. HUNTINGTON BEAC

TO: Planning Commission

FROM: Scott Hess, AICP, Director of Planning and Building
BY: Jill Arabe, Associate Planner ‘C@\K
DATE: December 9, 2014

SUBJECT: MITIGATED NEGATIVE DECLARATION NO. 14-004/ CONDITIONAL USE
PERMIT NO. 12-011/ COASTAL DEVELOPMENT PERMIT NO. 12-007
(OCEANSIDE PROPERTIES MIXED USE BUILDING)

APPLICANT: Jeff Bergsma, Team Design, 221 Main St., Suite ‘S’, Huntington Beach, CA 92648

PROPERTY
OWNER: Oceanside Properties LLC, 3810 Wilshire Blvd. #911, Los Angeles, CA 90010

LOCATION: 122-124 Main Street, 92648 (east side of Main Street, between Pacific Coast Highway
and Walnut Avenue)

STATEMENT OF ISSUE:

+ Mitigated Negative Declaration (MND) No. 14-004 represents a request to analyze the potential
environmental impacts associated with the project.

+ Conditional Use Permit (CUP) No. 12-011 and Coastal Development Permit (CDP) No. 12-007
represent requests for the following:
- To partially demolish existing historical buildings, rehabilitate and relocate historic storefront
facades, construct a three-story mixed use building, and participate in the parking in-licu fee
program to offset the commercial parking spaces not provided onsite.

+ Staff’s Recommendation:
Approve Mitigated Negative Declaration No. 14-004 based upon the following:
- The project, with incorporation of mitigation measures, will not have significant adverse impacts
on the environment.

Approve Conditional Use Permit No. 12-011/ Coastal Development Permit No. 12-007 based upon
the following:
- The project is consistent with the General Plan and zoning designations and will contribute to the
City’s commercial, office, and housing stock.
- The development will be compatible with surrounding uses and the urban environment of the
Downtown.
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- The development involves right-of-way dedication for a greater sidewalk width while retaining the
historical significance of the existing structures.

- The project will improve public access to coastal resources and not impact coastal views.

- Adequate parking is provided with participation in the in-lieu fee parking program.

RECOMMENDATION:

Motion to:

A. “Approve Mitigated Negative Declaration No. 14-004 with findings and mitigation measures
(Attachment No. 1);”

B. “Approve Conditional Use Permit No. 12-011 and Coastal Development Permit No. 12-007 with
findings and suggested conditions of approval (Attachment No. 1)

ALTERNATIVE ACTION(S):

The Planning Commission may take alternative actions such as:

A. “Deny Mitigated Negative Declaration No. 14-004, Conditional Use Permit No. 12-011, and Coastal
Development Permit No. 12-007 with findings for denial.”

B. “Continue Mitigated Negative Declaration No. 14-004, Conditional Use Permit No. 12-011, and
Coastal Development Permit No. 12-007 and direct staff accordingly.”

PROJECT PROPOSAL:

Mitigated Negative Declaration No. 14-004 represents a request to analyze the potential environmental
impacts associated with the project pursuant to Section 240.04, Environmental Review, of the Huntington
Beach Zoning and Subdivision Ordinance (HBZSO) and the California Environmental Quality Act
(CEQA).

Conditional Use Permit No. 12-011/ Coastal Development Permit No. 12-007 represent requests for the
following:

- To partially demolish existing historical buildings, rehabilitate and relocate historic storefront
facades, and construct a three-story mixed use building and associated infrastructure pursuant to
Downtown Specific Plan (DTSP) Section 3.3.1.3.

- To participate in the parking in-lieu fee program to offset the commercial parking spaces not
provided onsite pursuant to DTSP Section 3.2.26.11 and Chapter 245 of the Huntington Beach
Zoning and Subdivision Ordinance (HBZSO).

The project is located within the downtown core area, which is comprised of mostly visitor-serving
commercial developments with ground floor retail and restaurant uses mixed with upper-story office,
commercial, and residential uses.
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The project site is developed with two existing buildings of approximately 1,050 square feet and 1,150
square feet and paved with a parking lot at the rear of the site. A chain link fence is built along the rear
property line separating the site from the alley with an opening for access into the parking lot.

The project request is to partially demolish the two existing commercial buildings and construct a new
approximately 9,500 square feet three-story mixed use building on the subject site. The new mixed use
building includes retail space on the first floor, office space on the second floor, one- 1-bedroom unit and
two 2-bedroom units on the third floor. Because the two existing commercial buildings are listed as
historical resources in the Historic and Cultural Resources Element of the City of Huntington Beach
General Plan, the applicant is requesting to retain, rehabilitate, and relocate the storefront facades
approximately six feet back from their existing locations at the front property line.

A total of 24 parking spaces are required for all uses based on commercial square footage and bedroom
count per residential unit; however only seven parking spaces are proposed onsite to serve the residential
uses. Fach dwelling unit will have two enclosed parking spaces in tandem configuration. One guest
parking space will also be provided. In order to satisfy the remaining requirement of 17 commercial
parking spaces, the applicant is proposing to pay parking in-lieu fees in conjunction with the project
request.

Study Session

The project was introduced to the Planning Commission (PC) on November 25, 2014, at a study session.
Commissioner Kalmick identified that the historical resources assessment by PCR stated both that the
project was complying and did not comply with Standard 3 of the Secretary of the Interior’s Standards.
The typographical error has been revised within the report and concludes that the project does not fully
conform to Standard 3. The PC also requested additional information regarding the parking in-lieu fee
program, affordable housing requirements, the Downtown Specific Plan purpose and goals, and the
historical and architectural background of the site. Staff is addressing the affordable housing requirements
and DTSP purpose and goals below and the remaining items will be addressed in the analysis section of
the report.

Affordable Housing

Pursuant to HBZSO Section 230.26 and DTSP Section 3.2.20, a minimum of 10% of all new residential
construction consisting of three or more units in size shall be affordable housing units. The whole number
established by dividing the total unit count proposed by 10 shall be affordable units, unless the developer
of the residential project consisting of 30 or fewer units elects to pay a fee in lieu of providing the units
on-site to fulfill the requirement. The proposed development consists of three (3) residential rental units,
which would require one unit to be available to low or moderate income households. The
applicant/property owner has elected to pay the in-lieu fee, which is currently $24,420, instead of
providing one affordable unit onsite. Moreover, the fees accepted in lieu of the construction of affordable
units are placed in the City’s affordable housing trust fund. Accordingly, the funds shall be used for
projects which have a minimum of 50% of the dwelling units affordable to very low- and low-income
households, with at least 20% of the units available to very low-income households. The funds may, at
the discretion of the City Council, be used for pre-development costs, land or air rights acquisition,
rehabilitation, land write downs, administrative costs, gap financing, or to lower the interest rate of
construction loans or permanent financing.
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Downtown Specific Plan purpose and goals

The Downtown Specific Plan was updated and adopted by City Council Resolution No. 2009-61 on
January 19, 2010, and certified by the California Coastal Commission on October 6, 2011. As indicated in
the Introduction Chapter of the DTSP, the specific plan update involved community outreach and
analyzing existing conditions, and addressing the existing issues such as parking, the mix of land uses, the
lack of pedestrian orientation, and the desire to expand development past the first three blocks of Main
Street. As a result of the goals, objectives, and policies of the updated DTSP, development standards were
amended to encourage mixed-use development on underused parcels, unique architecture, integrating
pedestrian pathways and ensuring adequate parking is available with existing and new development.
Some of the changes in the specific plan included reducing parking ratios in District 1 (downtown core),
increasing building height/stories, and reducing minimum site sizes for development. For example, in
District 1 the restaurant parking ratio was amended from 10 spaces per 1,000 sf to 8 spaces per 1,000 sf,
and the office parking ratio changed from 4 per 1,000 sf to 2 per 1,000 sf. The rationale behind reduced
parking ratios was due to the shared parking environment in the downtown, considering that different uses
have varying peak demands during the day, week, and throughout the year. Offices typically have lower
parking demands on weekends or evenings because of hours of operation, whereas, restaurants and retail
establishments typically have higher parking demands on weekends and evenings. A parking study was
done in 2009 as part of the DTSP update and Program EIR, and it reflects the current conditions of the
City’s downtown shared parking environment. Furthermore, high parking demands are heavily related to
special events such as the Fourth of July Parade and the US Surf Open and good beach weather. The
demand for parking stems not solely as a result of commercial development but it is also due to the
amount of beach visitors occupying street and structure parking.

ISSUES:

Subiject Property And Surrounding Land Use, Zoning And General Plan Designations:

Subject Property: M>3 0-d-sp-pd (Mixed SP5-CZ-District 1 Commercial

Use > 30 du/acre — (Downtown Specific
Design Overlay — Plan — Coastal Zone
Specific Plan Overlay — | Overlay — Downtown
Pedestrian Overlay) Core)
North, East, South, and | M>30-d-sp-pd SP5-CZ-District 1 Commercial
West (across Main St.)
of Subject Property:

General Plan Conformance:

The General Plan Land Use Map designation on the subject property is currently M>30-d-sp-pd (Mixed
Use > 30 du/acre — Design Overlay — Specific Plan Overlay — Pedestrian Overlay). The proposed project
is consistent with the General Plan land use designation of Mixed Use and the goals, objectives, and
policies of the City’s General Plan as follows:
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A. Land Use Element

Goal LU 11: Achieve the development of projects that enable residents to live in
proximity to their jobs, commercial services, and entertainment, and reduce
the need for automobile use.

Objective LU 11.1: Provide for the development of structures that integrate housing with
commercial uses, and ensure the compatibility of these uses.

Policy LUII.1.1: Accommodate the development of structures and sites that integrate housing
units with retail and office commercial uses in areas designated for “mixed
use” on the Land Use Plan Map in accordance with Policy LU 7.1.1.

QObjective LU 15.2: Promote the establishment of commercial and mixed-use districts
characterized by high levels of pedestrian activity.

Objective LU 15.5: Ensure that development achieves the visual and physical character
intended for the district in which it is located.

The project will continue to provide visitor-serving commercial uses at the ground floor, and integrate
office and residential uses above. By utilizing and rehabilitating the existing storefront facades
consistent with the Secretary of the Interior’s Standards, the visual and historical relationship of the
commercial storefronts along Main Street remains. The new construction of the upper story
residential units will be setback sufficiently to maintain the visually prominent historical facades. The
proposed additional uses are compatible with the urban environment of the Downtown area and
encourage pedestrian oriented activity.

The proposed project incorporates a building setback of three feet-six inches from the ultimate right-
of-way (after dedication) consistent with the Downtown Specific Plan and similar to other projects in
the vicinity. The setback will allow for public open space improvements including decorative paving
and landscaping and greater sidewalk area for pedestrian access. Siting buildings along the sidewalk
is a consistent pattern prevalent in the downtown area that visually ties the streetscape together. It
provides visual interest while enhancing the pedestrian experience.

B. Historic and Cultural Resources Element

Goal HCR I: To promote the preservation and restoration of the sites, structures and
districts which have architectural, historical, and/or archaeological
significance to the City of Huntington Beach.

Policy HCR 1.2.1: Utilize the Secretary of Interior Standards for Historic Rehabilitation and
standards and guidelines as prescribed by the State Office of Historic
Preservation as the architectural and landscape design standards for
rehabilitation, alteration, or additions to sites containing historic resources
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in order to preserve these structures in a manner consistent with the site’s
architectural and historic integrity.

Policy HCR 1.3.6: Encourage appropriate adaptive reuse of historic resources in order to
prevent misuse, disrepair and demolition, taking care to protect surrounding
neighborhoods from incompatible uses.

The existing historical storefronts will be preserved, rehabilitated, and relocated six feet back from
their current locations. The storefronts are rare examples of the early architectural heritage of the City
and with the project, will continue to be eligible as historical resources. The existing buildings located
behind the storefronts are minimally visible from the street and are in poor condition to accommodate
the new uses. As indicated by the Historical Resources Assessment by PCR Services, the side and
rear elevations and building interiors do not principally contribute to the eligibility of the historical
resources.

C. Urban Design Element

Goal UD 1I: Enhance the visual image of the City of Huntington Beach.

Objective UD 1.1: Identify and reinforce a distinctive architectural and environmental image
for each district in Huntington Beach.

Goal UD 2: Protect and enhance the City’s public coastal views and oceanside character
and screen any uses that detract from the City’s character.

The project will allow for the continued use of the historical storefront facades, which will retain the
visual streetscape of Main Street. Although the facades will be relocated approximately six feet back
from their existing location, the project will enhance the pedestrian experience by providing a wider
sidewalk in front of the building. In addition, the project will be consistent with the mixed use
character of the Downtown with a proposal for retail, office, and residential uses.

D. Coastal Element

Policy C 1.1.4: Where feasible, locate visitor-serving commercial uses in existing
developed areas or at selected points of attraction for visitors.

Policy C4.1.1: The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and designed to
protect public views to and along the ocean and scenic coastal areas.

Policy C 35.1.6: Reinforce downtown as the City’s historic center and as a pedestrian-
oriented commercial and entertainment/recreation district.

The project provides for the incorporation of visitor-serving commercial uses on the ground floor and

office and residential uses within the upper floors. The mix of uses complements the urban downtown
environment by integrating commercial services with residential supporting uses. As part of the
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project, the existing facades will be relocated back from their current location to expand the sidewalk
width and improve public access. As a result, public views will not be impacted. The retention,
rehabilitation, and relocation of the historic facades allows for the continuation of the false front
architectural style of the City’s history rather than the demolition of the historic resource. With the
construction of the new building behind the existing facades and incorporation of mitigation
measures, the project will reinforce the historical significance of the site through the visual
prominence of the storefront facades at the forefront.

Zoning Compliance:

This project complies with the requirements of the SP5 zoning district. A zoning conformance table
(Attachment No. 7) shows an overview of the project’s conformance to the development standards. In
addition, a list of City Code Requirements of the applicable provisions of the DTSP, HBZSO and
Municipal Code has been provided to the applicant (Attachment No. 6) for informational purposes only.

Urban Design Guidelines Conformance:

Due to the site’s designation as a historic resource in the City’s General Plan, the architectural changes to
the development shall comply with the Secretary of the Interior’s Standards for Rehabilitation and
Guidelines for Rehabilitating Historic Buildings. The fagade at 122 Main is a two-story Western false-
front storefront consisting of wood frame with a stucco finish, two rectangular window openings on the
second-story level, and a tall crenellated parapet that wraps around a projecting belt-course above and
below the second-floor windows. The fagade at 124 Main is a single-story Streamline Moderne storefront
with a stucco finish, fluted pilasters at each corner, tall parapet with wide band along the top and large
recessed panel, recessed center entrance, large glass display windows, and multi-light transom above the
display windows. The project will retain and rehabilitate the existing storefront facades; however the
facades will be relocated approximately six feet from the existing front property line due to City
requirements for street and sidewalk dedication and public open space. The remaining portions of the
structures would be replaced with a three-story mixed use building.

The design of the new construction is respectful and sensitive to the historic storefronts. The new
construction incorporates the horizontal lines of the historic storefronts and provides upper story setbacks
to ensure the visual prominence of the storefront facades. As conditioned, the building color will differ
between the new and old walls (as viewed from Main Street) and the modern glass balcony railings will
be structurally separate from the parapets on the storefronts. The placement, scale and architectural
thythm of the window openings on the new construction are also compatible with the window and door
openings on the historic storefronts. The project considers the pedestrian oriented environment and
creates a wider sidewalk for public access and open space by relocating the storefronts. The distinctive
materials, features, finishes and construction styles that characterize the property will be preserved. The
project does not fully conform to the Secretary of the Interior’s Standards because of the relocation of the
storefronts and removal of the side and rear elevations. However the project as a whole would not
substantially alter the eligibility of the historical resources and with mitigations incorporated, the project
would result in a less than significant impact under CEQA.
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Environmental Status:

On October 28, 2014, the Environmental Assessment Committee (EAC) recommended processing of a
mitigated negative declaration for the project. Staff has reviewed the environmental assessment and
determined the project with the incorporation of mitigation measures would not have significant
environmental impacts. Subsequently, draft Mitigated Negative Declaration No. 14-004 (Attachment No.
4) was prepared pursuant to Section 240.04 of the HBZSO and the provisions of CEQA.

The Planning and Building Department advertised draft Mitigated Negative Declaration No. 14-004 for
20 days commencing on November 6, 2014, and concluding on November 26, 2014. Due to publication
issues with the newspaper, the comment period was extended to December 2, 2014. Staff received two
comments during the comment period (Attachment No. 5) and responses have been included as an
attachment to this report.

Environmental Board Comments:

The Environmental Board was notified of the Mitigated Negative Declaration. As of December 2, 2014,
no response has been received.

Prior to any action on Conditional Use Permit No. 12-011 and Coastal Development Permit No. 12-007, it
is necessary for the Planning Commission to review and act on Mitigated Negative Declaration No. 14-
004. Staff, in its initial study of the project, is recommending that the Mitigated Negative Declaration be
approved with findings and mitigation measures.

Coastal Status: The proposed project is within a non-appealable portion of the Coastal Zone. Coastal
Development Permit No. 12-007 is being processed concurrently with Conditional Use Permit No. 12-011
pursuant to Chapter 245 of the HBZSO. The proposed project complies with the zoning code, as
conditioned.

Design Review Board: The Design Review Board initially reviewed the project on November 13, 2014,
however, continued the project to December 4, 2014, in order to review the historical analysis prepared
with the draft mitigated negative declaration. Comments and recommendations received from the Design
Review Board will be forwarded to the Planning Commission as late communications prior to the public
hearing.

Subdivision Committee: Not applicable.

Other Departments Concerns and Requirements:

The Departments of Public Works, Police, Fire, Office of Business Development, and Planning and
Building have reviewed the project and identified a list of recommended conditions that are incorporated
into the suggested conditions of approval as well as code requirements (Attachment No. 6) applicable to
the project. The Office of Business Development has reviewed the request and supports the project’s
participation in the parking in-lieu fee program. Business Development suggests ensuring that the retail
and office space be designed to encourage the type of high quality tenants compatible with the style of
retail and office uses desired for the downtown.
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Public Notification:

Legal notice was published in the Huntington Beach/Fountain Valley Independent on November 27,
2014, and notices were sent to property owners of record and tenants within a 500 ft. radius of the subject
property, individuals/organizations requesting notification (Planning Division’s Notification Matrix),
applicant, and interested parties. As of December 2, 2014, staff has received one comment letter in
opposition to the project to retain only the facades of the historic structures (Attachment 9).

Application Processing Dates:
DATE OF COMPLETE APPLICATION: MANDATORY PROCESSING DATE(S):
Mitigated Negative Declaration; Conditional ~MND: December 27, 2014 (within 180-days)

}Jse Pze;mziglgoasml Development Permit: CUP/CDP: Within 60 days of adoption of MND —
une 2/, February 27, 2015

ANALYSIS:

The primary issues to consider when analyzing this project are land use compatibility of the mixed use
development with surrounding uses, the potential environmental impacts of the project, participation in
the parking in-lieu fee program, and the preservation and relocation of the historic facades. The following
is a detailed discussion of these issues.

Compatibility

Based on a net lot size of 5,525 square feet, the General Plan and zoning designation on the subject site
allow for a mixed-use development with a maximum of three residential dwelling units. Adjacent uses
are primarily commercial, but residential uses are also found within the downtown core. Varied heights
of buildings from one to four stories are currently located along Main Street. Commercial uses are
required on the ground floor with building fronts close to the sidewalk to establish a more intimate
pedestrian scale. The mix of uses within the proposed building (retail, office, and residential) contributes
to the atmosphere of an urban environment within the Downtown.

Compatibility between residential and commercial/office uses is a concern within a mixed-use project. It
is important to design the project so that noise, odor, and security, etc., impacts are mitigated to the
greatest extent possible. The mixed-use building is designed with the most intense use (retail) on the
ground floor, which will have direct access to Main Street. The second floor offices are less intense than
the retail component and more appropriate beneath the residential third floor. In addition, the trash
enclosure on the first floor shall be expanded to accommodate all the uses onsite and shall include
recycling bins.

Staff believes that the proposed development would be appropriate for the site because it will contribute
additional housing opportunities to the City’s housing stock, improve the wood frame structures that are
in poor condition while preserving primary features of the historical buildings, and enhance the image and
quality of life in the environment. The proposed project will not conflict with the identified goals,
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policies, and objectives contained in the General Plan and will not have a negative impact on the
environment. Staff recommends approval for the mix of uses.

MND Overview

The MND provides a detailed analysis of potential impacts associated with the proposed project
(Attachment No. 4). The project was determined to have less than significant impacts with the
incorporation of mitigation measures related to Cultural Resources and as applicable from the Downtown
Specific Plan Program EIR. A Historical Resources Assessment was performed on the property by
qualified historians, PCR Services, (Attachment No. 8) confirming the existing buildings as historic
resources. The facade at 122 Main is considered a rare example of the Western False Front and the
building appears individually eligible for listing in the National Register and the California Register and
as a Huntington Beach Historical Landmark. It is representative of Huntington Beach’s early
architectural heritage and has enough integrity to convey its historical association with Pacific City and
the possible site of City Hall. The building at 124 Main contributes to a potential National Register
district when combined with other historic buildings within the 100 block of Main Street. The distinctive
and character-defining features that contribute to the significance of the historical resources are the two-
story Western False front fagade of 122 Main and the one-story Streamline Moderne fagade of 124 Main.
As indicated by PCR in the Historical Resources Assessment, the side and rear elevations are secondary

_rather than primary character-defining features. The secondary elevations do not substantially contribute
to the eligibility of the subject properties as historical resources and are not clearly visible from the public
right-of-way. Furthermore, the visual and historical relationships with other historical resources in the
surrounding setting will be preserved with the retention, rehabilitation and relocation of the storefront
facades. In their evaluation of the project, PCR determined that retention of the historic facades and
construction of a three-story building behind the false fronts would not materially impair the significance
of the structures, with mitigation measures incorporated. The Secretary of the Interior’s Standards require
new work to be differentiated from the old and compatible with the historic materials. PCR confirmed
that if the new construction were to be removed in the future, leaving the historic storefronts intact, the
historic properties and their environment would be unimpaired and they would remain eligible as
historical resources.

Four mitigation measures are proposed to reduce the potentially adverse impacts resulting from the
relocation of the storefronts and removal of the side and rear elevations. Mitigation Measure CULT-1
involves the recordation of the subject properties in a Historic American Buildings Survey (HABS)
report, which will include the history and appearance of the subject properties prior to commencement of
construction. Of the two buildings, only 122 Main would be required to implement mitigation measure
CULT-2, which would ensure that a demolition monitoring and salvage program is performed to evaluate
the portions of the structure to be removed for salvage, analysis and interpretation in a report. Mitigation
Measure CULT-3 requires a permanent metal plaque to be affixed to each storefront or a marker
imbedded in the pavement in front, to briefly explain that the storefronts were relocated. Mitigation
Measure CULT-4 requires the submittal of an engineered approved bracing plan to retain the structural
integrity of the structures during transport.
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Parking

The three residential units require seven (7) spaces and all spaces will be provided onsite. Each unit will
have two enclosed spaces in tandem configuration that are accessed from the alley. The applicant is
requesting to participate in the In-Lieu Parking Fee Program for 17 commercial parking spaces pursuant
to Section 3.2.26.11 of the DTSP.

The In-Lieu Parking program was established in 1993 per City Council Resolution 6522 for certain
properties within the Downtown Parking Master Plan area based on a shared parking concept. Visitors to
the downtown area will usually park once and patronize multiple establishments and locations in one trip.
In 1995, per City Council Resolution 6720 and 6721, the program was expanded and the fee was
increased to $12,000 per space with the option to pay over a 15-year term and adjusted annually based on
the Consumer Price Index (CPI). In 2010, the Downtown Specific Plan was updated with
recommendations to more effectively manage the parking supply in the downtown area through the in-lieu
parking fee program.

The objective of the program is to facilitate traffic and pedestrian movement in the Downtown core, and
provide future opportunities for additional parking. The site is not large enough to provide adequate
vehicular circulation and turnaround for a 17-space parking area (surface lot or subterranean structure). It
is suitable for the project to pay in-lieu fees for parking because the project site is located within the
downtown core (District 1), which is an urban, pedestrian oriented, shared parking environment.
Additional parking opportunities are created by the parking in-lieu fee program that would serve the
project and maximize utilization of the parking supply for the downtown area. The parking in-lieu fee
program creates programs such as valet, re-striping, shuttle trolley, and other similar programs resulting in
the provision of additional parking or construction of surface or structured parking and associated design
costs in District 1 of the DTSP. Furthermore, within the shared parking environment of the downtown
core, on-street parking and parking facilities serve multiple uses in the vicinity. Angled metered parking
stalls are located in front of the subject site and a public parking structure is located across the street from
the development.

The in-lieu fee amount applicable to this project is approximately $26,383 per parking space. Therefore,
a $448,515.64 in-lieu parking fee is required to satisfy the parking requirement for this project and may be
paid in multiple installments. The in-lieu fee payment will be combined with previously collected fees to
provide future parking opportunities within the Downtown. An In-Lieu Parking Fee Participation
Agreement is required to be submitted. The agreement shall be reviewed and approved by the Office of
Business Development, Planning and Building Department, and City Attorney as to form and content and
recorded with the County of Orange. A lump sum payment or first installment payment of the in-lieu fees
shall be made to the City Treasurer prior to approval of issuance of building permits or a certificate of
occupancy. The payment of in-lieu fees would be more beneficial to the downtown area than constructing
the spaces for private use onsite. The downtown businesses would share the cost of providing public
parking by paying into the in-lieu fee program. Staff recommends approval of the request for parking in-
lieu fees for the mixed-use development.

PC Staff Report — 12/9/14 12 145132 — Oceanside Properties Mixed Use



Preservation and Relocation of Historic Facades

A bracing and relocation plan was included in the project plans to prevent damage to the historic
storefronts and demonstrate that the wood frame construction of the facades could be transported. The
applicant has identified that the wood frame construction is light weight and easy to transport. As stated
above, the primary features of the historical resources are the Western False-front storefront and the
Streamline Moderne storefront with recessed center entrance. These distinctive features will be preserved
or repaired, or where necessary, due to damage or deterioration they will be replaced in kind. The
removal or alteration of distinctive features that characterize the subject properties will be avoided, and
the spatial relationships with other historical resources in the immediate surrounding setting will be
preserved. According to PCR, the facades will be relocated a small distance from their original location,
and their general relationship with the surrounding setting will still appear similar to what it was during
the historic period.

The structural condition of the storefronts has been compromised over the years by weathering and some
of the wood members are deteriorated or rotted. Similarly, the stucco cladding is over 80 years old and in
need of repair. Due to damage or deterioration, some features will be repaired or replaced in kind. For
example, the framing for the parapets at 122 Main will be repaired or replaced in kind to match the
original. The plaster finish and horizontal banding on the parapet and storefront will be removed and
replaced in kind. The window and door openings will be made ADA (Americans with Disabilities Act)
compliant and compatible with the original historic appearance in design, color, texture, and where
possible materials, substantiated by historic photographs. The fluted Art Deco pilasters on 124 Main will
be preserved and the remaining plaster will be replaced in kind to original appearance. All the wood
framing on the glass storefront is termite ridden and/or not original, therefore the glass storefront will be
repaired or replaced in kind to match the original. The transom windows (steel frame and obscure glass)
will be retained and preserved. The existing doors will be replaced with historically appropriate wood
and glass doors, and the recessed entrance will be made ADA compliant. Based on PCR’s historic
resources assessment that the proposed preservation and relocation of the storefronts retains the property’s
eligibility as a historical resource, staff supports the project with mitigation measures.

SUMMARY:

Staff recommends approval of Mitigated Negative Declaration No. 14-004, Conditional Use Permit No.
12-011, and Coastal Development Permit No. 12-007 based upon the following:
- The project with incorporation of mitigation measures will not have significant adverse impacts to
the environment.
- The project is consistent with the General Plan and zoning designations and will contribute to the
City’s commercial, office, and housing stock.
- The development will be compatible with surrounding uses and the urban environment of the
Downtown.
- The development involves right-of-way dedication for a greater sidewalk width while retaining the
historical significance of the existing structures.
- The project will improve public access to coastal resources and not impact coastal views.
- Adequate parking is provided with participation in the in-lieu fee parking program.
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ATTACHMENTS:

1. Suggested Findings and Conditions of Approval for Mitigated Negative Declaration No. 14-004,
Conditional Use Permit No. 12-011, Coastal Development Permit No. 12-007

2. Site Plan, Floor Plans and Elevations dated and received May 27, 2014

3. Narrative dated November 17, 2014

4. Mitigated Negative Declaration No. 14-004 (not attached — previously provided with Study Session
packet and available for review at City Hall and City’s website
http://www.huntingtonbeachca.gov/government/departments/planning/Environmentalreports.cfm)

5. MND No. 14-004 Comment Letters and Response to Comments

6. Code Requirements Letter (for informational purposes only) dated July 10, 2014

7. Zoning Conformance Table

8

9

1

. Historical Resources Assessment by PCR Services dated and received December 1, 2014
. Letters in Opposition
0. Updated DPR Forms for 122-124 Main Street received and dated August 7, 2012

SH:JI:JA
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ATTACHMENT NO. 1

SUGGESTED FINDINGS AND CONDITIONS OF APPROVAL

MITIGATED NEGATIVE DECLARATION NO. 14-004
CONDITIONAL USE PERMIT NO. 12-011
COASTAL DEVELOPMENT PERMIT NO. 12-007

SUGGESTED FINDINGS FOR APPROVAL — MITIGATED NEGATIVE DECLARATION NO.

14-004:

I.

Mitigated Negative Declaration No. 14-004 has been prepared in compliance with Article 6 of the
California Environmental Quality Act (CEQA) Guidelines. It was advertised and available for a
public comment period of twenty seven (27) days. Any comments received during the comment
period were considered by the Planning Commission prior to action on the Mitigated Negative
Declaration, Conditional Use Permit No. 12-011, and Coastal Development Permit No. 12-007.

. Mitigation measures, incorporated into the attached conditions of approval, avoid or reduce the

project’s effects to a point where clearly no significant effect on the environment will occur.

There is no substantial evidence in light of the whole record before the Planning Commission that the
project, as mitigated through the attached mitigation measures, will have a significant effect on the
environment.

SUGGESTED FINDINGS FOR APPROVAL - CONDITIONAL USE PERMIT NO. 12-011:

L.

Conditional Use Permit No. 12-011 for the partial demolition of existing historical buildings,
rehabilitation and relocation of historic storefront facades, construction of a three-story mixed use
building, and participation in the parking in-lieu fee program will not be detrimental to the general
welfare of persons working or residing in the vicinity or detrimental to the value of the property and
improvements in the neighborhood. The project will improve the condition of the site by removing
the elevations that are in poor condition and replace the buildings with new construction that
integrate a mix of uses that are similar to and consistent with existing uses in the vicinity. As
discussed in the Mitigated Negative Declaration, the project with the incorporation of mitigation
measures will result in less than significant environmental impacts including traffic, noise, lighting,
aesthetics, and cultural resources. Proposed mitigation measures include proper documentation by a
qualified historian of the historic properties, a demolition monitoring and salvage plan for 122 Main,
a plaque/marker recognizing the historic structures, and an engineered bracing plan for the relocation
of the facades. The relocation of the facades is necessary to widen the sidewalk in an effort to
improve pedestrian access along Main Street. The project is located in the downtown area (District
1), which encourages mixed-use developments including residential uses and ground floor visitor-
serving commercial uses. Because of the shared parking environment in the downtown area, the
payment of parking in-lieu fees for the commercial uses is adequate because the parking in-lieu fee
program provides additional parking opportunities that serve the downtown area. Synonymous with
downtown as well as clustered shopping centers, visitors and residents typically park once (if
traveling by vehicle) and frequently walk to and patronize multiple establishments in one visit. In
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addition, various land uses experience different peak demands at different hours of the day and days
of the week. The payment of in-licu fees would be more beneficial to the downtown area than
constructing the spaces for private use onsite. The downtown businesses would share the cost of
providing public parking by paying into the in-lieu fee program.

2. The conditional use permit will be compatible with surrounding residential and commercial uses.
The proposed building height is three stories with a rooftop deck and within comparable height limits
of other developments along Main Street, which vary in height from one story to four stories. The
proposed uses consist of the most intense use (retail) on the ground floor, office space on the second
floor, and three residential dwelling units. The proposed rehabilitation and adaptive reuse will retain
and preserve the historic character-defining storefronts and will not destroy any of the primary
historic materials, features or spatial relationships that characterize the property. The design of the
new construction is respectful and sensitive to the historic storefronts, continuing the horizontal lines
of the historic facades in the new construction. Parking for the residential uses will be provided
onsite. Tandem parking is adequate for the proposed units consisting of one and two bedrooms.
Payment into the parking in-lieu fee program will help enhance the potential parking opportunities
that the program will provide to the downtown area. Instead of providing onsite commercial parking
spaces, the downtown businesses would share the cost of providing public parking.

3. The proposed project will comply with the provisions of the base district and other applicable
provisions in Titles 20-25 of the Huntington Beach Zoning and Subdivision Ordinance. As
conditioned, the project complies with the development standards in terms of minimum onsite
parking (with parking in-lieu fees for the commercial uses), building height, and setbacks. The
payment of parking in-lieu fees for the commercial uses is adequate because the project is located in
District 1 of the downtown area, which is an urban, pedestrian oriented, shared parking environment,
and is subject to a conditional use permit.

4. The granting of the conditional use permit will not adversely affect the General Plan. The proposed
project is consistent with the General Plan land use designation of Mixed Use and the goals,

objectives, and policies of the City’s General Plan as follows:

A. Land Use Element

Goal LU 11: Achieve the development of projects that enable residents to live in proximity to
their jobs, commercial services, and entertainment, and reduce the need for automobile use.

Objective LU 11.1: Provide for the development of structures that integrate housing with
commercial uses, and ensure the compatibility of these uses.

Policy LU 11.1.1: Accommodate the development of structures and sites that integrate housing units
with retail and office commercial uses in areas designated for “mixed use” on the Land Use Plan
Map in accordance with Policy LU 7.1.1.

Objective LU 15.2: Promote the establishment of commercial and mixed-use districts
characterized by high levels of pedestrian activity.
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Objective LU 15.3: Ensure that development achieves the visual and physical character
intended for the district in which it is located.

The project will continue to provide visitor-serving commercial uses at the ground floor, and
integrate office and residential uses above. By utilizing and rehabilitating the existing storefront
facades consistent with the Secretary of the Interior’s Standards, the visual and historical relationship
of the commercial storefronts along Main Street remains. The new construction of the upper story
residential units will be setback sufficiently to maintain the visually prominent historical facades.
The proposed additional uses are compatible with the urban environment of the Downtown area and
encourage pedestrian oriented activity.

The proposed project incorporates a building setback of three feet-six inches from the ultimate right-
of-way (after dedication) consistent with the Downtown Specific Plan and similar to other projects in
the vicinity. The setback will allow for public open space improvements including decorative paving
and landscaping and greater sidewalk area for pedestrian access. Siting buildings along the sidewalk
is a consistent pattern prevalent in the downtown area that visually ties the streetscape together. It
provides visual interest while enhancing the pedestrian experience.

B. Historic and Cultural Resources Element

Goal HCR I: To promote the preservation and restoration of the sites, structures and districts
which have architectural, historical, and/or archaeological significance to the City of Huntington
Beach.

Policy HCR 1.2.1: Utilize the Secretary of Interior Standards for Historic Rehabilitation and
standards and guidelines as prescribed by the State Office of Historic Preservation as the architectural
and landscape design standards for rehabilitation, alteration, or additions to sites containing historic
resources in order to preserve these structures in a manner consistent with the site’s architectural and
historic integrity.

Policy HCR 1.3.6: Encourage appropriate adaptive reuse of historic resources in order to
prevent misuse, disrepair and demolition, taking care to protect surrounding neighborhoods from
incompatible uses.

The existing historical storefronts will be preserved, rehabilitated, and relocated six feet back from
their current locations. The storefronts are rare examples of the early architectural heritage of the
City and with the project, will continue to be eligible as historical resources. The existing buildings
located behind the storefronts are minimally visible from the street and are in poor condition to
accommodate the new uses. As indicated by the Historical Resources Assessment by PCR Services,
the side and rear elevations and building interiors do not principally contribute to the eligibility of the
historical resources.

C. Urban Desion Element

Goal UD I: Enhance the visual image of the City of Huntington Beach.
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Objective UD 1.1: Identify and reinforce a distinctive architectural and environmental image
for each district in Huntington Beach.

Goal UD 2: Protect and enhance the City’s public coastal views and Oceanside character
and screen any uses that detract from the City’s character.

The project will allow for the continued use of the historical storefront facades, which will retain the
visual streetscape of Main Street. Although the facades will be relocated approximately six feet back
from their existing location, the project will enhance the pedestrian experience by providing a wider
sidewalk in front of the building. In addition, the project will be consistent with the mixed use
character of the Downtown with a proposal for retail, office, and residential uses.

SUGGESTED FINDINGS FOR APPROVAL — COASTAL DEVELOPMENT PERMIT NO. 12-
007:

1. Coastal Development Permit No. 12-007 to partially demolish existing historical buildings,
rehabilitate and relocate historic storefront facades, construct a three-story mixed use building, and
participate in the parking in-lieu fee program to offset the commercial parking spaces not provided
onsite conforms with the General Plan, including the Local Coastal Program. The proposed project
complies with the following policies of the Coastal Element of the General Plan:

Policy C 1.1.4: Where feasible, locate visitor-serving commercial uses in existing
developed areas or at selected points of attraction for visitors.

Policy C4.1.1: The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and designed to
protect public views to and along the ocean and scenic coastal areas.

Policy C 5.1.6: Reinforce downtown as the City’s historic center and as a pedestrian-
oriented commercial and entertainment/recreation district.

The project will continue to provide commercial uses that are visitor oriented and will also serve
residential uses in the vicinity. It will not impact public views of the ocean or coastal areas because it
is surrounded by adjacent commercial buildings of similar heights and will be setback from its current
location to provide for improved pedestrian access. No public view easements are impacted by the
project. The building will continue to maintain the downtown, pedestrian-oriented relationship with
the rest of Main Street. Payment of the in-lieu fees into the parking program contributes to the public
parking opportunities that are created by the program. Beachgoers and other downtown businesses
who utilize street parking and structured parking would also benefit from the additional parking
opportunities whereas construction of onsite parking would only be useful for the project’s
commercial uses. Divergent peak demands for parking between the proposed office and retail uses
would demonstrate underutilized parking spaces throughout the day. The shared parking nature of
downtown which serves multiple uses (office, retail, restaurant, and beachgoers) is an efficient
management of the parking supply as an asset.
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2. The project is consistent with the requirements of the CZ Overlay District, the base zoning district, as
well as other applicable provisions of the Municipal Code. The project complies with the zoning code
including minimum onsite parking (with in-lieu fees for the commercial uses), building height, and
minimum setbacks. It will not impact public views of coastal resources.

3. At the time of occupancy, the proposed development can be provided with infrastructure in a manner
that is consistent with the Local Coastal Program. The project is within an urban developed area
where connections to public infrastructure are available.

4. The development conforms with the public access and public recreation policies of Chapter 3 of the
California Coastal Act. The project will involve street and alley dedications that will relocate facades

and incorporate a wider sidewalk for public access in front of the building.

MITIGATION MEASURES FOR ENVIRONMENTAL CONCERNS:

1. Prior to submittal of demolition permits for the 122 Main St. and 124 Main St. buildings, the
following shall be required:

a. A Historic American Buildings Survey (HABS) Level 111 recordation document shall be
prepared for the existing buildings; their property type, the Western False Front style, wood
frame construction, and the Streamline Moderne style; and document other similar property
types in downtown Huntington Beach; and its possible association with the City Hall of
Pacific City and the economic and cultural development of the City of Huntington Beach. The
HABS document shall be prepared by a qualified architectural historian or historic
preservation professional who satisfies the Secretary of the Interior’s Professional
Qualification Standards for Architectural History pursuant to 36 CFR 61. This document shall
include a historical narrative on the architectural and historical importance of the Western
False Front, wood frame, and Streamline Moderne style commercial buildings in Huntington
Beach, downtown Huntington Beach and Main Street, association with the City Hall of Pacific
City, and record the existing appearance of the building in professional large format HABS
photographs. The building exterior, representative interior spaces, character-defining features,
as well as the property setting and contextual views shall be documented. All documentation
components shall be completed in accordance with the Secretary of the Interior’s Standards
and Guidelines for Architectural and Engineering Documentation (HABS standards). Original
archivally-sound copies of the report shall be submitted to the HABS collection at the Library
of Congress, and South Central Coastal Information Center, California State University,
Fullerton, CA. Non-archival copies will be distributed to the City of Huntington Beach and
Huntington Beach Public Library (Main Branch). In addition, any existing and available
design and/or as-built drawings shall be compiled, reproduced, and incorporated into the
recordation document. Results of the demolition monitoring and salvage investigations shall
be incorporated into the final draft of the HABS report. The final draft of the HABS report
shall be submitted prior to final inspections for the new building. (Mitigation Measure)

b. The project applicant shall retain a qualified architectural historian to conduct construction

monitoring during demolition. Any important historic fabric associated with the period of
significance, ca. 1902, shall be fully recorded in photographic images and written manuscript
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notes. Significant material shall be inventoried and evaluated for potential salvage, analysis
and interpretation. A qualified architectural historian or historic preservation professional who
satisfies the Secretary of the Interior’s Professional Qualification Standards for Architectural
History, pursuant to 36 CFR 61, shall prepare the necessary written and illustrated
documentation in a construction monitoring and salvage report. This document shall record
the history of 122 Main Street and the wood-frame construction methods during the period of
significance as well document its present physical condition through site plans; historic maps
and photographs; sketch maps; 35mm photography; and written data and text. All
documentation components shall be completed in accordance with the Secretary of the
Interior’s Standards and for Archaeological Documentation for above ground structures. The
completed documentation shall be placed on file at the South Central Coastal Information
Center, California State University, Fullerton, CA; and the City of Huntington Public Library.
Findings shall be incorporated into the HABS report. (Mitigation Measure)

2. Prior to submittal for building permits, the developer shall submit an engineered approved bracing
plan demonstrating the ability to retain the structural integrity of the storefronts and relocate them
approximately six feet back from the existing property line. The engineered approved bracing plan
shall be approved by the City of Huntington Beach prior to issuance of demolition permits for the
buildings behind the storefronts. (Mitigation Measure)

3. Prior to issuance of certificate of occupancy for both buildings, a permanent metal plaque shall be
affixed to the 122 Main St. and 124 Main St. storefronts or markers shall be embedded in the
pavement in front, which will briefly explain the storefronts were relocated. The City of Huntington
Beach shall verify the installation of the plaques/markers at the site. (Mitigation Measure)

SUGGESTED CONDITIONS OF APPROVAL - CONDITIONAL USE PERMIT NO. 12-
011/COASTAL DEVELOPMENT PERMIT NO. 12-007:

1. The site plans, floor plans, and elevations received and dated May 27, 2014, shall be the conceptually
approved design with the following modifications:

a. The site plan shall depict a minimum of 166 square feet of public open space on the ground
floor including 50 square feet of landscaping.

b. A minimum of 5 bicycle parking spaces shall be depicted on the site plan.

c. The rear elevation shall be revised to remove the garage door in front of the guest parking
space.

d. The trash enclosure shall be expanded in size to provide sufficient refuse area for all uses
(residential, retail, and office) as approved by Rainbow Environmental.

e. The plans shall be revised to depict the height of the elevator and enclosed stairways leading to
the rooftop deck not to exceed 10 feet above the building height.

f. The man doors leading into the garages shall be revised to open into the hallway instead of
into the garages.

g. The interior dimensions of each parking garage shall be depicted on the floor plans with a
minimum clear width of 9 ft. and a minimum clear depth of 38 ft.
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The glass balcony railings shall be structurally separated from the historic facades.

The front elevation and third floor plan shall be revised to depict a minimum 5 ft. high wall
between the private balconies of the third floor units.

The opening of the wall leading to the den on the third floor (Unit 303) shall be revised to be a
minimum of 50% open.

2. Comply with all mitigation measures adopted for the project in conjunction with Downtown Specific
Plan Environmental Impact Report No. 08-001.

3. Prior to submittal for building permits, the following shall be completed:

a.

Zoning entitlement conditions of approval shall be printed verbatim on one of the first three
pages of all the working drawing sets used for issuance of building permits (architectural,
structural, electrical, mechanical and plumbing) and shall be referenced in the sheet index.
The minimum font size utilized for printed text shall be 12 point.

Submit three (3) copies of the approved site plém and the processing fee to the Planning and
Building Department for addressing of the new buildings/units.

4. Prior to issuance of building permits, the following shall be completed:

d.

Contact the United States Postal Service for approval of mailbox location(s).

b. Submit a copy of the revised site plan, floor plans and elevations pursuant to Condition No. 1

for review and approval and inclusion in the entitlement file to the Planning and Building
Department; and submit 8 inch by 10 inch colored photographs of all colored renderings,
elevations, materials sample board, and massing model to the Planning and Building
Department for inclusion in the entitlement file.

An interim parking and building materials storage plan shall be submitted to the Planning
Department to assure adequate parking and restroom facilities are available for employees,
customers and contractors during the project's construction phase and that adjacent properties
will not be impacted by their location. The plan shall also be reviewed and approved by the
Fire Department and Public Works Department. The applicant shall obtain any necessary
encroachment permits from the Department of Public Works.

5. The structure(s) cannot be occupied, the final building permit(s) cannot be approved, and utilities
cannot be released for the first residential unit until the following has been completed:

a.

The applicant shall obtain the necessary permits from the South Coast Air Quality
Management District and submit a copy to Planning and Building Department.

Compliance with all conditions of approval specified herein shall be accomplished and verified
by the Planning and Building Department.

All building spoils, such as unusable lumber, wire, pipe, and other surplus or unusable
material, shall be disposed of at an off-site facility equipped to handle them.

Parkland dedication in-lieu fees (Quimby Fees) shall be paid to the Planning and Building
Department.

6. Signage shall be reviewed under separate permits and applicable processing.
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7. The applicant and/or applicant’s representative shall be responsible for ensuring the accuracy of all
plans and information submitted to the City for review and approval.

8. Incorporating sustainable or “green” building practices into the design of the proposed structures and
associated site improvements is highly encouraged. Sustainable building practices may include (but
are not limited to) those recommended by the U.S. Green Building Council’s Leadership in Energy
and Environmental Design (LEED) Program certification
(http://www.usgbc.org/DisplayPage.aspx?CategorylD=19) or Build It Green’s Green Building
Guidelines and Rating Systems (http://www.builditgreen.org/green-building-guidelines-rating).

INDEMNIFICATION AND HOLD HARMLESS CONDITION:

The owner of the property which is the subject of this project and the project applicant if different from
the property owner, and each of their heirs, successors and assigns, shall defend, indemnify and hold
harmless the City of Huntington Beach and its agents, officers, and employees from any claim, action or
proceedings, liability cost, including attorney’s fees and costs against the City or its agents, officers or
employees, to attack, set aside, void or annul any approval of the City, including but not limited to any
approval granted by the City Council, Planning Commission, or Design Review Board concerning this
project. The City shall promptly notify the applicant of any claim, action or proceeding and should
cooperate fully in the defense thereof.
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RECEIVED

NOV 17 2014

Mixed-Use ) h
122-124 Main Street Dept. of Planning
Huntington Beach, CA & Building

Revised - 11/11//2014
Narrative

1. Proposal is to preserve the existing “Western False Front” facade and demolish existing
buildings and build new 3-story Mixed-Use project including:
a. Retail at grade (2,600 S.F.) + (3) tandem garages, and (1) guest space for residential units.
Retail open 7:00 am to 12:00 pm.
b. Parking (172 In-lieu spaces.
c. Office at 2™ level (5,000 S.F)
d. (3) Residential Units at 3" level (2,200 S.F.) with communal roof deck.
2. C.U.P.is being applied for as required by D.T.S.P. new building under 100’ of frontage.
3. All surrounding uses are commercial.
4. The proposed retail on the first floor will be Visitor Serving.
5. The project is proposed to be parked to code by a combination of on-site and in-lieu spaces.

6. Affordable Housing requirements to be paid in-lieu.
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Previously provided with Study Session packet and
available for review at City Hall and City’s website

http://www.huntingtonbeachca.gov/government/departments/planning/Environmentalreports.cfm
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RESPONSES TO COMMENTS FOR DRAFT
MITIGATED NEGATIVE DECLARATION NO. 14-004

This document serves as the Response to Comments on Draft Mitigated Negative Declaration
No. 14-004. This document contains all information available in the public record related to the
Oceanside Properties Mixed Use Building as of December 3, 2014, and responds to comments in
accordance with Section 15088 of the California Environmental Quality Act (CEQA) Guidelines.

This document contains six sections. In addition to this Introduction, these sections are Public
Participation and Review, Comments, Responses to Comments, Errata to Draft Mitigated
Negative Declaration No. 14-004, and Appendix.

The Public Participation section outlines the methods the City of Huntington Beach has used to
provide public review and solicit input on Draft Mitigated Negative Declaration No. 14-004. The
Comments section contains those written comments received from agencies, groups,
organizations and individuals as of December 3, 2014. The Response to Comments section
contains individual responses to each comment.

It is the intent of the City of Huntington Beach to include this document in the official public
record related to Draft Mitigated Negative Declaration (MND) No. 14-004. Based on the
information contained in the public record, the decision makers will be provided with an
accurate and complete record of all information related to the environmental consequences of
the project.

PUBLIC PARTICIPATION AND REVIEW

The City of Huntington Beach notified all responsible and interested agencies and interested
groups, organizations, and individuals that Draft Mitigated Negative Declaration No. 14-004 had
been prepared for the proposed project. The City also used several methods to solicit input
during the review period for the preparation of Draft Mitigated Negative Declaration No. 14-
004. The following is a list of actions taken during the preparation, distribution, and review of
Draft Mitigation Negative Declaration No. 14-004.

An official 27-day public review period for Draft Mitigated Negative Declaration No. 14-004 was
established on November 6, 2014 and ended on December 2, 2014. Public comment letters
were received by the City of Huntington Beach through December 3, 2014.

Notice of Draft Mitigated Negative Declaration No. 14-004 was published in the Huntington
Beach Independent on November 27, 2014 as well as advertised on the City’s website. Notices
were also sent to property owners and tenants within a 500" radius of the project site.

Copies of the document were made available to agencies, groups, organizations, and individuals
at the following locations:

City Hall — City Clerk’s Office;

City Hall — Planning & Zoning Counter;
Main Street Branch Library; and
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on the City’s Website.
COMMENTS

Copies of all written comments received as of December 3, 2014 are contained in Appendix A of
this document. All comments have been numbered and are listed on the following pages. All
comments are referenced by number with the responses directly adjacent to the reference
number for clarity. Responses to Comments for each comment that was submitted on Draft
Mitigated Negative Declaration No. 14-004 that raised an environmental issue are contained in
this document.

RESPONSE TO COMMENTS

Draft Mitigated Negative Declaration No. 14-004 was distributed to responsible agencies,
interested groups, organizations, and individuals. The report was made available for public
review and comment for a period of 27 days. The public review period for Draft Mitigated
Negative Declaration No. 14-004 was established on November 6, 2014 and expired December
2, 2014. The City of Huntington Beach received comment letters through December 3, 2014.

Copies of all documents received as of December 3, 2014 are contained in Appendix A of this
report. Comments have been numbered with responses correspondingly numbered. Responses
are presented for each comment that raised a significant environmental issue.

Several comments do not address the completeness or adequacy of Draft Mitigated Negative
Declaration No. 14-004, do not raise significant environmental issues, or request additional
information. A substantive response to such comments is not appropriate within the context of
the California Environmental Quality Act (CEQA). Such comments are responded to with a
“comment acknowledged” or similar reference. This indicates that the comment will be
forwarded to all appropriate decision makers for review and consideration.

ERRATA TO DRAFT MITIGATED NEGATIVE DECLARATION NO. 14-004

No changes to Draft Mitigated Negative Declaration No. 14-004 and Initial Study Checklist are
necessary.
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RESPONSES TO COMMENTS - DRAFT MITIGATED NEGATIVE DECLARATION (MND NO. 14-004)

STATE DEPARTMENT

Department Of Transportation (DOT)

DOT-1

The comment provides direction for the applicant to submit a Traffic Management Plan
(TMP) for construction vehicles to Caltrans in order to minimize the impacts to State
highway facilities, specifically SR-1. It is advised that the hauling of materials should not
occur during A.M. and P.M. peak period of travel on State facilities during demolition
and construction of the proposed project. This comment is acknowledged and has been
forwarded to the applicant for their information.

CITY ADVISORY BOARD

Historic Resources Board {HRB)

HRB-1

HRB-2

The comment provides information on the HRB's review of the Draft Mitigated Negative
Declaration and the Historic Resources Assessment Report. The HRB identifies that the
MND is incomplete and the buildings have a greater history than what is reported in the
document. In the body of their letter, the HRB does not further discuss how the MND is
incomplete.

Comment:

First and foremost, the HRB strongly urges the applicant to seek a variance from existing
setback requirements that would force relocation of the facades of these important and
irreplaceable historic structures.

Response:

The comment advises the applicant to seek a variance to retain the facades at the
existing locations. The goals of the Downtown Specific Plan and Local Coastal Program
include encouraging a pedestrian oriented environment and improving public access, in
which significant improvements of sites along Main Street warrant street dedication and
ultimately wider sidewalks. The developments of Pierside Pavilion and Oceanview
Promenade are distinct examples where the buildings are significantly setback from the
street curb to provide public plaza areas and wider sidewalks for pedestrian access.. The
request to retain the facades in their existing locations, as part of a project that involves
new construction, would therefore violate dedication requirements, the Downtown
Specific Plan, and the Local Coastal Program and encroach into the ultimate public right-
of-way. The project would require an application for a Zoning Text Amendment and
Local Coastal Program Amendment to alter the goals and requirements for greater
pedestrian access. Furthermore, the applicant is proposing to comply with the specific
plan by relocating the facades as well as retain the primary defining characteristics of
the historic resources. By keeping the rare architectural form of the false storefronts in
front of the new building, the historical relationship of the downtown Main Street
commercial buildings will still be preserved.
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HRB-3

HRB-4

HRB-5

Comment:

Relocation efforts would be costly and deprive the applicant of usable interior square
footage. Further, the process of relocation could jeopardize these structures, depriving
the entire community of this tangible evidence of our past.

Response:
The comment identifies that the project would benefit with more square footage if the

facades were not relocated. Comment acknowledged. The HRB identifies the potential
to jeopardize the structural integrity and to lose tangible evidence of the City’s past
during relocation of the facades. The MND is proposing Mitigation Measure CULT-4,
which involves submittal of an engineered approved bracing plan demonstrating the
ability to retain the structural integrity of the storefronts during transport. The HRB
does not provide evidence that the mitigation measure is infeasible or inadequate.

Comment:

The MIND states that the side elevations are not publicly visible. But, as numerous
photographs in the PCR Report show, the side view of the full parapet of 122 Main Street
is clearly visible above the columns of 124 Main Street and is very much a character
defining feature.

Response:
The comment is demonstrating that the side of the parapet of 122 Main is visible from

the street. The tall crenellated parapet that wrapped around the sides of 122 Main
Street will be preserved as part of the project and is a primary character defining
feature. To clarify, the MND identifies that the secondary elevations of the buildings are
not clearly visible from the public right-of-way. On 122 Main, the secondary elevations
refer to the rear and sides of the buildings that are composed of wood frame
construction, sheathed in wood shiplap siding with a gabled roof. On 124 Main, the
secondary elevations refer to the rear and side of the buildings that are composed of
wood frame construction sheathed in corrugated metal siding with a gabled roof. These
portions of the buildings are not clearly visible from the public right-of-way as stated in
the MND.

Comment:

Furthermore, leaving as much as possible of the existing structure intact would enhance
the owners opportunity to take full advantage of the Mills Act. Under this recently
approved program, preservation rather than mitigation is supported by tax incentives.
This could prove to be of significant financial benefit to the owner.

The comment advises the property owner to keep the existing structure and apply for
the Mills Act program to obtain tax incentives. The property owner is not proposing nor
required to take advantage of Mills Act tax incentives. The potential tax incentives
provided by the Mills Act do not undermine the adequacy of mitigation measures
identified in the MND as they pertain to the proposed project. Comment
acknowledged.
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HRB-6

HRB-7

Comment:

The buildings at 122 and 124 Main Street critically document the commercial
development of Huntington Beach. These lots were originally surveyed as Lots 22 and 24
of Block 5 of Pacific City dating back to our city’s infancy. This, combined with the
paucity of commercial buildings in the first decade of the 20" century, reinforce the
probability that 122 Main Street housed the early City Hall. Certainly, it is among the
earliest structures on Main Street.

Response:
The comment affirms that the buildings are relevant to the history of commercial

development in Huntington Beach and identifies that 122 Main is associated to the early
City Hall. The MND and PCR report also disclose this information related to the
historical relevancy of the buildings and the conclusion that 122 Main Street may have
served as early City Hall. Comment acknowledged.

The comment and photographs summarize different periods of Main Street through the
years. The HRB states their opinion and request for the fullest preservation effort
possible. This comment is acknowledged and will be forwarded to the decision makers
for consideration.
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V. APPENDIX A
Comment Letters

e (alifornia Department of Transportation (DOT)
e Historic Resources Board (HRB)
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STATE OF CALIFORNIA——BUSINESS, TRANSPORTATION AND HOUSING AGENCY. EDMUND G. BROWN Ir.. Governor

DEPARTMENT OF TRANSPORTATION

DISTRICT 12

3347 MICHELSON DRIVE, SUITE 100 RECEIVED
IRVINE, CA 92612-8894 '

PHONE (949) 724-2000

FAX (949) 724-2019 ' NOY 172014 Be gy spctont
TTY 711 e e
www.dot.ca.gov Lept. of Planning
: - & Building

November 10; 2014

Till Arabe File: IGR/CEQA

City of Huntington Beach Log #: 4099

2000 Main Street : SR-1

Huntington Beach, CA 92648

Subject: Public Notice of Availability

Draft Mitigated Negative Declaration No. 14-004 (Morning Jade Mixed Use Building)

Dear Ms. Arabe,

Thank you for the opportunity to review and comment on the Draft Mitigated Negative
Declaration (MND) for the Morning Jade Mixed Use Project. The project proposes the
partial demolition of two existing commercial buildings and the construction of a three-story
mixed use building on the subject site. It is requested to retain, rehabilitate, and relocate the
storefront facades approximately six feet back from their existing locations at the front property
line. The nearest State route to the project site is SR-1.

‘The Department of Transportation (Department) is a commenting agency on this project
and we have the following comments:

1.

A Traffic Management Plan (TMP) for construction vehicles should be submitted to Caltrans in
order to minimize the impacts to State highway facilities, particularly SR-1. Coordination of this
project with other construction activities on SR-1 may be needed. Any hauling of materials

~should not occur during A.M and P.M peak periods of travel on State facilities during

demolition and construction of the proposed project. All vehicle-loads should be covered so that
materials do not blow over or onto the Department’s Right-of-Way.

Please continue to keep us informed of this project and any future developments, which could
potentially impact the State Transportation Facilities. If you have any questions or need to
contact us, please do not hesitate to call Miya Edmonson at (949)724-2228.

¢ L’

Smcerely,
7 / / M
nch Chief

/M Maureen El Harake, Bra

Local Development/lntergovemmental Review

C: Scott Morgan, Office of Planning and Research

“Caltrans improves mobility across California”
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Historie Regsouregs Board

An advisory board te the Huntington Beach City Council

November 26, 2014

RE: Agenda Item A-1 Mitigated Negative Declaration No. 14-004/Conditional Use Permit
No. 12-011/Coastal Development Permit No. 12-007 (Ocean Side Properties Mixed Use
Building)

The Huntington Beach Historic Resources Board has reviewed Draft Mitigated Negative
Declaration No. 14-004 as well as the associated Historic Resources Assessment Report
prepared by PCR Services Corporation. In addition to those sources consulted by PCR, we
have researched further sources in an effort to supplement the known history of these sites,
including Orange County Assessment Records, Grantor/Grantee Indices, as well as additional

newspaper and photographic collections. The HRB considers the Mitigated Negated HRB-1
Declaration to be incomplete and that these structures have an even richer, more important

history than it suggests.

First and foremost, the HRB strongly urges the applicant to seek a variance from existing HRB-2

setback requirements that would force relocation of the facades of these important and
irreplaceable historic structures. Relocation efforts would be costly and deprive the applicant
of usable interior square footage. Further, the process of relocation could jeopardize these HRB-3
structures, depriving the entire community of this tangible evidence of our past. The MND
states that the side elevations are not publicly visible. But, as numerous photographs in the
PCR Report show, the side view of the full parapet of 122 Main Street is clearly visible above
the columns of 124 Main Street and is very much a character defining feature. Furthermore,
leaving as much as possible of the existing structure intact would enhance the owners
opportunity to take full advantage of the Mills Act. Under this recently approved program, HRB-5
preservation rather than mitigation is supported by tax incentives. This could prove to be of

significant financial benefit to the owner.

HRB-4

2000 Main Street ¢ Hunti»ngton Beach, California ¢ 92648
Phone (714) 536-5271 (Planning and Building Dept.)
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Historic Regsourees Board

An advisory board to the Huntington Beach City Council

The buildings at 122 and 124 Main Street critically document the commercial development of
Huntington Beach. These lots were originally surveyed as Lots 22 and 24 of Block 5 of Pacific
City dating back to our city’s infancy. This, combined with the paucity of commercial
buildings in the first decade of the 20™ century, reinforce the probability that 122 Main Street
housed the early City Hall. Certainly, it is among the earliest structures on Main Street. They
are clearly visible on this very early postcard (Photo 1) with horses and buggies parked along
the street.

HRB-6

HRB-7
(cont'd)

Photo 1. Courtesy Orange County Archives Postcard Collection

Even before the “0il boom” years, Main Street blossomed into our city’s commercial district.
A slightly later image (Photo 2) illustrated the presence of these buildings as they were
increasingly surrounded by later edifices which were constructed to house various enterprises
ranging from lamber sales to real estate offices.

2000 Main Street ¢ Huntington Beach, California ¢ 92648
Phone (714) 536-5271 (Planning and Building Dept.)
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Historie Resouregs Board

An advisory board to the Huntington Beach City Council

Photo 2. Courtesy Orange County Archives Postcard Collection.

By the end of the decade, Main Street was a bustling avenue as this photograph taken at a
public celebration circa 1917 indicates. Again, these historic structures are clearly visible.

HRB-7
(cont'd)

Photo 3. Courtesy Orange County Archives Photograph Collection

2000 Main Street ¢ Huntington Beach, California ¢ 9286438
Phone (714) 536-5271 (Planning and Building Dept.)
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Historic Regsourees Hoard

An advisory board to the Huntington Beach City Council

It is extremely clear that these two buildings, born with our city, have stood mute witness to
our city’s growth and historic legacy. Closely surrounding structures that may also have
remained to celebrate even some portion of this past are long gone. Even the adjacent Standard
Market, which replaced an earlier structure when it began operations as early as 1926, is gone
today. This loss of most of the historic fabric of the downtown area has been tragic. HRB-7

The historic buildings located at 122 and 124 Main Street are precious. We ask, in the (cont'd)
strongest possible terms, that all consideration be given to the fullest preservation effort
possible.

Members of the HRB appreciate this opportunity to comment on this critical issue. As
promised to the applicant, we will make any and all additional source material we have located
available to them.

Sincerely,
Duane Wentworth

Chair, Historic Resources Board

2000 Main Street ¢ Hu

nt
Phone (714) 536-5271

ington Beach, California ¢ 92648
(Planning and Building Dept.)
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HUNTINGTON BEACH
BUILDING DIVISION

PROJECT IMPLEMENTATION CODE REQUIREMENTS

HUNTINGTON BEACH

DATE: June 16, 2014
PROJECT NAME: Morning Jade Mixed Use
ENTITLEMENTS: Planning Application No. 12-83/Coastal Development #12-07/ Conditional

Use Permit #12-11/Design Review #12-07
PROJECT LOCATION: 122-124 Main St., 92648 (east side of Main St., between Pacific Coast

Highway and Walnut Ave.)
PROJECT PLANNER: Jill Arabe, Associate Planner
PLAN REVIEWER: Khoa Duong, P.E
TELEPHONE/E-MAIL: (714) 872-6123 / khoa@csgengr.com

PROJECT DESCRIPTION: To permit the partial demolition of two existing commercial buildings
(designated as Historical Landmarks pursuant to the General Plan),
preserve and relocate the historical facades 6 ft. east from the current
property line, and construct a new 3-story mixed use project including on-
grade residential parking garages, retail, office, and 3 residential units. The
request includes in-lieu fees for parking.

received and dated May 27, 2014. The list is intended to assist the applicant by identifying requirements
which must be satisfied during the various stages of project permitting and implementation. A list of
conditions of approval adopted by the Planning Commission in conjunction with the requested
entitlement(s), if any, will also be provided upon final project approval. If you have any questions
regarding these requirements, please contact the Plan Reviewer.

I SPECIAL CONDITIONS:
Development Impact Fees will be required for new construction.
i CODE ISSUES BASED ON PLANS & DRAWINGS SUBMITTED:
1. Project shall comply with the current state building codes adopted by the city at the time of permit
application submittal. Currently they are 2013 California Building Code (CBC), 2013 California
Mechanical Code, 2013 California Plumbing Code, 2013 California Electrical Code, 2010 California
Energy Code, 2013 California Green Building Standards Code, and the Huntington Beach Municipal
Code (HBMC). Compliance to all applicable state and local codes is required prior to issuance of

building permit.

2. Provide building code analysis including type of construction, allowable area and height, occupancy
group requirements, exterior wall ratings per Chapter 5 and 7 of the 2013 CBC.

3. Provide Project Data to show:
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10.

11.

12.

13.

Page 2 of 3

e  Type of building constructions(s)
e Occupancy groups
e  Building with fire sprinkler system

For zero set back distance between building and property line —

a. Please check the building for deflection.

b. The openings are not allowed in exterior wall. The exterior wall at grid lines 1 and 6 shall extend to
the edge of projections.

Please show location of all property lines on each level. Also, show the setback distances between
exterior walls/projects and property line.

Provide compliance to disabled accessibility requirements of Chapter 11A and/or 11B of the 2013 CBC.

a. Provide complete Site plan showing the accessibie paths of travel from public sidewalk(s) the
building entrances along with maximum slope of 5%; and cross slope of 2%.

b. All entrances on grade level must be accessible to disabled persons.

c. Provide accessible parking stall(s) per Chapter 11B of CBC.

d. Ali extericr exit doors, in direction of door swing, provide 24” clear space past the strike edge.
Please show the required clear space on Floor plan.

e. All stairways and elevator must be accessible to disabled persons. Provide details and notes to
show how they comply with Chapter 11B.

f.  All residential units must be accessible to disabled persons. Provide details and notes to show
how they comply with Chapter 11A.

Please provide egress plan — Chapter 10 of 2013 CBC

a. Show the occupant load in each area/room/floor along with occupant load factors.

b. ldentify on floor plans location of all fire rated corridors, stairway shafts, and extension of fire rated
shafts.

c. Check the separation between required exits.

d. Shaft enclosure shall extend to the exterior exit doors.
o Elevator cannot open into the extension of stairway shaft.

e. Two exits are required from Office area.

f.  All interior stairways shall be enclosed per Section 1022 of CBC.

For mixed use and occupancy, please comply with Section 508 of 2013 CBC.

Residential Unit —

a. Please check the required light and ventilation for all rooms and areas.

b. Provide emergency escape and rescue openings for all bedrooms per Section R310 of 2013 CRC.
Also, please check the egress path of travel from interior court to the public way.

c. Please review kitchen layout plans to comply with Section 1133A.

d. Please review bathroom layout plans to comply with Section 1134A.

For parking garages please see Section 406 of CBC for specific code parameters in addition to those
applicable sections found elsewhere in the code.

For elevators please see Section 708.14 and Chapter 30 of CBC.

a. Elevator enclosures shall comply with Section 708.

b. Provide elevator lobby per Section 708.14.

Please specify on Roof plan the proposed use of roof deck.

For projects that will include multiple licensed professions in multiple disciplines, i.e. Architect and

professional engineers for specific disciplines, a Design Professional in Responsible Charge will be
requested per the 2013 CBC, Section 107.3.4.
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14. In addition to all of the code requirements of the 2013 California Green Building Standards Code,

specifically address Construction Waste Management per Sections 4.408.2, 4.408.3, 4.408 .4,
5.408.1.1, 5.408.1.2, and 5.408.1.3 and Building Maintenance and Operation, Section 5.410. Prior to
the issuance of a building permit the permitee will be required to describe how they will comply with the
sections described above. Prior to Building Final Approval, the city will require a Waste Diversion
Report per Sections 4.408.5 and 5.408.1.4.

i COMMENTS:

1.

2.

Planning and Building Department encourage the use of pre-submittal building plan check meetings.

Separate Building, Mechanical, Electrical and Plumbing Permits will be required for all exterior
accessory elements of the project, including but not limited to: fireplaces, fountains, sculptures, light
poles, walls and fences over 42" high, retaining walls over 2’ high, detached trellises/patio covers, gas
piping, water service, backflow anti-siphon, electrical, meter pedestals/electrical panels, swimming
pools, storage racks for industrial/commercial projects. It will be the design professional in charge,
responsibility to coordinate and submit the documents for the work described above.

Provide on all ptan submittals for building, mechanical, electrical and plumbing permits, the Conditions

of Approval and Code Requirements that are associated with the project through the entitlement
process. If there is a WQMP, it is required to be attached to the plumbing plans for plan check.
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CITY OF HUNTINGTON BEACH

HUNTINGTON BEACH FIRE DEPARTMENT
PROJECT IMPLEMENTATION CODE REQUIREMENTS

HNTINCTON BEACH

DATE:
PROJECT NAME:
ENTITLEMENTS:

PROJECT LOCATION:

PROJECT PLANNER:
PLAN REVIEWER:
TELEPHONE/E-MAIL.:
PROJECT DESCRIPTION:

June 30, 2014
Morning Jade Mixed Use

Planning Application No. 12-83/Coastal Development #12-07/ Conditional
Use Permit #12-11/Design Review #12-07

122-124 Main St., 92648 (east side of Main St., between Pacific Coast
Highway and Walnut Ave.)

Jill Arabe, Associate Planner
Joe Morelli, Assistant Fire Marshal
714-536-5531 / Joe.Morelli@surfcity-hb.org

To permit the demolition of ftwo commercial structures designated as
Historical Landmarks pursuant to the General Plan and the construction of
a 3-story mixed use project including on-grade residential parking garages,
2,330 sf retail, 5,000 sf office, and 3 residential units. [also includes roof
top deck]

The following is a list of code requirements deemed applicable to the proposed project based on plans
received and dated May 27, 2014. The list is intended to assist the applicant by identifying requirements
which must be satisfied during the various stages of project permitting and implementation. A list of
conditions of approval adopted by the Planning Commission in conjunction with the requested
entitlement(s), if any, will also be provided upon final project approval. If you have any questions
regarding these requirements, please contact the Plan Reviewer.

Environmental

Prior to Building or Grading Plan approval, compliance to the following items is required:

1. Methane Mitigation District Requirements. The proposed construction is within the
City of Huntington Beach Methane Mitigation District. Testing for the presence of
methane gas is required. The results will be used to determine whether a methane
mitigation system will be required.

2. City Specification # 431-92 Soil Quality Standards testing is required. Based on
site characteristics, suspected soil contamination, proximity to a producing/abandoned oil
well, or Phase [, II, or lll Site Audit, soil testing conforming to City Specification # 431-92
Soil Clean-Up Standards is required.
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Prior to the issuance of any grading or building permits, all soils at the site shall
conform to City Specification # 431-92 Soil Clean-Up Standards prior to the issuance of a
grading or building permit. Grading and building plans shall reference that “All soils shall
conform to City Specification # 431-92 Soil Clean-Up Standards” in the plan notes.

3. Prior to the issuance of grading or Building Permits, the following is required to
demonstrate compliance with City Specifications 429 and 431-92:

a. Soil Sampling Work Plan: Render the services of a qualified environmental
consultant to prepare and submit a soil sampling work plan to the HBFD for review
and approval. Once the HBFD reviews and approves the submitted work plan, the
sampling may commence.

Note: Soil shall not be exported to other City of Huntington Beach locations
without first being demonstrated to comply with City Specification 431-92 Soil
Clean Up Standards. Also, any soil proposed for import to the site shall first be
demonstrated to comply with City Specification 431-92.

b. Soil Sampling Lab Results: Conduct the soil sampling in accordance with the
HBFD approved work plan. After the sampling is conducted, the lab results (along
with the Environmental Consultants summary report) for methane and 431-92
testing shall be submitted to the H.B.F.D. for review.

c. Remediation Action Plan: If contamination is identified, provide a Fire
Department approved Remediation Action Plan (RAP) based on requirements
found in Huntington Beach City Specification #431-92, Soil Cleanup Standard. All
soils shall conform to City Specification # 431-92 Soil Clean-Up Standards
prior to the issuance of a grading or building permit.

Fire Protection Systems and Fire Department Access

1.

Applicable Codes: Plans shall show compliance with the Huntington Beach Municipal
Code, City Specifications, and the California Fire and Building Codes (including the City of
H.B. Amendments).

Automatic Fire Sprinklers complying with NFPA 13 and City Specification #420 are
required. Separate plans (two sets) shall be submitted to the Fire Department approval. The
system shall provide water flow, tamper and trouble alarms, manual pull stations, interior and
exterior horns and strobes.

NOTE: When buildings under construction are more than one (1) story in height and required
to have automatic fire sprinklers, the fire sprinkier system shall be installed and operational
to protect all floors lower than the floor currently under construction. Fire sprinkler systems
for the current floor under construction shall be installed, in-service, inspected and approved
prior to beginning construction on the next floor above.
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11.
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Class | Standpipe System complying with NFPA 14, the California Fire Code, and
Huntington Beach Municipal Code is required.

Fire Department Connections (FDC) to the automatic fire sprinkler system and standpipe
system shall be provided in a location approved by the Huntington Beach Fire Department.
Note: The location of the FDC must be acceptable to the HBFD and approximately within 25’
of a hydrant meeting the requirements of City Specification 407 Fire Hydrant Installation
Standards.

Fire Extinguishers shall be installed and located in all areas to comply with Huntington
Beach Fire Code standards found in City Specification #424. Indicate Fire Extinguisher
locations on the plans.

Main Secured Building Entries shall utilize a KNOX® Fire Department Access Key Box,
installed and in compliance with City Specification #403, Fire Access for Pedestrian or
Vehicular Security Gates & Buildings.

Fire Hydrants are required. Hydrants must be portrayed on the site plan. Hydrants shall be
installed and in service before combustible construction begins in accordance with City
Specification #407 in locations approved by the HBFD.

Note: The installation of at least one additional hydrant (complying with City
Specification 407 and the California Fire Code) will be required on the same side of
the street as the project and in a location approved by the HBFD and Public Works.

Fire Alarm System — A Fire Alarm System is required in accordance with Section 907 of the
CBC and CFC. For Fire Department approval, reference that a Fire Alarm System will be
installed in accordance with NFPA 72 and Section 907 of the CBC and CFC.

Elevators shall be sized to accommodate an ambulance gurney in accordance with Chapter
30 of the CBC.

Emergency Escape and Rescue Openings are required per Section 1029 of the CBC and
CFC. The applicant shall demonstrate that these requirements are adhered to in
accordance with the 2013 California Fire and Building Codes prior to architectural
plan approval.

Fire Department Access is required per CFC Chapter 5 and the Huntington Beach
Municipal Code. Access to meet the maximum hose pull distances shall be provided in
accordance with CFC Section 503 (as amended by the Huntington Beach Fire Department)
and the Huntington Beach Municipal Code.

The alley behind 116-128 Main St. is required to be maintained for Fire Department
Access in accordance with City Specification #401 and #415. The architectural plans
shall document these requirements and show the alley is maintained clear for F.D.
Access with signage complying with City Specification #415 provided.
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12. Building Address Numbers shall be installed to comply with City Specification #428,
Premise |dentification. Building address number sets are required on front of the structure
and shall be a minimum of six inches (6”) high with one and one half inch (1 %2") brush
stroke. Note: Units shall be identified with numbers per City Specification # 409 Street
Naming and Address Assignment Process. Unit address numbers shall be a minimum of
four inches (4”) affixed to the units front door in a contrasting color. For Fire Department
approval, reference compliance with City Specification #428 Premise Identification in the
plan notes and portray the address location on the building.

13. Stairway access to the roof is required. Stairway access to the roof shall be in
accordance with Section 1009.13. Such stairway shall be marked at the street and floor
levels with a sign indicating that the stairway continues to the roof.

14. Enhanced Communication Systems are required for Fire Department and Police
Department communications in Subterranean Parking Garages. Repeater type radio
systems as specified by the Fire and Police Departments shall provide adequate
communication inside the structure in accordance with Chapter 5 of the CFC.

15. GIS Mapping Information shall be provided to the Fire Department in compliance with GIS
Department CAD Submittal Guideline requirements. Minimum submittals shall include the
following:

Site plot plan showing the building footprint.

Specify the type of use for the building

Location of electrical, gas, water, sprinkler system shut-offs.
Fire Sprinkler Connections (FDC) if any.

Knox Access locations for doors, gates, and vehicle access.
Street name and address.

YVVVVY

Final site plot plan shall be submitted in the following digital format and shall include the
following:

» Submittal media shall be via CD rom to the Fire Department.

Shall be in accordance with County of Orange Ordinance 3809.

File format shall be in .shp, AutoCAD, AUTOCAD MAP (latest possible release )
drawing file - DWG (preferred) or Drawing Interchange File - .DXF.

Data should be in NAD83 State Plane, Zone 6, Feet Lambert Conformal Conic
Projection.

Separate drawing file for each individual sheet.

In compliance with Huntington Beach Standard Sheets, drawing names, pen colors,
and layering convention. and conform to City of Huntington Beach Specification # 409
— Street Naming and Addressing.

» Reference compliance with GIS Mapping Information in the building plan notes.

YV WV VY
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THE FOLLOWING CONDITIONS SHALL BE MAINTAINED DURING CONSTRUCTION:

1. Fire/Emergency Access and Site Safety shall be maintained during project construction
phases in compliance with the California Fire Code.

2. Discovery of soil contamination or underground pipelines, etc., must be reported to the
Fire Department immediately and the approved work plan modified accordingly in
compliance with City Specification #431-92 Soil Clean-Up Standards.

3. Outside City Consultants. The Fire Department review of this project and subsequent
plans will require the use of City consultants. The Huntington Beach City Council approved
fee schedule allows the Fire Department to recover consultant fees from the applicant,
developer or other responsible party.

Fire Department City Specifications may be obtained at:
Huntington Beach Fire Department Administrative Office
City Hall 2000 Main Street, 5™ floor
Huntington Beach, CA 92648
or at the following link:
http:/Awww. huntingtonbeachca.gov/government/departments/fire/fire prevention_code enforcement/

If you have any questions, please contact the Fire Prevention Division at (714) 536-5411.
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“CITY, OF HUNTINGTONVBEACH

PROJECT IMPLEMENTATION CODE REQUIREMENTS

DATE: May 30, 2014

PROJECT NAME: Morning Jade Mixed Use

ENTITLEMENTS: Planning Application No. 12-83/Coastal Development #12-07/ Conditional
Use Permit #12-11/Design Review #12-07

PROJECT LOCATION: 122-124 Main St., 92648 (east side of Main St., between Pacific Coast
Highway and Walnut Ave.)

PROJECT PLANNER: Jill Arabe, Associate Planner

PLAN REVIEWER: Simone Slifman, Economic Development Project Manager

TELEPHONE/E-MAIL.: (714) 375-5186 simone.slifman@surfcity-hb.org

PROJECT DESCRIPTION: To permit the partial demolition of two existing commercial buildings
(designated as Historical Landmarks pursuant to the General Plan),
preserve and relocate the historical facades 6 ft. east from the current
property line, and construct a new 3-story mixed use project including on-
grade residential parking garages, retail, office, and 3 residential units. The
request includes in-lieu fees for parking.

The foIIowmg is a list of code requrrements deemed appllcabie to the proposed project based on plans
received and dated May 27, 2014. The list is intended to assist the applicant by identifying requirements
which must be satisfied during the various stages of project permitting and implementation. A list of
conditions of approval adopted by the Planning Commission in conjunction with the requested
entitlement(s), if any, will also be provided upon final project approval. If you have any questions
regarding these requirements, please contact the Plan Reviewer.

The Office of Business Development has reviewed the submission and has the following comments:

Business Development supports the applicant’s payment of the in-lieu parking fees to facilitate meeting
parking requirements for this project. Business Development suggests ensuring that the retail and office
space be designed to encourage the type of high quality tenants compatible with the style of retail and
office uses desired for the downtown.
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HUNTINGTON BEACH
PLANNING AND BUILDING DEPARTMENT

PROJECT IMPLEMENTATION CODE REQUIREMENTS

HUNTINGTON BEACH

DATE: July 7, 2014

PROJECT NAME: Morning Jade Mixed Use Building

PLANNING

APPLICATION NO. 2012-083

ENTITLEMENTS: Conditional Use Permit No. 12-011/ Coastal Development Permit No. 12-
007/ Design Review No. 12-007/ Environmental Assessment No. 14-001

DATE OF PLANS: May 27, 2014

PROJECT LOCATION: 122-124 Main Street (east side of Main Street, between Pacific Coast
Highway and Walnut Avenue)

PLAN REVIEWER: Jill Arabe, Associate Planner

TELEPHONE/E-MAIL: (714) 374-5357 / jarabe@surfcity-hb.org

PROJECT DESCRIPTION: CUP/CDP: To permit the partial demolition of two commercial structures
designated as Historical Landmarks pursuant to the General Plan and the
construction of an approximately 9,530 square feet, three-story mixed use
building with rooftop deck consisting of retail, office, and three residential
units. The request includes parking in-lieu fees for the commercial parking
spaces. DR: To review the design, colors, and materials of the proposed
structure and rehabilitated storefront. EA: To review the potential
environmental impacts of the proposed project.

The following is a list of code requirements deemed applicable to the proposed project based on plans
stated above. The list is intended to assist the applicant by identifying requirements which must be
satisfied during the various stages of project permitting and implementation. A list of conditions of
approval adopted by the Planning Commission in conjunction with the requested entitlement(s), if any,
will also be provided should final project approval be received. If you have any questions regarding
these requirements, please contact the Plan Reviewer.

CONDITIONAL USE PERMIT 12-011 / COASTAL DEVELOPMENT PERMIT NO. 12-007:

1. The site plan, floor plans, and elevations approved by the Planning Commission shall be the
conceptually approved design with the following modifications:

a. A minimum of 3% of public open space shall be provided onsite. The plans shall indicate
compliance with public open space requirements including a minimum of 30% of the public open
space area containing landscaping, including shade trees, accent trees and other soft
landscaping. Potted plants within the public open space area do not count towards this
requirement. (SP5-3.3.1.15)
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Interior dimensions of the required residential parking spaces shall be provided with a minimum of
9 ft. width and 19 ft. depth (per space). The man doors leading into the garages shall not depict
encroachment within the required parking space dimensions. (SP5-3.2.2.26.4 and 3.2.26.6)

The elevator and enclosed stairways shall not exceed a maximum height of 10 feet above the
maximum allowed building height of 35 feet and 3 stories. Additional structures above the rooftop
deck shall be clearly labeled on the section drawings and depicted on the elevations. (SP5-
3.3.1.8)

. A minimum of 5 bicycle parking spaces shall be provided onsite. (SP5-3.2.26.5)

. All guest parking shall be fully accessible. It shall not be enclosed within a garage or enclosed
area. (HBZSO Section 231.18D)

All new development shall be consistent with the water quality requirements of the General Plan,
Local Coastal Program, and the NPDES. (SP5-3.2.29)

Sufficient refuse and recycling collection areas shall be provided for all uses (residential, retail,
and office). Please demonstrate compliance with requirements and provide a will-serve letter
from Rainbow Disposal for the site. (SP5-3.2.19)

. All residential development shall adhere to Section 230.26 of the HBZSO. (SP5-3.2.20)

The site plan shall include all utility apparatus, such as but not limited to, backflow devices and
Edison transformers. Utility meters shall be screened from view from public right-of-ways.
Electric transformers in a required front or street side yard shall be enclosed in subsurface vaults.
Backflow prevention devices shall be not be located in the front yard setback and shall be
screened from view. (HBZSO Section 230.76)

All exterior mechanical equipment shall be screened from view on all sides. Rooftop mechanical
equipment shall be setback a minimum of 15 feet from the exterior edges of the building.
Equipment to be screened includes, but is not limited to, heating, air conditioning, refrigeration
equipment, plumbing lines, ductwork and transformers. Said screening shall be architecturally
compatible with the building in terms of materials and colors. If screening is not designed
specifically into the building, a rooftop mechanical equipment plan showing proposed screening
must be submitted for review and approval with the application for building permit(s). (HBZSO
Section 230.76)

The site plan and elevations shall include the location of all gas meters, water meters, electrical
panels, air conditioning units, mailboxes (as approved by the United States Postal Service), and
similar items. If located on a building, they shall be architecturally integrated with the design of
the building, non-obtrusive, not interfere with sidewalk areas and comply with required setbacks.
(HBZSO Section 230.76)

The separation between the building wall and north and south property lines shall not exceed two
(2) inches. Buildings located adjacent to property line(s) shall be designed for 2" maximum out
of plane displacement resulting from prescribed lateral forces specified by the California Building
Code. (A maintenance easement agreement shall be submitted by the applicant for review and
approval by the Planning and Building Department. The approved agreement shall be recorded
with the County Recorder.) (HBZSO Section 210.06.J)
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m. All parking area lighting shall be energy efficient and designed so as not to produce glare on

adjacent residential properties. Security lighting shall be provided in areas accessible to the
public during nighttime hours, and such lighting shall be on a time-clock or photo-sensor system.
(HBZSO 231.18.C)

2. Prior to issuance of demolition permits, the following shall be completed:

a.

The applicant shall foilow all procedural requirements and regulations of the South Coast Air
Quality Management District (SCAQMD) and any other local, state, or federal law regarding the
removal and disposal of any hazardous material including asbestos, lead, and PCB’s. These
requirements include but are not limited to: survey, identification of removal methods,
containment measures, use and treatment of water, proper truck hauling, disposal procedures,
and proper notification to any and all involved agencies. (AQMD Rule 1403)

Pursuant to the requirements of the South Coast Air Quality Management District, an asbestos
survey shall be completed. (AQMD Rule 1403)

The applicant shall complete all Notification requirements of the South Coast Air Quality
Management District. (AQMD Rule 1403)

The City of Huntington Beach shall receive written verification from the South Coast Air Quality
Management District that the Notification procedures have been completed. (AQMD Rule 1403)

All asbestos shall be removed from all buildings prior to demolition of any portion of any building.
(AQMD Rule 1403)

Al facets of the project related to historic preservation shall be reviewed and approved by the City
of Huntington Beach. The applicant shall provide written notice of any proposed demolition to the
Planning and Building Department, for review by the City of Huntington Beach Historic Resources
Board, a minimum of 45 days in advance of permit issuance. The HRB may relocate, fully
document and/or preserve significant architectural elements. The applicant/property owner shall
not incur any costs associated with moving or documenting the structure by the Board. (Policy
Memo PP-71)

3. Prior to issuance of grading permits, the following shall be completed:

a.

A Landscape and Irrigation Plan, prepared by a Licensed Landscape Architect shall be submitted
to the Planning and Building Department for review and approval. (HBZSO Section 232.04)

Existing mature trees that are to be removed must be replaced at a 2 for 1 ratio with a 36" box
tree or palm equivalent (13-14’ of trunk height for Queen Palms and 8-9" of brown trunk).
(CEQA Categorical Exemption Section 15304)

“Smart irrigation controllers” and/or other innovative means to reduce the quantity of runoff shall
be installed. (HBZSO Section 232.04.D)

Standard landscape code requirements apply. (HBZSO Chapter 232)

All landscape planting, irrigation and maintenance shall comply with the City Arboricultural and
Landscape Standards and Specifications. (HBZSO Section 232.04.B)
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f.

l.andscaping plans should utilize native, drought-tolerant landscape materials where appropriate
and feasible. (HBZSO Section 232.06.A)

A Consulting Arborist (approved by the City Landscape Architect) shall review the final landscape
tree-planting plan and approve in writing the selection and locations proposed for new trees. Said
Arborist signature shall be incorporated onto the Landscape Architect’s plans and shall include
the Arborist's name, certificate number and the Arborist's wet signature on the final plan.
(Resolution No. 4545)

Prior to submittal for building permits, the following shall be completed:

a.

The property owner shall submit an In-Lieu Parking Fee Participation Agreement to the Planning
and Building Department. The agreement shall be reviewed and approved by the City Attorney
as to form and content and, when approved, shall be recorded in the Office of the Orange County
Recorder. The recorded agreement shall remain in effect for the term specified, except as
modified or rescinded pursuant to the expressed written approval of the City of Huntington Beach.
(City Council Resolution Nos. 6720 and 6721)

. Prior to issuance of building permits, the following shall be completed:

a.

An Affordable Housing Agreement in accord with Section 230.26 of the ZSO. (HBZSO Section
230.26)

The Downtown Specific Plan fee shall be paid. (Resolution No. 5328)

A Mitigation Monitoring Fee for mitigated negative declarations and EIRs, shall be paid to the
Planning and Building Department pursuant to the fee schedule adopted by resolution of the City
Council. (City of Huntington Beach Planning and Building Department Fee Schedule)

All new commercial and industrial development and all new residential development not covered
by Chapter 254 of the Huntington Beach Zoning and Subdivision Ordinance, except for mobile
home parks, shall pay a park fee, pursuant to the provisions of HBZSO Section 230.20 —
Payment of Park Fee. The fees shall be paid and calculated according to a schedule adopted by
City Council resolution. (City of Huntington Beach Planning and Building Department Fee
Schedule)

During demolition, grading, site development, and/or construction, the following shall be adhered to:

a.

All Huntington Beach Zoning and Subdivision Ordinance and Municipal Code requirements
including the Noise Ordinance. All activities including truck deliveries associated with
construction, grading, remodeling, or repair shall be limited o Monday - Saturday 7:00 AM to 8:00
PM. Such activities are prohibited Sundays and Federal holidays. (HBMC 8.40.090)

. The structure(s) cannot be occupied, the final building permit(s) cannot be approved, and utilities
cannot be released for the first residential unit, and issuance of a Certificate of Occupancy until the
following has been completed:

a.

A copy of the recorded In-Lieu Parking Fee Participation Agreement and proof of full payment or
first installment payment to the City Treasurer shall be submitted to the Planning and Building
Department. (Resolution Nos. 6720 and 6721)
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10.

11.

12.

13.

14.

b. A Certificate of Occupancy must be approved by the Planning and Building Department and
issued by the Building and Safety Department. (HBMC 17.04.036)

c. Complete all improvements as shown on the approved grading, landscape and improvement
plans. (HBMC 17.05)

d. All trees shall be maintained or planted in accordance to the requirements of Chapter 232.
(HBZSO Chapter 232)

e. All landscape irrigation and planting installation shall be certified to be in conformance to the City
approved landscape plans by the Landscape Architect of record in written form to the City
Landscape Architect. (HBZSO Section 232.04.D)

f. The provisions of the Water Efficient Landscape Requirements shall be implemented. (HBMC
14.52)

The Development Services Departments (Planning and Building, Fire, and Public Works) shall be
responsible for ensuring compliance with all applicable code requirements and conditions of
approval. The Director of Planning and Building may approve minor amendments to plans and/or
conditions of approval as appropriate based on changed circumstances, new information or other
relevant factors. Any proposed plan/project revisions shall be called out on the plan sets submitted
for building permits. Permits shall not be issued until the Development Services Departments have
reviewed and approved the proposed changes for conformance with the intent of the Planning
Commission’s action. [f the proposed changes are of a substantial nature, an amendment to the
original entitlement reviewed by the Planning Commission may be required pursuant to the
provisions of HBZSO Section 241.18. (HBZSO Section 241.18)

Conditional Use Permit No. 12-011 / Coastal Development Permit No. 12-007 shall become null and
void unless exercised within one year of the date of final approval, or as modified by condition of
approval. An extension of time may be granted by the Director pursuant to a written request
submitted to the Planning and Building Department a minimum 30 days prior to the expiration date.
(HBZSO Section 241.16.A)

Conditional Use Permit No. 12-011/ Coastal Development Permit No. 12-007 shall not become
effective until the appeal period following the approval of the entitlements have elapsed. ((HBZSO
Section 241.14)

The Planning Commission reserves the right to revoke Conditional Use Permit No. 12-011/ Coastal
Development Permit No. 12-007 pursuant to a public hearing for revocation, if any violation of the
conditions of approval, Huntington Beach Zoning and Subdivision Ordinance or Municipal Code
occurs. (HBZSO Section 241.16.D)

The project shall comply with all applicable requirements of the Municipal Code, Planning and
Building Department and Fire Department, as well as applicable local, State and Federal Fire Codes,
Ordinances, and standards, except as noted herein. (City Charter, Article V)

Construction shall be limited to Monday — Saturday 7:00 AM to 8:00 PM. Construction shall be
prohibited Sundays and Federal holidays. (HBMC 8.40.090)

The applicant shall submit a check in the amount of $50.00 (plus the appropriate filing fee for the
CEQA document) for the posting of the Notice of Determination at the County of Orange Clerk’s
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15.

16.

Office. The check shall be made out to the County of Orange and submitted to the Planning and
Building Department within two (2) days of the Planning Commission’s approval of entitlements.
(California Code Section 15094)

All landscaping shall be maintained in a neat and clean manner, and in conformance with the
HBZSO. Prior to removing or replacing any landscaped areas, check with the Departments of
Planning and Building, and Public Works for Code requirements. Substantial changes may require
approval by the Planning Commission. (HBZSO Section 232.04)

All permanent, temporary, or promotional signs shall conform to Chapter 233 of the HBZSO and the
Downtown Specific Plan. Prior to installing any new signs, changing sign faces, or installing
promotional signs, applicable permit(s) shall be obtained from the Planning and Building Department.
Violations of this ordinance requirement may result in permit revocation, recovery of code
enforcement costs, and removal of installed signs. (HBZSO Chapter 233)
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CITY OF HUNTINGTON BEACH

PUBLIC WORKS INTERDEPARTMENTAL

COMMUNICATION

PROJECT IMPLEMENTATION CODE REQUIREMENTS

DATE:
PROJECT NAME:
ENTITLEMENTS:

PLNG APPLICATION NO. :

DATE OF PLANS:
PROJECT LOCATION:
PROJECT PLANNER
TELEPHONE/E-MAIL:
PLAN REVIEWER:
TELEPHONE/E-MAIL:

PROJECT DESCRIPTION:

JUNE 19, 2014

MIXED USE DEVELOPMENT

CUP 12-11, CDP 12-07, DR 12-07

2012-0083

MAY 27, 2014

122-124 MAIN STREET

JILL ARABE, ASSISTANT PLANNER
714-374-5357 / JARABE@SURFCITY-HB.ORG
STEVE BOGART, SENIOR CIVIL ENGINEER /4
714-374-1692 / SBOGART@SURFCITY-HB.ORG

TO PERMIT THE PARTIAL DEMOLITION OF TWO EXISTING
COMMERCIAL  BUILDINGS  (DESIGNATED AS  HISTORICAL
LANDMARKS PURSUANT TO THE GENERAL PLAN), PRESERVE AND
RELOCATE THE HISTORICAL FACADES 6 FT. EAST FROM THE
CURRENT PROPERTY LINE, AND CONSTRUCT A NEW 3-STORY
MIXED USE PROJECT INCLUDING ON-GRADE RESIDENTIAL
PARKING GARAGES, 2,330 SF RETAIL, 5,000 SF OFFICE, AND 3
RESIDENTIAL UNITS. THE REQUEST INCLUDES IN-LIEU FEES FOR
PARKING.

The following is a list of code requirements deemed applicable to the proposed project based on plans as
stated above. The items below are to meet the City of Huntington Beach's Municipal Code (HBMC),
Zoning and Subdivision Ordinance (ZSO), Department of Public Works Standard Plans (Civil, Water and
Landscaping) and the American Public Works Association (APWA) Standards Specifications for Public
Works Construction (Green Book), the Orange County Drainage Area management Plan (DAMP), and
the City Arboricultural and Landscape Standards and Specifications. The list is intended to assist the
applicant by identifying requirements which shall be satisfied during the various stages of project

permitting, implementation and construction.

If you have any questions regarding these requirements,

please contact the Plan Reviewer or Project Planner.

THE FOLLOWING DEVELOPMENT REQUIREMENTS SHALL BE COMPLETED PRIOR TO

ISSUANCE OF A GRADING PERMIT:

1. A Legal Description and Plot Plan of the dedications to City to be prepared by a licensed surveyor
or engineer and submitted to Public Works for review and approval. The dedication shall be
recorded prior to issuance of a grading permit.
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The following dedications to the City of Huntington Beach shall be shown on the Precise Grading
Plan. (ZSO 230.084A)

a. A 4.5 foot right-of-way alley dedication along the project frontage is required, per Public
Works Standard Plan No. 107, The rear alley is designated with an ultimate width of 24 feet.

b. A 2.5 foot right-of-way dedication for pedestrian access and public utilities along the Main
Street frontage is required, for a 40 foot center line to property line width, per Public Works
Standard Plan Nos. 104 and 207.

A Precise Grading Plan, prepared by a Licensed Civil Engineer, shall be submitted to the Public
Works Department for review and approval. (MC 17.05/ZS0 230.84) The plans shall comply with
Public Works plan preparation guidelines and include the following improvements on the plan:

a. Curb, gutter and sidewalk along the Main Street frontage shall be removed and replaced per
Public Works Standard Plan Nos. 202 .and 207. The sidewalk width shall be increased to 26
feet and constructed with a unique paving design consistent with the requirements specified
in the Downtown Specific Plan Update. All parking (including valet) shall be removed along
the project frontage’'s new sidewalk and be replaced in a one-to-one ratio within walking
distance of the site.  (Z80 230.84, DTSP)

b. A new sewer lateral shall be installed connecting to the main in the alley. If the new sewer
lateral is not constructed at the same location as the existing lateral, then the existing lateral
shali be severed and capped at the main or chimney. (ZSO 230.84)

c. A new domestic water service and meter or master meter shall be instailed per Water Division
Standards, and sized to meet the minimum requirements set by the California Plumbing Code
(CPC) and Uniform Fire Code (UFC). (ZSO 255.04) (MC 14.08.020)

d. The irrigation water service may be combined with the domestic water service. (ZSO 230.84)

e. The existing domestic water service currently serving the existing development may
potentially be utilized if it is of adequate size, conforms to current standards, and is in working
condition as determined by the Water Inspector. If the property owner elects to utilize the
existing water service, any non-conforming water service, meter, and backflow protection
devices shall be upgraded to conform to the current Water Division Standards. Alternatively,
a new separate domestic water service, meter and backflow protection device may be
installed per Water Division Standards and shall be sized to meet the minimum requirements
set by the California Plumbing Code (CPC). (ZSO 254.04)

f. Separate backfiow protection devices shall be installed per Water Division Standards for
domestic and fire water services, and shall be screened from View. (Resolution 5921 and
State of California Administrative Code, Title 17)

g. The existing domestic water services and meters, if not being used shall be abandoned per
Water Division Standards. (ZSO 255.04)

h. The fire sprinkler system that is required by the Fire Department for the proposed
development shall have a separate dedicated fire service line installed per Water Division
Standards. (ZSO 230.84)

The developer shall submit for approval by the Fire Department and Water Division, a hydraulic
water analyses to ensure that fire service connection from the point of connection to City water
main to the backflow protection device satisfies Water Division standard requirements.

A Project Water Quality Management Plan (WQMP) conforming to the current Waste Discharge
Requirements Permit for the County of Orange (Order No. R8-2009-0030) [MS4 Permit] prepared
by a Licensed Civil Engineer, shall be submitted to the Department of Public Works for review and
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acceptance. The WQMP shall address Section XI! of the MS4 Permit and all current surface water
quality issues.

8. The project WQMP shall include the following:
a. Low Impact Development.
b. Discusses regional or watershed programs (if applicable).

c. Addresses Site Design BMPs (as applicable) such as minimizing impervious areas,
maximizing permeability, minimizing directly connected impervious areas, creating reduced or
“zero discharge” areas, and conserving natural areas.

d. Incorporates the applicable Routine Source Control BMPs as defined in the Drainage Area
Management Plan. (DAMP)

e. Incorporates Treatment Control BMPs as defined in the DAMP.

f. Generally describes the long-term operation and maintenance requirements for the Treatment
Control BMPs. '

g. Identifies the entity that will be responsible for long-term operation and maintenance of the
Treatment Control BMPs.

h. Describes the mechanism for funding the long-term operation and maintenance of the
Treatment Control BMPs.

i. Includes an Operations and Maintenance (O&M) Plan for all structurai BMPs.

j. After incorporating plan check comments of Public Works, three final WQMPs (signed by the
owner and the Registered Civil Engineer of record) shall be submitted to Public Works for
acceptance. After acceptance, two copies of the final report shall be returned to applicant for
the production of a single complete electronic copy of the accepted version of the WQMP on
CD media that includes:

i. The 11" by 17" Site Plan in .TIFF format (400 by 400 dpi minimum).

i. The remainder of the complete WQMP in .PDF format including the signed and
stamped title sheet, owner's certification sheet, Inspection/Maintenance Responsibility
sheet, appendices, attachments and all educational material.

k. The applicant shall return one CD media to Public Works for the project record file.

7. Indicate the type and location of Water Quality Treatment Control Best Management Practices
(BMPs) on the Grading Plan consistent with the Project WQMP. The WQMP shall follow the City of
Huntington Beach; Project Water Quality Management Plan Preparation Guidance Manual dated
June 2006. The WQMP shall be submitted with the first submittal of the Grading Plan.

8. A suitable location, as approved by the City, shall be depicted on the grading plan for the necessary
trash enclosure(s). The area shall be paved with an impervious surface, designed not to allow run-
on from adjoining areas, designed to divert drainage from adjoining roofs and pavements diverted
around the area, and screened or walled to prevent off-site transport of trash. The trash enclosure
area shall be covered or roofed with a solid, impervious material. Connection of trash area drains
into the storm drain system is prohibited. If feasible, the trash enclosure area shall be connected
into the sanitary sewer. (DAMP)

9. A detailed soils and geological/seismic analysis shall be prepared by a registered engineer. This
analysis shall include on-site soil sampling and laboratory testing of materials to provide detailed
recommendations for grading, over excavation, engineered fill, dewatering, settlement, protection of
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20.

21.

22.

adjacent structures, chemical and fill properties, liquefaction, retaining walls, streets, and utilities.
(MC 17.05.150)

The applicant’s grading/erosion control plan shall abide by the provisions of AQMD’s Rule 403 as
refated to fugitive dust control. (AQMD Rule 403)

The name and phone number of an on-site field supervisor hired by the developer shall be
submitted to the Planning and Public Works Departments. In addition, clearly visible signs shall be
posted on the perimeter of the site every 250 feet indicating who shall be contacted for information
regarding this development and any construction/grading-related concerns. This contact person
shall be available immediately to address any concerns or issues raised by adjacent property
owners during the construction activity. He/She will be responsible for ensuring compliance with
the conditions herein, specifically, grading activities, truck routes, construction hours, noise, etc.
Signs shall include the applicant’'s contact number, regarding grading and construction activities,

and “1-800-CUTSMOG?” in the event there are concerns regarding fugitive dust and compliance with
AQMD Rule No. 403.

The applicant shall notify all property owners and tenants within 300 feet of the perimeter of the
property of a tentative grading schedule at least 30 days prior to such grading.

THE FOLLOWING DEVELOPMENT REQUIREMENTS SHALL BE COMPLIED WITH DURING
GRADING OPERATIONS:

An Encroachment Permit is required for all work within the City's right-of-way. (MC 12.38.010/MC
14.36.030)

The developer shall coordinate the development of a truck haul route with the Department of Public
Works if the import or export of material in excess of 5000 cubic yards is required. This plan shall
include the approximate number of truck trips and the proposed truck haul routes. It shall specify
the hours in which fransport activities can occur and methods to mitigate construction-related
impacts to adjacent residents. These plans must be submitted for approval to the Department of
Public Works. (MC 17.05.210)

Water trucks will be utilized on the site and shall be available to be used throughout the day during
site grading to keep the soil damp enough to prevent dust being raised by the operations.
(California Stormwater BMP Handbook, Construction Wind Erosion WE-1)

All haul trucks shall arrive at the site no earlier than 8:00 a.m. or leave the site no later than 5:00
p.m., and shall be limited to Monday through Friday only. (MC 17.05)

Wet down the areas that are to be graded or that is being graded, in the late morning and after work
is completed for the day. (WE-1/MC 17.05)

The construction disturbance area shall be kept as small as possible. (California Stormwater BMP
Handbook, Construction Erosion Control EC-1) (DAMP)

All haul trucks shall be covered or have water applied to the exposed surface prior to leaving the
site to prevent dust from impacting the surrounding areas. (BAMP)

Prior to leaving the site, all haul trucks shall be washed off on-site on a gravel surface to prevent dirt
and dust from leaving the site and impacting public streets. (DAMP)

Comply with appropriate sections of AQMD Rule 403, particularly to minimize fugitive dust and
noise to surrounding areas. (AQMD Rule 403)

Wind barriers shall be installed along the perimeter of the site. (DAMP)
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23. All construction materials, wastes, grading or demclition debris and stockpiles of soils, aggregates,
soil amendments, etc. shall be properly covered, stored and secured to prevent transport into
surface or ground waters by wind, rain, tracking, tidal erosion or dispersion. (DAMP)

THE FOLLOWING DEVELOPMENT REQUIREMENTS SHALL BE COMPLETED PRIOR TO
ISSUANCE OF A BUILDING PERMIT:

24. A Precise Grading Permit shall be issued. (MC 17.05)

25. Traffic Impact Fees (TIF) for the development shall be paid at the rate applicable at the time of
Building Permit issuance, The current TIF for the residential, office, and commercial use is
$1,394.58/unit, $2,026.71/ksf, and $4,175.67/ksf, respectively. Credits are given for the existing
use when calculating the fee. (MC 17.65)

26. A drainage fee for the subject development shall be paid at the rate applicable at the time of
Building Permit issuance. The current rate of $13,880 per gross acre is subject to periodic
adjustments. This project consists of 0.186 gross acres (including its tributary area portions along
the half street frontages) for a total required drainage fee of $2589. City records indicate the
previous use on this property never paid this required fee. Per provisions of the City Municipal
Code, this one-time fee shall be paid for all subdivisions or development of land. (MC 14.48)

27. The applicable Orange County Sanitation District Capital Facility Capacity Charge shall be paid to
the City Department of Public Works. (Ordinance OCSD-40)

THE FOLLOWING DEVELOPMENT REQUIREMENTS SHALL BE COMPLETED PRIOR TO
ISSUANCE OF AN ENCROACHMENT PERMIT:

28. Traffic Control Plans, prepared by a Licensed Civil or Traffic Engineer, shall be prepared in
accordance with the latest edition of the City of Huntington Beach Construction Traffic Control Plan
Preparation Guidelines and submitted for review and approval by the Public Works Department.
(Construction Traffic Control Plan Preparation Guidelines)

THE FOLLOWING DEVELOPMENT REQUIREMENTS SHALL BE COMPLETED PRIOR TO FINAL
INSPECTION OR OCCUPANCY:

29. Complete ail improvements as shown on the approved grading plan. (MC 17.05)
30. All new utilities shall be undergrounded. (MC 17.64)

31.  All applicable Public Works fees shall be paid at the current rate unless otherwise stated, per the
Public Works Fee Schedule adopted by the City Council and available on the city web site at
http://www.surfcity-hb.org/files/users/public works/fee schedule.pdf. (ZSO 240.06/ZS0 250.16)

32. Prior to grading or building permit close-out and/or the issuance of a certificate of use or a
certificate of occupancy, the applicant shall:

a. Demonstrate that all structural Best Management Practices (BMPs) described in the Project
WQMP have been constructed and installed in conformance with approved plans and
specifications.

b. Demonstrate all drainage courses, pipes, gutters, basins, etc. are clean and properly
constructed.
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‘
¢. Demonstrate that applicant is prepared to implement all non-structural BMPs described in the
Project WQMP.

d. Demonstrate that an adequate number of copies of the approved Project WQMP are available
for the future occupiers.

ADDITIONAL COMMENTS REGARDING THE CURRENT SITE PLAN AND WATER UTILITY
APPERTENANCES:

It is suggested that the location of the backflow devices for the domestic water and fire services be
designed for this project. The backflow devices shall not be located within the building structure but must
be located outside of the building, within the subject property boundaries and not in the public right-of-
way. Locations for said backflow devices shall be approved by Public Works and Planning Departments.
The connections for the site’s necessary water services will likely be to the existing 8-inch public water
main within the alley. The rear of the proposed building does not provide much room with the garage
door openings, trash enclosure and building access opening taking up much of the space. If the
developer proposes a single domestic water meter to serve the entire building, a meter vault can be quite
large depending on the size of the meter. New water meters shall not be located in the garage door or
trash enclosure openings.
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Zoning Conformance Table — 122-124 Main Street

Development Standard

Required

Proposed

Minimum Parcel Size

25’ street frontage
2,500 sf net area

50’ street frontage
5,525 sf net area

Maximum Density

site area < 3 (25-foot wide) lots: 30
du/ac

0.126 acx 30 dufac=3
units

Minimum Building Height 25’ 35’

Maximum Building Height < 8,000 sf net site area: 35" & 3 35'*
stories 3 stories**

Upper Story Setback (34" | 10’ average 10.45

story)

Front Yard Setback 0’-Max. 5’ 3'-6” (after 2.5" dedication)
Interior Side Yard Setback 0’ o
Rear Yard Setback 3’ 3’

Public Open Space

3% {include residential units) of net
site area

Minimum 3%

Parking

2,660 sq. ft. retail — 8 spaces

4,500 sq. ft. commercial — 9 spaces
1 - 1-bedroom — 2 spaces

2 —2-bedroom — 4 spaces

Guest - 0.25 x 3 =0.75 spaces

8 spaces
9 spaces
2 spaces
4 spaces
1 space

24 spaces (7 provided
onsite; 17 in-lieu spaces
requested)

* per DTSP Section 3.2.8, exceptions to height include parapet walls not more than 4’ high and stair

access and necessary mechanical appurtenances

** par DTSP Section 2.7, rooftop deck with walls less than or equal to 42 inches in height and covered

access thereto shall not be counted as a story
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I. INTRODUCTION

A. EXECUTIVE SUMMARY

This Historic Resources Assessment report, completed by PCR Services Corporation (PCR), documents and
evaluates the federal, state, and local significance and eligibility of the properties located at 122 Main Street
and 124 Main Street, Huntington Beach, Orange County, California. The Historic Resources Assessment
report includes a discussion of the survey methods used, a brief historic context of the property and
surrounding area, and the identification and evaluation of the subject property.

Two historical resources are located on the project site. The property located at 122 Main Street is occupied
by a two-story commercial building constructed circa 1902. The adjacent parcel to the north, 124 Main
Street, is occupied by a one-story commercial building constructed circa 1912. The two buildings are
situated on the south side of Main Street, between Walnut Avenue to the east, Pacific Coast Highway/Ocean
Avenue to the west, Fifth Street to the north, and 3rd Street to the south (Figure 1).

The two-story commercial building at 122 Main Street was previously surveyed in February 1986 and was
assigned a status of 3D, “appears eligible for listing only as a contributor to a potential National Register
district.” The one-story commercial building at 124 Main Street was previously surveyed in February 1986
and was also assigned a status of 3D, “appears eligible for listing only as a contributor to a potential National
Register district.” Previous survey forms are included in Appendix A. However, 122 and 124 Main Street are
not included within the boundaries of the Main Street Historic District described as “the 200 block of Main,
the 200 and 300 blocks of Fifth Street and cross street buildings on Olive Avenue between Third and Fifth
Streets.”! The last survey of both 122 Main Street and 124 Main Street were completed in 1986, which
makes both surveys over five years old, indicating a need for an update.”

PCR’s Historic Resources Division conducted an intensive pedestrian survey, research and evaluation of the
subject properties in July 2012. As a result, two historical resources were identified on the project site, 122
Main Street and 124 Main Street. The two-story Western False Front-style commercial building at 122 Main
Street is a rare example of its style, type and method of construction and appears individually eligible for
listing in the National Register and the California Register (CHR® Status Code 3B) and as a Huntington Beach
Historical Landmark (Category Ratings® 3 and 5*/5D). Additionally, both 122 Main and the one-story
Streamline Moderne commercial building at 124 Main appear eligible for listing as a contributors to a
potential National Register district (CHR Status Code 3D and Historical Landmark Category Rating 3D). The
subject properties and several other historic buildings in the 100 block of Main Street, including 120 Main

Thirtieth Street Architects, Historic resources survey report: City of Huntington Beach (Newport Beach, Calif: Thirtieth Street
Architects, Inc,, 1986): 42.

The California Public Resources Code §5024.1(g)(4) states: “If the survey is five or more years old at the time of its nomination for
inclusion in the California Register, the survey is updated to identify historical resources which have become eligible or ineligible due
to changed circumstances or further documentation and those which have been demolished or altered in a manner that substantially
diminishes the significance of the resource.”

California Historical Resource (CHR) Status Codes are established by the California Register of Historical Resources.

Category Ratings for Historical Landmarks in Huntington Beach are established by the Historic Resources Board and the City
Council.

122 and 124 Main Street Historic Resources Assessment Report

PCR Services Corporation
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Street, 117-121 Main Street, and 127 Main Street, appear eligible as a distinct grouping or small district of
commercial buildings associated with the Early Settlement and Growth of Huntington Beach (1901-1920)
and the 0il Boom and Interwar Transformation (1920-1945).

Under the proposed project the historic exterior front facades will be retained and rehabilitated, thus the
primary distinctive materials and features of the subject properties would be preserved. However,
relocation of the historic storefronts is a City requirement due to the right-of~way dedication for pedestrian
access and public utilities. Although the historic storefronts would be relocated approximately six feet back
from their existing location, they would remain within their same respective parcels and have a similar
orientation to the street. Thus, the visual and historical relationships of the subject properties with other
historical resources in the immediate surrounding setting in the 100 block of Main would be preserved; and
the historical associations of the subject properties with the Main Street Historic District would be retained.

The altered non-contributing interiors as well as the contributing exterior secondary side and rear
elevations behind the storefronts would be removed and replaced with new construction. The side and rear
elevations are secondary rather than primary character-defining features. The side elevations are hidden
from view between the buildings and are not clearly visible from the public right of way. The side and rear
elevations do not substantially contribute to the eligibility of the subject properties. Removal of the side and
rear elevations are necessary for the new use and cannot be avoided. While the removal of the side and rear
elevations and their replacement with new construction would remove secondary features and therefore
result in a potentially adverse impact to historical resources, nevertheless, the adverse impact would be less
than significant. The primary character-defining storefront facades would be retained and rehabilitated
under the Project, which is necessary to preserve the eligibility of these resources. Hence, because the
primary facades would be preserved and the subject properties would retain their eligibility as historical
resources after project completion, and because the visual and historical relationships with other historical
resources in the surrounding setting would be also be preserved, the project would result in a less than
significant impact on historical resources.

The Proposed Project was analyzed for conformance with the Secretary of the Interior’s Standards for
Rehabilitation and Guidelines for Rehabilitating Historic Buildings (Standards). The proposed project would
conform to Standards 1, 4, 5, 6, 7, 8 and 10. While following their intent, the proposed project does not fully
conform to Standards 2, 3, or 9 because of the relocation of the storefronts and removal of the side and rear
elevations. Furthermore, there is a risk that damage may occur to the historic storefronts during relocation
and construction. A bracing plan has been included as a project feature under the proposed project to
prevent damage to the historic storefronts. Additionally, mitigation measures have been provided to reduce
potential adverse impacts which would be less than significant, as discussed above. Mitigation measures
include recordation of the subject properties in a Historic American Buildings Survey (HABS) report, which
shall record the history and appearance of the subject properties prior to commencement of construction. Of
the two buildings, only 122 Main is individually eligible and therefore a demolition monitoring and salvage
program is recommended to evaluate the portions of the structure to be removed for salvage, analysis and
interpretation in a demolition monitoring and salvage report. To avoid creating a false sense of history, a
permanent metal plaque will be affixed to each storefront or a marker will be imbedded in the pavement in
front, to briefly explain that the storefronts were relocated.

After project completion, with mitigation incorporated, the distinctive storefronts would be preserved and
would continue to convey the important historical associations and architectural significance of the subject
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properties, which would retain their eligibility as individual historical resources and as contributors to a
distinct grouping or small district of commercial buildings in the surrounding setting. The metal plaques
would inform the public that the storefronts had been relocated, and images of the buildings prior to
relocation would be recorded in the HABS report. Therefore, with mitigation incorporated, the proposed
project would result in a less than significant impact to historical resources. Hence, PCR recommends the
preparation of an MND as the appropriate document to complete the environmental review process under
CEQA.

B. PROJECT DESCRIPTION

The Proposed Project site includes the parcel located at 122 Main Street (APN: 024-154-02) and the adjacent
parcel to the north located at 124 Main Street (APN: 024-154-02). Under the Proposed Project, the historic
street fronts of the existing one and two-story commercial buildings at 122 Main Street and 124 Main Street
would be retained and rehabilitated, while the remaining portions of the structures would be replaced with a
three-story, 35 foot high mixed-use retail/office/residential building. The historic street fronts would be
retained and moved back approximately 6 feet to be aligned with the adjacent commercial building on the
northeast. Relocation of the historic street fronts is a City requirement due to the right-of-way dedication for
pedestrian access and public utilities. The Proposed Project is comprised of 2,600 square feet of retail on the
ground floor, 5,000 square feet of office space on the second floor, three residential units totaling 2,200
square feet on the third floor, and a roof deck. Ground level tandem parking for the three residential units
along with one guest parking space would be provided in the building and accessed from the Alley. The total
size of the Proposed Project is 9,530 square feet.

C. RESEARCH AND FIELD METHODOLOGY

The Historic Resource Assessment was conducted by PCR’s Cultural Resources personnel Margarita J.
Wuellner, Ph.D., Director of Historic Resources and Amanda Kainer, M.S., Architectural Historian, who meet
and exceed the Secretary of the Interior’s Professional Qualification Standards in history, architectural history,
and historic preservation planning. Professional qualifications are provided in the Appendix B.

The historical resources evaluation involved a multi-step methodology. A review of the National Register of
Historic Places (National Register) and its annual updates, the California Register of Historical Resources
(California Register), the California Historic Resources Inventory Database maintained by the State Office of
Historic Preservation (OHP), and the City of Huntington Beach’s inventory of historic properties was
performed to identify any previously recorded properties within or near the survey area. An intensive
pedestrian site survey was undertaken to document the existing conditions of the property.

The National Register and California Register evaluation criteria were employed to assess the significance of
the property. In addition, the following tasks were performed for the study:

m  Conducted field inspections of the study area and subject property, and utilized the survey
methodology of the State OHP.

= Photographed the subject property and examined other properties in the area that exhibited
potential architectural and/or historical associations. Conducted site-specific research on the subject
property utilizing building permits, assessor’s records, Sanborn fire insurance maps, city directories,

122 and 124 Main Street Historic Resources Assessment Report

PCR Services Corporation
Attachment No. 8.9



I. Introduction December 2014

historical photographs, United States Census, California Index, historical Los Angeles Times, City of
Huntington Beach Public Records Search, and other published sources. Conducted the research at
the City of Huntington Beach Department of Building and Planning, City of Huntington Beach City
Clerk, City of Huntington Beach Central Public Library, First American Title Company, and Orange
County Photo Archive.

= Reviewed and analyzed ordinance, statutes, regulations, bulletins, and technical materials relating to
federal, state, and local historic preservation, designation assessment processes, and related
programs.

= Evaluated potential historic resources based upon criteria used by the National Register and the
California Register.
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Figure 1 Regional and Vicinity Map
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Il. REGULATORY FRAMEWORK

Historic resources fall within the jurisdiction of several levels of government. Federal laws provide the
framework for the identification, and in certain instances, protection of historic resources. Additionally,
states and local jurisdictions play active roles in the identification, documentation, and protection of such
resources within their communities. The National Historic Preservation Act (NHPA) of 1966, as amended
and the California Register of Historical Resources are the primary federal and state laws and regulations
governing the evaluation and significance of historic resources of national, state, regional, and local
importance. Descriptions of these relevant laws and regulations are presented below.

A. FEDERAL LEVEL

1. National Register of Historic Places

The National Register of Historic Places (National Register) was established by the National Historic
Preservation Act of 1966, as “an authoritative guide to be used by Federal, State, and local governments,
private groups and citizens to identify the Nation’s cultural resources and to indicate what properties should
be considered for protection from destruction or impairrnent."5 The National Register recognizes properties
that are significant at the national, state, and/or local levels.

To be eligible for listing in the National Register, a resource must be significant in American history,
architecture, archaeology, engineering, or culture. Four criteria for evaluation have been established to
determine the significance of a resource:

A. Itisassociated with events that have made a significant contribution to the broad patterns of
our history;

B. Itisassociated with the lives of persons significant in our past;

C. It embodies the distinctive characteristics of a type, period, or method of construction or that
represent the work of a master, or that possess high artistic values, or that represent a
significant and distinguishable entity whose components may lack individual distinction;

D. Ityields, or may be likely to yield, information important in prehistory or history.6

Districts, sites, buildings, structures, and objects of potential significance that are 50 years in age must meet
one or more of the above criteria.

In addition to meeting the Criteria for Evaluation, a property must have integrity. “Integrity is the ability of a
property to convey its significance.”7 According to National Register Bulletin 15 (NRB), the National Register

36 Code of Federal Regulations (CFR) Section 60.2.

“Guidelines for Completing National Register Forms,” National Register Bulletin 16, U.S. Department of Interior, National Park
Service, September 30, 1986. This bulletin contains technical information on comprehensive planning, survey of cultural resources
and registration in the National Register of Historic Places.
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recognizes seven aspects or qualities that, in various combinations, define integrity: location, design, setting,
materials, workmanship, feeling, and association. In assessing a property's integrity, the National Register
criteria recognize that properties change over time, therefore, it is not necessary for a property to retain all
its historic physical features or characteristics. The property must retain, however, the essential physical
features that enable it to convey its historic identi‘cy.8

For properties that are considered significant under National Register Criteria A and B, the National Register
Bulletin, How to Apply the National Register Criteria for Evaluation states that a property that is significant for
its historic association is eligible if it retains the essential physical features that made up its character or
appearance during the period of its association with the important event, historical pattern, or person(s).9

In assessing the integrity of properties that are considered significant under National Register Criterion C,
the National Register Bulletin, How to Apply the National Register Criteria for Evaluation provides that a
property important for illustrating a particular architectural style or construction technique must retain
most of the physical features that constitute that style or te(:hnique.10

a. Historic Districts

A National Register district possesses a significant concentration, linkage, or continuity of sites, buildings,
structures, or objects united historically or aesthetically by plan or physical development." National Register
Bulletin 15 (NRB) describes the various components of a National Register district:

i. Concentration, Linkage, & Continuity of Features

A district derives its importance from being a unified entity, even though it is often composed of a wide
variety of resources. The identity of a district results from the interrelationship of its resources, which can
convey a visual sense of the overall historic environment or be an arrangement of historically or functionally
related properties. For example, a district can reflect one principal activity, such as a mill or a ranch, or it can
encompass several interrelated activities, such as an area that includes industrial, residential, or commercial
buildings, sites, structures, or objects. A district can also be a grouping of archeological sites related
primarily by their common components; these types of districts often will not visually represent a specific
historic environment.

National Register Bulletin 15, p. 44.

“A property retains association if it is the place where the event or activity occurred and is sufficiently intact to convey that
relationship to an observer. Like feeling, association requires the presence of physical features that convey a property’s historic
character. . Because feeling and association depend on individual perceptions, their retention alone is never sufficient to support
eligibility of a property for the National Register.” Ibid, 15, p. 46.

°  bid

“A property that has lost some historic materials or details can be eligible if it retains the majority of the features that illustrate its
style in terms of the massing, spatial relationships, proportion, pattern of windows and doors, texture of materials, and
ornamentation. The property is not eligible, however, if it retains some basic features conveying massing but has lost the majority of
the features that once characterized its style.” Ibid.

"' National Park Service, National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation (Washington DC:

U.S. Dept. of the Interior, National Park Service, Interagency Resources Division, 1990, rev. 1991).
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ii. Significance

A district must be significant, as well as being an identifiable entity. It must be important for historical,
architectural, archeological, engineering, or cultural values. Therefore, districts that are significant will
usually meet the last portion of Criterion C plus Criterion A, Criterion B, other portions of Criterion C, or
Criterion D.

iii. Types of Features

A district can comprise both features that lack individual distinction and individually distinctive features that
serve as focal points. It may even be considered eligible if all of the components lack individual distinction,
provided that the grouping achieves significance as a whole within its historic context. In either case, the
majority of the components that add to the district's historic character, even if they are individually
undistinguished, must possess integrity, as must the district as a whole.

A district can contain buildings, structures, sites, objects, or open spaces that do not contribute to the
significance of the district. The number of noncontributing properties a district can contain yet still convey
its sense of time and place and historical development depends on how these properties affect the district's
integrity. In archeological districts, the primary factor to be considered is the effect of any disturbances on
the information potential of the district as a whole.

iv. Geographical Boundaries

A district must be a definable geographic area that can be distinguished from surrounding properties by
changes such as density, scale, type, age, style of sites, buildings, structures, and objects, or by documented
differences in patterns of historic development or associations. It is seldom defined, however, by the limits
of current parcels of ownership, management, or planning boundaries. The boundaries must be based upon
a shared relationship among the properties constituting the district.

v. Discontiguous Districts

A district is usually a single geographic area of contiguous historic properties; however, a district can also be
composed of two or more definable significant areas separated by nonsignificant areas. A discontiguous
district is most appropriate where: elements are spatially discrete; space between the elements is not related
to the significance of the district; and visual continuity is not a factor in the significance. It is not appropriate
to use the discontiguous district format to include an isolated resource or small group of resources which
were once connected to the district, but have since been separated either through demolition or new
construction. For example, do not use the discontiguous district format to nominate individual buildings of a
downtown commercial district that have become isolated through demolition.

B. STATE LEVEL

1. California Register of Historical Resources

The Office of Historic Preservation (OHP), as an office of the California Department of Parks and Recreation,
implements the policies of the NHPA on a statewide level. The OHP also carries out the duties as set forth in
the Public Resources Code {PRC) and maintains the California Historical Resources Inventory and the
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California Register of Historical Resources. The State Historic Preservation Officer (SHPO) is an appointed
official who implements historic preservation programs within the state’s jurisdictions. Also implemented at
the state level, CEQA requires projects to identify any substantial adverse impacts which may affect the
significance of identified historical resources.

The California Register of Historical Resources (California Register) was created by Assembly Bill 2881
which was signed into law on September 27, 1992. The California Register is “an authoritative listing and
guide to be used by state and local agencies, private groups, and citizens in identifying the existing historical
resources of the state and to indicate which resources deserve to be protected, to the extent prudent and
feasible, from substantial adverse change.”12 The criteria for eligibility for the California Register are based
upon National Register criteria.”® Certain resources are determined by the statute to be automatically
included in the California Register, including California properties formally determined eligible for, or listed
in, the National Register.14

The California Register consists of resources that are listed automatically and those that must be nominated
through an application and public hearing process. The California Register automatically includes the
following:

= California properties listed on the National Register of Historic Places and those formally Determined
Eligible for the National Register of Historic Places;

= (California Registered Historical Landmarks from No. 770 onward;
w  Those California Points of Historical Interest that have been evaluated by the OHP and have been

recommended to the State Historical Commission for inclusion on the California Register.15

Other resources which may be nominated to the California Register include:

= Individual historical resources;
=  Historical resources contributing to historic districts;

= Historical resources identified as significant in historical resources surveys with significance ratings
of Category 1 through 5;

= Historical resources designated or listed as local landmarks, or designated under any local ordinance,

S . 16
such as an historic preservation overlay zone.

To be eligible for the California Register, a historic resource must be significant at the local, state, or national
level, under one or more of the following four criteria:

California Public Resources Code, Section 5024.1(a).
California Public Resources Code Section 5024.1(b).
California Public Resources Code Section 5024.1(d).
Ibid.

1 California Public Resources Code Section 5024.1(e).
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1. Is associated with events that have made a significant contribution to the broad patterns of
California’s history and cultural heritage;

2. Is associated with the lives of persons important in our past;

3. Embodies the distinctive characteristics of a type, period, region, or method of construction, or
represents the work of an important creative individual, or possesses high artistic values; or

4. Has yielded, or may be likely to yield, information important in prehistory or history.
Additionally, a historic resource eligible for listing in the California Register must meet one or more of the
criteria of significance described above and retain enough of its historic character or appearance to be

recognizable as a historic resource and to convey the reasons for its significance. Historical resources that
have been rehabilitated or restored may be evaluated for listing.17

Integrity is evaluated with regard to the retention of location, design, setting, materials, workmanship,
feeling, and association. The resource must also be judged with reference to the particular criteria under
which it is proposed for eligibility.18

2. California Office of Historic Preservation Survey Methodology

The evaluation instructions and classification system prescribed by the California Office of Historic
Preservation in its Instructions for Recording Historical Resources provide a three-digit evaluation rating
code for use in classifying potential historic resources. The first digit indicates one of the following general
evaluation categories for use in conducting cultural resources surveys:

Listed on the National Register or the California Register;

Determined eligible for listing in the National Register or the California Register;

Appears eligible for the National Register or the California Register through survey evaluation;
Appears eligible for the National Register or the California Register through other evaluation;
Recognized as Historically Significant by Local Government;

Not eligible for any Listing or Designation; and

N s Wb

Not evaluated for the National Register or California Register or needs re-evaluation.

The second digit of the evaluation status code is a letter code indicating whether the resource is separately
eligible (S), eligible as part of a district (D), or both (B). The third digit is a number that is used to further
specify significance and refine the relationship of the property to the National Register and/or California
Register. Under this evaluation system, categories 1 through 4 pertain to various levels of National Register
and California Register eligibility. Locally eligible resources are given a rating code level 5. Properties found
ineligible for listing in the National Register, California Register, or for designation under a local ordinance
are given an evaluation status code of 6. Properties given an evaluation status code of 6Z are “found
ineligible for the National Register, California Register, or Local designation through survey evaluation.”

” California Code of Regulations, California Register of Historical Resources (Title 14, Chapter 11.5), Section 4852(c).

8 Ibid
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C. LOCAL LEVEL

1. City of Huntington Beach

The City of Huntington Beach General Plan contains sixteen elements and was comprehensively updated in
1996." The Historic and Cultural Resources Element was added to the City of Huntington Beach General
Plan in 1996. Within the Historical and Cultural Resources Element is a context of Huntington Beach’s
history and architectural styles; list and description of historic resources; summary of cultural resources;
and goals, objectives and policies. The City of Huntington Beach’s historical resources are identified by the
Historic Resources Board, a Historic Place by the National Register, Potential Historic Districts by the
Downtown Survey, and/or Local Landmark by the City of Huntington Beach City Council.?® The Historic
Resources Board (HRB), as established under Title 2, Chapter 2.107.010 of the Municipal Code, functions
solely as an advisory board to the City Council on historical issues and programs. The significance of a
structure or place is based upon its overall contribution to the community by either its historical, age,
cultural, social, or visual function(s). The category ratings used to identify historical resources is provided in
Table 1 below.”!

Table 1
Category Ratings for Historical Landmarks*

1: Individually listed on the National Register of Historic Places.
3: Appears eligible for individual listing.
3D: Appears eligible for listing only as a contributor to a potential National Register district.
3/3D: Also appears individually eligible.
4: May become eligible for ____ when:
a. More historic or architectural research is performed
b. The property is restored to an earlier appearance.
¢. more significant examples of the property’s architectural style are demolished.
d. The property becomes old enough to meet the Register’s 50-year requirement.
5*/5D: Appears individually eligible for local landmark designation.
6: None of the above.

NR: Not Rated

* The above ratings are National Register Standards presented to Council in 1988 as part of the Johnson and Humann
Report.

" Historical and Cultural Resources Element, City of Huntington Beach General Plan,

http://www.huntingtonbeachca.gov/Government/Departments/Planning/gp/index.cfm (1996) accessed July 20, 2012.

20 wrhe Historic and Cultural Resources Element,” City of Huntington Beach General Plan,

http://www.huntingtonbeachca.gov/Government/Departments/Planning/gp/index.cfm, 1996, accessed July 20, 2012, p II-HCR-6.

21 “The Historic and Cultural Resources Element,” p. II-HCR-8.
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Included in the Historical and Cultural Resources Element is a figure of historical resources identified by the
City, the Historical Resources Board, and the 1986 Downtown Historical Study and windshield survey
(Figure 11).** Also included is a list of historic resources (Table HCR-2) considered to be of significant
importance to the local community as of 1991.2 Some of the landmarks listed in 1991 are no longer extant.
The Historical and Cultural Resources Element also identifies the potential historic districts: Main
Street/Downtown, Ninth Street Avenue, and Wesley Park.**

The City of Huntington Beach is currently updating the Historic Resources Survey Report, written in 1986.
The information gathered and analyzed by the new resources survey will be used to update existing facts,
figures, goals and policies of the Historic and Cultural Resources Element (HCRE).®

22 “The Historic and Cultural Resources Element,” p. [I-HCR-7.

23 »The Historic and Cultural Resources Element,” p. II-HCR-9 to II-HCR-11.

24 “The Historic and Cultural Resources Element,” p. II-HCR-14 to II'-HCR-16.

% Major Projects and Applications in Process. City of Huntington Beach.

http://www.huntingtonbeachca.gov/government/departments/planning/major/, accessed July 20, 2012.
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[ll. ENVIRONMENTAL SETTING

A. HISTORIC CONTEXT

The historic context developed below presents important themes associated within the historical
development of Huntington Beach, California, where 122 Main Street and 124 Main Street are located.
Research indicates the subject property is associated with the following historical and architectural themes:
Rancho Los Bolsas and Early Settlement, 1834-1897; Early Settlement and Growth, 1901-1920; The Oil
Boom and Interwar Transformation, 1920 - 1945; Post-World War 1l Development, 1939 - present; Western
False Front Commercial Building Type; and Streamline Moderne Style, 1930-1945.

1. Rancho Los Bolsas and Early Settlement, 1834-1897

The area of Huntington Beach was originally occupied by the Tongva people, also known as Gabrielinos,
whose lands stretched from what is now Topanga Canyon through Aliso Creek in Laguna Beach. European
settlement can be traced to Spanish soldier, Manuel Nieto, who in 1784 received a Spanish land grant of
300,000 acres, which he named Rancho Los Nietos, as a reward for his military service. In 1834, following
Mexico’s independence from Spain, the original land grant was split at the request of the Nieto heirs.
Mexican Governor Jose Figueroa deeded a section named Rancho Las Bolsas, consisting of twenty-one square
miles to Catarina Ruiz, a widow of one of the Nietos. This area later became the cities of Huntington Beach,
Garden Grove, Westminister, and Fountain Valley. In 1841, Bolsa Chica, a six square mile rancho to the
northwest was split off and granted to Joaquin Ruiz.*®

In 1850, Abel Stearns acquired both Las Bolsas and Bolsa Chica Ranchos, making him the largest land and
cattle owner in the State of California. He ran cattle and horses and raised barley crops on what is now the
city of Huntington Beach. After the drought of 1867, Abel Stearns needed to make money, so he formed the
Stearns Rancho Company. The Stearns Rancho Company sold the Huntington Beach area for $5 to $10 an
acre, a low price because of the swampy thick vegetative areas and salt water marshes. Colonel Robert J.
Northam, who raised and sold barley to surrounding ranchers, purchased the mesa from the Stearns Rancho
Company between 1984 and 1897 and created the town of Shell Beach.”

The first transportation to the Huntington Beach area was provided by the Smeltzer Branch of the Santa-Ana
Newport Road. It was constructed in 1897 and passed along the coast from Newport Beach to the bluff that
was later developed as Huntington Beach.”®

® “City History.” Historic and Cultural Resources Element: Huntington Beach: The City of Huntington Beach General Plan (1996).

City of Huntington Beach History, http://www.huntingtonbeachca.gov/about/history/, accessed July 20, 2012.
27 .
Ibid.

Carolyn F. Bailey, “A Brief History of Huntington Beach.” (1981), http://www.hbsurfcity.com/history/history2.htm, accessed July 23,
2012.

% Archaeological Resource Management Corporation, Report of Cultural Resources Records Search for Downtown Specific Plan, City of

Huntington Beach (January 30, 2009): 8.
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2. Early Settlement and Growth, 1901-1920

In 1901, Philip Stanton formed a local syndicate, West Coast Land and Water Company, and purchased
150,000 acres of Rancho Los Bolsas from Colonel Robert J. Northam for $100,000.22 The West Coast Land
and Water Company subdivided 40 acres along the beach with 20 acres on each side of Main Street and
changed the name of Shell Beach to the Pacific City. Stanton’s dream was to build a town on the Pacific Coast
which would rival Atlantic City on the East Coast. An article in the Los Angeles Times described the
development of the new beach resort in 1902:

A portion of the land has been cut up into lots and placed upon the market, many of them having
been sold to Santa Ana, Los Angeles and Riverside parties. The contract has been let for the
construction of a pleasure wharf, and the Iumber to be used in its construction will be placed
upon the ground within the next week. Contracts have also been let for the building of a number
of cottages and a store building is now about completed. Within the next two months it is
expected that at least fifty houses will have been completed and under way, according to the
statements of the officers of the company. It is not improbable that this resort will soon be
connected with Santa Ana by an electric railway which is contemplated between this city and
Long Beach by the Huntington-Hellman syndicate.3?

Stanton realized the need for mass public transportation and persuaded Henry E. Huntington to bring the
“red cars” to Pacific City. In 1903, Henry E. Huntington purchased the West Coast Land and Water Company
for approximately $200,000.31 The first electric train, the Pacific Electric Red Car, came rolling into
Huntington Beach on July 4, 1904 from Los Angeles. The City name changed to Huntington Beach in
approximately 1903 and incorporated in February of 1909 as a townsite of 3.57 square miles and a
population of 915.32

a. Main Street

During the early twentieth century there was considerable development in the downtown area, including the
construction of a commercial district, schools, and a Carnegie Library. The commercial center was located
along Main Street, extending east from Ocean Avenue. The first Sanborn map available from 1909 (Figure 2)
shows the downtown as sparsely developed with the concentration of businesses located at the intersection
of Ocean Avenue and Main Street. The two-story commercial building at 122 Main Street, originally
constructed circa 1902, is depicted on the Sanborn Map and noted as vacant. The adjacent parcel to the west
is developed with a building, but the adjacent parcel to the east, the future site of 124 Main Street, is empty.
The commercial buildings appear to be simple wood frame buildings most likely constructed in the Western
False Front style.

Development along Main Street and the downtown commercial area continued steadily into the 1920s. H.E.
Pack, a realtor from Denver, Colorado, purchased a 50-by-110-foot corner at Main and Ocean in 1904 and his
purchase encouraged others to buy property in the commercial center.33 The First National Beach Bank was

2% Dignne Marsh, Huntington Beach: the gem of the South Coast (Encinitas, Calif Heritage Media Corp., c1999): 54-55.

% “Workat Pacific City,” Los Angeles Times (June 7, 1902): A4.

“At Pacific City.” Los Angeles Times (May 10, 1903): AL

“City History.” Historic and Cultural Resources Element: Huntington Beach: The City of Huntington Beach General Plan (1996).
Dianne Marsh, 57.
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constructed at the corner of Walnut and Main Streets in 1905. The first Huntington Beach Union High School
constructed in the Mission Revival Style in 1910. The two-story commercial building at 122 Main Street was
constructed circa 1912. The classical red-brick Carnegie Library was constructed between 1913 and 1914
on four lots at the corner of Walnut and Eight Streets. In 1914, a concrete pier was constructed to replace
the earlier wooden pier built in 1902,

The Sanborn map from 1922 (Figure 3) shows the concentration of development along Main Street between
Ocean and Olive Avenues. The surrounding area still remained sparsely developed. 122 Main Street is
shown on the Sanborn map, was occupied by a restaurant and had a rear addition. 124 Main Street was
occupied by two tenants, a photographer and barber, and there was a small ancillary building in the rear lot.
The buildings constructed between 1909 and 1922 appear to be larger, they extend into the rear of the lot,
and were multi-story buildings constructed from masonry materials.

3. Western False Front Commercial Building Type

The false front commercial building type is an icon of the urban pioneer West. When movie directors or
theme park designers erect a typical western town, the false front commercial building usually plays a
prominent role. Unlike many myths of the West, the false front commercial building truly was a common
sight in Colorado as well as California. Such buildings were constructed in mountain mining towns, plains
agricultural communities, and early railroad centers from the late nineteenth through the early years of the
twentieth century.®

For a developing town in the early twentieth century, like Huntington Beach, the false front commercial
building type was an economical building solution. Shopkeepers, hotel proprietors, and other entrepreneurs
were reluctant to invest heavily to erect a place of business during Colorado’s uncertain boom and bust
period of the late nineteenth century. Yet, they also wanted to project an image of stability and success to
prospective customers. Particularly in the first few years of a community’s development, many stores
consisted of little more than canvas tents over wood platform floors. Once the local sawmill was established
or the railroad arrived, sources of wood construction materials were more plentiful. Sound business
economics led commercial building owners to budget their spending for substantial facades while relegating
the secondary sides of buildings to a cheaper utilitarian treatment. The result was the ubiquitous false front
commercial building,

In simplest terms, a false front is a front wall that extends above the roof and the sides of a building to create
a more impressive fagade. The false front commercial building has four major defining design
characteristics. First, the facade (main or street side) rises to form a parapet (upper wall} which hides most
or nearly all of the roof. Second, the roof is almost always a front gable, though gambrel and bowed roofs are
occasionally found. Third, a better grade of materials is often used on the facade than on the sides or rear of
the building. And fourth, the facade exhibits greater ornamentation than do the other sides of the building.

These buildings are nearly always constructed of wood, either log in the earliest examples or wood frame in
latter types. Facades are usually wood sided, though other surface treatments were used, including pressed
metal, stucco, and rolled asphalt siding. Occasional examples may be found of buildings with a brick or stone

3¢ False Front Commercidl, History Colorado, http://www.historycolorado.org/oahp/false-front-commercial, accessed July 20, 2012.
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facade. The most traditional late nineteenth and early twentieth-century false front commercial building is
wood frame, one to two stories in height, on a rectangular floor plan, with a front-gabled roof.

A commercial street lined with false front buildings created visual continuity and an urban atmosphere. Ifa
community achieved a degree of success and stability, merchants and other commercial building owners
chose both to erect new brick buildings and to replace existing wooden false fronts. Fire often swept
through early commercial districts, eliminating most of the wood false front buildings. If the town rebuilt,
the second generation of commercial buildings usually employed more stable, fire-resistant brick or stone
construction. These later buildings, like false fronts, generally used more elaborate facade materials and
detailing. However, the roofs were most often flat or gently rear sloping and the facades did not rise above
the side walls. Therefore, such buildings are not classified as false front commercial.

4. The Oil Boom and Interwar Transformation, 1920 — 1945

Huntington Beach remained a sleepy seaside town until the famous oil boom in the 1920’s. This was the
largest California oil deposit known at the time. Wells sprang up overnight and in less than a month the
town grew from 1,500 to 5,000 people. ® Many poor farmers became overnight millionaires. In 1926, the
area bounded by 8t and 23rd Streets, was the location of the second oil boom in Huntington Beach.*®
Practically every lot was turned into an oil lease and many existing residences and structures were removed.

By 1939, the downtown commercial district remained confined along Main Street between Ocean and Olive
Avenues. Little was constructed along Main Street to the east of Olive Avenue, except for a WPA Post Office
located at the southeast corner of Main and Olive Avenues. Substantial changes were made to the exterior
facades of the buildings along Main Street during the oil boom of 1920 and slant-drill revival of the early
1930’s. It was during this period the primary facade of 124 Main Street was updated to the Streamline
Moderne style. 124 Main Street is occupied by a restaurant and has a rear addition along the east portion of
the parcel. 122 Main Street is shown on the Sanborn map as occupied by two tenants with an addition
constructed in the rear for dry cleaning equipment. It's possible the Western False Front primary facade of
122 Main Street was stuccoed during this modernization period along Main Street. The Art Deco building at
126 Main Street on the southwest corner of Main and Walnut Avenues (adjacent to 124 Main Street to the
east) was constructed in 1928 by Roy de Britton and his sons for an open air market, and has since been
demolished.*’

5. Streamline Moderne Style, 1930-1945

Following the height of the Art Deco style in the early 1930s, the Streamline Moderne style was an economic
and stylistic response to the ravaging effects of the Great Depression. A new style was needed to express
optimism and a bright look toward the future. Streamline Moderne style structures continued to suggest
modern values of movement and rejection of historic precedents, but with far less opulence and more
restraint than the Art Deco style of the late 1920s and early 1930s. Yet the Streamline Moderne style
differed from the “High Art Modern Architecture” of the early 1930s in that it

» “City History."” Historic and Cultural Resources Element: Huntington Beach: The City of Huntington Beach General Plan (1996).

% Historical and Cultural Resources Element, City of Huntington Beach General Plan,

http://www.huntingtonbeachca.gov/Government/Departments/Planning/gp/index.cfm (1996) accessed July 20, 2012, p. II-HCR-Z.

% 126 Main Street, City of Huntington Beach Historic Resources Board Plaque, 2000.
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..continued to regard design as ‘styling’ and that architecture should represent or perform as an
image rather than be a used as a space to radically change ones everyday life. The boosters of
Streamline Moderne argued that their purpose was not to create an architecture that
functioned in the same way as the ocean liner, airplane, or locomotive; rather, the buildings
would symbolize those things and therefore remind one of the ‘modern’ future.*®

Streamline Moderne style architecture took its cue from the emerging field of industrial design and
borrowed imagery from things swift and free ~ in particular, the ocean liner. The Streamline Moderne style
of the building at 124 Main Street reflects the national trends of the style which reached its height during the
1930s and early 1940s in Southern California.

6. Post-World War Il Development, 1945 — present

Beginning in the late 1950’s and continuing into the 1960’s and 1970’s, residents by the thousands moved
into the City. Huntington Beach became the fastest growing city in the United States as many housing tracts
were constructed. After a final oil strike in 1953, the fire department began clearing out oil derricks within
the city and along the coast to make room for the population explosion. Between 1957 and 1960, Huntington
Beach experienced rapid growth, increasing its size from 25 square miles as the result of 11 farmland
annexations.” Several buildings along Main Street received substantial changes in the 1950’s through the
1970’s. In the 1970’s and 1980’s oil production rigs were concealed to improve the beach’s image.*

The 1960s saw the development of Huntington Harbor and the arrival of Douglas Aircraft, later expanded to
McDonnell Douglas Aircraft Space Systems Center. Currently the Boeing Company is one of the largest
employers in Huntington Beach.”

7. Construction and Occupancy History of 122 Main Street, APN: 024-154-02 (Project
Site)

The building permits on file in the City of Huntington Beach were reviewed to determine the history of
construction and alterations for 122 Main Street. According to the 1986 Department of Parks and Recreation
form, the two-story building at 122 Main Street was constructed in 1902. No architect or designer was listed.
According to the DPR form and a former occupant of the building, Charles Sarrabere, 122 Main Street was
the City Hall of Pacific City, when Huntington Beach was known as Pacific City between 1901 and 1903.

The 1909 Sanborn map (Figure 2 on page 20) shows a vacant two-story commercial building on the parcel of
122 Main Street. The 1922 Sanborn Map (Figure 3 on page 21) shows the building was occupied by a
restaurant and there was a rear addition constructed along the east portion of the parcel for a kitchen
between 1909 and 1922. The next available Sanborn Map from 1939 (Figure 4) shows the building was
occupied by two tenants and the rear addition was used for dry cleaning equipment storage.

% Ppatrick Pascal, Kesling. Modern Structures Popularizing Modern Design in Southern California 1934-1962, (Los Angeles: Balcony
Press, 2002), 10.

Historical and Cultural Resources Element, City of Huntington Beach General Plan,
http://www.huntingtonbeachca.gov/Government/Departments/Planning/gp/index.cfm (1996) accessed July 20, 2012, p. [I-HCR-2.

39

“ “City History.” Historic and Cultural Resources Element: Huntington Beach: The Cr Huntington Beach General Plan (1996).

1 Ibid
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Figure 2. 1909 Sanborn Map, The parcels ofiZZ and 124 Main Street are highlighted, 122 Main Street is developed with a
two-story commercial building and 124 Main Street is vacant. (Los Angeles Public Library)
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Figure 3. 1922 Sanborn Map, The parcels of 122 and 124 Main Street are highlighted

122 Main Street is developed with a two-story commercial building and 124 Main Street is developed with a one-story
commercial building. (Los Angeles Public Library)
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A —ch

Fig&re 4. 1939 Sanbor:n Map, The parcels bf 122 and 124 Main Street are highlighted
122 Main Street is developed with a two-story commercial building and 124 Main Street is developed with a one-story
commercial building. (Los Angeles Public Library)
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According to a previous owner, Charles Sarrabere, the building was occupied by a dry cleaning business
between 1916 and 1981.* Charles Sarrabere owned 122 Main Street and the adjacent building at 124 Main
Street.

The subsequent construction history is limited because the records for 122 Main Street held at the City of
Huntington Building Department begin in 1960. According to Building permit and Certificate of Occupancy
records, clothing retailers occupied the building between 1994 and 2009.

The construction history is included in Table 2 below. Major alterations include the demolition of two rear
ancillary buildings on the parcel in 2001, as depicted in Figure 5, and an interior tenant improvement in
2009 to accommodate a new gelato café.

No evidence was found that linked the subject property to the productive life of a historically significant
person of local, statewide, or national level importance.”

Table 2

Construction Permit History for 122 Main Street

Date Bldg Permit Owner Architect Contractor Valuation  Description
Number
12/27/1960 6369 Huntington Cleaners n/a Santa Ana 500 Sign for cleaners
Neon Co.
6/27/1984  Certificate of Diamond Lane, Retail n/a n/a
Occupancy Clothing
6/9/1986 A646448 Sarrabere Estate n/a W. Goodman 500 Demo freestanding walls
between front and back
of building
10/1/1986  Certificate of Metropolis, Retail n/a n/a
Occupancy Sales, Mrs. Woods
12/13/2001 B-082952 William Goodman n/a n/a Demo half back of lot
(523 sqgft) - Detached
back building along rear
using tractor
4/16/2007  Certificate of Gnosko, Bill Goodman  n/a n/a Change in occupancy
Occupancy
6/12/2007  B2007-004474  Farris Trust n/a n/a Install 1 foam letter wall

sign for Gnosko

2 John Penner, “Huntington Beach: ‘Shrine’ a Target for Condemnation,” Los Angeles Times (December 5, 1889).

43

There were no City of Huntington Beach directories available at the City of Huntington Beach Public Library. There was also no data

for 122 and 124 Main Street in the United States Census records, most likely because the buildings are commercial and not
residential properties.

122 and 124 Main Street
PCR Services Corporation
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Table 2
Construction Permit History for 122 Main Street

Bldg Permit

Date Owner Architect Contractor Valuation Description
Number
3/7/2009 Certificate of Oceanside Properties  n/a n/a Change in occupancy
Occupancy
5/14/2009  B2009-001429 Lim Sang H Callison,  Hoxie 100,000 Interior T.1. only. Install
LLC Builders, Inc. non-bearing partitions
and (n) grid ceiling for
new café - Mangiamo
Gelato.
6/29/2009  B2009-003502 Lim Sang H n/a Hoxie 870 New non-illuminated
Builders, Inc. exterior foam sign for

Mangiamo Gelato Café

Source: PCR Services Corporation, 2014

a. Historic Appearance of 122 Main Street

Based upon available documentary and photographic evidence (Figure 6-10), the historic appearance of 122
Main Street included the following character-defining features:

Rectangular two-story footprint and massing

Wood frame

Gabled roof behind a high front parapet

Primary elevation was covered with wood ship-lap siding (Stuccoed in 1930s)
Projecting belt-course above and below the second-floor windows

Two windows on the second floor of primary fagcade. Windows were originally single pane with
sidelights.

Tall crenellated parapet that wrapped around the sides.

Storefront with two large rectangular display windows flanked by attached cast-iron columns
(three). There is no front door shown in the photo indicating the entrance may have been on an
interior wall from the adjacent building.
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Figuré 6. 1942 ]uly Fourth Parade, Soﬁthside (r)erair‘IU Street bedveen Walnutrand Oééan A\}enue
122 and 124 Main Street in middle of block (City of Huntington Beach Photographs)
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Fgure 7. Southside of Main Street between Walnut and Ocean Avenue
122 and 124 Main Street in middle of block, September 1984 (Chris Epting, Huntington Beach: Then and Now (Chicago, IlI:
Arcadia, 2008): 52)
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Figure 8. View Lboking East Down Main Street, Undated (Orange County Photo Archive, First American Tv'itl‘e“Company]
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Figure 9. View Looking West Down Main Street, November 7, 1944
(Orange County Photo Archive, First American Title Company)
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Figure 10. Detail (cropped) of View Looking West Down Main Street, November 7, 1944
(Orange County Photo Archive, First American Title Company)
122 and 124 Main Street Historic Resources Assessment Report
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8. Construction and Occupancy History of 124 Main Street, APN: 024-154-02 (Project
Site)

The building permits on file in the City of Huntington Beach were consulted to determine the history of
construction and alterations for 124 Main Street; however, there are no building permits on file for 124 Main
Street. According to the 1986 Department of Parks and Recreation form, the two-story building at 124 Main
Street was constructed in 1912. No architect or designer was listed.

The building is not shown on the 1909 Sanborn map, but is shown on the 1922 Sanborn map, indicating it
was built sometime between 1909 and 1922, most likely prior to World War I. A photograph of the 124 Main
Street from the 1910s shows the building with a Western False Front (Figure 11). The 1922 Sanborn Map
(Figure 3 on page 21) shows the one-story building was occupied by two tenants, a photographer and a
barber, and there was a rear ancillary building. The 1922 Sanborn maps also notes the rear walls were “iron
on studs.” The next available Sanborn Map from 1939 (Figure 4 on page 22) shows the building was
occupied by one tenant, a restaurant, and there was a rear addition along the east portion of the parcel.
Sometime during the 1930s the primary facade was updated and the original False Western Front was
updated to the Streamline Moderne style. Photographs from 1942 and 1944 show the building with the new
Streamline Moderne style facade (Figures 6 and 9). There are no subsequent building permits available at
the City of Huntington Building Department.

No evidence was found that linked the subject property to the productive life of a historically significant
person of local, statewide, or national level importance. Table 3 below describes the subject property’s
ownership and occupancy history. According to the 1986 DPR Form, O’Barr’s Drugstore occupied 124 Main
Street in 1914.+¢ In 1919, the U.S. Restaurant was the building tenant.#s During the 1920s, there were
various occupants including Huntington Beach Stock Exchange; Fowler’s Paint and Paper, and Variety Store;
Lynn Colburn Real Estate; Model Tailors; barber; photographer; and Economy Market.4s Between 1939 and
1943, the Buckhorn Café and 20/30 Café were occupants.# The 1939 Sanborn map also documents a
restaurant as occupying the building. The next known tenants for the subject property begin in 1970s, M&E
Coin Operated Washers was an occupant of the rear storage building in 1970, Joe's Shoe Shop was an
occupant in 1970; Dress-N-Go was an occupant in 1977; and Merrilee’s Women's Swimwear was an
occupant in 1982.4 Between 1970 and 1977, 124 Main Street was owned by Charles Sarrabere, who also
owned the adjacent dry-cleaners at 122 Main Street.

D. Marsh, “124 Main Street, Department of Parks and Recreation Historic Resources (DPR) form,” February 1986.
* Ibid.
“ Ibid.
7 Ibid.

% Certificate of Occupancy records held at the City of Huntington Beach.
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Table 3

Occupancy and Ownership History for 124 Main Street

Date Document Tenant Owner
1914 1986 DPR Form O'Barr’s Drugstore n/a
1919 1986 DPR Form U.S. Restaurant n/a
1920's 1986 DPR Form Huntington Beach Stock Exchange; n/a

Fowler’s Paint and Paper, and Variety

Store; Lynn Colburn Real Estate;

Model Tailors; and Economy Market
1939-1943 1986 DPR Form Buckhorn Café and 20/30 Café n/a
11/17/1970 Certificate of Occupancy M&E Coin Operated Washers Charles Sarrabere
11/17/1970 Certificate of Occupancy Joe's Shoe Shop Charles Sarrabere
10/13/1977 Certificate of Occupancy Dress-N-Go Charles Sarrabere
2/7/1982 Certificate of Occupancy Merrilee's Women's Swimwear nfa

a. Historic Appearance of 124 Main Street

Based upon available documentary and photographic evidence (Figures 6-7, 9, and 11-12) the historic
appearance of 124 Main Street included the following character-defining features:

= Rectangular one-story foot print and massing

®  Gabled roof behind a high front parapet

®  Stucco finish

= Fluted pilasters at each corner from the ground to just above the top of the parapet.

=  Tall parapet with wide band along top and large recessed panel

= Storefront with recessed center entrance, stucco bulkheads below windows, large glass display
windows, multi-light transom above display windows.

122 and 124 Main Street
PCR Services Corporation
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Figure 12, Southwest corner of Walnut Avenue and Main Street
Standard Market constructed in 1926 at corner, 124 Main Street to right, 1988 (Chris Epting, Huntington Beach: Then and
Now (Chicago, Ill: Arcadia, 2008): 50)
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B. PREVIOUS EVALUATIONS

1. Previous Evaluation: Historic Resources Survey Report (1986)

The two-story commercial building at 122 Main Street was previously surveyed in February 1986 and was
assigned a status of 3D, “appears eligible for listing only as a contributor to a potential National Register
district.”*

The one story commercial building at 124 Main Street was previously surveyed in February 1986 and was
assigned a status of 3D, “appears eligible for listing only as a contributor to a potential National Register
district.”®

However, 122 Main Street and 124 Main Street are not included within the boundaries of the Main Street
Historic District described as “the 200 block of Main, the 200 and 300 blocks of Fifth Street and cross street
buildings on Olive Avenue between Third and Fifth Streets.”®" The 1986 Historic Resources Survey Report
describes the potential Main Street Historic District and identifies the district on a Map as shown in
Figure 13:

The Main Street Historic District incorporates the 200 block of Main, the 200 and 300 blocks of
Fifth Street and cross street buildings on Olive Avenue between Third and Fifth Streets. This
district includes both commercial and residential buildings and reflects the early small town
development of the City. When originally proposed at an earlier phase of this study, this district
was to include the 100 block of Main, pier buildings, and adjacent buildings on Pacific Coast
Highway. Subsequent demolition of the Golden Bear and other buildings has lessened the
historic tie of the Main Street area to the pier. At present, planned redevelopment does not
include rehabilitation of the buildings in the 100 block of Main Street, although this block
includes six historically significant contributing buildings (3 of which require remodelings to be
reversed). Therefore in an effort to consolidate the remaining important historic resources, the
district lines have been drawn to exclude the 100 block, but extended to incorporate more of
Fifth Street. The proposed Main Street Historic District includes approximately 22 pre- 1940
buildings, of which 10 are rated as contributing or significant buildings. Another nine buildings
are possible contributors If existing on-historic remodelings are reversed.  Should
redevelopment plans be changed to allow for restoration of the 100 block of Main Street, the
consultants strongly recommend the block also be included in the Main Street Historic District,

The boundaries of the district have been extended slightly beyond the core area of existing
resources in order to preserve a consolidated geographical area and to provide a locale where
existing historic buildings, in the path of redevelopment, might be relocated. In particular,
important buildings or facades from the 100 block of Main could be relocated to the 200 block.
Any or all of these facades that could be moved would reinforces the historic nature of the

* “The Historic and Cultural Resources Element,” City of Huntington Beach General Plan,

http://www.huntingtonbeachca.gov/Government/Departments/Planning/gp/index.cfm, 1996, accessed July 20, 2012, p 1I-HCR 9.

% Ibid.

5" Thirtieth Street Architects, Historic resources survey report: City of Huntington Beach (Newport Beach, Calif Thirtieth Street
Architects, Inc., 1986): 42.
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district - however the resources which are in the best condition (rated as a “3” or “2”} or those
which are historically significant (shown by “**” should be given priority.*

The 1986 survey did not include the subject properties in the potential Main Street Historic District due to
the loss of the Golden Bear and other buildings in the 100 block of Main that has lessened the historic tie of
the Main Street area to the pier; nonetheless, the report did indicate the subject properties appeared eligible
as historical resources.

2. Previous Evaluation: Historic and Cultural Resources Element in the General Plan
(1996)

The Historic and Cultural Resources Element in the General Plan describes the potential Main Street Historic
District:

The Main Street Historic District incorporates the 200 block of Main, the 200 and 300 blocks of
Fifth Street and cross street buildings on Olive Avenue between Third and Fifth Streets. The
district includes both commercial and residential buildings and reflects the early small town
development of the City. The Main Street Historic District includes approximately 22 pre-1940
buildings of which ten are rated as contributing or significant buildings. Another nine buildings
are possible contributors if existing non-historic remodelings are reversed.

Although the district is no longer eligible for National Register consideration because of extreme
modifications and demolitions which have recently occurred, preservation efforts within the
City’s core can provide a strong focal point for the community.

The Historic and Cultural Resources Element identified the potential historic district, local historic resources,
and properties listed on the National Register on a map included as Figure 13.

In 1996, there were four local historic resources: Huntington Beach Pier, Huntington Beach High School,
Bartlett Park (Newland House), and Central Park/Library. The local historic resources are over %4 mile away
from 122Main Street and 124 Main Street. Also in 1996, there were five properties listed on the National
Register: Newland House (1898), Helm House/Furnishing Company(1904), Garner House (1905), Worthy
House (1880), and City Gym. The five properties listed on the National Register are over % mile away from
122Main Street and 124 Main Street. These resources are depicted on Figure 14.

Listed Historical Resources in Huntington Beach

PCR confirmed on the National Register and California Register websites, there are six properties on the
National Register in Huntington Beach: Main Street Library, Triangle Park, Helme--Worthy Store and
Residence (3/31/1987, Record#405508/N1493), Huntington Beach Elementary School Gymnasium and
Plunge (12/29/1994, Record#422334/N1896), Huntington Beach Municipal Pier (8/24/1989,
Record#412359/N1614), and Newland House (10/24/1985, Record#401821/ P514).”® The Newland House

%2 Thirtieth Street Architects, 42-44.

% National Register of Historic Places, Resource Search,

http://nrhp.focus.nps.gov/natregadvancedsearch.do?searchtype=natregadvanced, accessed July 25, 2012,

122 and 124 Main Street Historic Resources Assessment Report
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is also a California Point of Historical Interest. All six properties are also listed on the California Register of
Historic Resources. 122 Main Street and 124 Main Street are within a %-mile distance from the Helme-
Worthy Store and Residence.

PCR’s also reviewed Archeological Resources Management Corporation’s “Report of Cultural Resources
Records Search for Downtown Specific Plan, City of Huntington Beach.” January 30, 2009. The report
includes a comprehensive records search of Downtown Huntington Beach conducted in-house and at the
South Central Coastal Information Center (SCCIC).

State of California Office of Historic Preservation. Listed Historical Resources in California.
http://ohp.parks.ca.gov/ListedResources/?view=county&criteria=30, accessed July 25, 2012.
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Figure 13. Proposed Main Street Historic District Map, 1986
Historic resources survey report: City of Huntington Beach (Newport Beac

h, Calif: Thirtieth

(Thirtieth Street Architects,

, 1986): 43.)

Street Architects, Inc.

Historic Resources Assessment Report
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1996, accessed July 20, 2012, p I-HCR-7.)
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1. Evaluation of 122 Main Street, APN: 024-154-02 (Project Site)

a. Architectural Description

The two-story commercial building, constructed circa 1902, has a Western False Front style primary
elevation (Figure 15). The building has a rectangular footprint, concrete foundation, wood frame, and a
gable roof. The simple primary elevation is finished with stucco (alteration), and has two sets of second
story windows covered with wood shutters (Figure 16), a belt-course above and below the second-floor
windows, and a tall Western style parapet. The first-floor storefront has been altered over the years to
accommodate tenant improvements. The storefront has a set of multi-light doors with single-light transom
above, and two single-light storefront windows with a protruding faux stone painted base (Figure 17). The
secondary elevations are covered with wood ship-lap siding. The rear (south) elevation has one primary
entrance door, two second-story wood frame windows covered with screens, a second story door without a
balcony or staircase (aiteration), and a gable roof (Figures 18 to 20). The east elevation is covered with the
original unfinished wood ship-lap siding and has a couple of boarded windows (Figure 21). The back of the
Western False Front is visible from the east elevation and reveals the original wood construction method
{(Figure 22).

b. Integrity

The overall appearance of the subject property at 122 Main Street indicates that the property retains
integrity as a potential historical resource. Originally the simple Western False Front style primary elevation
was covered with wood ship-lap siding. The facade was later sheathed with stucco most likely during the
1930s, reflecting the architectural trends of the period. Over the years the primary elevation has been re-
stuccoed, but the application of stucco did not materially impair the Western False Front design which still
retains its original form. The two second-story windows on the primary elevation are altered and are now
covered with shutters, although the openings remain.** The interior has been substantially altered and
updated through various tenant improvements (Figures 23 and 24) and does not contribute to the
significance of the subject property. The rear non-contributing addition constructed between 1922 and
1939 was removed in 2001. The secondary elevations are relatively intact and retain the original ship-lap
wood siding.

The subject property at 122 Main Street has integrity of location, design, workmanship, materials, feeling,
and association. Although the primary facade is stuccoed, the workmanship and materials of the secondary
elevations is intact and the stucco cladding which has covered the building since the 1930s has attained
significance. Built ca. 1902, the subject property retains its original Western False Front style and character-
defining features including wood-frame construction, stucco cladding, horizontal band courses, and a gable
roof behind a tall crenellated parapet. Finally, 122 Main Street retains historic feeling and association with
the early cultural and economic development with Pacific City and Huntington Beach.

Even with the recent development along Main Street, 122 Main Street still retains some of its historic setting.
The buildings at 124 Main Street, 120 Main Street, 117-121 Main Street, and 127 Main Street are over 45-
years in age and contribute to the historic setting of 122 Main Street. The existing setting is depicted in
Figure 25.

54 D. Marsh, “124 Main Street, Department of Parks and Recreation Historic Resources (DPR) form,” February 1986.
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c. Statement of Significance: 122 Main Street, APN: 024-154-02 {Project Site)

One historic resource was evaluated on Parcel 024-154-02: a two-story Western False Front style
commercial building located at 122 Main Street. The subject property was originally constructed in
approximately 1902. The original owner, architect, and contractor are unknown. The period of significance
for 122 Main Street is 1902, the approximate date of construction. The subject property was evaluated
against the following themes; Early Settlement and Growth, 1901-1920; and Western False Front
Commercial Building Type. The subject property was evaluated for conformance with criteria of the
National Register and California Register, and as a potential local landmark.

The subject property retains integrity of location, design, setting, workmanship, materials, feeling and
association, and is a rare and locally important example of the Western False Front style. Therefore, 122
Main Street appears individually eligible for listing in the National Register and the California Register
(CHR® Status Code 3B) and as a Huntington Beach Historical Landmark (Category Ratings® 3 and 5*/5D).
Additionally, 122 Main Street is associated with the cultural and economic development of Pacific City and
Huntington Beach and appears to have been used as the City Hall for Pacific City when 122 Main Street was
constructed in 1902. The subject property has made a significant contribution to the broad patterns of
cultural, political, economic, or social history of the City of Huntington Beach. Therefore, 122 Main Street is
considered eligible as a historical resource, pursuant to CEQA, as discussed in detail below.

The subject property has been identified as a contributor to the Main Street historic district in previous
evaluations. Presently, 122 Main Street retains integrity and contributes to the architectural and historical
context of Main Street. However, the subject property is not included within the boundaries of the Main
Street Historic District described in the City’s General Plan, which limits the boundaries of the district to “the
200 block of Main, the 200 and 300 blocks of Fifth Street and cross street buildings on Olive Avenue between
Third and Fifth Streets.” The Main Street Historic District survey was completed in 1986 and is older than
five years, and therefore was reevaluated in the PCR survey. As discussed in the General Plan, intervening
infill development has isolated the 100 block of Main Street from the historic district. However, the subject
property and several other buildings in the 100 block of Main Street, including 120 Main Street, 117-121
Main Street, 124 Main Street and 127 Main Street, appear to remain eligible as a distinct grouping or small
district of commercial buildings (CHR Status Code 3D and Historical Landmark Category Rating 3D) which
are associated with Early Settlement and Growth of Huntington Beach (1901-1920) and the Oil Boom and
Interwar Transformation (1920-1945).

National Register Criterion A: Is associated with events that have made a significant contribution to the
broad patterns of our history.

California Register Criterion 1: Is associated with events that have made a significant contribution to
the broad patterns of California’'s history and cultural heritage.

The development of 122 Main Street is part of the regional history of Huntington Beach. During the early
twentieth century Main Street was the commercial center of Huntington Beach. The character of Main Street
between 1900 and 1915 was commercial with buildings expressing the Western False Front style and wood
construction. 122 Main Street retains integrity of location, design, setting, feeling, and association, and
retains enough integrity to be historically associated with the broad patterns of Huntington Beach’s

s California Historical Resource (CHR) Status Codes are established by the California Register of Historical Resources.

% Category Ratings for Historical Landmarks in Huntington Beach are established by the Historic Resources Board and the City

Council.
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economic, social, and cultural history. 122 Main Street was possibly the City Hall of Pacific City when 122
Main Street was constructed in 1902; however primary documentation was not found to confirm this
information. Additionally, 122 Main Street has enough integrity to convey its historical association with
Pacific City and the possible site of City Hall. Therefore, the 122 Main Street appears potentially eligible for
the National Register under Criterion A, and the California Register under Criterion 1, and as a local
landmark.

National Register Criterion B: Is associated with the lives of persons significant in our past.

California Register Criterion 2: Is associated with the lives of persons important in our past.

The various tenants of 122 Main Street between 1912 and 1977 encompassed a variety of businesses,
including a city hall, dry cleaner, restaurant, and clothing retailers. Charles Sarrabere, who owned 122 Main
Street, ran a dry cleaning business out of 122 Main Street with his father between 1916 and 1981. None of
the occupants were notable or significant in history and they did not produce important work at 122 Main
Street; nor is the architecture somehow tied to or symbolic of their careers. It also appears that the property
does not show any historical importance in association with various owners, including Charles Sarrabere.
Therefore, the subject property does not appear to satisfy National Register Criterion B or California Register
Criterion 2 or the local landmark requirements for eligibility related to a historic personage.

National Register Criterion C: Embodies the distinctive characteristics of a type, period, or method of
construction or that represent the work of a master, or that possess high artistic values, or that
represent a significant and distinguishable entity whose components may lack individual distinction.

California Register Criterion 3: Embodies the distinctive characteristics of a type, period, region, or
method of construction, or represents the work of an important creative individual, or possesses high
artistic values.

122 Main Street is eligible for individual designation under National Register Criterion C and California
Criterion 3 and as a locally significant example of a now rare Western style and method of construction. The
subject property is a distinctive example of the Western False Front style both individually, and as a
contributor to a small district or grouping of historic buildings within the 100 block of Main Street. The
Western False Front style is now increasingly rare in Huntington Beach and is representative of Huntington
Beach’s early architectural heritage. 122 Main Street retains integrity of location, design, setting, materials,
workmanship, feeling, and association.

National Register Criterion D. It ylelds, or may be likely to yield, information important in prehistory or
history.

California Register Criterion 4. Has yielded, or may be likely to yield, information important in
prehistory or history.

The subject property is not likely to yield any information important to prehistory or history. Therefore, the
subject property does not meet the above criterion at the national or state level.
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d. Existing Character-defining Features of 122 Main Street
Primary features:

®  Rectangular footprint

®  Two-story massing

" Western False-front Storefront (first floor altered over the years to accommodate tenant
improvements) consisting of wood frame finished with stucco (stucco finish applied in the 1930s
over original wood shiplap siding) with a tall crenellated parapet that wraps around to the sides, and
a projecting belt-course above and below the second-floor windows

Secondary features:

= Two rectangular window openings on the second-story level (existing non-original windows covered
with wood shutters are later alterations)

" Wood frame construction (not visible from public right of way)
= (abled roof (not visible from public right of way)

= Side and rear elevations sheathed in wood shiplap siding (not visible from public right of way)

122 and 124 Main Street Historic Resources Assessment Report

PCR Services Corporation 472
Attachment No. 8.50



1. Environmental Setting December 2014

Current Photographs of 122 Main Street

Figure 15. 122 Main reet, rzry [nt) elevation, view to south (PCR 2012)
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Figure 17. 122 Main Street, Primary (north) Ievation, view to south (PCR2
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‘I;;igﬁre 20. 122 ain treet, Rear (soufhj elevation, view to northwest (PCR 2012)
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Figure 22. 122‘ and 124 Main Street, Detail of fronts, view to north (PCR 2012)
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Figure 24. Interior of 122 Main Street, view to north (PCR 2012)
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Figure 25. The historic setting of the 100 block of Main Street, view to south (PCR 2012)
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2. Evaluation of 124 Main Street, APN: 024-154-02 (Project Site)

a. Architectural Description

The Streamline Moderne style one-story commercial building at 124 Main Street was constructed circa 1912.
The subject property has a rectangular footprint, concrete foundation, and gable roof. As part of a 1930s
renovation, the primary elevation was converted into the Streamline Moderne style (Figure 26). The
primary elevation has a stucco finish, projecting fluted pilasters at each corner, and a wide stucco band
running along the parapet. The storefront is comprised of a large plate glass windows, a central recessed
entrance, flagstone bulkheads added circa 1950s, and a ribbon of transom windows and a canvas awning
above the store front window (Figure 27). The secondary elevations are clad in corrugated metal (Figure
28). The rear elevation is clad in corrugated metal, has two flat-panel doors (alteration), transom windows
(alteration), and a gabled patio cover (addition) (Figures 29 and 30). A narrow, single-story addition
finished in stucco extends into the rear of the lot (Figure 31). The interior has been remodeled over the
years to accommodate different tenants but appears to retain a wood ceiling and wall arches along the west
and east walls from the historic period (Figure 31).

b. Integrity

The overall appearance of the subject property at 124 Main Street indicates the property retains integrity of
location, design, workmanship, materials, feeling, and association. Originally the subject property had a
Western False Front, as depicted in Figure 11. In the 1930s the primary elevation was remodeled into the
Streamline Moderne style. The primary elevation was re-stuccoed and the storefront windows were
replaced at that time. Since then, flagstone bulkheads were added under the storefront windows, and a tiled
floor was installed at the storefront entrance. The subject property retains the character-defining features of
the Streamline Moderne style including the projecting fluted pilasters at each corner, a wide band running
along the parapet, the storefront entrance and display windows, and the transom above the storefront. The
secondary elevations are clad in corrugated metal, which may be the original building construction method
used in 1912 although it is likely the siding has been replaced over the years. The interior has been altered
and updated over the years as a result of tenant improvements and does not contribute to the significance of
the subject property.

Even with the recent development along Main Street, 124 Main Street still retains some of its historic setting,
The buildings at 120 Main Street, 117-121 Main Street, 122 Main Street, and 127 Main Street are over 45-
years in age and contribute to the historic setting of the subject property. The existing setting is depicted in
Figure 25.

c. Statement of Significance: 124 Main Street, APN: 024-154-02 (Project Site)

One historic resource was evaluated on Parcel 024-154-02: a one-story Streamline Moderne commercial
building located at 124 Main Street. The subject property was originally constructed in approximately 1912
with a Western False Front-style elevation. During the 1930s, 124 Main Street was updated with a
Streamline Moderne facade. The original owner, architect and contractor are unknown. The period of
significance for the 124 Main Street is 1912 through 1940, including the date the property was constructed
through the 1930s period when the property was remodeled in the Streamline Moderne style. The subject
property is associated with the following themes: Early Settlement and Growth, 1901-1920; The Oil Boom
and Interwar Transformation, 1920 - 1945; Western False Front Commercial Building Type; and Streamline
Moderne Style, 1930-1945.
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The subject property has been identified as a contributor to the Main Street historic district in previous
evaluations. Presently, 124 Main Street retains integrity and contributes to the architectural and historical
context of Main Street. However, the subject property is not included within the boundaries of the Main
Street Historic District described in the City’s General Plan, which limits the boundaries of the district to “the
200 block of Main, the 200 and 300 blocks of Fifth Street and cross street buildings on Olive Avenue between
Third and Fifth Streets.” The Main Street Historic District survey was completed in 1986 and is older than
five years, and therefore was reevaluated in the PCR survey. As discussed in the General Plan, intervening
infill development has isolated the 100 block of Main Street from the historic district. However, the subject
property and several other buildings in the 100 block of Main Street, including 120 Main Street, 117-121
Main Street, 122 Main Street, and 127 Main Street, appear eligible as a distinct grouping or small district of
commercial buildings (CHR Status Code 3D and Historical Landmark Category Rating 3D} associated with the
Early Settlement and Growth of Huntington Beach (1901-1920) and the Oil Boom and Interwar
Transformation (1920-1945).

The property was evaluated for conformance with criteria of the National Register and California Register,
and as a potential local landmark.

National Register Criterion A: Is associated with events that have made a significant contribution to the
broad patterns of our history.

California Register Criterion 1: Is associated with events that have made a significant contribution to
the broad patterns of California’s history and cultural heritage.

The development of 124 Main Street is part of the regional history of Huntington Beach. During the early
twentieth century Main Street was the commercial center of Huntington Beach. The character of Main Street
between 1900 and 1915 was commercial with buildings expressing the Western False Front style. The
primary elevation was updated to the Streamline Moderne style during the 1930s to reflect the
contemporary architectural trends of the time. There are no events associated with this property that have
made a significant contribution to the broad patterns of cultural, political, economic, or social history of the
nation, state or city. Therefore, 124 Main Street does not appear eligible for the National Register under
Criterion A, or the California Register under Criterion 1, or as a local landmark.

National Register Criterion B: Is associated with the lives of persons significant in our past.

California Register Criterion 2: Is associated with the lives of persons important in our past.

The various tenants of 124 Main Street in the between 1912 and 1977 were a variety of businesses, including
a paint store, drugstore, real estate broker, tailor, barber, photographer, market, restaurants, and retailers. It
appears the tenants did not occupy the storefronts for long periods of time. Furthermore, none of the
occupants were notable or significant in history and they did not produce important work at the subject
property; nor is the architecture somehow tied to or symbolic of their careers. It also appears that the
property does not show any historical importance in association with various owners, including Charles
Sarrabere, and the property does not rise to the threshold of significance for listing as a nation, state, or local
landmark. Therefore, the subject property does not appear to satisfy National Register Criterion B or
California Register Criterion 2 or as a local landmark for eligibility related to a historic personage or event.

National Register Criterion C: Embodies the distinctive characteristics of a type, period, or method of
construction or that represent the work of a master, or that possess high artistic values, or that
represent a significant and distinguishable entity whose components may lack individual distinction.
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California Register Criterion 3: Embodies the distinctive characteristics of a type, period, region, or
method of construction, or represents the work of an important creative individual, or possesses high
artistic values.

While not individually eligible, 124 Main Street is a representative example of a Western False Front style
building which was renovated in the 1930s as a Streamline Moderne commercial building. 124 Main Street
retains integrity of location, design, setting, workmanship, materials, feeling, and association. Thus, the
subject property and several other buildings in the 100 block of Main Street, including 120 Main Street, 117-
121 Main Street, 124 Main Street and 127 Main Street, appear eligible under National Register Criterion C
and California Register Criterion 3 and as a local district as a distinct grouping or small district of commercial
buildings which are associated with Early Settlement and Growth of Huntington Beach (1901-1920) and the
0il Boom and Interwar Transformation (1920-1945).

National Register Criterion D. It yields, or may be likely to yield, information important in prehistory or
history.
California Register Criterion 4. Has yielded, or may be likely to yield, information important in

prehistory or history.

The subject property is not likely to yield any information important to prehistory or history. Therefore, the
subject property does not meet the above criterion at the national or state level.

d. Existing Character-defining Features of 124 Main Street
Primary features:

®  Rectangular footprint

= One-story massing

B Streamline Moderne Storefront with a stucco finish, fluted pilasters at each corner from the ground
to just above the top of the parapet, and tall parapet with wide band along top and large recessed
panel

®  Recessed center entrance, large glass display windows, multi-light transom above display windows
(stone veneer bulkheads below display windows are later alterations; canopy is a later addition)

Secondary features:
B (abled roof behind a high front parapet (not visible from public right of way)

= Wood frame construction sheathed in corrugated metal siding (not visible from public right of way)
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Current Photographs of 124 Main Street

AET

Figure 27. 124 Main Street, Detail of transom windows above storefront, primary (north) elevatzoﬁ, view to east (PCR
2012)
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= i
Figure 29. 124 Main Street, Rear (south) elevation, view to north (PCR 2012)
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Figure31. Interior 0124 Main Street, view

to norht (PR 21]
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IV. CEQA IMPACTS ANALYSIS

1. CEQA Impacts Thresholds for Historical Resources

Section 15064.5(b) of the CEQA Guidelines states that a project involves a “substantial adverse change in the
significance of a historical resource” when one or more of the following occurs:

1. Substantial adverse change in the significance of a historical resource means physical demolition,
destruction, relocation, or alteration of the resource or its immediate surroundings such that the
significance of a historical resource would be materially impaired.

2. The significance of a historical resource is materially impaired when a project:

a. Demolishes or materially alters in an adverse manner those physical characteristics of a
historical resource that convey its historical significance and that justify its inclusion in, or
eligibility for, inclusion in the California Register of Historical Resources; or

b. Demolishes or materially alters in an adverse manner those physical characteristics that
account for its inclusion in a local register of historical resources pursuant to Section
5020.1(k) of the Public Resources Code or its identification in a historical resources survey
meeting the requirements of Section 5024.1(g) of the Public Resources Code, unless the
public agency reviewing the effects of the project establishes by a preponderance of evidence
that the resource is not historically or culturally significant; or

¢. Demolishes or materially alters in an adverse manner those physical characteristics of a
historical resource that convey its historical significance and that justify its eligibility for
inclusion in the California Register of Historical Resources as determined by a lead agency for
purposes of CEQA.

3. Generally, a project that follows the Secretary of the Interior’s Standards for the Treatment of
Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing
Historic Buildings or the Secretary of the Interior’s Standards for Rehabilitation and Guidelines
for Rehabilitating Historic Buildings (1995), Weeks and Grimmer, shall be considered as
mitigated to a level of less than a significant impact on the historical resource.

2. Impacts Analysis

Under the Proposed Project, the historic street fronts of the existing one and two-story commercial buildings
at 122 Main Street and 124 Main Street would be retained and rehabilitated, while the remaining portions of
the structures would be replaced with a three-story, approximately 35-foot high mixed-use
retail/office /residential building. PCR reviewed project plans for the proposed Mixed-Use Building prepared
by Jeff Bergsma, Architect, TEAM Design, Huntington Beach, dated April 2, 2014, which are provided in
Appendix C.
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The Proposed Project was analyzed for conformance with Section 15064.5(b) of the CEQA Guidelines and the
Secretary of the Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings
(Standards).

a. CEQA

As discussed above, two historical resources have been identified on the project site, 122 Main Street and
124 Main Street. Historical resources in the project vicinity include a grouping of historic buildings in the
100 block of Main Street, and the Main Street Historic District.

Under the proposed project the historic exterior front facades will be retained and rehabilitated, thus the
primary distinctive materials and features of the subject properties would be preserved. However,
relocation of the historic street fronts is a City requirement due to the right-of-way dedication for pedestrian
access and public utilities. Although the historic storefronts would be relocated approximately six feet back
from their existing location, they would remain within their same respective parcels and have a similar
orientation to the street. Thus the visual and historical relationships of the historic storefronts with the site
and other historical resources in the immediate surrounding setting in the 100 block of Main would be
preserved, and the historical associations of the subject properties with the Main Street Historic District
would therefore be retained. The altered non-contributing interiors as well as the contributing exterior
secondary side and rear elevations behind the storefronts would be removed and replaced with new
construction. Removal of the side and rear elevations are necessary for the new use and cannot be avoided.
The removal of the side and rear elevations and their replacement with new construction would potentially
result in an adverse impact to historical resources; nevertheless, the adverse impacts would be less than
significant. The rear and side elevations are not primary character-defining features and do not characterize
the property; they are substantially-altered non-distinctive secondary features that contribute to, but are not
essential to the property’s eligibility. The primary character-defining storefront facades would be retained
and rehabilitated under the Project, which is necessary to preserve the eligibility of these resources. After
project completion, because the primary fagades would be preserved and the subject properties would retain
their eligibility as historical resources, and because the visual and historical relationships with other
historical resources in the surrounding setting would be also be preserved, the project would result in a less
than significant impact on historical resources.

The following tables summarize the impacts of the project and demonstrate that after project completion,
the key distinctive primary character defining features of the subject properties would be preserved.

122 Main Street

Primary Features
Rectangular footprint No
Two-story massing No

Western False-front Storefront (first floor altered | Yes (distinctive)
over the years to accommodate tenant
improvements) consisting of wood frame finished
with stucco (stucco finish applied in the 1930s over
original wood shiplap siding) with a tall crenellated
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parapet that wraps around to the sides, and a
projecting belt-course above and below the second-
floor windows

Secondary Features

Two rectangular window openings on the second- | Yes
story level (existing non-original windows covered

. . The existing non-original
with wood shutters are later alterations)

windows will be replaced
with historically
compatible new windows

Wood frame construction (not visible from public | No
right of way)

Gabled roof (not visible from public right of way) No

Side and rear elevations sheathed in wood shiplap | No
siding (not visible from public right of way)

124 Main Street

Primary Features
Rectangular footprint No
One-story massing No

Streamline Moderne Storefront with a stucco finish, | Yes (distinctive)
fluted pilasters at each corner from the ground to
just above the top of the parapet, and tall parapet
with wide band along top and large recessed panel

Recessed center entrance, large glass display | Yes (distinctive)
windows, multi-light transom above display
windows (stone veneer bulkheads below display
windows are later alterations; canopy is a later
addition)

Secondary Features

Gabled roof behind a high front parapet (not visible | No
from public right of way)

Wood frame construction sheathed in corrugated | No
metal siding (not visible from public right of way)
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There is a risk that damage may occur to the historic storefronts during relocation and construction. A
bracing and relocation plan has been included as a project feature under the proposed project to prevent
damage to the historic storefronts. Additionally, mitigation measures have been provided below to reduce
potential adverse impacts which would be less than significant, as discussed above. After project completion,
with mitigation incorporated, the important visual relationships, historical associations and architectural
significance of the subject properties would be retained and the subject properties would retain their
eligibility as historical resources. Therefore, with mitigation incorporated, the proposed project would
result in a less than significant impact to historical resources.

Mitigation measures have been provided below, including recordation of the subject properties in a Historic
American Buildings Survey (HABS) report, which shall record the history and appearance of the subject
properties prior to commencement of construction. Of the two buildings, only 122 Main is individually
eligible and therefore a demolition monitoring and salvage program is recommended to evaluate the
portions of the structure to be removed for salvage, analysis and interpretation in a demolition monitoring
and salvage report. To avoid creating a false sense of history, a permanent metal plaque will be affixed to
each storefront or a marker will be imbedded in the pavement in front, to briefly explain that the storefronts
were relocated.

b. Standards for Rehabilitation

Generally, a project that conforms to the Standards is considered mitigated pursuant to CEQA. A detailed
analysis of the projects conformance with the Standards is provided below. The proposed project would
conform to Standards 1, 4, 5, 6, 7, 8 and 10. The proposed project does not fully conform to Standards 2, 3, or
9 because of the relocation of the storefronts and removal of the side and rear elevations. While the project
follows the intent of the Standards, as demonstrated below, the project would potentially result in an
adverse impact under CEQA because it does not fully conform to the Standards. However, as discussed
above, the project would not substantially impair the eligibility of historical resources and therefore would
result in a less than significant impact.

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.

Under the proposed project the subject properties will continue to be used as commercial properties as they
were historically. The historic exterior front facades will be retained and rehabilitated, thus the primary
distinctive materials and features of the subject properties would be preserved. Furthermore, the visual and
historical relationships of the subject properties with other historical resources in the immediate
surrounding setting in the 100 block of Main would be preserved; and the historical associations of the
subject properties with the Main Street Historic District would be retained. The proposed project conforms
to Standard 1.

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.

The historic exterior character-defining front facades will be retained and preserved. The distinctive
materials, features and spatial relationships of the facade will be preserved or repaired, or where necessary
due to damage or deterioration they will be replaced in kind. The removal or alteration of distinctive
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features that characterize the subject properties will be avoided, and the spatial relationships with other
historical resources in the immediate surrounding setting will be preserved. The altered non-contributing
interiors as well as the contributing exterior secondary side and rear elevations behind the storefronts
would be removed and replaced with new construction. The side and rear elevations are secondary features
which do not substantially contribute to the eligibility of the resources, and they are not visible from the
public right of way. Removal of the side and rear elevations are necessary for the new use and cannot be
avoided. Although their removal will not materially impair the eligibility of the historical resources, the
proposed project does not fully conform to Standard 2 because of the relocation of the historic storefronts
for the required setback, and removal of the side and rear elevations. Therefore, mitigation measures have
been provided below to reduce potential impacts.

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.

The subject properties will be recognized as a physical record of their time, place and use and no conjectural
features or elements will be introduced. However, relocation of the historic storefronts to create a new
setback is required by the City due to right-of-way dedication for pedestrian access and public utilities.
Relocation of the storefronts will alter their historical relationship to the street and will create a false sense
of historical development. However, because they will only be moved back a small distance from their
original location, their general relationship with the surrounding setting will still appear similar to what it
was during the historic period. Therefore, relocation of the historic storefronts will not result in a
substantial change to the historical resources. Nonetheless, because the historic storefronts will be
relocated, the proposed project does not fully conform to Standard 3. Therefore, mitigation measures have
been provided below to reduce potential impacts.

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

The stucco cladding on the wood-frame formerly clapboard storefront at 122 Main as acquired significance
in its own right and will be retained and preserved. Likewise, the Streamline Moderne storefront at 124
Main has acquired historic significance in its own right and will be retained and preserved. The project
conforms to Standard 4.

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

The distinctive materials, features, finishes and construction techniques and examples of craftsmanship of
the character-defining historic storefronts will be preserved. All distinctive character-defining historic
material of the storefronts that are currently visible from the public right-of-way will be retained and
preserved under the project. The interior is substantially altered and there are no distinctive materials,
features, finishes or construction techniques apparent. The exterior wood-frame side elevations are not
distinctive and are not visible from the public right-of-way on Main Street. However, the rear elevation and
part of the side elevations are visible from the public parking area behind the building. Nevertheless, the
rear and side elevations are not distinctive primary contributing features and do not characterize the
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property; they are substantially-altered secondary features that contribute to but are not essential to the
property’s eligibility. The project conforms to Standard 5.

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.

Roth of the storefronts are of wood frame construction with a stucco finish. The structural condition of the
storefronts has been compromised over the years by weathering and some of the wood members are
deteriorated or rotted. Similarly, the stucco cladding is over 80 years old and in need of repair.

The framing for the parapets of 122 Main is completely rotted and cannot be saved; the framing will be
repaired or replaced in kind to match the original. The plaster finish and horizontal banding on the parapet
must therefore be removed and replaced in kind. The plaster finish and banding on the storefront will be
renovated or replaced in kind to match the original. The existing door and windows and door/window
openings on the first floor, and the windows and window openings on the second floor are altered and are
not original. The new replacements will be ADA compliant and will be compatible with the original historic
appearance in design, color, texture, and where possible materials, substantiated by historic photographs.

None of the plaster on the 124 Main storefront is original, except the fluted Art Deco pilasters which are to be
preserved. The remaining plaster will be replaced in kind to original appearance. All the wood framing on
the glass storefront is termite ridden and/or not original; the glass storefront will be repaired or replaced in
kind to match the original. The transom windows (steel frame and obscure glass) will be retained and
preserved. The existing doors will be replaced with historically appropriate wood and glass doors, and the
recessed entrance will be reconfigured so that the existing angled walls will be straightened to be ADA
compliant. The existing non-original storefront base will be replaced with a compatible cast plaster base.
Replacements of the missing features will match the historic features in design, color, texture, and where
possible materials, substantiated by the historic photographs.

The rear and side elevations are in poor condition and will be removed under the project and replaced with
new construction. As discussed above under Standard 5, the exterior wood-frame side elevations are not
visible from the public right-of-way on Main Street. The rear elevation and part of the side elevations are
visible from the public parking area behind the building. As previously discussed, the rear and side
elevations are not primary character-defining features and do not characterize the property; they are
substantially-altered non-distinctive secondary features that contribute to, but are not essential to the

property’s eligibility.
The proposed project will conform to Standard 6.

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.

No Chemical or physical treatments that can cause damage to historic materials will be used. The project
conforms to Standard 7.
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8. Archeological resources will be protected and preserved in place. If such resources must be disturbed,
mitigation measures will be undertaken.

No known archaeological resources exist on the project site. If such resources are encountered during
construction, appropriate mitigation measures will be undertaken. The project conforms to Standard 8.

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 shall 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.

The proposed rehabilitation and adaptive reuse will retain and preserve the historic character-defining
storefronts and will not destroy any of the primary historic materials, features or spatial relationships that
characterize the property, as discussed above. However, as discussed above under Standard 2, the altered
non-contributing interiors as well as the contributing exterior secondary side and rear elevations behind the
storefronts would be removed and replaced with new construction. Removal of the side and rear elevations
are necessary for the new use and cannot be avoided.

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 the environment. The
proposed project will retain and relocate the historic storefronts and the new construction will be set back
so that after project completion views of the historic storefronts will be similar to the existing views in the
context of Main Street and the historic significance of the storefronts will be preserved. The design of the
new construction is respectful and sensitive to the historic storefronts, continuing the horizontal lines of the
historic storefronts in the new construction. The placement, scale and architectural rhythm of the window
openings scale on the new construction is compatible with the window and door openings on the historic
storefronts. The size and scale of the setbacks on the new construction is compatible with the historic
storefronts which will remain visually prominent. The smooth stucco finish of the new construction will be
differentiated from yet compatible with the historic plaster finishes on the storefronts; the new plaster will
be a modern smooth finish while the historic plaster has more of a bumpy texture. The modern glass
balcony railings will be structurally separate from the parapets on the historic storefronts and are designed
to be visually unobtrusive.

The proposed project does not fully conform to Standard 9 because of the relocation of the storefronts and
removal of the side and rear elevations by the new construction. While these changes are not substantial
and will not materially impair the eligibility of the subject properties, mitigation measures have been
provided below to reduce potential impacts.

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

The essential form and integrity of the historic properties, specifically the historic character-defining
storefronts will be retained under the proposed project. If the related new construction were to be removed
in the future, leaving the historic storefronts intact, the historic properties and their environment would be
unimpaired and they would remain eligible as historical resources. The project conforms to Standard 10.
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3. Recommended Mitigation

The project would retain and rehabilitate the distinctive character-defining historic storefronts of 122 and
124 Main Street. After project completion because the eligibility of 122 and 124 Main as historical resources
would be retained under the project, impacts to historical resources under the proposed project are
considered less than significant. Mitigation measures are provided below for each property to reduce
adverse impacts to historical resources resulting from relocation of the storefronts and removal of the side
and rear elevations.

a. 122 Main Street
Mitigation Measure 1 (MM1): Level Il Historic American Buildings Survey (HABS)

A Historic American Buildings Survey (HABS) Level IIl recordation document shall be prepared of the
existing building; its property type, the Western False Front style and wood frame construction; and
document other similar property types in downtown Huntington Beach; and its possible association with the
City Hall of Pacific City and the economic and cultural development of the City of Huntington Beach. The
HABS document shall be prepared by a qualified architectural historian or historic preservation professional
who satisfies the Secretary of the Interior’s Professional Qualification Standards for Architectural History
pursuant to 36 CFR 61. This document shall include a historical narrative on the architectural and historical
importance of the Western False Front and wood frame commercial buildings in Huntington Beach,
downtown Huntington Beach and Main Street, association with the City Hall of Pacific City, and record the
existing appearance of the building in professional large format HABS photographs. The building exterior,
representative interior spaces, character-defining features, as well as the property setting and contextual
views shall be documented. All documentation components shall be completed in accordance with the
Secretary of the Interior’s Standards and Guidelines for Architectural and Engineering Documentation (HABS
standards). Original archivally-sound copies of the report shall be submitted to the HABS collection at the
Library of Congress, and South Central Coastal Information Center, California State University, Fullerton, CA.
Non-archival copies will be distributed to the City of Huntington Beach and Huntington Beach Public Library
(Main Branch). In addition, any existing and available design and/or as-built drawings shall be compiled,
reproduced, and incorporated into the recordation document. Results of the demolition monitoring and
salvage investigations discussed below shall be incorporated into the final draft of the HABS report (see
MM?2).

Mitigation Measure 2 (MM2): Demolition Monitoring and Salvage

The project applicant shall retain a qualified architectural historian to conduct construction monitoring
during demolition. Any important historic fabric associated with the period of significance, ca. 1902, shall be
fully recorded in photographic images and written manuscript notes. Significant material shall be
inventoried and evaluated for potential salvage, analysis and interpretation. A qualified architectural
historian or historic preservation professional who satisfies the Secretary of the Interior’s Professional
Qualification Standards for Architectural History, pursuant to 36 CFR 61, shall prepare the necessary written
and illustrated documentation in a construction monitoring and salvage report. This document shall record
the history of 122 Main Street and the wood-frame construction methods during the period of significance as
well document its present physical condition through site plans; historic maps and photographs; sketch
maps; 35mm photography; and written data and text. All documentation components shall be completed in
accordance with the Secretary of the Interior’s Standards and for Archaeological Documentation for above
ground structures. The completed documentation shall be placed on file at the South Central Coastal
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Information Center, California State University, Fullerton, CA; and the City of Huntington Public Library.
Findings shall be incorporated into the HABS report (see MM1 above).

Mitigation Measure 3 (MM3): Plaque/Marker

A permanent metal plaque will be affixed to the 122 Main storefront or a marker will be imbedded in the
pavement in front, which will briefly explain that the storefront was relocated.

b. 124 Main Street
Mitigation Measure 4: Level lll Historic American Buildings Survey (HABS)

A Historic American Buildings Survey (HABS) Level III recordation document shall be prepared of the
existing building; its property type, the Western False Front style, wood frame construction, and the
Streamline Moderne style; and document other similar property types in downtown Huntington Beach. The
HABS document shall be prepared by a qualified architectural historian or historic preservation professional
who satisfies the Secretary of the Interior’s Professional Qualification Standards for Architectural History
pursuant to 36 CFR 61. This document shall include a historical narrative on the architectural and historical
importance of the Western False Front, wood frame, and Streamline Moderne style commercial buildings in
Huntington Beach, downtown Huntington Beach and Main Street, and record the existing appearance of the
building in professional large format HABS photographs. The building exterior, representative interior
spaces, character-defining features, as well as the property setting and contextual views shall be
documented. All documentation components shall be completed in accordance with the Secretary of the
Interior’s Standards and Guidelines for Architectural and Engineering Documentation (HABS standards).
Original archivally-sound copies of the report shall be submitted to the HABS collection at the Library of
Congress, and South Central Coastal Information Center, California State University, Fullerton, CA. Non-
archival copies will be distributed to the City of Huntington Beach and Huntington Beach Public Library
(Main Branch). In addition, any existing and available design and/or as-built drawings shall be compiled,
reproduced, and incorporated into the recordation document.

Mitigation Measure 5 (MM3): Plaque/Marker

A permanent metal plaque will be affixed to the 124 Main storefront or a marker will be imbedded in the
pavement in front, which will briefly explain that the storefront was relocated.

4. Conclusion

Under the proposed project the historic exterior front facades will be retained and rehabilitated, thus the
primary distinctive materials and features of the subject properties would be preserved. However,
relocation of the historic street fronts is a City requirement due to the right-of-way dedication for pedestrian
access and public utilities. Although the historic storefronts would be relocated approximately six feet back
from their existing location, they would remain within their same respective parcels and have a similar
orientation to the street. Thus, the visual and historical relationships of the subject properties with other
historical resources in the immediate surrounding setting in the 100 block of Main would be preserved; and
the historical associations of the subject properties with the Main Street Historic District would be retained.

The altered non-contributing interiors as well as the contributing exterior secondary side and rear
elevations behind the storefronts would be removed and replaced with new construction. The side and rear
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clevations are secondary rather than primary character-defining features. The side elevations are hidden
from view between the buildings and are not clearly visible from the public right of way. The side and rear
elevations do not substantially contribute to the eligibility of the subject properties. Removal of the side and
rear elevations are necessary for the new use and cannot be avoided. While the removal of the side and rear
elevations and their replacement with new construction would remove secondary features and therefore
result in an adverse impact to historical resources, nevertheless, the adverse impact would be less than
significant. The primary character-defining storefront fagades would be retained and rehabilitated under the
Project, which is necessary to preserve the eligibility of these resources. Hence, because the primary facades
would be preserved and the subject properties would retain their eligibility as historical resources after
project completion, and because the visual and historical relationships with other historical resources in the
surrounding setting would be also be preserved, the project would result in a less than significant impact on
historical resources.

The proposed project would conform to Standards 1, 4, 5, 6, 7, 8 and 10. While following their intent, the
proposed project does not fully conform to Standards 2, 3, or 9 because of the relocation of the storefronts
and removal of the side and rear elevations. Furthermore, there is a risk that damage may occur to the
historic storefronts during relocation and construction. A bracing plan has been included as a project feature
under the proposed project to prevent damage to the historic storefronts. Additionally, mitigation measures
have been provided to reduce potential adverse impacts which would be less than significant, as discussed
above. Mitigation measures include recordation of the subject properties in a Historic American Buildings
Survey (HABS) report, which shall record the history and appearance of the subject properties prior to
commencement of construction. Of the two buildings, only 122 Main is individually eligible and therefore a
demolition monitoring and salvage program is recommended to evaluate the portions of the structure to be
removed for salvage, analysis and interpretation in a demolition monitoring and salvage report. To avoid
creating a false sense of history, a permanent metal plaque will be affixed to each storefront or a marker will
be imbedded in the pavement in front, to briefly explain that the storefronts were relocated.

After project completion, with mitigation incorporated, the distinctive storefronts would be preserved and
would continue to convey the important historical associations and architectural significance of the subject
properties would be retained and the subject properties, which would retain their eligibility as individual
historical resources and as contributors to a distinct grouping or small district of commercial buildings in the
surrounding setting. The metal plaques would inform the public that the storefronts had been relocated, and
images of the buildings prior to relocation would be recorded in the HABS report. Therefore, with mitigation
incorporated, the proposed project would result in a less than significant impact to historical resources.
Hence, PCR recommends the preparation of an MND as the appropriate document to complete the
environmental review process under CEQA.

122 and 124 Main Street Historic Resources Assessment Report
PCR Services Corporation 64'

Attachment No. 8.72



V. BIBLIOGRAPHY

A. PUBLICATIONS

Archeological Resources Management Corporation (ARMC). Appendix D - Report of Cultural Resources
Records Search for Downtown Specific Plan, City of Huntington Beach. January 30, 2009.

Burnett, Claudine. From barley fields to oil town: a tour of Huntington Beach, 1901-1922. Long Beach, Calif:
Distributed by DW Artworks, 1995.

California Code of Regulations, California Register of Historical Resources (Title 14, Chapter11.5), Section
4852(c).

California Public Resources Code § 5024.1.

California State University, Fullerton. Huntington Beach: an oral history of the early development of a
Southern California beach community. Fullerton, Calif: California State University, Fullerton Oral
History Program, 1981.

Carlberg, Marvin. Huntington Beach. San Francisco, Calif: Arcadia Pub, 2009.

Code of Federal Regulations (CFR}, 36 § 60.2.

Demcak, Carol R. Report of Cultural Resources Records Search for Downtown Specific Plan, City of
Huntington Beach, Orange County, California. Rancho Palos Verdes, Calif: Archeological Resources
Management Corporation, 2009.

Epting, Chris. Huntington Beach, California. Chicago, lll: Arcadia, c2001.

Epting, Chris. Huntington Beach: Then and Now. Chicago, Ill: Arcadia, 2008.

Heywood, Mike. Century of service: a history of Huntington Beach. [S.L.]: Mike Heywood, 2008.

“Historic and Cultural Resources Element: Huntington Beach.” The City of Huntington Beach General Plan.
1996.

Marsh, Dianne. Huntington Beach: the gem of the South Coast. Encinitas, Calif: Heritage Media Corp., c1999.

Milkovich, Barbara Ann. Townbuilders of Orange County: study of four Southern California cities, 1857-1931.
Ann Arbor, Mich: UMI Dissertation Services, 1995.

122 and 124 Main Street Historic Resources Assessment Report

PCR Services Corporation 65
Attachment No. 8.73



V. Bibliography December 2014

National Park Service. National Register Bulletin 15: How to Apply the National Register Criteria for
Evaluation. Washington DC: U.S. Dept. of the Interior, National Park Service, Interagency Resources
Division, 1990, rev. 1991.

National Park Service. National Register Bulletin 16: Guidelines for Completing National Register Forms.
Washington, D.C.: U.S. Dept. of the Interior, National Park Service, 1986.

Office of Historic Preservation. Instructions for Recording Historical Resources. March 1995.

Office of State Historic Preservation. California Historic Resources Inventory, Survey Workbook (excerpts).
Sacramento, CA: State of California, 1986.

Orange County Photo Archive, First American Title Company.

Parker, Patricia L. National Register Bulletin 24, Guidelines for Local Surveys: A Basis for Preservation
Planning. Washington, DC: U.S. Government Printing Office, 1985.

Santiago, Joseph D. Ebb & Flow: 100 years of Huntington Beach. Huntington Beach, Calif: Historic Resources
Board of Huntington Beach, 2009.

Thirtieth Street Architects. Historic resources survey report: City of Huntington Beach. Newport Beach, Calif:
Thirtieth Street Architects, Inc., 1986.

B. NEWSPAPERS
“At Huntington Beach.” Los Angeles Times. April 17,1904, p. DL

“At Pacific City.” Los Angeles Times. May 10, 1903. p. Al

“At Pacific City.” Los Angeles Times. April 17,1904. p.D1.

Penner, John. “Huntington Beach: ‘Shrine’ a Target for Condemnation.” Los Angeles Times. December 5,
1889.

“Work at Pacific City.” Los Angeles Times. June 7, 1902. p. A4.

122 and 124 Main Street Historic Resources Assessment Report

PCR Services Corporation 66
Attachment No. 8.74




VI. Appendices

Appendix A
California Department of Parks and Recreation Record Form, 122 Main Street (1986)

California Department of Parks and Recreation Record Form, 124 Main Street (1986)

Appendix B.

Professional Qualifications

Appendix C.

Proposed Project Plans

achiimen

Ox




Appendix A

CALIFORNIA DEPARTMENT OF PARKS AND RECREATION RECORD FORM
122 MAIN STREET (1986)

CALIFORNIA DEPARTMENT OF PARKS AND RECREATION RECORD FORM
124 MAIN STREET (1986)

Attachment No. 8.76



State of California — The Resources Agency Ser. No.
DEPARTMENT OF PARKS AND RECREATION HABS HAER NR

SHL _____ Loc
UTM™m: A B
HISTORIC RESOURCES INVENTORY c D
IDENTIFICATION R
1. Common name: 2iamond Lane
2. Historic name: ____Huntington Cleaners and Dyers
3. Street or rural address: 122 Main Street
city _Huntington Beach 2ip 892648 County Orange
4. Parcel number: . 024-154-02
5. Present Owner: Charles Sarrabere & Blanche Wood address: 201 5th St.
city _ Huntington Beach Zip 92648  Ownership is: Public ___Private _X
6. PresentUse: Clothing Store Original use: Retail-Mens Clothing
DESCRIPTION
7a.  Architectural style: Western Falsefront
7b.  Briefly describe the present physical descrlptlon of the site or structure and describe any major alterations from its

origir * eandition:

The facade of this two-story frame building is nmow coverd in stueco,

but the original western falsefront is still in place. Wooden ledges,
with #ne section on each end and the larger section in the center,
emphasize the horizontal roofline. A narrow ledge runs across the face,
a few feet above the windows. Two sets of aluminum windows now

replace the originalsused on the second floor. A narrow beltcourse
runs across the front above the stuceo-clad transom area.: Vertiecal
wood panels offset multi-paned wood-framed entry doors, and plate glass
wirdows occupy the first floor storefront. The rear of this building
is very unusual as it is representative of the settlement of the
commercial center of the City. A two-story ship-lap-sided gable-roofed
building exists behind this false front. Tall, narrow double-hung
windows and enclosed eaves indicate that this bulldlng is probably one
of the oldest on the street. A ‘single-story, flat-roofed brick
building projects from the rear of the two-story wood section. Although
the building appears to be made of red brick, the Sanborn maps have the

Df

{ .
8. Construction date:

Estimated ___________ Factual __}_29_2_

#&miﬁﬁtAL

9.  Architect Owner

LANE

10. Builder_OWRIET

INAMK N

11.  Approx. pragesty size (in feat .
Frontage %p'se Depth ihj >
OF approx. acreage

12.  Date(s) of enclosed photograph (s}
11/85
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13.

14.

15,

i6.

i7.

18.

Condition: Excellent ___Good _X__ Fair ___. Deteriorated Mo longer in existence

Alterations: Paint, first floor storefront, stucco

Surroundings: (Check more than one if necessary) Oper land Scattered buildings Densely built-up _
Residential {ndustrial Commercial & Other:

Threats to site: None known Private development Zoning Vandalism

Public Works project Other: Re development

Is the structure:  On its original site? X Moved? Unknown?

Related features: None .

SiIGNIFICANCE

19.

20.

21.

22,

Main theme of the historic resource: {If more than one is

- By (name} D, Marsh

-City _Newport Beach - Zip__ 92663

Briefly state historical and/or architectural importance (include dates, events, and persons associated with the site.}

This building is signigicant because of its role in the settlement
of downtown Huntington Beach. The western falsefront style, with

a gable-roofed frame building behind the taller parapeted wooden
front, is rare in urban Orange County. In 1920 L Malter, Clothing
operated in this building. Thomas Smith Clothiers was here in 1924
and Jack Robertson's Mens' Clothes Store followed. There is a brick
section immediately behind the wooden section and an adobe section
behind that where the Cleaners mechanical section was located for
many years. The Huntington Cleaners is the building's best remembered
occupant. A variety of old equipment survives from the days when
the Cleaners was active.

checked, number in order of importance.)

Architecture _ 2 Arts & Leisure
£conomic/Industrial -_3___Exploration/SettIement 1
Government Military

Retigion _______ Social/Education

Sources {List books, documents, surveys, personal interviews
and their dates).

2/86

Date form prepared

- Organizatioilhirtieth Styeet Architects Tnc.
Addreass: 2827 Newport Blvd

Phone: __(Z714) 673-2643

Historical Researchers:
Barbara Meikovitch
Jerry Person




122 Main Street
7b. Physical Description (Cont.)
southern-most sections of this wing as being of adobe construction.

Large metal-clad fire doors, which slide in tracks, face east from
the side of the building. :
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DEPARTMENT OF PARKS AND RECREATION HABS HAER NR SHL Loc
UTM: A B
HISTORIC RESQURCES INVENTORY C D
1. Common name:
Tripp's Market Buildin
2. Historic name: pp g
3. Street or rural address: 124 Main Street
, Huntington Beach . 92648 Orange
City Zip County

04-154-02

4. Parcel number:

Charles Sarrabere & Blanche Wood q 201 5th St.

5. Present Owner: Address:
. Huntingten Beach . 92648 . . X

City Zip Ownership is: Public Private

6. PresentUse:  Clothing store Original use: Retail-commercial

DESCRIPTION ’

7a.  Architectural style: Moderne

7b. Briefly describe the présent physical description of the site or strueture and describe any major alterations from its
origiv: ' rondition:

Moderne in style, the single-story flat-roofed building shown below was
originally a Western Falsefront building with a frame body. The
gabled section behind the falsefront was and is still clad in corrugated
metal while the front was clad in stucco as part of the Moderme remodel
in the early 1930's. Projectiong fluted pilasters accent each corner
of the fromt facade, with a wide stuceo band running parallel to the
top of the unbreoken parapet. Below the sign "Merrilee’s" another

band of stucco forms a beltcourse above the row of vertical wood-
framed transom windows. Large plate glass windows with glass sides
slanting toward the centered wood deors form the storefront. The
bulkheads are eclad in flagstone, added in the 50's, and a semi-circular
canvas awning, a recent addition, shelters the doors. The rear view
shows a gable-roofed structure, clad in corrugated metal, with the
gable facing to the rear. A long, narrow, single-story stucco-clad
addition extends almost -to the rear of the lot. ’

: H
8. Construction date:
Estimated __________ Factual 1912
9. Architect Owner
10, Builder Quner

11, Approx. prgperty size (in feet ,
Frontage %F? Depth____.a...ﬁ‘]‘7 3

or approx. acreage

i 12. Date{s) of enclosed pﬁotogra‘ph (s)
10/85
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13.

14.

16.

17.

18.

Condition: Excellent ___Good X Fair ___ Deteriorated No longer in existence

Alterations: Flagstone on bulkheads and .canopy

Surroundings: (Check more than one if necessary} Open land Scattered buildings Densely built-up
Residential lndustrial Commercial_X___ Other:

Threats to site: None known Private development Zoning Vandalism

Public Works project Other: Redevelopment

Is the structure:  On its original site? X Moved? Unknown?

Related features: .None

SIGNIFICANCE

19,

20.

21.

Briefly state historical and/or architectural importance {include dates, events, and persons assoctated with the site.}

Remodeled in the early 30's from a Western storefront style, Merrilee's

retains nmost of the Moderne features of that era. The transoms and
pilasters form the major horizontal and vertical lines. This was the
first location of O'Barr's Drug Store in 1914, before they built the
- large two-story brick building on the corner of Main and P.C.H. The

U.S. Restaurant was there in 1919 and the early Twenties papers list the

following occupants: Huntington Beach Stock Exchange:;Fowler's Paint,

Paper, and Variety Store; Lynn Colburn Real Estate; Model Tailors; and

Economy Market. The Buckhorn Cafe and 20/30 Cafe were there in 1939
and 1943. The building is significant for its contribution to the
broad patterns of the City's history and association with businessmen

‘who contributed much to the City's enconomy,

Main theme of the historic resource: {If more than one is
checked, number in order of importance.}
Architecture Z Arts & Leisure
Economic/Industriat ___ Exploration/Settlement 1
Government Military
Religion _________ __ Social/Education

Sources (List books, documents, surveys, personal interviews
and their dates).

2/86
Date form prepared
By (name} D. I"IBISh

Organization_1hirtieth Street Architects,Inc
Address: 2621 Newport Blvd.

city _Newport Beach : zip_ 92663
Phone: _(/14) 673-2643

Historical Researchers:
Barbara Milkovich“"-
~ Jerry Person
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Margarita J. Wuellner, Ph.D., DIRECTOR OF HISTORIC RESOURCES

Education

= Ph.D., Art History, University of
California, Los Angeles, California,
2005

=  M.A., Architectural History,
University of Virginia,
Charlottesville, Virginia, 1991
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University of Virginia,
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= B.A., Art History, Oberlin College,
Oberlin, Ohio, 1983

Professional Affiliations
= Santa Monica Conservancy

= J.os Angeles Conservancy
= California Preservation Foundation
= Society of Architectural Historians

= National Trust for Historic
Preservation

Expertise

Margarita J. Wuellner, Ph.D., has over
20 years of experience in the practice of
historic preservation and cultural
resources management in California,
the United States, and Europe. She has
an extensive background in art and
architecture from the eighteenth
through twenty-first century, and is a
specialist in the study of visual culture,
Modernism, urbanism, and cultural
landscape. She has training and
substantial experience in the evaluation
and conservation of art and
architecture, and her qualifications and
experience meet and exceed the
Secretary of the Interior’s Professional
Qualification Standards in History,
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Experience

Historic Preservation and Cultural Resources Management: Dr. Wuellner has
extensive experience in the evaluation, management and treatment of historic
properties for compliance with Sections 106 and 110 of the National Historic
Preservation Act (NHPA), National Environmental Protection Act (NEPA),
Section 4(f) of the Department of Transportation Act, California Environmental
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gained her professional training and experience with the historic preservation
firm John Milner Associates in Alexandria, Virginia, and the landscape
preservation firm Land and Community Associates in Charlottesville, Virginia.
She returned to Los Angeles in 1995 to begin her doctoral studies at UCLA and
since then has established a strong regional historic preservation practice. She
currently serves as the City of Santa Monica’s historic preservation consultant,
and is also an on-call preservation consultant for the Los Angeles Redevelopment
Agency.

Planning and Redevelopment: Dr. Wuellner has surveyed thousands of properties
and conducted extensive research to document historic resources throughout the
United States, and has conducted hundreds of projects in Southern California for
public agencies and private clients. Redevelopment, urban design and master
planning projects are of primary interest to Dr. Wuellner. She completed three
surveys under contract to the Community Redevelopment Agency of the City of
Los Angeles to evaluate historic resources within the Wilshire Center/Koreatown
Recovery Redevelopment Project Area (2009), Adelante Eastside (2008), and the
Normandie 5 Redevelopment Project Area (2010); the survey results are being
incorporated into SurveyLA.

Her experience with educational resources includes the recent district-wide
historic resources survey for the Santa Monica Unified School District
(SMMUSD) as well as preservation consultation for renovations and additions to
selected school sites. As part of the larger USC Master Plan Project she prepared
a historic resources analysis for the USC Student Union Project IS/MND
evaluating the Formalist Modern Norman Topping Center and potential impacts
to the adjacent Commons Building and surrounding historic district; and a HABS
report for the Modern Constructivist Schoenburg Institute. She also completed
HABS reports for the Gymnasium at the University of La Verne and the
Administration Building at Harvard-Westlake Academy.

Dr. Wuellner has authored hundreds of technical reports for incorporation into
CEQA/NEPA environmental review documents (EIRs/EAs/EISs), and she is
experienced in documenting and implementing mitigation measures to reduce
potential impacts to historic resources. Dr. Wuellner presently provides
preservation consultation for rehabilitation/adaptive reuse projects, such as the
San Bernardino Santa Fe Depot, the Santa Monica City Hall, and the Dunbar
Hotel which are listed in the National Register. Her notable recent conservation
work includes the Survey of Fine and Decorative Arts aboard the RMS Queen
Mary (2008), and the recently completed Conservation Management Plan for the
RMS Queen Mary (2010) for the City of Long Beach.




Amanda Kainer, ASSISTANT ARCHITECTURAL HISTORIAN

Education

= M.S., Historic Preservation
(Emphasis: Conservation),
Columbia University, New York,
New York, 2008

= B.S., Design, (Emphasis:
Interior Architecture),
University of California, Davis,
California, 2002

= B.A., Art History, University of
California, Davis, California,
2002

Professional Affiliations
= American Society of Interior
Designers

= National Trust for Historic
Preservation

= Association for Preservation
Technology

= Los Angeles Conservancy
= Santa Monica Conservancy

Summary

Amanda Kainer has over seven years
of professional and academic
experience in the practice of historic
preservation and architectural history
throughout the United States.

Ms. Kainer’s qualifications and
experience meet and exceed the
Secretary of the Interior’s
Professional Qualification Standards
in History and Historic Preservation
Planning. She has a wide-ranging
knowledge of nineteenth- and
twentieth-century American
Architecture and Interior Design.
Ms. Kainer has advanced skills in
researching and documenting
residential interior design, and
analyzing preservation easements.
She also specialized in conservation
with knowledge of analytical
methods, and materials such as stone,
metal, mortar, bricks and finishes.

Experience

Historic Preservation Documentation and Research: Ms. Kainer has conducted
extensive archival research, field observation, and recordation for numerous
historic documentation projects. She provided database management for the
Adelante Eastside Redevelopment Project and the Wilshire Center/Koreatown
Historic Resources Survey and served as the Survey Team Leader for the survey
of fine and decorative arts aboard the RMS Queen Mary in Long Beach. Ms.
Kainer assisted with the management of the survey database and research for the
Normandie 5 Survey in Los Angeles.

Ms. Kainer has completed character-defining features reports, and assistance with
investment tax credit applications and Historic American Building Survey
(HABS) documentation. She has contributed to Historic Resource Assessments
for residential properties in Laguna Beach and Redondo Beach, as well as a
bowling alley in Chatsworth. Ms. Kainer has prepared Conditions Assessments
and provided recommendations for two projects in New York, including the East
and West Parlors of the Van Cortlandt House Museum in the Bronx and the
Orange County and Government Center in Goshen.  She has assisted with the
HABS documentation of the Schoebnerg Institute and the Santa Monica City Jail.
Ms. Kainer has contributed to character-defining features reports for All Saints
Church and Polytechnic Elementary School in Pasadena.

Santa Monica: Ms. Kainer has served as a research assistant and co-author for
numerous reports for the City of Santa Monica as part of PCR’s on-call contract
with the City. She has experience providing research assistance, critical analysis,
and writing for City Landmark Assessment and Evaluation reports, Preliminary
Assessment Memoranda, and Structure of Merit Evaluations. The reports
evaluated a variety of commercial, residential and institutional properties,
including the Bay Builders Exchange (1503-1509 4™ Street), the Keller Block
(1456-1460 3rd Street/227 Broadway), the Santa Monica Doctor’s Building (2125
Arizona Avenue), the Shangri-La Hotel (1301 Ocean Avenue), and a residential
property (142 Hollister Avenue).




Appendix C

PRCOPOSED PROJECT PLANS

Attachment No. 8.85
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Planning Commission Meeting date: November 25, 2014
City of Huntington Beach

RE: Agenda item A-1 Mitigated Negative Declaration No. 14-004 / Conditional Use Permit No. 12-011 /
Coastal Development Permit No. 12-007 (Ocean Side Properties Mixed Use Building)

Chair Erik Peterson and Members of the Planning Commission,

| urge you to deny the recommended staff approach for this project, which requires a setback and
effectively mandates demolition and destruction of a rare historic resource on Main Street.

| suggest instead that you consider waiving the setback for this project and request the applicant
provide a plan for historic preservation with adaptive reuse. This is a long- noted historic property and
should be grandfathered as exempt from the setback. This applicant also has the opportunity to apply
for the Mills Act or other preservation incentives if they include a historic preservation approach.

Forcing the applicant to comply with a setback intended for new construction results in more expense
for the applicant, reduces their usable square footage, and denies them the opportunity to save a rare
historic resource. The setback creates what can be called a Potemkin approach to historic preservation,
and not an actual effort to preserve one of the City’s first buildings.

In this case, historic preservation is a more reasonable and economically viable approach for the
applicant, while meeting a stated General Plan goal to preserve the community’s historic resources.

Both 122 and 124 Main Street were included in the historic district recommended by the California State
Office of Historic Preservation in 1988* and the Johnson Heumann Research Associates report in 1989
as contributors to a district that qualified for the National Register of Historic Places.

122 Main Street

Listed on the 1986 survey as an "early commercial building" and contributor to a historic district. With
the loss of half of the identified historic resources on the 1986 survey, this property is now a very rare
pre incorporation structure.

The 122 Main Street building is the oldest commercial building on Main Street, predating the
incorporation of Huntington Beach. The historical consuitant cites the Sanborn map indicating the
building was present in 1902, while the City’s historic resources survey in 1986 dates it to 1905. It has
been noted in the community memory of oral histories and news reports as being used as an early “city
hall” or town hall during the Pacific City era.

Attached is a Los Angeles Times article from 1989 that provides more of the building’s history.

124 Main Street

124 Main Street is the Tripp Market Building, dating to 1910 just after incorporation. It was the first
location for O'Barr's Drugstore in 1914 (100 years ago this year), and after that the U.S. Restaurant,
Huntington Beach Stock Exchange, a paint store, in the 1930s the Buckhorn Cafe (Frederick and Loy) and
in the 1940s the 20/30 Cafe.

Attachment No. 9.1



In the 1986 form prepared for the California State Dept. of Parks and Recreation for the state inventory
of historic resources, it states this building "is significant for its contributions to the broad patterns of the
City's history and association with businessmen who contributed much to the City's economy."

Huntington Beach advocates a green approach, e.g. the “HB Goes Green” program. There are less
impacts to infrastructure, traffic, parking, and less resource waste (e.g. water, building materials) when
there is a modern preservation approach. Communities that incorporate preservation result in higher
property values and attract a younger, more affluent demographic, while spurring economic vitality
(Older, Smaller, Better. May 2014. http://www.preservationnation.org/information-center/sustainable-
communities/green-lab/oldersmallerbetter/report/NTHP PGL OlderSmallerBetter ReportOnly.pdf)

| urge the Planning Commission to not allow the complete destruction of one of the community’s oldest
commercial structures and to embrace a more creative approach that allows historic preservation with
adaptive reuse. It is the history of Huntington Beach that makes this community unique.

Mary Adams Urashima
Huntington Beach, CA

Map sent to the city council by the California State Office of Historic Preservation in 1988, showing the area they
felt was a historic district that would qualify for the National Register of Historic Places. 122 and 124 Main
Street are in the district.
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Survey of historic resources for Main Street, 1986. Note: 122 is oldest commercial structure.

TITY OF P!Nrmslm BEADH HISTORICAL BURVEY

ALTERATIONG . DATE  RATING
Uit 2 FAIN STREET + 20°% COTERCIAL WODERATE 1935 8
J13-1137  VAIN STREET ' 20°S COMMERCIAL HODERATE 1925 B
an WAIN STREET  ORICK COMMERCIAL  MOOERATE 1515 B
g HAIN STREET  20°S BRICK CIY HINOR lote B
114-xu 1/2 MAIN STREET  BRICK COMERCIAL  MODERATE (915 €
117 WAIN STREET 20 HODERATE [ I
119~12t  MAIN STREET 205 CUMMERCIAL MINGR 1920 Br
128 HAIN, STREET BRIGK COMMERCIAL MODERATE 1913 c -
{22 BATH STREET  EARLY COMMERGIAL  MODERATE 1505 A
122 WATN STREET  EARLY CRMERCEAL  SUBSTAWTIAL 1923 i
124 MAIN STREET  "MODERNE HHODERATE 340 3
126 MAIN STREET  ZTOZAG MODERNE HOOERATE 1735 A
et PAIN STREET  HODERNE. _  TUDERSTE 1939 €
apt-a0a  RAIN STREET 367 COWERCIAL SUBSTANTIAL 1905 €
205 IN EYREET 21G2AE MODERNE MINOK 1930 B
b MAIN ETREET  2D’S CONMERCIAL MODERATE 95 ¢
2 MAIN STREET ~  EASLY THEATRE MODERATE 1910 B
MAIN STREET 305 LOMMERCIAL HODERATE 93 C
. zxu-z‘u 1/7 MAIN STREET  20°8 CUMMERCIAL WODERAYE 1915 C
213 N BTREET  307S COMMERCIAL MODERATE ez ¢
202 MAIN STREET 208 COMMERCIAL HODERATE  1#15 ¢
23 MAIN SYREET 308 COMMERCIAL MODERATE ivar ¢
214 MAIN STREEY 2078 COMERCIAL HODERATE 1720 €
2is MAIN STREEY. 2075 COMMERCIAL MODERATE 1925 B
87 HAIN STREET WESTERN FALBEFRONT = MODERATE %84 B
20°5 TOMMERCIAL CERATE . (920 @
20°8 COPMERDIAL MODERATE 1720 ¢
2075 COWERCIAL MODERATE . 1926~ C
2078 COMERCIAL HODERATE  1%20 B
2075, ERWERTIAL MODERATE  §9Z5 . ©
2078 CRMERGIAL MODERAYE 192§ B
2075 BRICK COPMMER  MINGR 1922 B
209 BRICK COMMER  MINDR 195 &
20°5 BAS STATION  MODERATE  “iS2E O
307§ COHERTIAL INDR 1930 €
EARLY COMMERCIAL  SUSSTANTIAL 506  C-
3075 CRMERCIAL
30 COMEREIAL
410 20°S CORMERCIAL MODERAYE  ivd &
424 MAIN STREET  20°S COMMERCIAL HINGR 1w B
428 MAIN STREET 30§ COMERCIAL HINDR 193 ¢
505 WAIN STREET  SPANISH RANCH HINOR tyan . or
7. KATK BTREET  CALIF EUNBALOW MINOR 1925 €~
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State of California— The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI#

PRIMARY RECORD Trinomial g6 07 2012
NRHP Statiis Code 3B, 3CB, 5B

Other Listings L‘ . %P‘ wing
Review Code Reviewer b ats jitging
Page 1 of 5 *Rescurce Name or #: 122 Main Srest
P1. Other identifier:
*p2. Location: O Not for Publication [ Unrestricted *a..County: Orange
and (P2b and P2¢ or P2d. Attach a Location Map as necessary.)
*h. USGS 7.5 Quad: Date; T R i Ya of Yeof Sec 1 MD. B.1.
c. Address: 122 Main Street Clty Huntington Beach Zip' 92648
d. UTM: Zene: 10 ; mE/ mN (G.P.S.)

e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, etc.,-as appropriate) Elevation:
Parcel# 024-154-02.

*P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size; setfing, and boundaries)

The two-story commercial building, constructed circa 1902; hias a Western False Front style primary elevation. The building is situated
on the south side of Main Street, between Walnut Avenue to the east, Pacific Coast Highway/Ocean Avenue to the west; Fifth Street to
the north, and 3rd Street:to the south. The building has a rectangular footprint, conciete foundation; wood frame, and a gabletoof. The
simple primary elevation is finished with stucco {alteration), and has two sets of second story windows covered with wood:shutters, a
belt-course:above and below the second-floor windows, and a tall Western style parapet. The first-floor storefront has been altered
over the yedrs to accommodate new tenants. The storefront has a set of multi-light doors. with-single-light transom above, and two
single-light sforefront windows with a protrudlng fauk stone painted base. Thésecordary elevations are covered with wood ship-lap
siding. The rear (south) elevation has one primary entrance door, two second-story wood frame windows covered with sereens, a
second story deor-without d balcotiy or staircase (alteration), and a gable toof. The edst elevation is covered with the original
unfinished wood ship-lap siding and has= couple of boarded windows. The back of the primary-elevation is visible from the east
elevatiorn and reveals'the original wood construction method of the wood Western False Front style primary elevation.

*P3b. Resource Aftributes: (Listattrbutes and codes) HP6

*P4. Resources Present: EBuilding [OSfructure COCbject OISiter ODistdct OElement of District  [I1O0ther (lsolates, etc.)
P5b. Description of Photo: (View,
date, accession #)
North Elevation, View to South,
2012

*P§. Date Constructed/Age and

Sources: XHistoric
CPrehistoric OBoth

P5a. Photo.or Drawing (Photo required for buildings; structures, and objects.)

*P7. Ownerand Address:

*P8. Recorded by: (Name,
affiliation, and address)
Amanda Kainer, PCR:Sarvices
233 Wilshire Blvd., Se. 130
Santa Monica, CA 90405
*P9. Date Recorded: July 2012
*P10.. Survey Type: (Describe)
H |stor|c Resources Assessment

*P11. Report Citafion: (Cite survey report and other sources; or enter "none.”)

PCR Services. Historic Resources Assessment. Prepared for Jeff Bergsma, Team Design and Construction. July 2012,

*Attachments: ONONE  OlLocation Map [ISketch Map [Continuation Sheet XIBuilding, Structure, and Object Record
DlArchaeological Record  [District Record  [Ilinear Feature Record [IMilling Station Record [IRock Art Record
ClArtifact Record E1Photograph Record [ Other (List):
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State of California— The Resources Agency Primary #

DEPARTMERNT OF PARKS AND RECREATION 7 HRI#

BUILDING, STRUCTURE, AND OBJECT RECORD

Page 2 of 5 *NRHP Status Code 3B, 3CB, 5B

*Resource Name or # (Assigned by recorder) 122 Main Strest

B1. Historic Name: 122 Main Strest

B2. Common Name: 122 Main Sireet

B3. Original Use: Commercial B4. Present Use: Commerdal
*B5. Architectural Style: Western False Front style
*B6. Construction History: (Coristruction daté, alterations, and date of alterations)

Constructed circa 1902,

*B7. Moved? XiNo DOYes OuUnknown Date: Original Locationi:
*B8. Related Features:
B9a. Architect: n/ a b. Builder; n/ a
*B10, Significance: Theime: Seebelow Area:
Period of Significance: 1902 Property Type: Commercial Applicable Criteriaz A, C, 1,3

(Discuss importance in terfs of historical or architectural context as defined by theme, peridd, and geographic scope. Also address integrity.)
One historic resource was evaluated on Parcel 024-154-02: a two-story Western style commercial building located at 122
Main Street. 122 Main Street was originally constructed in -approximately 1902. The original owner; architéct, and
contractor are unknown. The period of significance forthe 122 Main Street is 1902, the date of construction of 122 Main
Street. The ¢ommercial building at 122 Main Street was evaluated against the following themes; Early Settlement and
Growth, 1901-1920; and Western False Front Commercial Building Typeé. The property was evaluatéd for confermance
with criteria of the National Register and California Register, and as a potential local landmark.

The property at 122 Main Streetcontributes to the potential Main Street historic district. The property has been identified
asa contributor to the Main Streethistoric districtin previous evaluations. 122 Main Street retains integrity and fits within
the architectural and historical context of Main Street. However, 122 Main Street is niot included within the boandaries of
the Main Street Historic District described as “the 200 block of Main, the 200 and 300 blocks of Fifth Street.and cross street
buildings on Olive Avenue between Third and Fifth Streets,” It is recommended the Main Street Historic District be re-
surveyed, as the survey was completed in 1986 and is older than five years. 122 Main Street and other buildings on the
100 block of Main Street, including 124 Main Street, 120 Mdin Street, 117-121 Main Street, and 127 Main Street, are over
45-years in age and could also be potential contributors te the Main Street Historic District:

B11. Additional Resource Attributes: (List attributes and codes)

*B12. References: L
See continuation sheets i LT '
woa - Huntington

< o Beath
B13. Remarks: P ‘ L é ]
BE}F{F"’

*B14. Evaluator: Amanda Kainer, PCR Services

*Dateé of Evaluationy Jly 2012

(This:space reserved for official comments.)
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State of California — The Resources Agency ' . Primary #

DEPARTMENT OF PARKS AND RECREATION HRI#
CONTINUATION SHEET Trinomial ,
Page 3 of b *Resource Name or # 122 Main Street =

ol af Pésznmng
*Recorded by: Amanda Kainer, PCR Services *Dater July 2012 Hctliataton 0 Update

B10: Significance {continued}

Because 122 Main Street retains integrity of location, design, setting, feeling and association, and miay be a rare and
architecturally’ important -example of the Western False Front style, 122 Main Street appears eligible for listing in the
federal, state and local register as a distinctive example of its type or style. Additionally, 122 Main Streetis associated with
the cultural and economic development of Pacific City and Huntington Beach and was possibly used as the. City Hall for
Pacific City when 122 Main Street was constructed in 1902. The property may have made a significant-contribution to the
broad patterns of cultural, political, econiomic, or social history of the City of Huntington Beach. 122 Main Street does
appear potentially eligible, individually and as a contributing mertiber of potential Main Street historic district, under the
applicable criteria for listing in the National Register under Criterfa A and € and the California Register under Criteria T and
3. THerefore, 122 Main Street is recommended potentially eligible as a City of Huntington Beach landmark and further
research is réecommended in the following areas: the rarity of the wood-frame/Western False Front commercial building
property typein Huntington Beach and the asseciation of 122 Main Street with the City Hall for Pacific City-

National Register Criterion A: IS dssocidted with-events that have mgde g significant contribution to the broad patterns of our
history.

California Register Criterion 1: Is assoctated with events that have made a significant contribution to the broad putterns of
California’s history and cultural heritage.

The developmentof 122 Main Street is part of the regional history of Huntington Beach. During the early twentieth century
Main Street was the commercial center of Huntington Beach. The character of Main Street between 1900 and 1915 was
commercial with buildings expressing the Western False Front style and woed construction. 122 Main Street retains
integrity of location, design, setting, feeling, and association, and retains enough integrity to be historically associated with
the broad patterns of Huntington Beach’s economic; social, and cultural history. 122 Main Street-was possibly the City Hall
of Pacific City when 122 Main Street was construected in 1902 however primary documentation was not found to confirm
this information. Additionally, 122 Main Street has eriough integrity to convey its historical association with Pacific City
anid the possible site of City Hall. Therefore, the 122 Main Street appears potentially eligible for'the National Register under
Criterion A,and the California Register iinder Criterion L

National Register Criterion Bs Is associated with the lives.of persons significant in our past.
California Register Criterion 2: Is associated with the lives of persons important in our past.

The various tenants of 122 Main Stréet between 1912 and 1977 encompassed a variety of businesses, including a.city hall,
dry cleaner; restaurant; and clothing retailers. Charles Sarrabere, who owned 122 Main Street, ran a dry cleaning

{business out of 122 Main Street with his father between 1916 and 1981. None of the occupants were notable or significant

in history and they did not produce importantwork at 122 Main Street; nor is the architecture somehow tied to or symbolic
of their careers. It also appears that the property does not show any histerical importance iri association with various
owners, including Charles Sarrabere. Therefore; the subjectproperty does notappear to satisfy National Register Criterion

1B or California Register Criterion 2 for-eligibility related-to-a historic personage.

National Register Criterion C: Embodies the distinctive characteristics of a type, period, or method of construction or that
represent the work of @ master, or that possess high artistic values; or that represerit.a significant and distinguishable entity
whose components may lack iridividial distinction,

California Register Criterion 3: Embodies the distinctive characteristics of a type, period, region, or method of construction, or
represents the work of an.important creative individual, or possesses high artistic values.

122 Main Street is potentially eligible for designation under National Register Criterion € and California
Criterion 3 as a locally significant example of a now rare Western style and method of construction. The
property is a distinctive example of the Western False Front style both individually and as a contributor to a
district. The Western False Front style is now increasingly rare in Huntington Beach and is representative of
Huntington Beach's early architectural heritage. 122 Main Street retains integrity of location, design, setting,
feeling, and association.

DPR 523L (1/95) Attach ment N o’:RE‘JIu'ﬁ:.!gformaﬁcﬁ




State of California — The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI#

CONTINUATION SHEET Trinomial

Paged of 5 *Resource Name or # (Assigned by recorder) 122 Main Street

e . ‘ . Wi de % Biiliding "
Recorded by: Amanda Kdiner, PCR Services Date: July 2012 offindalidn {3 Update

B10. Significance {continued)
National Register Criterion D: Ityields, or may be likely to yield, information.important iir prehistory or history.
California Register Criterion 4. Has yielded, or may be likely to yield, information important in prehistory or history.

The subject property has been improved and is not likely to yield any information important to prehistory or history.
Therefore, the subject property does not meet the above criterion at the national or state level.

Integrity.

The overall appearance of the subject property at 122 Main Street indicates that the property refains integrity as a
potential historical resource. Originally the simple Western False Frant style primary elevation was covered with wood
ship-lap siding. The fagade was later sheathed with stucco most likely during the 1930s, reflecting the architectural trends
of the period. Over the years the primary elevation has been re-stuccoed, but the application of stucco did not materially
impair the Western False Front desigh which still retains its original form. The two second-story windows oti the primary
elevation were replaced and are now covered with shutters, although the openings remain. The interior has been updated
through various tenant improvements. The rear non-centributing addition constructed between 1922 and 1939 was
removed in 2001. The secondaryelevations are relatively fntact and retain the original ship-lap wood siding,

Even with the fecent development aleng Main Street, 122 Main Street retains its historic setting. 124 Main Street, 120 Main
Street, 117-121 Main Street, and 127 Main Street are over45-years in age and contribute to the historic setting of 122 Main.
Street. The potentially eligible Main Street historic district is begins on the 200 block of Main Street.

122 Main Street has integrity of location; design, setting, feeling, and association. Althoughthe primary fagade is stuccoed,
the workmanship.aid matérials of the secondary elevations is intact. The commercial building retains its original location
on Main Street.since approximately 1902, 122 Main Street retains its original Western False Front style; the building has
the key character-defining features including wood construction, gable roof, and parapet extending above the roof. Also;
122 Main Street retains its historic feeling and association with the early cultural dnd ecénomic development with Pacific,
City and Huntington Beach.
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State of California — The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI#
CONTINUATION SHEET Trinomial
Page 5 of 5 *Resource Name or # (Assigned by recorder) 122 Main Strest ) ]
Dapt. of Planmng
*Recorded by: Amanda Kainer, PCR Services *Date: July 2012 Cdtidsidn O update
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State of California — The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI#

PRIMARY REQ@Q@ Trinomial
NRHP Status Code 3D, 3CD, SQ

Other Listings
Review Code Reviewer
Page 1 of 5 *Resolrce Name or #: 124 Main Street
P1. Other identifier:
*P2. Location: O NotforPublication [ Unrestricted *d. County: Orange
ahd (P2b and P2cor P2d, Attach a Location Map as necessary.)
*b, USGS7.5 Quad: Date: T ;R ; Ya of YaofSec ;M.D. B..
c. Address: 124 Main Strest City:: Huntington Beach Zip: 92648
d. UTM: Zone: 10 ; mE/ mN (G.P.S,). ‘

e. Other Locational Data: {e:q., parcel #, directions to resolrce, elevation, etc.,-as appropriate) Elevation:
Parcel# 024-154-02.

*P3a. Description: (Describe resource and its.major elements. [nclude desigh; materials, condition, alterations, sizé, setting, dnd boundaries)

The Streamline Moderne style one-story commercial building at 124 Main Street was constructed circa 1912, The building is situated
on-the south side of Main Stréet, between Walniit Avénte to the east, Pacific Coast Highway/Ocean Avenue to thewest, Fifth Street to
the niorth, and 3rd Street to the south. 124 Main Street has a rectangular footprint; concrete foundation; and gable roof. As partofa
19305 renovatiofi, the primary elévation Wag converted into the Streamiline Moderne style: The primary elevation has a stucco finish,
projecting fluted pilasters:at-each corner, and a wide band running along the parapet. The storefrontis comprised of alarge plate glass
windows, a-central recessed entrance, flagstone bulkheads added circa 19505, and a vertical transom windows and:a canvas awning
above the store front window: The secondary elevations.are clad’in corrugated metal. The rear elevation is clad in corrugated metal,
has two flat-panel doors-(alteration), transom windows (alteration), and a gabled patio cover. Anarrew, sirgle-story addition finished
in stucco extends into the rearofthe lot, The interior has been remodeled over-the years to accominodate different tenants butretains
the wood ceiling aiid the arches along thé'west and gast-walls from the historicperiod.

*P3b. Resource Attributes: (List atitributes and codes) HP6
*P4. Resources Presernt: -Bulldmg CIstrueiure TIObject DSrte OIDistrict  TIElement of District  OOther {Jsolates, etc:)

P5b. Description of Phota: (View,
date, accession #)

P5a. Photo or Dranng (Phota requiired for bmldmgs structures, and objects.)

2012
*P&. Date Constructed/Age and
Sources: KHistoric

OPrehistoric OBoth

*P7. Ownet and Address:

*P8. Recorded by: (Name,

affiliation, ard address)
AmandaKainer, PCR Sarvides
233 Wilshire Blvd., Ste. 130
Santa Monica, CA 90405

*P9. Date Recorded: Ly 2012

*P10. Survey Type: (Describe)
Historic Resources Assessment

*214. Report Citation: (Cite survey report and other sources,.or enter "none.")
PCR Services. Historic Resources Assessment, Prepared for Jeff Bergsma, Team Design and Construction. duly 2012.
*Attachments: LINONE [OlLocation Map ISketch Map OContinuation Sheet [XiBuilding, Structure, and Object Record
CArchaeological Record ODistrict Record [Ilinear Feature Record OMilling Station Record [IRock At Record
OArtifact Record OPhotograph Record O Other (List):
DPR 523A(1/95)
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State of California — The ?R‘éso'urc‘és: Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI#

BUILDING, STRUCTURE, AND OBJ E@T RECORD

Page 2 of 5 *NRHP Status Cade 3D,38CD, 5D3

*Resource Name of # {Assigned by recorder) 124 Main-Street

B1, Historic Name: 124 Main Srest
B2, Coramon Name: 124 Main Street
B3. Original Use: Commercial B4. Present Use: Commerdial
*B5. Architectural Style: StréamlineModernestyle
*B6. Construction History: (Construction date, alterations; and date of alterations) 1
Constructed cired 19121n the Western False Front style. Altered in the 1930swith a new StreamlineM odqn}s’eﬁe@ﬁa—lde,

*B7. Woved? XNo [OYes [lUnknown Date: Original Location:
*B8. Related Features:

B9a. Architect: n/ a b. Builder; n/ a
*B10. Significance: Theme: Seebelow Area:
Period of Significance: 1912-1940 Property Type: Commerdial Applicable Criterias A, C, 1,3

(Discuss importance in terms of histarical or architectural context as: defined by theme, period, and geographic scope. Also address integrity:)
One historic resource was evaluated on Parcel 024-154-02: a gne-story Streamline Mdderne commercial building located
at 124 Maii Street, 124 Main Street was originally constructed inn approximately 1912. During the 1930s, 124 Main Street.
was updated with a Streamline Moderne-fagade. The original owner, architect-and contractor are unknown, The period of
significance for the 124 Main Street is 1912 through 1940, includihg the date the property was constructed through the
1930s period when the property was remodeled in the Streamline Moderne style. 124 Main Street is associated and
evaluated against the following themes: Early Settlement and Growth, 1901-1920; The Oil Boom and Interwar
Transformation, 1920 - 1945; Western False:Front Commercial Building Type; and Streamline Moderne Style, 1930-1945.

Because 124 Main Street retains integrity of location; design, materials, workmanship, setting, and feeling, the property
remains a contributor to the potential Main Street Historic District. The property has been identified as.a contributor to
the Main Street historic district in previous evaluatiens. 124 Main Street retains integrity and fits within the architectural
anid historical context of Main Street. However, 124 Main Street is not includéed within the boundaries of the Main Street
Historic District deseribed as “thie 200 block of Main, the 200 and 300 blocks of Fifth Street and cross street buildings on
(live Avenue between Third and Fifth Streets.” It is recommended the potential Main Street Historic District be re-
surveyed, as the survey was completed in 1986 and is older than five years. 124 Main Street and other buildings on the
100 block of Main Street, including 124 Main Street, 120 Main Street, 117-121 Main Street, and 127 Main Street, are over
45-years inage and could also be potential contributors to the Main
Street Historic District.

TR

B11, Additional Resource Atiributés? (List attriblites and codes

js

*B12. References: Eqe
Seecontinuation sheets a
B13. Remarks: de‘”

*B14. Evaluator: AmaridaKainer, PCR Sarvices
*Date of Evaluation: Jly 2012

(This space reserved for official comments.}
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State of California — The Resources Agency Primary # RELEIVED

DEPARTMENT OF PARKS AND RECREATION HR# M 27 99
CONTINUATION SHEET , , Trinomial AUG I/ 20
Page 3 of 5 *Resource Name or # 124 Main Strest Drepl, of Plansing

& Bullding
*Recorded by: Amanda Kainer, PCR Services *Date: July 2012 Continuation 1 Update

B10. Significance {continued) ‘ ‘
The property was evaluated, for conformance with criteria of the National Registerand California Register, and as a
potential local landmark:

National Register Criterion A: Is associated with events that have made a significant contribution to the broad patterns.of our
history.

California Register Criterion 1: Is associated with events that have made.a significant contribution to-the broad patterns of
California’s history and cultural heritage.

The development-of 124 Main Street is part of the regional history of Huntington Beach. During the early twentieth century’
Main Street Wwas the cominercial center of Huntington Bedch. The character of Main Street between 1900 and 1915 was
commercial with builditigs expressing the Western False Front style. The primary elevation was updated to.the Streamline
Moderne style during the 1930s to reflect the contemporary architectural trends. There are no events associated with this
property that have made a sighificant contribution to the broad patterns of cultural, political, economic, or social history of
the nation, state or city. Therefore, 124 Main Street'dogs not appear eligible for the National Register under-Criterion A, or
the California Register under Criterion 1. '

National Register Criterion B: Is associated with the lives of persons significant in our past,
California Register-Criterion 2; Is.associated with the lives of persons important i our past.

The various tenants of 124 Main Street in the between 1912 and 1977 were encompassed a variety of businesses, including
a paint store, drugstore; real estate broker; tailor, barber, photographer, market, restaurants, and tetailers. It appears the
| tenants did not occupy the storefronts for long periods of time. No important historical events occurred at the property.
Furthermore, nione. of the occupants were notable or significant in history and they did not produce important work at the
siibject property; nor is the architecture somehow tied to or symbolic of their careers. It also appeéars that the property
does not-show any historical fmportance in association with various owners, including Charles Sarrabere, and the property
does not rise to the threshold of significance for listing as a nation, state, or local landmark: Therefore, the subject property
|-does not appear to satisfy National Register Criterion B or California Register Criterion 2 for eligibility related to a historic
{personage or event. 1

National Register Criterion C: Embodies the distinctive characteristics of a type, period, or method of construction or that.
represent the work of a master, or that:possess high artistic values, or that represent a significant dnd distinguishable entity
whose components may lack individual distinction.

Califoriia RegistetCriterion 3: Embodies the distinctive characteristics of ¢ type, period, region, ormethod of construction, or
represents the work of an important creative individual, or possesses high artisticvalues.

While not individually eligible, 124 Main Street is a representative example of a Western False Front style
building which was renovated in the 1930s as a Streamline Moderne commercial building. 124 Main Street
retairis integrity of location, design, materials, workmanship, setting, and feeling, as discussed above on page
40 and shown in figures 22 to 28. Thus, 124 remains a contributor to the potential Main Sireet Historic
Distriet.

National Register Criterion D: It yields, or may be {ikely to yield; information important in prehistory-or history..
California Register Criterion 4. Has yielded, or may be likely to yield, information important in prehistory or history.

The subject property is has been improved and is not likely to yield any information important to prehistory or
history. Therefore, the subject property does not meet the above criterion at the national or state level.
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B10. Significance (continived)

Integrity
The overall appearance of the subject property at 124 Main Street indicates the property retains integrity of

location, design, materials, worknianship, setting, and feeling. Originally 124 Main Street had a. Western False
Front:and in the 19305 the primary elevation was remodeled into the Streamline Mederne style. Even though
the primary elevation has been re-stuccoed, the storefront windows were replaced, flagstone bulkheads were
added to the storefront windows, and a tiled floor was installed at the storefront entrance, 124 Main Street
retains the character-defining features of the Streamline Modeyne style including the projecting fluted pilasters
at each corner, 2 wide band running along the parapet, and. the transom storefront windows. The secondary
élevations are clad in corrugated metal, the original building construction method. used in 1912. Thus, 124
|Main Street retains design, materials, Workmanship, and feeling.

Even with the recent development along Main Street, 124 Main Street retains its historic setting. 120 Main
Street, 117-121 Main Street, and 127 Main Street are over 45-years in age and contribute to the historic:setting
of 122 Main Street.

124 Main Streetis not associated with any historical events or people,
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