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 AGENDA ITEM NO.:  3 
 
 WARD:  3 
 
 CULTURAL HERITAGE BOARD HEARING DATE:  SEPTEMBER 16, 2015  
 
I. CASE NUMBER:  P15-0530 

 
II. PROJECT SUMMARY: 
 

1) Proposal: Historic Designation request to designate the Frank and Katherine 
Wells-Patsy O’Toole House as a City Landmark 

 

2) Location: 1945 Arroyo Drive  
 

3) Applicant: Lana Hapeman 
      
4) Case Planner: Teri Delcamp, Historic Preservation Senior Planner 

    (951) 826-2117 
    tdelcamp@riversideca.gov 
 

III.   RECOMMENDATION:        
 

 That the Cultural Heritage Board recommend that the City Council: 
 

1. DETERMINE that P15-0530, City Landmark Designation, is categorically exempt from the 
California Environmental Quality Act (CEQA) per Sections 15061(b)(3) and 15308 of the 
CEQA Guidelines; and, 

 
2. APPROVE Planning Case P15-0530 based on the facts for findings outlined below and 

thereby the designation of the Frank and Katherine Wells-Patsy O’Toole House as a City 
Landmark. 

 
FACTS FOR FINDINGS: (From Sections 20.20.030 and 20.50.010(U) of the Riverside 
Municipal Code) 
 
FINDINGS: Criterion 1:  Exemplifies or reflects special elements of the City's cultural, social, 

economic, political, aesthetic, engineering, architectural, or natural history. 
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FACTS: The Frank and Katherine Wells-Patsy O’Toole House meets Criterion 1 because it 
is an original 1926 home on a 2.36 acre site located to take advantage of views 
and prominent hillside setting above the arroyo and Victoria Club golf course and 
is associated with artist Patsy O’Toole who was instrumental in Mission Inn 
preservation activism in the 1960s.  

 
FINDINGS: Criterion 3:  Embodies distinctive characteristics of a style, type, period or 

method of construction, or is a valuable example of the use of indigenous 
materials or craftsmanship. 

 
FACTS: The Frank and Katherine Wells-Patsy O’Toole House meets Criterion 3 because 

the home exemplifies Spanish Colonial Revival style architecture with minor 
alterations that do not affect its architectural integrity. 

 
FINDINGS: Criterion 4: Represents the work of a notable builder, designer, or architect, or 

important creative individual. 
 
FACTS: The Frank and Katherine Wells-Patsy O’Toole House meets Criterion 4 because 

the home was designed in 1926 and built by noted architect and contractor Robert 
H. Spurgeon, Jr. 

 
FINDINGS: Criterion 5: Embodies elements that possess high artistic values or represents a 

significant structural or architectural achievement or innovation. 
 
FACTS: The Frank and Katherine Wells-Patsy O’Toole House meets Criterion 5 because 

the home exhibits significant character-defining features of the Spanish Colonial 
Revival architectural style. Design elements include an L-shaped plan with cross-
gables, a hipped roof round entry tower, white stucco walls, true-divided light 
wood sash windows, second story, cantilevered balcony with heavy wood beams, 
posts and turned wood railing, single barrel clay tile roof, stained glass and large 
picture windows, and wrought iron grilles and balconettes. The design elements 
and siting of the home take full advantage of the setting and views from the 
hillside above the arroyo and golf course.  

 
IV.    BACKGROUND/HISTORY: 
 
 The property owner is requesting the designation of the Frank and Katherine Wells-Patsy 

O’Toole House at 1945 Arroyo Drive as a City Landmark. The period of significance is 1926 
through 1971, the date of construction through the O’Toole’s ownership of the home. The single-
family residence is an excellent example of Spanish Colonial Revival residential architecture in 
Riverside. It was designed and built by noted local architect and contractor Robert H. Spurgeon. 
It was built for the first owners, Frank and Katherine Wells, who were prominent local residents 
until a divorce and subsequent legal issues affected Frank while Katherine continued to reside in 
the home with their children. From 1931 through 1948, the property went through a number of 
owners until Dr. John O’Toole and his wife, artist Patsy O’Toole, purchased the home. Patsy 
O’Toole was a gifted “artist, businesswoman, and community activist.” She was one of the 
founders of the Riverside Art Association and managed the Mission Inn Art Gallery in the early 
1960s. Her activism from 1964 through 1969 led to the establishment of the Friends of the 
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Mission Inn, whose efforts resulted in the City’s purchase of the Mission Inn in 1977 and helped 
to ensure its preservation and future restoration.  

 
 Staff inspected the site and the attached landmark application includes a DPR survey form 

summarizing information from Joan Hall and Esther Klotz’s book, Adobe, Mansions and 
Bungalows as well as staff’s research. The evaluation finds the property eligible for listing in the 
California Register of Historical Resources as an individual property, and eligible for City 
Landmark designation. 
 

V. ARCHITECTURAL DESCRIPTION: 
 

This approximately 4,000 square foot Spanish Colonial Revival style, two-story home with 
finished basement was designed and built in 1926 by architect and contractor Robert H. 
Spurgeon, Jr. The home is located on a sprawling two-parcel site that comprises 2.36 acres with 
substantial gardens that overlook the arroyo and Victoria Club golf course. The home is set at the 
end of a long circular entry drive, accented by a tiled and arched stucco entry monument 
embedded with the street address. The home’s L-shaped plan with cross-gables, a hipped roof 
round entry tower, white stucco walls, true-divided light wood sash windows, second story, 
cantilevered balcony with heavy wood beams, posts and turned wood railing, single barrel clay 
tile roof, stained glass and large picture windows, and wrought iron grilles and balconettes are 
exemplary character-defining features of Spanish Colonial Revival architecture. Extensive 
grounds with numerous species of mature succulents, plants and trees, along with decomposed 
granite pathways, garden sculptures, mosaic water features, ponds and a water fall under a 
bridge, add to the home’s historic setting. A separate parcel formerly contained orange groves 
but is currently fallow. A detached, three car garage is original and matches the architecture of 
the home although the garage doors appear to have been replaced with complementary carriage 
type doors. A large canvas patio cover has been added over a portion of the rear side terrace, 
with small matching awnings over additional windows on the easterly façade. A compatible 
wrought iron railing and gates have been added around the rear terrace, and miscellaneous 
garden features including a seating pergola, tiled ornamental features and sculptures all enhance 
the property. 

 
VI. STATEMENT OF SIGNIFICANCE: 
 

The Frank and Katherine Wells-Patsy O’Toole House is one of approximately thirty structures 
in Riverside designed by architect Robert Spurgeon. The home has been described by Esther 
Klotz as “one of the most beautiful” homes designed by Spurgeon, and followed Spurgeon’s 
penchant for siting “many of his homes on hills or near arroyos, perhaps for the view.” This 
home is no exception, situated on a hill with gardens terracing down to the arroyo and golf 
course. The home was originally on a five acre site but later subdivided. The Frank and 
Katherine Wells-Patsy O’Toole House exhibits significant character-defining features of the 
Spanish Colonial Revival style, including an L-shaped plan with cross-gables, a hipped roof 
round entry tower, white stucco walls, true-divided light wood sash windows, second story, 
cantilevered balcony with heavy wood beams, posts and turned wood railing, single barrel 
clay tile roof, stained glass and large picture windows, and wrought iron grilles and 
balconettes.  
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The Frank and Katherine Wells-Patsy O’Toole House is intact and retains its architectural 
integrity to convey its historic significance. The status codes that represent the house’s 
eligibility for designation have been assigned in the DPR evaluation form: 3CS, appears 
eligible for listing in the California Register as an individual property, which also  
encompasses eligibility for local Landmark designation. The property is not eligible for listing 
in the National Register because the quality of significance in American history, architecture, 
archeology, engineering, and culture at a national level is not present. 
 
Based on the evaluations, the Frank and Katherine Wells-Patsy O’Toole House appears to be 
eligible for local listing as a City Landmark under four designation criteria in Section 
20.50.010(U) of the Municipal Code as described in the facts for findings above. A detailed 
statement of significance and additional information are provided in the attached Designation 
Application and DPR evaluation form (Exhibits 3 and 4). 

 
VII. PUBLIC NOTICE AND COMMENTS: 
 

Public notices were published in one newspaper of general circulation within the City, and 
mailed to property owners and occupants within 300 feet of the site, at least ten (10) days prior 
to the scheduled September 16 hearing. No responses were received to date. 

 
VIII. EXHIBITS: 
 

1. Location / Zoning Map 
2.  Aerial Photograph 
3. Designation Application with Photographs 
4. Cultural Resources DPR Evaluation Form 
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