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EXECUTIVE SUMMARY
The Southwest Regional Operation Center Project (project) is constructing a trucking facility on Rancho
Avenue at the southwest corner of the intersection with Agua Mansa Road in the City of Colton, San
Bernardino County, California, approximately 1 mile south of Interstate 10. The project site encompasses
five parcels, one of which includes the Peter C. Peters House, locally known as the Peters Adobe, and an
ancillary building (a garage) at 602 Agua Mansa Road. As approved by the City of Colton Planning
Commission and Historic Preservation Commission, the project does not propose use or development
that would physically alter the house (City of Colton Planning Commission Meeting, August 9, 2016, and
Historic Preservation Commission July 13, 2016).
The Peter C. Peters House is individually eligible for listing on the National Register of Historic Places
(NRHP), the California Register of Historical Resources (CRHR), and for local designation in the City of
Colton under Criteria A/1/1 for its association with the early development of the region; and under
Criteria C/3/4 as an increasingly rare property type that is representative of a type, period, and method of
construction. SWCA Environmental Consultants was retained to prepare a Historic Preservation Work
Plan (HPWP) for the Peter C. Peters House and to provide additional historic preservation support to the
Southwest Regional Operation Center Project pursuant to the requirements of the California
Environmental Quality Act; Chapter 15.40 of the City of Colton Municipal Code, Public Resources Code
Section 21081.6; and the Conditions of Approval for the Master Certificate of Appropriateness.
The purpose of the HPWP is to provide documentary and physical information about the Peter C. Peters
House and to outline the appropriate treatment recommendations to preserve it and allow for compatible
future use. The information provided should inform any future studies, investigations, or feasibility
studies and may be supplemented as necessary to respond to the needs of the resource. The report follows
the guidelines provided in the National Park Service (NPS) Preservation Brief 43: The Preparation and
Use of Historic Structures Reports (Slaton 2005).
The Peter C. Peters House is a one and one-half story massed plan, side-gable central-passage type
residence with a rear adobe wing. The house was constructed in two distinct periods attributed to the
Peters family circa 1875 and the Martin family circa 1938. The original symmetry of the interior of the
Peters House remains evident despite alterations to the floor plan in the late 1930s. The ancillary building
was constructed west of the house between the late 1930s and 1940s (Architectural Resources Group
2018).
The exterior of the Peter C. Peters House is deteriorating primarily from general exposure to weather
conditions and deferred maintenance. Deterioration conditions in the interior of the house are graffiti,
general soiling, debris accumulation, and deferred maintenance, as well as holes in the walls and ceilings.
The house is presently vacant.
In October 2019, Simpson Gumpertz and Heger, Inc. conducted a structural and seismic evaluation of the
Peter C. Peters House. Overall, the house was observed to be structurally sound. Additional reinforcement
or remedial intervention may be required to meet code regulations and support increased occupancy or
live loads to accommodate a change in use. However, observed seismic deficiencies indicate the framing
system may have some potential for localized collapse as a result of seismic activity. In July 2020, IS
Architecture conducted a secondary site visit to update the physical description with current conditions
and to provide a detailed mothballing and monitoring plan.
As the Southwest Regional Operations Center Project is designed, the Peter C. Peters House would not
be physically altered. No use is proposed for the house at this time, and the intent is to mothball it for the
foreseeable future. The setting of the Peter C. Peters House has been altered by changes in land use and
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subdivision in the surrounding area since the 1950s. However, construction of the project will
significantly and irrevocably affect the historic setting and feeling of the Peter C. Peters House and its
association with the agricultural history of the area by introducing a trucking facility immediately
adjacent to the residence, eliminating the expanse of open land historically associated with the property,
and isolating the house on a fraction of its current parcel. The nature of the surrounding uses may
preclude the house from future residential occupancy. Any future use will likely involve adapting the
house from a residential property to an office or commercial space.
The Secretary of the Interior defines four conceptual approaches to the treatment of historic properties,
two of which are applicable to the Peters House:
Preservation, which focuses on the maintenance and repair of existing historic materials
and retention of a property’s form as it has evolved over time; and
Rehabilitation, which acknowledges the need to alter or add to a historic property to meet
continuing or changing uses while retaining the property’s historic character.
To retain the architectural and structural integrity of the house for future use, the appropriate treatment
approach should address causes of deterioration to decelerate decay and maintain the house as it currently
exists. Preservation is the recommended treatment approach for the historic resource in the short term;
however, recommendations for a rehabilitation approach are also included to prepare for a future change
in use.
After the Peter C. Peters House has been stabilized and preservation treatment recommendations
completed, a regular schedule for maintenance and monitoring should be established to proactively
address deterioration, damage from natural disasters and storms, or vandalism. Routine maintenance is
critical in prolonging the life of preservation treatments, reducing building management costs, and
protecting the historic resource until a future use is identified.
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DEVELOPMENTAL HISTORY
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1

INTRODUCTION

The Southwest Regional Operation Center Project (project) is under construction as a trucking facility
on Rancho Avenue at the southwest corner of the intersection with Agua Mansa Road in the City of
Colton, San Bernardino County, California, approximately 1 mile south of Interstate 10. The project site
encompasses five parcels, one of which includes the Peter C. Peters House, locally known as the Peters
Adobe, and an ancillary building (a garage) at 602 Agua Mansa Road (Figure 1). The project entails the
development of an 11.12-acre site with a new two-story office building (19,913-square foot) and
ancillary facilities for truck fueling, truck washing, trailer storage, and vehicle parking, with an
additional 1.14 acres reserved for future expansion along Agua Mansa Road (Appendix A). As approved
by the City of Colton Planning Commission and Historic Preservation Commission, the project does not
include use or development that would physically alter the house (City of Colton Planning Commission
Meeting, August 9, 2016, and Historic Preservation Commission July 13, 2016).

1.1

Property Significance

According to the California Code of Regulations (CCR) 15064.5, a historic resource includes one that is
in a local register of historical resources or has been identified as significant in a historic resource survey
meeting the requirements of Section 5024.1(g) of the Public Resources Code. The Peter C. Peters House,
a Victorian-era vernacular single-family residence, is within the locally designated Agua Mansa Historic
District, which is significant for its association with the community’s agricultural history and Hispanic
population (City of Colton 2000). Additionally, the Peter C. Peters House is individually eligible for
listing on the National Register of Historic Places (NRHP), the California Register of Historical
Resources (CRHR), and for local designation in the City of Colton under Criteria A/1/1 for its association
with the early development of the region; and under Criteria C/3/4 as an increasingly rare property type
that is representative of a type, period, and method of construction (Architectural Resources Group
[ARG] 2018; Appendix B).
Under the provisions of the California Environmental Quality Act (CEQA), historic resources are
considered part of the environment and subject to environmental impact analysis. Local governments with
established permitting processes are deemed the lead agency under CEQA and responsible for identifying
impacts of proposed projects, determining the significance of impacts, and identifying mitigation
measures to substantially reduce significant impacts to the historic resource (Office of Historic
Preservation 2019). Pursuant to Chapter 15.40 Historic Preservation of the City of Colton Municipal
Code, a “ ‘Certificate of Appropriateness’ is the Permit granted after review by the Commission,
approving plans . . . for New Construction on the site of a Designated Historic Resource or District . . .”
Though the project does not involve physical alteration, re-use, or demolition of the Peter C. Peters
House, it entails new construction within the Agua Mansa Historic District and on the site of the Peter C.
Peters House. The Conditions of Approval stipulated by the City of Colton Historic Preservation
Commission for the Master Certificate of Appropriateness (File Index Number HPO-000-046) and the
Mitigation Monitoring Program submitted to the City of Colton Planning Commission for a Conditional
Use Permit to develop and operate the proposed facility (Resolution No. R-28-16) require preparation and
approval of a Historic Preservation Work Plan (HPWP) for the historic resource.
SWCA Environmental Consultants (SWCA) was retained to prepare the HPWP for the Peter C. Peters
House and to provide additional historic preservation support to the Southwest Regional Operation Center
Project pursuant to the requirements of CEQA; Chapter 15.40 of the City of Colton Municipal Code,
Public Resources Code Section 21081.6; and the Conditions of Approval for the Master Certificate of
Appropriateness.
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Figure 1. Location map.
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1.2

Methodology

The purpose of the HPWP is to provide documentary and physical information about the Peter C. Peters
House and to recommend the appropriate treatments to preserve it and allow for compatible future use.
The information provided should inform any future studies, investigations, or feasibility studies and may
be supplemented as necessary to respond to the needs of the resource. The report follows the guidelines
provided in the National Park Service Preservation Brief 43: The Preparation and Use of Historic
Structures Reports and is organized in three sections (Slaton 2005):
•
•

•

Part I includes historic background and context information, a chronology of construction and
use, a physical description, an evaluation of significance, and an analysis of existing
conditions.
Part II includes a treatment analysis based on future use of the historic resource. The
treatment analysis outlines historic preservation treatment approaches for preservation and
rehabilitation as well as treatment recommendations, requirements for work, and plans for
maintenance and monitoring.
The appendices include supporting documentation and sketch plans.

In 2015, SWCA prepared a Draft Cultural Resource Survey Report for architectural and archaeological
resources in conjunction with the project (Treffers and Hoffman 2015). A subsequent Draft Historic
Resource Evaluation was prepared for the Peter C. Peters House by Architectural Resources Group
(ARG) in 2018, also in conjunction with the proposed project (ARG 2018; see Appendix B). Information
from these evaluations was incorporated and referenced throughout Part I of this report in the historic
background, chronology of construction, and the statement of significance. Additional property research
was conducted by SWCA’s Pasadena and Salt Lake City offices to develop a chronology of construction
and use for the Peter C. Peters House. Preservation specialists Anne Oliver and Megan Daniels conducted
site visits in July and October 2019, with the assistance of architectural historian Nelson White, to
photographically document the property, prepare measured drawings of the house, and conduct the
condition evaluation. A structural evaluation was concurrently performed in October 2019 by Simpson
Gumpertz and Heger (SGH). The findings and recommendations of the structural report are summarized
in Part II; the full report is provided in Appendix C. The final HPWP was formatted and produced by
SWCA.
For preparation of the historic context, SWCA staff also consulted the following sources: City of Colton
website and resources; books on the history of both California and San Bernardino County (such as
History of San Bernardino and Riverside Counties and Heritage of the Valley, San Bernardino’s First
Century); several articles from the San Bernardino County Museum Association Quarterly; and previous
cultural resource studies of the Colton area. A complete list of references is included at the end of the
report. Due to the COVID-19-related City and state shelter-in-place mandates currently in effect, several
repositories and local archives are currently closed and were inaccessible at the time of this report. These
include the San Bernardino County Museum, the Colton Museum, and CHRIS centers such as the SCCIC
in Fullerton.

2
2.1

DEVELOPMENTAL HISTORY
Historic Background and Context

Post-Contact history for the state of California is generally divided into three specific periods: the Spanish
Period (1769–1822), Mexican Period (1822–1848), and American Period (1848–present). Although
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Spanish, Russian, and British explorers visited the area for brief periods between 1529 and 1769, the
Spanish Period in California begins with the establishment in 1769 of a settlement at San Diego and the
founding of Mission San Diego de Alcalá, the first of 21 missions constructed between 1769 and 1823.
Independence from Spain in 1821 marks the beginning of the Mexican Period, and the signing of the
Treaty of Guadalupe Hidalgo in 1848, ending the Mexican-American War, signals the beginning of the
American Period when California became a territory of the United States.
The first part of the following overview provides a brief history of post-Contact California up to the
American Period. After this general overview, a more detailed consideration of the regional history of San
Bernardino County since 1848 is presented.

2.1.1

Spanish Period (1769–1822)

The 1769 overland expedition by Captain Gaspar de Portolá marks the beginning of California’s Historic
period, occurring just after the King of Spain installed the Franciscan Order to direct religious and
colonization matters in assigned territories of the Americas. With a band of 64 soldiers, missionaries, Baja
(lower) California Native Americans, and Mexican civilians, Portolá established the Presidio of San
Diego, a fortified military outpost, as the first Spanish settlement in Alta California. In July of 1769,
while Portolá was exploring southern California, Franciscan Fr. Junípero Serra founded Mission San
Diego de Alcalá at Presidio Hill, the first of the 21 missions that would be established in Alta California
by the Spanish and the Franciscan Order between 1769 and 1823.
History records the Spaniard Pedro Fages as the first European to pass through the San Bernardino Valley in
1772. Looking for deserters from the military post in San Diego, Fages crossed into the San Bernardino
Valley from the southeast, crossing the Santa Ana River at what is now called the Pedley or Riverside
Narrows, then heading north through the Cajon Pass and into the Mojave Desert (Hampson et al. 1988).
In 1774, the expedition of Juan Bautista de Anza also entered the San Bernardino Valley through the
Riverside Narrows. His expedition opened an overland travel route from Sonora in the Mexican interior to
Monterey in California (Brown and Boyd 1922; Rawls and Bean 2003). It would be another 30 years
before the Spaniards returned to the region.
The string of 21 California missions paralleled the coastline between San Diego and Sonoma. Nearcoastal locations were preferred by the Spaniards for colonization since they were easier to defend and
supply from ships, and were also bordered by populous Native American villages with potential converts.
All of the missions contained churches, workshops, storehouses, soldiers’ barracks, and quarters for
Native American neophytes. These new converts were used as labor, establishing and nurturing the
mission orchards, gardens, vineyards, and pastures. At the missions, the padres exercised strict control
over the Native American neophytes, and oversaw all economic activities of Spanish California,
particularly directing agricultural activities, including slaughter of cattle, pigs, and sheep, and nearly all
related commercial activity (Dallas 1955:3–4).
As the chain of missions prospered, their livestock holdings increased and became vulnerable to theft.
The Spaniards responded by planning inland missions that could provide additional security and establish
a presence beyond the coast. By 1806, a formal expedition to find potential locations was mounted to the
San Bernardino Valley and on May 10, 1810, Fr. Francisco Dumetz established a religious site or capilla
at a Cahuilla ranchería called Guachama (Beattie and Beattie 1939:5). The valley received its name from
this site, which Fr. Dumetz dedicated to San Bernardino de Siena in honor of the saint’s feast day,
traditionally celebrated on May 10 (Federal Writers’ Project 1939). From this, the valley, the mountains,
and eventually the city and county were named. Mission lands extended from the San Bernardino Valley
to the Cajon Pass, and the San Gorgonio pass. These lands were primarily used for grazing cattle and
sheep that belonged to the mission (Hampson et al. 1988).
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Efforts to colonize and evangelize the area were continued by Mission San Gabriel Arcángel which
established the San Bernardino estancia (rancho) at a site located 1.5 miles east of Guachama in 1819
(Smith et al. 1969:23). Other estancias in San Bernardino County soon followed at Agua Caliente, and at
the rancherías of Jumuba and Yucaipa (Beattie and Beattie 1939:12). The estancia at Guachama was
intended to serve several purposes, one of which was to develop farming and teach the Cahuilla Indians
about European agricultural methods. To that end, a zanja, or irrigation ditch (now California State
Historical Landmark No. 43) was constructed in 1820 that originated several miles to the east of the
estancia. According to Beattie, as many as a thousand Native Americans were involved in learning how
to cultivate crops by the spring of that year.

2.1.2

Mexican Period (1822–1848)

After more than a decade of intermittent rebellion and warfare, New Spain (Mexico and the California
territory) won independence from Spain in 1821, marking the beginning of California’s Mexican period.
Extensive land grants were established in the interior during the Mexican Period, in part to increase the
population inland from the more settled coastal areas where the Spanish had first concentrated their
colonization efforts. At the same time, the influence of the California missions waned in the late 1820s
through the early 1830s. This decline resulted from a combination of outside events and pressures,
including increasing hostility between missionaries and local civilians who demanded mission lands,
decimation of the Native American population by introduced diseases, and the influence of private traders
in the hide and tallow industry.
Chief among these circumstances was the adoption of the Secularization Act of 1833, by which the Mexican
government privatized most of the Franciscans’ landholdings, including their California missions. By 1836,
this sweeping process effectively reduced the California missions to parish churches and released their vast
properties. Although earlier secularization schemes had called for redistribution of lands to Native American
neophytes, who were responsible for construction of the mission empire, the mission lands and livestock
holdings were instead redistributed by the Mexican government through several hundred land grants to non–
Native American ranchers (Langum 1987:15–18). The Mexican citizens who received the ranchos
subsequently released their neophyte “workers” to fend for themselves.
The first land grant in San Bernardino County was made in 1838 to Juan Bandini. This was known as the
Jurupa Grant and consisted of 32,000 acres located between Slover Mountain and the Chino Hills. The
following year Bandini petitioned for an additional 4,500 acres adjacent to the Chino Hills. This grant was
not an extension of the Jurupa Grant but an entirely new grant known as El Rincon. Immediately upon
receiving his grant, Bandini began stocking his rancho and built an adobe where he and his family resided
(Brown and Boyd 1922; Hampson et al. 1988).
In 1842, a second land grant in San Bernardino County was given to Antonio Maria Lugo of Los Angeles.
This grant, known as Rancho San Bernardino, consisted 37,700 acres of land located in the San
Bernardino Valley. After receiving his grant, the elder Lugo divided up his land among his three sons
Jose del Carmen, Jose Maria, and Vicente and a nephew Diego Sepulveda. Jose del Carmen received
lands that included the ruined San Bernardino estancia property (which had at that point grown to an
asistencia), and the Indian settlement at Guachama. Vicente Lugo was allotted land around the settlement
of Politana. Jose Maria Lugo was allotted land at Jurumba and Diego Sepulveda was given land in
Yucaipa. The San Bernardino Rancho was held by the Lugo family until they sold it to the Mormons in
1851 (Brown and Boyd 1922).
A census conducted in 1844 listed the following persons in the San Bernardino Valley: 52 members of the
Lugo and Sepúlveda households, 73 people at Politana, 200 Native American converts at the Guachama
ranchería, and unknown numbers of non-Christian Native Americans. Thirty-four other people lived at the
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ranchos at Jurupa, Rancho Santa Ana del Chino, and El Rincón, all within present-day San Bernardino
County (Beattie and Beattie 1939:67–68).
During the supremacy of the ranchos (1834–1848), landowners largely focused on the cattle industry and
devoted large tracts to grazing. Cattle hides became a primary southern California export, providing a
commodity to trade for goods from the East and other areas in the United States and Mexico. The number of
nonnative inhabitants increased during this period because of the influx of explorers, trappers, and ranchers
associated with the land grants. The rising California population contributed to the introduction and rise of
diseases foreign to the Native American population, who had no associated immunities. Large numbers of
native peoples in the Central Valley, for example, died from disease between 1830 and 1833, and disease
exterminated whole tribes along the American, Merced, Tuolumne, and Yuba Rivers. The Central Valley
was hit by a second epidemic in 1837, which further decimated indigenous Californians (Cook 1955).

2.1.3

San Bernardino County during the American Period (1848–
Present)

War in 1846 between Mexico and the United States precipitated the Battle of Chino, a clash between
resident Californios and Americans in the San Bernardino area. The Mexican-American War ended with the
Treaty of Guadalupe Hidalgo in 1848, ushering California into its American Period.
California officially became a state with the Compromise of 1850, which also designated Utah and New
Mexico (with present-day Arizona) as U.S. Territories (Waugh 2003). Horticulture and livestock, based
primarily on cattle as the currency and staple of the rancho system, continued to dominate the southern
California economy through 1850s. The Gold Rush commenced in 1848, and with the influx of people
seeking gold, cattle were no longer desired mainly for their hides, but also as a source of meat and other
goods. During the 1850s cattle boom, rancho vaqueros drove large herds from southern to northern
California to feed that region’s burgeoning mining and commercial boom. Cattle were at first driven along
major trails or roads such as the Gila Trail or Southern Overland Trail, then were transported by trains
where available. The cattle boom ended for southern California as neighbor states and territories drove herds
to northern California at reduced prices. Operation of the huge ranchos became increasingly difficult, and
droughts severely reduced their productivity (Cleland 2005:102–103).
In 1853, San Bernardino County was established from territory that was part of Los Angeles and San
Diego Counties, and the City of San Bernardino was incorporated in 1854. The county measures some
20,094 square miles, making it one of the largest in California. The population of San Bernardino County
as of 1860 was 5,000, including 3,200 Native Americans. Cattle and other livestock continued to sustain
the economy, as did agriculture, primarily consisting of wheat, barley, corn, and hay (Beattie and Beattie
1939:354–355). Gold was found in Holcomb and Bear Valley in the early 1860s, giving rise to
boomtowns (most notably, Belleville) and intensive mining efforts. With the disruption of the Civil War,
rancho ownerships changed hands often, and patrónes subdivided some larger holdings into smaller
parcels. The winters of 1862–1863 and 1863–1864 produced almost no rainfall in southern California.
When rain finally came in February 1864, thousands of heads of livestock had perished from hunger or
thirst. Devastation brought about by severe droughts and the changing economy ruined many surviving
ranchero families and resulted in refocusing grazing activities in southern California on sheep (Beattie
and Beattie 1939; Brown 1985; Ingersoll 1904). A smallpox epidemic in San Bernardino in 1862 took a
serious toll on the Native American population. In 1867, violence among Native Americans and EuroAmericans led to an organized effort to suppress Native American resistance. By the end of the decade,
Native American population in the area had been substantially reduced (Beattie and Beattie 1939:421).
The arrival of the Southern Pacific Railroad (SPRR) and Atchison Topeka & Santa Fé Railway in the
1870s and 1880s, which had connecting lines throughout southern California, brought economic
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opportunity and exponentially increased the state’s population. This socioeconomic phenomenon has been
widely identified as “the Boom of the ‘Eighties” by historians such as Glenn Dumke. According to
Dumke, “In general, coupled with large transfers of land and the platting of several new additions to the
city, the boom in San Bernardino reflected itself largely in local railway extensions and in a sharp rise in
prices and property values” (Dumke 1944:120). As in other parts of the West, both water and railroads
would be keys to future development.
At the turn of the twentieth century, San Bernardino was establishing itself as a cosmopolitan settlement.
The population reached 5,000 in 1891, and the city had 26 miles of paved streets and an opera house
(LaFuze 1971). Primary industries at that time were lumber, mining, and tourism; citrus had yet to take hold
as the chief source of income for the area. By the turn of the century, the local population included as many
as 600 Chinese citizens, many of whom lived in the community’s Chinatown located on 3rd Street east of
Arrowhead Avenue (Stoebe 1986:11). By 1910, the citrus and railroad industries dominated the local
economy and included growing, packing, and shipping fruit products. Other industries in the San
Bernardino area included cattle ranching, sugar beet cultivation, and viticulture and enology (Southern
California Panama Expositions Commission 1914). According to the U.S. Census, the population of San
Bernardino County had risen to 56,700 by the end of the first decade of the twentieth century. The Santa Fe
Railway was a major employer; its expansive shops and freight yards were said to be the largest outside
Topeka, Kansas. Multiple generations worked at the yard, affording working- and middle-class lifestyles to
more than half the adult population of the community at times. Train cars and equipment were built and
locomotives repaired at those shops from the late 1880s until its closing in 1992 (Duke 1995).

2.1.4

Settlement in Agua Mansa and the City of Colton

In 1842 and 1843, approximately a dozen families from Abiquiu, New Mexico, relocated to southern
California. They were led by Lorenzo Trujillo and several other men of Mexican and Native American
descent who had served for several years as guides for trade caravans that traveled the Old Spanish Trail
from Santa Fe to Los Angeles. These pioneers represent the first colonizing expedition from northern
New Mexico to southern California. The community that they founded was the first post-Mission period
settlement, not to mention the first Catholic parish, east of San Gabriel (Harley 1991:5-40). Although
short-lived, these pioneer communities helped pave the way for the founding of the Inland Empire’s two
largest cities: San Bernardino (founded 1851) to the northeast and Riverside (founded 1870) to the
southwest, along with Colton to the northeast (founded 1873).
Following a brief stay at Politano on Antonio Lugo’s San Bernardino Rancho, the colonists founded twin
settlements on opposite sides of the Santa Ana River within the San Bernardino Valley. These settlements
were established on 2,200 acres of land formerly part of the Jurupa grant, which Juan Bandini had
donated to the settlers in 1843. These two settlements were soon established as the new towns of Agua
Mansa and La Placita de los Trujillos in 1844 and 1845, respectively. In exchange for the Bandini
Donation, the New Mexicans worked as vaqueros and provided security for Bandini’s livestock and
holdings (Waitman 1991:41). Agua Mansa, meaning “gentle water” in Spanish, was located on the north
bank of the river, and La Placita de los Trujillos, referring to a plaza that connected the founding Trujillo
family’s homes, was on the south bank (Harley 1996:30; Waitman 1991:41–46).
These small agricultural communities prospered in the fertile Santa Ana flood plain, growing grapes, tree
fruits, and grain; raising sheep, goats, cattle, and horses; and selling surplus in both the San Bernardino
and Los Angeles markets. Fruits and vegetables thrived with little irrigation in the productive and lowlying farmland. Agua Mansa and La Placita differed from other Californio settlements in two important
ways. In contrast to the quasi-feudal system of contemporary ranchos, Agua Mansans (as they were
collectively called) owned their own land and were economically independent. Each family owned a
narrow lot that included river frontage, farm fields, and grazing lands. Although they worked as vaqueros
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and a security force for Don Bandini, each family was able to sustain itself with the fruits of its lands
(Harley 1996:11–36).
In 1852 the Catholic residents of Agua Mansa and La Placita built an adobe church in La Placita, but due
to its placement on loose sand it collapsed prior to its completion. The replacement church, named San
Salvador and located on high ground in Agua Mansa, served the entire valley from 1853 through 1878.
The parish name was sometimes used for the entire community (Harley 1996:24–28). Their cemetery at
Agua Mansa is the oldest cemetery in the county and is listed as California State Historical Landmark No.
121.
Peter C. Peters arrived in Agua Mansa in 1961 to the home of Cornelius Jensen, an early settler of Agua
Mansa and Peters’ cousin. Fifteen days of rain in early 1862 culminated in a devastating flood on
January 22, which may have discouraged Peters from remaining in the area and prompted him to leave for
San Diego County, where he stayed for several years. The flood destroyed both Agua Mansa and La
Placita. Adobe buildings melted and collapsed; trees, crops, and fertile soils washed away; and coarse
sand covered what remained. With flows reaching approximately 320,000 cubic feet per second, this was
the largest flood event in the recorded history of the Upper Santa Ana River Basin. Only the church,
graveyard, and Cornelius Jensen’s home in Agua Mansa survived the deluge; La Placita was entirely
destroyed (Sidler 1991:49–52). The Los Angeles Star gave the following account.
The flood in the Santa Ana river [sic] was so great as to pour into the town, washing away
the houses, leaving the people without shelter. The church, fortunately, withstood the flood,
and thither the people flocked. Everything, of provisions and clothing, has been destroyed,
and the people are left absolutely in a state of starvation. There are now fully 500 persons
in the church, without the means of subsistence, or the ability to procure them. This is the
most utter and complete destruction which we have heard of and appeals strongly to the
sympathies of the public (Cleland 2005:129).
Judge Benjamin Hayes, who viewed the destruction firsthand, wrote:
A dreary desolation presented itself to my eye, familiar buildings overturned or washed
away; here only a chimney, there a mere doorpost or a few scattered stakes of a fence, stout
and lofty trees torn up, a mass of drifted branches from the mountain canyons, and a
universal waste of sand on both banks of the river, where a few months before all was green
and beautiful (Cleland 2005:129).
The residents rebuilt Agua Mansa in place and built a new La Placita on higher ground, on a plateau on
the western side of the La Loma Hills. The communities never regained their former prominence,
however, and several of their members moved to the nearby communities of South Colton, Riverside, and
San Bernardino (Harley 1996:7, 24). Peter C. Peters returned to Agua Mansa in the late 1860s. Here he
farmed and raised livestock, first with the Jensen family, and later on his own. He purchased the subject
property, located at the intersection of what is currently Agua Mansa Road and South Rancho Avenue, in
1875. Peters eventually grew his small strip of land into a 420-acre land holding, where he not only raised
livestock (including sheep and horses), but also grew fruits, grapes, and alfalfa. His ranching operations
grew vastly and quickly, to the point Peters had to secure water rights from nearby ditches to support his
expanding land and business (ARG 2018:10). For a more detailed discussion on Peter C. Peters, please
see Section 2.2.
With the move to higher and less fertile ground, irrigation became a priority for the communities. The
post-flood rebuilding effort included the construction of two simple earthen canals, both of which drew
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water from the Santa Ana River for irrigation and domestic uses. The Agua Mansa Ditch ran south and
west from the river to water its namesake community, whereas the Trujillo Ditch ran due south to water
La Placita (Harley 1996:20; Scott 1977:70, 81). Because local residents referred to the rebuilt La Placita
as “Spanish-town,” an alternate name for the Trujillo Ditch was the Spanishtown Flume (Harley 1996:15;
Scott 1977:73, 81).
Approximately 1 mile north, the establishment of the San Bernardino and Jurupa ranchos in the early
1800s was the first permanent settlement in the area that would become the City of Colton. The ranchos
supported a variety of agricultural activity, including livestock raising and the growing of barley (ARG
2018). Rancho San Bernardino was established by the San Gabriel Mission in the early nineteenth
century. The vast rancho encompassed much of present-day San Bernardino, Redlands, Colton, Rialto,
and Fontana. After the Secularization Act of 1833 privatized most of the missions’ landholdings, Jose del
Carmen Lugo petitioned Governor Alvarado for a grant of the San Bernardino Rancho, where his family
had been farming and grazing. On June 21, 1842, the land was granted to the Lugo family, who continued
grazing livestock and built several adobe buildings (Dudek 2019). By the late 1800s, the ranchos had been
mostly subdivided into smaller ranches and citrus orchards (ARG 2018).
The City of Colton was initially settled in 1873 but did not gain regional influence until the following
decade. In 1875, the SPRR opted to construct a railroad from Los Angeles east to the San Bernardino
Valley (City of Colton n.d.). This brought about the plotting and establishment of a traditional grid street
pattern in the City of Colton, which is evidenced today in the City’s downtown area. The Santa Fe
Railroad line from Los Angeles to San Bernardino was completed in 1887, routing north through Colton,
at which time the City of Colton was incorporated. Named after an SPRR official, David R. Colton, the
city historically became a major local shipping hub due to the intersection of the SPRR and Santa Fe rail
lines and continues to be a major rail hub for the region (Clucas 1974; Hofer 1983). Colton was the only
place in the state where two transcontinental railroads came together. As such, it played a vital role in the
development of California agriculture and in settling the region (City of Colton n.d.).
The growth and activity brought forth from the railroad and citrus orchards made the City of Colton a
busy place, with several businesses and residents of the town working to support the railroad operations.
In South Colton, where many of the railroad workers lived, residents built their own homes, often making
use of the disassembled wood crates from railroad shipments as building material. As the citrus industry
began to falter, more businesses reliant on the rail for the delivery of materials and shipment were
established along the rail lines, creating large tracts of land devoted specifically to industrial operations.
The original residential settlements “remained adjacent to the rail and industrial operations, allowing local
residents to walk to their jobs” (City of Colton n.d.).
After a relatively quiet period during the 1920s and the Great Depression, the City of Colton once again
underwent a development boom. This brought about the construction of Interstates 10 and 215 through
the City, further attracting transportation-based industries to the area. The post-World War II nationwide
suburban development boom resulted in another period of subdivision growth in Colton. Because Colton
was a major rail hub, President Harry S. Truman gave a rousing campaign speech in the city on
September 24, 1948 (Harry S. Truman Library and Museum 2008). After 1950, industrial and urban
development increased in the Colton area, and more and more vineyard and agricultural properties began
to be sold. As agricultural property was transformed into industrial property and the Ontario airport
expanded, agricultural enterprises in the Colton area decreased. In the 1970s and 1980s, the City of
Colton and the entire Inland Empire area experienced rapid population growth as people working in Los
Angeles and Orange Counties sought more affordable housing in suburban areas. All of these periods of
growth for the City of Colton created many new residential neighborhoods, which in turn influenced a
modest amount of commercial development in order to support demand for goods and services (City of
Colton n.d.).
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While Colton continued to urbanize, the historic Agua Mansa settlement located south of the City of
Colton remained largely open and agricultural (City of Colton 2013). Agua Mansa remained outside the
jurisdiction of the City of Colton until the area was annexed between 1955 and 1967 (ARG 2018). In
1985, a cooperative effort between the City of Colton, City of Rialto, City of Riverside, County of San
Bernardino, and County of Riverside established the Agua Mansa Industrial Growth Association to
oversee and promote economic development and projects in the area that had become known as the Agua
Mansa Industrial Corridor (San Bernardino County 2019).

2.2

Chronology of Ownership and Use

A native of the North Frisian island of Sylt (in present-day Germany), Peter C. Peters (1842–1934)
arrived in San Francisco in 1861 at the age of 19 and traveled to southern California at the invitation of
his cousin Cornelius Jensen, one of the important early settlers of Agua Mansa (Ancestry 2012; Harley
1991). The January 1862 flood that destroyed Agua Mansa may have discouraged Peters from remaining.
He left for San Diego County before returning to the area in the late 1860s to farm and raise livestock,
initially with the Jensen family (ARG 2018). The 1870 U.S. Census listed Peters as a stock raiser living
with Cornelius Jensen (Ancestry 2009).
In 1873, he married Maria del Refugio Alvarado (1842–1923), who was the daughter of Francisco
Alvarado, the majordomo of Rancho San Bernardino, and his wife, Juana Maria. Refugio was the sister of
Cornelius Jensen’s wife, Mercedes Alvarado (Ancestry 2012; ARG 2018). According to 1873–1874
Assessor Records, Peters owned a 10-acre lot and ample livestock (ARG 2018). In 1875, Peters purchased
Lot 11, the subject property, at the intersection of Agua Mansa Road and Third Street, now South Rancho
Avenue (Harley 1998). The narrow strip of land extended north from the Santa Ana River and was
bounded by Agua Mansa Road to the north and Rancho Avenue to the east (Harley 1998).
An etching from Wallace Elliott’s History of San Bernardino and San Diego Counties, originally
published in 1883, shows the present cross gable, wood-frame Peter C. Peters House and a small detached
shed or outhouse immediately behind the house, two barns, corrals, orchards, and fields (Figure 2). The
etching may depict the hip roof adobe wing although this remains unclear. Based on the etching and site
observation, the Peter C. Peters House was originally constructed as a one and one-half story, massed
plan house consisting of the front side gable volume and a perpendicular rear wing. In the etching, the
principal (north) elevation is symmetrical in plan with a prominent cross gable is centered in the steeply
pitched roof slope. A full width, one-story hip roof porch shelters the central entrance and flanking
windows on the first floor. The porch is supported on bracketed posts without baluster or railing. Behind
the front side-gable volume, a partial width porch extends from the east elevation of the rear wing and the
south elevation of the front side gable volume. The rear porch is also supported on posts without baluster
or railing.
The physical character of the Victorian-era National Folk-type house is characteristic of the Gothic
Revival style including the steeply pitched cross-gable roof, the unglazed, round arch panel door, tall twoover-two wood sash windows, and frieze boards in the gable ends. This physical character further
supports the construction date of circa 1875 for the wood-frame house. The etching may also depict the
rear adobe wing behind the wood-frame house, which would indicate the extant hip roof, rear adobe wing
was added to the rear of the Peter C. Peters House prior to 1883.
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Figure 2. Etching of the Peter C. Peters House published in Wallace Elliott’s History of San
Bernardino and San Diego Counties in 1883 (Harley 1996).

Peters’ wealth continued to grow in the following decade, with his land holding growing to 420 acres on
which he grew fruits, grapes, and alfalfa, and raised nearly 1,500 head of sheep (Harley 1991, 1998).The
1900 U.S. Census listed Peters as a farmer owning his land, free of mortgage. Living with him were his
wife, Refugio, and children Frank, Margaret, Cornelius, John, Marie, and Erolinda, ranging in age from
26 to 13 (Ancestry 2004). By 1910, Peters had moved to 106 N Street in Colton, where he was living on
his “own income” with Refugio and son John, a grocery salesman (Ancestry 2006). In 1912, Peter C.
Peters transferred ownership of three lots along Agua Mansa Road to his children Cornelius, Marguerite
(Margaret) Foster, and Frank. The elder Peters concurrently transferred 49 acres of Lot 11, the subject
property, to his son Frank and sold a small portion, 4.5 acres, to the Riverside Water Company, which
seemingly set the precedent for the current wastewater facility south of the Peter C. Peters House (San
Bernardino Sun 1912). Frank C. Peters and his wife, Perfilia Constance, resided in the Peter C. Peters
House until Frank passed in 1936 (San Bernardino County Assessor n.d.; San Bernardino County
Museum 2018.).
In 1937, Perry J. Martin, with his wife, Hazel, purchased the Peter C. Peters House (San Bernardino Sun
1937). The San Bernardino Sun noted that Martin had been a dairyman who was increasing his property
holdings in the area on which he intended to raise alfalfa. In 1941, Martin subdivided the 49-acre lot
retaining the Peter C. Peters House and 21.17 acres (San Bernardino County Assessor n.d.). Significant
alterations were made to the Peter C. Peters House. The exact date of alterations is unknown; however,
based on the change of ownership and stylistic elements of the alterations, these are likely to have
occurred in the late 1930s when the Martin family purchased the house. These alterations are discussed in
detail in Section 2.3.
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In 1945, the City of Colton announced plans to purchase a 15-acre site from Martin for a municipal
sewage disposal plant “located on South Third street near the Concrete Conduit Co. plant…” (San
Bernardino Sun 1945:10). The sale pended state approval and included a provision to allow Martin to
remain in the house free of rent through the end of the year. San Bernardino Assessor Records indicate
Martin retained ownership of the property until 1948, when the property transferred to the Concrete
Conduit Company.
San Bernardino Assessor Records indicate John M. and Lily S. Coelho had purchased a portion of Lot 11
and the Peter C. Peters House by 1950. Lily Coelho was the daughter of Agua Mansa dairy farmer and
“pioneer Valley resident,” M. G. Soares, originally of Pico, Azores (San Bernardino Sun 1952).
Presumably, Lily grew up on the Soares farm at 620 Agua Mansa Road, which her father purchased in
1884. John and Lily had at least two children, John Machado Jr. and Gloria Maria. Members of the
Coelho family retained ownership of the house until 2013 when it was purchased by Wil-Hunt LLC for
the proposed project (Table 1).
Table 1. Ownership Chronology of the Peter C. Peters House
First Year of
Ownership

Owner

History

1875

Peter C. Peters

Peter C. Peters purchases Lot 11 at the intersection of Agua Mansa Road
and Rancho Avenue (Harley 1998).
The extant Peter C. Peters House is portrayed in the 1883 etching included in
Wallace Elliott’s History of San Bernardino and San Diego Counties (Harley
1998).

1912

Frank C. Peters

In 1912, Peter C. Peters transferred three lots along Agua Mansa Road to his
children Cornelius, Marguerite (Margaret), and Frank.
Frank received Lot 11 on which the subject property is constructed (San
Bernardino Sun 1912).

1937

Perfilia C. Peters

Frank C. Peters died in 1936 (San Bernardino County Museum n.d.).
San Bernardino Assessor records lists his wife, Perfilia Constance Peters, as
the assessee.

1938

Perry J. Martin

The 49-acres property and house were purchased by Perry J. Martin in
August 1937 (San Bernardino Sun 1937).
The original 49-acre property was subdivided in 1941, leaving the house on
21.17 acres in Martin’s ownership (San Bernardino County Assessor n.d.).

1948

Concrete Conduit Company

San Bernardino Sun reported plans for the City of Colton to purchase 15
acres for a municipal sewage disposal plant from Perry Martin on South Third
Street near the Concrete Conduit Company (San Bernardino Sun 1945).

1950

John M. and Lily S. Coelho

San Bernardino Assessor records list John M. and Lily S. Coelho as the
assessee.

2013

Wil Hunt1 LLC.

San Bernardino County Recorder Deed number 2013-0265460 lists Wil Hunt1
LLC as the grantee.

2.3

Physical Description

The Peter C. Peters House is located at 602 Agua Mansa Road on the southwest corner of the intersection
of Agua Mansa Road and South Rancho Avenue in the City of Colton, San Bernardino County,
California. The house was constructed in two distinct periods attributed to the Peters family circa 1875
and the Martin family circa 1938.
The main house is a wood-frame, central-passage, double pile with a perpendicular rear wing. An
additional adobe wing adjoins the rear gable volume. The date of the adobe wing is uncertain. Local
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histories report that Peters and his wife, Refugio, first built an adobe house on the lot and suggest that the
adobe house remains on the site today (Harley 1996). It has previously been assumed that the rear adobe
wing was the original adobe house and the one and one-half story wood-frame house was adjoined to it.
On-site investigation revealed that the adobe wing was added after the construction of the main house.
The north wall of the rear adobe wing is formed by painted exterior cladding of the wood-frame house,
indicating that the adobe was constructed against the existing back wall of the frame house.
These observations indicate the wood-frame house precedes the extant rear adobe wing, and the adobe
wing was added to the wood-framed house between the year of construction and as early as 1883. To
further understand the construction chronology of the adobe wing in respect to the wood-frame house
would require limited demolition around the wood-frame and adobe connection and microscopic analysis
of the exterior and interior paint on the rear wall of the frame house. However, this work is outside the
scope of the current project.
The second period of construction includes alterations to the exterior and interior that are characteristic of
the 1930s and presumably occurred when the Martin family took ownership. In essence, alterations were
intended to update the outmoded Victorian features of the house with Craftsman-style bungalow features.
Exterior alterations included reconstructing the north and east porches (replacing Victorian turned posts
and brackets with Craftsman-style rectilinear posts and railings), removing the original hip roof of the
north porch roof and extending the main roof slope to cover it (a typical Craftsman bungalow roof form),
and constructing the extant ancillary building (a garage). Interior alterations dating to this period are
extensive and include constructing the bathroom and remodeling the fireplace, remodeling the kitchen
(which retains some 1930s finishes), dropping all ceilings of the first floor by several feet (to create more
intimate spaces with a horizontal emphasis typical of bungalows), removing the central passage on the
first floor to create a larger living room accessed directly through the front door (another common
bungalow feature), replacing most floors and the plaster finish on many walls, and replacing many
windows and doors (including the tall Victorian windows on the north façade with wider “cottage”
windows with transoms, another Craftsman feature) (McAlester 2013:569).

2.3.1

Site

The subject property is bounded by Agua Mansa Road on the north, South Rancho Avenue on the east,
the Colton water treatment facility on the south, and a private residence on the west. Historically within
an agricultural community, the original site extended south to the banks of the Santa Ana River. Once
encompassing approximately 53 acres, the Peter C. Peters House currently stands at the north end of a
2.17-acre parcel. A residential yard surrounds the house with a large open field encompassing the
majority of the parcel. A chain-link fence bounds the property to the north, east, and south with an
additional wood fence separating the rear yard from the larger agricultural field to the south. One
ancillary building, a garage, is located on the property west of the driveway.

2.3.2

Building Exterior

Constructed in circa 1875, the house is a one and one-half story massed plan, side-gable central-passage
type residence with a connected, rear adobe wing (Figure 4). Overall, the house is T-shaped in plan with
three distinct volumes comprising the main house and the adobe wing, each descending in height below
the preceding volume (Figure 5 and Figure 6). The front (north) volume of the main wood-frame house
is rectangular, oriented east-west parallel to Agua Mansa Road, and sheltered with a side-gable roof.
The center volume consists of the perpendicular rear wing of the main wood-frame house. It is
rectangular, oriented north-south, and extends from the center of the rear elevation of the front volume
with a rear facing gable roof (Figure 7). The rear volume is the adobe wing, which is one-story, square
in plan, and sheltered with a hip roof (see Figure 6).
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The north and center volumes are wood-framed, raised on an uncoursed rubblestone foundation, and clad
with wood drop siding (Figure 8). Corner trim delineates the elevations of the north and center volumes.
The gabled roofs are steeply pitched and covered with composition shingles, and have boxed eaves. The
gable ends are finished with wide frieze boards, barge boards, and decorative molding characteristic of the
period of construction (see Figures 3 through 6). A brick chimney rises from the ridge of each gable roof
(see Figure 3 and 5). The chimneys are stepped at the base, with a decorative band below corbelled tops.
The mortar joints are slightly recessed (Figure 9 and Figure 10). The rear volume is adobe on a raised,
coursed rubblestone foundation (Figure 11). The adobe wall construction and foundation are finished with
a cementitious veneer on metal lath that has been incised to resemble adobe blocks (Figure 12). A small
amount of adobe appears visible where the boxed eaves have broken in the west elevation (Figure 13).
Based on style and materials, this veneer dates to the 1940s or later. The hipped roof is similarly clad with
composition shingles and has boxed eaves.
The principal (north) elevation faces Agua Mansa Road and comprises only the front volume. It is
symmetrical in composition with a centered entrance and evenly spaced offset double-hung windows on
either side (Figure 14). The front door is an unglazed, solid core, flat four-panel wood door with a transom
that consists of a stopped in piece of glass with no sash. (Figure 15). The front door has been rehung,
although ball-top hinges appear to have been reused. No original hardware on the door remains. The two
flanking windows are cottage-style wood sash windows with large single lites and hexagonal-patterned top
lites that likely replaced the tall, narrow two-over-two windows (evident in the 1883 etching; see Figure 2)
when the house was renovated in the late 1930s (Figure 16). The patterned top lite has been replaced with
a single pane in the east window. A metal light fixture is located next to the front door.
A full-width porch with exposed rafters is sheltered below the north roof slope, which is characteristic of
Craftsman bungalow houses in the early twentieth century when the alterations were made. The exposed
rafter tails are scalloped. The roof consists of 3-tab asphalt laid over wood shingles. The underside of the
porch roof consists of wood shingles. On-site investigation indicate that these shingles were originally
painted blue. The porch roof is supported on 1930s-era squared posts with a low wood picket-style railing
and a concrete floor (Figure 17 and Figure 18). A large cross gable is centered in the north roof slope and
lit with a central four-lite French casement window that dates to the 1930s based on the 1883 etching
(Figure 19 and Figure 20). The 1883 etching also indicates the north roof slope originally terminated
below the cross gable; this remains visible below the existing porch ceiling (Figure 21). Additionally, the
joint of the original roof and the porch extension is visible in the west trim (see Figure 17). Originally the
porch was sheltered under a separate hip roof supported by turned posts and decorative brackets and did
not have a railing. Two rounded concrete steps lead up to the porch, and the porch is bordered by planting
beds.
The east elevation is composed of the three volumes of the house. The east elevation of the front volume is
symmetrical with two evenly spaced windows at the first floor and a single window centered in the upper
half story (Figure 22). The windows are two-over-two wood windows (Figure 23). Recessed behind the
front volume, a one-story porch spans the east elevation of the center volume and a portion of the rear
adobe volume (see Figure 7). A hip roof with exposed scalloped rafters shelters the porch below the gabled
roof of the center volume. The porch is supported on 1930s-era square posts with a low wood picket-style
railing and painted concrete floor similar to the front porch (Figure 24). Four openings are sheltered below
the porch. In the east elevation, an entrance door appears to have been closed off and a two-over-two wood
sash window remains intact (Figure 25). Site observation notes that this window may have been relocated
due to its height and lack of sash pocket and sash pulley. Red-painted lintel trim pieces delineate the
original openings in the front and center volumes (see Figure 25 and Figure 26). A one-over-one window
is located in the brief south elevation of the front volume (Figure 27 and Figure 28). Still sheltered below
the porch, an entrance to the adobe wing is located in the east elevation of the rear volume (Figure 29). The
door is a wood screen door with two-panel wood door; both appear to postdate the rear wing and may have
been added when the porch was built in the late 1930s (Figure 30).
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The south elevation of the center volume is visible above the rear volume and contains a single one-overone window, which is likely a replacement (Figure 31 and Figure 32). There is no fenestration in the south
elevation of the rear volume. The texture of the cement veneer changes in the middle of the elevation with
more undulation occurring, therefore appearing rougher above (Figure 33).
The west elevation is composed of the three volumes of the house. The west elevation of the front volume
is symmetrical with two evenly spaced windows at the first floor and a single window centered in the
upper half story (Figure 34). The windows in the first floor are original two-over-two wood sash windows
that are putty glazed with no lugs; the upper window is a one-over-one wood sash replacement. A oneover-one rectangular window with red-painted lintel is located in the south elevation of the front volume
(Figure 35 and Figure 36). The west elevation of the center volume contains flanking entrances accessed
by a non-historic wide concrete stoop with steps that alternate between exposed pebble and broom finishes
articulated to look like tile; the south entry is original and the north entry is a later alteration that may have
replaced a window. The north entry is a glazed wood door dating to the late 1930s based on the remodeled
kitchen. The door is broken and missing the lower panes or panels of the lower half. The south entry
contains a modern, solid core flat panel unglazed door with reused ball top hinges. A one-over-one
window with red-panted lintel is south of the entrance (Figure 37). A single one-over-one wood sash
window is located in the west elevation of the rear volume (Figure 38).
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Figure 3. Photo key of the building exterior.
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Figure 4. Overview of the Peter C. Peters House, a massed plan, side-gable central
passage house facing southwest near the intersection of Agua Mansa Road and
Rancho Avenue.

Figure 5. Overview of the Peter C. Peters House, facing southeast. The house is
clad with wood drop siding, and the elevations of the north and center volumes are
delineated by corner trim. The gabled roofs have boxed eaves, and the gable ends
are finished with wide frieze boards.
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Figure 6. Overview of the Peter C. Peters House, facing northeast. The house is
wood-frame consisting of a side-gable front volume and perpendicular wing with
rear-facing gable, which forms the center volume. The rear adobe wing is adjoined
to the rear elevation of the center volume.

Figure 7. Overview of the Peter C. Peters House. View facing west to the east
elevations of the side-gable front volume and perpendicular rear gable wing of the
main wood frame house.
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Figure 8. View of the uncoursed rubblestone foundation in the crawl space below
the wood-framed front and center volumes.

Figure 9. Brick chimney located along the ridge of the front volume.
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Figure 10. Brick chimney located along the ridge of the center volume.

Figure 11. Interior of foundations in the basement below the rear adobe wing, view
facing north. At the juncture of the wood frame and adobe volumes the coursed
rubblestone foundation of the adobe wing joins the uncoursed rubblestone
foundation of the wood frame house.
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Figure 12. Rear adobe wing, view facing northwest.

Figure 13. Evidence of adobe wall construction of the rear wing visible behind the
damaged boxed eaves in the west elevation.
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Figure 14. Principal elevation of the Peter C. Peters House from Agua Mansa Road,
view facing south. The north roof slope was extended during the second period of
construction to encompass the reconstructed front porch.

Figure 15. Interior view of the original wood paneled front door in the north elevation.
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Figure 16. View of cottage-style wood sash window from interior of Room 3.

Figure 17. View of the north porch, facing east. The joint of the extended porch
roof with the original roof is visible in the west trim (right).
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Figure 18. View of low wood railing of the north porch, facing east.

Figure 19. Cross gable centered in the roof slope of the north elevation, view
facing south.
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Figure 20. View of four-lite, French casement window in the cross gable of the north
elevation from the interior of Room 10, facing north.

Figure 21. Bottom trim of the cross gable visible below the newer north porch roof.
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Figure 22. The east façade of the front volume from Rancho Avenue, view facing
west. The east porch (left) is adjoined to the south (rear) elevation of the front
volume and spans the full width of the center volume.

Figure 23. Typical circa 1875 two-over-two wood sash window.
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Figure 24. The east porch spans the east elevation of the center volume and a
portion of the rear adobe volume. An entry into the rear adobe wing is at the south
(left) end of the porch; view facing southwest.

Figure 25. View of two original openings with red lintels above in the east elevation
of the center volume below the east porch including an entrance door that has
been closed (right) and a two-over-two wood sash window (left).
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Figure 26. Detail of red-painted lintel trim found above the original window and
door openings in the front and center volumes of the house.

Figure 27. A one-over-one window is located in the south elevation of the front
volume beneath the east porch; view facing north.
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Figure 28. View of one-over-one window in the south elevation of the front volume,
facing south in interior Room 4.
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Figure 30. Screen door and exterior door in the east
elevation of the rear adobe wing, view facing southeast
in interior of Room 8.

Figure 29. Entry into the rear adobe wing at the south end
of the east porch.

31

Historic Preservation Work Plan for the Peter C. Peters House
602 Agua Mansa Road, Colton, San Bernardino County, California

Figure 31. South elevation of the center volume, view facing northeast.

Figure 32. One-over-one window in the south elevation of the center volume, view
facing south in second floor unfinished attic.
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Figure 33. South elevation of the rear adobe wing, view facing north.

Figure 34. West elevation of the front volume, facing east.

33

Historic Preservation Work Plan for the Peter C. Peters House
602 Agua Mansa Road, Colton, San Bernardino County, California

Figure 35. West elevations of the front and center volumes and the south elevation of the
west end of the front volume, view facing northeast.

Figure 36. Interior view of one-over-one wood sash window in the south face of the
west side of the front volume.
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Figure 37. Interior view of one-over-one wood sash window (left) and historic wood
glazed door (right) in the west elevation of the center volume.

Figure 38. West façade of the rear adobe wing, view facing east.
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2.3.3

Building Interior

The original symmetry of the interior of the Peter C. Peters House remains evident despite alterations to
the floor plan in the late 1930s (Figure 39 and Figure 40). Within the main house, the interior is arranged
with two rooms in the front volume on either side of a long central axis terminating in the perpendicular
wing of the main house. The central axis was lengthened with the addition of the rear adobe wing.
Originally, the principal north entrance led to what would have been the central hallway or passage
(Room 1), with parlor rooms on either side (Rooms 2 and 3). Opposing bedrooms (Rooms 4 and 6) were
accessed through the parlors as indicated by the original door between the east parlor and bedroom. The
central passage led into the hall or dining room (Room 5) where the staircase was also located, and doors
to the two bedrooms likely opened onto this room as well. A large fireplace provided a strong termination
to the hall, and the original kitchen (Room 7) was located immediately south, likely sharing the flue. The
stairs lead to the second-story hallway (Room 10). Second-story bedrooms (Rooms 9 and 11) are accessed
on either side of the second-story hallway. Entry into the unfinished attic is located in the south wall of
the second-story hallway as well.
Alterations to the interior were interpreted from differing doors, finishes, and wall and ceiling
construction, which varies between original lath and lime-based plaster, gypsum over original lath and
sometimes plaster, and gypsum over framing (Figure 43 through Figure 45). The wide, plain wood
baseboards and door and window trim are nearly flush with the wall surface. Two widths were observed,
one wide and one narrow; however, without further research or paint analysis, it was not possible to
distinguish if they are original to circa 1875 or historic alterations from the late 1930s, or both.
Throughout the first floor, the ceilings were dropped by approximately 4 feet and reconstructed of
gypsum board in the 1930s. This is also evidenced in the attic space where the original lath or shadow of
lath remains on the studs, now located above first-floor ceiling height (Figure 46). Ceiling fans and lights
have been added to several rooms; however, none date to the historic periods of construction. All visible
wood flooring on the first floor appears to have been replaced in the 1930s as well. Fewer alterations have
occurred in the second story; most of the walls and ceilings retain the original lath and plaster. The
present room configuration is original from circa 1875.
For reference, the rooms in the following interior description were labeled according to the original
central passage floor plan beginning with the entrance passage and proceeding in numerical order from
east to west and north to south.

2.3.3.1

ROOM 1

The principal north entrance leads directly into the former central passage. The north wall has been rebuilt
as gypsum board over lath (Figure 47). The west wall is lath and plaster and remains from the first period
of construction, as does the original door into the west parlor (Room 3). The lath is redwood with visible
chatter marks from the lumber milling, which indicative of the time period. The west wall of the central
passage remains intact from the first period of construction as evidenced by its plaster and lath
construction (Figure 48). The original east wall has been removed. It is likely that the south end of the
passage terminated in a doorway to Room 5, but that the opening was widened in the 1930s and the door
removed.

2.3.3.2

ROOM 2

The north interior wall has been refinished with gypsum board over lath within the east parlor (Room 2)
(Figure 49 and Figure 50). The chimney in the front volume has been enclosed where the original wall
would have divided the parlor from the passage. Adjacent to the chimney, a wall heater has been inserted
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into the south wall, which has been rebuilt with gypsum board over lath (see Figure 48). The original door
between the east parlor and the east bedroom (Room 3) remains (Figure 51).

2.3.3.3

ROOM 3

Within the west parlor (Room 3), the east wall has been covered with closets and the south wall refinished
with gypsum board over original lath, coinciding with the second period of construction in the 1930s
(Figure 52). The original wall construction remains intact in the east, north, and west walls. The original
door between the parlor and the passage (Room 1) remains intact (Figure 53). The door is a simple four
panel raised door with a drop waist panel. The mortise lockset has been removed. The doorway into the
west bedroom (Room 6B) is located in the south wall of the west parlor, but the door is missing (Figure
54; Figure 55). Plywood has been used to patch some of the original flooring in this room.

2.3.3.4

ROOM 4

The east bedroom walls have all been altered with wood wainscot in the lower half; the west wall has
been rebuilt above with gypsum board over framing (Figure 56 through Figure 60). The original door to
the east parlor (Room 2) remains along with the pintel steeple-top hinges, but the 6-panel hollow-core
wood door to the hall (Room 5) is a modern replacement (see Figure 56). In the south wall, a one-overone sash window overlooks the rear porch (see Figure 58). The window was in place prior to the wainscot
paneling based on the missing lower trim piece where the wainscoting abuts the bottom of the window.

2.3.3.5

ROOM 5

Between the original central passage (Room 1) and the hall or dining room (Room 5), the wide opening in
the north wall is likely an alteration from the 1930s. Originally, the opening would have been a smaller
doorway with a door symmetrical with front door (Figure 61; Figure 62). Within the hall, the east wall in
the front volume has been reconstructed of gypsum board and framing; the internal lath is no longer
intact. As the east wall transitions to the perpendicular center volume, an opening to the porch, potentially
a door, has been covered with gypsum board (Figure 63). The south wall is gypsum board over framing,
and the fireplace has been rebuilt (Figure 64). At first glance, the fireplace appears appropriate with the
first period of construction in its mantel and fluted panels (Figure 65). However, at the base of the mantel,
the fluting exhibits modest elements of a ca. 1930s Moderne style (Figure 66). Additionally, the side
panels of the fireplace are plywood, which would have been available in the late 1930s but not in the late
nineteenth century. The stone hearth may be from the original fireplace, but the concrete block firebox
dates to the 1930s (Figure 67; Figure 68). In the west wall, the exterior doorway has been added or
replaced an original doorway or window opening at the foot of the stairs. Based on the exceptional
symmetry of the house, this opening may have been an original doorway because of its location directly
across from the original doorway to the east porch. The wall below the staircase is the original lath and
plaster, which indicates the staircase location is original as well (Figure 69; Figure 70) The staircase
railing, baluster, and newel post likely date to the 1930s; however, this is inconclusive without further
research or paint analysis (Figure 71; Figure 72). Carpet partially covers the wood treads. A small closet
beneath the stairs may be original, but the louvered closet door is a modern replacement.

2.3.3.6

ROOM 6

The original west bedroom (Room 6) is currently accessed from the hall and the west parlor. In the
second period of construction, the room was divided to create a bathroom (Room 6A) and a small hallway
with built-in closets with louvered shutters and a shelf, lit by the original west window (Room 6B)
(Figure 73 through Figure 75). In the bathroom, a one-over-one sash window, the toilet, sink, and
associated tile finishes appear to be modern replacements, although the simple cabinetry may date to the
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1930s (Figure 76; Figure 77). The bathtub and its tile finishes may also date to the 1930s (Figure 78). A
ceiling fan was installed in the dropped ceiling; however, its vintage is unknown. The floor appears to be
modern resilient tile. A modern 6-panel hollow-core door was installed between the bathroom and the
walk-in closet space (Room 6B).

2.3.3.7

ROOM 7

The kitchen (Room 7) appears to have been entirely rebuilt in the second period of construction except for
the east wall, which retains the original lath and plaster construction and two-over-two wood sash window
(Figure 79). A dropped cove ceiling was installed in addition to cabinets and tiling that are characteristic
of the late 1930s (Figure 80 through Figure 82). In the west wall, a one-over-one window has been added
or is a replacement window. The door in the doorway leading into the rear adobe wing (Room 8) is a
replacement 6-panel door. The flooring is modern resilient tile.

2.3.3.8

ROOM 8

The interior walls of the rear adobe wing (Room 8) are covered in a modern, cementitious plaster-overwire lath on the east, west, and south walls (Figure 83 through Figure 85). The room has a utility sink
along the west wall and closets along the north wall, indicating the space was most recently used as a
workroom. The wing does not have an interior north wall but has been adjoined to the south exterior wall
of the main house, which is visible at the back of the closets and surrounding the doorway leading to
Room 7 (Figure 86 through Figure 88). The hot water heater is in a closet at the northwest corner of the
room (see Figure 87). The floor is modern plywood covered with carpet. Below the rear adobe wing
(Room 8), there is a basement room with walls constructed of coursed rubble stone (Figure 89). Mortar
loss was observed in the coursed rubble stone stacking where incompatible repointing does not the
original joint profile. The composition of this mortar has not been tested to determine if its material
composition is compatible with the coursed rubble stone. The ventilation vents are visible from the
basement and have been shortened. Two original support posts are extant. A partial beam shows an
attempt at a structural retrofit. Fluorescent lighting and external electric were added to Room 8 and the
basement below (Figure 90).

2.3.3.9

ROOM 9

The walls of the upper east bedroom (Room 9) retain the original plaster and lath construction (Figure 91
and Figure 92). A closet, likely from the 1930s, has been constructed along the west wall adjoining the
brick chimney, which has been covered (Figure 93).The east wall retains the original two-over-two wood
sash window. The door to the upper hall (Room 10) has been removed.

2.3.3.10

ROOM 10

At the top of the staircase, the walls have been reconstructed with a gypsum plaster over 1930s-era
perforated wallboard, which is visible in the attic space (Figure 94). The original wood railing at the top
of the stairs has been disassembled although the pieces were left on the second floor, intact. The east wall
in the second-floor center hallway (Room 10) has been refinished with gypsum board over original lath,
but all other walls and the ceiling retain the original plaster over lath construction (Figure 95 through
Figure 98). In the gable end, the four-light French casement window has replaced the original window,
which was likely a two-over-two window that did not reach the floor (see Figure 96). A low doorway
with a plywood door is located in the south wall of the second-story center hallway. The doorway leads to
the unfinished attic space below the south roof slope of the front volume and roof of the center volume
(Figure 99).
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Inside the attic, the brick chimney of the center volume is visible, as are the early or original wood
shingles, which were applied directly to skip sheathing (Figure 100). The lath and plaster of the original
second-floor walls are visible on either side of the attic entry (Figure 101). The dropped ceiling is below
the attic landing and is evidenced by the original lath stripped of plaster (Figure 102) and the shadow of
missing lath in other areas (Figure 103).

2.3.3.11

ROOM 11

On the walls of the upper west bedroom (Room 11), the original lath and plaster walls and ceiling remain
intact (Figure 104 through Figure 107). However, the 6-panel hollow core door to the hall (Room 10) and
one-over-one sash window are replacements. The window has a new jamb liner and does not contain sash
pulleys (see Figure 106). A low closet was built under the roof slope on the south wall (see Figure 107
and Figure 108).

39

Historic Preservation Work Plan for the Peter C. Peters House
602 Agua Mansa Road, Colton, San Bernardino County, California

Figure 39. First-floor plan view of the Peter C. Peters House showing room uses and interior wall cladding. The wall configuration of the
first floor is mostly original to circa 1875. Changes to the floor plan include opening the entry between Rooms 1 and 5 and dividing
Room 6, the original west bedroom, into the bathroom (Room 6A) and the walk-in closet (Room 6B).
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Figure 40. Second-floor plan view of the Peter C. Peters House showing room uses and interior wall cladding. The wall configuration of
the second floor is original to circa 1875.
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Figure 41. Photo key of the first floor building interior
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Figure 42. Photo key of the second floor building interior.
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Figure 43. Detail of original lath and lime-based plaster.

Figure 44. Detail of gypsum board applied over original wood lath to refinish the
wall.
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Figure 45. Detail of gypsum board over
framing.

Figure 46. Detail of lath remnants above the 1930s-era dropped ceiling of the
kitchen (Room 7) and staining on studs where lath has been removed.
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Figure 47. The original unglazed, four-panel door leads into the central passage
(Room 1). The north wall has been rebuilt as gypsum board over lath.

Figure 48. View into the original central passage (Room 1), facing southwest
toward Room 3. The chimney (left) has been covered and the east wall has been
removed. The west wall of the central passage (right) remains intact.
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Figure 49. View toward the original central passage (Room 1), facing northwest in
the east parlor (Room 2). The wall between the passage and east parlor has been
removed but is assumed to have stood just east of the entrance, symmetrical with
the west wall.

Figure 50. View into the east parlor (Room 2), facing northeast. The original twoover-two wood sash window remains in the east wall.
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Figure 51. View into the east parlor (Room 2), facing southeast from the central
passage. The original door (center) between the east parlor and the west bedroom
(Room 3) is intact in the south wall of the parlor.

Figure 52. View in the west parlor (Room 3), facing east toward the central
passage. The west wall of the parlor (Room 3) was covered with closets in the
second period of construction.
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Figure 53. View in the west parlor (Room 3), facing northeast. The original door
(right) between the parlor and the passage (Room 1) is intact. The 1930s-era front
cottage window in the north wall retains the hexagonal-patterned top light (left).

Figure 54. View into the west parlor (Room 3), facing west from the entrance of the
central passage (Room 1). The original two-over-two wood sash window (center) is
in the west wall of the parlor. The doorway (left) into the former west bedroom
(Room 6B) is located in the south wall of the west parlor.
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Figure 55. View to the south wall of the west parlor (Room 3), facing southeast
toward the doorway into the former west bedroom (Room 6B). The door is missing.
Along the floorboard, an electrical outlet is attached to the exterior of the south
wall (lower left) but has been disconnected.

Figure 56. View in the east bedroom (Room 4), facing northeast into the east parlor
(Room 2). The doors are an original wood-paneled door (right) in the north wall of
the east bedroom and a replacement panel door (left) in the west wall of the
bedroom.
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Figure 57. View into the east bedroom (Room 4), facing east. The two-over-two
wood sash window in the east wall is intact from the first period of construction.

Figure 58. View into the east bedroom (Room 4), facing south. The walls have been
reconstructed with wainscoting and the one-over-one wood sash window in the
south wall of the bedroom is a replacement or an addition in the second period of
construction.
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Figure 59. View into the hall (Room 5; left) and the east parlor (Room 2), facing
north from the east bedroom (Room 4).

Figure 60. Detail of construction in the west wall of the east bedroom (Room 4) as
it was reconstructed with gypsum board over framing in the second period of
construction.
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Figure 61. View south into the hall (Room 5), facing north from the central passage
(Room 1).

Figure 62. View facing north in the hall (Room 5), facing northeast toward the
central passage (Room 1).
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Figure 63. View into the hall (Room 5), facing south. The east wall (left) has been
reconstructed with gypsum board over framing. An entrance to the east porch (left)
was closed with gypsum board in the second period of construction. The fireplace
was reconstructed in the second period of construction.

Figure 64. Detail of construction in the south wall of the hall (Room 5) next to the
fireplace, which was reconstructed with gypsum board over original framing in the
second period of construction.
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Figure 65. The fireplace was reconstructed in the second period of construction
and is connected to the original chimney in the central volume of the house.

Figure 66. The fireplace initially appears to have been constructed to match the
first period of construction and the staircase. Details at the base of the
fireplace indicated its construction in the late 1930s with fluting exhibiting
streamlined characteristics of the Moderne style.
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Figure 67. Detail of 1930s-era concrete block firebox and black marble surround.

Figure 68. Detail of stone fireplace hearth, which may be original to the first period
of construction.
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Figure 69. View in hall (Room 5), facing west. An exterior entrance into the center
volume is in the west wall of the hall at the foot of the staircase. The staircase
location is original from the first period of construction as exhibited in the plaster
and lath wall construction below. The entrance to the former west
bedroom/bathroom (Rooms 6A/6B) is below the staircase (right).

Figure 70. Detail of plaster and lath wall construction below the staircase,
indicating the staircase is original from the first period of construction.
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Figure 72. Detail of wood staircase risers and carpeted
treads.

Figure 71. Detail of newel post.
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Figure 73. View into Room 6B, facing west from the
entrance to the bathroom (Room 6A). The ceilings of
the first floor were dropped and reconstructed with
gypsum board over new framing. Through the opening
in the ceiling, the shadow lines of the original lath are
visible on wall studs and ceiling joists.

Figure 74. View into Room 6B, facing southeast from
the entrance to the east west parlor (Room 3). The
west bedroom was divided into a bathroom and
storage area with closets in the second period of
construction, dividing the original bedroom.
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Figure 76. Detail of plaster and lath wall construction in the
east wall of the bathroom (Room 6A), which was retained
when the bathroom was added in the second period of
construction. View facing southeast.

Figure 75. View into the bathroom (Room 6A) facing south.
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Figure 77. View of alterations in bathroom (Room 6A),
facing southwest. The cabinetry may be original to the
second period of construction, but the sink, toilet, and
counter tile are newer.

Figure 78. View of tile tub surround in bathroom (Room
6A), which may be original to the second period of
construction, facing west.
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Figure 79. View in the kitchen (Room 7), facing east. The two-over-two wood
sash window is original and looks toward the east porch, which was
reconstructed and presumably lengthened in the second period of construction.
The entrance to the rear adobe wing (right) contains a replacement 6-panel door
found elsewhere throughout the house.

Figure 80. View in the kitchen (Room 7), facing north toward the hall (Room 5;
right). A cove ceiling was constructed in the kitchen (top left) when the ceiling
was dropped in the second period of construction. The tile finishes and cabinetry
may be original to the second period of construction.
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Figure 81. View in the kitchen (Room 7), facing west. An exterior entrance is in the
west wall of the kitchen and a one-over-one wood sash window is a replacement or
addition from the second period of construction.

Figure 82. View in the kitchen (Room 7)facing southwest. A cove ceiling was
constructed in the kitchen when the ceiling was dropped in the second period of
construction.
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Figure 83. View into the rear adobe addition (Room 8), facing south. An older panel
door and wood screen door are in the exterior doorway leading to the east porch.

Figure 84. View of south wall in the rear adobe addition (Room 8), facing southeast.
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Figure 85. View of the west wall in the rear adobe addition (Room 8), facing west
where a utility sink has been installed.

Figure 86. View in the rear adobe addition, facing north. The exterior drop siding of
the wood-frame house is visible inside the water heater closet (left), in the storage
closet (center), and around the door framing (right).
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Figure 88. View through the kitchen (Room 7) and
into the hall (Room 5), facing north. The exterior drop
siding of the wood-frame house is visible around the
doorway between the rear adobe wing and the
kitchen. In contrast with the symmetry of the woodframe house, the east wall (right) of the adobe wing is
flush with the door frame.

Figure 87. Detail inside the water heater closet where
the exterior drop siding comprises the north wall of
the rear adobe wing. View facing northwest
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Figure 89. View in the basement below the rear adobe wing, facing north. The
foundation is coursed rubblestone foundation set in lime-and-cement-based
mortar. The ceiling is plywood and two stone foundations join.

Figure 90. View in the basement below rear adobe wing, facing northeast.
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Figure 91. View into the upper east bedroom (Room 9), facing east from the
doorway. The original two-over-two wood sash window is in the east wall.

Figure 92. View in the upper east bedroom (Room 9), facing northeast from the
doorway. The north wall and ceiling retain the original plaster over lath.
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Figure 93. View toward the west wall of the upper east bedroom (Room 9) and the
upper hallway (Room 10; background), facing west. A front volume chimney has
been covered and a closet was added in the second period of construction.

Figure 94. View of the 1930s-era reconstructed staircase wall and ceiling near the
top of the landing, taken from the unfinished attic. Note the use of perforated
wallboard, which was finished with gypsum plaster.
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Figure 95. View of the east wall in the upper hallway (Room 10), facing east toward
the upper east bedroom (Room 9). North of the doorway (left), the wall has been
refinished with gypsum board. South of the doorway (right), the plaster and lath
wall construction remains intact.

Figure 96. View in the upper hallway (Room 10), facing north. The four-light, French
casement window replaced the original gable window in the second period of
construction.
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Figure 97. Detail of original plaster over lath ceiling construction in the second
story center hall.

Figure 98. View in the second-story center hall (Room 10), facing southwest toward
the west wall and entrance into the upper west bedroom.
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Figure 99. View of the south wall in the upper hallway (Room 10), facing south. A
low plywood door (center) opens to the unfinished attic space below the south roof
slope of the front volume and roof of the center volume.

Figure 100. View of the unfinished attic space in the center volume, facing south.
The wood shingles are visible and attached directly to the skip sheathing.
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Figure 101. Rear view of original plaster and lath wall construction in Rooms 10 and
9, facing east in the unfinished attic.

Figure 102. View into the unfinished attic space, facing southwest. The original
wall lath, stripped of plaster, is evidence of the dropped ceiling and is visible in the
unfinished attic.
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Figure 103. Shadow of the original lath on wall studs above the dropped ceiling in
the unfinished attic.

Figure 104. View of the east wall (right) in the upper west bedroom (Room 11),
facing southeast toward the upper hallway. The door is a six-panel replacement
door.
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Figure 105. View of the north wall in the upper west bedroom (Room 11), facing
north.

Figure 106. View toward the west wall of the upper west bedroom (Room 11),
facing west. The original window was replaced with a one-over-one sash window.
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Figure 107. View of the south wall and closet in the upper west bedroom (Room
11), facing south. The walls in the upper west bedroom are the original plaster and
lath construction.

Figure 108. Detail of the plaster and lath from the ceiling of the closet in the upper
west bedroom (Room 11).
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2.3.4

Ancillary Building

An ancillary building, presumably a garage, was constructed west of the house between the late 1930s and
1940s (ARG 2018) (Figure 109). Based on the 1883 etching (see Figure 2), the garage was constructed on
the original barn site west of the house. It is rectangular in plan with eave walls standing parallel to Agua
Mansa Road. The walls are clad with wood clapboard siding and the side-gable roof is covered with
composition shingles. The south elevation, facing the rear agricultural field, contains a vehicular door,
and the east gable wall contains a pedestrian door (Figure 110). An addition extends from the west
elevation (Figure 111 and Figure 112).
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Figure 109. North and east elevations of the ancillary garage, facing southwest
from the driveway.

Figure 110. South and east elevations of the ancillary garage, facing northwest
from the yard.
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Figure 111. North elevation of the ancillary garage and the addition extending from
the west elevation, facing south.

Figure 112. North elevation of the addition to the ancillary garage extending from the west
elevation, facing southeast.
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2.4
2.4.1

Evaluation of Significance
Character-Defining Features

Character-defining features are the prominent or distinctive physical aspects of a building that remain
from the historic period and are the physical expression of the seven aspects of integrity: location, design,
setting, materials, workmanship, feeling, and association. The retention of these features is what gives a
building the historic significance and integrity that makes it eligible for listing in the NRHP (NPS 1997).
Constructed circa 1875, the Peter C. Peters House was originally a National Folk, massed plan, side-gable
type house that had Gothic Revival stylistic features in its centered cross gable and full-width porch on
the north façade; unglazed, round arch panel door; tall two-over-two wood sash windows; frieze boards in
the gable ends; and overall symmetry (McAlester 2013). Significant alterations dating to the late 1930s,
including window replacements and extension of the main roof over the front porch, shifted the idiom to
the Craftsman style. Today, the building reflects the stylistic preferences and construction methods of
both periods of time and conveys significant events in the history of the Peter C. Peters House. For this
reason, the character-defining features of both the original circa 1875 house and the circa 1938 alterations
are significant (Table 2).
Table 2. Character-Defining Features of the Peter C. Peters House

Exterior
Features

Circa 1875

Circa 1938

Symmetrical, double-pile floor plan with rear wing

Full-width front porch and east porch with Craftsmanstyle posts and railings

One and one-half story height

Continuation of the main roof over the north porch

Side-gable roof with brick chimneys

Cottage windows with hexagonal-patterned light
transoms

Symmetrical façade

French window in the north façade

Prominent cross gable
Wood drop siding
Two-over-two wood sash windows
Four-panel front door
Adobe-walled room at the rear of the house
Interior
Features

Most of the present floor plan

Modifications to the floor plan in Room 1

Original doors

Dropped ceilings
Fireplace
Stair railing

2.4.2

Statement of Significance

The Peter C. Peters House is eligible for the NRHP under Criterion A; the California Register of Historic
Resources under Criterion 1; and City of Colton historic designation under Criterion 1 for its association
with the history of agriculture in the San Bernardino Valley and the pattern of events that contributed to
the redevelopment of the community of Agua Mansa following the 1862 flood. Between 1875 and 1945,
the property retained its historic use as an agricultural property used for the cultivation of crops and
raising livestock. Integrity of setting and feeling have decreased as agricultural properties have been lost
in the vicinity and encroaching industrial uses have isolated the property from the broader patterns of
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agriculture in the San Bernardino Valley. Although the agricultural uses have ceased, the barns and
corrals have been removed, and the house stands vacant, the property is able to convey its historic
associations because of the large open fields that remain behind the house and because the house itself,
which is and has been the principal building on the property, remains. And although the house has been
altered, these changes occurred during the period of significance in the late 1930s during the ownership of
Perry J. Martin. Martin was a dairyman intending to raise alfalfa on the property and, thus, continued
agricultural practice on the property until 1945 when the property was sold to the City of Colton (San
Bernardino Sun 1937 and 1945). For these reasons, integrity of location, design, materials, workmanship,
and association enable the property to convey its association with agriculture in the San Bernardino
Valley and the redevelopment of the community of Agua Mansa.
The Peter C. Peters House is also eligible for the NRHP under Criterion C; the California Register of
Historic Resources under Criterion 3; and City of Colton historic designation under Criterion 4 as a
Victorian-era, National Folk-type, massed-plan house with Gothic Revival features that exhibits the
evolution of regional architectural trends through Craftsman-style alterations made in the late 1930s. As a
Victorian-era and even a Depression-era agricultural residence, the Peter C. Peters House is an
increasingly rare property type in the area. Loss of agricultural properties in the vicinity and
encroachment of industrial uses have diminished integrity of setting and feeling. However, the house is
representative of two historic periods of significance including the dates of construction associated with
Peter C. Peters circa 1875 and the dates of alteration associated with Perry Martin circa 1938. Therefore,
the house retains integrity of location, design, materials, workmanship, and association sufficient to
convey its association with late nineteenth and early twentieth century residential architecture of the
region.
The proposed project would redevelop the large open fields that remain behind the house, diminishing
integrity of setting, design, and feeling. However, integrity of location, materials, workmanship, and
association would be retained in the house itself sufficient to convey the property’s association with
agriculture in the San Bernardino Valley and the community of Agua Mansa. Therefore, the house would
still be eligible for NRHP under Criterion A, the California Register of Historic Resources under
Criterion 1, and City of Colton historic designation under Criterion 1. For the same reason, the house
would remain eligible for the NRHP under Criterion C, the California Register of Historic Resources
under Criterion 3, and City of Colton historic designation under Criterion 4.

3

CONDITIONS ASSESSMENT

3.1

Analysis of Existing Conditions

Deterioration conditions of exterior and interior architectural features are listed in Table 3 according to
type of feature, location, and material. Conditions are provided in separate sections for the exterior and
interior of the house; each section is followed by photographic documentation of typical conditions.
Treatment recommendations and references for detailed information are presented in Section 4.3.2 and
Section 4.3.3.

3.1.1

Building Exterior

The exterior of the Peter C. Peters House is deteriorating primarily from general exposure to weather
conditions, termites, and deferred maintenance. Openings in the roof allow moisture and pests to infiltrate
the interior and reciprocally compromise other features and systems. Wood siding and trim have
deteriorated from exposure to ultraviolet light, wind, and rain, and metal
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fasteners have corroded. Additionally, when spray foam insulation was applied in recent years, it was
extruded through many existing joints, cracks, and holes; exposed insulation is unsightly and has
yellowed with exposure to sunlight.
Table 3. Condition Assessment for Exterior Architectural Features of the Peter C. Peters House
Architectural
Feature

Location

Description

Deterioration Conditions

Foundation

Front and center volumes

Uncoursed rubblestone, lime- and
cement-based mortar in random
application

Parged with cement-based material
in most places, minor cracks; small
exposed area on west side painted

Figure 113 and Figure 114
Rear volume

Coursed rubblestone in lime- and
cement-based mortar with recessed
joint

Largely covered with stucco on metal
lath; lath detached at ground-level
openings

Figure 115;
See also Figure 89 and Figure 90
Walls

Front volume: north, east,
south, west elevations

Wood drop siding
Figure 116 – Figure 119

Center volume: east, and
west elevations; south
gable end
Rear volume: east, south,
and west elevations

Paint flaking, minor rot, warping,
general cracking and checking from
exposure to ultraviolet light
Drop siding replaced with clapboards
on west side, south face of front
volume.

Cement-based stucco over metal
lath, shaped to resembled coursed
ashlar masonry

Minor cracking, paint peeling

Figure 115;
Figure 120 and Figure 121
Trim

Front volume: north, east,
south and west elevations
and gable ends; cross
gable
Center volume: east and
west elevations, south
gable end

Windows

Wood

Paint flaking, detachment, minor rot

See Figure 117 – Figure 119;
Figure 122 and Detail of paint flaking
on deteriorating trim on the west
elevation of the front volume.Figure
123

Front volume: east and
west elevations

Historic two-over-two wood sash
windows

Center volume: east
elevation

Figure 124 – Figure 125

Front volume: north
elevation

Historic large single lite with
hexagonal lites in transom
Figure 126

Front volume: south
elevations

Older or non-historic one-over-one
wood sash windows

Center volume: west and
south elevations

See Figure 32, Figure 34, Figure 58,
and Figure 77

Missing sills, missing lintels, paint
flaking, signs of rot

Missing trim, paint flaking, loss of
hexagonal transom lites in east
window
Paint flaking, deteriorating sill

South volume: west
elevation
Front volume: cross gable

Historic 4-lite French casement
window

Excessive layers of paint prohibit
window operation

See Figure 20
Doors

Front volume: north
elevation

Historic 4-panel wood door,
unglazed, with transom
See Figure 15
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Architectural
Feature

Location

Description

Deterioration Conditions

Center volume: west
elevation

Historic wood, 4-lite door

Paint deterioration, lower two-thirds
missing, casing deterioration

Center volume: west
elevation

Non-historic wood door, unglazed,
flush

See Figure 35 and Figure 37

Casing deterioration, signs of wear

See Figure 35

Eaves

South volume:

Historic 2-panel wood door, unglazed

east elevation

See Figure 83

All volumes

Wood, boxed eaves
Figure 127 – Figure 130

Roof

All volumes of the house
East porch

Composition shingle over historic
wood shingle (three or more layers)
Figure 131 – Figure 136

Minor detachment, panel cracking,
signs of wear
Paint flaking, components detaching
or missing, signs of rot, gaps
between eaves and walls
Missing flashing at base center
volume chimney, some missing
shingles
Warping, sagging, missing
composition shingles, underlying
wood shingle deterioration
Damaged, detached, or missing
metal drip edge

Chimney

Front volume roof ridge

Brick

Center volume roof ridge

See Figure 133;

Brick delamination, mortar loss,
antenna mounted on rear chimney

See also Figure 9 and Figure 10
Porch

North porch

Poured concrete floor and stairs

East porch

Figure 137;

West stoop

See also Figure 17 and Figure 18;

Minor cracking and delamination

See also Figure 24 and Figure 27
North porch

Wood posts

East porch

Figure 137;
See also Figure 24 and Figure 27

North porch

Wood balusters and railing

East porch

Figure 137;
See also Figure 18 and Figure 24

North porch
East porch

Exposed wood rafters with scalloped
ends
Figure 132; Figure 135 – Figure 139

Light fixtures

Signs of rot where posts are
anchored to the concrete floor, paint
flaking
Signs of rot where balusters are
anchored to the concrete floor, paint
flaking
Signs of rot and possible insect
infestation, especially where tails
extend beyond eaves; paint flaking;
deterioration from exposure

North porch

Wood beams and frieze boards

East porch

Figure 137 and Figure 138

Paint flaking, components detaching
or missing, signs of rot on the east
porch

Front volume, north
elevation

Wall sconce

General wear, missing components

Center volume, west
elevation

Modern exterior lights

North porch, west
elevation

Modern motion sensor lights

See Figure 14
General wear, missing bulbs

See Figure 35

See Figure 17
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Figure 113. Exterior view of uncoursed rubblestone foundation with lime-andcement-based mortar below the south elevation of the west gable end of the front
volume.

Figure 114. Exterior view of rubblestone foundation covered with concrete parging
below the east elevation of the front volume.
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Figure 115. Exterior view of rear adobe wing foundation below the west elevation
where it has been covered with stucco on metal lath.

Figure 116. View of paint flaking on drop siding at the east elevation of the front
volume.
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Figure 117. Detail of paint flaking, warping, and detachment from extruding spray
foam on the south elevation on the west side of the front volume.

Figure 118. View of typical minor rot and deterioration on drop siding at southeast
corner of the front volume.
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Figure 119. View of west south face of front volume where clapboards replaced
drop siding.

Figure 120. View of paint peeling from the cement-based stucco on the east
elevation of the rear adobe wing.
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Figure 121. Detail of minor vertical cracks in the stucco on the south elevation of
the rear adobe wing.

Figure 122. View of detached trim and extruded insulation at the corner of the east
and south faces of the front volume.
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Figure 123. Detail of paint flaking on deteriorating trim on the west elevation of the
front volume.
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Figure 124. Typical deterioration condition of original
two-over-two wood sash windows.

Figure 125. Detail of typical trim condition of original twoover-two wood sash windows.
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Figure 126. Detail of missing and deteriorating trim of the cottage-style windows in
the north elevation of the front volume.

Figure 127. View of typical paint flaking and component detaching in the eaves at
the southeast corner of the roof over the front volume.
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Figure 128. View of deterioration conditions of eaves, drip edge, and roof shingles
at the southwest corner of the center volume.

Figure 129. Typical condition, eaves of the hipped roof of the rear adobe volume.
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Figure 130. Detail of missing soffit and replacement fascia in the eaves of the
hipped roof of the rear adobe wing.

Figure 131. View of roof conditions of the north roof slope with slight warping and
sagging.
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Figure 132. Detail of the north roof slope sagging at the west end of the front
porch.

Figure 133. View of roof condition over the center volume. Flashing is missing at
the base of the chimney where bricks are spalling.
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Figure 134. View of the hipped roof over the rear adobe wing, facing east. The roof
is missing the metal drip edge and the shingles are beginning to deteriorate.

Figure 135. View of roof condition over the front porch. The underlying wood
shingles are deteriorating beneath the composition shingles.
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Figure 136. View of wood shingle and paint deterioration below the composition
shingles of the east porch.

Figure 137. View of north porch, facing east. Deterioration of the wood
components include paint flaking, rot at the concrete porch floor, and detachment.
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Figure 138. View of the roof plate and exposed rafters below the north porch.

Figure 139. Detail of rot and insect infestation in the exposed rafters where the tails
extend beyond the eaves of the east porch.
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3.1.2

Building Interior

Typical deterioration conditions on the interior of the house are graffiti, general soiling, debris
accumulation, and deferred maintenance that has taken place while the house has been vacant (Table 4).
There are also numerous holes in the walls and ceilings (Figure 140 through Figure 161). In many rooms,
the debris prevents examination of interior conditions, particularly of the floors. The interior should be
cleaned and cleared of debris, building materials, furniture, animal waste, etc., for an additional
inspection.
Table 4. Condition Assessment for Interior Architectural Features of the Peter C. Peters House
Architectural
Feature

Location

Description

Deterioration Conditions

General

General

N/A

General soiling; debris

Figure 140 – Figure 145;
See also Figure 48 – Figure 51.
Mechanical and
electrical
systems

General

Floor

Rooms 1, 2, 3, 5, 6B

See also Figure 48 and Figure 55

Plumbing, heating, and electrical
systems are retrofitted into the house
and have been disconnected; all are
aged and require updating

Wood (oak) floor

General soiling

N/A
Figure 141;

Figure 146 – Figure 148
See also Figure 48 – Figure 51;
See also Figure 61 – Figure 63
Room 4

Carpet (likely over oak floor)

General soiling

Figure 147
Rooms 6A, 7

Resilient tile

General soiling

Figure 148
Room 8

Carpet (over plywood)

General soiling

See Figure 85 and Figure 89
Rooms 9, 10, 11

Carpet (over unknown)

General soiling

Figure 149
See also Figure 91 – Figure 93
Walls

Rooms 1, 2, 3, 5, 6B, 7, 9,
10, 11

Plaster and lath; flush wood trim,
fluted wood trim in Room 7 only
Figure 149 – Figure 151;

Cracking plaster, holes in plaster,
broken or missing lath, general
soiling, graffiti

See also Figure 43, Figure 69,
Figure 76, Figure 81, and Figure 92.
Rooms 1, 2, 5, 7, 9

Gypsum board over lath, flush wood
trim

Holes in gypsum, broken or missing
lath, general soiling, graffiti

See also Figure 44 and Figure 47.
Room 4

Gypsum board, wood wainscoting,
and flush wood trim

Holes in gypsum

See Figure 58 – Figure 60
Rooms 5, 10

Gypsum board and framing, wood
trim

Holes in gypsum, general soiling,
graffiti

See also Figure 63 – Figure 65.
Room 8

Concrete plaster over metal lath,
wood trim
Figure 143
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Architectural
Feature

Location

Description

Deterioration Conditions

Room 8

Painted wood drop siding

General wear

See Figure 87 and Figure 88.
Rooms 6A, 7

Tile

Missing tile, mold

Figure 160 and Figure 161
Doors

Rooms 3, 4

Original 4-panel wood door, flush
wood trim

General soiling and wear, missing
doorknob

Figure 152 and Figure 153
Rooms 4, 6B, 7, 11

Non-historic 6-panel hollow-core
wood door, flush wood trim

General soiling and wear, missing
doorknob

See Figure 79
Ceiling

Rooms 9, 10, 11

Plaster over lath

Cracking and missing plaster

See Figure 91, Figure 99,
and Figure 105
Rooms 9, 10

Gypsum over lath

Holes in gypsum, broken lath

See Figure 97
Rooms 1, 2, 3, 4, 5, 6A,
6B, 8

Gypsum and frame
Figure 154 and Figure 155

Holes in gypsum; mold and moisture
penetration in Room 6A

Room 7

Gypsum and frame cove ceiling

Peeling gypsum

See Figure 79 – Figure 82
Fireplace

Room 5

Wood and plywood mantle; concrete
block firebox with surround of black
marble; stone hearth
Figure 156;

Minor signs of wear in wood
elements; soiling in firebox; minor
crack and spall in hearth; crack and
loss in one of the marble panels

See also Figure 68
Stairs

Room 5

Carpeted wood treads, wood risers,
and wood railing

Minor paint chipping, signs of wear

Figure 157
Built-in
furnishings and
fixtures

Rooms 3, 6B, 8, 9

Wood closets

General soiling

Figure 158;
See also Figure 52, Figure 86,
and Figure 93
Room 6A

Tile counter, wood cabinets,
bathroom sink, and bathtub

General soiling, missing and
detached hardware and components

Figure 159 and Figure 160
Room 7

Tile counter, wood cabinets, wood
cupboards, and kitchen sink

General soiling, missing and
detached hardware and components

Figure 161
Room 8

Utility sink, wood cabinet

General soiling

See Figure 85 and Figure 86
Light fixtures

Rooms 3, 5, 6A

Ceiling fan with lights

General wear, missing light cover

See Figure 54 and Figure 55;
See Figure 62 and Figure 63
Rooms 6B, 7

Ceiling light

General wear, missing light cover

Figure 155 and Figure 161
Room 7

Wall light

General wear, missing light cover

See Figure 81
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Architectural
Feature

Location

Description

Deterioration Conditions

Room 8

Fluorescent ceiling light

Missing light tubes and light cover

See Figure 89.
Note: N/A = not applicable.
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Figure 140. East parlor (Room 2) with furniture, building materials, and general
debris; facing northwest.

Figure 141. The hall (Room 5) with holes in gypsum board over framing, graffiti,
and furniture.
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Figure 142. General soiling and debris on the floor in the kitchen (Room 7), facing
northwest.

Figure 143. General soiling and graffiti on the cement-based plaster walls in the
rear adobe wing (Room 8).
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Figure 144. General soiling, wear, and missing knob on non-historic 6-panel
hollow-core wood door with flush wood trim in the second-floor west bedroom
(Room 11).

Figure 145. Holes in gypsum board over original lath in the ceiling, general soiling
on walls, and debris on the carpeting in the second floor center hall (Room 10).
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Figure 146. Oak floor in the hall (Room 5).

Figure 147. Carpet over oak floor in the east bedroom (Room 4).
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Figure 148. View of resilient tile in the kitchen (Room 7), facing north toward the
oak floors in the hall (Room 5).

Figure 149. Typical carpeting covers the floors in all three second-story rooms
(Rooms 9, 10, and 11).
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Figure 150. Holes in plaster, broken lath, and cracking in the west wall of the west
parlor (Room 3), facing northwest.

Figure 151. Hole in plaster and broken lath above flush wood trim on the north wall
of Room 9, facing north.
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Figure 152. General soiling, wear, and missing doorknob on
the original 4-panel wood door in the east bedroom (Room 4).

Figure 153. General soiling and wear on the original 4-panel
wood door with flush wood trim in the west parlor (Room 3).
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Figure 154. Hole in gypsum board over framing ceiling and modern ceiling light
fixture with missing cover in the walk-in closet (Room 6B).

Figure 155. Gypsum board over framing ceiling with mold and water penetration
and modern ceiling light fixture with missing cover in the walk-in closet (Room 6B).
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Figure 156. Cracked marble in the fireplace surround and general soiling of the
concrete block firebox.

Figure 157. Paint chipping and signs of wear on the staircase in the hall (Room 5).
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Figure 159. General soiling in bathroom and
disconnected plumbing below the sink in the bathroom
(Room 6A).

Figure 158. Typical soiling on wood closets added in the
late 1930s. View facing southwest at walk-in closet and
door between Room 6B and the bathroom (Room 6A).
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Figure 161. General soiling of the kitchen counter,
cabinets with missing hardware, and shelving in the
kitchen, as well as accumulation of debris (Room 7).

Figure 160. Soiling of the tub surround and bathtub (Room
6A).
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3.2

Structural and Seismic Evaluation

In October 2019, SGH conducted a structural and seismic evaluation of the Peter C. Peters House (Table
5 and Table 6). Overall, the house was observed to be structurally sound. Additional reinforcement or
remedial intervention may be required to meet code regulations and support increased occupancy or live
loads to accommodate a change in use. However, observed seismic deficiencies indicate the framing
system may have some potential for localized collapse as a result of seismic activity.

3.2.1

Foundation and Superstructure

SGH conducted a structural evaluation of the foundation and superstructure including the roof, floor
framing, and walls. There are distinct foundations below the wood-frame main house and the rear adobe
wing. The first-floor bearing walls of the main house are founded on stacked stone footings with minimal
mortar, and the floor joists are intermittently supported on wood posts bearing directly on the soil. This
may have made the house more susceptible to settlement and may have caused the noticeable sloping of
the floors. There is no basement below the main house. The rear adobe wing is founded on a basement
constructed of stone set in mortar. In the basement, the floor joists of the rear adobe wing have been
shored with wood beams and posts, which would require reinforcement to support increased occupancy or
live loads.
No significant damage, distress, or deterioration of the roof or floor framing was observed. The walls
were observed to be plumb and supporting the imposed loads. Despite some observed deficiencies in the
interior and exterior walls, no significant damage, distress, or deterioration of the walls were observed.
No significant cracks were observed in the walls of the rear adobe wing. No evidence of significant lateral
movements was observed. Structural treatment recommendations are included in Table 7 in Section
4.3.2.
Table 5. Summary of Structural Evaluation
Structural
Element

Location

Observed Structural Deficiencies

Foundation

Front and center
volumes

Floor joists are supported by wood posts that bear directly on the soil, which may have
caused the noticeable sloping floors due to settlement.

Floor framing

Rear adobe wing

Floor joists have been shored with posts and beams in basement after original
construction.

Center volume,
second floor

Floor joists of the second floor have been cut and removed, which stabilized exterior
walls. The dropped first-floor ceiling currently provides stabilization.

Front and center
volumes, first
floor

Wood siding and trim, as well as floor framing, are intact with cementitious parging and
stone at the foundation. Certain siding and trim boards exhibit signs of decay at the
foundation. No signs of decay were observed where floor framing is in contact with the
foundation. Cement and stone in direct contact with wood may cause decay in untreated
wood or wood species that are susceptible to decay.

Front and center
volumes

Paint deterioration has exposed the wood siding and fasteners to weather conditions
and ultraviolet light. Wood siding contributes to lateral load resistance; deteriorated
wood siding compromises the overall superstructure.

Front and center
volumes, interior

Large holes in plaster and lath. Plaster and lath contribute to the lateral load resistance
of the walls; gaps compromise the overall superstructure.

Front and center
volumes

Wooding siding does not overlap in certain locations and does not have a waterresistant layer beneath (noted as non-structural).

Vertical
elements

Source: Appendix C Simpson Gumpertz and Heger, Inc. (2019).
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3.2.2

Lateral Force Resistance

The Peter C. Peters House is located in a high seismic zone within 2 miles of the San Jacinto fault zone.
The seismic evaluation of the Peter C. Peters House assessed the durability of the lateral force resisting
system. The lateral force resisting system transfers wind and seismic loads from the diaphragm, which is
composed of the horizontal building elements including floors and roofs, to vertical shear walls, which
then transfer loads to the foundation. The house was constructed prior to adoption of seismic codes and
vulnerabilities were observed with varying degrees of severity that are inherent of the original
construction methods and materials. In the event of future use or change in use, retrofit options may need
to be considered. Intervention recommendations vary in the level of invasiveness, ease of installation, and
degree of improvement.
Retrofits should balance intervention for seismic vulnerabilities with retaining historic materials and
features to the greatest extent possible, particularly by avoiding or minimizing alterations to characterdefining features. The NPS provides detailed guidance on seismic retrofits in NPS Preservation Brief 41:
Seismic Rehabilitation for Historic Buildings, which includes four principles that should guide all retrofit
efforts:
•

Historic features and materials, both structural and nonstructural, should be preserved and
retained, not as museum artifacts, but to continue to fulfill their historic function to the greatest
extent possible, and not be replaced wholesale in the process of seismic strengthening.

•

If historic features and materials are damaged beyond repair, or must be removed during the
retrofit, they should be replaced in kind or with compatible substitute materials. If they must be
removed during the retrofit, they should be removed carefully and thoroughly documented to
ensure they can be properly re-installed in their original location.

•

New seismic retrofit systems should work in concert with the inherent strengths of the historic
structural system, and, whether hidden or exposed, should respect the character and integrity of
the historic building, be visually unobtrusive and compatible in design, and be selected and
designed with due consideration to limiting the damage to historic features and materials during
installation.

•

Seismic work should be reversible whenever feasible to allow its removal for future installation
of improved systems as well as repair of historic features and materials. (Aguilar 2016:3).

Table 6. Summary of Seismic Evaluation
Structural
Element

Location

Observed Structural
Deficiencies

Structural Engineer
Recommendation and
Expected Benefit of
Improvement in Relation to
Cost

Preservation
Considerations

Foundation

Front and
center
volumes

Stacked stone footings are not
considered an engineered
foundation, which would
provide continuity along the
shear walls.

Demolish stacked stone
footings and replace with
reinforced concrete spread
footings under shear walls.
Install temporary shoring for
shear walls. Low benefit to
cost.

Stone foundations are largely
obscured by concrete parging
and are not a characterdefining feature.
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Structural
Element

Shear walls

Roof
blocking

Location

Observed Structural
Deficiencies

Structural Engineer
Recommendation and
Expected Benefit of
Improvement in Relation to
Cost

Preservation
Considerations

Rear adobe
wing

Stone foundations are
prohibited by current code
provisions for buildings in high
seismic zones and could
cause walls to fall out of
plumb.

Reinforce stone basement
walls with strong back or tie
backs. Low benefit to cost.

Confine all work to the interior
face of the foundation to
prevent damage to the
concrete stucco.

Front and
center
volumes,
secondfloor
diaphragm

Floor sheathing does not
continue to north or south to
the exterior shear walls.
Second-floor diaphragm does
not have a complete lateral
load path to resist loads in the
east-west direction.

Install plywood sheathing to
the wall framing in the
unfinished second-floor space
of the front and center
volumes to complete floor
diaphragm spanning between
shear walls. High benefit to
cost.

No effect to character-defining
features.

Front and
center
volumes,
interior
walls

Lath and plaster does not
extend the full height of the
shear walls (removed when
the first-floor ceiling was
dropped in the late 1930s).
Discontinuous lath and plaster
reduce the lateral loadresisting capacity of the shear
walls.

Add sheathing or bracing
above the dropped ceilings on
interior faces of walls to create
continuous shear walls from
floor to floor. High benefit to
cost.

No effect to character-defining
features if floor plan remains
unchanged, if wall widths do
not change significantly, and if
window and door openings
are not blocked in any way.

Front and
center
volumes,
exterior
walls

Wood drop siding is exposed,
in moderate to poor condition,
and intermittently attached to
studs. Typically, shear walls
with horizontal wood siding in
good condition and fastened
at all studs have low shear
resistance; therefore, the
existing condition of the wood
siding has minimal shear
capacity.

Remove existing exterior
wood drop siding and install
plywood sheathing for the full
height of the wall. Low benefit
to cost but highly
recommended if adding a
water barrier beneath siding
on the building envelope.

Potential for damage to or loss
of siding is high; preferably
confine application of plywood
sheathing to interior sides of
wall framing.

Rear adobe
wing

Adobe construction is not
permitted under current code
provisions and may be
vulnerable to cracking or
partial collapse.

Remove and replace the
adobe shear walls with similar
finish as current walls
according to current code
provisions. Low benefit to
cost.

Adobe wing is important in
building history and is a
character-defining feature;
removal is not recommended.
If necessary for life safety,
prohibit use of room or
construct seismically
adequate supporting structure
within the current envelope.

Front and
center
volumes,
roof
connection

No blocking at the eaves or
between joists, which provides
minimal capacity to transfer
lateral loads from the roof to
the shear walls.

Install blocking between the
roof or floor joists at the top of
wall supports. Blocking should
transfer shear from the
second floor and the roof
diaphragms into the shear
walls. High benefit to cost.

No effect to character-defining
features.

Or reconstruct interior walls to
install plywood sheathing for
the full height of the wall. Low
benefit to cost.
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Structural
Element

Location

Observed Structural
Deficiencies

Structural Engineer
Recommendation and
Expected Benefit of
Improvement in Relation to
Cost

Preservation
Considerations

Roof
sheathing

Front and
center
volumes,
roof ridge

No ridge beam or ridge
blocking between roof joists,
which creates a weak plane in
the roof diaphragm at the
ridge.

Install blocking at the roof
ridge between roof joists. High
benefit to cost.

No effect to character-defining
features.

Front and
center
volumes,
slope

Low shear resistance in the
roof sheathing, which is 1 x 4
boards spaced at 8 inches.

Front and
center
volumes

Chimneys are unreinforced
brick masonry, which may be
susceptible to damage or
collapse.

Chimneys

Overlay the roof diaphragm
with plywood sheathing. Low
benefit to cost but highly
recommended if reroofing the
building.

Remove or brace unreinforced
brick chimneys. If braced,
locally reinforce the roof at
brace attachments. High
benefit to cost.

Chimneys are considered
character-defining features
and should be retained.
Design bracing to be as
unobtrusive as possible.
Minimal effect to characterdefining features.

Source: Appendix C Simpson Gumpertz and Heger, Inc. (2019).
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PART II
TREATMENT AND USE
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4
4.1

TREATMENT ANALYSIS
Future Use of the Peter C. Peters House

As the Southwest Regional Operations Center Project is designed, the Peter C. Peters House would not
be physically altered as a result of the project. A definitive new use for the house is not currently
proposed. The project proponent is proposing to repair the Peter C. Peters house to the extent necessary to
prepare the building for sale or gift to an interested third party. The proposed repair work is also intended
to prevent further deterioration and secure the building in the interim of sale or transfer to an interested
third party.
The setting of the Peter C. Peters House has been altered by changes in land use and subdivision in the
surrounding area since the 1950s. The surrounding parcels and that of the Peter C. Peters house are zoned
for Light and Heavy Industrial Uses. Construction of the project will significantly and irrevocably affect
the historic setting and feeling of the Peter C. Peters House and its association with the agricultural
history of the area by introducing a trucking facility immediately adjacent to the residence, eliminating
the expanse of open land historically associated with the property, and isolating the house on a fraction of
its current parcel. The nature of the surrounding uses would reasonably preclude the house from future
residential occupancy. For this reason, the HPWP assumes future use of the Peter C. Peters house will
involve adapting the house from a residential property to an office, educational, or commercial space.

4.2

Historic Preservation Treatment Approach

The Secretary of the Interior’s Standards for the Treatment of Historic Properties provide a critical
framework for preservation in the United States and are widely used at the federal, state, and local levels
to guide work on historic buildings. Guidelines have also been developed to help apply each standard and
are intended as an aid to historic building owners and managers, preservation consultants, architects,
contractors, and project reviewers (Grimmer 2017).
The Secretary of the Interior (SOI) defines four conceptual approaches to the treatment of historic
properties:
Preservation, which focuses on the maintenance and repair of existing historic materials
and retention of a property’s form as it has evolved over time;
Rehabilitation, which acknowledges the need to alter or add to a historic property to meet
continuing or changing uses while retaining the property’s historic character;
Restoration, which depicts a property at a particular period of time in its history, while
removing evidence of other periods; and
Reconstruction, which re-creates vanished or non-surviving portions of a property for
interpretive purposes.
The Southwest Regional Operations Center Project does not propose a use for the Peter C. Peters House,
which is currently vacant and deteriorating because of deferred maintenance and vandalism. To retain the
architectural and structural integrity of the house for future use, the appropriate treatment approach should
address causes of deterioration to decelerate decay and maintain the house as it currently exists. Based on
the four approaches defined above, preservation is the recommended treatment approach for the historic
resource.
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4.2.1

Standards for Preservation

The objective of the preservation approach to treating a historic resource is to retain the building as it
currently exists, including its original historic materials and features, but also subsequent alterations and
additions to the original building. For the Peter C. Peters House, this includes the original main house and
adobe rear wing constructed in the late nineteenth century as well as the alterations made in the late
1930s. The preservation approach emphasizes repair of deteriorated features and protection and
maintenance of the property. Replacement is generally minimal. The SOI provides the following eight
standards for preservation; those most pertinent to the current project are in bold.
1. A property will be used as it was historically, or be given a new use that maximizes the
retention of distinctive materials, features, spaces, and spatial relationships. Where a
treatment and use have not been identified, a property will be protected and, if necessary,
stabilized until additional work may be undertaken.
2. The historic character of a property will be retained and preserved. The replacement of intact or
repairable historic 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. Work
needed to stabilize, consolidate, and conserve existing historic materials and features will be
physically and visually compatible, identifiable upon close inspection and properly
documented for future research.
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. The existing condition of historic features will be evaluated to determine the appropriate
level of intervention needed. Where the severity of deterioration requires repair or limited
replacement of a distinctive feature, the new material will match the old in composition,
design, color, and texture.
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.
8. Archeological resources will be protected and preserved in place. If such resources must be
disturbed, mitigation measures will be undertaken (Grimmer 2017).

4.2.2

Guidelines for Mothballing Historic Properties

Because no use is proposed for the Peter C. Peters House, additional measures should be taken to
mothball it, a process designed to control long-term deterioration while the building remains unoccupied
by protecting it from weather conditions, natural hazards, and vandalism. The critical elements of
successful long-term mothballing involve documenting the building, stabilizing the exterior and resolving
sources of deterioration, providing effective security and hazard protection, and implementing continued
maintenance, surveillance, and monitoring.
The National Park Service Preservation Brief 31: Mothballing Historic Properties details the following
nine steps to successfully close and secure a building until future uses and funding becomes available
(Parks 1993). Steps most pertinent to the current project are in bold and have been incorporated into
preservation treatment recommendations for the property.
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1. Document the architectural and historical significance of the building. Determine the dates of
original construction, the dates and chronology of alterations or additions, the types of building
materials, construction techniques, and any unique detailing or regional variations of
craftsmanship. As mothballing may continue over an extended period of time, clear records
should be kept recording actions taken and noting consultants and contractors that have worked
on the property.
2. Prepare a condition assessment to provide the owner with an accurate overview of the existing
condition of the property and to set priorities for repairs necessary to stabilize the property for the
short and long term.
3. Structurally stabilize the building, which may include adding reinforcement to structural
elements roofs, foundations, walls, interior framing, porches, and dormers. Structural
stabilization should be completed by a qualified contractor under the direction of a
structural engineer or a preservation specialist to ensure that the added weight of the
reinforcement can be sustained by the building and that the new members do not harm
historic finishes.
4. Control pests by removing any that have infested the property and seal off potential points
of pest access. Chimney flues may be sealed with properly ventilated exterior grade
plywood or framed wire screens. Vents, grills, and louvers in attics and crawl spaces may be
screened with bug mesh or heavy-duty wire. Damp or infected wood may be treated with
state-approved insecticides or preservatives to prevent further deterioration.
5. Protect the exterior envelope of the building from moisture infiltration prior to securing the
building. Leaks from deteriorated or damaged roofing, from around windows and doors, or
through deteriorated materials, as well as ground moisture from improper site runoff or
rising damp to foundations should be corrected to prevent long-term damage. To the
greatest extent possible, weatherization efforts should not harm historic materials. Nonhistoric or modern materials may be used to cover historic surfaces temporarily; however,
these treatments should not destroy valuable evidence necessary for future preservation
work.
6. Secure the building against vandalism and natural hazards. Mothballed buildings are
usually boarded up to protect fragile glass windows from breaking and to reinforce entry
points. Infill materials and procedures for closing off doors and windows should not result
in destruction of the opening and all associated components.
7. Provide ventilation in the interior once the exterior has been made weathertight and secure.
Adequate air exchange is essential to prevent unsafe humidity levels that could result in mold, rot,
and insect infestation.
8. Determine which utilities and services, including electrical, telephone, heating systems, and water
systems, should remain functional and which should be cut off.
9. Prepare and implement a maintenance, surveillance, and monitoring plan to slow the
deterioration of materials, natural disasters, storms, undetected leaks, and unwanted
intrusions while the building remains vacant.

4.2.3

Standards for Rehabilitation

In the future, when the Peter C. Peters House may be adapted to a use other than residential, the SOI’s
treatment approach of rehabilitation may be more appropriate in guiding decisions for the building.
Rehabilitation is appropriate “when repair and replacement of deteriorated features are necessary; when
alterations or additions to the property are planned for a new or continued use; and when its depiction at a
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particular period of time is not appropriate” (Grimmer 2017:79). The SOI provides the following 10
standards for rehabilitation; those most pertinent to the current project are in bold.
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.
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.

4.3

Treatment Recommendations and Alternatives

Preservation and rehabilitation treatment recommendations for addressing each of the deterioration
conditions of the Peter C. Peters House are provided in Table 7 and Table 8. These align with the SOI’s
Standards for Preservation and Rehabilitation and their supplemental guidelines outlined above. Specific
treatment recommendations are based on the Preservation Briefs prepared by the Technical Services
Division of the NPS or accepted preservation practice. Both the SOI’s standards and guidelines for
preservation and rehabilitation and the NPS Preservation Briefs are available at:
•

https://www.nps.gov/tps/standards.htm

•

https://www.nps.gov/tps/standards/treatment-guidelines-2017.pdf

•

https://www.nps.gov/tps/how-to-preserve/briefs.htm

NPS Preservation Briefs and SOI guidelines should be consulted for more detailed information on
treatment recommendations (Grimmer 2017; NPS n.d.). Recommendations from the Structural Evaluation
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Report (see Appendix C) that are consistent with these documents are also incorporated in Table 7 and
Table 8.
Recommendations for addressing each of the deterioration conditions are provided in tabular form based
on the objectives of the preservation and rehabilitation treatment approaches. All recommendations are
intended to decelerate the rate of decay and eliminate sources of deterioration. Treatments recommended
under a preservation approach are intended to maintain the Peter C. Peters House as it exists and conserve
the structural and architectural integrity while the house remains unoccupied. Treatments recommended
under a rehabilitation approach are intended to guide adaptation of the Peter C. Peters House for future
occupancy and new use. A new use of the Peter C. Peters House would also require a comprehensive code
and accessibility analysis, which was outside the scope of this report. The NPS Preservation Brief 32:
Making Historic Properties Accessible and SOI Guidelines for Rehabilitation: Code Required Work
should be consulted when rehabilitating the Peter C. Peters House for future use (Grimmer 2017; NPS
n.d.).

4.3.1

Site and Ancillary Building

The Conditions of Approval for the Master Certificate of Appropriateness (File Index Number HPO-0000046) stipulated by the City of Colton Historic Preservation Commission include installation of an 8-foottall screen around the industrial operations that would be visible from Agua Mansa Road and Rancho
Avenue. The project proposes an 8-foot-tall concrete masonry unit wall along the south boundary of the
adjacent parcels to west of the Peter C. Peters House (see Appendix A). Along the south boundary line
between the Peter C. Peters House and the passenger vehicle parking lot, the project proposes installing a
retaining wall with wrought-iron fence. To screen the Peter C. Peters House from the parking lot and to
preserve its residential character, a vegetative buffer of trees and shrubs appropriate to the region should
be planted along both the west and south boundaries of its reduced lot. Existing vegetation should be
pruned to prevent contact with the house. If any new irrigation systems are installed, place them at least 3
feet from the foundation of the house and direct the spray of sprinkler heads away from the foundation
and walls. Also, ensure positive drainage away from the house.
The ancillary building dates to the second period of construction in the late 1930s and is a contributing
feature of the Peter C. Peters House that is of medium to low importance. Efforts should be made to retain
the ancillary building if possible. Exterior deterioration conditions are similar to those of the house and, if
the building is to remain on-site, similar treatments for preservation and rehabilitation approaches
consistent with the SOI’s standards and guidelines should be implemented (Grimmer 2017). The
proposed project would reduce the yard and construct a retaining wall with wrought-iron fence, which
would likely inhibit vehicle access to the existing garage doors in the south elevation of the building (see
Appendix A and Figure 109). If the building must be demolished to support a viable change in use for the
Peters C. Peters House, this would not affect the integrity of the property; the house would remain eligible
for the NRHP and state and local registers.
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4.3.2

Building Exterior

Table 7. Summary of Exterior Treatment Recommendations for Preservation and Rehabilitation
Architectural Feature /
Structural Element

Recommendations for Preservation

Recommendations for Rehabilitation

Source for Further
Information

Foundation

Establish positive drainage at wall bases to prevent water
infiltration behind stucco and into stone or adobe.

Observe all recommendations for
preservation.

NPS Preservation Brief 31:
Mothballing Historic Buildings

Repair cracks in parging and maintain positive drainage away
from foundation to prevent deterioration of underlying stone.

Add engineered foundations to support firstfloor framing to level the floors or to
accommodate an increase in occupancy or
live load.

NPS Preservation Brief 41:
Seismic Rehabilitation of
Historic Buildings

Re-seal ground level openings appropriately depending on the
type of potential pests; refasten lath.

Seismic: Demolish stacked stone footings
below the front and center volumes and
replace with reinforced concrete spread
footings under shear walls. Install temporary
shoring for shear walls. This
recommendation is anticipated to be costprohibitive but does not conflict with
preservation goals. If replaced, fully,
document stone foundations prior to removal.

Structural Evaluation Report
(Appendix C)

Seismic: Reinforce stone basement walls of
the rear adobe wing with strong back or tie
backs. Confine all work to the interior face of
the foundation to prevent damage to
concrete stucco.
Flooring framing

Structural: Reinforce floor framing in the rear
adobe wing and add leveling compound to
accommodate increased occupancy or live
load.

None.

Structural Evaluation Report
(Appendix C)

Structural: Reinstall missing second-floor
joists in the center volume second floor if
ceilings are raised to original height.
Walls: wood drop siding

Inspect overall condition of wood drop siding and wall boards
to determine extent of rot. Repair wood by patching, splicing,
or consolidating. If repair is not feasible, replace in kind to
match the original element in material, design, and scale.
Scrape to remove damaged or deteriorated paint to the next
sound layer; hand sand.
Apply oil-based exterior primer.
Paint with 2–3 oil or latex topcoats.

Observe all recommendations for
preservation.
Replace clapboards with drop siding
matching original.

NPS Preservation Brief 10:
Exterior Paint Problems on
Historic Woodwork
SOI Guidelines for
Preservation: Wood
SOI Guidelines for
Rehabilitation: Wood
Structural Evaluation Report
(Appendix C)
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Architectural Feature /
Structural Element

Recommendations for Preservation

Recommendations for Rehabilitation

Source for Further
Information

Walls: cement-based stucco
over metal lath, shaped to
resembled coursed ashlar
masonry

Scrape to remove damaged or deteriorated paint to the next
sound layer.

Observe all recommendations for
preservation.

SOI Guidelines for
Preservation: Masonry

Trim

Inspect overall condition of trim boards to determine extent of
wood rot. Repair wood by patching, splicing, or consolidating.
If repair is not feasible, replace in kind to match the original
element in material, design, and scale.

Observe all recommendations for
preservation.

NPS Preservation Brief 10:
Exterior Paint Problems on
Historic Woodwork

Apply exterior primer suitable for concrete.
Paint with masonry-suitable topcoat.

SOI Guidelines for
Preservation: Wood

Scrape to remove damaged or deteriorated paint to the next
sound layer; hand sand.

SOI Guidelines for
Rehabilitation: Wood

Apply oil-based exterior primer, paint with 2–3 oil or latex
topcoats.
Windows

Inspect overall condition on a window-by-window basis to
determine extent of wood rot. Repair wood by patching,
splicing, or consolidating. If repair is not feasible, replace in
kind to match the original element in material, design, and
scale.
Scrape to remove damaged or deteriorated paint to the next
sound layer; hand sand.
Apply oil-based exterior primer, paint with 2–3 oil or latex
topcoats.
Install well-designed storm windows on the exterior.
Alternatively, install plywood boards that are designed to look
like storm shutters or cut to fit within window openings;
painted a neutral color or black; and installed in manner that
does not damage historic trim, casings, or windows.
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Observe first three recommendations for
preservation.
Inspect overall condition on a window-bywindow basis to determine operability.
Lubricate friction points and replace broken
or missing components of the operating
system.

NPS Preservation Brief 10:
Exterior Paint Problems on
Historic Woodwork
NPS: Preservation Brief 31:
Mothballing Historic Buildings.
SOI Guidelines for
Preservation: Wood
SOI Guidelines for
Rehabilitation: Wood
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Architectural Feature /
Structural Element

Recommendations for Preservation

Recommendations for Rehabilitation

Source for Further
Information

Doors

Inspect overall condition on a door-by-door basis noting
condition of paint, components, glazing, and hardware to
determine if routine repair and maintenance are sufficient or if
more extensive repairs are necessary.

Observe first four recommendations for
preservation.

NPS Preservation Brief 10:
Exterior Paint Problems on
Historic Woodwork

Removing damaged or deteriorating paint and repaint.
Repair door frames and casings by patching or splicing with
in-kind materials, or consolidating.

Replace the non-historic exterior door on the
west side with a compatible door typical of
the 1930s when the doorway was most likely
added/altered.

Replace missing components in kind to match the original
element in material, design, and scale. For the historic exterior
door on the west side of the kitchen, if replacing components
is not feasible, replace entire door to match the original.

NPS: Preservation Brief 31:
Mothballing Historic Buildings.
SOI Guidelines for
Preservation: Entrances and
Porches
SOI Guidelines for
Rehabilitation: Entrances and
Porches

Install well-designed, historically compatible storm doors on
the exterior. Alternatively, install plywood boards that are
designed to look like storm shutters or cut to fit within entry
openings; painted a neutral color or black; and installed in
manner that does not damage historic trim, casings, or doors.
Eaves

Inspect overall condition of soffit and fascia boards to
determine extent of wood rot. Repair wood by patching,
splicing, or consolidating. If repair is not feasible, replace in
kind to match the original element in material, design, and
scale.
Replace missing eave elements in kind; also cover any gaps
to prevent pest access.

Observe all recommendations for
preservation.

NPS Preservation Brief 10:
Exterior Paint Problems on
Historic Woodwork
SOI Guidelines for
Preservation: Wood

Secure detaching soffit and fascia with corrosion-resistant roof
fasteners.

SOI Guidelines for
Preservation: Roofs SOI
Guidelines for Rehabilitation:
Wood

Scrape to remove damaged or deteriorated paint to the next
sound layer; hand sand.

SOI Guidelines for
Rehabilitation: Roofs

Apply oil-based exterior primer.
Paint with 2–3 oil or latex topcoats.
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Architectural Feature /
Structural Element

Recommendations for Preservation

Recommendations for Rehabilitation

Source for Further
Information

Roof

The roof is a priority in stabilizing the house long term and
should be replaced entirely, not repaired. Strip composition
shingles to wood shingles. Retain wood shingles if possible. If
wood shingles are too deteriorated, document and remove. If
the wood shingles are removed, overlay the historic rafters
and skip sheathing with plywood sheathing per seismic
recommendations. Install new composition shingles.
Architectural shingles are recommended over 3-tab.

Observe all recommendations for
preservation.

NPS Preservation Brief 4:
Roofing for Historic Buildings

Install any new mechanical systems and
service equipment (e.g., heating, ventilating,
or air conditioning, or solar panels) so that
they are inconspicuous on-site and from the
right-of-way, and do not damage or obscure
character-defining features.

NPS Preservation Brief 19: The
Repair and Replacement of
Historic Wooden Shingle Roofs

Observe all recommendations for
preservation.

NPS Preservation Brief 2:
Repointing Mortar Joints in
Historic Masonry Buildings

Install flashing at base of chimneys and above east porch.
Maintain or repair flashing in valleys and at juncture of center
and rear volumes. Extend rear volume flashing to cover
cornerboards.

NPS Preservation Brief 31:
Mothballing Historic Buildings
NPS Preservation Brief 41:
Seismic Retrofit of Historic
Buildings

Repair or reinstall metal drip edge over all fascias.
Seismic: Install blocking between the roof or floor joists at the
top of wall supports and at the roof ridge between floor joists.
Chimneys

Clean and rake mortar joints and re-point with like material.
Maintain recessed joint. Replace extensively spalled bricks as
needed.
Remove nonfunctioning antenna.

NPS Preservation Brief 41:
Seismic Retrofit of Historic
Buildings

Install grates or caps on chimneys to prevent animal access.
Seismic: Brace chimneys in a manner that does not destroy or
detract from the character of the chimneys and locally
reinforce the roof at brace attachments.
Porches: wood posts, railings,
and roof framing

Inspect overall condition of all wood elements to determine
extent of rot. Repair wood by patching, splicing, or
consolidating. If repair is not feasible, replace in kind to match
the original element in material, design, and scale.
Scrape to remove damaged or deteriorated paint to the next
sound layer; hand sand.
Apply oil-based exterior primer.

Observe all recommendations for
preservation.

NPS Preservation Brief 10:
Exterior Paint Problems on
Historic Woodwork
NPS Preservation Brief 45:
Preserving Historic Wood
Porches
SOI Guidelines for
Preservation: Wood

Paint with 2–3 oil or latex topcoats.

SOI Guidelines for
Rehabilitation: Wood

Sources: Grimmer (2017); NPS n.d.

125

Historic Preservation Work Plan for the Peter C. Peters House
602 Agua Mansa Road, Colton, San Bernardino County, California

4.3.3

Building Interior

Table 8. Summary of Interior Treatment Recommendations for Preservation and Rehabilitation
Architectural Feature /
Structural Element

Recommendations for Preservation

Recommendations for Rehabilitation

General

Clear house of debris, building materials, furniture,
animal waste, etc.

Observe all recommendations for preservation.

What may be historic building materials from the
house are piled in Rooms 1 and 2. Inspect materials
and store reusable elements in the house for future
use.

Mechanical and electrical
systems

Install a new temporary electric line and panel (100
amp) for a hardwired smoke detector so that all the
wiring is new and exposed while the house is
unoccupied.

Source for Further
Information

Repair and reuse any salvaged historic building
materials as possible.
If possible, limit occupancy of the second floor to
prevent necessity of constructing second means of
egress to meet code. If alterations or additions are
required for egress, locate them on a secondary
façade.
Upgrade systems to accommodate future use. New
systems should be installed in a manner that
minimizes impacts to the character-defining features
of the house.

NPS Preservation Brief 31:
Mothballing Historic Buildings
NPS Preservation Brief 24:
Heating, Ventilating, and
Cooling Historic Buildings.
SOI Guidelines for
Rehabilitation: Mechanical
Systems

Floors

Inspect floors on a room-by-room basis after house
is cleaned and cleared of debris. Patch or replaced
damaged areas to ensure safety.

Inspect floors on a room-by-room basis after house
is cleaned and cleared of debris.
Refinish oak floors if possible or replace in kind.
Replace resilient flooring.
An alternative to refinishing and replacing is to install
carpet throughout to protect the floors.

Walls

Patch and repair original plaster and lath as needed.

Observe all recommendations for preservation.

Repair or replace gypsum board as needed.

Retain floor plan to the greatest extent possible,
particularly on the first floor of the front and center
volumes.

Repaint.
Seismic: Install plywood sheathing to the wall
framing in the unfinished second-floor space of the
front and center volumes to complete floor
diaphragm spanning between shear walls.

SOI Guidelines for
Preservation: Interior Spaces,
Features, and Finishes.
SOI Guidelines for
Rehabilitation: Interior Spaces,
Features, and Finishes.
NPS Preservation Brief 21:
Repairing Historic Flat Plaster –
Walls and Ceilings
NPS Preservation Brief 41:
Seismic Retrofit of Historic
Buildings
SOI Guidelines for
Preservation: Interior Spaces,
Features, and Finishes.

Seismic: Add sheathing or bracing above the
dropped ceilings on the interior faces of walls to
create continuous shear walls from floor to floor.
Maintain historic floorplan, wall widths, and window
and door openings.

SOI Guidelines for
Rehabilitation: Interior Spaces,
Features, and Finishes.
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Architectural Feature /
Structural Element

Recommendations for Preservation

Recommendations for Rehabilitation

Source for Further
Information

Doors

Inspect overall condition on a door-by-door basis
noting condition of paint, components, and hardware
to determine if routine repair and maintenance are
sufficient or if repairs are necessary.

Observe all recommendations for preservation.

NPS Preservation Brief 10:
Exterior Paint Problems on
Historic Woodwork

Replace non-historic doors with older doors
matching extant historic doors if possible.

SOI Guidelines for
Preservation: Wood

Remove damaged or deteriorating paint and repaint.
Do not strip doors, leaving paint layers for further
analysis in the future.

SOI Guidelines for
Rehabilitation: Wood

Repair door frames and casing by patching or
splicing with in-kind materials, or consolidating.
For historic doors, replace missing components in
kind to match the original element in material,
design, and scale.
Ceiling

Patch and repair original plaster and lath as needed.

Observe all recommendations for preservation.

Repair or replace gypsum board as needed.

Remove dropped ceilings and restore original ceiling
height if desired.

Repaint.

NPS Preservation Brief 21:
Repairing Historic Flat Plaster –
Walls and Ceilings
SOI Guidelines for
Preservation: Interior Spaces,
Features, and Finishes.
SOI Guidelines for
Rehabilitation: Interior Spaces,
Features, and Finishes.

Fireplace

Clean.

Retain fireplace if at all possible.
Clean.
Repair cracked marble.
Repair or install damper, or install compatible
fireplace screen or cover if fireplace will not be used.

SOI Guidelines for
Preservation: Wood
SOI Guidelines for
Rehabilitation: Wood
SOI Guidelines for
Preservation: Interior Spaces,
Features, and Finishes.
SOI Guidelines for
Rehabilitation: Interior Spaces,
Features, and Finishes.
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Architectural Feature /
Structural Element

Recommendations for Preservation

Recommendations for Rehabilitation

Source for Further
Information

Stairs

Scrape and paint;

Observe all recommendations for preservation.

Do not strip staircase elements, leaving paint layers
for further analysis in the future.

Carefully design any alterations to the stair railing in
a compatible and reversible manner if alterations are
required to meet code.

SOI Guidelines for
Preservation: Wood
SOI Guidelines for
Rehabilitation: Wood
SOI Guidelines for
Preservation: Interior Spaces,
Features, and Finishes.
SOI Guidelines for
Rehabilitation: Interior Spaces,
Features, and Finishes.

Built-in furnishings and fixtures

Clean.

Remove and replace as needed to accommodate
future use.

Light fixtures

Clean.

Remove and replace as needed to accommodate
future use.

Sources: Grimmer (2017); NPS n.d.
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4.3.4

Preservation Treatment Priorities

Numerous treatments have been recommended for both preservation and rehabilitation approaches to
ensure short-term stabilization and long-term conservation and maintenance for future use of the Peter C.
Peters House. The recommendations vary in terms of cost, complexity, and level of protection. To assist
in prioritizing work, generalized treatment recommendations to address the existing conditions of exterior
and interior features are summarized in Table 9 and Table 10. Each recommendation is ranked in priority
from high to low, depending on the severity of the condition and/or its impact on the preservation of the
building.
Table 9. Prioritization of Exterior Treatment Recommendations for Preservation
Architectural Feature/
Structural Element

Recommendations for Preservation

Priority
Level

Foundation

Establish positive drainage at wall bases to prevent water infiltration behind stucco and
into stone or adobe.

High

Repair cracks in parging and maintain positive drainage away from foundation to
prevent deterioration of underlying stone.
Re-seal ground-level openings appropriately depending on the type of potential pests;
refasten lath.
Walls: wood drop
siding

Implement exterior preservation recommendations.

Medium

Walls: cement-based
stucco over metal lath,
shaped to resembled
coursed ashlar
masonry

Implement exterior preservation recommendations.

Medium

Trim

Implement exterior preservation recommendations.

Medium

Windows

Implement exterior preservation recommendations.

Medium

Install well-designed, historically compatible storm windows on the exterior.
Alternatively, install plywood boards that are designed to look like storm shutters or cut
to fit within window openings; painted a neutral color or black; and installed in manner
that does not damage historic trim, casings, or windows.

Medium

Implement exterior preservation recommendations

Medium

Install well-designed, historically compatible storm doors on the exterior. Alternatively,
install plywood boards that are designed to look like storm shutters or cut to fit within
entry openings; painted a neutral color or black; and installed in manner that does not
damage historic trim, casings, or windows.

Medium

Replace missing components in kind to match the original element in material, design,
and scale. For the historic exterior door on the west side into the kitchen, if replacing
components is not feasible, replace entire door to the original.

Low

Eaves

Implement exterior preservation recommendations.

High

Roof

Implement exterior preservation recommendations.

High

Seismic: Install blocking between the roof or floor joists at the top of wall supports and
at the roof ridge between floor joists.

Medium

Implement exterior preservation recommendations.

High

Seismic: Brace chimneys in a manner that does not destroy or detract from the
character of the chimneys and locally reinforce the roof at brace attachments.

Medium

Implement exterior preservation recommendations.

Medium

Doors

Chimney

Porches: wood posts,
railings, and roof
framing
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Table 10. Prioritization of Interior Treatment Recommendations for Preservation
Architectural Feature/
Structural Element

Recommendations for Preservation

Priority
Level

General

Clear house of debris, building materials, furniture, animal waste, etc.

High

Inspect materials in Room 1 and 2 and store reusable elements in the house.
Mechanical and
electrical systems

Install a new temporary electric line and panel (100 amp) for a hardwired smoke
detector so that all the wiring is new and exposed while the house is unoccupied.

High

Floors

Inspect floors on a room-by-room basis after house is cleaned and cleared of debris.
Patch or replaced damaged areas to ensure safety.

High

Walls

Implement interior preservation recommendations.

Medium

Seismic: Install plywood sheathing to the wall framing in the unfinished second-floor
space of the front and center volumes to complete floor diaphragm spanning between
shear walls.

Low

Seismic: Add sheathing or bracing above the dropped ceilings on interior faces of walls
to create continuous shear walls from floor to floor. Maintain historic floorplan, wall
widths, and window and door openings.

Low

Doors

Implement interior preservation recommendations.

Low

Ceiling

Implement interior preservation recommendations.

Medium

Fireplace

Clean.

Low

Stairs

Implement interior preservation recommendations.

Low

Built-in furnishings and
fixtures

Clean.

Low

Light fixtures

Clean.

Low

5

REQUIREMENTS FOR WORK

As there is no proposed use for the Peter C. Peters House at this time, the building will continue to be
vacant. Requirements for life safety, fire protection beyond smoke detectors, energy, conservation, and
handicapped accessibility do not apply. Lead paint is certainly present; appropriate measures should be
taken during scraping and painting treatments for both interior and exterior features.
If a new use is proposed for the house, a re-evaluation of these requirements is necessary, including a
review of all code, occupancy, and accessibility laws and regulations. As noted in Section 4.3, NPS
Preservation Brief 32: Making Historic Properties Accessible and SOI Guidelines for Rehabilitation:
Code Required Work should be consulted when rehabilitating the Peter C. Peters House for future use.

6

MOTHBALLING, MAINTENANCE, AND MONITORING

Because the Peter C. Peters House has remained vacant for a period of time, it is imperative to identify
immediate threats and secure the building from further deterioration prior to mothballing and monitoring
the structure. At a minimum, the building should be protected and monitored to ensure there is not
damage from water infiltration, animals/pests, and trespassers. In general, the house and ancillary
building should not be boarded up and left alone for an undetermined amount of time; rather, each
building should be maintained in a stable state ready to be converted back into a useable condition with
minimal effort. This mothballing plan should be used by the property owner and any appointed security or
caretakers to prevent any serious deterioration while the buildings are unoccupied and not in use.
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Historic buildings are not static. Repair and replacement of historic fabric is inevitable over the life of the
building. Regular maintenance reduces the need for extensive modifications and alterations by detecting
problems early. It is a well-accepted concept that "maintenance" is in fact the essence of preservation.
Properly planned and scheduled maintenance activities are consistent with the primary preservation
concept of minimal intervention and certainly are more likely to be consistent with the concepts of
reversibility and the use of compatible materials. It is no coincidence that a preservation maintenance
program is also often referred to as a preventive maintenance program. The prevention of deterioration is
the underlying thesis of any good maintenance program for historic structures (Lord Cultural Resources
2008).
The subsequent plan is divided into three stages and assumes that the buildings have been properly
documented prior to the start of the mothballing process. Guidance for documentation can be found in
NPS Preservation Brief 31 Mothballing Historic Buildings (Parks 1993).
Stage One – Stabilization: Identify and stabilize immediate threats to the house and ancillary
building.
Stage Two – Mothballing: Create and implement a mothballing plan to secure and protect the
buildings until rehabilitation and/or occupancy is possible.
Stage Three – Maintenance and Monitoring: Create and follow a schedule of regular inspections
and maintenance.
Details of each stage and how to implement the stages are discussed in the remainder of this section. Any
necessary work completed during the mothballing process should be done with compatible building
materials and techniques that do not destroy the building’s historic features identified in this report. All
stabilization and mothballing treatments should follow these guidelines:
•

Physical repairs and/or treatments should always be reversible.

•

Repairs and/or treatments should not alter the historic integrity of the structure.

•

Regular maintenance and repair should be completed to avoid the need for large-scale
replacement repairs.

6.1

Stage One – Identify and Stabilize Immediate Threats to
the Building

The first stage in the Peter C. Peter’s property mothballing process is stabilization, which is designed to
slow the rate of deterioration while the building is vacant (Parks 1993). Stabilization may include but is
not limited to structural reinforcement, weatherization, or correcting unsafe conditions.
As of September 2020, the Peter C. Peter’s residence has not been formally occupied or maintained in
numerous years. There is evidence of informal occupation by squatters as noted during the site visit in
July of 2020. Larger-scale stabilization may be necessary on top of small-scale stabilization due to the
lack of use and deferred maintenance. This initial stabilization places a structure in a condition which not
only slows further deterioration but can also be maintained for the duration of the vacant period. Unless
necessary, any stabilization required should be performed to detract as little as possible from the overall
historic character of the building and should follow the Secretary of the Interior’s Standards for
Preservation and Rehabilitation (as applicable). The preservation recommendations from Chapter 4
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should be followed, and an abbreviated presentation is below. Refer to Chapter 4 for full details on all
preservation and rehabilitation recommendations.
The following constitute the main areas that require immediate and ongoing repair and inspections and
should be overseen by a qualified building contractor experienced with the repair and maintenance of
historic buildings.

6.1.1

Roof and Chimneys

The Peter C. Peter’s roof is missing flashing at the base of the center volume chimney along with some
missing shingles. Warping, sagging, and missing composition shingles indicate underlying wood shingle
deterioration. Finally, the metal drip edge is damaged, detached, or sometimes missing. Unrepaired
roofing can lead to leaks and infiltration, which in turn can cause a myriad of problems ranging from rot
of the roof rafters to the deterioration of interior finishes and the growth of mold.
A sound roof is a priority in stabilizing the house both in the short term and long term and the existing
roof should be replaced entirely, not repaired. To accomplish this, strip composition shingles to wood
shingles. Retain historic wood shingles if possible and document them fully with photographs and
measurements prior to recovering or, if necessary, removing. If the wood shingles are removed, overlay
the historic rafters and skip sheathing with plywood sheathing per seismic recommendations. Install new
composition shingles. Architectural shingles are recommended over 3-tab. Install flashing at the base of
chimneys and above the east porch. Maintain or repair flashing in valleys and at juncture of center and
rear volumes. Extend rear volume flashing to cover cornerboards. Repair or reinstall metal drip edge over
all fascias.
The chimneys exhibit brick delamination, mortar loss, and an incompatible antenna mount. The chimneys
should be stabilized with the following treatments. Clean and rake mortar joints and re-point with like
material. Maintain recessed joint. Replace extensively spalled bricks with bricks closely matched in size,
color, and texture, as needed. It may be possible to reuse bricks with only limited spalling by reversing
their exterior faces. Remove the nonfunctioning antenna. Install grates or caps on chimneys to prevent
animal access. Brace the chimneys for seismic stability, in consultation with a structural engineer for
design, in a manner that does not destroy or detract from the character of the chimneys. Reinforce the roof
locally at the brace attachments.

6.1.2

Windows

Numerous windows at the residence are missing sills and lintels, and exhibit paint flaking and rot.
Further, missing trim and excessive layers of paint prohibit window operations, and there are missing lites
from various windows.
Short-term repairs should be conducted for missing windows and exterior openings to alleviate water and
pest infiltration. If a window is missing, board up the opening and if window parts are missing or broken,
they may be temporarily repaired with wood patches and other temporary materials that are compatible
with the surrounding wood window. Using plastic or canvas tarps is not a suitable solution because these
can be easily destroyed by harsh weather conditions and are easily accessible by animals and people.
In order to secure windows during the vacancy, install boards over the window openings. At a minimum,
this should include plywood (oriented strand board [OSB] is not secure enough) that is nailed at 12-inch
intervals around the perimeter of the openings. Installation should be monitored. Avoid pry points on
braces and bolt assemblies by ensuring bolt and brace heads are tightened sufficiently on the interior of
the opening. A carriage bolt assembly provides strength to a plywood cover. (Figure 162 and Figure 163
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in Section 6.2.4). The plywood board covers can be designed to look like storm shutters or cut to fit
within window openings; painted a neutral color or black; and installed in a manner that does not damage
historic trim, casings, or windows.

6.1.3

Exterior Wood Siding and Eaves

Missing or broken corner boards and siding could lead to water infiltration and may be temporarily
repaired. Termite damage was noted along the exterior siding, along with UV light degradation. To
address these conditions, inspect the overall condition of trim boards to determine the extent of wood rot.
Repair broken wood by patching or piecing with in-kind or with compatible substitute material. If repair
or limited replacement is not feasible, replace in kind to match the original element in material, design,
and scale. Scrape to remove damaged or deteriorated paint to the next sound layer; hand sand. Apply oilbased exterior primer, paint with 2 to 3 oil or latex topcoats.
Inspect the overall condition of soffit and fascia boards to determine the extent of wood rot. Repair wood
by patching, splicing, or consolidating. If repair is not feasible, replace in kind to match the original
element in material, design, and scale. Replace missing eave elements in kind; also cover any gaps to
prevent pest access. Secure detaching soffit and fascia with corrosion-resistant roof fasteners.

6.1.4

Exterior Stucco and Adobe

For the purposes of this document, the overall approach is for conservation of the adobe portion of the
structure to protect the existing form, fabric, and character of the adobe block structure, while maintaining
structural integrity and providing the basic conditions that can be protected into the future by an active
and ongoing preventative conservation maintenance program. The most important aspects of character are
the overall color, texture, material composition ratios, masonry coursing, and size of the blocks.

6.1.4.1

IDENTIFY AND STABILIZE THREATS (EMERGENCY STABILIZATION)

The walls are currently in structurally sound condition; ongoing monitoring and maintenance will prevent
the walls from becoming structurally compromised. The existing adobe block is covered with a ¾- to 1½inch-thick coat of cementitious stucco artificially scored to represent adobe block coursing but the pattern
does not reflect the underlying coursing. The stucco could become a threat to the stability of the wall.
Harder coatings with low permeability are known for causing deterioration to the underlying adobe blocks
due to the inherent lack of moisture transpiration of cement-based materials. If moisture enters behind the
stucco and becomes trapped due to the cementitious coating, the adobe can return to a fluid state and
literally melt unseen behind the external harder stucco. Normally, conservation advice is to remove
cementitious stucco and replace it with a lime-based stucco. However, in this instance the cementitious
stucco is significant as a character-defining feature due to the purposeful artistic recreation of adobe
coursing. Due to the unique circumstances of the Peter’s adobe construction, it is even more imperative
that the walls are protected from all forms of potential moisture, roof leaks, foundation moisture wicking,
and surface drainage.
There is evidence of negative drainage in the adobe wing. Immediately establish positive drainage at the
wall bases to prevent water infiltration behind the stucco and into stone foundation or adobe walls. To
prevent pest access into the walls, patch ground-level openings with a soft, lime-based mortar that can be
easily removed/reversed when more permanent repairs are designed and installed.
The structural and seismic evaluation did not observe indications that the coursed rubble stone foundation
was performing inadequately; however, evidence of earlier shoring was identified under the floor joists. If
the partially shored condition becomes unsafe, reinforce floor framing. If there is evidence of pest
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damage, particularly termites, treat active colonies and reinforce or replace the structural members, if
necessary.
If the adobe walls become structurally compromised (as evidenced through new cracks or wall
movement, or due to new roof leaks), then emergency stabilization may be required. Emergency
stabilization would include installing protection at the base of walls with sandbags, bracing, shoring and
buttressing, and then a condition assessment and development of repair recommendations by a historic
architect and/or historic preservation specialist experienced in historic adobe construction methods and
materials.

6.2

Stage Two – Mothballing

The Peter C. Peters house will need to be mothballed, a temporary process that closes and secures a
building to provide a necessary and effective means of protection while planning for future rehabilitation
or use. The mothballing plan for the Peter C. Peters house is intended to preserve the historic house in its
existing condition while it is unoccupied by preventing damage from the elements, pests, vandalism, or
neglect. According to the Secretary of the Interior’s Standards, “Preservation is defined as 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” (Grimmer 2017: 27) This plan was designed on the premise that the
stabilization measures described above have been implemented and that the buildings are in good
condition prior to mothballing.
Historically significant facilities that are eligible for listing in the NRHP require special considerations for
mothballing. NPS Preservation Brief 31: Mothballing Historic Buildings is an excellent source of
information, and this section includes many suggestions from the publication (Parks 1993).
Note that this section outlines basic guidelines for maintenance and repairs to the Peter C. Peters house
which may be necessary during the mothballing period. The guidelines presented here are simply an
overview. If repairs go beyond what has been outlined here, the evaluation by a subject matter specialist
shall be sought to avoid or minimize adversely affecting significant historic materials and features.

6.2.1

Utilities

Disconnecting utilities reduces the potential for fire, makes the building less attractive to vagrants, and
reduces the potential for damage or contamination due to leaks. Most or all systems at the house have
been disconnected for many years; however, as a general rule observe the following guidelines:
•

Turn off water and drain plumbing system.

•

Open all faucets.

•

Apply anti-freeze in traps.

•

Disconnect electricity at main panel.

•

Turn off natural gas and disconnect and remove LPG tanks, if applicable.

•

Empty fuel oil tanks, if applicable.
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6.2.2

Handling Moisture

When a building is vacant, moisture build-up is uncontrolled. “Once the exterior has been made weather
tight and secure, it is essential to provide adequate air exchange throughout the building” (Parks 1993).
Excessive build-up of moisture may weaken the structural components and damage interior finishes.
Information for this section is summarized from Preservation Brief 39: Holding the Line: Controlling
Unwanted Moisture in Historic Buildings (Parks 1996). Sources of moisture in a vacant building (aside
from natural disasters, i.e. floods, or storms) include the following:
•

Building materials

•

Condition of roof, such as missing shingles, faulty flashing or gutters, or holes

•

Drainage system

•

Type, operation, and condition of heating, ventilating, cooling, humidification/dehumidification,
and plumbing systems

•

Changes of the seasons

•

Air infiltration

•

Landscaping or grading

Prevention measures include the following:
•

Check the cross ventilation in the attic, basement and crawl spaces; clean vents and remove any
barriers built in front of vents or openings such as wood or metal panels, both of which are
improper solutions to prevent pest intrusion.

•

Open doors and windows on opposite ends of the building during routine inspection to facilitate
air flow and ventilation.

•

Check eave vents and clean if necessary.

•

Install plywood with venting techniques so the building is able to breathe at all times.

•

Slope all existing grade away from the house. In adobe construction, it is imperative to keep
surface drainage directed away from the structure.

•

Install exhaust fans or whole house fans on a humidistat to increase air flow through the building
if necessary. Proper ventilation in the summer is often more imperative than in the winter (Parks
1993).

•

Use a regular maintenance schedule and perform repairs immediately.

Recommended temperature settings in vacant buildings include the following:
•

56 to 58 degrees in the winter to avoid freezing drain and water supply pipes if they have not
been drained as recommended above.

•

78 to 80 degrees in the summer to avoid mold and mildew formations in buildings.

Signs of a potential problem may include, but are not limited to, any of the following (Parks 1996):
•

Standing water, mold, fungus, mildew, etc.

•

Wet stains, erosion, salt deposits on interior or exterior materials
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•

Flaking or peeling paint, wallpaper, plaster or moisture blisters

•

Musty odor

•

Warped, cracked or rotted wood

•

Spalled, cracked or eroded mortar joints

•

Condensation on windows or walls

If these are noticed during the mothballing or maintenance period, a building contractor should be
contacted immediately and the more extensive ventilation recommendations implemented, such as adding
exhaust fans.

6.2.3

Guidelines for Ventilation

Adequate air exchange reduces unwanted moisture from condensation. The minimum rate of air exchange
for mothballed buildings is one to four exchanges every hour. This rate varies by season and region with
one to two exchanges per hour needed in winter and two to four in summer. The climate in San
Bernardino County is classified as hot-dry by the U.S. Department of Energy Building America Program.
For hot-dry climates, the minimum air exchange rate is approximately one exchange per hour. Wood
frame buildings, such as the Peters House, may have a natural air exchange rate as high as three or four
per hour and may suffice to allow adequate ventilation (Parks 1993). However, despite achieving minimal
air exchange, a closed building can foster environments for mold or mildew. Monitor moisture conditions
during stabilization and routinely throughout the mothballing period.
Should a ventilation system be warranted due to moisture, design the system so that air can enter at
ground level and leave at roof level. Cross ventilation in the attic as well as louvered window inserts can
help achieve this type of air exchange. Construct louvers so that wind and weather cannot enter. As a
general rule, if the angles of the louvers are such that you cannot look through them, precipitation is less
likely to blow in. NPS Preservation Briefs 31: Mothballing Historic Buildings provides more guidance on
louvered inserts (Parks 1993). If possible, chimneys should remain open. They can help air flow from
lower levels to upper areas of the building.
The condition of doors and other closures affects how tightly the building seals and how well air enters
and leaves. Remove furniture, equipment, or trash left in the building because these impedes airflow.
Keeping cupboards and drawers open also helps improve airflow.

6.2.4

Securing Windows and Doors

Doors and other first floor entrances should be closed off and locked. Seal all entrances except one door
used for periodic access. Heavy plywood can be used to block doors. These entrances also could be
barricaded from the inside.
First floor windows that are not vented should be closed off as well. This may be achieved with wooden
or pre-formed panels or, as needed, with metal sheets. Plywood panels, properly installed to protect
wooden frames and properly ventilated, are the preferred treatment from a preservation standpoint.
There are a number of ways to set insert plywood panels into windows openings to avoid damage to
frame and sash. One method is to bring the upper and lower sash of a double hung unit to the mid-point of
the opening and then to install pre-cut plywood panels using long carriage bolts anchored into horizontal
wooden bracing, or strong backs, on the inside face of the window. If sashes must be removed prior to
installing panels, label and store them safely within the building.
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Plywood panels are usually ½ to ¾ inch (1.25 to 1.875 centimeters) thick and made of exterior grade
stock, such as CDX, or marine grade plywood (Parks 1993; Parks 1996). See Figure 162 and Figure 163
for further detail.

Figure 162: Window Assembly Details from United States Fire Administration (IAAI n.d.)

Figure 163: Window Assembly Details from the United States Fire Administration (IAAI n.d.)
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Paint the plywood covers to protect them from delamination and to provide a neater appearance. Paint can
be a solid, neutral color or panels may be painted to resemble operable windows or treated decoratively.
With extra attention to detail, the plywood panels can be trimmed out with muntin strips to give a shadow
line simulating multi-lite windows. This level of detail is a good indication that the building is protected
and maintained.

6.2.5

Securing Exterior Treatments

Treatments to the exterior of the building should focus on protecting wood surfaces and preventing
openings that can let in pests and moisture. Maintaining the building’s exterior also increases its security.
Buildings that do not look like they have been abandoned might be less attractive targets for vandals.
While most of the following steps were covered during the stabilization of the building, to mothball the
building’s exterior:
•

Paint wood surfaces.

•

Repair and stabilize severe wood degradation problems including termite damage.

•

Block any unwanted openings.

•

Use consistent materials to avoid a patchwork look.

•

Maintain measures for pest control.

To the greatest extent possible, all exterior enclosure and weatherization efforts should not harm historic
materials. The project budget may not allow deteriorated features to be fully repaired or replaced in-kind
prior to mothballing. Non-historic or modern materials may be used to cover historic surfaces
temporarily, but these treatments should not destroy valuable evidence necessary for future preservation
work. Temporary modifications should be as visually compatible as possible with the historic building.

6.2.6

Pests and Animals

Any kind of animal infestation has the potential to cause serious problems for a closed building. Insects
such as termites, bees, carpenter ants, and beetles can all cause serious damage to wood materials by
hollowing the interior and reducing the structural strength (Parks 1993). Animals can cause further
problems by damaging insulation, wiring, and plaster or create health hazards from bird or rodent
droppings. Before closing the building, any infestations need to be removed and steps taken to protect it
from any further infestations. Regular building inspection during the mothballing period is essential
because “the visible symptoms of attacks by insects are subtle and difficult to recognize except in the
final stages” (Parks 1993). Piles of wood dust or small holes are indications of a pest problem, in addition
to the physical presence of insects. Windows, doors, crawl spaces, walls, chimneys and basements are all
areas at risk. Treatments for infestation include the following:
•

Remove any colonies or nests.

•

Tent the entire resource and treat for termites and other identified pests.

•

Close chimney flues with plywood caps or wire screens. If using plywood, ensure it is properly
ventilated.

•

Cover vents, flues, or louvers with bug mesh or heavy-duty wire.

•

Treat any infected wood with insecticides or preservative.
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Note with adobe construction the walls themselves can become a home for burrowing and nesting pests.
The walls need to be checked for burrow holes. If burrowing pests are identified, then they need to be
trapped and removed. The burrow holes need to be filled with a mud grout material via gravity flow, and
geotextile fabric that is impervious to gnawing pests should be installed within the wall layers to deter
future burrows. Implement these types of treatments only under the supervision of a qualified historic
architect, preservationist, or contractor familiar with historic adobe building materials and their repair.

6.2.7

Protecting Interior Treatments

It is necessary to clean debris from the building and to remove unwanted or overgrown vegetation to
expose foundations. The interior shall be emptied of its furnishings; all debris, trash, and animal waste
removed; and the interior swept with a broom. Building materials too deteriorated to repair, or which have
come detached, such as moldings, balusters, and decorative plaster, and which can be used to guide later
preservation work, shall be tagged, labeled, and saved within the house. Inspect floors on a room-by-room
basis after the house is cleaned and cleared of debris. Patch or replaced damaged sections of flooring to
ensure safety. Protecting interior treatments includes the following:
•

Remove unwanted and overgrown vegetation and debris out 5 to 6 feet from the building.

•

Remove all furnishings, debris, trash, and animal waste from the interior.

•

Sweep the interior with a broom.

•

Remove, tag, and label detached historic fabric.

•

Patch and/or replace damaged floors or interiors to ensure safety.

6.2.8

Protecting the Building Site and Adjacent Features

The condition of the building site has implications both for maintaining the structure’s condition and for
its security. Brush, debris, unkempt outbuildings, or improperly stored equipment can pose fire risks.
Clear brush so that the building can be seen from the street. Hidden buildings are tempting to vandals and
encourage unauthorized entry and occupation. Having a site that is open and visible also helps with
personal safety. Employees and caretakers are safer when they walk onto a site with good visibility.
A mothballed building may give the appearance of abandonment or neglect. A neat exterior sends the
message that the building is not abandoned, that it receives regular maintenance, and that someone is
likely to notice what happens at the site (Parks 1993). Because security options requiring power are often
impractical at mothballed buildings, appearance may be one of the best tools (besides locks and secured
openings) for securing the house. Additionally, it may be beneficial to install a sign explaining the
buildings ownership and use.
Maintain a high security fence if the property cannot be monitored closely. Since the house does not
currently have wired electrical power, it is recommended that a new temporary electric line and panel
(100 amp) is installed in order to have a hardwired smoke detector and so that all the wiring is new and
exposed while the house is unoccupied. Two poles in the front and rear of the property, 10 to 15 feet from
the building, should be installed with motion detection flood security lights to increase security.
Exterior lighting set on a timer, photo electric sensor, or a motion/infra-red detection device provide
additional security.
Additional security guidelines include the following:
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•

Maintain the grounds and security fence.

•

Install temporary security measures such as motion detector lights, photo systems, and alarm
systems.

•

Paint plywood or window security measures to make it less obvious that the building is closed up.

Because a mothballing project may extend over a long period of time, with many different people
involved, clear records are to be kept. Retain copies of all important data, plans, photographs, and lists of
consultants or contractors who have worked on the property to the file as the job progresses. Recording
actions taken on the building and identifying where elements that have been removed are stored will be
helpful in the future. Table 11 summarizes the recommendations from this section as a checklist for
mothballing (Table 12).
Table 11. Mothballing Plan
Mothball Plan
Have the house and ancillary building been documented?
Have all immediate treatment needs been met?
Are there copies of all relevant plans, photographs, and work completed?

Table 12. Mothballing Checklist
Mothballing Checklist
Moisture
Is the roof watertight?
Are windows and doors and their frames in good condition?
Is wood siding in good condition?
Is the site properly graded for water runoff?
Ventilation
Have steps been taken to ensure proper ventilation of the building?
Have interior doors been left open for ventilation?
Has the secured building been checked in the last 3 months for interior dampness or excessive humidity?
Pests
Have nests/pests been removed from the building’s interior and eaves?
Are adequate screens in place to guard against pests?
Has the building been inspected and treated for termites, carpenter ants, rodents, etc.?
Housekeeping
Have the following been removed from the interior: trash, hazardous materials such as flammable liquids and poisons, debris,
and any items that could freeze and burst or melt?
Has the interior been swept clean?
Have dismantled historic features been labeled and stored safely?

140

Historic Preservation Work Plan for the Peter C. Peters House
602 Agua Mansa Road, Colton, San Bernardino County, California

Mothballing Checklist
Security
Have fire and police departments been notified that the building will be mothballed?
Are smoke and fire detectors in working order?
Are the exterior doors and windows securely fastened?
Are plans in place to monitor the building regularly?
Are keys to the building in a secure but accessible location?
Are the grounds being kept from becoming overgrown?
Utilities
Has a temporary electric line been installed for a hardwired fire and security alarm?
Adapted from NPS Preservation Brief 31: Mothballing Historic Buildings (Parks 1993).

6.3

Stage Three – Maintenance and Monitoring

After the Peter C. Peters House has been stabilized and preservation treatment recommendations
completed, a regular schedule for maintenance and monitoring should be established to proactively
address deterioration, damage from natural disasters and storms, or vandalism. Routine maintenance is
critical in prolonging the life of preservation treatments, reducing building management costs, and
protecting the historic resource until a future use is identified. General recommendations for the routine
maintenance of the Peter C. Peters House are presented in Table 13. The following schedule is based on
the recommendations of NPS Preservation Brief 31: Mothballing Historic Buildings and NPS
Preservation Brief 47: Maintaining the Exterior of Small and Medium Size Historic Buildings (Parks
1993; Parks 2007). If the building is returned to use as a residence or rehabilitated for a different use, the
maintenance and monitoring schedule should be adapted to reflect the new conditions.
Table 13. Recommended Maintenance and Monitoring Schedule for the Peter C. Peters House
Architectural
Features

Frequency

Recommendations

Site features

4 months

Inspect and repair security measures to maintain in safe and operable condition.
Inspect the site and exterior for signs of vandalism, such as graffiti, or break-in.
Immediately remove graffiti to prevent further occurrences.†

Foundations

Annually, or after
major storm or
seismic event

Inspect and repair to maintain in good condition.*

Exterior siding
and trim boards

Annually

Inspect for paint loss and loose, damaged, or rotting siding. Repair as needed.*

Every 5 years

Scrape, prime, and repaint as needed.*

Adobe Exterior

Annually

Inspect for pests and burrowing holes, stabilize, brace and repair as needed.

Cementitious
veneer

Annually

Inspect for paint loss, cracking, spalling. Repair as needed.*

Every 5 years

Scrape, prime, and repaint as needed.*

Windows

Annually

Inspect for paint loss and damaged or rotting components. Repair as needed.
Scrape, prime, and repaint as needed. Note: Annual inspection and repair are not
necessary if windows are boarded.*

Doors

Annually

Inspect and repair to maintain in safe and operable condition. Repair as needed
Note: Annual inspection and repair are not necessary if windows are boarded.*
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*

Architectural
Features

Frequency

Recommendations

Roof system

Annually, or after
major storm or
seismic event

Inspect roof, eaves, and gutters for damaged, loose, or missing components.
Repair or replace damaged elements as needed. Scrape, prime, and repaint eaves
as needed.*

Wall bases,
grading

Annually, or after
major storm or
seismic event

Inspecting wall bases for pooling or water damage. Maintain, or create if
necessary, positive drainage at wall bases.

Chimneys

Annually, or after
major storm or
seismic event

Inspect for mortar loss, brick spalling, or displacement, and for loose flashing.
Repair with in-kind materials and maintain in good condition.*

Porches

Annually

Inspect for paint loss and damaged or rotting components. Repair as needed.
Scrape, prime, and repaint as needed.*

Systems

4 months

Inspect and monitor connected systems, particularly temporary electrical, fire, or
surveillance systems. Repair as needed.†

Interior

As needed

Inspect and clean to maintain in safe and operable condition. Address any rodent
or insect infestations. Repair deteriorated or damaged elements as needed. †

NPS Preservation Brief 47: Maintaining the Exterior of Small and Medium Size Historic Buildings (Parks 2007).

†

NPS Preservation Brief 31: Mothballing Historic Buildings (Parks 1993).

6.4

Scheduled Maintenance and Inspections

Regularly scheduled inspections and maintenance are central to successful mothballing. Schedule
comprehensive inspections every four months and will require approximately two to three hours for a
two-person inspection crew to collect data, document conditions, and to take record photographs of the
conditions during each inspection. Retain data collected during inspections and enter into a maintenance
catalogue for future users to reference. Non-scheduled inspections should occur when staff is on site for
any reason and that information also entered into the permanent record. Develop an inspection checklist
to ensure that all parts of the building are visited and evaluated routinely.

6.5

Inspection

Inspection tools and equipment include the following:
•

digital camera

•

measuring tape

•

1-meter-long straight hand level

•

thin metal probes approximately 30 to 45 centimeters in length

•

clip board with graph paper

•

writing implements

•

scale and directional arrow

•

drawings and photographs to record information

•

a ladder for access to ceilings and roof drainage (Lord Cultural Resources 2008)
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6.5.1

Inspection Instructions

Begin inspection by walking around the building to get a general idea of the conditions before starting the
specific inspection checklist. General conditions to look for at the beginning of each inspection include
the following:
•

Walls
o Check all exterior wall surfaces first for evidence of staining, delamination of stucco and
structural cracks. If there is evidence, compare with previous conditions recorded during
previous inspection.
o Note specific crack patterns and compare interior wall surface and exterior for extent of
cracks.
o Check for evidence of staining at the base of the walls.
o Check for evidence of insects and rodents.
o Check connections of wood members at wall contact.

•

Fire and security system
o Check date of last service
o Check that all connections are tight and sound.

•

Grounds
o Check for evidence of rodents.
o Check for signs of drainage problems.

6.5.2

Unscheduled Inspections

In addition to regular inspections, additional inspections should be considered. Colton, California, the
setting of the Peter C. Peters house, is subject to flooding, high winds, heat waves, and earthquakes. The
buildings should be inspected prior to major storms to ensure structural elements such as windows and
doors are secured. Flood mitigation procedures such as sandbags and flood gates may be required
depending on the severity of the storm. Building inspections should take place following a storm, severe
weather event, or other natural disaster such as earthquakes (when conditions allow) to identify any
damage that may need to be addressed.

6.5.3

Informal Routine Visual Inspections

Visual inspections during drive-bys should be part of the daily routine of the owner and related parties.
These inspections are not typically documented but useful in identifying immediate needs in between
scheduled inspections (Table 14).
Table 14. Additive Mothballing Maintenance Chart
1-3 Months

6 Months

Annually (12 Months)

Perform regular drive-by surveillance

Clean up site including landscaping

Inspect equipment and utilities as
applicable

Check attic and grounds during or after
storms, if possible

Check gutter and downspouts

Check roof for loose or missing shingles

Walk around the structure monthly

Check crawl spaces for pests

Inspect and treat for termites and other
pests

Check entrances and windows

Clean out storm drains

Repair exterior materials, touch up paint
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1-3 Months

6 Months

Annually (12 Months)

Check for vandalism

Remove any bird and animal droppings
and other stains from exterior

Check for evidence of pests or animals

Check and update building
documentation

Check for moisture infiltration and
damage

Update monitoring and maintenance
plan

7
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