EXHIBIT B:
635 Loma Ave. January 14 Staff Report and Exhibits

CITY OF LONG BEACH

DEPARTMENT OF DEVELOPMENT SERVICES
333 West Ocean Boulevard, 5" Floor * Long Beach, CA 90801 + (562) 570-6194 « Fax (562) 570-6068

January 14, 2019

CHAIR AND CULTURAL HERITAGE COMMISSIONERS
City of Long Beach
California

RECOMMENDATION:

Deny a Certificate of Appropriateness request for the addition of 1,5633-square-
feet total (387-square-feet to the first story, and 1,146-square-feet to create a
new second story) to an existing one-story, single-family residence in the
Belmont Heights Historic District. The existing home is a contributing property
within the Belmont Heights Historic District. (District 3)

APPLICANT: Danielle Zunzunegui / Jeff Jeannette
209 Temple Avenue
Long Beach, CA 90803
(Application No. HP18-512)

THE REQUEST

The applicant requests approval of a Certificate of Appropriateness to allow a 387
square-foot addition to the first floor, and a 1,146-square-foot addition to create a new
second floor (1,533-square-feet total); a redesigned front porch; and new rear and side
patios to an existing single-story home within the Belmont Heights Historic District and
the Single-family Residentiai Standard ot (R-1-N) zoning district.

BACKGROUND

The subject property is located on the west side of Loma Avenue between East 71
Street to the north and East 6t Street to the south (Exhibit A — Location Map). The site
is located within the R-1-N Zoning District and is currently developed with a single-
family residence and a detached two-car garage at the rear of the property.

Based on City records, the primary residence was originally developed as a 1,077-
square-foot one-story residence with a detached one-car garage built in 1922. In 1952,
the original one-garage car was demolished and replaced with a 460-square-foot two-

car garage that exists today. The property is a contributing structure within the Belmont
Heights Historic District.

The existing single-story primary residence was built in the Craftsman architectural style
— a style which constitutes approximately two-thirds of the Belmont Heights Historic
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District. The residence has a combination roof consisting of a clipped gable roof that
spans the width of the home and a cross-gable front porch, composition shingles, and
horizontal wood-siding exterior on both the primary residence and the detached two-car
garage (Exhibit B — Site Photos).

While the structures on the property maintain their original size and configuration, there
have been multiple improvements over time. In 1996, the City issued building permits
and a Certificate of Occupancy for the replacement of wood siding throughout the
property, and the replacement of 20 windows on the primary residence. Two years later,
in 1998, the homeowner obtained building permits to replace the siding, garage door,
and windows in the detached garage to match the primary residence. In both structures,
the historic windows have been replaced with non-period appropriate windows. All of
this work was completed prior to the adoption of the Belmont Heights Historic District in
2002 (Ordinance No. C-7802).

Lastly, staff and the Applicant concur the existing front porch columns were likely
modified in the 1960s or 1970s to be simple square posts, as opposed to tapered
columns and bases more commonly found in the Craftsman architectural style. In this
regard, the Applicant seeks to restore all non-period windows with historically accurate
all-wood windows, and to restore tapered Craftsman columns and bases on the front
porch.

ANALYSIS

The proposed project requires approval of the CHC because the size of the proposed
addition exceeds 250 square-feet, and the addition would add a new second story to the
existing one-story structure, visible from the public right-of-way. To be granted approval,
the project must comply with the Secretary of the Interior's Standards, the City’s Zoning
Code, the Belmont Heights Historic District Guidelines, and meet the criteria for a
Certificate of Appropriateness.

The proposed first-floor addition (387 square-feet) would be located on the west
elevation and would extend 15-feet-6-inches into the rear yard and would align with the
outermost wall of the existing residence and maintain a 6-foot side setback from the
property line — the R-1-N Zoning District requires a minimum side yard setback of 4 feet
(Exhibit C — Plans & Elevations). In addition, a new first-floor, 240-square-foot deck and
covered porch would extend 12 feet beyond the enclosed first-floor addition into the rear
yard. Along the north elevation of the first floor, a new masonry chimney and stairway
landing are proposed to project from the house — these architectural projections are
compliant with the R-1-N zoning standards. Along the south elevation, the Applicants
are proposing new French doors to open to concrete patio, with an overhead pergola,
and steps down to grade adjacent to the driveway.

The new second story (1,146 square-feet) would be setback 32 feet from the front
property line, and setback 20 feet behind the face of the existing front porch on the east
elevation. The second story would align with the first-floor exterior walls on all side and
rear elevations (north, south, and west elevations). Measuring from the front fagade, the
new second-floor addition would extend 52 feet to the rear of the home, with a second-
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story roof deck extending an additional 5 feet to match the rear edge of the first-floor
rear porch.

The design of the first-floor addition and the new second floor would match the
materials and design of the primary dwelling. The Applicant is proposing horizontal
wood siding and trim in a historically appropriate size and “teardrop” profile to be
painted in neutral colors to match the character of the original home.

Additionally, the Applicant is proposing to replace all non-period appropriate windows
with all-wood windows. In terms of originai openings, there are a total of 17 existing
windows and one door opening (on the north, south and west elevations) that would be
closed to accommodate the first-floor addition.

While the proposed second story would be setback from the facade and front porch of
the existing primary structure, the second story addition would be highly visible from the
street. As previously noted, the proposed second floor would be setback 32 feet from
the front property line. Therefore, the new second story will have visual impacts when
viewed from the public right-of-way on Loma Avenue. The overall height of the existing
primary residence is 19-feet. The proposed second story would increase the ridge mid-
point height to 25-feet in height. While 25 feet is the permitted maximum height in the R-
1-N Zoning District, the proposed addition significantly alters the original building
massing established for the historic property and is in conflict with the Belmont Heights
Historic Landmark District Ordinance sections:

D.2(a): “Additions shall be compatible in materials and design, and shall be
subordinate in scale, to the existing building.”

D.2(b): “Important architectural features which define the character of the historic
style shall not be removed or obscured. These include roofs and rafter tails,
exterior cladding, historic wood sash windows on the facade or sides of the
house, porch supports, original doors, and other original structural and decorative
features.”

D.3(a): “New Construction - Construction of new buildings in the Belmont Heights
Historic Landmark District shail conform io the bulk, massing, scale, setbacks,
height, materials, color and design of the majority of existing historic structures
on both sides of the street on the block on which the new building is to be
erected.”

The Belmont Heights Historic District Guidelines recognize that some properties in the
Belmont Heights Historic District may be eligible for second-story additions, but it
defines that these additions should be located in the rear of the property and obstruct
the visual historic character of the neighborhood. Specifically, the Guidelines state, “The
upper story addition should be planned and constructed in a way that does not involve
removing, obstructing, or damaging any existing historic features.”

The scale and context of the proposed project is out-of-scale with adjacent properties in
structure height and massing. The properties to the north and south of the subject site,
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within the Belmont Heights Historic District feature single-family homes of primarily
Craftsman-style homes with occasional California Bungalow and Neo-traditional homes.
The 23 homes within the 600-block of Loma Avenue were constructed between 1905
and 1936, with 16 of the 23 homes built between 1918 and 1923. Nearly all properties
on the west side of the 600-block of Loma Avenue feature one-story primary structures,
with only two residential properties to the north having a second story, and these
second story structures are located in the rear of the property. On the opposite side of
Loma Avenue, five of eleven total residences have second stories, but only two of these
properties have a second story on the primary residence. The new second story would
be highly visible from the public right-of-way. Despite the inclusion of a second-floor
setback, the massing of the new second story will disrupt the visual continuity of the
street consisting primarily of single-story structures and will not be compatible with the
overall character found in the surrounding neighborhood context.

The Secretary of Interior's Standards for Rehabilitation, Standard No. 2 states that “The
historic character of a property shall be retained and preserved. The removal of historic
materials or alteration of features and spaces that characterize a property shall be
avoided.” The proposed addition (primarily the proposed second story addition) would
remove the original roofline of the structure. In addition to the removal and/or
modifications of historic features, the overall spatial relationship of site would affect the
historic character of the property. The new second story would be setback
approximately 32 feet from the front property line but would be highly visible from the
public right-of-way (Loma Avenue). The proposed addition to the primary dwelling would
add significant massing and height — raising the existing height of 19 feet to 25 feet -
and therefore, not be compatible in scale or massing established for the primary
residence or the surrounding neighborhood context.

The Secretary of Interior's Standards for Rehabilitation, Standard No. 9 states that "new
work shall be differentiated from the old and shall be compatible with the massing, size,
scale and architectural features...” Up to this point in time, the primary dwelling’s
original design and configuration has been largely maintained. The proposed
modifications to the primary dwelling would constitute a substantial departure from its
existing historic condition. The proposed addition would replace the historic clipped
gable roofline established for the property with a simplified cross-gable roofline in order
to accommodate the new second story. While cross-gable roofs are commonly found in
the historic Craftsman style, the proposed roofline is a full departure from the original
roofline of the residence.

The Secretary of Interior's Standards for Rehabilitation, Standard No. 10 states that
“New additions and adjacent or related new construction shall be undertaken in such a
manner that if removed in the future, the essential form and integrity of the historic
property and its environment would be unimpaired.” The new second story addition
would be structurally integrated into the design of the primary dwelling. Therefore, the
second story addition would result in a permanent and inseparable modification to the
essential form and integrity of the historic one-story Craftsman structure. The structural
integration of the addition would not allow for the removal of the proposed addition
without impairing or altogether removing the form and integrity of the underlying historic
building.
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The proposed second story addition does not fit within the context of the historic
property. While the addition to the first story (387 square-feet) does not present conflicts
with the Secretary of the Interior's Standards, the massing and the visibility of the new
second story (1,146 square-feet) represents a substantial change to the historic
property.

To address the issues above, staff met with the Applicants twice ahead of the Cultural
Heritage Commission hearing, advising them to reduce the scale and scope of the
proposed project. Staff advised the Applicant to consider only additions 1 first floor,
including the consideration of building a singie-story Accessory Dwelling Unit in the rear
of the property. Additionally, staff advised that any second story addition should be
located at the rear of the property to reduce the overall size and massing; however, the
Applicant noted this option would not meet the intent of the property owner to achieve
the desire square footage. As proposed, the location, massing, visibility, and amount of
architectural changes of the new second story addition does not meet the Secretary of
the Interior's Standards for Rehabilitation and is not consistent with the Belmont Heights
Historic District Design Guidelines.

RECOMMENDATION

Based on the findings above, staff determined that the proposed second story addition
does not meet the requirements set forth in the Secretary of the Interior's Standards for
Rehabilitation, Guidelines for Rehabilitating Historic Buildings, and the Belmont Heights
Historic District Ordinance. The Guidelines prioritize minimizing second story additions
to emphasize compatibility with the historic character of the residence.

Staff does not support the approval of the Certificate of Appropriateness for the addition
of 1,533 square-feet (387 square-feet to the first story and 1,146 square-feet to create a
new second story) to an existing one-story, single-family residence. The required
findings cannot be made in the affirmative for the proposed improvements, as these
improvements are not compatible in overall scale and massing to the architectural style
of the existing structure on the property and in the context of the District. Staff
recommends denial of the Certificate of Appropriateness (Exhibit D — Findings).

ENVIRONMENTAL REVIEW

In accordance with Section 15301(e), Guidelines for Implementation of the California
Environmental Quality Act (CEQA), environmental review is not required for
construction of small additions to single-family residences.

PUBLIC HEARING NOTICE

Public notices were distributed on December 24, 2018. No written correspondence has
been received at the time this report was printed.
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Respectfully submitted,
=

GABRIEL BARRERAS, AICP
SR. CONTRACT PLANNER

ALEJANDRO PLASCENCIA
PRESERVATION PLANNER

(ititiny, P

CHRISTOPHER KOONTZ, AICP
PLANNING BUREAU MANAGER

CK:AP:gb

Attachments:  Exhibit A — Location Map
Exhibit B — Site Photos
Exhibit C — Plans & Elevations
Exhibit D — Findings
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EXHIBIT D
CERTIFICATE OF APPROPRIATENESS
HP 18-512
FINDINGS AND ANALYSIS
635 LOMA AVENUE

ANALYSIS:

In regards to Section 2.63.080 of the City of Long Beach Municipal Code (Cultural
Heritage Commission), the Secretary of the Interior's Standards for Rehabilitation and
Guidelines for Rehabilitating Historic Buildings (the Standards):

The subject site, 635 Loma Avenue, is located within the Belmont Heights Historic
District, which was established in 2002 (C-7802). The property is currently improved
with a 1,077-square-foot single-story home and detached 357-square-foot garage. The
home’s architectural style is Craftsman and was originally constructed in 1922.

In regards to Section 2.63.080 of the City of Long Beach Municipal Code (Cultural
Heritage Commission), the Secretary of the Interior's Standards for Rehabilitation and
Guidelines for Rehabilitating Historic Buildings (the Standards), staff has analyzed the
proposed project and the project does not meet these requirements and those of the
City’s zoning codes.

FINDINGS: (from Section 2.63.080(D) of the Long Beach Municipal Code)

1. (It) will not adversely affect any significant historical, cultural, architectural
or aesthetic feature of the Landmark or subject property within the
Landmark District and that issuance of the Certificate of Appropriateness is
consistent with the spirit and intent of this chapter.

The proposed project would adversely affect significant historical, cultural,
architectural or aesthetic features of the subject property. The proposed scope of
work would not be consistent with the recommendations of the Secretary of the
Interior’s Standards for Rehabilitation.

The properties to the north and south of the subject site, within the Belmont
Heights Historic District, all feature one-story primary structures, with only two
residential properties to the north having a second story, and all of these second
story structures are located in the rear of the property. On the opposite side of
Loma Avenue, five of eleven total residences have second stories, and only two
of these properties have a second story on the primary residence. While the
second floor step back would provide a transition in massing from the adjacent
homes, the new second story would be highly visible from the public right-of-way
(Loma Avenue). The new second floor will maintain a front setback of 32 feet
from the front property line and an overall height of 25-feet measured from top of
curb to the midpoint of the ridge of the new roof.

The Secretary of Interior's Standards for Rehabilitation, Standard No. 2
addresses the historic character of a property. The proposed addition (first and
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second story) would remove and replace the original roofline of the structure. In
addition to the modifications of historic features, the overall spatial relationship of
site would affect the historic character of the property. The new second story
would be highly visible from the public right-of-way (Loma Avenue) and would not
be compatible with the scale and massing established for the primary residence
or the predominate scale and massing of the surrounding neighborhood.

The Secretary of Interior's Standards for Rehabilitation, Standard No. 9
addresses the new additions, exterior alterations, or new construction as they
relate to historic materials. The new addition will modify the historic roofline
established for the property in order to accommodate the new second story. The
proposed massing of the addition would diminish the historic integrity of the
property and its environment.

The Secretary of Interior's Standards for Rehabilitation, Standard No. 10
addresses the form and integrity of new additions or construction with
relationship to the historic property. The new second story addition would be
structurally integrated into the design of the primary dwelling. Therefore, the
second story addition would result in the permanent modification of the essential
form and integrity of the historic building. The new second story would not allow
for the removal of the proposed addition without impairing the form and integrity
of the historic building.

The proposed project will meet the required floor area ratio, lot coverage, open
space, yard, and height requirements applicable in the R-1-N District.

2. (It) will remedy any condition determined to be immediately dangerous or
unsafe by the Fire Marshal and/or Building Official.

There are no active code enforcement cases or dangerous conditions at this site.
Thus, this finding is not applicable.

3. (It) will comply with the Secretary of the Interior’'s Standards for the
Treatment of Historic Properties and Guidelines for Preservation,
Rehabilitating, Restoring, and Reconstructing Historic Buildings.

The proposed addition would not be consistent with the Secretary of the Interior’s
Standards for Rehabilitation.

e Use — The existing use is a single-family residence consisting of a one-
story structure. The new addition would consist of an expansion of the
existing single-family (primary) dwelling. Therefore, the addition
(residential) would continue to be used as it was historically.

e Character — The applicant is proposing to apply historically-accurate
materials throughout the restoration of the existing home and the propose
new additions and features. Proposed changes include replacing all non-
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period windows and doors with historically accurate all-wood elements,
restoring tapered columns on the front porch to be more accurate to the
traditional Craftsman architectural style, and replacing horizontal wood
siding to match the existing cladding.

The Secretary of Interior's Standards for Rehabilitation, Standard No. 2
addresses the historic character of a property. Under this standard, the
removal of historic materials or alteration of features and spaces that
characterize a property shall be avoided. The proposed addition (first and
second story) would remove the original roofline towards the rear of the
structure. The new second story would be would be approximately 32 feet
from the front property line and highly visible from the public right-of-way
(Loma Avenue). In addition, the new second story would maintain a mid-
point ridge height of 25 feet. Therefore, the proposed improvements would
not be compatible in scale and massing to the primary residence, adjacent
properties, and other buildings in the District.

Changes to Historic Features — The proposed improvements would match
existing materials and styles founds on the primary structure. However,
several historic features will be removed including the clipped gable
roofline, the closing of 17 existing window opening, and the overall single-
story scale intended for the original home.

Historic Significance — The existing one-story primary dwelling is a
contributing structure in the Belmont Heights Historic District. The
proposed second story addition would have the potential to change the
historic significance of the property, which has acquired historic
significance in its own right. The highly visible second story addition (32
feet from front property line) would have the potential to affect the integrity
of the district in the vicinity of the properties along Loma Avenue.

Distinctive Features — The proposed improvements would change the
height of the existing contributing structure. The existing clipped gable
roofline would be removed in order to accommodate the addition of the
new second story. Furthermore, the existing historic height of the
residence of 19 feet, would be increased to 25 feet on primary residence.

Deteriorated Historic Features — Based on the assessment of staff, the
existing front porch columns were likely modified from their original
Craftsman tapered form to be simple square posts in the 1960s or 1970s.
This proposal seeks to restore the front porch columns to be more
historically accurate to the Craftsman architectural style. Additionally, the
applicant is proposing to replace all non-historically appropriate windows
and doors with all-wood period appropriate windows and doors.

Damage to Historic Materials — The new addition would not include
chemical or physical treatments that would cause damage to historic
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materials. The proposed exterior finishes and materials would be
consistent with this requirement.

e Archeological Resources — Any archeological resources found will be
protected and preserved. No resources are known. No major excavations
or grading is proposed.

e Historic Materials that Characterize the Property — Materials to be
maintained or replaced include horizontal wood siding, and wood windows
throughout, which would enhance the remaining character defining
features still intact on the primary residence.

As previously noted, the Secretary of Interior's Standards for
Rehabilitation, Standard No. 2 requires retaining and preserving historic
materials or features and spaces that characterize a property. The new
addition will modify the historic roofline established for the one-story
primary dwelling in order to accommodate the new second story.

The new second floor would feature a step back on the east elevation to
differentiate the new from the old. The 367-square-foot first-floor addition
would be flush with the exiting north and south elevations, which would not
clearly differentiate new from the old.

e Form and Integrity — The new addition (first and second story) would be
structurally integrated into the primary dwelling. The addition would not be
undertaken in a manner that would allow for its removal without
impairment of the essential form and integrity of the historic property.

The proposed addition, including the new second story, has a size, scale, and
profile larger than the scale of the existing residence. The addition is highly
visible from the public right-of-way and would not be generally compatible with
the context of the structures adjacent to the subject site in the Belmont Heights
Historic District.

4. (It) will comply with the Design Guidelines for Landmark Districts, for a
property located within a Landmark District.

The subject property is contributing property within the Belmont Heights Historic
District. The Design Guidelines for the Belmont Heights Historic District require
that projects comply with the Secretary of Interior's Standards for Rehabilitation.
As proposed, improvements would include a new second story located 32 feet
from the front property line. The proposed addition would be highly visible from
the public right-of-way (Loma Avenue).

The Guidelines further recommend that the size and massing of the upper story
addition should be compatible with the historic character of the residence. In
addition, the Guidelines state, “Additions shall be compatible in materials and
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design, and shall be subordinate in scale, to the existing building.” While the new
second story would incorporate a step back along the east elevation, the addition
will be highly visible and would span the full width of the building. The overall
massing of the proposed addition would substantially alter the context of the
historic property with relation to the adjacent structures in the historic district.

The project would alter and remove the historic roofline from the original
residence, which was built in 1922. The historic character of the primary structure
would be highly modified from its historic context with the proposed addition to
the first and second story.
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