11 PTN LOTS 30 AND 32 BLK 67
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T1.0

A1.0
A2.0
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S2.1
S3.1

TITLE SHEET AND SITE REFERENCE MAP

DEMOLITION, NEW WORK PLANS, & BUILDING SECTIONS
EXTERIOR ELEVATIONS & PERSPECTIVES

GENERAL NOTES & DETAILS
FOUNDATION PLAN & DETAILS
ROOF FRAMING PLAN & DETAILS

STRUCTURE AREA:
EXISTING 370 SQ. FT.
DEMOLITION: 325 SQ. FT.
AREA OF WORK: 342 SQ. FT.
NEW TOTAL: 342 SQ. FT.
CONSTRUCTION TYPE:  V-B
OCCUPANCY TYPE: U (NOT AN ENCLOSED STRUCTURE)
STORIES: ONE
FIRE SPRINKLERS: NO
PROJECT DATA SHEET INDEX

2022 CALIFORNIA BUILDING CODE (CBC)
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CITY OF REDLANDS MUNICIPAL CODE

REHABILITATION OF A CONCRETE WALL AND WOOD FRAME ROOF POOL CABANA DAMAGED BY VEHICLE IMPACT.

SCOPE OF WORK FOR THIS PROJECT CONSISTS OF, BUT IS NOT LIMITED TO:

DEMOLITION OF DAMAGED PORTIONS OF THE EXISTING CABANA
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EXISTING DAMAGED
CONCRETE CABANA
WALL TO BE REMOVED

1. ANY ITEMS NOT CALLED OUT FOR DEMOLITION OR REMOVAL ARE TO REMAIN AND TO BE PROTECTED
IN PLACE. THIS INCLUDES, BUT IS NOT LIMITED TO: WALLS, CEILINGS, AND FLOOR FINISHES. PROTECT
ALL AREAS FROM DAMAGE WHICH MAY OCCUR DURING CONSTRUCTION.

2. ALL EXISTING AREAS TO REMAIN THAT ARE DAMAGED BY DEMOLITION OR NEW CONSTRUCTION WORK
SHALL BE REPLACED, REPAIRED, OR PATCHED TO MATCH EXISTING ADJACENT AREA IN MATERIAL,
FINISH AND COLOR.

3. EXCESS DOORS, HARDWARE, ELECTRICAL FITTINGS, FLOORING FINISHES, AND OTHER SALVAGEABLE
MATERIAL TO BE STORED OR DISPOSED OF AS DIRECTED BY THE OWNER.

4. IN ALL AREAS WHERE DEMOLITION CAUSES UNEVENNESS OR VOIDS IN THE FLOOR, PATCH AND LEVEL
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Licensed Professional:

(E) TO REMAIN THE FLOOR WITH THE EXISTING SLAB AND/OR ADJACENT SURFAGE PRIOR TO THE INSTALLATION OF
FINISH FLOOR.
5. BRACE AND SUPPORT EXISTING WORK AS REQUIRED PRIOR TO AND DURING DEMOLITION AND NEW
CONSTRUCTION UNTIL IT IS SAFE TO REMOVE SUCH BRACING AND SUPPORT.
m / Z 2 ;_ ; / j 6. UPON COMPLETION OF THE DEMOLITION WORK, ENSURE ALL AREAS ARE LEFT IN BROOM CLEAN
CONDITION.
7. ANY DAMAGE TO NEW AND EXISTING CONSTRUCTION, STRUCTURE OR EQUIPMENT SHALL BE
REPAIRED OR REPLACED.
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Higginson Architects, Inc.
34247 Yucaipa Blvd., Ste. D
Yucaipa, Ca 92399

Ph. 909-797-1924

April 15, 2024

City of Redlands

Development Services

35 Cajon Street, Suite 20

Redlands, California 92373

Attn.:  Laylee Hokmollahi
Brian Foote

Re: 1205 West Highland Avenue — Pool Cabana Rehabilitation
Hello Laylee & Brian,

We would like to provide some additional remarks to the changes that are being proposed to the
damaged pool cabana at the project location:

I We propose an approach of Rehabilitation to provide a compatible use to the property through
alterations, such as a pitched roof with red clay barrel tile roofing and stucco finishes, while
preserving some of the existing features, such as the spiral-type columns and exposed wood
framing. It is noted in the staff report from January 25, 2024, that the Historic inventory sheets
focus attention on the main house and grounds, not the accessory structure. This report only
references the garden structure as “seen in the background of one of the photos”. The historical
significance of this property is not focused on the accessory structure itself. The structure
requires significant repair due to damage, and updates as required by the current edition of the
California Building Code; therefore, we feel Rehabilitation, as defined by the U.S. Dept. of Interior’s
Standard’s for the Treatment of Historic Properties, is the best course of action.

Il. The existing garden, as it has been referenced in past historic articles and periodicals, appears to
have not resembled the original garden since prior to 1995. Google Earth images show the
circular pool and surrounding area was remodeled long before the current owners occupied the
property. The accessory structure in question was previously referred to as a “Garden Structure”
with a “roofed and “unroofed” portions. As the structure sits today, there is no unroofed portion as
described in the historical articles and it has not been used as a gardening area in recent
memory. It is our assessment that the garden structure and surrounding garden have undergone
changes in previous decades that rendered it different than the original construction that is
referenced by the HSPC. Therefore, it no longer resembles the full Italian-style garden area that it
once was.

M. The materials proposed for this Rehabilitation are in line with those used in other Mediterranean
and Italian style structures as described in the City of Redlands Historic Design Manual. Red clay,
barrel tiles are proposed for the pitched roof, a white stucco finish at the new section of concrete
wall will match the existing portion that will remain, shaped spiral columns and exposed wood
framing and rafter ends will honor the original garden structure. All of this will complement the
existing historic residence and provide an added sense of continuity across the property.

We hope these remarks provide additional insight for the commission into the approach we are taking
and allow for a dialogue between both parties to arrive at an agreement to move forward with the project.

Brian Higginson, AIA
Vice Principal

I
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®» Book - The Mediterranean House in America by Dr. Lauren Weiss Bricker, Ph.D.

» Certificate of Appropriateness Applicant (Stepien) Proposal



CITY OF REDLANDS

Redlands Historic Design Manual (Est. 1986)

» Purpose:

® These guidelines set forth cri-
teria that will be utilized in
evaluating projects in desig-
nated historic or scenic dis-
tricts or changes to the exter-
ior of individual historic prop-
erties and landmarks. [ ]

® It should be noted at the outset
that the Guidelines are intended
to assist in applying standards
to projects generally; [Conse=
quently, they are not meant to
give case-specific advice  or
address exceptions or rare in-

stances. D




Redlands Historic Design Manual - Continved

» (6) Architectural Styles:

B> CHAPTER 4  ARCHITECTURAL STYLES 4/1-1

Victorian 4/1-1

Classic Revival : 4/2-1

low 4/3-1

Mission/Mediterranean/

Spanish Colonial Revival 4141

eriod Revival or Provincial 4/5-1

Vernacular 4/6-1
Q [ ]
Materials:

» @Y |Many structures do not
follew a particular style but
are combinations. THe dominant
style in a combination should be

applied or each style element
can be noted,




Redlands Historic Design Manual - Continved

;;;;;;;;;;;;

» 1205 W. Highland Ave. Architectural Type: Mediterranean

The BSpanish Colonial  Revival
Style is a mixture of styles
p derived from the Mediterranean
world, unified by the use of
arches, courtyards, plainiies
wall surfaces, and red tile
roofs. Architects were inspired

e — o -

i

Roofs

The acceptable roof slope is low
pitched red tile. A gable or
hip_ roof line is acceptable.

quarry tile or brick patios and
porches.




Secretary of the Interior’'s Standards

= Purpose:

» “Be a guidance on the preservation of the nation’s historic properties”

g Under the National Historic Preservation Act (NHPA), the Secretary
of the Interior is responsible for establishing professional standards
and for providingigiidancé on the preservation of the nation’s
historic properties.

= “Apply to all grants-in-aid projects assisted through the Historic Preservation Fund (authorized by

the NHPA)’.
The Secretary of the Interior’s Standards for the
B  Treatment of Historic Properties Bpplytorall grantssin=aidprojects
assisted through the Historic Preservation Fund (authorized by
thieMHEA) and are intended to be applied to a wide variety of
resource types, including buildings, sites, structures, objects, and
/ districts.

= “Regulatory only for projects receiving Historic Preservation Fund grant assistance and other
federally-assisted projects”.

® The Secretary of the Interior’s Standards for the Treatment of Historic

Properties are regulatory only for projects receiving Historic

Preservation Fund grant assistance and other federally-assisted

projects.
\Not meant to give case-specific advice or address exceptions or unusual conditions”.
The Guidelines are intended as an aid to assist in applying the Stan-

dards to all types of historic buildings. Theyarenonmeanttogive
cgse—spﬂci:ﬁc advice or address exceptions or unusual conditions.



Secretary of the Interior’'s Standards — Cont.

» “Rehabilitation” Treatment Standard - Purpose & Acceptance (Clay tile)

g Rehabilitation is defined as the act or process of making possible a com-

patible use for a property through wepmis, alterations, and additions while

preserving those portions or features which convey its historical, cultural

or architectural values.

— Of the four treatments, only Reliabilitationsallows

Z
alterations and the construction of a new addition, if necessary fora
continuing or néwuseforthehistoricbuilding.

Clagitilé was used at

B least in a limited way

in the first settlements
on the East coast and

it was manufactured

in America by the

mid 17th century. The
Spanish influence in
the use of clay roof-
imgtiles is apparent in
buildings in the south,
sputhwest, and fVEsterm

parts of the country.
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Mediterranean Architecture - Cont.
(1205 West Highland Ave. )

» Article - Smiley Library

THE GARDEN OF A Diaconar Axis
(Continued from page 3r)

e RISy

WL\;\,A_,MU\_;N\-L.M{\-Q

canct

JLRNCE YARY

LIVING
Room

o
o
A DETAIL OF THE GARDEN HOUSE A CORNER OF THE GARAGE SHOW - il Goloye
ING THE STAIRS LEADING TO THE / i
MAIDS’ ROOMS &%’

: House AN Coounds OF M2.C.D. MONTCOMERY
place — almost as much a centre of boundary planting already done, SREDLANDS CALlFOMHA it e et
family life as the easy chairs about  on the surrounding propertics, so “‘@'* %)‘ e —r———
the fire. The twisted columns are  that they did not need to use any of PLaxxeD pY Me.W,ERADDETH
made from moulds from which their land for the purpose, and
similar columns had been made for  could get an unusually spacious
a formerly owned garden. effect on land which is, after all, 2

Of course the owners were un- scarcely larger than many town- 3l/bb J \q L{
usually fortunate in having their lots.




Book: The Mediterranean House in America
Author: Dr. Lauren Weiss Bricker, Ph.D.

¢ e il oarveyrof this pOpUL eyt beautifully

I'A v

MEDITERRANE dlustrared with full-color photographs by Jucrgen
HOUSH

 Nogai, archival photos, and drawings. Author Lauren

 Waited States. from the earliest to the most recent in-
I,mﬁc-o(dwuylc.mda‘iummla-

 ploring irs enduring appeal ;

CONTENTS

INTRODUCTION ® 6
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The Mediterranean House in America- Cont.
Author: Dr. Lauren Weiss Bricker, Ph.D.

» Mediterranean (Mission) Revival Style

The Emexrgence of the Mediterrancan in America

A taste for Mediterranean-inspired architecture in the United States
was stimulaced by the late nincteenth-century Missioa Revival, which
deconsecraced the ecclesiastical architecture of the Franciscan missions
of North America’s Spanish colonies.™ Exteriors referred 1o the mis-
sions through construction materials—cypically 2 roughcast cement
for the walls and barrel-shaped roof tiles—and such clements
as scalloped gable parap ind d 1 ded porches, and per-
golas. The Mission (or Moorish, as it was then called) Revival style was
initially used in hotels and railroad stations, such as the Hotel Ponce
de Ledn (now Flagler College) in Saint Augustine, Florida {1887), and
Sourhern Pacific Starion in Burlingron, California {1894), but by the
early 1900s was also used for houses. In rare cases, the overall form of
the church was applied o residential design (6. 5.
For the most part, however, the Mediterranean house in America
through the 1920s sought nor to replicare a particular precedent bur ro

draw specific features from a variety of architectural models—Iralian,
Spanish, and Southwestern adobe being the most popular—and adapt
them to American house types. Perhaps the carlicst to integraze several

Fig. 5 Charles Brigham, Burrage house, Redlands, Califorz. 1907
Archiees of the A K. Smiley Public Library, Redlands




The Mediterranean House in America- Cont.
Author: Dr. Lauren Weiss Bricker, Ph.D.

» Examples..

Like Plazt, other architecrs hcg.m sclecring from a broad menu of
Mediterranean-inspired features. For example, the house Jcsigncu' by
1. Floyd Yewell for House & Garden in 1928 has a simple recrangalar
form capped by a hipped roof. clements usually associated with leal-
1an sources, but it also draws from Spanish and Southwestern adobe
traditions {(fig. 7). Ies U-shaped plan wraps around a central courr,
which Yewell considered the house’s focal poine: "Of all the architec-
tural features transported from Spain to our American semi-tropics,
the patio is the most seriking,"** Spanish tile covers the roofand orna-

ments & courtyard wall fountain, Most of the house is contained in

two stories, but the living room and adjacent bedroom are located

within a simple. cubic one-story volume that references the South-

Feg. 1z Geoege \Washington Smith. Craig Heberton house, Montecite, California. 1916

western adobe; 1ts roof, capped by a flac paraper, serves as a porch for
of Patricia Gebhard

Courts

a second-srory bedroom.




The Mediterranean House in America- Cont.

» Examples..

CHARLES and
BELLE THORNE |
HousEe

Author: Dr. Lauren Weiss Bricker, Ph.D.

CLARK B. and
HELEN STAATS
MILLIKAN
HOUSE
s




COA Applicant (Stepien) Proposal

» Roof & Framing Plan: Clay Tile
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COA Applicant (Stepien) Proposal

» SouthEast Rendering: » SouthWest Rendering:
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RESOLUTION NO. 2024-04

A RESOLUTION OF THE HISTORIC AND SCENIC PRESERVATION
COMMISSION OF THE CITY OF REDLANDS APPROVING CERTIFICATE
OF APPROPRIATENESS NO. 691 TO PARTIALLY DEMOLISH AND
RECONSTRUCT AN ACCESSORY STRUCTURE (CABANA) LOCATED
WITHIN THE FRONT YARD SETBACK OF THE PROPERTY AT 1205 WEST
HIGHLAND AVENUE (HISTORIC RESOURCE NO. 47) AND WITHIN THE
WEST HIGHLAND AVENUE HISTORIC & SCENIC DISTRICT.

WHEREAS, the property owner, Corey Stepien (“Applicant”), has submitted an
application for Certificate of Appropriateness No. 691 to partially demolish and reconstruct an
accessory structure (cabana) located within the front yard setback adjacent to Highland Avenue.
The subject property is located at 1205 W. Highland Avenue (APN: 0175-091-03-0000) (Historic
Resource No. 47) within the West Highland Avenue Historic and Scenic District (Historic District
No. 2); and

WHEREAS, notice of the Historic & Scenic Preservation Commission public hearing for
the Project was duly published in a newspaper of general circulation by the Secretary to the
Historic & Scenic Preservation Commission; and

WHEREAS, on May 2, 2024, the Historic & Scenic Preservation Commission held a public
hearing and considered the staff report, oral report, the testimony and the written evidence
submitted by and on behalf of the applicant and by members of the public; and

WHEREAS, the proposed project is exempt from environmental review in accordance with
CEQA Guidelines Section 15303 (New Construction of Small Structures) and/or Section 15331
(Historical Resource Restoration/Rehabilitation), as there is no substantial evidence of any
potentially significant environmental impacts and the project qualifies for this exemption.

NOW, THEREFORE, BE IT RESOLVED BY THE HISTORIC AND SCENIC
PRESERVATION COMMISSION OF THE CITY OF REDLANDS AS FOLLOWS:

Section 1. The proposed scope of work for Certificate of Appropriateness No. 691 is
consistent with the applicable guidelines of the Secretary of the Interior Standards and Guidelines
for the Treatment of Historic Properties and/or the City of Redlands Historic and Scenic
Preservation Design Manual.

Section 2. The proposed project is exempt from environmental review in accordance with
Section 15303 (New Construction of Small Structures) and/or Section 15331 (Historical Resource
Restoration/Rehabilitation) of the CEQA Guidelines, and there is no substantial evidence of any
potentially significant environmental impacts to the historic property or historic district.

Section 3. The application for Certificate of Appropriateness No. 691 is hereby approved
for the reconstruction of the cabana subject to the Conditions of Approval contained in Exhibit
“A” attached hereto.



Section 4. This Resolution shall become effective upon adoption. If no appeal is filed
within ten days (by May 13, 2024) in accordance with the Redlands Municipal Code, then the
decision shall become final on May 13, 2024, at 5:30 p.m.

ADOPTED, SIGNED AND APPROVED this 2nd day of May, 2024.

Kurt Heidelberg, Chair
Historic & Scenic Preservation Commission

ATTEST:

Linda McCasland, Secretary

I, Linda McCasland, Historic and Scenic Preservation Commission Secretary of the City of
Redlands, hereby certify that the foregoing resolution was duly adopted by the Historic and Scenic
Preservation Commission at a regular meeting thereof held on the 2nd day of May, 2024, by the
following vote:

AYES:

NOES:
ABSENT:
ABSTAINED:

Linda McCasland, Secretary, Historic
and Scenic Preservation Commission



EXHIBIT A
CONDITIONS OF APPROVAL
CERTIFICATE OF APPROPRIATENESS NO. 691

This approval is for Certificate of Appropriateness No. 691 for reconstruction of a damaged
accessory structure (cabana) in the front yard of the residential property located at 1205
West Highland Avenue (Historic Resource No. 47) (APN: 0175-091-03-0000), within the
West Highland Avenue Historic & Scenic District (Historic District No. 2), and in
substantial conformance with the applicable Secretary of Interior Standards.

This permit is granted for the plans dated April 17, 2024, (“the plans”) on file with the
Planning Division. The project shall conform to the plans, except as otherwise specified in
these conditions. The Development Services Director is authorized to approve minor
modifications to the approved project plans or any of the conditions of approval if such
modifications shall achieve substantially the same results as would strict compliance with
said plans and conditions.

. Unless construction has commenced pursuant to a building permit, or a time extension is
granted in accordance with the Redlands Municipal Code, this application shall expire
eighteen (18) months from the approval date (will expire on October 2, 2025).

Note: The expiration date can be extended by staff in accordance with RMC Section
2.62.200(K) for a period not to exceed 36 months.

. Any application for an Extension of Time shall be submitted with the applicable filing fee
not less than sixty (60) days prior to the expiration date.

. Prior to beginning any construction and/or demolition activities, a building permit(s) shall
be obtained from the Building & Safety Division for the proposed scope of work.

The applicant shall not make any modifications or changes during construction that are in
conflict or contrary to the project’s approved site design or building elevations, without
first consulting the Development Services Director or designee.

The applicant for this permit, and its successors and assigns, shall defend, indemnify and
hold harmless the City of Redlands, and its elected officials, officers, agents and
employees, from and against any and all claims, actions, and proceedings to attack, set
aside, void or annul the approval of this permit by the City, or brought against the City due
to acts or omissions in any way connected to the applicant’s project that is the subject of
this permit. This indemnification shall include, but not be limited to, damages, fees, costs,
liabilities, and expenses incurred in such actions or proceedings, including damages for the
injury to property or persons, including death of a person, and any award of attorneys’ fees.
In the event any such action is commenced to attack, set aside, void or annul all, or any,
provisions of this permit, or is commenced for any other reason against the City for acts or
omissions relating to the applicant’s project, within fourteen (14) City business days of the
same, the applicant shall file with the City a performance bond or irrevocable letter of credit



(together, the “Security”) in a form and in an amount satisfactory to the City, to ensure
applicant’s performance of its defense and indemnity obligations under this condition. The
failure of the applicant to provide the Security shall be deemed an express
acknowledgement and agreement by the applicant that the City shall have the authority and
right, without objection by the applicant, to revoke all entitlements granted for the project
pursuant to this permit. The City shall have no liability to the applicant for the exercise of
City’s right to revoke this permit.

8. Chemical or physical treatments, if appropriate, shall be undertaken using the gentlest
means possible. Treatments that cause damage to historic materials shall not be used.

Brian Foote, City Planner/Planning Manager
Historic Preservation Officer
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