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1.0 Introduction

1.1 Executive Summary

Environmental Science Associates (ESA) was retained by RCR Bristol, LLC (Client), to prepare
this Historical Resource Assessment Report (Report) for Related Bristol (Project) pursuant to the
California Environmental Quality Act (CEQA). The 41.1-acre Project Site is currently improved

with 16 buildings and multiple associated surface parking lots and encompasses nine assessor
parcel numbers (APNs): 412-131-12, 412-131-13, 412-131-14, 412-131-16, 412-131-17, 412-
131-22, 412-131-24, 412-131-25, and 412-131-26.

For purposes of this report, the sixteen buildings currently located on the Project Site are
identified as follows:

Date of
Construction | Address (Current and Historic) Current Tenant(s)
Building A | 1972 3900 South Bristol Street Bed Bath & Beyond, Hobby Lobby, T.J.
1307 West Sunflower Avenue Maxx, Ross Dress for Less,
World Market (1313), Red Robin (1307).
1313 West Sunflower Avenue
Building B | 1972 3610 South Bristol Street Vons
3640-3646 South Bristol Street (even numbers)
3650 South Bristol Street
3664—-3674 South Bristol Street (even numbers)
3692-3698 South Bristol Street (even numbers)
3732-3752 South Bristol Street
3719-3785 South Plaza Drive.
Building C | 1974 3701 South Plaza Drive Esporta Fitness
BuildingD | 1973 3620 South Bristol Street Variety of medical and dental offices
Building E | 1972 3600-3600 %2 South Bristol Street Chase Bank
Building F | 1972 3606—3608 South Bristol Street Wang Cho
Building G | 1972 3730 South Bristol Street Bank of America
Building H | 2003 3638 South Bristol Street Sleep Number
Building | 2001 3710 South Bristol Street Jack in the Box
Building J 1984 1500 West MacArthur Street Boiling Crab
3621 South Plaza Drive
3641 South Plaza Drive
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Date of
Construction | Address (Current and Historic) Current Tenant(s)
Building K | 1979 3814-3816 South Bristol Street Plato’s Closet, Aloha Hawaiian BBQ,
Barbershop, Hair Salon
BuildingL | 2004 3810 South Bristol Street McDonald'’s
Building M | 1978 3820 South Bristol Street Robbins Brothers
Building N | 1985 3930 South Bristol Street Two restaurants, dentist, retail.
Building O | 1985 3940 South Bristol Street Sankai Restaurant
Building P | 1985 3950 South Bristol Street Euro Caffe

Of the sixteen buildings within the Project Site, seven were constructed more than 45 years ago.
Therefore, these seven buildings (Buildings A, B, C, D, E, F and G, as detailed above) require
assessment for eligibility as a historical resource for listing in the National Register of Historic
Places (National Register) as well as the California Register of Historical Resources (California
Register). For purposes of this report, the term “subject properties” refers to these seven
buildings.

As Buildings H, I, J, K, L, M, N, O and P do not meet the 45-year threshold for the purposes of
CEQA, they were not evaluated as potential historical resources. They are not included in the
evaluation.

This Report includes a discussion of the survey methods used, a brief historic context of the
Project Site and surrounding area, and the identification and evaluation of the existing
improvements on the Project Site.

The structure located at 3900 S Bristol (Building A) is a large, one-story mall complex that is
located on the north side of Sunflower Avenue, mid-block between S Bristol Street and S Plaza
Drive. It was constructed in 1972 and has always been in use for retail/commercial purposes. It
currently houses a variety of retail outlets including Bed Bath & Beyond, Hobby Lobby, T.J.
Maxx, Ross Dress for Less, and World Market, as well as the restaurant chain Red Robin. Other
addresses historically associated with the building include 1307 W Sunflower Avenue and 1313
W Sunflower Avenue.

The structure located at 3620 S Bristol (Building B) is a large, one-story strip-mall complex that
is located on the southside of W MacArthur Boulevard, just north of Callens Common, mid-block
between S Plaza Drive and S Bristol Street. It was constructed in 1972 and has always been in use
for retail/commercial purposes. Two buildings were attached to create the current footprint circa
1995. Other addresses historically associated with this building include 3640 — 3646 South

Bristol Street (even numbers), 3650 South Bristol, 3664 — 3674 South Bristol Street (even
numbers), 3692 — 3698 South Bristol Street (even numbers), 3732 — 3752 South Bristol Street
(even numbers), and 3719 — 3785 South Plaza Drive.

The structure located at 3701 South Plaza Drive (Building C) is a large fitness center and gym
that is located south of W MacArthur Boulevard and east of S Plaza Drive. It was constructed in
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1974 as a multi-screen movie theater and is currently in use as a fitness center and pool under the
name of Esporta Fitness. Other addresses historically associated with this building include 3700 S
Bristol Drive.

The structure located at 3620 South Bristol Street (Building D) is a three-story commercial
building located on the south side of MacArthur Boulevard, mid-block between South Bristol
Street and South Plaza Drive. It was constructed circa 1973 in a Modern style with a nod to the
Spanish Colonial Revival style. It currently has 22 suites/offices, all occupied by a variety of
medical and dental practices. It has been a medical/dental building since its original construction
and has always retained the address of 3620 S Bristol Street.

The structure located at 3600 South Bristol Street (Building E) is a two-story commercial
building located on the southwest corner of South Bristol Street and West MacArthur Boulevard.
It was constructed in 1972 in a Spanish Colonial Revival style and is currently occupied by Chase
Bank. Other addresses historically associated with the building include 3606 S Bristol Street,
3630 S Bristol Street, and 3636 S Bristol Street.

The structure located at 3606 — 3608 South Bristol Street (Building F) is a one-story commercial
building located south of W MacArthur Blvd and west of S Bristol Street, just southwest of
Building E. It was constructed in 1972 and has always been in use as a restaurant. It is currently
occupied by Wang Cho Korean BBQ. Other addresses historically associated with the building
included 3606 S Bristol Street.

The structure located at 3730 South Bristol Street (Building G) is a one-story commercial
building located north of Callen’s Common and mid-block between S Plaza Drive and S Bristol
Street. It was constructed in 1972 in a Modern style with a nod to the Spanish Colonial Revival
style. It has been in use as a bank since construction and is currently occupied by Bank of
America.

Based on ESA’s evaluation, these seven subject properties (Buildings A, B, C, D, E, F, and G) do
not appear eligible for the National Register of Historic Places or the California Register of
Historical Resources under any of the applicable criteria. Moreover, the properties and
historically associated setting have been substantially altered and do not retain integrity from their
original construction to convey significance under any of the applicable criteria. Therefore, it is
ESA’s recommendation that all of the evaluated properties be assigned a California Historical
Resource Status Code of “6Z” meaning that it is “Found ineligible for NR, CR or Local
designation through survey evaluation.”

1.2 Project Location

The Project Site is located on the southern border of the City of Santa Ana, in Orange County,
California, as shown in Figure 1, Regional Location and Figure 2, Project Location. The Project
Site is improved with sixteen commercial buildings, as shown in Figure 3, Buildings on Project
Site. The seven subject properties that were evaluated are highlighted in green; the nine other
buildings on-site that did not meet the 45-year threshold and were not evaluated are highlighted in
red.
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The Project Site is located in a commercially developed area of the city and is bounded by West
MacArthur Boulevard on the north, South Bristol Street on the east, West Sunflower Avenue on
the South, and South Plaza Drive on the west. The subject property is bisected by Callen’s
Common, which runs east-west through the center of the site. The area immediately to the north
and to the east of the Project Site are developed with multiple single-story buildings and similar
strip-mall buildings. To the south, across Sunflower Avenue within the city boundary of Costa
Mesa, is South Coast Plaza, which is the largest enclosed shopping mall on the West Coast of the
United States. To the west of the Project Site are Versailles on the Lake, a 14-building apartment
complex surrounding a man-made lake, and a similar multi-tenant commercial-retail center.

The Project site is identified in the Santa Ana’s General Plan Land Use Element as being located
within the South Bristol Street Focus Area. The Related Bristol Specific Plan will replace existing
zoning districts, becoming the zoning for the property; it will define the present allowable uses
and development standards, as well as the processes and procedures for the approval of future
development within its boundaries. Within the General Plan South Bristol Street Focus Area, the
Project site is designated District Center-High (DC-5). The District Center-High is a mixed-use
designation identified in the General Plan as including “Transit-oriented and high-density urban
villages consisting of visually striking and dynamic buildings and spaces with a wide range and
mix of residential, live-work, commercial, hotel, and employment-generating uses.”

Related Bristol 4 ESA / D202200072.00
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1.3 Research and Field Methodology

This Report was prepared by ESA’s architectural historians, including Margarita Jerabek-Bray,
Ph.D., Director of Historical Resources; Shannon Papin, M.S., Senior Architectural Historian;
and Antonette Hrycyk, M.S., Architectural Historian. All of these ESA staff exceed the Secretary
of the Interior’s Professional Qualification Standards in history and architectural history.
Professional qualifications are provided in Appendix A.

The preparation of this Report involved a review of the National Register and its annual updates, the
California Register, the Statewide Historical Resources Inventory database maintained by the State
Office of Historic Preservation (OHP), and the City of Santa Ana’s inventory of historic properties to
identify any previously recorded properties within or near the Project Site. An intensive pedestrian
survey also was undertaken to document the existing conditions of the property and vicinity. A set of
California Department of Parks and Recreation 523 forms for each improvement over 45 years in age
situated within the Project Site is included in Appendix C.

In addition, the following tasks were performed for the study:

e Conducted field inspections of the Project Site and used the survey methodology of the OHP.

e Photographed the Project Site and associated landscape features and examined other
properties in the vicinity that exhibited potential architectural and/or historical associations.

o Conducted site-specific research on the Project Site using assessor records, building permits,
Sanborn Fire Insurance Maps (Sanborn maps), city directories, historical photographs, the
Los Angeles Public Library’s California Index, Online Archive of California, Calisphere,
University of Southern California (USC) Digital Collections, historical Los Angeles Times,
and other published sources.

o Conducted research at the City’s Building and Safety and Community Development
Department, and the County Assessor’s Office.

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

o Evaluated potential historical resources based upon criteria used by the National Register,
California Register, and City of Los Angeles Cultural Heritage Preservation Ordinance.

2.0 Regulatory Framework

Historical resources fall within the jurisdiction of the federal, state, and local designation
programs. Federal laws provide the framework for the identification, and in certain instances,
protection of historical resources. Additionally, state 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 Public
Resources Code (PRC), Section 5024.1, are the primary federal and state laws and regulations
governing the evaluation and significance of historical resources of national, state, regional, and
local importance. Descriptions of these relevant laws and regulations are presented below.

Related Bristol 8 ESA / D202200072.00
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2.1 Federal Eligibility Criteria and Integrity Aspects
National Register of Historic Places

The National Register was established by the NHPA 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
impairment.”1 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. Associated with events that have made a significant contribution to the broad patterns of our
history

B. Associated with the lives of persons significant in our past

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

D. Yields, or may be likely to yield, information important in prehistory or history2

Districts, sites, buildings, structures, and objects that are 50 years or older in age must meet one
or more of the above criteria and retain integrity (that is, convey their significance) to be eligible
for listing.

Under the National Register, a property can be significant not only for the way it was originally
constructed, but also for the way it was adapted at a later period, or for the way it illustrates
changing tastes, attitudes, and uses over a period of time.3

Within the concept of integrity, the National Register recognizes seven aspects or qualities that, in
various combinations, define integrity: Location, Design, Setting, Materials, Workmanship,
Feeling, and Association. These aspects are summarized as follows:

Location is the place where the historic property was constructed or the place where the historic
event occurred. The relationship between the property and its location is often important to
understanding why the property was created or why something happened. The actual location of a
historic property, complemented by its setting, is particularly important in recapturing the sense
of historic events and persons. Except in rare cases, the relationship between a property and its
historic associations is destroyed if the property is moved.

1 36 CFR Section 60.2.
2

National Register Bulletin 16A: How to Complete the National Register Registration Form. Accessed June 27,
2019, at https://www.nps.gov/nr/publications/bulletins/pdfs/nrb16a.pdf. This bulletin contains technical
information on comprehensive planning, survey of cultural resources and registration in the NRHP.

3 National Register Bulletin 15, p. 19.
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Design is the combination of elements that create the form, plan, space, structure, and style of a
property. It results from conscious decisions made during the original conception and planning of
a property (or its significant alteration) and applies to activities as diverse as community
planning, engineering, architecture, and landscape architecture. Design includes such elements as
organization of space, proportion, scale, technology, ornamentation, and materials. A property’s
design reflects historic functions and technologies as well as aesthetics. It includes such
considerations as the structural system; massing; arrangement of spaces; pattern of fenestration;
textures and colors of surface materials; type, amount, and style of ornamental detailing; and
arrangement and type of plantings in a designed landscape.

Setting is the physical environment of a historic property. Whereas location refers to the specific
place where a property was built or an event occurred, setting refers to the character of the place
in which the property played its historic role. It involves how, not just where, the property is
situated and its relationship to surrounding features and open space.

Workmanship is the physical evidence of the crafts of a particular culture or people during any
given period in history or prehistory. It is the evidence of artisans’ labor and skill in constructing
or altering a building, structure, object, or site. Workmanship can apply to the property as a whole
or to its individual components.

Materials are the physical elements that were combined or deposited during a particular period of
time and in a particular pattern or configuration to form a historic property. The choice and
combination of materials reveal the preferences of those who created the property and indicate the
availability of particular types of materials and technologies. A property must retain key exterior
materials dating from the period of its historic significance.

Feeling is a property’s expression of the aesthetic or historic sense of a particular period of time.
It results from the presence of physical features that, taken together, convey the property’s
historic character.

Association is the direct link between an important historic event or person and a historic
property. 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.4

To retain historic integrity, a property will always possess most of the aspects, and depending
upon its significance, retention of specific aspects of integrity may be paramount for a property
to convey its significance.® Determining which of these aspects are most important to a
particular property requires knowing why, where, and when a property is significant.® For
properties that are considered significant under National Register Criteria A and B, National

4 National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation, 44-45,
http://www.nps.gov/nr/publications/bulletins/pdfs/nrb15.pdf, accessed June 2019.

5 The National Register defines a “property” as an “area of land containing a single historic resource or a group of
resources, and constituting a single entry in the National Register of Historic Places.” A “historic property” is
defined as “any prehistoric or historic district, site, building, structure, or object at the time it attained historic
significance.” “Glossary of National Register Terms.” National Park Service. Accessed July 1, 2019, at
http://www.nps.gov/nr/publications/bulletins/nrb16a/nrb16a_appendix_IV.htm.

6 National Register Bulletin 15, p. 44.
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Register Bulletin 15: How to Apply the National Register Criteria for Evaluation (National
Register Bulletin 15) explains, “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).”’
In assessing the integrity of properties that are considered significant under National Register
Criterion C, National Register Bulletin 15 states, “a property important for illustrating a
particular architectural style or construction technique must retain most of the physical features
that constitute that style or technique.”8

2.2 State Register and Eligibility Criteria
California Register of Historical Resources

The 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 PRC and maintains the Statewide Historical
Resources Inventory and the California Register. The State Historic Preservation Officer 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 that may affect the significance of identified historical resources.

The 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.”® The criteria for eligibility for the
California Register are based upon National Register criteria.10

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:

o California properties listed on the National Register and those formally determined eligible
for the National Register!l

e California Registered Historical Landmarks from No. 770 onward

7 “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, p. 46.

8 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.

9 PRC Section 5024.1(a).
10 pRC Section 5024.1(b).
11 pRC Section 5024.1(d).
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e Those California Points of Historical Interest that have been evaluated by the OHP and have
been recommended to the State Historical Commission for inclusion in the California
Register12

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

e Individual historical resources
e Historical resources contributing to historic districts

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

o Historical resources designated or listed as Historic-Cultural Monuments, or designated under
any local ordinance, such as a Historic Preservation Overlay Zone, or HPOZ13

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

1. Isassociated 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

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

Additionally, a historical 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 historical resource and to convey the reasons for its
significance. Historical resources that have been rehabilitated or restored may be evaluated for
listing. Integrity is evaluated with regard to the retention of seven aspects of integrity similarly to
the National Register (location, design, setting, materials, workmanship, feeling, and association).
Also, like with the National Register, integrity must be judged with reference to the particular
criteria under which a resource is proposed for eligibility. Alterations over time to a resource or
historic changes in its use may themselves have historical, cultural, or architectural significance.
It is possible that historical resources may not retain sufficient integrity to meet the criteria for
listing in the National Register, but they may still be eligible for listing in the California Register.
A resource that has lost its historic character or appearance may still have sufficient integrity for
the California Register if it maintains the potential to yield significant scientific or historical
information or specific data.14

12 pRC Section 5024.1(d).
13 PRC Section 5024.1(e)

14 codified in California Code of Regulations, Title 14, Chapter 11.5, Section 4852(c) which can be accessed on the
internet at http://ohp.parks.ca.gov

Related Bristol 12 ESA / D202200072.00
Historic Resource Assessment January 2023



Historic Resource Assessment

2.3 City of Santa Ana

The Project site is identified in the Santa Ana’s General Plan Land Use Element as being located
within the South Bristol Street Focus Area. The Related Bristol Specific Plan will replace existing
zoning districts, becoming the zoning for the property; it will define the present allowable uses
and development standards, as well as the processes and procedures for the approval of future
development within its boundaries. Within the General Plan South Bristol Street Focus Area, the
Project site is designated District Center-High (DC-5). The District Center-High is a mixed-use
designation identified in the General Plan as including “Transit-oriented and high-density urban
villages consisting of visually striking and dynamic buildings and spaces with a wide range and
mix of residential, live-work, commercial, hotel, and employment-generating uses.”

City of Santa Ana General Plan — Historic Preservation Element

The City of Santa Ana’s General Plan Update (GPU) contains a Historic Preservation Element,
certified in April of 2022. The policy framework contains three specific preservation-related
goals, which are as follow:1®

Goal HP — 1: Historic Areas and Resources. Preserve and enhance Santa Ana’s historic areas
and resources to maintain a unigque sense of place.

Policy HP-1.1 Architectural and Design Standards. Preserve unigue neighborhoods
and structures in Santa Ana through implementation of the Citywide Design Guidelines
and historic preservation best practices.

Policy HP-1.2 Federal Standards for Rehabilitation. Ensure rehabilitation of historic
buildings complies with the Secretary of Interior’s Standards for the Treatment of
Historic Properties and that new construction in historic districts is compatible with
context.

Policy HP-1.3 Historic Districts and Design Standards. Explore opportunities to
preserve neighborhoods with largely intact historic buildings and character through the
creation of historic districts, identification of historically sensitive areas, or neighborhood
context-sensitive design standards.

Policy HP-1.4 Protecting Resources. Support land use plans and development proposals
that actively protect historic and cultural resources. Preserve tribal, archeological, and
paleontological resources for their cultural importance to communities as well as their
research and educational potential.

Policy HP-1.5 Structure and Systems Maintenance. Encourage maintenance, care, and
systems upgrades of historic resources to avoid the need for major rehabilitation, prevent
loss of historic resources, and remediate health concerns such as lead based paint and
mold.

15 “Historic Preservation Element, Santa Ana General Plan” City of Santa Ana Planning Division, April 2022.
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Policy HP-1.6 Lead By Example. Ensure that all City-owned historic resources and
cultural facilities reflect exceptional architecture and historically appropriate features to
celebrate Santa Ana as a world-class city

Policy HP-1.7 Preserving Human Element. Encourage participation in oral history
programs to capture Santa Ana’s historic and cultural narrative.

Policy HP-1.8 Reuse of Historic Buildings. Support flexible land use standards to
facilitate the adaptive reuse of historic buildings with a variety of economically viable
uses, while minimizing impacts to the historic value and character of sites and structures.

Policy HP-1.9 Historic Downtown. Strengthen the image and identity of Downtown
through unifying design and architectural themes that are compatible with existing
historic fabric.

Goal HP-2: Cultural and Historic Resources. Promote the City’s cultural and historic resources
to advance Santa Ana’s role in Southern California history.

Policy HP-2.1 Resource Stewardship. Expand community outreach to educate property
owners and businesses regarding responsibilities and stewardship requirements of the
city’s historic resources.

Policy HP-2.2 Educational Awareness. Provide educational opportunities to foster
community awareness and pride in Santa Ana’s history.

Policy HP-2.3 Commemorating History. Support efforts to identify and commemorate
historic structures and sites, and historically sensitive areas in Santa Ana through murals,
plaques, and educational exhibits.

Policy HP-2.4 Local and Regional Partnerships. Strengthen relationships and
programs with local and regional institutions and organizations to promote the
appreciation, maintenance, rehabilitation, and preservation of Santa Ana’s historic and
cultural resources.

Policy HP-2.5 Economic Development Tool. Promote economic development through
heritage education and the promaotion of tourism.

Policy HP-2.6 Center Core. Promote Santa Ana’s identity as the cultural and historic
downtown of Orange County

Goal HP-3: Historic Preservation. Develop, implement, and maintain a nationally recognized
historic preservation program.

Policy HP-3.1 Historic Resource Survey. Maintain a comprehensive program to
inventory and preserve historic and cultural resources, including heritage landscape and
trees.
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Policy HP-3.2 Incentivize Preservation. Support incentive programs that promote
restoration, rehabilitation, salvage, and adaptive reuse of historic buildings.

Policy HP-3.3 Accessible Preservation Policy. Explore strategies to promote a historic
preservation program that is robust, equitable, and accessible.

Policy HP-3.4 Preservation Program Certification. Maintain Santa Ana’s status as a
Certified Local Government (CLG) to further the City’s historic resource program and
pursue all available funding for preservation.

Policy HP-3.5 Local Preservation Groups. Collaborate with the Santa Ana Historical
Preservation Society, community groups, and individuals to promote public awareness
and educational opportunities that highlight historic preservation.

Policy HP-3.6 Staff Development. Collaborate with local and regional historic
preservation groups to maintain a training program that promotes best practices in
preservation techniques.

Additionally, the Program Environmental Impact Report (October 2021) for the city’s GPU states
that development consistent with the GPU could impact historical resources and therefore the
following mitigation measures have been established to reduce these impacts to a less than
significant level:

CUL-1 Identification of Historical Resources and Potential Project Impacts. For structures
45 years or older, a Historical Resources Assessment (HRA) shall be prepared by an
architectural historian or historian meeting the Secretary of the Interior’s Professional
Qualification Standards. The HRA shall include: definition of a study area or area of
potential effect, which will encompass the affected property and may include surrounding
properties or historic district(s); an intensive level survey of the study area to identify and
evaluate under federal, State, and local criteria significance historical resources that
might be directly or indirectly affected by the proposed project; and an assessment of
project impacts. The HRA shall satisfy federal and State guidelines for the identification,
evaluation, and recordation of historical resources. An HRA is not required if an existing
historic resources survey and evaluation of the property is available; however, if the
existing survey and evaluation is more than five years old, it shall be updated.

CUL-2 Use of the Secretary of the Interior’s Standards. The Secretary of the Interior’s
Standards for the Treatment of Historic Properties shall be used to the maximum extent
practicable to ensure that projects involving the relocation, conversion, rehabilitation, or
alteration of a historical resource and its setting or related new construction will not
impair the significance of the historical resource. Use of the Standards shall be overseen
by an architectural historian or historic architect meeting the Secretary of the Interior’s
Professional Qualification Standards. Evidence of compliance with the Standards shall be
provided to the City in the form of a report identifying and photographing character-
defining features and spaces and specifying how the proposed treatment of character-
defining features and spaces and related construction activities will conform to the
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Standards. The Qualified Professional shall monitor the construction and provide a report
to the City at the conclusion of the project. Use of the Secretary’s Standards shall reduce
the project impacts on historical resources to less than significant.

CUL-3 Documentation, Education, and Memorialization. If the City determines that
significant impacts to historical resources cannot be avoided, the City shall require, at a
minimum, that the affected historical resources be thoroughly documented before
issuance of any permits and may also require additional public education efforts and/or
memorialization of the historical resource. Though demolition or alteration of a historical
resource such that its significance is materially impaired cannot be mitigated to a less
than significant level, recordation of the resource will reduce significant adverse impacts
to historical resources to the maximum extent feasible. Such recordation should be
prepared under the supervision of an architectural historian, historian, or historic architect
meeting the Secretary of the Interior’s Professional Qualification Standards and should
take the form of Historic American Buildings Survey (HABS) documentation. At a
minimum, this recordation should include an architectural and historical narrative;
archival photographic documentation; and supplementary information, such as building
plans and elevations and/or historic photographs. The documentation package should be
reproduced on archival paper and should be made available to researchers and the public
through accession by appropriate institutions such as the Santa Ana Library History
Room, the South Central Coastal Information Center at California State University,
Fullerton, and/or the HABS collection housed in the Library of Congress. Depending on
the significance of the adversely affected historical resource, the City, at its discretion,
may also require public education about the historical resource in the form of an exhibit,
web page, brochure, or other format and/or memorialization of the historical resource on
or near the proposed project site. If memorialized, such memorialization shall be a
permanent installation, such as a mural, display, or other vehicle that recalls the location,
appearance, and historical significance of the affected historical resource, and shall be
designed in conjunction with a qualified architectural historian, historian, or historic
architect.

Cultural Heritage Ordinance and Eligibility Criteria

The Santa Ana City Council adopted an ordinance in August of 1998 creating a Historic
Resources Commission, which is a nine-member board that works to emphasize and support
historic preservation in the city of Santa Ana. This same ordinance also created the Santa Ana
Register of Historic Places, which is a list of historically significant properties within city limits.
To add a property to the list, interested owners or citizens submit a city-specific application form
to the Planning Division of City of Santa Ana Planning and Building Agency. The Planning
Division presents the application to the Historic Resources Commission in a public hearing and
formulates a recommendation as to the status of the building.
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To be listed on Santa Ana’s Register of Historic Places, a building must meet at least one of the
criteria for significance that the City has deemed important:16

e Structure has distinguishing characteristics of an architectural style or period

e Structure that exemplifies a particular architectural style or design features

o Work of notable architect, builder, or designer whose style influenced the city’s architectural
development

o Rare structures of original designs
e Buildings of historical significance:
— Where important events occurred
— Associated with famous people, original settlers, renowned organizations and businesses
—  Which were originally present when the city was founded
— That served as important centers for political, social, economic, and cultural activity
o Sites of archaeological importance

e Buildings that were connected with a business or use which was once common but is now rare

3.0 Identification of Potential Historical Resources
with the Subject Property and Surrounding Area

3.1 Previous Evaluations of Subject Properties
Previously Recorded Cultural Resources

A records search for the Project was conducted on September 20, 2022, at the California
Historical Resources Information System South Central Coastal Information Center (SCCIC)
housed at University of California, Fullerton. The records search included a review of all
recorded archaeological resources, historic architectural resources, and previous studies within
the Project Area and a half-mile radius of the Project Area. In addition, a records search of the
California Office of Historic Preservation Built Environment Resource Directory indicated no
resources within a quarter-mile radius of the Project Area.

The General Plan for the City of Santa Ana divides the city map into 64 neighborhoods that are
then further grouped into Five Focus areas for purposes of historic surveys. The project site is
located in the South Bristol Street corridor, which is “between Warner Avenue on the North and
the city boundary at Sunflower Avenue on the south,” however the general plan does indicate that
this region has “low potential to contain built environment historical resources.”1’

16 “Historic Property Application” City of Santa Ana Planning Division. https://www.santa-
ana.org/documents/history-property-application-adding-your-property-to-the-register/

17 “Chapter 5.4 — Cultural Resources,”
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Previous Cultural Resources Investigations

The records search results indicate that 16 cultural resources studies have been conducted within
a .50mile radius of the Project Area (Table 1). Approximately 30 percent of this half-mile records
search radius has been included in previous cultural resources surveys. Of the 16 previous studies,
one (OR-01197) overlaps the Project Area. Only a small portion, approximately five percent, of
the actual Project Area has been included in previous cultural resources studies.

TABLE 1

PREVIOUS CULTURAL RESOURCES INVESTIGATIONS

Author SCCIC# (OR-) Title Year

Van Horn, David M. -00289 Sakioka Property Archaeological Survey Report 1978

Brock, James P. -00518 Archaeological Test Excavation Report: The Sakioka Site, Near 1980
South Coast Plaza, Costa Mesa, Orange County, California

Padon, Beth -01010 An Archaeological Study of an 11.2 Acre Parcel Within the Town 1990
Center Area of Costa Mesa

Brown, Joan C. -01197* Cultural Resources Reconnaissance of Ten Miles of the Santa 1992
Ana-Delhi Channel Complex, Orange County, California

Macko, Michael E. -01703 Results of an Archaeological Resource Literature Review, Field 1994
Survey, and Report for the AT & T Anaheim to Mission Viejo
Lightguide System, Santa Ana P.O.P. Diversity

Ferraro, David and -02057 Archaeological and Paleontological Monitoring for Romano's 2000

Joan Brown Macaroni Grill, South Coast Metro Center, Costa Mesa, California

Demcak, Carol R. -02127 Final Report on Archaeological and Paleontological Monitoring 1999
for Robinson-may Expansion Project, City of Costa Mesa

Ferraro, David D. -02128 Archaeological and Paleontological Monitoring for Retail Building 2000
Site Preparation at 545 Anton Boulevard, South Coast Metro
Center, Costa Mesa

Atchley, Sara M. -02200 Cultural Resources Investigation for the Nextlink Fiber Optic 2000
Project, Los Angeles and Orange Counties, California

Duke, Curt -02553 Cultural Resource Assessment at & T Wireless Services Facility 2002
No. 13369a Orange County, California

Unknown -02603 Draft Environmental Impact Report Bear Street Project Arnel 1976
Development Company

Arrington, Cindy and -03373 Cultural Resources Final Report of Monitoring and Findings for 2006

Nancy Sikes the Qwest Network Construction Project State of California:
Volumes | and Il

Chasteen, Carrie -04172 Historic Property Survey Report San Diego Freeway (I-405) 2011
Improvement Project SR-73 to I-605, Orange and Los Angeles
Counties

Supernowicz, Dana -04286 Architectural Evaluation Report of the AT&T Switch Project, 2012
AT&T Mobility Site No. OC0320, 3220 South Bristol Street, Santa
Ana, Orange County, California 92704

Bonner, Diane, -04441 Cultural Resources Records Search and Site Visit Results for T- 2014

Wills, Carrie, and Mobile West, LLC Candidate LA02098A (CM098 LC117) 3220

Crawford, Kathleen South Bristol, Santa Ana, Orange County, California

Bonner, Wayne and -04442 Direct APE Historic Architectural Assessment for T-Mobile West, 2014

Crawford, Kathleen LLC Candidate LA02098A (CM098 LC117) 3220 South Bristol,
Santa Ana, Orange County, California

* Indicates study overlaps the Project Area
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Previously Recorded Cultural Resources

The records search results indicate that four archaeological resources have been previously
recorded within a half-mile radius of the Project Area, and one historic architectural resource has
been recorded within a half-mile radius of the Project Area (Table 2). Of the four archaeological
resources, one (P-30-001515) is a prehistoric archaeological site and three (P-30-100342, -
100343, -100344) are historic-period archaeological isolates. The historic architectural resource
(P-30-177473) is the Santa Ana AT&T Building. No archaeological or historic architectural
resources have been previously recorded within the Project Area.

TABLE 2
PREVIOUSLY RECORDED CULTURAL RESOURCES

Permanent Approximate
P-Number  Trinomial Date Distance
(P-30-) (CA-ORA-)  Other Designation  Description Recorded Eligibility  from Project
001515 001515 LSA-IBI830-S-2 Prehistoric site 1999 unknown 0.5 miles
southeast
100342 - 10-1 Historic-period 2002 ineligible 0.4 miles
(Armstrong Ranch) isolate — refuse northwest
scatter
100343 - 10-2 Historic-period 2002 ineligible 0.4 miles
(Armstrong Ranch) isolate — refuse northwest
scatter
100344 - 10-3 (Armstrong Historic-period 2002 ineligible 0.4 miles
Ranch) isolate — refuse northwest
scatter
177473 - Santa Ana AT&T Historic-period 2012 Proposed 0.3 miles
Building industrial building ineligible north
complex

4.0 Historical Background
4.1 Neighborhood Development

In July of 1769, the valley in which Santa Ana is located was discovered during a Franciscan
expedition led by Don Gaspar Portola. The explorers christened the valley Rancho Santiago de
Santa Ana in honor of Saint Anne.8 In 1810, a member of the expedition, Antonio Yorba, and
his nephew, Juan Peralta, received a grant from the Spanish governor of California for all the land
extending from the foothills of Santa Ana Canyon to the ocean.1® They used the land to graze
cattle and later developed irrigation systems fed by water from the Santa Ana River. The land was
quite fertile and, with the establishment of several ranches in the valley, the area soon became an
agricultural center.

When Mexico broke away from Spain in 1821, the California territory experienced minimal
development. When the Mexican American War concluded in 1848, Mexico ceded the land to the

18 «“santa Ana: History,” City-Data.com, accessed October 11, 2022. https://www.city-data.com/us-cities/The-
West/Santa-Ana-History.html.

19 Ipid.
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United States, and two years later, California became the 31st state in the Union.20 Santa Ana
appeared as a township of Los Angeles County in the 1860 and 1870 censuses. In 1869, William
H. Spurgeon purchased 70 acres from the Yorba heirs and drew up a town plan, and the
community was officially laid out later that year.2! Santa Ana evolved as a commercial center
because of its central location in the valley, becoming a natural marketplace for crops produced in
the surrounding region that is now Orange County. Agriculture continued to be the major industry
throughout Orange County and Santa Ana until the second half of the twentieth century.

Rail travel was a major factor in the development and expansion of Santa Ana. The Southern
Pacific Railroad connected Santa Ana to Los Angeles in 1877, with the line running down from
Norwalk much as Interstate 5 does today.22 In 1887, the California Central Railway broke the
Southern Pacific Railroad’s local monopoly on rail travel and began to offer service between Los
Angeles and San Diego with Santa Ana as an intermediate station.23 In 1886, Santa Ana was
incorporated, and three years later Orange County was separated from Los Angeles County and
Santa Ana was named the county seat.24 1900, the population of Orange County was almost
20,000, and Santa Ana accounted for approximately one-fourth of that number.25

During World War 11, the United States Armed Forces built a variety of bases and infrastructure
in and around Santa Ana, including the Army, the Air Force, the Marine Corps, and the Coast
Guard.26 The most well-known of these bases include the EI Toro Marine Corps Air Station, the
Seal Beach Naval Weapons Station, and the Los Alamitos Joint Forces Training Base.2” The
relocation of soldiers, pilots, and captains, along with their families and civilian employees,
account for much of Orange County’s development during the preparations for World War 1l and
throughout the war.

In the city of Santa Ana, the Santa Ana Army Air Base was built as a training center for the
United States Army Air Forces. Without planes, hangers, or runways, the facility served as a
basic training camp where newly inducted soldiers were given 9 weeks of training to determine
what specialties they would pursue. The base was responsible for continued population growth in
Santa Ana and Orange County, as many veterans moved to the area to raise families after the war
ended. World War 1l brought further development as industry moved into the area. By 1950, the
population of Santa Ana was nearly 46,000 residents, and a city charter, providing for a council-

20 «california Admission Day,” California Department of Parks and Recreation. 2022.
https://www.parks.ca.gov/?page_id=23856

21 «santa Ana: History,” City-data.com

22 phjl Brigandi, “The Southern Pacific — Orange County’s First Railroad,” OC Historyland, 2019.
https://www.ochistoryland.com/sprr

23 A look at the trains that built the OC coast” The Los Angeles Times. May 12, 2015.

24 «p Brief History of Orange County,” Orange County Historical Society, Accessed December 20, 2022.
https://www.orangecountyhistory.org/wp/?page_id=38

25 1900 Federal Census

26 phil Brigandi “Orange County’s World War 11 Military Bases,” OC Historyland, 2019.
https://www.ochistoryland.com/wwiibases

27" The Seal Beach Naval Weapons station was originally built as the Naval Ammunition and Net Depot Seal Beach
and the Los Alamitos Joint Forces Training base was originally Los Alamitos Naval Air Station. “A Brief History
of Orange County.”
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manager form of government, was adopted in 1952.28 Since World War 1, Santa Ana has become
a financial and governmental center of Orange County. The site of the former Santa Ana Army
Air Base was converted into a campus for Orange Coast College.

While Santa Ana was incorporated early, its population remained fairly small until the post-war
boom, when it jumped by nearly 50,000 residents every decade between 1960 and 1980. Freeway
construction in Orange County began in the 1950s with the opening of the Santa Ana (I-5)
Freeway. The expansion of this freeway allowed Orange County to become a “bedroom
community” for Los Angeles. Many families were able to purchase a house in Orange County
and easily commute to the blossoming industries of manufacturing and tourism in the greater Los
Angeles metropolis. The construction of I-5 progressed from north to south, which, generally, is
also how housing and retail construction developed in Orange County.2°

As the agricultural industry in Orange County was declining, the population was increasing, so
much of the former farmland was redeveloped cheaply and easily as tract housing. From 1953 to
1962, ten cities in Orange County voted to incorporate, including Buena Park, Cost Mesa,
Cypress, Fountain Valley, Garden Grove, La Palma, Los Alamitos, San Juan Capistrano, Villa
Park, and Westminster, and by 1963 the county’s population totaled slightly over a million
people.30 These typical post-war suburbs followed the pattern of “discount stores and quickie-
marts, factories and warehouses.”3! The county received another major boost of tourism benefits
and associated fiscal benefits when Disneyland opened in neighboring Anaheim in 1955.32

Most of the southern third of Orange County was held by a few large developers, including the
Irvine Company, which began building multiple master planned communities in the 1960s and
1970s.33 Part of the development of southern Orange County included a new branch of the
University of California that was planned in 1959 and opened in 1965. At the time, the city of
Irvine, where the college was located, did not exist.34 Examples of these first planned
communities include Irvine, Mission Viejo, and Laguna Niguel, which were developed along the
I-5 corridor between Los Angeles and San Diego.3> The development of Metro Town Square is in
response to this period of development.

Over time, Santa Ana drew large commercial sectors, including manufacturing, industrial,
technology, and aerospace.3¢ Efforts began in the 1980s to restore and revitalize the city of Santa
Ana, especially its downtown. As a result, the city has become known for its historic downtown

28 california Military Museum. “Santa Ana Army Air Base.” April 5, 2016.
http://www.militarymuseum.org/SantaAnaAAB.html

29 Kenneth Kao, “Orange County History: Suburbia and Today,” Orange County History. March 11, 2008.
https://www.ocf.berkeley.edu/~kennyk/oc/recent.html

30 «A Brief History of Orange County.”

31 steve Emmons, “Orange County’s 21 %-Mile History Lesson,” The Los Angeles Times. July 2, 1985.

32 |bid.

33 «A Brief History of Orange County.”

34 Emmons, “21 %-Mile History”

35 Jon C. Teaford. The Metropolitan Revolution: The Rest of Post-Urban America. (Columbia University Press: New
York, 2006) 196.

36 “The History of Santa Ana, California,” Luis Aguirre Law. Accessed December 20, 2002.
https://luisaguirrelaw.com/history-of-santa-ana-california/
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and MainPlace shopping center, which created thousands of jobs in the heart of the city. Santa
Ana residents of the twenty-first century enjoy cultural and ethnic diversity as well as continuing
status as the financial and governmental center of Orange County.37

In 2015, Santa Ana had a population of 335,264, a number that has continued to grow. In 2017,
Santa Ana became an immigrant sanctuary city. The ordinance requires the city to implement
policies that include “prohibiting the use of city resources for immigration enforcement,
protecting sensitive information, preventing biased-based policing, and directing law enforcement
officials to exercise discretion to cite and release individuals instead of detaining them at a local
facility or county jail based on the nature of the alleged crime.”38 The city has also continued to
diversify in recent years, with four-fifths of voters identifying as Latino electing an all-Latino city
council in 2016.39

4.2 Tract History and Lot Development

ESA reviewed historic tract maps and aerial views to understand the development of the Project
Site and associated neighborhood. Through the 1950s and 1960s, the Project Site was used for
agricultural purposes and appears to show limited development of agricultural support buildings
(Figure 4). It was annexed by the City of Santa Ana in 1960 as South Santa Ana Annex No. 5.

The land that the Project Site lies on was involved in a series of court cases between the Cities of
Santa Ana and its southern neighbor, Costa Mesa. As more cities and towns incorporated in
Orange Country in the 1960s, disputes around annexations and borders of cities were not
uncommon. 40

The Project site is located on land that is currently and historically owned by the Callens family, a
fifth-generation Santa Ana family. Rene Callen immigrated to the United States from Belgium as
a child in 1888. The Callens originally settled in Minnesota, then moved to Orange County in
1908. Settling as tenant farmers on the Irvine Ranch, the family farmed lima beans and sugar
beets and eventually were able to buy their own land.#! The family would own 40-acres in
Orange County, including their “home ranch” in Fountain Valley and the parcel of land off
Bristol Street.42 Rene’s son Joe continued the family’s farming legacy and became an active
participant in local politics. He worked to incorporate the town of Fountain Valley in 1957 and
was elected Fountain Valley’s second mayor.43 As Orange County transitioned from an
agricultural to commercial economy throughout the 1970s, the Callens divided their family farm
into six parcels and leased the land to developers.44 The Callens continue to own the land Metro

37 “Santa Ana: History.”
38 Jessica Kwong, “Santa Ana’s status as sanctuary city made official.” Orange County Register. January 19, 2017.

39 Adam Nagourney and Jennifer Medina, “This City is 78% Latino and the Face of a New California,”
NYTimes.com, October 12, 2016. https://www.nytimes.com/2016/10/12/us/california-latino-voters.html

40 https://law.justia.com/cases/california/court-of-appeal/2d/187/533.html

41 Joseph Bell, “A Bean Field in Time,” Los Angeles Times, February 5, 1988.

42 sherry Angel, “Urban Farmer Clings to the Old Ways,” Los Angeles Times, August 13, 1976, C7.
43 Joseph Bell, “A Bean Field.”

44 Sherry Angel, “Urban Farmer.”

Related Bristol 22 ESA / D202200072.00
Historic Resource Assessment January 2023



Historic Resource Assessment

Town Square is located on, allowing property to be developed on the land via a 99-year land
lease. 4>

Santa Ana and Costa Mesa, both of which were incorporated in 1953, had conflicting claims to a
large swatch of farmland between their two cities in 1960. This 2,365-acre plot of land was
located south of Santa Ana city boundaries and north of Costa Mesa city boundaries. Santa Ana
had been expanding their city boundaries toward the south, while Costa Mesa was working to
expand their city limits north.46 Costa Mesa city attorney John Colwell filed suit in superior court
that claimed that Costa Mesa had initiated an overlapping annex claim after Santa Ana had
originally filed their annexation. Santa Ana’s land claim was much larger than the 121-acre Costa
Mesa land claim, which was referred to as Paularino Annex No. 1.47 Costa Mesa won the initial
court case; however, Santa Ana altered its annexation strategy and proceeded to move forward
with plans to annex 890 acres of and south of Delhi Road, which was referred to as “Santa Ana
Annex No. 5.748 In May of 1960, the final annexation was approved by the City Council as a
747.4-acre site, described as such: “the irregularly shaped annexation, classified as uninhabited,
lies south of Delhi Rd. and is bordered by Huntzinger, Wakeham and Sunflower Aves. between
Harbor Boulevard and a point, a halfway between Bristol and Main Streets.”49 This annexation
includes the land the Project Site currently sits on (Figure 7).

A parcel map filed in in December of 1971 splits the initial partition into two parcels, one on the
north side of the property and one on the south side of the property, which match the two major
assessor parcels that exist today (Figures 5-6).

The buildings currently extant on the Project Site represent the first and only commercial
development on the tract. As shown in a 1972 aerial photograph, Buildings A and E had been
constructed, along with a large parking lot on the southeast portion of the tract (Figure 8). A
building with a rectangular footprint oriented north/south is immediately adjacent to the
southwest corner of Building A. This off-site building remains extant as a movie theater but is not
a part of the Project. The northern half of the site, which would later house Buildings B-G,
appears to be in the process of grading for future development. Commercial development in
adjoining Costa Mesa is evident directly south and southeast of the Project Site, including a large
complex of buildings now known as the South Coast Plaza. Land further to the southeast, as well
as land directly north and west, remains in agricultural use. Multiple neighborhoods of tract
housing are evident to the north and east.

In April of 1976, the southern parcel was further subdivided with three small parcels created in
the northeast corner of the existing parcel (Figure 9). These three parcels contain a small strip
mall (Building K), a McDonald’s (Building L), and Robbins Brothers jewelry store (Building M).

45 Drew Bartholomew, “Related California eyes 42-acre mixed-use project in Santa Ana,” The Real Deal, September
19, 2022, https://therealdeal.com/la/2022/09/19/related-california-eyes-42-acre-mixed-use-project-in-santa-ana/

46 https://www.iheartcostamesa.com/learn/costa-mesa-to-the-limit/

47 «santa Ana Heads for Court to Quash Annex.” The Los Angeles Times. January 21, 1960.
48 «santa Ana Seeks to Salvage Annex.” The Los Angeles Times. March 27, 1960. 179.

49 «Council to Act on Annexation to Santa Ana.” The Los Angeles Times. May 8, 1960. 195.
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These were all developed after the 45-year CEQA threshold for evaluation as a historical
resource.

By 1977, ten buildings had been constructed on the site, including Buildings B, C, D, E, F, and G
(Figure 10). Building B is in its original configuration of two separate buildings connected only
by a walkway. Building C has a smaller footprint than currently exists and is also connected to
Building B by a small walkway. A small building with an east-west rectangular footprint
occupies the current location of Buildings N, O, and P. A series of tennis courts are visible to
immediately to the west of Building D (Figure 11) and a no longer extant structure is
immediately to the south of Building D (Figure 12). The entire site is covered in surface parking
that surrounds the buildings. Additional neighborhoods of tract housing have been constructed to
the west and northwest of the Project Site. A series of apartment buildings and other multi-family
housing has been constructed immediately adjacent to the west off of South Plaza Drive (now
known as Versailles on the Lake Apartments). South Coast Plaza remains extant to the south and
commercial development to the east has increased significantly. Nearly all lots are built out in
some manner, and South Bristol Street is becoming a major commercial thoroughfare for the area.

A 1987 aerial map shows numerous changes and additions to the site, as well as the surrounding
area (Figure 12). The tennis courts located to the west of Building D have been demolished,
replaced by the currently extant Building J as well as additional surface parking. The small
building in the southeast corner of the site at the intersection of Bristol and Sunflower has been
replaced by the Buildings N, O, and P that remains extant today. Building K (Callen’s Common)
has been constructed near the middle of the site, and Buildings L (McDonald’s) and M (Robbins
Brothers) have been added to the eastern side of the site along Bristol along with Building H
(now Sleep Number). The surrounding area has been completely developed, except for one parcel
northwest of the site. The pattern remains much the same with commercial development
immediately along Bristol Street and Sunflower Avenue and immediately adjacent to the corner
of Bristol and MacArthur Boulevard, with residential neighborhoods behind the commercial
strips. South of the site, South Coast Plaza has been significantly enlarged and now encompasses
two sites on either side of Bear Street.

Aerial photographs from 1990 show few, if any, changes to the property and the surrounding area
(Figure 13). A 1995 aerial photograph details significant alterations to Building B, including the
connection of the two parts of the building on the north end (Figure 14). By 2002, this
connection is visibly enlarged, and the parapet roof has been added as well (Figure 15). Both
features remain extant to this day. The building north of Building B has been demolished and
Building C has been enlarged significantly to house a swimming pool and spa in addition to the
gym. Building | has been constructed at the center of the site along Bristol Avenue. The one
empty lot remains northwest of the site off of MacArthur Boulevard, but all other parcels in the
area have been developed.

No significant changes occur on the site past this point, as shown in aerial photographs from 2009
and 2016 (Figures 16-17). A small landscaping strip was added at the corner of Bristol Street
and MacArthur Boulevard in front of Building E and the roof of Building F appears to have been
altered between 2005 and 2009. The empty lot nearby, to the northwest of the intersection of
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West MacArthur Boulevard and South Bear Street has been developed with single-family homes,
and the surrounding commercial areas have continued to fill in with additional development. In

the span of 30 years, the neighborhood has evolved from empty agricultural land to one of the
busiest commercial and retail centers in all of Orange County.

Related Bristol/ D202200072.00
SOURCE: EDR

Figure 4
Aerial photograph of Project Site, 1952
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Related Bristol / D202200072.00
SOURCE: Orange County Public .
Works Department Flg ure 5

Map of Original Subdivision of Project Site, 1971
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Related Bristol / D202200072.00
SOURCE: Orange County Public .
Woks Department Flg ure 6

Map of Original Subdivision of Project Site, 1971
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Related Bristol / D202200072.00

SOURCE: EDR

Figure 7
Aerial photograph, 1963
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Related Bristol / D202200072.00

Figure 8

Aerial photograph, showing Building A constructed in the
southern tract and Building E under construction in the northeast
corner, 1972

SOURCE: EDR
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Related Bristol / D202200072.00

SOURCE: EDR

Figure 9
Map of second subdivision, 1976
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Related Bristol / D202200072.00

SOURCE: EDR .
Figure 10
Aerial photograph with Project Site outlined in red, showing
Buildings A, B, C, D, E, F, and G constructed, along with the
original building next to Building B and tennis courts along the
north edge, 1977
Related Bristol 31 ESA / D202200072.00
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Related Bristol/ D202200072.00
SOURCE: EDR Figure 11
Aerial photograph detailing tennis courts (Building C in the
top center of the photograph), 1977
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Related Bristol / D202200072.00
Figure 12
Aerial photograph with Project Site outlined in red, showing
changes to the Project Site and continued development of the
surrounding neighborhood, 1987

SOURCE: EDR
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Related Bristol / D202200072.00
Figure 13
Aerial photograph showing Project Site outlined in red with
continued development of the surrounding neighborhood, 1990

SOURCE: EDR
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Related Bristol / D202200072.00
Figure 14
Aerial photograph with Project Site outlined in red showing the
addition of new portion of Building B, 1995

SOURCE: EDR
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Related Bristol / D202200072.00

Figure 15

Aerial photograph with Project Site outlined in red, showing
enlargement of Building B passageway and addition of parapet
roof, 2002

SOURCE: EDR
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Related Bristol / D202200072.00

Figure 16
Aerial photograph with Project Site outlined in red, 2009

SOURCE: EDR
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Related Bristol / D202200072.00

SOURCE: EDR .
Figure 17
Aerial photograph with Project Site outlined in red, 2016
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4.3 Construction Chronology

Unless noted otherwise, all information in this section was provided with building permits on file
with the City of Santa Ana. The Americans with Disabilities Act (ADA) compliance work for the
entire complex was completed in 2002.

Building A: 3900 South Bristol Street, 1307 and 1313 Sunflower Avenue

Based on aerial photographs, it appears that Building A was the first structure constructed on the
property in 1972. After extensive research at the City of Santa Ana, it appears that no building
permits before 1979 exist for the building. The building was originally used as a retail property
for the JCPenney, with a listed address of 1313 Sunflower Avenue. It is possible that JCPenney
was responsible for development of the building, but more likely that it was commissioned by the
Southern California branch of Winmar Company, Incorporated, a Seattle-based developer of
commercial buildings that was responsible for the other buildings on the property. Newspaper
research reveals advertisements for a new opening of The Treasury Store, a line of department
stores operated by JCPenney, in October of 1972.50 Advertisements encouraged customers to
“look for the squiggly roof” for The Treasury, a distinctive architectural feature shown on the east
side of the building (Figure 18).

The first building permit on file for the structure dates to 1979, when the former JCPenney’s
space was remodeled with a small addition in anticipation of a new tenant. After The Treasury
closed circa 1980, part of the building was converted to a restaurant in 1983 for Red Robin of
Southern California. Based on information available in building permits, multiple interior
partitions were added to the building in 1984, when Cost Plus Imports appears to take over the
JCPenney space at 1313 West Sunflower. This is likely when the building was divided into the
four commercial storefronts that exist today. In 1988, an exterior greenhouse was added, and an
existing greenhouse was repaired in the Red Robin space; both greenhouse spaces remain extant
today. In 1989, office space at Red Robin was converted to a new test kitchen and a roof repair
was conducted after a notice of code violation was issued. ADA upgrades to restrooms and doors
were done in 1999, eight heating, ventilation, and air conditioning (HVAC) units on the roof of
the structure were replaced in 2013 and the interiors of Red Robin were renovated in 2015. The
vast majority of building permits on file consist of changes or additions to signage, plumbing and
electrical repairs, tenant improvements and other routine maintenance and minor alterations.
Based on aerial photographs, it appears the squiggly roof that dates to the original occupancy of
“The Treasury” was removed in 2016 (Figure 19).

50 “The Treasury is coming to save you (advertisement).” The Los Angeles Times, October 12, 1972, 184.

Related Bristol 39 ESA / D202200072.00
Historic Resource Assessment January 2023



Historic Resource Assessment

Related Bristol / D202200072.00

Figure 18
Detail of aerial photograph showing the “squiggly roof,” 1972

SOURCE: EDR
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Related Bristol / D202200072.00
Figure 19

Detail of aerial photograph showing the removal of the

“squiggly roof,” 2016

SOURCE: EDR
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Building B: 3610 South Bristol Street, 3640 — 3646 South Bristol Street (even
numbers), 3650 South Bristol Street, 3664 — 3674 South Bristol Street (even numbers),
3692 — 3698 South Bristol Street (even numbers), 3732 — 3752 South Bristol Street
(even numbers), and 3719 — 3785 South Plaza Drive

Building B was constructed in 1973 by the Southern California branch of Winmar Company, Inc.,
a Seattle-based developer of commercial buildings at a cost of $882,403. Charles Pankow, Inc.,
served as the original contractor, with subcontractors that included Burke Mechanical (plumbing
and sewer) and R.J. Wilhide (plumbing and electrical). The original square footage of the
building was 54,720 square feet, and the early division of the interior spaces was done according
to the needs of each tenant (Figure 20).

The building underwent two large renovations. The first, in 1995, connected the two buildings;
added sidewalks, curbs, landscaping, and handicap ramps; created a large new trash enclosure;
and repaved the parking lot (Figure 21). The architect/engineer involved was Greg Watkins of
Newport Beach and the work was valued at $97,000. In 1998-1999, the connection was
significantly expanded to accommodate new retail spaces (3719-3785 S Plaza Drive), a new
parking lot was put in along with new loading docks, and a parapet roof was also added to the
building. Various tenant improvements were done at the same time as well as a re-stuccoing to
parts of the building. Hatch Contracting Corporation and Nadel Architects were responsible for
the work, valued at $1,813,547.

Other alterations included new sprinkler systems for fire suppression in 1994 ($41,5000, Eidson
Fire Protection, Inc.) and in 1999 ($20,000, Armadillo Fire Protection) and a significant interior
remodel done in 1998 to accommodate Vons. The work was done by E.L. Fisher Construction
and Carlston Associates (architect) at the supposed cost of $50,000.

Other than what is described above, the majority of building permits detail partitioning and other
tenant improvements done to specific units as well as routine maintenance and changes to
signage. Work done includes the repair, relocation, and replacement of HVAC units and duct
systems; removal and addition of non-load-bearing walls and other partitioning work; changes to
signage; installation and removal of fixtures and other “furniture”; electrical repairs, upgrades,
and additions; plumbing repairs and additions of water heaters, sinks, and other fixtures; new
restrooms; and the addition of fire extinguishers and new alarm systems.
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Related Bristol / D202200072.00

Figure 20
Building white card listing early tenants in Building B

SOURCE: ???7??

Related Bristol / D202200072.00

Figure 21

Detail of aerial photograph showing the construction of the
new addition of Building B (outlined in yellow) with Project Site
outlined in red, 1995

SOURCE: EDR
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Building C: 3701 South Plaza Drive

Building C was originally constructed and designed as a multi-screen movie theater for the
Edwards Theatres Circuit, headquartered in nearby Newport Beach. KL Redfern, Inc., served as
the contractor, with subcontractors that included Advance Mechanical (plumbing), E.W.M.
Company (HVAC), and Woody’s Electric. The original building permits indicate a building of
18,360 square feet that cost $322,280, with a foundation that cost $100,000 and fire sprinklers
worth $20,000. An advertisement in The Los Angeles Times in 1974 referred to this theater as
“Edward’s 4 in 1 Theater” (Figure 22).

The building was re-roofed in 1992 at a cost of $34,600, but, otherwise, very few changes were
made to the building until 2001, when it was converted from a movie theater to a gym (Bally
Total Fitness) at a cost of $906,400. As shown in a 2002 aerial photograph, the building’s
footprint was significantly expanded to the north, with other alterations that included regrading
part of the site for the new construction, the removal of non-load bearing partitions and
mezzanine level, and the addition of a swimming pool and spa. Bannick Architects was
responsible for the design, Thornton-Tomasetti Co. served as engineers, and Rodger Ward
Construction was the contractor.

Roof-mounted HVAC equipment was added to the building in 2003 at a cost of $160,000.
Alterations after the 2001 renovation have been relatively minor, including the addition of
signage, change of electrical fixtures, additional gas plumbing for heating the sauna and the
addition of a new alarm system, cameras, and speakers.

Related Bristol / D202200072.00

Figure 22
Bristol Town & Country Advertisement, September 5, 1974

SOURCE: The Los Angeles Times
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Building D: 3620 South Bristol Street

The first building permit on file for Building D dates to July of 1973, detailing its original
construction as a three-story medical and dental office building at the cost of $494,164. The
building was constructed and owned by the Winmar Company, Inc., who was responsible for the
original site development. Charles Pankow, Inc., served as the contractor and there is no architect
of record. Subcontractors involved with the original construction included Burke Mechanical
(plumbing), Dale Casada Construction (sewer), Key A/C (HVAC), and Transpac Electrical.
According to the original building permits, the first floor is 8,304 square feet, while the second
and third floors are both 11,100 square feet. Significant interior partitioning was done during
initial construction in 1974 and then again in 1977, but most building permits were for routine
maintenance and upkeep including new signage, new water heaters and electrical upgrades. The
building’s HVAC system appears to have been unreliable, with a plethora of permits for repairs
until all of the units were replaced in 1998.

Various small internal renovations were completed on certain units. In Unit 103, a non-load-
bearing partition wall was demolished in order to create exam rooms, office, and laboratory
space. Unit 104 was renovated into a dental office in 1998. In Unit 106, new offices and a break
room were added through internal partitioning in 2003. On the second floor, Unit 203 underwent
internal renovations in 1989. Units 203 and 204 were combined in 2003. Also in 2003, Unit 208
was renovated into a dental office. Unit 301 was reconfigured in 2004. In 1994, Unit 304 was
renovated, and Unit 306 underwent interior renovations in 1998 for use as a dental office.

Other than the above-indicated changes, it appears the only work done on the building was small
tenant improvements, signage, and general maintenance.

Building E: 3600-3600 1/2 South Bristol Street (Chase)

Building E was constructed in 1972 as Marina Federal Savings & Loan at the cost of $400,000.
There is no architect of record although the O.K. Early Corporation is listed on permits as the
contractors. Subcontractors included Argil Mechanical (plumbing), E.L. White (sewer), Western
Allied (HVAC), and MacFarlane Electric. Triple “A” Neon constructed both a wall sign and free-
standing pole sign for the building. The first floor is listed as 9,000 square feet and the second
floor as 12,800 square feet. For most of the 1970s and 1980s, the only alterations were changes to
interior partitioning, new signage, electrical upgrades, and other routine maintenance. In 1988-
1989, the original roof was torn off and replaced in kind. In 1994, existing ATMs were replaced,
and the existing wood frame windows were changed to steel framing. These alterations were
designed by Kishimoto Architects and constructed by American Construction Services. ADA
compliance work for the entire complex, including Building E, was completed in 2002. The
existing ATM and light standards were relocated in 2003 because of a city street-widening
project. No other major construction was noted other than general maintenance, sighage changes,
and tenant improvement. In 2015, there were new partition walls constructed to create office and
the safety deposit room was updated for accessibility compliance.

3600 ¥ underwent small tenant improvements and repairs but no significant construction until
1995, when the existing partition walls were removed, and new walls and ceiling were installed.
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In 1998, Washington Mutual, the tenant at the time, removed the partitions. New partitions were
constructed at the same time, the teller line was extended, and a new ATM was installed.

Building F: 3606—3608 South Bristol

3606 South Bristol was originally constructed in 1974 by the Winmar Company at a cost of
$171,302. It was designed as a restaurant space for the Associated Hosts restaurant group and
operated as The Barclay Inn. There is no architect of record, but Torre-Donovan served as the
contractor, with subcontractors that included Max Longwith (plumbing and sewer), Kinney A/C
(HVAC), and Del’s Electric. No major alterations were completed until 1989, when interior
alterations and partitions were removed in preparation for a new tenant, the Bombay Bicycle
Club. Renovations at this time included a new evaporative cooler, neon signage, upgraded electric
systems, new sprinklers and fire extinguishing systems, and four new canvas awnings. In 2000,
interior demolitions were done for unknown reasons.

In 2005, major alterations to the building were made in preparation for a new tenant, South Coast
Winery. The patio was extended, restrooms were upgraded, and a demising wall was added to
create a second space numbered 3608 South Bristol. In 2007, the demising wall was removed to
combine them back into one space, although the address 3608 South Bristol Street remains
attached to the building. The existing café was revised in 2007 for the addition of a new coffee
and bagel section, including partition walls and service counters, renovations of restrooms, and
new buffet line equipment. The interior was changed again in 2008 with new partition walls
added and a service counter and new interior doors. In 2012, major renovations were completed
for a new tenant, Famous Dave’s. These renovations included new canopies, ceiling work,
exterior doors, interior demo, kitchen equipment, partition walls, a walk-in cooler, and storefront
improvements for the new restaurant tenant. In 2018, another new tenant moved in, likely the
current tenant Wang Cho, and tenant improvements were again completed. New partition walls
and roof-mounted equipment were added.

Building G: 3730 South Bristol Street

Building G was originally constructed in 1972 for the Pacific Southwest Realty Company, on
behalf of Security Pacific Bank, at a cost of $160,000. There is no architect of record, but J. Ray
Construction Company served as the contractor with subcontractors that included McGuire
Mechanical (Plumbing and HVAC) and JNR Control Electric. The building measured 6,100
square feet. There appear to be no alterations until 1980, when an automatic teller window was
added at the cost of $3,000. The following year, another “drive up banking facility” was added
for $5,000 with work done by Keihl Construction. A ready-teller machine was added in 1987,
along with an automated teller machine in 1988. Existing non-load-bearing walls were removed
in 1993, with new non-load-bearing walls added at the same time. A new kiosk for the existing
drive-up ATM was added in 1994. The building was re-roofed in 2000 and again in 2012.
Partition walls and ceilings were added in 2013, then removed and replaced in 2018. No major
alterations to the building have been recorded in the subsequent years, although the parking lot
light fixtures were replaced in 2021.
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4.4 Ownership and Occupancy History

In an effort to determine if the Project site has any significant associations with the productive
lives of historic personages, research was conducted in city and telephone directories from the
following companies: Luskey Brothers & Inc. (1975), Haines City Directories (1980, 1985, 1990,
1995, 1999/2000, 2004), Pacific Bell Telephone Company (1980, 1986, 1991, 1995) and Cole
Information Services (1994, 1999, 2004, 2009, 2014). Additionally, information from building
permits on file with the City of Santa Ana Planning and Building Agency was used to construct
ownership and occupancy history wherever possible. In many cases, files were incomplete,
unavailable, or contained conflicting information.

A complete listing of all information compiled is located in Appendix G. The narratives below
summarize the available information on the owners and significant, long-term tenants of all seven
buildings evaluated. For information on the Callen family, the long-time owners of the land and
current holder of the land lease, please see Section 4.2 Tract History.

Building A (3900 South Bristol Street, 1307 and 1313 West Sunflower Avenue)

Building A appears to have been originally constructed, owned and managed by the JCPenney
Company in 1972 and remained a separate entity until circa 1980. For the next 15 years, the
building is owned by entities that went under the name of the “Pacific Development Group,” the
“Pacific Investors Group Il,” and the “Pacific Development Corporation I1.” These are all likely
similar or identical ownership entities under a larger conglomeration. The four tenants of the
building (Red Robin, World Market, etc.) are self-managed during this period. Sanwa Cal Bank
appears briefly a handful of times on building permits in 1997, but it is unknown if they ever
actually owned the building. From 1997 onward, the owner/manager consistently listed on
building permits is an entity named “SDC/Pacific/Youngman,” which appears to be associated
with both the previously discussed Pacific Investors Group as well as the Santa Anita
Development Corporation.

Building B (3610, 3640 — 3646 (even numbers), 3650, 3664 — 3674 (even numbers), 3692
— 698 (even numbers), 3732 — 3752 (even numbers) South Bristol Street, 3719 — 1785
South Plaza Drive

Building D (3620 South Bristol Street)
Building F (3606 — 3608 South Bristol Street)

Buildings B, D and F were all originally constructed, owned and managed by the Winmar
Company beginning in 1973/1974, and remained under their tutelage until circa 1981. Beginning
in 1981, the owner/manager is listed as “Bristol Town & Country,” which appears to have been
an offshoot of the Hyatt Development Corportaion. The California branch of the Japanese bank
Sanwa appears to take over ownership circa 1994 and remains on building permits until circa
2003, with James Carter and “Spruce Grove” serving as property managers beginning circa 1988.
The property starts being know as “Metro Town Square” rather than Bristol Town & Country
around the same time. Ownership entities named “Metro Town LLC” and “MCG Bristol West
LLC” begin appearing on building permits in 2015, James Carter remains as property manager
until very recently.
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Building C (3701 South Plaza Drive)

Building C was originally constructed, owned and operated by Edwards Theatre Circuit in 1972
and numbered 3700 South Bristol Street. This remained consistent until circa 2001 when the
property was redeveloped into a gym, pool, and fitness complex and re-numbered as 3701 South
Plaza Drive. At this point, the building’s owner is listed as Sanwa Cal Bank and James
Carter/Spruce Grove takes over as property manager. No building permits, ownership or
management information is available after 2006.

Building E (3600 — 3600 ¥2 South Bristol Street)

Building E was constructed, owned and managed by Marina Federal Savings and Loan in 1972.
Home Federal Savings Bank takes over circa 1988 and the building remains a separate entity
from the rest of the property until circa 1994/1995. At this point, Sanwa Cal Bank, which owned
the rest of the portfolio of buildings on the Project Site, is listed as the owner While the building
remains in use as a bank until present day, it appears to be leased to Washington Mutual Home
Savings (1999 - 2003) and Chase (2011 — present).

Building G (3730 South Bristol Street)

Building G was originally constructed, owner, and operated in 1972 by Pacific Southwest Realty
Corporation, on behalf of Security Pacific Bank. This remains the same until circa 2000, when
Sanwa Cal Bank is listed as the owner and Bank of America is listed as the tenant. From 2010 on,
both Metro Town Center and MCG Bristol West LLC are listed as the owner of the building,
sharing the same address.

Owners and Property Managers
Winmar Corporation

Winmar Corporation was a Seattle-based real estate development and management firm that was
purchased by SAFECO Insurance Company in 1967 in an effort to diversify their holdings. The
company was responsible for projects such as the $20.4 million Orangefair Mall redevelopment
project and Desert Island retirement village in Rancho Mirage.>! The company’s president, Frank
A. Orrico, served as President of the International Council of Shopping Centers in 1976.52 Safeco
ended their real estate ventures in 1998.53

Sanwa Cal Bank

Sanwa Bank was a Japanese bank, originally established in 1933, which expanded into California
in 1972 as Sanwa Bank of California.>* Sanwa was known for its extensive investments in the
farm ending business in the San Joaquin Valley as well as for its 1986 purchase of the California
operations of Lloyds of London.%> Throughout the 1980s, Sanwa Bank moved more into leasing

51 «“Desert Island A Sun Haven,” Santa Ana Register, April 10, 1977 99.
52 «Ayer To Chair Center Meeting,” Santa Ana Register, March 28, 1976, 64.

53 Polly Lane, “Safeco Plans To Sell Off Its Real Estate Division,” Seattle Times Business Reporter, February 5,
1998. https://archive.seattletimes.com/archive/?date=19980205&slug=2732736

54 «sanwa Bank,” Britannica Online, July 25, 2003. https://www:.britannica.com/topic/Sanwa-Bank
55 James Bates, “Sanwa Bank Finds California Isn’t So Golden,” Los Angeles Times, May 3, 1992.
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and commercial lending as a result of its decision to increase profits.>¢ In 2001, Sanwa Bank
changed its name in California to United California Bank, and in 2002, it merged with Bank of
the West, located in San Francisco.5’

Spruce Grove Inc./James A. Carter / Jim Carter

James A. Carter (often referred to as “Jim Carter” on building permits) is the founder and
President of Spruce Grove Inc., a commercial real estate development and management company
incorporated in 1964.58 For over fifty years, Spruce Grove, Inc., built and managed a diversified
portfolio including large multi-family apartment communities; hotels, resorts and wineries;
commercial and retail centers; storage facility; marina; tree nursery. Carter is also noted to be a
contractor on many building permits, especially around the time of additions to the original
buildings. As of 2022, the Spruce Grove Inc. website is no longer available, though their phone
number is still active.

Pacific Development Group Il

Founded in 1980, Pacific Development Group and its partners currently own and manage
approximately 2.9 million square feet of commercial buildings with approximately 600 tenants
with a value in excess of $850 million. These properties are located throughout California and
consist primarily of major tenant anchored shopping centers. Pacific Development Group Il (PDG
I1), a California partnership, is the development entity for new projects.>® PDG performs the
entire development process, from land acquisition through management of the completed project.
The company’s management team has expertise in land acquisition, design and construction,
legal, finance, leasing, and property management. PDG also serves as the development partner
with landowners and as a fee consultant on commercial projects owned by others. Bristol /
Sunflower Santa Ana Retail Center is currently listed as an active project on the PDG website
with 213,000 square feet of retail buildings.50

MCG Bristol West LLC

MCG Bristol West, LLC is a real estate investment trust and property rental company based out
of La Jolla, CA. 61 The company was incorporated in 2010.62

56 “History of the Sanwa Bank, Ltd.,” Reference for Business, Accessed December 20, 2022.
https://www.referenceforbusiness.com/history2/91/The-Sanwa-Bank-Ltd.html

57 “Sanwa Bank Undergoing Name Chance,” Los Angeles Business Journal, July 1, 2001.
https://labusinessjournal.com/news/sanwa-sanwa-bank-undergoing-name-change/

58 “Spruce Grove, Inc. Overview,” LinkedIn, Accessed December 20, 2022.
https://www.linkedin.com/company/spruce-grove-inc/about/

59 “The Company,” Pacific Development Group, 2011. http://www.pdgcenters.com/the_company.htm

60 «California Projects,” Pacific Development Group, 2011. http://www.pdgcenters.com/projects_1.htm#other

61 “MCG Bristol West,” OpenCorporates, Accessed December 6, 2022.
https://opencorporates.com/companies/us_ca/201009510009

62 “MCG Bristol West, LLC,” Business Directory of California, Accessed December 20, 2022.
https://bizstanding.com/directory/CA/MC/877/
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Tenants

Building A (3900 S Bristol and 1307 and 1313 West Sunflower)
JC Penney/The Treasury (Owner/Tenant, 3900 South Bristol, 1972—-1979)

The J.C. Penney Company was founded by James Cash Penney in Kemmerer, Wyoming in 1902
as the “Golden Rule Store.” The company’s headquarters eventually moved to New York City in
1914 after incorporating as the J.C. Penney Co.%3 By 1952, the company employed over 70,000
people and was the “largest retail organization of its kind in the world.”64 The company was
responsible for the introduction of the store credit card in 1962, the acquisition of a pharmacy
chain in 1969, and marketing geared toward women in the 1990s.5° In 1971, the company
rebranded from the J.C. Penney Company to JCPenney in 1971.66 The company established a
chain of discount department stores in the upper Midwest called the Treasury in 1962, which
were rebranded “The Treasury” in 1969 and began to carry home goods and food. This operation
was severely affected by inflation in the late 1970s and was discontinued in 1980.67 However, the
company struggled with the advent of online shopping in the 2000s, changing fashion tastes, and
the impacts of the COVID-19 pandemic, and it filed for Chapter 11 Bankruptcy in 2020.%8 The
earliest records of The Treasury indicate that it was originally owned by JCPenney as a part of its
line of discount family stores with grocery stores. Advertisements in The Los Angeles Times
indicate that the store opened in October of 1972. Advertistements (Figure 23-24) and directories
published in papers (Figure 25) indicate that this was the only tenant in Building A until 1980.

63 Michael Lisicky, “From Its Beginnings to Bankruptcy, A Historical Timeline of JCPenney,” Forbes, May 17, 2020.

https://www.forbes.com/sites/michaellisicky/2020/05/17/from-its-beginnings-to-bankruptcy--a-company-timeline-
of--jcpenney/?sh=12015efe31de

64 bid.

65 |bid.

66 “JCPenney Logo: When Brand Identity Changes Can Do Harm,” ZenBusiness, December 19, 2012.
https://www.zenbusiness.com/blog/jcpenney-logo/

67 Lisicky, “JCPenney.”

68 pid.
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TheTreasury
‘iscoming to
save you

with great squiggled-down prices.

Related Bristol / D202200072.00
Figure 23
Advertisement for “The Treasury,” Building A, 3900 S Bristol
Street, October 12, 1972

SOURCE: The Los Angeles Times

Related Bristol / D202200072.00
Figure 24
Map from newspaper advertisement, October 12, 1972

SOURCE: The Los Angeles Times
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Related Bristol / D202200072.00
Figure 25
Bristol Town & Country Shopping Center, Building A
Highlighted, October 11, 1979

SOURCE: The Los Angeles Times

Red Robin (Tenant, 1307 West Sunflower, 1983—Present)

The first Red Robin was a local hamburger restaurant that opened in Seattle, Washington, in 1969
and was franchised 1979.69 It was the first (and only) company to use the 1307 West Sunflower
address, which remains in use today. From the company website:

Red Robin started as Sam’s Tavern in the college party town of Seattle in the
1940s. Sam was part of a quartet, and he loved singing "When the Red, Red
Robin (Comes Bob, Bob Bobbin’ Along)" and ended up using that to rename the
popular burger joint to Sam’s Red Robin. In 1969, Sam’s name was dropped, and
the menu got beefed up to make burgers like no one had seen before. Fans
traveled from all over the states just to taste these Gourmet Burgers, and
eventually, people started opening up Red Robins across the country.

By 1983, there was a total of 22 Red Robin locations and Red, the Red Robin
mascot, was created. Just three years later, Red Robin bloomed across the U.S. and

Canada with over 175 locations serving an expanded menu that everyone craved.
70

The company’s headquarters moved from Seattle, Washington, to Irvine, California, in 1985.
Currently, Red Robin operates 546 restaurants across the United States and British Columbia.”?

69 “Company Overview,” Red Robin, Accessed December 20, 2022. https://ir.redrobin.com/about
70 Ibid.
71 “Red Robin History,” Zippia, Accessed December 20, 2022. https:/Avww.zippia.com/red-robin-careers-9686/history/
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Cost Plus — World Market (Tenant, 1313 West Sunflower Avenue, 1980—Present)

World Market began as a storefront in 1958 on San Francisco’s Fisherman’s Wharf, founded by a
furniture store owner who had a surplus of wicker furniture to sell.”2 The name “Cost Plus” came
from the original owner selling furniture at “cost, plus ten percent.” Stores opened throughout the
1980s until the company restructured in the early 1990s.73 The name was shifted to “Cost Plus
World Market” or “World Market” around the time the company went public in 1996. It was
acquired by Bed Bath & Beyond in 2012.74

Nordstrom (Tenant, 1986—1994)

Nordstrom was founded as a shoe store in Seattle in 1901 and grew to eight locations by 1960. In
1963, the company acquired Best’s Apparel and expanded to become a full-fledged fashion
retailer. Nordstrom went public in 1971 as Nordstrom, Inc., and began a US-wide expansion in
1973, eventually reaching the east coast in 1988 with a Virginia store. The company was an early
adopter of online shopping in 1998, and by 2009 it was shipping to 96 countries. The company
expanded to Canada in 2014. 7>

Nordstrom Rack was opened in 1973 as a clearance store in the basement of a Seattle store, but
eventually began to open as stand-alone stores. The first official Nordstrom Rack opened in
Clackamas, Oregon in 1983 and the company currently operates 247 locations in the United
States and Canada.’6

Ross Dress for Less (Tenant, 1986—Present)

Ross Stores, Inc., operating under the brand name Ross Dress for Less is an American chain of
discount department stores headquartered in Dublin, California.”” The store was originally
opened as junior department stores in San Francisco in 1957 and eventually expanded to six
stores. The six Ross stores were acquired and redeveloped as discount stores by new owners in
1982 and the company grew rapidly throughout the 1980s, with 156 stores in 15 states by the end
of 1989.78 The company currently operates 1,648 locations throughout the United States.

72 “\Who We Are,” World Market, Accessed December 20, 2022. https://www.worldmarketcorp.com/who-we-
are/?ab=footer:text:whoweare

73 “Cost Plus World Market Company History Timeline,” Zippia, Accessed December 20, 2022.
https://www.zippia.com/cost-plus-world-market-careers-20314/history/

74 Tiffany Hsu, “Bed Bath & Beyond to buy Cost Plus for $495 million,” The Los Angeles Times, May 9, 2012.
Accessed via: https://www.latimes.com/business/la-xpm-2012-may-09-la-fi-mo-bed-bath-beyond-cost-plus-
20120509-story.html

75 “Nordstrom Company History,” Nordstrom.com, Accessed December 20, 2022.
https://www.nordstrom.com/browse/about/company-history

76 “Nordstrom Rack Facts 2021,” Nordstrom.com, May 28, 2021. https://press.nordstrom.com/static-files/104e350d-
81b7-46d4-bcOc-81b812aeafea

77 «QOverview: Corporate Profile,” Ross Stores, Accessed December 20, 2022.
https://investors.rossstores.com/investor-overview

78 “Qverview: Historical Highlights,” Ross Stores, Accessed December 20, 2022.
https://investors.rossstores.com/historical-highlights-0

79 “Ross Corporate Profile.”
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Sportmart, Inc. (Tenant, 1986—-2002)

Sportmart, Inc. was founded in Wheeling, Illinois, in 1970 and grew to operate 59 “sporting
goods superstores,” half of which were in Southern California.80 In 1997, Sportmart Inc. merged
with Gart, a Denver-based sporting goods store, which created the second-largest chain of
sporting goods stores.81 The company later merged with Sports Authority in 2001 and began to
rebrand existing Sportmart Stores as Sports Authority locations in 2003.82

Sports Authority (Tenant, 2009-2014)

Sports Authority, a sporting goods retailer, was founded in Fort Lauderdale, Florida in 1987.
From 1990 to 1994, the company was owned by Kmart, but then became a publicly traded
company in 1994.83 Gart, a Denver-based sporting goods store, offered to purchase a majority
stake in Sports Authority in 1998, which was rejected by their board of directors.84 In 2003,
however, Sports Authority merged with Gart Sports, and the companies decided to keep the
Sports Authority name.®> This made Sports Authority the largest sporting goods retailer in the
United States. The company struggled in the wake of the 2008 financial crisis and eventually
declared Chapter 11 Bankruptcy in 2016.86 The intellectual property was acquired by Pittsburgh-
based Dick’s Sporting Goods in 2016.87

Toys R Us (Tenant, 1991-2004)

Originally one location in Washington, DC, called “Children’s Bargain Town,” the company was
founded in 1948 by Charles Lazarus and renamed Toys R Us in 1957.88 A national expansion
began in 1966 with the sale of the company to Interstate Sales, though Interstate filed for
bankruptcy in 1974.8° The company restructured and went public in 1978 and became a leader in
introducing new toys to the American consumer market.® The company diversified, opening a
clothing store called Kids R Us and a specialty Babies R Us line in the 1980s and 1990s.°1 With
four CEOs between 1999 to 2015 and the rise of Walmart and online shopping throughout the

80 Debora Vrana, “Sportmark, Gart to Merge,” The Los Angeles Times, September 29, 1997. Accessed via:
https://www.latimes.com/archives/la-xpm-1997-sep-29-fi-37379-story.html

81 |bid.

82 “Recession and missteps put Sport Chalet in peril” The Los Angeles Times, March 26, 2009. 29.

83« auderdale Lakes retailer weighing competing offers.” South Florida Sun Sentinel. August 2, 1998. 2F.

84 «Two sporting-goods retailers agree to merge.” The Miami Herald. February 21, 2003. 4C.

85 |bid.

86 |_auren Coleman-Lochner and Matt Townsend. “Sports Authority bankruptcy reverberating across industry.”
Honolulu Star-Advertiser. March 9, 2016. B6.

87 «About Us”, Dicks Sporting Goods, Accessed December 22, 2022. https://investors.dicks.com/about-
us/default.aspx

88 Bethany Biron and Erin McDowell, “Inside the wild and tumultuous history of Toys R Us, the beloved children’s
brand once again attempting a comeback with in-store shops at Macy’s just in time for the holidays,” Business
Insider, August 7, 2022. https://www.businessinsider.com/the-tumultuous-history-of-toys-r-us-photos-2020-8

89 |bid.

90 bid.

91 Joan Verdon, “Toys R Us timeline: History of the nation’s top toy chain,” March 9, 2018,
https://www.usatoday.com/story/money/business/2018/03/09/toys-r-us-timeline-history-nations-top-toy-
chain/409230002/
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2000s, the company filed for bankruptcy and closed 800 stores in 2018.92 In 2022, the brand was
revived with in-store locations at Macy’s department stores.93

Bed Bath & Beyond (Tenant, 2002—Present)

Bed Bath & Beyond was founded in 1971 in Springfield, New Jersey by Warren Eisenberg and
Leonard Feinstein as Bed ’n Bath.%4 The first “superstore” branch was built in 1985 to provide
consumers with a variety of different items in one 20,000-foot store.% By 1987, the company had
16 stores in New York City and California, and the name was changed to Bed Bath & Beyond in
1987. By 1999, the company reached $1 billion in sales.?6 The company acquired competitor
brands throughout the 2000s, including World Market, but struggled with the rise of online
shopping and the growth of Walmart and Target in the 2010s. In 2020, the company closed 44
stores and continues to experience stock fluctuations in 2022.97

T.J. Maxx (Tenant, 1999—Present)

T. J. Maxx was originally developed as a discount apparel and home good store in 1977 in
Massachusetts and expanded rapidly throughout the United States and Canada.® From their
website:

Our Company roots date back 45 years. In 1976, Bernard (Ben) Cammarata,
General Merchandising Manager of Marshalls at the time, was recruited by
discount retailer, Zayre Corp.,* to develop and spearhead the launch of a new off-
price chain selling family apparel and home fashions. Under Mr. Cammarata’s
leadership, T.J. Maxx was born, with its first stores opening in 1977. In the late
1980s, Zayre was restructured and spun off three of its brands—T.J. Maxx, Hit or
Miss, and Chadwick’s of Boston — which served as the initial retail banners of
what would become The TJX Companies, Inc. TIX continued to grow steadily
over the years, opening stores in new markets, countries, and continents,
launching new chains, and acquiring other retailers.%9

Hobby Lobby (Present)
From their company website:

In 1970, David and Barbara Green took out a $600 loan to begin making
miniature picture frames out of their home. Two years later, the fledgling
enterprise opened a 300-square-foot store in Oklahoma City, and Hobby Lobby
was born. Today, with more than 900 stores, Hobby Lobby is the largest

92 Ipid.
93 Biron, “Toys R Us.”

94 Bethany Biron et al, “The rise and decline of Bed Bath & Beyond: Once one of America’s most beloved big-box
retailers, now it’s closing 150 stores and slashing jobs” Business Insider, September 7, 2022.
https://www.businessinsider.com/bed-bath-and-beyond-rise-and-fall-photos-2020-1

95 “Bed Bath & Beyond Inc. History,” Funding Universe, Accessed December 20, 2022.
http://www.fundinguniverse.com/company-histories/bed-bath-beyond-inc-history/

96 Biron, “Bed Bath & Beyond.”

97 bid.

98 “Qur History,” The TJX Companies, Accessed December 20, 2022, https://www.tjx.com/company/history
99 |bid.
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privately owned arts-and-crafts retailer in the world, with over 43,000 employees
operating in 47 states.

Hobby Lobby is primarily an arts-and-crafts store but also includes hobbies,
picture framing, jewelry making, fabrics, floral and wedding supplies, cards and
party ware, baskets, wearable art, home décor, and holiday merchandise.

Corporate headquarters include over 10 million square feet of manufacturing,
distribution, and an office complex in Oklahoma City.

Mardel Christian and Education Supply, an affiliate company, offers books,
Bibles, gifts, church and education supplies as well as homeschooling
curriculum. Hobby Lobby also maintains offices in Hong Kong, Shenzhen, and
Yiwu, China,100

Building B: 3610 South Bristol Street, 3640 — 3646 South Bristol Street (even
numbers), 3650 South Bristol Street, 3664 — 3674 South Bristol Street (even numbers),
3692 — 3698 South Bristol Street (even numbers), 3732 — 3752 South Bristol Street
(even numbers), and 3719 — 3785 South Plaza Drive

Related Bristol / D202200072.00
Figure 26
Bristol Town & Country Shopping Center, Building B 3600—
3798 South Bristol Street, July 11, 1979

SOURCE: The Los Angeles Times

100 «Qur Story,” Hobby Lobby Newsroom, Accessed December 21, 2022.
https://newsroom.hobbylobby.com/corporate-background
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Building B (3610-3694 South Bristol Street)

The occupancy history of Building B reflects a wide variety of tenants that would provide
commercial retail and restaurant experiences for the suburban shopper (Figure 26). The number
of tenants averaged between 20 and 25 throughout from its original construction in 1973 until
2001, when the building was expanded, and 12 more storefronts were added. A full occupancy
history is included in Appendix G; below is information on a selection of original and long-term
tenants.

Swenson’s Ice Cream (Tenant, 3640 South Bristol, 1972—-1990)

The first location of Swenson’s Ice Cream opened in 1948 in San Fransisco. The company was
franchised in 1964, though the original location is still independent.101 Formerly operating in the
United States, Swensen’s Ice Cream is now owned by Swensen’s Incorporated, which is based in
Canada.192 The company operates over 350 locations in Canada, Colombia, and Asia.103

Hans Homemade Ice Cream (Tenant, 3640 South Bristol Street, 1990—Present)

“Hans’ Homemade Ice Cream and Deli in Santa Ana near South Coast Plaza originally opened as
a Swensen’s in 1971. Owner Hans Biermann changed the name about 18 years later when he
parted ways with Swensen’s. Biermann uses the same basic Swensen’s recipes.”104Hans and his
wife Judy sold the business to Dennis Cheng and Cole Gatchell in 2012.195 |n addition to the
original location in Santa Ana, the company operates two other locations in Anaheim and
Huntington Beach.106

Frederick’s of Hollywood (Tenant, 3642 South Bristol Street, 1973—-2002)
From their company website:

Frederick’s of Hollywood is an iconic, innovative and irresistible lingerie brand that was
founded in 1947 by the inventor of the original push-up bra, Frederick Mellinger. The
brand’s early days began with a booming clientele of glamorous stars and brand
ambassadors such as Marilyn Monroe, Madonna, and most recently an exclusive
collaboration with Megan Fox, giving Frederick’s the reputation as a go-to supplier of
special occasion and sexy lingerie. Today, the Frederick’s lingerie legacy lives on
exclusively at FREDERICKS.com, through a vast and vibrant product collection of
teddies, corsets, babydolls, full figure bras, push-up bras, panties, bodysuits, and plus-size
lingerie.107

101 sysan Guerroro, “How ‘corporate greed’ nearly killed Bay Area institution Swensen’s ice cream,” SFGate, July 21,
2022, https://www.sfgate.com/food/article/how-swensens-ice-cream-survived-17317342.php

102 «gyy Story,” Swensen’s Ice Cream, Accessed December 22, 2022, https://www.swensensicecream.com/our-story/
103 Gyerrero, “Swensen’s”

104 Nancy Luna, “Swensen’s making SoCal Comeback,” The Orange County Register, August 22, 2011,
https://www.ocregister.com/2011/08/22/swensens-making-socal-comeback/

105 Anne Marie Panorigan, “Owners of Hans’ Homemade Ice Cream Sell Business — But No Need to Worry!”, The
Orange County Register, October 12, 2012. https://www.ocweekly.com/owners-of-hans-homemade-ice-cream-sell-
business-but-no-need-to-worry-6617258/

106 «|_gcations,” Hans’ Homemade Ice Cream, Accessed December 21, 2022,
https://www.hanshomemade.com/locations

107 “Homepage,” Frederick’s of Hollywood, Accessed December 21, 2022. https://www.fredericks.com/
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Unify Financial Credit Union (Tenant, 3644 South Bristol Street, 2016—Present)

Unify Financial Credit Until was founded as Western Air Federal Credit Union in 1940 for
employees of Wesern Airlines.108 Western Airlines merged with Delta Airlines in 1987 and the
credit union changed its name to Western Federal Credit Union and opened its membership to
other types of employees.1%9 The credit union was rebranded as UNIFY in 2016 and currently
operates in 16 states, including five branches in the Greater Los Angeles area.110

Jaclyn’s Bridal (Tenant, 3646 South Bristol Street, 1980-1985)

Jaclyn’s Bridal was established in Santa Ana in 1978 by Jaclyn Martin.111 According to a 1982
advertisement, the store “carrie[d] all the well-known designers, veils, cocktail dresses,
accessories, flower-girl dresses, mother-of-the-bride and fashions for pageants and proms.”112
The business is presently located in Costa Mesa.

Holubar Mountaineering (Tenant, 3650 South Bristol Street, 1976—-1987)

A pioneering outdoor equipment company, Holubar Mountaineering, was founded by Alice and
Roy Holubar in Boulder, Colorado, in 1947. In 1950, they became one of the first American
outdoor companies to use nylon in clothing and sleeping bags.112 The company began expanding
their stores into California, Arizona, and Utah in 1970.114 However, Holubar was purchased by
Johnson Wax in 1975 and subsequently aquired by The North Face in 1981.115 The brand was
revived by Fashion Box USA in 2019.116

Vons (Tenant, 3650 South Bristol Street, 1994—Present)

Vons is a Southern California and Southern Nevada supermarket chain owned by Albertsons. It is
headquartered in Fullerton, California, and operates stores under the Vons and Pavilions banners.

It was owned by Safeway Inc. and headquartered in Arcadia, California, before that company was
acquired by and folded into Albertsons along with all of their subsidiaries, including VVons. From

the company’s website:

Downtown Los Angeles was a much smaller town when Charles VVon der Ahe
opened his 20-foot wide Groceteria on 7th and Figueroa in 1906 with $1,200 in
savings. It was a neighborhood store that catered to the needs of local families.
Von der Ahe pioneered "cash and carry" as an alternative to “charge and
delivery.” His formula proved so successful that by 1928, Vons had expanded to
87 stores. Charles VVon der Ahe sold his chain the following year. Four years
later, despite the Depression, his sons Ted and Will re-started VVons. Its growth

108 “Meet Unify,” UNIFY Financial Credit Union, Accessed December 21, 2022. https://www.unifyfcu.com/meet-
unify
109 |pjg.

110 «Branch Locations,” UNIFY Financial Credit Union, Accessed December 21, 2022,
https://www.unifyfcu.com/locator

111 «“About Us,” Jaclyn’s Bridal, Accessed December 21, 2022. https://www.jaclynsbridal.com/about

112 «pdvertisement: Wedding & Anniversary Guide,” The Los Angeles Times, April 8, 1982, 296.

113 «Qyr Heritage,” Holubar, Accessed December 21, 2022. https://www.holubar.com/en/heritage.php

114 1pid.

115 “Holubar Mountaineering Collection,” Boulder Public Library, Accessed December 21, 2022,
https://localhistory.boulderlibrary.org/islandora/object/islandora%3A843

116 patrick Nebiolo, “Holubar Re-enters the North American Market,” SGB Media, November 21, 2019,
https://sgbonline.com/pressrelease/holubar-re-enters-the-north-american-market/
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and innovation over the next 70 years was non-stop. In 1948, the brothers opened
their most ambitious store at the corner of Santa Barbara and Crenshaw. Thanks
to the introduction of pre-packaged perishables, they were able to offer some of
the first self-service produce, meat and deli departments. This milestone marked
the advent of the first true supermarkets as we know them today. The most
explosive growth occurred during the 1970's when Vons branched out to 159
stores with 16,000 employees, making it firmly the #1 grocery retailer in
Southern California.

Today, Vons operates as a banner of Albertsons Companies, one of the largest
food and drug retailers in the United States. With both a strong local presence
and national scale, the company operates stores across 35 states and the District
of Columbia under 20 well-known banners. Albertsons Companies is committed
to helping people across the country live better lives by making a meaningful
difference, neighborhood by neighborhood. In 2017 alone, along with the
Albertsons Companies Foundation, the company gave nearly $300 million in
food and financial support. These efforts helped millions of people in the areas of
hunger relief, education, cancer research and treatment, programs for people with
disabilities and veterans’ outreach.11?

Heavenly Sleep Shop (Tenant, 3666 South Bristol Street, 1995-1999)

Heavenly Sleep Shop was a mattress superstore that had multiple locations in Orange County and
advertised itself as being “family owned and operated since 1985.”118 In 1996, there were four
locations operating, including Fullerton, Costa Mesa, Orange, and Lake Forest.119 The last
advertisement for Heavenly Sleep Shop in The Los Angeles Times ran in 2004.

Jasper’s Bar and Grill (Tenant, 3672 South Bristol Street, 1980-1999)

A 1985 advertisement in The Los Angeles Times reported that Jasper’s Bar and Grill featured “a
wide ranging menu that includes items from omletes to sandwiches to steaks,” in addition to a
“Country Western atmosphere” and “dancing and live entertainment” on Thursday, Friday, and
Satuday nights.120 The last known advertisment for the bar was a live music event for a band
called 3rd Degree, which ran in 1996.

Building C (3701 South Plaza Drive)
Edwards Theatres Circuit, Inc. (1972-1999)

Edwards Theatres Circuit was founded by James Edward, Sr, who built the first-ever multiplex
movie theater in 1939. He continued to operate the company until his death in 1997, even
building the world’s largest theater complex in the United States 1995 at the Irvine Spectrum.121
Edwards’ son developed an aggressive expansion plan, which put the company in massive debt.
At the time of its declaration of bankruptcy in 2000, Edwards was the largest theater company in

117 «About Us,” Vons, Accessed December 20, 2022. https://www.vons.com/about-us.html

118 «Advertisement: Mattress Truckload Sale,” The Los Angeles Times, February 28, 1999, 276.

119 «Advertisement: Leading Name Brand Mattresses,” The Los Angeles Times, April 21, 1996, 168.
120 «Advertisement: Jasper’s Bar and Grille,” The Los Angeles Times, November 22, 1985, 141.

121 «“Edwards Theatre Circuit Inc. announced Friday it has begun...” United Press International, September 8, 1995.
https://www.upi.com/Archives/1995/09/08/Edwards-Theatres-Circuit-Inc-announced-Friday-it-has-
begun/3604810532800/
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Southern California.122 The chain was merged with two other bankrupt theater chains in 2002 by
investor Philip Anschutz to form Regal Entertainment Group.123 Edwards operated in Building C
as a multi-screen movie theater from 1972 until 1999, and used the address of 3700 South Plaza
Drive.

Bally Total Fitness (2001-2012)

Bally Manufacturing, a slot machine and pinball machine company, purchased Health and Tennis
Corporation of America and Lifecycle in 1983 in order to “become a leader in the recreation
industry.”124 By 1995, the company was the largest owner and operator of health clubs in the
world, and was spun off into its own company in 1996. In 1998, the company went public on the
NYSE and struggled with financial issues throughout the 2000s.125 Bally sold 171 of its locations
to LA Fitness in 2011 and all locations had been sold or renamed by 2014.126 The Bally Total
Fitness name is still used to market clothing. Beginning in 2001, Bally’s Total Fitness occupied
the building, and significantly renovated the building from its former use as a theater to its current
use a gym, includng the addition of a pool and spa. When Bally took over in 2001, the address
was changed to 3701 South Plaza Drive.

LA Fitness (2014—Present)

Founded in 1984 in Los Angeles as a chain of fitness centers, the LA Fitness Company remained
focused on Southern California locations throughout the 1990s. The company primarily expanded
by purchasing pre-existing gyms that were not doing well, then began building their own gyms in
1995.127 In 2020, many locations were rebranded as Esporta Fitness.128 City directories indicate
that the address was also associated with the Austrialian Swim School and Nutrition Solutions
Juice Bar in 2014. According to the site visit and Google Earth, the building is currently listed as
“Esporta Fitness”, which is a brand of gyms owned and operated by LA Fitness.

Building D (3620 South Bristol Street)

Building D was constructed as a three-story medical-dental office in 1974 and continues to
function with the same purpose until this day. Building permits indicate a total of 22 units, but
information from city directories often details the association of 5 to 10 tenants to one unit. Early
tenants of the building included the following.

122 | eslie Earnest and Marc Ballon, “Edwards Theaters Files for Chapter 11 Protection,” The Los Angeles Times,
August 23, 2000. Accessed via: https://www.latimes.com/archives/la-xpm-2000-aug-24-fi-9520-story.html

123 “Regal Entertainment Group History,” Funding Universe, Accessed December 20, 2022.
http://www.fundinguniverse.com/company-histories/regal-entertainment-group-history/

124 «Ba|ly Total Fitness Hold Corp. History,” Funding Universe, Accessed December 20, 2022.
http://www.fundinguniverse.com/company-histories/bally-total-fitness-holding-corp-history/

125 30hn Wells, et al, “Bally Total Fitness: The Rise, 1962-2004,” Harvard Business School Case Collection,
November 2005. https://www.hbs.edu/faculty/Pages/item.aspx?num=32826

126 styart Goldman, “LA Fitness Acquires 171 Bally Total Fitness Clubs,” Club Industry, November 18, 2011.
https://www.clubindustry.com/commercial-clubs/la-fitness-acquires-171-bally-total-fitness-clubs

127 «|_A Fitness Corporate Office,” Corporate Office HQ, Accessed December 20, 2022.
https://corporateofficehg.com/la-fitness-corporate-office/

128 «Esporta Fitness Announcement,” LA Fitness, Accessed December 20, 2022.
https://www.lafitness.com/Pages/EsportaFitness.aspx
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Ines S. Cilliani, MD, (Unit 103, 1978-1989)

Dr. Cillini was borin in 1931 in Argentina and worked as a school teacher before obtaining her
medical degree from the National Univeristy of Cordoba, Argentina in 1957.129 She practiced

medicine for over 50 years, the majority of the time in general practice in Orange County, and

died in 2022.130

Edward R. Bleecker, MD, Alan W. Levy, PhD, and Louis H. Regal, PhD. (Unit 203, 1978-?)

Dr. Alan W. Levy obtained his PhD from Case Western Univeristy in 1968 and began practicing
psychology in California in the same year.131 In 1971, Dr. Levy was listed as working in private
clinical practice and teaching at the University of California-Irvine and the United States
International Univeristy in San Diego.132 A 1975 feature on a class on “Remodeling Marriage”
mentions that Alan W. Levy, a licensed psychologist and bioenergetic therpist, would be assisting
as he was a staff member of the Institute of Therapeutic Psychology in Santa Ana.133 As of 2022,
he is a practicing privately as a psychologist in Costa Mesa.134

Dr. Randy Fong DDS (Unit 208, 1998—Present)

“Randy Fong, D.D.S. graduated from University of Pacific School of Dentistry. He has been in
private practice in Orange County for more than three decades. Proud to be on the cutting edge
of Implant and Cosmetic Dentistry, he has been providing both the surgical and restorative
phases of dental implant treatment since 1996. Dr. Fong also performs all implant related
procedures such as bone grafts and complex dental reconstructions. He is an experienced and
credentialed member of the American Academy of Implant Dentistry. Being an Associate Fellow
in the Academy signifies that he has met education and experiential requirements and passed a
rigorous two-part examination. Dr. Fong is also a Fellow of the International Congress of Oral
Implantologists, the world’s largest implant organization. He is also a Tier 3

Certified Bioclear Doctor and Dentist, which qualifies him to treat both basic and advanced
cases.” 13

Dr. James Mata DDS (Unit 306, 1998—Present)

“Dr. Mata was born and raised in Southern California. He attended undergraduate studies at Cal
State Los Angeles. He graduated in the top 10% of his class from UCLA Dental School and
completed his Periodontal Residency at Tufts University in Boston, MA.136

129 «Opjtuary: Ines Carmen Cilliani, MD,” Dignity Memorial, accessed December 21, 2022,
https://www.dignitymemorial.com/obituaries/santa-ana-ca/ines-cilliani-md-10594330

130 |pjd.

131 «Alan William Levy,” Psychology Today, Accessed December 21, 2022,
https://www.psychologytoday.com/us/therapists/alan-william-levy-costa-mesa-ca/89265

132 «| gye, Sex, and Smorgashord — Lesson Topic,” East Review, March 4, 1971, 20.

133 “Remodeling Marriage’ to Be Subject of Extension Class,” The Los Angeles Times, January 22, 1975, 17.

134 «pAlan William Levy.”

135 "Meet Our Dentist,” Randy Fong, D.D.S., Accessed December 21, 2022, https://www.randyfongdds.com/about-
us/meet-dr/

136 «py, Mata,” James Mata D.D.S., Accessed December 21, 2022, https://www.jamesmatadds.com/meet-us/meet-dr-
james-mata-dds/
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Building E (3600 — 3600 Y2 South Bristol Street)

Building E was constructed in 1972 as a banch office for Marina Federal Savings & Loan. While
the building’s name has changed three times since its initial construction, the ownership has
remained essentially the same as mergers and acquisitions have transition bank companies.
Marina Federal Savings & Loan merged into and subsequently operated as Home Federal Bank in
1991, which was then merged into and subsequently operated as by Washington Mutural Bank in
2001. Washington Mutual Bank failed in 2008 and was aquired by Chase Bank in 2009, who is
the current tenant as of 2022. Based on information in city directories, it appears there is one
individual suite (Suite 201) that has been rented to various attorneys and CPAs since 1991. These
include Fred W. Wilkin, CPA and Robert Fox, attorney who are listed as tenants from 1975-1980,
and Robert Bozarth, who is listed as a tenant from 1986 until 1991.

Marina Federal Savings and Loan Association/Washington Mutual Bank (1972-2009)

Marina Federal Savings and Loan Association was founded in Torrance, CA in 1955, and merged
with Home Federal Savings and Loan Association in 1991, which then became Washington
Mutual Bank in 1997.137 Washington Mutual failed as a part of the 2008 financial crisis and was
acquired by JP Morgan Chase Bank in September of 2008.138

JP Morgan Chase & Company (2009—Present)

JP Morgan Chase & Company is a significant bank in the history of the United States. According
to the Smithsonian Postal Museum:

Tracing its roots to 1799, the firm is built on the foundation of more than 1,200
predecessor institutions that have come together over the years to form today’s
company. JPMorgan Chase’s corporate family tree includes many well-known
heritage firms such as J.P. Morgan & Co., The Chase Manhattan Bank, Bank
One, Manufacturers Hanover Trust Co., Chemical Bank, The First National Bank
of Chicago, National Bank of Detroit, The Bear Stearns Companies Inc.,
Cazenove Group and Washington Mutual. Each of these firms was closely tied to
innovations in finance and the growth of the U.S. and global economies.139

Building F (3606 — 3608 South Bristol Street)

Building F was constructed in 1972 as a restaurant and all permits from 1974 until 2005 are filed
undernearth the 3606 address. The. Advertisements and building permits indicate this restaurant
was initiallyThe Barclay Inn city directories confirm The Barclay Inn as the occupant from 1980-
1990. 1989, then Bombay Bicycle Club, a Southern California Indian food chain, is listed as the
tenant on permits filed in 1989 and 1990. City directories list Bombay Bicycle Club as the tenant
in 1995 and 1999.The 3606 address is listed as a “spec suite” in 2005; however, in 2007 the two
addresses were combined.

137 “Marina Federal Savings and Loan Association,” US Bank Locations, Accessed December 20, 2022.
https://www.ushanklocations.com/marina-federal-savings-and-loan-association-30839.shtml

138 “Fajled Bank List,” Federal Deposit Insurance Corporation, Accessed December 20, 2022.
https://www.fdic.gov/resources/resolutions/bank-failures/failed-bank-list/

139 «3p Morgan Chase & CO,” Smithsonian National Postal Museum, Accessed December 20, 2022.
https://postalmuseum.si.edu/exhibition/america%E2%80%99s-mailing-industry-industry-segments-financial-
services-industry/jpmorgan-chase

Related Bristol 62 ESA / D202200072.00
Historic Resource Assessment January 2023


https://www.fdic.gov/resources/resolutions/bank-failures/failed-bank-list/

Historic Resource Assessment

The first building permits for the 3608 address were filed in 2005 for South Coast Winery, who
was the tenant from 2005 until 2008. The chain restaurant Famous Dave’s BBQ is listed on
building permits from 2012 until 2018, when Wang Cho Korean BBQ becomes the tenant. As of
2022, Wang Cho is the current tenant.

The Barclay Inn/Bombay Bicycle Club/Associated Hosts, Inc. (1975-1990)

Associated Hosts, Inc., was a Beverly Hills based restaurant company that operated 57 restaurants
and two hotels in 23 states. In 1986, 17 of its restaurants were closed because of financial
pressure and a company statement said it would “concentrate on expanding its casual restaurants
known as Bombay Bicycle Club and Julie’s Place.” The Bombay Bicycle Club is a restaurant
chain that has multiple restaurants in many locations across the United States, including
California. It originated as an Indian restaurant chain. The Bombay Bicycle Club was the
inspiration for the investment club known as the Billionaire Boys Club, whose founder, Joe Hunt,
liked to hang out at the restaurant in Chicago in his youth. The Bombay Bicycle Club was also
the inspiration behind the English indie rock band of the same name. Some chains of this
restaurant also serve as bars.

South Coast Winery (2005-2012)

Located in Temecula, California, South Coast Winery opened in 2001.140 In the tumultuous
1990s, the winery was a hobby and distraction for owner Jim A. Carter, a real estate developer
who owned Metro Town Square.141 All operations are now located at the South Coast Winery
and Spa in Temecula. The winery is currently owned as one property of Carter Hospitality Group,
of which Jim’s son Jeff Carter is the president.142

Building G (3730 South Bristol)

Building G was originally constructed in 1972 by the Winmar Corporation and has operated as a
bank since its construction. City directories and building permits list the initial tenant as Security
Pacific Bank and also South Coast Center. Newspaper advertisements confirm that this address
was referred to as the South Coast Center Office of Security Pacific Bank. Building permits are
first filed under the Bank of America name in 1993; they are the current tenant as of 2022.

Security Pacific National Bank (1975-1990)

Opened as Security Savings Bank & Trust Company in Los Angeles in 1889, the company grew
significantly when merged with First National Bank in 1929 to become Security-First National
Bank. The company. In 1956, the bank acquired Farmers & Merchants Bank of Los Angeles and
subsequently merged with Pacific National Bank to become Security Pacific Bank. The bank
maintained a significant presence in southern California, even building a 54-story headquarters on
Bunker Hill in 1974. In 1989, Security Pacific National was the fifth largest bank in the United

140 “Dream Big — Jim Carter, South Coast Winery,” Temecula Valley Winegrowers Association, November 25, 2014.
https://www.temeculawines.org/blog/dream-big-jim-carter-south-coast-winery/

141 Kat Schuster, “Weekend At A Winery: A Temecula Staple Celebrates 20 Years,” June 20, 2021.
https://patch.com/california/temecula/weekend-winery-south-coast-winery-celebrates-20-years

142 «ppout Us,” Carter Hospitality Group, Accessed December 20, 2022. https://www.carterhospitality.com/
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States; however, the company encountered issues with loans and merged with Bank of America
in 1991.143

Bank of America (1991-Present)

Founded in 1904 by Amadeo Peter Giannini as the Bank of Italy in San Francisco in 1904, the
name was changed to Bank of America in 1930.144 The bank expanded in California and
introduced the first credit card in 1958, which would become Visa.14> The company grew
significantly in the decades from the 1980s to the 2000s to become the second largest bank in the
United States.146

4.5 Historic Context
Strip Malls in Southern California (1970-1985)

The modern strip mall, also referred to as a “mini mall,” is a significant feature of the
architectural landscape of Southern California. Common in locations with mild climates such as
Southern California, these open-air malls consist of a series of retail spaces arranged in a row,
with a sidewalk in front. While these shopping centers vary in size, they are commonly one-story,
with horizontal massing, and utilitarian design and are almost always surrounded by large,
surface level parking lots. Each tenant has an individual entry directly accessible from the parking
lot, although the malls themselves are designed to be auto friendly and are often cutoff from the
pedestrian connections of their neighborhood When viewed from the street, the strip mall itself
functions “visually more as a backdrop” against the parking which dominants the space.147

The shopping mall, which was developed in Southern California in the post-World War 11 period,
is differentiated from the strip mall by its self-contained layout, where the entire shopping center
is enclosed, and all tenants share the main entrance or entrances. There are then further,
individual entrances within the structure of the shopping mall. Compared to the surface parking
that surrounds a strip mall, shopping malls commonly feature multi-level parking structures, in
addition to surface parking. Common tenants of strip malls include dry cleaners, medical offices,
manicure salons and other personal services, mid-range clothing stores, and other specialty retail.
They often do not have the large, national anchor-department store that defined late twentieth
century shopping mall, instead favoring local “mom-and-pop” small businesses. 148

143 Tom Furlong, “Security Pacific: A History,” The Los Angeles Times, April 22, 1992.
https://www.latimes.com/archives/la-xpm-1992-04-22-fi-632-story.html

144 «Bank of America: The Humble Beginnings of a Large Bank,” Office of the Comptroller of the Currency, Accessed
on December 20, 2022. https://www.occ.treas.gov/about/who-we-are/history/1866-1913/1866-1913-bank-of-
america.html#:~:text=0On%20November%201%2C%201930%2C%20the,and%20%246%20billion%20in%?20assets.

145 “History of Visa,” Visa Europe, Accessed December 20, 2022. https://www.visa.co.uk/about-
visa/our_business/history-of-visa.html

146 “Bank of America Corporation Company Profile,” Reference for Business, Accessed December 20, 2022.
https://www.referenceforbusiness.com/history2/18/Bank-of-America-Corporation.html

147 Richard Longstreth, The Buildings of Main Street: A Guide to American Commercial Architecture (United States:
AltaMira Press, 2000). 127.

148 Mary Melton, “A Brief History of the Mini-Mall,” The Los Angeles Times, November 16, 1997. Accessed via:
https://www.latimes.com/archives/la-xpm-1997-nov-16-tm-54209-story.html
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The earliest example on the west coast of a shopping complex that would evolve into the strip
mall was known as the “drive-in market,” such as Ye Market Place in Glendale, which opened in
1924.149 Qutside of Washington, DC, a strip mall known as “Sam’s Park & Shop” pioneering the
L-shape architecture now common in strip malls and was featured in international architecture
publications.150 Similar shopping centers continued to be built through the 1940s. These were
often elaborate architectural projects, with a detailed theme and ornate exterior decoration and
“helped to pioneer business locations within an urban context,” forming a key part of the
developing surburban core.1%1 In the immediate post-war era, these drive-in markets became less
popular, replaced by the large, enclosed shopping malls designed by Victor Gruen and
Associates. South Coast Plaza, opened in Costa Mesa in 1967 and designed by Gruen, became the
largest shopping mall on the west coast.152 Automobile-focused shopping centers saw a peak of
construction in southern California as a direct result of the rise of automobile ownership and the
network of highways that developed in the region in the years following World War II.

However, reactions to the struggle with parking at these malls and the distance to walk allowed
less decorative strip mall to flourish, especially in newly developing areas of Los Angeles and
Orange Counties. This was, for surburban families, “a wholly different kind of shopping,” one
where convenience and speed was emphasized over the grandiose experience of the shopping
mall.153

By the early 1970s, the strip mall had become a mainstay of surburban southern California.
“These new strip malls, sometimes one-story, sometimes two, almost always L-shaped and
surrounding a small parking lot” dotted the highway filled landscape.1%* Southern California, and
specifically Los Angeles, became the epicenter of this type of construction, which was facilitated
by the 1973-1974 OPEC embargoes as oil companies sold former gas station sites at low cost.15°
This land was quickly purchased by developers, as it was already commercially zoned and near
traffic thoroughfares.15¢ In Orange County, the wide availability of former agricultural land and
oil fields was being quickly transformed into suburbs which featured plenty of these strip
malls.157 By 1985, there were an estimated 3,000 mini-malls in Southern California alone.158 The
combination of cheap land and simple architecture allowed companies to develop these malls at a
rapid pace: the La Mancha Development Company had built 650 malls in Los Angeles County

149 Hadley Meares, “How LA became the land of strip malls,” Curbed: Los Angeles, October 2, 2019.
https://la.curbed.com/2019/10/2/20882316/strip-malls-los-angeles

150 Jacob Kaplan, “They Paved Paradise and Put Up a Park and Shop,” Boundary Stones, July 17, 2017.
https://boundarystones.weta.org/2017/07/17/they-paved-paradise-and-put-park-and-shop

151 | ongstreth, Main Street, 11.

152 ghelby Grad. “History: SANTA ANA: When Downtown Was the Hot Spot.” The Los Angeles Times, May 31,
1993. Accessed via: https://www.latimes.com/archives/la-xpm-1993-05-31-me-42003-story.html

153 Anna Zagorski, “Strip Malls, Prisons, Freeway Interchanges?” The Getty Institute, June 21, 2021.
https://www.getty.edu/news/strip-malls-prisons-freeway-interchanges/

154 Mears, “How LA Became.”
155 Melton, “A Brief History.”
156 Mears, “How LA Became.”

157 «History of Santa Ana, California.” County of Orange, California. 2018.
https://www.orangecounty.net/cities/SantaAna_history.html

158 |pid.
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alone between 1973 and 1997 and TW Layman and Associates designed 400 throughout Southern
California throughout the same period.159

By the mid-1980s, trends changed again as criticism that characterized the architecture of the
strip mall “cheap, ugly, utilitarian concrete blocks” dominated newspapers and city halls, which
culminated in a Los Angeles city council discussion of anti mini-mall ordinances in the late
1980s.160 Building of new strip malls largely stalled in the 1990s, but they continue to be
important retail centers throughout 2000s. Their simple building plans with separate entrances
allow management to switch tenants with relative ease. This, along with lower rental prices than
enclosed shopping malls or free-standing retail spaces, have allowed new business owners,
including many immigrants, find their success.161 Strip malls continue to be mainstays of the
Southern California built environment.

Mid-Century Modernism, 1945-1970

Many of the evaluated buildings at the Bristol Town Center include some elements of the Mid-
Century Modern Style as well as features of the Contemporary Spanish Colonial Revival Style
(see sub-theme below).

The City of Los Angeles’ SurveyLA Citywide Historic Context Statement included the Los
Angeles Modernism, 1919-1980 sub-context. As Orange County and the City of Santa Ana do not
have such an in-depth context statement, information from the SurveyLA presented here for the
purposes of this report (Architectural Resources Group, 2019). It is as follows:

Mid-Century Modern style architecture is a regional derivative of the
International Style and was widely constructed in Post-World War 1l Los Angeles
and its environs. It was used for both residential and commercial buildings. High
or International Style modernism conforms to specific character defining
features as discussed by Henry-Russell Hitchcock and Phillip Johnson in their
seminal 1932 publication, The International Style, and state that buildings must
have a rectilinear form, open floor plan articulated through materials, and lack
of ornamentation. The International Style tenants diffused in local culture. In
1945, John Entenza initiated the Case Study program in Los Angeles through his
magazine, Arts & Architecture, in an effort to bring High Style modernist design
to the masses through affordable and functional housing. In addition, modernist
architectural design was suitable to the Southern California climate through its
use of glass to emulate an ideal of indoor/outdoor living. Local and vernacular
interpretations of the International Style allowed for less formality through the
use of materials, forms, and spatial arraignments. Mid-Century Modern
architecture is more modest than the International Style and emphasis is often
placed on stylized architectural focal points and features.

As the Mid-Century Modern style matured and became the dominant mode of
postwar architecture, its vocabulary was increasingly adapted to other types of
properties. That the style made use of standardized, prefabricated materials and

159 Mears, “How LA Became.”
160 |pjg.
161 zagorski, “Strip Malls, etc.”
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emphasized efficiency and economy meant that it had widespread appeal and
could easily be manipulated to meet the needs of almost any client and property
type. Its association with modernity was also favored by businesses that sought to
visually align themselves with the latest trends, and by public and private
institutions that set out to expand and modernize their facilities to keep pace with
postwar growth.

Mid-Century Modern design used sleek, simplified geometry and asymmetrical,
intersecting angular planes of masonry volumes and glass curtain walls, locked
together by a flat planar roof. Designers embraced the optimistic spirit of the
time, experimenting with the newest technologies and materials in building, such
as concrete and aluminum, and incorporating futuristic elements. The features
of the Mid-Century Modern style are simple geometric forms, post-and-beam
construction, flat or low-pitched gabled roofs often with overhanging eaves, flush
mounted steel framed windows or large single-paned wood-framed windows, and
brick or stone often used as primary accent material.

Sub-Theme: Contemporary Spanish Colonial Revival Style, 1960s-1980s

As a sub-theme of Mid-Century Modernism, the Contemporary Spanish Colonial Revival Style
was a more recent interpretation of the Spanish Colonial Revival Style. The Spanish Colonial
Revival Style was a prevalent in Southern California between 1912 and 1942 (Prosser, 2018: 14-
15). Influenced by the Mission Revival Style, which waned by the early 1920s, the Spanish
Colonial Revival Style was influenced by the Spanish-style buildings at the 1915 Panama
California Exposition in San Diego. The style was advanced through publications by architects
who studied historic structures in Mexico and the Mediterranean, particularly in Andalusia,
Spain. The Spanish Colonial Revival style was flexible in its application in scale and use and
worked best when applied to stand-alone buildings. Character-defining features of the style
included: asymmetrical horizontal assemblage of building masses; stucco of plastered exterior
walls; distinctively shaped and capped chimneys; low sloped clay tile roofs or roof trim; arched
openings, individually serving doors and windows or arranged in arcades; towers used as vertical
accents to horizontal assemblages; patios, courtyards, and loggias or covered porches and/or
balconies; spare detailing making use of wrought iron, wood, cast stone, terra cotta,
polychromatic tile; grills; and attic vents of clay tiles or pipe. It became a popular style for
commercial and residential buildings in the early 20th century in Orange County and throughout
California. The 1983 National Register nomination form for the Downtown Santa Ana Historic
District states that “the dominant image [of the district] is set by the preponderance of 1920’s
Spanish Colonial Revival influenced commercial architecture.” Contributing buildings within this
district that are notable examples of Spanish Colonial Revival include the United States Post
Office at 615 N. Bush Street and the Dr. Horton Office Building at 315 W. Third Street.

After nearly half a century dominated by modernism, the latter half of the 20" century saw a
renewed interest in historic styles, referred to as contemporary traditional or new traditional styles
162, Contemporary traditional styles that were based on popular early 20" century styles included
interpretations of character-defining features found on Colonial Revival, Tudor, Neoclassical,
French, Italian Renaissance, Spanish Colonial, Craftsman, and Prairie style buildings. In the

162 v/irginia McAlester, A Field Guide to American Houses (New York, NY: Alfred A. Knopf, 2017) 718.
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1960s and 70s architect-designed buildings included contemporary derivative interpretations of
regional historic styles as applied to modern buildings in order to serve the needs and aesthetic
aspirations of the client.. The contemporary translation of the Spanish Colonial Revival style
became popular in Orange County during this period and remains ubiquitous throughout Southern
California to the present day. The style was applied to both high-end designs as well as more
vernacular development, and utilized in a multitude of residential, commercial, institutional, and
even industrial construction.

Tract housing built throughout Southern California in the second half of the 20™-century,
especially on the former agricultural or ranching land in Orange County, commonly utilized the
Contemporary Spanish Revival style, also referred to at times as “modern Mediterranean”.163
Mission Viejo, one of the largest master-planned communities ever built in the United States, was
designed entirely in the Contemporary Spanish Colonial style, with all structures uniformly
exhibiting adobe-like stucco walls topped with roofs of red barrel tile. Multiple other residential
neighborhoods in Orange County developed by the Lusk Company and the Irvine Company in the
1960s featured this style of architecture as well.164

The style was also commonly used for educational buildings, such as Pepperdine University’s
expansive campus in Malibu overlooking the Pacific Ocean. Designed by William L. Pereia and
Associates and constructed in 1973, the buildings feature the distinctive red clay tile roofs and
white stucco, along with arcades of arched windows.165 Richard Neutra and Robert Alexander
were hired to design the Palos Verdes High School in 1959 and the resulting structure features
“the clean lines and simple volumes of Mid-Century Modernism with the more traditional
elements of gabled tile roofs and stucco walls.”166

The style remained popular in the 1980s in Orange County and was often used in civic and public
buildings such as the San Juan Capistrano Library, opened in 1983.167 The Santa Ana Regional
Transportation Center, constructed in 1985, was designed in a mixture of Spanish Colonial and
Mediterranean Revival designs, meant to compliment the architecture of the surrounding cities.168
In the 1990s, cities such as San Clemente and San Juan Capistrano adopted strict architectural
design codes that ensured many buildings would follow the Spanish Revival style.16° Many of the
buildings at Bristol Town Center are examples of a Contemporary Spanish Colonial Revival style

163 The California Department of Transportation, Tract Housing in California, 1945-1973: A Context for National
Register Evaluation, Sacramento, California, 2011, 77.

164 30hn O’Dell and Daryl Strickland, “Pioneering O.C. Builder John D. Lusk Dead at 91,” The Los Angeles Times,
March 2, 1999, Al, Al7; https://www.irvinecompany.com/about/history/

165 “pepperdine University,” Los Angeles Conservancy, 2020, https://www.laconservancy.org/locations/pepperdine-
university

166 «pg|os Verdes High School,” Los Angeles Conservancy, 2020, https://www.laconservancy.org/locations/palos-
verdes-high-school

167 “Orange County Public Libraries, San Juan Capistrano Regional Branch Library, San Juan Capistrano, CA (1981-
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building, which includes modern forms, and massing along with some of the character-defining
features of the Spanish Colonial Revival Style.

4.6 Architectural Descriptions

The existing buildings on the site are labeled as Buildings A through N, as shown in Figure 3,
Bristol Shopping Complex Plan and are located in the eastern half of the site and surrounded by
ample surface parking. The Project Site is located in a mixed-use neighborhood that was largely
developed in the 1970s, along with vast majority of Orange County. The area has not been
previously surveyed. The tract was developed in two major waves—the southernmost portion
(Building B) was developed in 1972 and the northern most portions, including the rest of the
evaluated buildings, were developed in 1976. Development has continued on the tract, with
buildings being added up until 2002.

The complex was built on a 41.115-acre plot that was previously undeveloped before the 1960s.
Aerial photographs from the USDA show large agricultural tracts. The construction of the site
described below is the first development on the tract after its agricultural use. There are two
assessor tracts within the parcel 412-131-12 on the northern half of the site and 412-131-22 on the
southern. The northern parcel contains Buildings B, C, D, E, F, and G while Building A is on the
southern parcel. These two parcels are divided by a road named Callen’s Common. The Project
Site is bounded on the north by West MacArthur Avenue, the east by South Bristol Street, the
south by Sunflower Avenue and the west by South Plaza Drive. The site is 0.38 miles by 0.17
miles and takes up approximately half of a city block.

Building C is surrounded by what appears to be recent landscaping with a series of small,
sculpted hedges and trees that are planted equidistant from each other. The building is surrounded
on all sides by a sidewalk and surface parking lots.

Building A: 3900 S. Bristol Street, 1307 W. Sunflower Avenue, and 1313 W. Sunflower
Avenue

Building A is 1-story commercial building that was constructed in 1972 by the Winmar Company
(Figure 27). The building sits to the north of Sunflower Avenue and to the west of S. Bristol
Street and is surrounded by surface parking lots to the north, south, and east. There are six
commercial tenant spaces, four of which have an east-facing entrance and two of which have
south-facing entrances (Figure 28). The north and west elevations contain roll-up service doors
and truck bays. The building is generally rectangular in footprint and includes tilt-up concrete
panel walls clad in stucco and concrete columns. The building includes boxy, horizonal massing
with a flat roof (Figure 29).

Bays along the east and south elevations include surface decoration, recessed entries, overhangs,
and rectilinear openings to delineate each of four storefronts with a variety of Neo-Classical style
and Post-Modern style architectural accents (Figure 30). Additional applied features along the
eight bays at the primary, east elevation include four entrances tiled faux water tables, enlarged
decorative brackets, concrete banding, and other contemporary applied decorative motifs (Figure
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31). The four bays are similar, but not identical, and feature recessed entrances with open air
vestibules. The entry bays include storefronts with horizontal bands of molded concrete,
aluminum window assemblies, flat horizontal projecting awnings, and scored concrete columns.
Double-height corner towers anchor the north and south ends of Building A’s east elevation and
include banded tile work with concrete molding and stucco (Figure 32).

The north and west elevations at Building A are comprised of service entrances for truck
deliveries and include large metal roll-up doors for truck bays (Figure 33). Part of the north
elevation contains four bays, one of which has three loading docks at a lower grade, with an
overhanging canopy (Figure 34). The west elevation consists of 17 bays with panels of scored
concrete interspersed by squared concrete columns and a loading dock with two metal double
doors (Figure 35).

The southern elevation includes two commercial tenant spaces which are differentiated from one

another and share similar architectural detailing as present on the east elevation (Figure 36). A 1-
story glazed restaurant volume was added to the tenant space in 1983 which includes continuous

aluminum frame ribbon window assemblies and a red-brick pony wall (Figure 37).

The building is surrounded by an accessible sidewalk with limited landscaping, which is then
surrounded by surface parking lots on the northern, eastern, and southern sides. The sidewalk
leading to the southern entrance includes an arched, metal frame pergola anchored by rectangular
columns and covered by ivy and other climbing plants (Figure 38).
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Figure 27
Aerial view of Building A

SOURCE: Google Earth
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Related Bristol / D202200072.00

Figure 28
Building A, primary elevation, view northwest

SOURCE: ESA, 2022
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Figure 29
Building A, primary elevation, view northwest

SOURCE: ESA, 2022
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Related Bristol / D202200072.00

Figure 30
Building A, primary elevation, view southwest

SOURCE: ESA, 2022
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Figure 31
Building A, primary elevation, view southwest

SOURCE: ESA, 2022
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Related Bristol / D202200072.00

Figure 32
Building A, primary elevation, view west

SOURCE: ESA, 2022
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Figure 33
Building A, north elevation with truck bays, view southeast

SOURCE: ESA, 2022
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Related Bristol / D202200072.00

Figure 34
Building A, loading dock at north elevation, view southeast

SOURCE: ESA, 2022
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Figure 35
Building A, loading docks at west elevation, view northeast

SOURCE: ESA, 2022
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Related Bristol / D202200072.00

Figure 36
Building A, south elevation, view northwest

SOURCE: ESA, 2022
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Figure 37
Building A, south elevation, view north

SOURCE: ESA, 2022
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Related Bristol / D202200072.00

Figure 38
Building A, landscaped archway, view north

SOURCE: ESA, 2022

Building B: 3610 South Bristol Street, 3640 — 3646 South Bristol Street (even
numbers), 3650 South Bristol Street, 3664 — 3674 South Bristol Street (even numbers),
3692 — 3698 South Bristol Street (even numbers), 3732 — 3752 South Bristol Street
(even numbers), and 3719 — 3785 South Plaza Drive

Building B is a 1-story commercial building that was constructed in 1973 by the Winmar
Corporation. The building is the largest structure on the northern parcel and sits to the north of
Callen’s Common between S. Plaza Drive and S. Bristol Street (Figure 39). The building is
surrounded by surface parking lots on all sides. In footprint, the building is comprised of two
north-south-oriented offset rectangular forms connected by a double height volume with loading
bays. The eastern wing has six commercial tenant spaces along the east elevation, two of which
are prominent grocery store anchoring entrances. The southern, shorter side of the eastern wing
has two entrances, and there are no entrances on the north side of the eastern wing (Figure 40).
The western wing’s south elevation has three commercial tenant spaces, while the west elevation
has numerous commercial tenant spaces (Figure 41). The building includes horizontal massing,
with a flat roof with a stepped parapet and terracotta tile coping in select locations, at times in
hipped roof and gabled roof configurations for decorative emphasis (Figure 42).

The building is clad in stucco with concrete molded detailing at the cornice line and scored
concrete at square concrete columns which form an arcade around much of the building

(Figure 43). Window assemblies are comprised of contemporary aluminum frame glazing. The
centralized double height volume includes two sloped truck bays with roll-up doors (Figure 44).
Some arcade walkways have been infilled with stucco (Figure 45). Grocery store entrances
include broken pediments, archways, paired columns, hipped roofs with terracotta coping, and
stepped volumes, which are reflective of Post-Modern style detailing (Figure 46).

Minimal landscaping with shrubbery, flowers, and mature trees surrounds Building B. A stucco
sign with terracotta cladding and decorative brackets sits along the southern elevation of the west
wing (Figure 47).
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Related Bristol / D202200072.00

Figure 39
Aerial view of Building B

SOURCE: Google Earth
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Figure 40
Building B, west wing south elevation, view north

SOURCE: ESA, 2022
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Related Bristol / D202200072.00

Figure 41
Building B, west wing elevation, view northeast

SOURCE: ESA, 2022

Related Bristol / D202200072.00

Figure 42
Building B, west wing west elevation, view southwest

SOURCE: ESA, 2022
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Related Bristol / D202200072.00
Figure 43

Building B, detail with terracotta coping, view to the

northwest

SOURCE: ESA, 2022
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Figure 44

Building B, central double-height volume (left) with west

wing (right), view south

SOURCE: ESA, 2022
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Related Bristol / D202200072.00

Figure 45
Building B, east wing west elevation, view southeast

SOURCE: ESA, 2022
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Figure 46
Building B, east wing east elevation, view west

SOURCE: ESA, 2022
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Related Bristol / D202200072.00

Figure 47
Metro Town Square sign, view northwest

SOURCE: ESA, 2022

Building C: 3701 South Plaza Drive

Building C is located in the northwest portion of the Project Site, surrounded by asphalt parking
lots on all sides (Figure 48). It was originally constructed as a multi-screen movie theater in 1972
and currently serves as a gym for the LA Fitness company. The building was enlarged in 2001 to
add a sauna and pool for the gym. While it is very much a vernacular commercial building, it has
slight influences of the Mission Revival style.

It is a one-story, monolithic building with horizontal massing. It has a rectangular footprint that
runs north/south, a flat roof with parapets on the north, south, and west sides, and molded
concrete coping at the cornice. Its exteriors are clad in stucco with score lines in a grid-like
pattern clad and a molded (and painted) concrete water table. An attached concrete sidewalk
encircles the building on all sides.

Its primary elevation faces west and is divided into three asymmetrical bays (Figure 49). A
projecting entry bay has a two-story, bi-level gabled roof of red clay tile that serves as an entry
porch. It has an arched opening with a concrete lintel and keystone supported by two thick
rectangular piers of applied masonry. The entry is flush with the main fagade and consists of wo
double-leaf glazed entry doors with plate glass windows above. Both the windows and the doors
have metal frames. A visor roof on either side of the gabled bay covers the top third of the
elevation of the center, which also has a molded concrete belt course. The southern bay on the
west elevation has an inset panel mimicking a single arched arcade with three square fixed-pane
windows (Figure 50). The northern bay on the west elevation has three inset windows that mimic
an arcaded porch; each is infilled with a series of four large plate-glass windows (fixed pane).
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There are two similar window openings on the west of the north elevation, otherwise the facade is
simply applied stucco with gridded score lines.

The south elevation Is a solid facade with a bi-level roofline: the western half has a parapet that
matches the west elevation as well as a similar inset panel mimicking a single arched arcade
(Figure 51). A solid, single-leaf door is off-center to the east; it has a bas relief concrete surround
with an arched top. The east elevation is divided into three asymmetrical bays with a centered
“tower” bay that is inset into the footprint of the building but projects slightly from the elevation
(Figure 52). It has a hipped roof of red clay tile and a series of 4/4 awning windows in metal
frames a low wall of applied masonry. On either side of the center tower are three large square
panels of glass blocks, with a matching low wall of applied masonry and concrete bas relief
surrounds. The outer most panels each have a single-leaf glazed door at the middle.
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SOURCE: Google Earth

Figure 48
Aerial view of footprint of Building C

Related Bristol
Historic Resource Assessment

83

ESA / D202200072.00
January 2023



Historic Resource Assessment

Related Bristol / D202200072.00

Figure 49
Main (west) elevation of Building C

SOURCE: Google Earth
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Related Bristol / D202200072.00
Figure 50
Northwest corner of Building C with fixed-pane plate glass
windows and attached sidewalk.

SOURCE: Google Earth
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Figure 51
Southern elevation of Building C

SOURCE: Google Earth
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Related Bristol / D202200072.00
Figure 52

East elevation of Building C owing inset tower and glass
block windows.

SOURCE: Google Earth

Building D: 3620 South Bristol Steet

Building D is a 3-story medical and dental office building that was constructed in 1972 by the
Winmar Company with Charles Pankow Incorporated as contractor (Figure 53). The building sits
south of West MacArthur Boulevard and to the northeast of Building C. The rear of Building D
abuts West MacArthur Boulevard, and the primary elevation and entrance are along the
throughway of South Bristol that runs through the southern parking lot (Figures 54). Additional
parking lots sit to the east and west. The building is generally rectangular in footprint. The
building includes reinforced concrete construction with stucco cladding and geometric concrete
structural columns and is reflective of the Contemporary Spanish Colonial Revival style

(Figure 55). Rectangular in its massing, the building has a flat roof with a parapet and terra cotta
coping with eave overhangs surmounted by protruding rafters (Figure 56). The building includes
a central open-air courtyard accessible through ground floor breezeways along each elevation.

The north and south elevations include four bays each, and the east and west elevations each
include three bays. Bays are delineated by paired concrete columns which flare out at the base
and include aluminum framed glazing comprising much of the second and third floor elevations.
The ground floor is recessed along all elevations, while the upper floors step out forming a
covered walkway (Figure 57). According to the original building permit, the first floor is
comprised of 8,304 square feet of space while upper floors include 11,100 square feet of space.

The landscaped interior courtyard and surmounting office spaces are accessed by four breezeway
entrances at the ground floor (Figure 58). The courtyard includes stucco cladding, scored
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concrete and paved walkways. In the northwest corner of the courtyard sits a metal frame
staircase which leads to the second and third floors (Figure 59). The office spaces face outwards
onto covered exterior corridors with metal handrails (Figure 60). The covered corridors encircle
the perimeter of the courtyard and offer access to various office spaces through flush metal and
paneled metal doors. There are two circular raised brick planters at the courtyard ground floor.

Related Bristol / D202200072.00

SOURCE: Google Earth .
Figure 53
Aerial view of footprint of Building D
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Related Bristol / D202200072.00

Figure 54
Building D, south elevation, view northeast

SOURCE: Google Earth
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Figure 55
Building D, south elevation, view north

SOURCE: Google Earth
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Related Bristol / D202200072.00

Figure 56
Building D, west elevation, view east

SOURCE: Google Earth
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Figure 57
Building D, detail of ground floor, view northwest

SOURCE: Google Earth
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Related Bristol / D202200072.00
Figure 58

Building D, detail of breezeway from courtyard toward

building exterior

SOURCE: Google Earth

Related Bristol / D202200072.00

SOURCE: Google Earth

Figure 59
Building D central landscaped courtyard with staircase in
background
Related Bristol 90 ESA / D202200072.00

Historic Resource Assessment January 2023



Historic Resource Assessment

Related Bristol / D202200072.00

Figure 60
Building D central courtyard

SOURCE: Google Earth

Building E: 3600 — 3600 Y2 South Bristol Street

Building E is located in the northeast corner of the Project Site and is oriented diagonally, with its
primary facade facing northeast towards the intersection of West MacArthur Street and South
Bristol Street (Figure 61). It is a two-story building in the Spanish Colonial Revival style with a
rectangular footprint and exteriors clad in white stucco in an English finish. It has a low-pitch
hipped deck roof clad in red clay tiles with wide, boxed eaves. Clad in white stucco with an
English finish. It features a red tile Mansard roof with wide, enclosed eaves and a band of
decorative tile coping where the fagade meets the eaves. This decoration runs along all four sides
of the building. The building is surrounded by asphalt parking lots, with a drive-through ATM
machine near the northeast and northwest corners of the building.

The main (east) facade has an open-air arcade on the first level with six openings and floors of
inlaid brick that form a sidewalk that wraps around the entire building (Figure 62). Arched
window openings at the second level correspond to the openings of the arcade. All six have a
series of four fixed-pane windows with small, cantilevered balconies with scrolled iron railings.
There are four iron lanterns attached to the exterior of the pillars of the arcade. The first level of
the elevation is inset behind the arcade, with a double leaf glazed door in metal framing at the
center. It has wide panels of carved wood on either side and above. A series of four full-height,
fixed-pane plate glass windows are on either side of the entry, with an attached ATM at each end
of the elevation.

The western elevation of the building is nearly identical to the east although it only has one ATM
at the north end (Figure 63). The north and south elevations are also nearly identical, although
they are only three bays wide instead of six (Figure 64). They both have a double-leaf carved
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wood door centered on the first level; it matches the decorative wood paneling around the main
entries on the east and west elevations (Figure 65). There is small grassy island of landscaping
between the building at the street at its northeast corner.

Related Bristol / D202200072.00

Figure 61
Aerial view of footprint of Building E

SOURCE: Google Earth
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Related Bristol / D202200072.00

SOURCE: Google Earth

Figure 62
East elevation of Building E
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SOURCE: Google Earth

Figure 63
West elevation of Building E
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Related Bristol / D202200072.00

Figure 64
North elevation of Building E.

SOURCE: Google Earth
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Related Bristol / D202200072.00

Figure 65
Detail of entry doors with carved wood surrounds.

SOURCE: Google Earth

Building F: 3606 — 3608 South Bristol Street

Building F is located in the northeast quadrant of the Project Site, immediately southwest of
Building E. It is a free-standing building, with an attached sidewalk on the south, east and west
sides and an attached parking strip along the north elevation (Figure 66). The building is
otherwise surrounded by a surface parking lot on all sides. While the original building was
constructed in 1973, it has been renovated multiple times, including most recently in 2019, and its
exteriors are constructed of entirely modern material. It has an irregular square footprint with
asymmetrical massing and a multi-level, side-gabled roof clad in coursed vinyl shingles. The
exteriors of the building are clad in smooth stucco with multiple areas of applied masonry, and
four decorative concrete rafters clad in stucco that mimic buttresses. The main entry is a south-
facing gabled bay with a roof of red clay tiles and exteriors clad in applied masonry and vertical
vinyl siding (Figure 67). A wide chimney of applied masonry is attached to the northwest corner
of the bay (Figure 68). The recessed entry is a simple double-leaf glazed door in an arched metal
frame. A through-cornice gabled dormer is located west of the entry bay; it has a 2/2 window
configuration of vinyl construction with a metal awning cantilevered above. A large outdoor patio
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to the east of the entry bay is enclosed by a low wall of rounded bays, all clad in applied masonry
and topped with plexiglass.

The east elevation has a shed roof of metal siding cantilevered directly below the side-facing
gable. Two attached bays serve as secondary entrances; both have gable roofs of red clay tile,
arched openings and exteriors clad in stucco and applied masonry (Figure 69). The space
between the two bays is a second outdoor patio area, partially shaded by a small pergola attached
to the north side of the southern bay. There are low shrubs and other landscaping scattered along
this elevation. The north elevation is clad in plain stucco, with a single-leaf metal door at its
center (Figure 70). There is a square bay attached at the east end and a large garbage enclosure at
the west end.
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Figure 66
Aerial view of Building F

SOURCE: Google Earth
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Related Bristol / D202200072.00
Figure 67

East end of main (south) elevation of Building F, with

attached patio.

SOURCE: Google Earth
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Related Bristol / D202200072.00

Figure 68
West end of main (south) elevation of Building F.

SOURCE: Google Earth
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Related Bristol / D202200072.00

Figure 69

East elevation of Building F with multiple projecting gabled
bays.

SOURCE: Google Earth

Related Bristol / D202200072.00

Figure 70
North elevation of Building F with adjacent parking strip.

SOURCE: Google Earth

Building G: 3730 South Bristol Street

Building G is a one-story structure located at the center of the Project Site, immediately south of
Building B’s eastern structure (Figure 71). It has a rectangular footprint that runs east/west,
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horizontal massing, and a deck roof with a wide skirt of red clay tiles with dramatically wide,
enclosed eaves and decorative concrete molding that mimics exposed rafter tails. Exteriors are
clad in stucco with vertical detailing that includes score lines, simple wood pilasters and molded
concrete pillars. The building is an interesting interpretation of the Prairie Revival style with
Asian influences and a nod to the Spanish Colonial Revival style.

A drive-thru ATM on the south elevation is covered in a concrete porte-cochere with a flat roof.
Parking strips are immediately adjacent to the north and west elevations, with a small landscaping
strip on the west side. An inset entry arcade with concrete piers supporting the roof is housed in
the northeast corner of the building; the entry consists of a double-leaf glazed door in metal
framing facing east (Figure 72). Two large plate glass windows in metal framing are located
immediately north of the entry. A second entry on the north elevation consists of an identical
double-leaf glazed door with fixed-pane sidelights and a transom, all in metal framing (Figure
73). There are two panels of simple decorative tile on either side of this entry and three full-height
plate glass windows to the east. There are ATMs built into two secondary elevations, both
shielded by metal awnings (Figure 74).
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Related Bristol / D202200072.00

Figure 71
Aerial view of footprint of Building G

SOURCE: Google Earth
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Related Bristol / D202200072.00

Figure 72
Primary elevation Building G, view to the NW

SOURCE: Google Earth
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Related Bristol / D202200072.00

Figure 73
Primary elevation Building G, view to the south

SOURCE: Google Earth
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Related Bristol / D202200072.00
Figure 74

Building G, secondary elevation featuring walk-up ATM,

view to the south

SOURCE: Google Earth
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5.0 Significance Evaluations

The property history, architectural description and historic context included in this report provide
the background necessary to evaluate the historic and architectural significance of the seven
buildings located on the Project Site, including the history of their construction and alterations. In
order to be eligible as a historical resource, a property must possess both significance and
integrity. ESA evaluated the subject property against the criteria for listing in the National
Register and the California Register, as well as for its eligibility under the City of Santa Ana’s
criteria (see Section 2.0). The seven buildings were evaluated under the associated contexts:

History of Santa Ana (1945-1970)
Strip Malls in Southern California (1970-1985)

Contemporary Spanish Colonial Revival Style, 1960-1990

Building A (3900 South Bristol Street; 1307/1313 West
Sunflower Avenue)

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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.

Building A was constructed in 1972 for use as a retail outlet by the JCPenney Company,
specifically “The Treasury,” an early example of a discount store that also featured a grocery
store. While JCPenney retains a significant place in the broad patterns of retail history within the
United States, the subject property is not particularly notable in the company’s history. At the
time of its construction, Building A was one of approximately 2,000 branches of the store
throughout the United States. Additionally, while The Treasury was an interesting and potentially
significant variation of the JCPenney store, the location on South Bristol Street was not notable in
the company’s history, as it was one of four in Orange County that opened at the same time. More
importantly, the building has not been in use by JCPenney since circa 1980 and it no longer
retains its early association with the company. The “Squiggly roof” that was associated with “The
Treasury” stores is no longer extant, and no physical evidence of the association remains.

Since circa 1980, Building A has been in use as a multi- retail space for a variety of retail chains
and restaurants, including Nordstrom Rack Sports Authority, Toys R Us, Red Robin, World
Market, T.J. Maxx and Bed, Bath & Beyond, all of which have hundreds of retail outlets
throughout the country. The branch outlets located in Building A do not appear to retain any
significant role in the history of these companies or in the retail history of Orange County. While
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the various stores that have been located at Building A provided many shopping opportunities for
the residents of Orange County, it is a typical and common example of the commercial suburban
retail of Santa Ana and Orange County. There are a plethora of similar strip malls built
throughout Southern California at the time, including numerous in the immediate vicinity of the
Bristol complex. Additionally, while Building A was the first improvement on the parcel that
previously had only been in use as agricultural land, it did not play an important role in the
southward expansion of the city of Santa Ana.

Additionally, research did not identify historical events occurring at the subject property that
would rise to the level of significance required for national or state listing.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West
Sunflower Avenue does not appear to meet the eligibility requirements under National
Register Criterion A or California Register Criterion 1.

Significant Persons

With regard to associations with important persons, the following are the relevant criteria:
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.

Building A is not identified with historic personages or events in the main currents of national,
state, or local history and is not associated with significant individual owners or occupants.
Research did not indicate that a significant individual was associated with the property at any
point during its construction or at any point in time since.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West
Sunflower Avenue does not appear to meet the eligibility requirements under National
Register Criterion B or California Register Criterion 2.

Architecture

With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building A was constructed in 1972 a retail outlet for the JCPenney company, and is not
identified with any historically significant architects, construction companies, or developers. It is
not a distinctive design or expression of any style, and currently exhibits a generic, somewhat
utilitarian post-modern commercial appearance. While the building retains some original
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character-defining features, including a simple geometry and horizontal massing, these features
are not distinguishing or unique characteristics. Building A does not possess high artistic or
aesthetic value nor is it a unique method of construction.

The one potentially significant feature that existed at this location was the “squiggly roof”
associated with “The Treasury,” but that feature is no longer extant on the building.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West
Sunflower Avenue does not appear to meet the eligibility requirements under National
Register Criterion C or California Register Criterion 3.

Information Potential

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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to
buildings, structures, and objects that contain important information. In order for these types of
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the
principal source of the important information. Building A does not appear to yield significant
information that would expand our current knowledge or theories of design, methods of
construction, operation, or other information that is not already known.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West
Sunflower Avenue does not appear to meet the eligibility requirements under National
Register Criterion D or California Register Criterion 4.

City of Santa Ana Criteria

(6) Buildings, structures or objects with distinguishing characteristics of an architectural
style or

period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural
development.

(3) Rare buildings, structures, or objects or original designs.
(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and
businesses;

c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.
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(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building A was constructed in 1972 for use as a retail outlet by the JCPenney Company,
specifically “The Treasury,” an early example of a discount store that also featured a grocery
store. It is not the work of a notable architect, builder or designer, nor does it retain distinguishing
characteristics of an architectural style or period or exemplify any particular architectural style or
design feature. It is not associated with any important events in Santa Ana history, nor is it
associated with any famous people, original settlers, renowned organizations or businesses. Its
construction post-dates the founding of Santa Ana by almost a hundred years, and it has never
served as an important center of political, social, economic or cultural activity within the city. It is
not a site of archaeological importance, nor is it a rare building, structure or original design. It has
only housed “chain” restaurants and retail outlets, none of which could be considered unique or
rare.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West
Sunflower Avenue does not appear to meet the eligibility requirements under the criteria
established by the City of Santa Ana.

Building B (3610-3752 South Bristol Street; 3719-3755 South
Plaza Drive)

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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.

Building B was constructed in 1973 by the Winmar Company as an easily accessible community
shopping center, specifically a strip mall with tenants in the mid-price range. The multi-outlet
retail establishment contained a variety of tenants designed to address the daily needs of the
burgeoning post-World War Il suburban population of Orange County, including casual eateries,
clothing stores, dentists, credit unions and banks, printing stores, optometrists, tailors, beauty
supply, photography studios and numerous other amenities. While Building B was one of the first
improvement constructed on land formerly used for agricultural purposes, in a newly developed
southern expansion of Santa Ana that was annexed in 1961, the property is not notable in the
history of Santa Ana. The property is one of many retail establishments constructed during the
1960s and 1970s in Santa Ana, and its development was part of a broader pattern of retail
expansion that occurred throughout Southern California at the time. Numerous other strip malls
were constructed throughout Orange County during the same period, including Anaheim Town
Square (formerly the East Anaheim Shopping Center), constructed circa 1968; the Orange Villa
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Shopping in Orange, constructed in 1965; and Bristol Village Plaza in Costa Mesa, constructed in
1978; amongst many others. Additionally, the Winmar Company was known for the development
of similar strip malls, and Building B was one of many in their portfolio. Building B retains no
unique features or amenities, with a layout and use that is ubiquitous to the region and the
country, and research did not identify any significant companies that have occupied space at the
property. Additionally, research did not identify historical events occurring at the subject property
that would rise to the level of significance required for national or state listing.

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South
Plaza Drive, is recommended ineligible for listing under National Register Criterion A and
California Register Criterion 1.

Significant Persons
With regard to associations with important persons, the following are the relevant criteria:

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.

Building B is not identified with historic personages or events in the main currents of national,
state, or local history. While a plethora of tenants have occupied space at the property over its 50-
year history, there is no know association between the property and persons that have played a
significant role in local, state or national history Additionally, no individuals associated with the
ownership or management entities of the property are significant to the history of Santa Ana,
Orange County, California or the broader United States. Research did not indicate that a
significant individual was associated with the property at any point since its original construction
in 1972.

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South
Plaza Drive, is recommended ineligible for listing under National Register Criterion B and
California Register Criterion 2.

Architecture

With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building B was constructed in 1973 by the Winmar Company, with significant expansions to the
building constructed in 1995 and 1999. The building does not have architect of record, and it is
not associated with any construction companies or developers that are considered significant at
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the local, state or national level. While Building B demonstrates features of the Contemporary
Spanish Colonial Revival style, including a horizontal massing, a parapet roof, and decorative
detailing that includes red clay tile, it is not a distinctive or unique design, nor is it an outstanding
expression of the style. This architectural style is ubiquitous in commercial strip mall
developments throughout Southern California and Building B does not possess high artistic or
aesthetic value nor is it a unique method of construction. There are numerous other and better
examples of the Contemporary Spanish Colonial Revival style in retail and commercial buildings
throughout Southern California, as the style was widespread during the suburban development of
the area. More significant examples of the style designed by notable architects include the
campus of Pepperdine University in Malibu (1973), by architect William L. Pereira and
Associates, the San Juan Capistrano Library (1983) by Michael Graves, and Palos Verdes High
School (1959), by Richard Neutra and Robert Alexander. Neutra and Alexander’s design features
“the clean lines and simple volumes of Mid-Century Modernism with the more traditional
elements of gabled tile roofs and stucco walls.”170 Additionally, there are numerous examples of
vernacular interpretations of the Contemporary Spanish Colonial style that while not associated
with a notable architect, remain better executed versions of the style than Building D. Some of
these include the St. Anne Catholic Church and associated buildings at 1344 South Main Street in
Santa Ana (1941-1945); the Orange County Fire Authority Station No. 74 at 1439 South
Broadway (1955); Our Lady of the Pillar Church at 1622 West Sixth Street (1956); the U.S. Post
Office at 28081 Marguerite Parkway in Mission Viejo (1966); the Library at 242 Avenida Del
Mar in San Clemente (1981); and the Santa Ana Regional Transportation Center (1985) in Santa
Ana, designed in a mixture of Spanish Colonial and Mediterranean Revival designs, meant to
compliment the architecture of the surrounding cities.1’? Additionally, significant alterations in
2011 and 2014 changed the original layout and formation of the building, and it no longer retains
integrity from the date of its original construction (1972).

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South
Plaza Drive, is recommended ineligible for listing under National Register Criterion C and
California Register Criterion 3.

Information Potential

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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to
buildings, structures, and objects that contain important information. In order for these types of
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the
principal source of the important information. Building A does not appear to yield significant

170 «pg)os Verdes High School,” Los Angeles Conservancy, 2020, https://www.laconservancy.org/locations/palos-
verdes-high-school

171 «ganta Ana, CA (SNA),” The Great American Stations/Amtrak, Accessed March 10, 2023,
https://www.greatamericanstations.com/stations/santa-ana-ca-sna/
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information that would expand our current knowledge or theories of design, methods of
construction, operation, or other information that is not already known.

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South
Plaza Drive, is recommended ineligible for listing under National Register Criterion D and
California Register Criterion 4.

City of Santa Ana Criteria

(1) Buildings, structures or objects with distinguishing characteristics of an architectural style or
period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural
development.

(3) Rare buildings, structures, or objects or original designs.
(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and
businesses;

c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.

(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building B was constructed in 1973 for use as a strip mall by the Winmar Company and has been
occupied by a plethora of retail and commercial tenants since its development. It is not the work
of a notable architect, builder or designer, nor does it retain distinguishing characteristics of an
architectural style or period. It retains a utilitarian Contemporary Spanish Colonial Revival style
that is common in Santa Ana and does not exemplify any particular architectural style or design
feature.More significant examples of the style designed by notable architects include the campus
of Pepperdine University in Malibu (1973), by architect William L. Pereira and Associates, the
San Juan Capistrano Library (1983) by Michael Graves, and Palos Verdes High School (1959),
by Richard Neutra and Robert Alexander. Neutra and Alexander’s design features “the clean lines
and simple volumes of Mid-Century Modernism with the more traditional elements of gabled tile
roofs and stucco walls.”172 Additionally, there are numerous examples of vernacular
interpretations of the Contemporary Spanish Colonial style that while not associated with a
notable architect, remain better executed versions of the style than Building D. Some of these
include the St. Anne Catholic Church and associated buildings at 1344 South Main Street in Santa
Ana (1941-1945); the Orange County Fire Authority Station No. 74 at 1439 South Broadway

172 «pg)0s Verdes High School,” Los Angeles Conservancy, 2020, https://www.laconservancy.org/locations/palos-
verdes-high-school
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(1955); Our Lady of the Pillar Church at 1622 West Sixth Street (1956); the U.S. Post Office at
28081 Marguerite Parkway in Mission Viejo (1966); the Library at 242 Avenida Del Mar in San
Clemente (1981); and the Santa Ana Regional Transportation Center (1985) in Santa Ana,
designed in a mixture of Spanish Colonial and Mediterranean Revival designs, meant to
compliment the architecture of the surrounding cities.173It is not associated with any important
events in Santa Ana history, nor is it associated with any famous people, original settlers,
renowned organizations or businesses. Its construction post-dates the founding of Santa Ana by
almost a hundred years, and it has never served as an important center of political, social,
economic or cultural activity within the city. It is not a site of archaeological importance, nor is it
a rare building, structure or original design. It has housed numerous restaurants, retail and
commercial outlets, but none of them could be considered unique or rare.

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South
Plaza Drive does not appear to meet the eligibility requirements under the criteria
established by the City of Santa Ana.

Building C (3701 South Plaza Drive)

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for
listing under National Register Criterion A and California Register Criterion 1.

Building C was constructed in 1974 by Edwards Cinema and was in use as a multi-screen movie
theater until circa 2000. Edwards Cinemas was a historic independent theater company, originally
founded in California in 1930. While the company was an increasingly rare business type in the
United States due to the domination of entertainment conglomerates throughout all regions of the
country, it merged with the Regal and United Artists chains in 2001. While the company is
potentially significant for the early development of the theater industry in the United States and
its expansion in Southern California and Orange County specifically, Building C was sold by the
company circa 2000 and is no longer in use as a theater. More importantly, Building C is not a
significant example of an Edwards Theater. Potentially significant examples of Edwards Theaters
include what many consider the first multiplex ever, constructed in 1939 in Alhambra, California
or the Irvine Spectrum Theater, the nation’s largest megaplex movie theater at the time of its
construction in 1996.

173 «“santa Ana, CA (SNA),” The Great American Stations/Amtrak, Accessed March 10, 2023,
https://www.greatamericanstations.com/stations/santa-ana-ca-sna/
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Additionally, while Building C was converted for use as a Bally Total Fitness gym in 2001, it is a
typical example of their facilities and was one of their 440 similar facilities located throughout
the United States, Mexico, Canada, South Korea, China, and the Caribbean.

Additionally, research did not identify historical events occurring at the subject property that
would rise to the level of significance required for national or state listing.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for
listing under National Register Criterion A and California Register Criterion 1.

Significant Persons

With regard to associations with important persons, the following are the relevant criteria:
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.

Building C was originally constructed by Edwards Cinema, a movie theater company founded by
James Edwards, Sr. in 1930. Edwards bought his first theater in Monterey Park in 1930 at the age
of 23 and remained in the movie business until his death 1997, eventually becoming one of the
most significant theater chains in California and the western United States While James Edwards
is potentially a significant figure in the development of the multi-screen movie theater in
Southern California, research was unable to uncover a specific connection between him and
Building C. It was one of numerous movie theaters developed and constructed by the company in
Orange County from the 1960s through the 1990s, all of which are associated to James Edwards
in a limited fashion. Research did not indicate that a significant individual was associated with the
property at any point since its original construction in 1974.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for
listing under National Register Criterion B and California Register Criterion 2.

Architecture

With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building C was constructed in 1974 by Edwards Cinema with a significant expansion to the
building constructed in 2000. The building does not have architect of record, and it is not
associated with any construction companies or developers that are considered significant at the
local, state or national level. While Building C demonstrates features of the Mission Revival
style, including smooth stucco walls, a parapet roof, limited fenestration, and decorative detailing
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that includes red clay tile, it is not a distinctive or unique design, nor is it an outstanding
expression of the style. Building C is a utilitarian, commercial rendering of the style, and it does
not possess high artistic or aesthetic value nor is it a unique method of construction. There are
numerous other and better examples of the Mission Revival style throughout Southern California
and the western United States. Examples within Santa Ana include the Bowers Museum at 2002
North Main Street (1936), Santa Ana Fire Station No. 1 at 1322 North Sycamore Street (1929),
and the U.S. Post Office (Spurgeon Station) located at 615 North Bush Street (1931).
Additionally, a significant alteration in 2000 significantly expanded the footprint and layout of
the building, and it no longer retains integrity from the date of its original construction.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for
listing under National Register Criterion C and California Register Criterion 3.

Information Potential

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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to
buildings, structures, and objects that contain important information. In order for these types of
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the
principal source of the important information. Building C does not appear to yield significant
information that would expand our current knowledge or theories of design, methods of
construction, operation, or other information that is not already known.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for
listing under National Register Criterion D and California Register Criterion 4.

City of Santa Ana Criteria

(1) Buildings, structures or objects with distinguishing characteristics of an architectural style or
period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural
development.

(3) Rare buildings, structures, or objects or original designs.
(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and
businesses;

c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.
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(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building C was constructed in 1974 by Edwards Theater Circuit, for use as a multi-screen movie
theater. It remained in use as a theater until 2001, when it was enlarged and converted into a gym
space for Bally Total Fitness. Neither company is considered a renowned organizations or
businesses in the history of Santa Ana; both were chain businesses with multiple outlets in
Orange County. The building is not the work of a notable architect, builder or designer, nor does
it retain distinguishing characteristics of an architectural style or period. It retains a utilitarian
Mission Revival style that is common in Santa Ana and does not exemplify any particular
architectural style or design feature. It is not associated with any important events in Santa Ana
history, nor is it associated with any famous people or original settlers. Its construction post-dates
the founding of Santa Ana by almost a hundred years, and it has never served as an important
center of political, social, economic or cultural activity within the city. It is not a site of
archaeological importance, nor is it a rare building, structure or original design.

Therefore, Building C, as located at 3701 South Plaza Drive does not appear to meet the
eligibility requirements under the criteria established by the City of Santa Ana.

Building D (3620 South Bristol Street)

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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.

Building D was constructed in 1973 by the Winmar Company, for use as a multi-suite medical
and dental office building. It remains in use as such to the present day, occupied by a variety of
physicians and dentists who serve the medical and dental needs of the residents of Santa Ana.
While the tenants located at Building D have provided services to the residents of Santa Ana for
almost 50 years, there are numerous similar medical and dental practices throughout Orange
County and the broader United States. The building has never been in use as a research facility,
and no significant medical discoveries or breakthroughs have occurred at the building. Tenants
have consistently been small businesses that have not played a prominent role in the broader
medical and dental communities of Santa Ana and Orange County. Research did not identify
historical events occurring at the subject property that would rise to the level of significance
required for national or state listing.
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Therefore, Building D, as located at 3620 South Bristol Street, is recommended ineligible
for listing under National Register Criterion A and California Register Criterion 1.

Significant Persons
With regard to associations with important persons, the following are the relevant criteria:

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.

Building D is not identified with historic personages or events in the main currents of national,
state, or local history. While various medical and dental practices have occupied space at the
property over its 50-year history, there is no know association between the property and persons
that have played a significant role in local, state or national history Additionally, no individuals
associated with the ownership or management entities of the property are significant to the history
of Santa Ana, Orange County, California or the broader United States. Research did not indicate
that a significant individual was associated with the property at any point since its original
construction in 1973.

Therefore, Building D, as located at 3620 South Bristol Street, is recommended ineligible
for listing under National Register Criterion B and California Register Criterion 2.

Architecture

With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building D was constructed in 1973 by the Winmar Company for use as a medical and dental
office building. While numerous tenant improvements have occurred to the interiors of individual
suites, the larger building has not undergone any significant alterations since its original
construction. The building does not have architect of record, and it is not associated with any
construction companies or developers that are considered significant at the local, state or national
level. Building D demonstrates features of the Contemporary Spanish Colonial Revival, including
a parapet roof, an interior courtyard/atrium, and decorative detailing that includes red clay tile and
terra cotta coping, but it is not an outstanding expression of the style. While Building D is a
unique commercial rendering of the style that retains its original character-defining features,
including a simple geometry, long rectangular battered columns, and elevations with large
expanses of fixed-pane windows, it does not possess high artistic or aesthetic value nor is it a
unique method of construction. There are numerous other and better examples of the
Contemporary Spanish Colonial Revival style throughout Southern California, as it was
widespread during the suburban development of the area. More significant examples of the style
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designed by notable architects include the campus of Pepperdine University in Malibu (1973), by
architect William L. Pereira and Associates, the San Juan Capistrano Library (1983) by Michael
Graves, and Palos Verdes High School (1959), by Richard Neutra and Robert Alexander. Neutra
and Alexander’s design features “the clean lines and simple volumes of Mid-Century Modernism
with the more traditional elements of gabled tile roofs and stucco walls.”174 Additionally, there
are numerous examples of vernacular interpretations of the Contemporary Spanish Colonial style
that while not associated with a notable architect, remain better executed versions of the style
than Building D. Some of these include the St. Anne Catholic Church and associated buildings at
1344 South Main Street in Santa Ana (1941-1945); the Orange County Fire Authority Station No.
74 at 1439 South Broadway (1955); Our Lady of the Pillar Church at 1622 West Sixth Street
(1956); the U.S. Post Office at 28081 Marguerite Parkway in Mission Viejo (1966); the Library at
242 Avenida Del Mar in San Clemente (1981); and the Santa Ana Regional Transportation Center
(1985) in Santa Ana, designed in a mixture of Spanish Colonial and Mediterranean Revival
designs, meant to compliment the architecture of the surrounding cities.17®

Therefore, Building D, as located at 3620 South Bristol Street, is recommended ineligible
for listing under National Register Criterion C and California Register Criterion 3.

Information Potential

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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to
buildings, structures, and objects that contain important information. In order for these types of
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the
principal source of the important information. Building A does not appear to yield significant
information that would expand our current knowledge or theories of design, methods of
construction, operation, or other information that is not already known.

Therefore, Building D, as located at 3620 South Bristol Street, is recommended ineligible
for listing under National Register Criterion D and California Register Criterion 4.

City of Santa Ana Criteria

(1) Buildings, structures or objects with distinguishing characteristics of an architectural style or
period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural
development.

174 «palos Verdes High School,” Los Angeles Conservancy, 2020, https://www.laconservancy.org/locations/palos-
verdes-high-school

175 «santa Ana, CA (SNA),” The Great American Stations/Amtrak, Accessed March 10, 2023,
https://www.greatamericanstations.com/stations/santa-ana-ca-sna/

Related Bristol 118 ESA / D202200072.00
Historic Resource Assessment January 2023



Historic Resource Assessment

(3) Rare buildings, structures, or objects or original designs.
(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and
businesses;

c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.

(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building D was constructed in 1973 for use as a medical-dental office building by the Winmar
Company and has been occupied by a plethora of physicians and dentists since its development. It
is not the work of a notable architect, builder or designer, nor does it retain distinguishing
characteristics of an architectural style or period. The building exhibits a Mid-Century Spanish
Colonial Revival style that is interesting and well-executed, but it is not an exceptional design or
example of the style. Other better examples of the Contemporary Spanish Colonial style within
Santa Ana include the Orange County Fire Authority Station No. 74 at 1439 South Broadway
(1955), Our Lady of the Pillar Church at 1622 West Sixth Street (1956), the Santa Ana Regional
Transportation Center 1000 East Santa Ana Boulevard (1985), and the Martin R. Heninger
Elementary School at 417 Walnut Street (1992). It is not associated with any important events in
Santa Ana history, nor is it associated with any famous people, original settlers, renowned
organizations or businesses. Its construction post-dates the founding of Santa Ana by almost a
hundred years, and it has never served as an important center of political, social, economic or
cultural activity within the city. It is not a site of archaeological importance, nor is it a rare
building, structure or original design. It has been occupied by numerous medical and dental
practices, but none of them could be considered unique or rare.

Therefore, Building D, as located at 3620 South Bristol Street does not appear to meet the
eligibility requirements under the criteria established by the City of Santa Ana.

Building E (3600 - 3600 ¥2 South Bristol Street)

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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.

Building E was constructed in 1972 as a branch of Marina Federal Savings & Loan, a local
financial institution founded in Torrance in 1955 that operated five branches in Orange County
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and an additional seven branches in Los Angeles. While Marina Federal Savings & Loan
provided financial tools for business and residential development during the suburban
development of Orange County in the 1970s and 1980s, it was one of many banks with branches
in Santa Ana. It does not retain a significant place in the broad patterns of financial and
development history within Southern California, and the subject property is not particularly
notable in the company’s history. Marina Federal Savings & Loan merged with Home Federal
Savings and Loan Association in 1991, and a subsequent merger in 1997 resulted in this company
becoming Washington Mutual Bank. Washington Mutual was originally founded in Seattle,
Washington in 1889, and has no specific ties to the Santa Ana community None of these
institutions have played a unique or significant role in the development of Santa Ana or greater
Orange County

After the 2008 Financial Crisis, it was acquired by JP Morgan Chase Bank, and the building
remains occupied by Chase to the present day. It is one of Chase’s almost 5,000 branch offices in
the United States. In addition, the Chase branch located at 1300 North Main Street in Santa Ana
was designed by Millard Sheets in 1953 and is much more historically significant in the history of
Santa Ana.

Research did not identify historical events occurring at the subject property that would rise to the
level of significance required for national or state listing.

Therefore, Building E, as located at 3600-3606 South Bristol Street, is recommended
ineligible for listing under National Register Criterion A and California Register Criterion
1.

Significant Persons

With regard to associations with important persons, the following are the relevant criteria:

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.

Building E is not identified with historic personages or events in the main currents of national,
state, or local history and is not associated with significant individual owners or occupants.
Research did not indicate that a significant individual was associated with the property at any
point during its construction or at any point in time since. While there have been significant
persons associated with many of the financial institutions that have occupied Building E, none of
them have had a connection to this Santa Ana branch office.

Therefore, Building E, as located at 3600-3606 South Bristol Street, is recommended
ineligible for listing under National Register Criterion B and California Register Criterion
2.
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Architecture

With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building E was constructed in 1972 as a branch of Marina Federal Savings & Loan, a local
financial institution founded in Torrance in 1955 that operated five branches in Orange County
and an additional seven branches in Los Angeles. The building does not have architect of record,
and it is not associated with any construction companies or developers that are considered
significant at the local, state or national level. Building E is a good example of the Spanish
Colonial Revival style, but it is not a distinctive design or expression of the style. While the
building retains its original character-defining features, including a red clay tile roof, carved
wood doors, scrolled iron balconies and sconces and terra cotta coping, these features are
ubiquitous in most Spanish Colonial Revival designs and are not distinguishing or unique
characteristics. Building E does not possess high artistic or aesthetic value nor is it a unique
method of construction. The subject property was not conceived as a showcase building for the
company or the architectural style, but rather one of numerous branch offices in Orange County.
There are numerous other and better examples of the Spanish Colonial Revival style throughout
Southern California, including a series of banks commissioned by Home Savings and Loan
throughout California in the 1960s and 1970s that highlighted a Contemporary version of the
Spanish Colonial Revival style as well as elaborate mosaic murals by Millard Sheets.176 The
Santa Ana branch of Home Savings and Loan that features his work is now a Chase Bank, located
at 1300 North Main Street. Other better examples of the Contemporary Spanish Colonial style
within Santa Ana include the Orange County Fire Authority Station No. 74 at 1439 South
Broadway (1955), Our Lady of the Pillar Church at 1622 West Sixth Street (1956), the Santa Ana
Regional Transportation Center 1000 East Santa Ana Boulevard (1985), and the Martin R.
Heninger Elementary School at 417 Walnut Street (1992).

Therefore, Building E, as located at 3600-3606 South Bristol Street, is recommended
ineligible for listing under National Register Criterion C and California Register Criterion
3.

Information Potential

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

176 Eve M. Kahn, “The Artist who Beautified California Banks,” The New York Times, June 9, 20186,
https://www.nytimes.com/2016/06/10/arts/design/the-artist-who-beautified-california-banks.html
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California Register Criterion 4: Has yielded, or may be likely to yield, information
important in prehistory or history.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to
buildings, structures, and objects that contain important information. In order for these types of
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the
principal source of the important information. Building E does not appear to yield significant
information that would expand our current knowledge or theories of design, methods of
construction, operation, or other information that is not already known.

Therefore, Building E, as located at 3600-3606 South Bristol Street, is recommended
ineligible for listing under National Register Criterion D and California Register Criterion
4.

City of Santa Ana Criteria

(1) Buildings, structures or objects with distinguishing characteristics of an architectural style or
period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural
development.

(3) Rare buildings, structures, or objects or original designs.
(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and
businesses;

c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.

(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building E was constructed in 1972 for use as a branch office by Marina Federal Savings & Loan
and has been occupied by a variety of financial institutions since its development. It is not the
work of a notable architect, builder or designer, and while it does retain distinguishing
characteristics of the Mid-Century Spanish Colonial Revival style, similar buildings exist
throughout Santa Ana including the Orange County Fire Authority Station No. 74 at 1439 South
Broadway (1955), Our Lady of the Pillar Church at 1622 West Sixth Street (1956), the Santa Ana
Regional Transportation Center 1000 East Santa Ana Boulevard (1985), and the Martin R.
Heninger Elementary School at 417 Walnut Street (1992).. It is not associated with any important
events in Santa Ana history, nor is it associated with any famous people, original settlers,
renowned organizations or businesses. Its construction post-dates the founding of Santa Ana by
almost a hundred years, and it has never served as an important center of political, social,
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economic or cultural activity within the city. It is not a site of archaeological importance, nor is it
a rare building, structure or original design. None of the financial institutions housed in Building
E could be considered unique or rare, and none were founded or headquarter in Santa Ana, so
there is no specific local connection.

Therefore, Building E, as located at 3600 South Bristol Street does not appear to meet the
eligibility requirements under the criteria established by the City of Santa Ana.

Building F (3606 - 3608 South Bristol Street)

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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.

Building F was constructed in 1972 as a restaurant space and remains in use as such to the present
day. The building represents a typical restaurant space in a suburban community such as Santa
Ana and has been occupied by both locally based companies and chain franchises. While the
various restaurants that have been located at Building F have provided many dining opportunities
for the residents of Santa Ana, they have played no larger role in the history of the community.
Building F is not a significant franchise in the company history of these chain restaurants, and
research did not identify historical events occurring at the subject property that would rise to the
level of significance required for national or state listing.

Therefore, Building F, as located at 3608 South Bristol, is recommended ineligible for listing
under National Register Criterion A and California Register Criterion 1.

Significant Persons

With regard to associations with important persons, the following are the relevant criteria:
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.

Therefore, Building F, as located at 3608 South Bristol, is recommended ineligible for listing
under National Register Criterion B and California Register Criterion 2.

Building F is not identified with historic personages or events in the main currents of national,
state, or local history and is not associated with significant individual owners or occupants.
Research did not indicate that a significant individual was associated with the property at any
point during its construction or at any point in time since. While there likely have been significant
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individuals associated with the chain restaurants that have occupied Building F, none of them
have had a specific connection to this Santa Ana franchise. Additionally, the significance of
locally based owners of the space, including the Barclay Inn, do not rise to the level of
significance required for listing in the National or California Registers.

Architecture
With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building F is not identified with any historically significant architects, construction companies, or
developers at the state or local level. It does not possess high artistic or aesthetic value nor is it a
unique method of construction. It has had multiple stylistic incantations since its original
construction and extensive renovations, including the addition of a patio and significant interior
renovations, which occurred in 1989, 2005, 2012, and 2019 have resulted in the integrity of the
original structure being lost.

Therefore, Building F, as located at 3608 South Bristol, is recommended ineligible for listing
under National Register Criterion C and California Register Criterion 3.

Information Potential

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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to
buildings, structures, and objects that contain important information. In order for these types of
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the
principal source of the important information. Building F does not appear to yield significant
information that would expand our current knowledge or theories of design, methods of
construction, operation, or other information that is not already known.

Therefore, Building F, as located at 3608 South Bristol, is recommended ineligible for listing
under National Register Criterion D and California Register Criterion 4.

City of Santa Ana Criteria

(1) Buildings, structures or objects with distinguishing characteristics of an architectural style or
period, that exemplify a particular architectural style or design features.
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(2) Works of notable architects, builders, or designers whose style influenced architectural
development.

(3) Rare buildings, structures, or objects or original designs.
(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and
businesses;

c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.

(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building F was constructed in 1972 as a restaurant space and has been used in a similar fashion
since its development. It is not the work of a notable architect, builder or designer, nor does it
retain distinguishing characteristics of an architectural style or period. It is not associated with
any important events in Santa Ana history, nor is it associated with any famous people, original
settlers, renowned organizations or businesses. Its construction post-dates the founding of Santa
Ana by almost a hundred years, and it has never served as an important center of political, social,
economic or cultural activity within the city. It is not a site of archaeological importance, nor is it
a rare building, structure or original design. It has housed numerous restaurants, both chain and
locally owned, but none of them could be considered unique or rare.

Therefore, Building F, as located at 3608 South Bristol Street does not appear to meet the
eligibility requirements under the criteria established by the City of Santa Ana.

Building G (3730 South Bristol Street)

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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.

Building G was constructed in 1972 as a branch of Security Pacific National Bank, which was
originally founded as the Farmers and Merchants Bank of Los Angeles. Farmers and Merchants
Bank merged with Security First National Bank in 1956 and again merged with Pacific National
Bank of San Francisco in 1961 to become Security Pacific National Bank. While the bank retains
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a significant place in the broad patterns of financial and development history within Southern
California, the subject property is not particularly notable in the company’s history. At the time of
its construction, Building G was one of many branches constructed by the bank that year alone
and is not a notable example of the expansion of the company. The 11-story Security Pacific
Building Bank built in Riverside in 1972 is a better contemporaneous example of the company’s
importance to southern California. While the Santa Ana branch located at Building G provided
financial tools for business and residential development during the post-war growth period in
Orange County, it was one of many banks that played a similar role. Research did not identify
historical events occurring at the subject property that would rise to the level of significance
required for national or state listing.

Therefore, Building G, as located at 3730 South Bristol Street, is recommended ineligible
for listing under National Register Criterion A and California Register Criterion 1.

Significant Persons

With regard to associations with important persons, the following are the relevant criteria:
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.

Building G is not identified with historic personages or events in the main currents of national,
state, or local history and is not associated with significant individual owners or occupants.
Research did not indicate that a significant individual was associated with the property at any
point during its construction or at any point in time since. While there likely have been significant
individuals associated with the corporate banks that have occupied Building G, none of them
have had a specific connection to this Santa Ana branch office.

Therefore, Building G, as located at 3730 South Bristol Street, is recommended ineligible
for listing under National Register Criterion B and California Register Criterion 2.

Architecture
With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building G was constructed in 1972 as a branch of Security Pacific National Bank. The building
does not have architect of record, and it is not associated with any construction companies or
developers that are considered significant at the local, state or national level. While Building G
was constructed in a unique example of the Mid-Century Spanish Colonial Revival style with
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Asian influences, it is not an especially distinctive design or expression of the style. While the
building retains its original character-defining features, including a red clay tile roof, horizontal
massing, vertical score lines and concrete pillars and dramatically emphasized rafter tails, these
features are common in Mid-Century Modern and Spanish Colonial Revival designs. Building G
does not possess high artistic or aesthetic value nor is it a unique method of construction. The
subject property was not conceived as a showcase building for the company or the architectural
style, but rather one of numerous branch offices in Orange County. There are numerous other and
better examples of both the Mid-Century Modern and the Spanish Colonial revival style
throughout Southern California, including a series of banks commissioned by Home Savings and
Loan throughout California in the 1960s and 1970s that highlighted a Contemporary version of
the Spanish Colonial Revival style as well as elaborate mosaic murals by Millard Sheets.17” The
Santa Ana branch of Home Savings and Loan that features his work is now a Chase Bank, located
at 1300 North Main Street. Other better examples of the Contemporary Spanish Colonial style
within Santa Ana include the Orange County Fire Authority Station No. 74 at 1439 South
Broadway (1955), Our Lady of the Pillar Church at 1622 West Sixth Street (1956), the Santa Ana
Regional Transportation Center 1000 East Santa Ana Boulevard (1985), and the Martin R.
Heninger Elementary School at 417 Walnut Street (1992). Therefore, Building G, as located at
3730 South Bristol Street, is recommended ineligible for listing under National Register
Criterion C and California Register Criterion 3.

Information Potential

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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to
buildings, structures, and objects that contain important information. In order for these types of
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the
principal source of the important information. Building G does not appear to yield significant
information that would expand our current knowledge or theories of design, methods of
construction, operation, or other information that is not already known.

Therefore, Building G, as located at 3730 South Bristol Street, is recommended ineligible
for listing under National Register Criterion D and California Register Criterion 4.

City of Santa Ana Criteria

(1) Buildings, structures or objects with distinguishing characteristics of an architectural style or
period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural
development.

177 Eve M. Kahn, “The Artist who Beautified California Banks,” The New York Times, June 9, 20186,
https://www.nytimes.com/2016/06/10/arts/design/the-artist-who-beautified-california-banks.html
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(3) Rare buildings, structures, or objects or original designs.
(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and
businesses;

c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.

(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building G was constructed in 1972 for use as a branch office by Security Pacific National Bank
and has been occupied by a variety of financial institutions since its development. It is not the
work of a notable architect, builder or designer, and while it does retain distinguishing
characteristics of the Mid-Century Spanish Colonial Revival style, similar buildings exist
throughout Santa Ana including the Orange County Fire Authority Station No. 74 at 1439 South
Broadway (1955), Our Lady of the Pillar Church at 1622 West Sixth Street (1956), the Santa Ana
Regional Transportation Center 1000 East Santa Ana Boulevard (1985), and the Martin R.
Heninger Elementary School at 417 Walnut Street (1992). It is not associated with any important
events in Santa Ana history, nor is it associated with any famous people, original settlers,
renowned organizations or businesses. Its construction post-dates the founding of Santa Ana by
almost a hundred years, and it has never served as an important center of political, social,
economic or cultural activity within the city. It is not a site of archaeological importance, nor is it
a rare building, structure or original design. None of the financial institutions housed in Building
G could be considered unique or rare, and none were founded or headquarter in Santa Ana, so
there is no specific local connection.

Therefore, Building G, as located at 3730 South Bristol Street does not appear to meet the
eligibility requirements under the criteria established by the City of Santa Ana.
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6.0 Conclusions

As a result of our research and survey investigations and through the application of the applicable
federal, state, and local eligibility evaluation criteria, ESA finds the following:

The seven following buildings were evaluated for historic significance under Criteria A/1/1,
B/2/2, or C/3/3 under the context of History of Santa Ana (1945-1970), Strip Malls in Southern
California (1970-1985), and Contemporary Spanish Colonial Revival Style, 1960-1990.
Additionally, the buildings were evaluated for eligibility under local criteria from the City of
Santa Ana.

Date of
Construction | Address (Current and Historic) Current Tenant(s)
Building A | 1972 3900 South Bristol Street Bed Bath & Beyond, Hobby Lobby, T.J.
1307 West Sunflower Avenue Maxx, Ross Dress for Less,
World Market (1313), Red Robin (1307).
1313 West Sunflower Avenue
Building B | 1972 3610 South Bristol Street Vons
3640-3646 South Bristol Street (even numbers)
3650 South Bristol Street
3664—-3674 South Bristol Street (even numbers)
3692-3698 South Bristol Street (even numbers)
3732-3752 South Bristol Street
3719-3785 South Plaza Drive.
Building C | 1974 3701 South Plaza Drive Esporta Fitness
BuildingD | 1973 3620 South Bristol Street Variety of medical and dental offices
Building E | 1972 3600-3600 %2 South Bristol Street Chase Bank
Building F | 1972 3606—3608 South Bristol Street Wang Cho
Building G | 1972 3730 South Bristol Street Bank of America

As a result of its investigations, ESA recommends Buildings A, B, C, D, E, F and G ineligible
under all of the applicable federal, state, and local criteria. All of the building lacks historic
associations with the broad patterns of history on a local, state or national level. The buildings are
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not associated with the productive lives of historic personages or events, nor do they rise to the
high level of required architectural significance and integrity for national, state or local listing.
Therefore, ESA recommends that the subject property should not be considered a historical
resource pursuant to CEQA. ESA finds Building A ineligible for designation under any of the
federal, state, or local eligibility criteria and recommends that it be assigned a CHR Status Code
of “6Z,” which means that it appears ineligible individually for listing in the National Register,
the California Register, and for local designation through survey evaluation.

As none of the buildings are recommended eligible, the Historic Preservation Element of the
Santa Ana General City Plan does not apply. The completion of this report satisfies mitigation
measure CUL-1 as included in the PEIR for the City of Santa Ana’s General Plan Update.
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Historic Resources Director

EDUCATION

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

M.A., Architectural
History, School of
Architecture, University of
Virginia, 1991

Certificate of Historic
Preservation, School of
Architecture, University of
Virginia, 1991

B.A., Art History, Oberlin
College, 1983

34 YEARS’ EXPERIENCE
AWARDS

2020 Award of Excellence,
American Planning
Association

2020 Gold Nugget Merit
Award, PCBC, Best
Rehabilitation Project

2018 Merit Award,
Environmental Analysis
Document, Association of
Environmental
Professionals

2016 Preservation Design
Award, Interpretive
Exhibit, California
Preservation Foundation

2014 Preservation Award,
Los Angeles Conservancy

2014 Westside Prize,
Westside Urban Forum

2014 Design Award:
Westside Urban Forum

Margarita Jerabek-Bray, Ph.D., has 34 years of professional practice in the United States
with an extensive background in historic preservation and architectural history. She
specializes in American Architecture, Modern and Contemporary Architecture, Urban
History and Design, and Cultural Landscape, and is a regional expert on Southern
California architecture. Her qualifications and experience meet and exceed the Secretary
of the Interior’s Professional Qualification Standards in History, Architectural History, and
Archaeology. Margarita assists clients with strategic advice and historic preservation
consultation services to support project success. Highly experienced and solution
oriented, she provides historic resources management and preservation consultation
services for all stages of project development, from due diligence through planning and
design, to preparation of required documentation for environmental review and
permitting. She provides expert historic preservation services for environmental review
and, when necessary, implements mitigation requirements and preservation treatment
measures. A highly experienced and respected authority in the evaluation, management
and treatment of historic properties, she is expert in the preparation of legally defensible
documentation for compliance with Sections 106 and 110 of the National Historic
Preservation Act (NHPA), National Environmental Policy Act (NEPA), Section 4(f) of the
Department of Transportation Act, California Environmental Quality Act (CEQA), and local
ordinances and planning requirements. She has managed and conducted hundreds of
projects for public and private clients throughout California and the United States, and as
primary investigator she has authored numerous historic resources technical reports, plan
reviews, HABS/HAER/HALS reports, salvage inventories, rehabilitation plans, relocation
plans, construction monitoring reports, interpretive programs, as well as curated exhibits,
provided input for interpretive websites and assisted in the development of content for
documentary films.

Margarita Directs ESA’s Southern California Historic Resources Practice, leading a team of
highly qualified professional experts who are a part of ESA’s more than 30-member
Cultural Resources Group. Margarita currently manages ESA’s on-call preservation
consulting contracts with the cities of Santa Monica, Hermosa Beach, Long Beach, Los
Angeles, West Hollywood, Pasadena, and South Pasadena, and serves as project manager
and principal investigator for our on-call contracts with the City of Los Angeles’s
Department of Public Works Bureau of Engineering, and City of Los Angeles Recreation
and Parks Department. She has contributed her strategic planning expertise to several
projects including Lincoln Specific Plan (Whittier), and CPA-7 (Culver Studios). Her
knowledge of preservation policy and law is also demonstrated in the Citywide Survey and
General Plan Update for the City of Hermosa Beach, and the Culver City General Plan
Update.
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Relevant Experience

City of Santa Monica On-Call Historic Preservation Services, Santa Monica, CA. Project Director/Principal Architectural
Historian. Dr. Jerabek is the primary point of contact and contract administrator for ESA’s on-call contract for historic
preservation services with the City of Santa Monica. Under her 12-year tenure, ESA’s historic division has prepared
hundreds of studies including preliminary assessments, landmark assessments, structure of merit assessments,
Secretary of the Interior’s Standards plan reviews and preservation recommendations, landscape assessments,
character-defining features reports and CEQA impacts analyses.

Historic Resources and Preservation Consultation Services for Santa Monica City Hall, City of Santa Monica, CA.
Project Director/Principal Architectural Historian. Dr. Jerabek was the primary point of contact, provided project
management and agency coordination, and served as principal architectural historian for the project. ESA prepared a
Section 106 Effects Evaluation report and provided mitigation services pursuant to a Memorandum of Agreement for
Structural Seismic Upgrades, ADA Improvements, Relocation of Wood Paneling, and Adaptive Re-use of the Historic Jail
under a grant from the Federal Emergency Management Administration (FEMA). ESA prepared a HABS report for the
historic jail located in the northeast wing of City Hall; conducted plan reviews and provided preservation
recommendations for the seismic upgrades; reviewed proposed ADA improvements and provided recommendations to
avoid impacts; reviewed the wood paneling relocation plans and worked with the City to select a qualified master
craftsman and conducted construction monitoring for the project; reviewed the jail rehabilitation project for conversion
of the two-story jail into an IT Center and offices and provided design consultation for conformance with the Standards;
curated, designed and oversaw installation of an interpretive exhibit in the IT Center lobby. Follow-on services for the
City included preservation consultation and monitoring for restoration of the entrance to City Hall, and paint analysis
and color recommendations for repainting City Hall. Dr. Jerabek also conducted a landscape analysis and provided plan
reviews for the City’s Ken Genser Square and Tongva Park projects that received a 2014 Design Award from the Westside
Urban Forum.

City of Hermosa Beach On-Call Historic Preservation Services. Project Director. ESA has performed surveys,
evaluations, Certificate of Appropriateness and CEQA compliance reviews for historic structures while serving as a
historic preservation consultant for the City of Hermosa Beach. Projects include historic resources surveys on three of
the oldest commercial buildings in the downtown area of Hermosa Beach for the City of Hermosa Beach: Bank of
America building at 90 Pier Avenue, the Hermosa Hotel at 26 Pier Avenue, Art Deco-style Community Center, and the
Neoclassical Revival-style Bijou Theatre located at 1221-1227 Hermosa Avenue. ESA prepared a comprehensive
assessment of each building and reviewed all plans for compliance under the local preservation ordinance and CEQA,
which stipulate the use of the Secretary of the Interior’s Standards for Rehabilitation as mitigation. Upon
implementation of rehabilitation work on the Bijou, ESA also monitored all construction work until final completion. ESA
was later commissioned to undertake a Certificate of Appropriateness and CEQA compliance review of interior tenant
improvements to the Bijou Theater for conformance with the Secretary of the Interior’s Standards. ESA has carried out
site reviews of the work to examine the scope and nature of selective demolition and new construction, provided
guidance on technical preservation matters, and undertook a substantial completion review of the works. Most recently,
ESA provided project review for tenant improvements, and conducting construction monitoring and oversight for
restoration of ornamental plasterwork in the Bijou Building. Additionally, ESA provided paint analysis and restoration
treatment recommendations for the Art Deco-style Hermosa Beach Community Center.



Margarita Jerabek-Bray, PhD (Continued)

Historic Resources Director

Hermosa Beach General Plan Update and EIR, City of Hermosa Beach, CA. Project Director for Cultural
Resources/Principal Architectural Historian. Managed ESA’s Cultural Resources scope of work and collaborated with
Raimi & Associates and PMC to provide consulting services to the City of Hermosa Beach for preparation of a
Comprehensive Integrated General Plan and Coastal Land Use Plan Update and EIR Focused on Sustainability and Low
Carbon Future. Directed city-wide reconnaissance survey to identify potentially eligible historical resources. Developed
historic contexts and themes for the City’s historical resources. Reviewed and provided recommendations for revisions
to the preservation ordinance. Provided input for preparation of historic preservation goals and policies for the General
Plan update. Managed preparation of the cultural resources technical report, and oversaw preparation of the historic
resources, archaeological and paleontological discussions and analyses for the EIR.

City of South Pasadena, Historic Preservation Services, South Pasadena, CA. Project Director/Principal Architectural
Historian. Dr. Jerabek has served as the primary point of contact and contract administrator for ESA’s historic
preservation services for project applicants in the City of South Pasadena. ESA’s historic resources group has prepared
numerous of studies including historic resources assessments, Secretary of the Interior’s Standards (SOI) plan reviews
and preservation recommendations, character-defining features reports and CEQA impacts analyses. These include
historic resource assessments for 1622 Bank Street, 808 Adelaine Avenue, and 1101-1115 Mission Street, and SOI
Standards reviews for 260 St. Albans, 625 Milan, 2037 Primrose Avenue, 1305 Monterey Road, 1708 Fletcher Avenue, 1812
Fletcher Avenue, and 1020 Milan Avenue.

City of Long Beach, Environmental Consultation and HABS Documentation. Project Manager/Principal Architectural
Historian. Margarita has assisted the City of Long Beach by preparing documentation for the City Hall and Library
Complex HABS and associated landscape plaza; she provided historic resources support for the City’s EIR, and prepared
documentation for the Atlantic Theater HABS and an Interpretive Exhibit for installation in the new North Long Beach
Public Library.

City of Whittier, Preservation Consultation Services for the Public Library Rehabilitation Project. Project
Director/Principal Architectural Historian. Margarita led a Historical Resources Assessment and Impacts Analysis and
provided design consultation for rehabilitation of the Modern-style Whittier Library. Constructed in 1958, the property is
significant for its association with Mid-Century Modernism, postwar period institutional properties, and architect William
Henry Harrison. ESA found that the library possesses sufficient historical significance and architectural merit to convey
its significant as an individual resource under National Register Criteria A and C. Margarita’s role on the project was to
direct and manage the ESA project team, coordinate with the architect and City, provide review and internal quality
assurance/quality control to the ESA team in the preparation of both the Historic Resources Assessment to evaluate the
significance and integrity of the building, as well as for the plan review that was conducted to evaluate the proposed
project’s conformance with the Secretary of the Interior’s Standards for the Treatment of Historic Properties, and
hearing attendance. ESA is currently completing a HABS report as baseline documentation for the rehabilitation project.

City of Burbank, Historic Preservation Consultation Services. Project Manager/Principal Architectural Historian.
Margarita directed preparation of ESA’s historic resources technical report and CEQA impacts analysis and prepared the
historic section of the IS/MND for the Burbank Reservoir No. 1 Replacement Project, which evaluated the eligibility of the
Burbank Reservoir facility and analyzed the potential impacts of the Project for compliance with the CEQA. Margarita
directed preparation of ESA’s historic resources technical report and historic resources EIR section for the Burbank Bob
Hope Airport Replacement Terminal Project EIR, which evaluated the eligibility of the buildings and structures for
eligibility as a potential historic district and as individual resources and analyzed the potential impacts of the Project for
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compliance with the CEQA. While the Airport did not appear eligible as a historic district, ESA evaluated 11 hangars and
buildings over 45 years in age as potential individual resources. The majority of the buildings and structures were found
ineligible, however, Hangars 1 and 2, which are the earliest intact hangars, were recommended eligible for the National
Register, California Register, and for local listing. Under contract with the City of Burbank, Margarita managed and
conducted a historic resource impacts analysis and plan review for Rehabilitation of the Casting Building as a Fitness
Center, by Marmol Radziner and Associates, AlA, located in the Disney Studio’s Historic District. The Project repurposed
and expanded the existing 4,000 square feet Casting Building on the Studio Lot by about 8,700 square feet for an
Employee Fitness Center adjacent to the historic Commissary. Margarita provided design consultation for conformance
with the Secretary of the Interior’s Standards to rehabilitate the Casting Building as a fitness center. To reduce potential
impacts, Margarita prepared a HABS report to record the Casting Building in professional large format HABS
photographs and a narrative history and description of the building.

SoCal Historic Resource Surveys. Project Manager/Principal Architectural Historian. Margarita has managed and
conducted several large historic resources survey projects including three surveys for the Adelante-Eastside (Boyle
Heights), Wilshire Center/Koreatown, and Normandie 5 redevelopment areas that were among the earliest to utilize
SurveyLA tools and methods and to employ the Multiple Property Documentation Approach, working in close
collaboration with the Los Angeles Office of Historic Resources. These surveys have been incorporated into the Los
Angeles Citywide Survey. Other notable accomplishments include Hermosa Beach Citywide Survey, and Santa Monica
North of Wilshire Survey for which she served as Project Director.

City of Los Angeles, Historic Preservation Consulting Services. Project Director/Principal Architectural Historian. Dr.
Jerabek has served as the primary point of contact and contract administrator for ESA’s historic preservation services for
project applicants in the City of Los Angeles. ESA’s historic resources group has prepared numerous of studies including
historic resources assessments (HRAs), Secretary of the Interior’s Standards (SOI) plan reviews and preservation
recommendations, character-defining features reports and CEQA impacts analyses. Some recent projects have included
1030 Woodland Drive HRA, 2720 Monte Mar Terrace HRA, 6535 W. Wilshire Blvd. HRA, 337 Hawthorne HRA, 1116 and 1122
S. Westmoreland HRA, 1274-1284 S Beverly Glen, 1054-1056 S. Orange Grove, 1661 Comstock HRA, 8150 Sunset Mixed-
Use Project, Northrop Grumman Campus HRA, 2616 Ellendale Avenue HRA; 1717 N. Bronson HRA, Brine Project HRA,
1642 Central Avenue HRA, Daly Street Residential Project HRA, 1509-1515 Gramercy Place HRA, 1301-1307 Cherokee Ave
HRA, 714-720 Washington Pierce Brothers Mortuary Adaptive Reuse/Washington View Project, 6362 Hollywood
Blvd../Palmer Hotel HRA, 4351-4373 Melrose Ave. HRA.

6250 Sunset Project EIR and Earl Carroll Theatre Historic Preservation Project, Hollywood, Los Angeles, CA.
Principal Investigator/Project Manager for Historical Resources Investigations. Margarita prepared the historical resources
investigations for the 6250 Sunset Project EIR for Essex Hollywood, a seven-story mixed-use development with 200
residential units, 5,000 square feet of ground floor commercial uses, and subterranean parking just west of the historic
Earl Carroll Theater (ECT) in Hollywood on Sunset Boulevard. The EIR included a historic resources technical report and
analysis evaluating the Streamline Moderne-style Earl Carroll Theatre (1938), and after Carroll’s death became the
Moulin Rouge, and in the 1960s revived as the “Hullabaloo”, and the Aquarius Theater. Its last theater use was in 1984
after which it was purchased by Sunset Gower Studios for television soundstage use and functioned as Nickelodeon
studio from 1997 to 2017. While the ECT Building would be retained and not directly impacted by the project, ESA
determined that to maintain its historical and architectural significance, a clear separation between new construction
and the ECT Building was needed and was accomplished by inserting a public paseo between the two sites. ESA also
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prepared a Historic-Cultural Monument nomination that was approved in September 2016. Margarita is currently
preparing a Historic Structure Report to support rehabilitation of the ECT Building and providing preservation
consultation for its exterior preservation. The EIR received the Merit Award from the California Association of
Environmental Professionals in 2018.

Environmental Documentation and Compliance with CEQA. Margarita has prepared a full range of CEQA
documentation for historic preservation projects throughout greater Los Angeles including Categorical Exemption
Letters, assessments and plan reviews for Certificates of Appropriateness, Initial Studies/MNDs, Focused EIRs, and EIRs.
A partial list of important environmental documents for projects in Los Angeles involving substantial historical analysis
completed by Dr. Jerabek includes the LAX Specific Plan Amendment Study EIR, Academy of Motion Pictures Project EIR,
The New Century Plan EIR for Westfield, Sunset Doheny Mixed-Use EIR, One Santa Fe Mixed-Use MND, Lindbrook &
Gayley Mixed-Use MND, Hollywood Center EIR, Palladium EIR, Sunset and Crescent Heights EIR, and Yucca and Argyle
EIR.

Historical Resources and Preservation Consulting Services for The Culver Studios, Culver City, CA. Project
Manager/Principal Architectural Historian. ESA’ s Historic Resources Practice has provided a suite of services including
historical resources evaluation, environmental review and documentation, and historic preservation consultation
services for the CPA-6 Specific Plan, and the CPA-7 Specific Plan known as “The Innovation Plan,” a blueprint for the
future of The Culver Studios. Dr. Jerabek is the point of contact for historic services, attends client and city meetings,
attends public hearings, provides technical direction and advice, directs and conducts the preparation of report
deliverables, directs and conducts construction monitoring, and acts as the City’s preservation officer for the Innovation
Plan. The Plan will transform the 14.3-acre Studio into a new media production hub, keeping the Studio on the vanguard
of changing production practices in the entertainment industry. The Culver Studios is a motion picture studio in
downtown Culver City established in 1919 by Thomas Ince, and eventually became the home of RCA, one of the “Big
Eight” major motion picture companies in the Los Angeles metropolitan area. The Studio was the production site of
historically significant motion pictures like King Kong, Gone with the Wind, and Citizen Kane. The Innovation Plan will
restore and re-group historic structures adjacent to the Mansion, build new support buildings near existing historic
soundstages, and establish a creative campus in the core of the 14.3-acre studio lot. The Studio’s 100-year history will be
showcased, historic bungalows will be preserved, and original landscaping in front of the Mansion will be restored. The
Innovation Plan balances the need to provide state-of-the-art studio facilities, while retaining the Studio’s unique
ambiance and prominent place in the community. ESA surveyed and evaluated the Studio’s historical resources,
provided input to the development of The Plan to reduce impacts to historical resources, completed HABS report for
Bungalows S, T, U and V, prepared a Relocation and Rehabilitation Plan for the bungalows, conducted construction
monitoring for relocation of the bungalows, conducted plan reviews for tenant improvements to the Mansion and
associated historic buildings in the historic core, conducted a landscape analysis, and provided documentation and
input for the landscape restoration. ESA also prepared the environmental documentation for The Innovation Plan EIR
and is implementing the mitigation program for historical resources including HABS documentation of Stages 2/3/4 and
a salvage program, preparation of a preservation plan for the Studio, and development of an interpretive program for
the Studio. The Culver Studios Innovation Plan EIR received an Award of Excellence from the American Planning
Association (2020).

Historic Resources and Preservation Consultation Services for the Redevelopment of the Fred C. Nelles State
Reform School, Whittier, CA. Project Manager/Principal Architectural Historian. The Fred C. Nelles Correctional Facility is
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a listed California State Landmark and is significant as the state’s first reform school for boys. Under the project the
1920s-1930s Tudor Revival-style campus was redeveloped as a multi-use residential and commercial project, “The
Groves”, that was entitled under the certified Lincoln Specific Plan EIR. Work included preparation of a historic resources
assessment report, preparation of feasibility studies for adaptive reuse or relocation, preparation of rehabilitation plans
for the four individual resources to be retained and adaptively reused, a HABS/HALS for the campus, and a documentary
film. ESA assisted with implementation of a full suite of mitigation measures including a heritage trail, a signage
program, oral histories, salvage program, and construction monitoring for rehabilitation of the historic buildings in
conformance with the Secretary of the Interior’s Standards. The recently completed adaptive reuse of the school’s
Commissary as a community center (The Commons), received a Gold Nugget merit award (2020) for best rehabilitation
project from Pacific Coast Builders Conference (PCBC).

Home Savings and Loan Art and Architecture Conservation Services, Interpretive Exhibit, Montebello, CA. Project
Manager/Principal Architectural Historian. Constructed in 1973, the Montebello branch was designed by Millard Sheets
(1907-1989), an accomplished, nationally prominent artist and designer, with integrated art works by the Millard Sheets
Design Company. The building and art works were preserved in preparation for the building’s new use as a medical office
by PIH Health. ESA provided oversight for the conservation work undertaken by our subconsultant Preservation Arts.
Additionally, ESA assisted with the development of a project schedule, conducted conservation monitoring and
documentation, and provided project oversight during the implementation of the conservation project to ensure that
the cleaning and repair of the art works and exterior architectural materials was conducted in accordance with accepted
standards for art and architectural conservation work, that the work completed is of acceptable quality, and that the
project stayed on schedule and within budget. After the conservation work was completed, ESA developed an
interpretive exhibit to beautify the interior and interpret the building’s important art, architecture, and history. The
exhibit contains professionally mounted permanent narrative panels and photographic enlargements with captions
illustrating the key information about the Montebello Branch and its historic use. One of the highlights of the interpretive
exhibit is a reproduction of the original tapestry hung its original location for which ESA coordinated with the Mingei
International Museum. The project was the recipient of a prestigious 2016 Preservation Design Award from the California
Preservation Foundation.

Rancho Los Amigos South Campus EIR, County of Los Angeles, Department of Public Works, Downey. CA. Project
Manager for Historic Resource/Principal Architectural Historian. ESA prepared the Rancho Los Amigos South Campus
Project EIR (State Clearinghouse No. 2017081017) for LADPW. The project site is located on County-owned land in the
westernmost part of the city of Downey. The project would develop three new County administrative buildings within the
35-acre development area of the 74-acre project site and would demolish 105 buildings and landscape features
throughout the project site. ESA’s environmental analysis found the project would result in a variety of significant and
unavoidable impacts including cultural and historic resources, air, noise, and greenhouse gas impacts. ESA’s highly
qualified technical experts developed a range of feasible alternatives to avoid or reduce impacts and conducted the
public review process. For cultural and historic resources, ESA supported County objectives by providing intensive and
highly complex archaeological, paleontological, and historic architectural studies, facilitating the County’s AB 52
process, participating in key consultation meetings, assisting in areas of concern to local tribes, and developing
comprehensive construction-phase historic, archaeological and paleontological mitigation. ESA conducted an intensive-
level survey update of over 68 historic architectural resources in the National Register-eligible and California Register-
listed historic district. Currently abandoned and in poor condition, the district poses an on-going public safety hazard;
work included several emergency fire damage assessments during the project. Through rigorous research, ESA’s
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architectural historians identified flaws and gaps in previous studies. Consequently, ESA conducted in-depth research
and refined the period of significance, expanded and developed the historic contexts and themes, and corrected
information on previously identified resources. ESA then reassessed the district through intensive integrity assessments
and comprehensive analysis of district characteristics. ESA’s historical resources experts further provided substantial
project support for the development of project alternatives for the EIR, including extensive architectural and economic
feasibility studies on the adaptive reuse and rehabilitation of the eligible historic structures, and conducted several
public outreach meetings with community stakeholders and preservation advocates. ESA’s expert services benefited the
Client through rigorous technical studies, strategic planning, feasibility studies, community outreach, stakeholder
consultation, and preparation of legally defensible documentation withstanding high levels of scrutiny.
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Shannon is a Senior Architectural Historian and Cultural Resource Specialist with 23 years
of professional experience in architectural history, cultural resource management, and
historic preservation planning, policy, and economics. She has authored historic resource
assessment, State and National Register Nominations, historic structure reports, CEQA
Impacts Analysis, feasibility studies, LAHCM nominations, and HABS/HAER reports.

Relevant Experience

Historic Resource Evaluation, Mayfield Junior School, Pasadena, CA. Project Manager.
Shannon surveyed entire campus and prepared an evaluation of three historic resources,
including CEQA impacts analysis for a proposed master plan.

Historic Structure Report, Isadore House, Los Angeles, CA. Project Manager. Shannon
prepared a structural assessment, documentation, and evaluation of Isadore House, a
historic property owned by the LA Department of Recreation and Parks. The Report
included a CEQA impacts analysis in preparation for a planned redevelopment

CEQA Impacts Analysis, 1715 - 1739 Bronson Avenue, Los Angeles, CA. Project
Manager. Shannon analyzed the potential impacts of construction of a 24-story, mixed-
use project in Hollywood, adjacent to the historic Lombardi House for compliance with
CEQA impacts threshold and for conformance with the SOI Standards.

Culver Crossings Historic Resource Assessment and EIR, Culver City and Los Angeles,
California. Senior Architectural Historian. Shannon authored a historic resource
assessment of a large industrial site located on the border of Los Angeles and Culver City
for a proposed redevelopment. Work involved research on the property and its history as
well as an evaluation of the site’s eligibility.

910 North Roxbury Drive Historic Resource Assessment, Beverly Hills, CA. Project
Manager Shannon assessed the eligibility of an American Colonial Revival residence
designed by master architect Robert V. Derrah in Beverly Hills. The report involved digital
and archival research and an assessment of the home’s integrity using historic plans and
images.

1707 Tropical Drive, Historic Resource Assessment, Beverly Hills, CA. Architectural
Historian. Claire assessed the eligibility of an American Colonial Revival residence built by
Carleton Lyle Burgess and occupied by Edward Paul Dentzel. Research included a
construction chronology and identification of alterations, research on the builder and
occupants, and analysis of neighborhood integrity.

448 West Cypress, Historic Resource Assessment, Glendale, CA. Project Manager
Shannon authored a Historic Resource Assessment of an industrial warehouse
constructed in the Tropico neighborhood of Glendale in 1908. Research included an
integrity evaluation, research on Tropico’s history as an early agricultural center, and the
strawberry industry.
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28307 Agoura Road Historic Resource Assessment, Agoura Hills, CA. Project Manager. Shannon authored a Historic
Resource Assessment for a 1940s commercial property in Agoura Hills. Work involved researching the rural character and
history of Agoura Hills, conducting research at the Agoura Hills Library and Building Division, identifying occupants of the
structure, and assessing the property’s eligibility.

Los Angeles Historic Cultural Monument Nomination, Kun House Il, Los Angeles, CA. Project Manager. Shannon
prepared LAHCM nomination for the Joseph Kun House 11, 1950 residence designed by Richard Neutra and presented the
nomination to the Cultural Heritage Commission.

Los Angeles Historic Cultural Monument Nomination, 1828 Edgemont St, Hollywood, CA. Project Manager. Shannon
prepared LAHCM nomination for a 1940 Garden Apartment complex in Hollywood and presented the nomination to the
Cultural Heritage Commission.

Silver Lake Reservoir Complex EIR and Impacts Analysis, Los Angeles, CA. Senior Architectural Historian. Shannon
conducted research on the historic development of the Silver Lake Reservoir Complex and identified all previously
identified historic resources within 0.25-mile of the perimeter of the site to conduct a direct, indirect, and cumulative
impacts analysis for the Complex’s proposed master plan.

Environmental Impact Report, 1600 Naud and 1635 - 1639 Main St, Los Angeles, CA. Senior Architectural Historian.
Shannon managed cultural portion of CEQA environmental review process, focusing on ten cold-storage facilities as
potential historic resources, including eligibility evaluations, analysis of projects impacts and recommendations on
adaptive reuse and mitigation.

Seismic Retrofit Project, Lockwood Elementary School and First Street Elementary School, Los Angeles, CA. Project
Manager. Shannon managed a documentation project for two LAUSD campuses in preparation for a planned seismic
retrofit. Project deliverables includes character-defining matrixes and California DPR forms for multiple historical
resources.

Historic Structure Report, New Mexico Veteran’s Home, Truth or Consequences. Project Manager. Shannon served
as the Project Manager on the preparation of an Historic Structure Report for a 1937 hospital for crippled children,
including historic narrative and context, evaluation of significance, documentation of original construction and later
modifications, and historic preservation recommendations.

State & National Register Nomination, Ashley Pond Residence (535 East Palace Avenue), Santa Fe, NM. Project
Manager. Shannon prepared State and National Register nomination of a 1925 residence and compound designed by
John Gaw Meem.

Multiple Property Documentation Form for the Cafion neighborhood, Taos, NM. Project Manager. Shannon
performed the initial neighborhood survey, individual nominations for three resources, and associated historic context.
The properties listed included a residential compound, a guesthouse/hotel and a community chapel.

Architectural Survey of the Sioux Falls Historic District & Pettigrew Heights neighborhood, Sioux Falls, SD. Project
Manager. Shannon served as the Project Manager on the re-survey of a 1974 National Register district, including
approximately 240 residential resources. New survey of an adjoining neighborhood with approximately 120 residential
resources. She also prepared survey reports with recommendations on district expansion and new district possibilities.
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County-wide Architectural Surveys, South Dakota. Project Manager. Shannon served as the Project Manager on four
county-wide architectural surveys, including integrity evaluation, identification of potentially significant resources for
inclusion in the National Register of Historic Places; research and writing of an accompanying historic context.

Tripp County: 1,617 square miles, 351 surveyed resources.
McPherson County: 1,152 square miles, 168 surveyed resources.
Walworth County: 745 square miles, 211 surveyed resources.
Moody County: 521 square miles, 204 surveyed resources

Cultural Resource Surveys. Shannon performed cultural resource surveys for a variety of compliance documents
including Environmental Impacts Reports, Section 106, Section 4F, and NEPA compliance. Project duties included
consultation with states, local municipalities, tribes and planning consultants, as well as overseeing the archaeological
portion of the survey.

Cold War Era Properties Survey, Shaw Air Force Base, Sumter, SC
Property Surveys for EA, Fort Bliss Army Base, El Paso, TX

Portales Railroad Depot Focus Area, Portales, NM

Washington Avenue Pedestrian Improvements, Lovington, NM
Environmental Assessment, Water Control Facilities, Montezuma, NM
Interstate 25 Landscape Improvements, Glorieta/Rowe, NM
12.68-mile Pipeline Expansion, Bosque, NM

Housing Rehabilitation Project, Santo Domingo Pueblo

NM Visual Impact Assessment, various Plateau Cell Towers, NM
Construction at Day School Complex, Picuris Pueblo, Penasco, NM
Santa Fe County Courthouse, Santa Fe, NM

Historic American Building Surveys, Walker Air Force Base, Roswell, NM. Project Manager. Shannon prepared the
building documentation (HABS Level lll standard) of three buildings at the former Walker Air Force Base as well as the
former Roswell Airfield Terminal Building

Historic American Building Surveys, Kirtland Air Force Base, Albuquerque, NM. Project Manager. Shannon prepared
the building documentation (HABS Level Il standard) of the 21st EOD Headquarters at Kirtland Air Force Base.

Historic American Building Surveys, White Sands Missile Range, Alamogordo, New Mexico. Shannon prepared the
building documentation (HABS Level Il standards) of the old Officer’s Club at White Sands Missile Range.

National Conference of State Historic Preservation Officers,Washington D.C. Director of Communications and State
Services. Shannon served as the primary liaison and resource for all fifty-nine State Historic Preservation Offices and
represented NCSHPO to Congress and the federal government as well as the press, partner organizations and general
public. Worked extensively with the National Park Service and the Advisory Council onHistoric Preservation and served
on task forces dealing with the Section 106 review process, the Secretary of the Interior’s Standards for Rehabilitation of
Historic Buildings, and National Register Criteria and Processes.

CarrAmerica Urban Development, Inc., Washington, DC. Development Assistant. Shannon was the assistant for
multiple downtown development projects including a mixed-use project of approximately 450,000 square feet
combining office, residential andpreferred arts retail in three historic buildings along with new construction. Duties
included assistance with project approvals, design review, due diligence,acquisition and development documents, pro
forma analysis as well as workingwith public and private groups to garner support and necessary approvals.
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Alison is a senior architectural historian with 10 years of professional experience with a
background in historic preservation, design, and museum collections. Her work with
historic resources and cultural heritage in California has included managing and
authoring historic resource assessments, National Register Nominations, historic
structure reports, feasibility studies, Federal Historic Preservation Tax Credit applications,
in addition to extensive archival research and resource documentation. Alison applies her
understanding of preservation design and historic interiors to inform impacts analyses of
proposed development and recommendations for adaptive reuse.

Relevant Experience

Whittier Public Library Historic Resources Assessment, Whittier CA. Senior
Architectural Historian. Alison was the lead author of the Historic Resources Assessment
which determined that the library is significant as an individual resource under National
Register Criteria A and C. Constructed in 1958, the property is significant for its association
with Mid-Century Modernism, postwar period institutional properties, and architect
William Henry Harrison. Alison assembled the construction history for the library and the
Whittier Civic Center. She created a detailed character-defining features analysis
identifying significant and contributing features at the property’s interior, exterior, and
site. Alison coordinated with the project architect to ensure that the project met the SOI
Standards in order to meet community’s contemporary needs while respecting the
building’s historic character. Alison authored and oversaw the production of a HABS
report to document the library building prior to selective demolition and project
construction.

Earl Carroll Theatre Historic Structure Report, Los Angeles, CA. Senior Architectural
Historian. Alison was the lead author of the Historic Structure Report created for the
rehabilitation of the historic Earl Carroll Theatre in Hollywood. Constructed in 1938, the
property is significant for its association with owner-operator Earl Carroll, Hollywood
nightlife, and architect Gordon B. Kaufmann. The theatre is a listed LA Historic-Cultural
Monument and has been identified as eligible for the National Register. In recent years,
the theatre has been rented by television network studios as sound stages, and as a result
some public areas have been modified over time. Alison conducted supplemental in-
depth research, participated with the creation of a detailed interior and exterior
character-defining features analysis, and assisted with the analysis of the theatre’s
current condition. She developed recommendations in compliance with the SOI standards
that sensitively guide stakeholders with ongoing preservation efforts.

Alpine Village Preservation Consulting Services, Unincorporated Los Angeles County,
CA. Senior Architectural Historian. Alison was the lead author of the preliminary historical
significance evaluation determination for the Alpine Village complex, a European-style
shopping center located near Torrance, California. Comprised of seven buildings
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constructed between 1969 and 1974, the complex is an example of an increasingly rare type of roadside architecture,
and retains high historic integrity. Alison participated in conducting in-depth construction chronology research,
determining the complex’s period of significance, and identified both interior and exterior character-defining features for
the property to help guide ongoing planning efforts.

989 Cliff Drive Historic Resources Evaluation and Impacts Analysis, Laguna Beach, CA. Senior Architectural Historian
and Project Manager. Alison served as the project manager and provided research assistance and guidance for the
development of the Historic Resources Assessment for the 1928 Mediterranean Revival style residence, which is an
identified historic resource. Further, Alison oversaw the development of impacts analysis to assess impacts to the
property’s historic garage which included creating a character-defining features analysis to ensure that the integrity of
the property will be protected and maintained as part of the new proposed project.

Mt. Helix Park Rock Wall Short-Term Preservation Project, San Diego, CA. Senior Architectural Historian. Alison is
serving as the deputy project manager for a rehabilitation project to document and provide short term preservation
recommendations for the 1932 rock wall that borders a hilltop park. Work has included documentation of failing
portions of the rock wall with digital photograph, extensive research through local archives, and the development of a
character-defining features matrix for the rock walls. Working closely with Mel Green Associates and Silman Structural
Engineers, ESA has developed treatment and stabilization recommendations for the deteriorating rock wall portions.
Alison serves as the main point of contact for the County client and for the engineering subconsultants.

31204 Ceanothus Drive Plan Review and Impacts Analysis, Laguna Beach, CA. Senior Architectural Historian. Alison
served as the project manager for the plan review for an undeveloped portion of property that was once associated with
the locally designated Halliburton House. The proposed new hillside residential project was reviewed for conformance
with the Standards utilizing the National Park Service’s National Register Bulletin 30: How to Evaluate and Document
Rural Historic Landscapes and Preservation Brief 36: Protecting, Treatment and Management of Historic Landscapes, and
for compliance with a previously established Project Design Feature and for conformance with mitigation measures for
the historic adjacent property.

2949 S. Coast Highway, Laguna Beach, CA. Senior Architectural Historian and Project Manager. Alison served as the
project manager and co-author for a plan review of a locally designated resource which was formerly a mixed-use
building constructed in 1929. The property had since been converted into a single-family residence and included a large
contemporary addition. Work included the assessment of unpermitted previous modifications and design consultation
with the property owner in order to assess the home against CEQA impacts thresholds and for conformance with the
Standards.

400 Walker Drive Historic Resources Assessment, Beverly Hills, CA. Senior Architectural Historian. Alison was the co-
author of an HRA which involved research and an evaluation of a Mid-Century Modern style single-family residence.
Designed by notable architect William R. Stephenson in 1962, the property is located in the Trousdale Estates
neighborhood. ESA developed a new context for the neighborhood and conducted historic research to determine that
extensive property modifications had occurred over time, diminishing the property’s historic integrity.

1202 3" Street Promenade Preservation Consulting, Santa Monica, CA. Senior Architectural Historian. Constructed in
1949 as a JC Penny department store, the commercial building was designed in the Late Moderne style. ESA previously
worked to produce a Landmark Assessment Report, and today, the property is recognized as a City of Santa Monica
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Landmark. Alison conducted a SOI Standards conformance review of a proposed tenant improvement project for a
Certificate of Appropriateness.

1221 Hermosa Avenue Preservation Consulting, Hermosa Beach, CA. Senior Architectural Historian. ESA serves as a
historic preservation consultant to the City of Hermosa Beach, and has a longstanding relationship with the building at
1221 Hermosa Boulevard, known as the Bijou Building. The building is a former historic theatre and bank designed in the
Neo-Classical Revival style, constructed in 1923. Alison evaluated proposed tenant improvement modifications including
the removal of non-original features and the retention of original features related to original theatre and bank uses.
Alison has conducted design reviews which included an understanding of all modifications to the space over time,
character-defining features analyses, and reviews of proposed plans against CEQA thresholds and the SOI Standards for
compliance. Alison is currently participating with overseeing the construction monitoring efforts for the theatre space as
part of this ongoing project.

Celes King 11l Swimming Pool Historic American Building Survey, Los Angeles, CA. Senior Architectural Historian,
Deputy Project Manager. ESA was hired to conduct HABS documentation for the City of Los Angeles Park and Recreation
Department. Constructed in the early 1960s, the Celes King Il Swimming Pool was designed by architect Albert Criz in the
Mid-Century Modern-Expressionist style. Alison conducted in-depth research related to the history of the surrounding
recreational complex, construction of the swimming pool, architect, and neighboring communities.

3325 Monterey Road CEQA Impacts Analysis and Design Review, San Marino, California. Senior Architectural
Historian. A two-story Art Deco style single-family residence, constructed in 1927 in San Marino, California was
determined to be a historic resource. Proposed modifications to the residence included a two-story rear addition and
building rehabilitation. Alison assisted with preservation design consultation and conducted a plan review for
conformance with the SOI Standards for the proposed project. She coordinated with the project architect to better
convey preservation components of the proposed work into the drawing set for city review. The review required a
character-defining features analysis to determine the level of significance of the remaining features.

Benjamin Franklin Elementary School Historic Resource Evaluation and Mitigated Negative Declaration, San
Diego, CA. Senior Architectural Historian. Alison conducted an HRA for the 1930s, 40s, and 50s-designed elementary
school campus. The property was found to be a historic district eligible for its association with the post-war development
of the Kensington neighborhood, and for its association with two master San Diego architects. The proposed project was
reviewed for compliance with the Secretary of the Interior’s Standards, and a CEQA analysis was performed, resulting in
the Mitigation Measures and design considerations for future construction within the district. Alison authored and
oversaw the production of a HABS report to document the campus and its buildings prior to project construction.

Marston Middle School Historic Resource Evaluation, San Diego, CA. Senior Architectural Historian. Alison conducted
an HRA for 1954 constructed middle school campus. Comprised of seven buildings, the property was found to be a
historic district eligible for its association with the post-war development of Clairemont, and for innovative master
planned campus that exemplified indoor-outdoor Mid-Century Modern schools of the era. The proposed project to
modify the campus and upgrade the historic buildings was reviewed for compliance with the SOI Standards, and a CEQA
analysis was performed, resulting in the Mitigation Measures and design considerations for future construction within
the district.

Universal Hilton Historic Resources Technical Report and Environmental Impacts Report for 555 W Universal
Terrace Parkway, Los Angeles, CA. Senior Architectural Historian. The Universal Hilton Hotel was designed by master
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architect, William L. Pereira in 1983 in the Postmodern style. As one of Pereira’s final commissions, the hotel building was
originally part of a master plan and was designed to accommodate visitors to the expanding Universal Theme Parks.
Alison conducted in-depth architect and postmodern style research, and evaluated the property for historic significance
as part of the Historic Resources Technical Report.

California Department of Water Resources, Pools 20/21 and 17/18 Liner and Embankment Raise Project, Coalinga,
CA. Senior Architectural Historian. Alison conducted the reconnaissance-level windshield survey to document potentially
eligible historic resources present at the California Aqueduct project site. A character-defining features table and historic
contexts are being produced for the evaluation which will evaluate potentially eligible resources under applicable
national, state, and local criteria. Alison is serving as a co-author on the cultural resources report and will conduct an
analysis of the potential for indirect effects to eligible resources.

Cross Creek Cultural Resources Assessment, Malibu, CA. Senior Architectural Historian. The owner of several parcels of
undeveloped land along Cross Creek in Malibu requested a feasibility-level Cultural Resources Assessment study prior to
determining a desired program for development. The former agrarian land included four industrial buildings. Alison
conducted extensive archival research, reviewing County-issued building permits and historic aerial photographs in
order to document the property’s development over time. Alison authored developmental contexts related to the
residential and commercial development of the former agricultural land at the project site. The property was evaluated
for historic significance under local, state, and national framework, which aided to assist the client with future planning
for the site.

Los Cerritos Wetlands Restoration Plan Program, Cultural Resource Assessment, Seal Beach, CA. Senior
Architectural Historian. The Los Cerritos Wetlands Restoration EIR project will reinstate historic wetlands to a previously
developed oil rig/production site that has been in operation since the early 20*" century. As part of the larger restoration
plan program, ESA was hired to conduct a cultural resources study to observe, document, and prepare preliminary
mitigation measures related to identified built environment resources. Alison collaborated with the archeology team
during a field visit to identify potential sites for later investigative studies. She reviewed historic aerial photographs, and
conducted research to determine the companies and general ages of oil-industry related infrastructure including oil rigs,
operations sheds, and decommissioned tank farms. Mitigation recommendations presented for the structures included
Historic Resource Assessment reports to be conducted in the future.

1101 N. Vermont Avenue Historic Resource Assessment, Los Angeles, CA. Senior Architectural Historian. The client is
proposing to redevelop a site with a previously identified historic resource, a Mediterranean Revival commercial building
constructed in the 1920s. Alison oversaw and co-authored the production of a Historic Resource Evaluation (HRA) to
establish the building’s historic significance, which included extensive research about the building, its site, associated
designers, relevant patterns of development, and an analysis of the building’s historic integrity. Upon completion of the
HRA report, the optional service of design advice and preservation guidance may be employed to assist the client in the
preparation of a CEQA impacts analysis, Standards review, and mitigation recommendations as the client moves forward
to redevelop the property while maintaining a portion or all of the historic resource intact.

McDonnell Hall/Our Lady of Guadalupe Chapel Historic Structure Report, San Jose, CA. Architectural Historian,
Project Manager. Constructed as a parish church in 1914, the building moved to its current location in 1953. Here, the
building served as a newly formed Catholic Mission, the Center of Our Lady of Guadalupe. The property is associated with
civil rights activist and labor rights leader Cesar Chavez, and the mid-20th century Mexican American civil rights



Alison Garcia Kellar (Continued)
Senior Architectural Historian

movement. Alison assisted with the research, production, and design recommendations, including bringing the building
back to its appearance during its period of significance, which required a meticulous analysis of the building’s historic
integrity. The property today is listed as a National Historic Landmark.

Historic YMCA Hotel Preservation Consulting in the Embarcadero, San Francisco, CA. Senior Architectural Historian,
Project Manager. Built in the early 20™ century, the building was formerly a YMCA hotel used by young navy men and is
currently a hotel along the waterfront with an adjacent YMCA recreational center. The hotel was proposing modifications
which included rehabilitation work and reconfiguring the interior lobby space. Alison researched and documented the
interior evolution by reviewing old plans, movies filmed on-location, post cards, and existing fabric. She established the
building’s construction chronology with a focus on the building’s public spaces at the interior, overseeing the entire
production of the report and created recommendations to update the client’s proposed plans which included
acceptable sensitive modifications to historic features and recommendations for potential future demolition.

Palo Alto History Museum Historic Preservation Consulting, Palo Alto, CA. Architectural Historian. The Spanish
Revival style Roth Building was the original location of the Palo Alto Medical Foundation. The former medical building is
undergoing a conversion into a local history museum with gallery space, interpretive areas, and archival and study
rooms. Alison assisted with secondary research efforts of both the medical foundation and the building, upon
modifications to the museum’s scope of work. She conducted a Part 2 Federal historic rehabilitation tax credit
application review which included recommendation to best comply with the Secretary of the Interior’s Standards for
Historic Preservation.

Half Moon Bay Barn and Jail Museum Historic Resource Evaluation and Preservation Consulting, Half Moon Bay,
CA. Senior Architectural Historian, Project Manager. The City of Half Moon Bay was working with a local historical society
to implement a history museum at the site of its early 20'" century jail and adjacent barn. Alison conducted an in-depth
historic resource assessment then reviewed proposed plans for buildings and site modifications to accommodate gallery
space, offices, and archival storage. Coordinating with project architects, she assisted with the creation of
recommendations for project compliance with the Secretary of the Interior’s Standards for Rehabilitation

Toscano Hotel Preservation Consulting, Sonoma State Historic Park, Sonoma, CA. Senior Architectural Historian. The
two-story wood framed Toscano Hotel was constructed in the 1850s and is a contributing resource to the Sonoma Plaza
National Historic Landmark District and the Sonoma Plaza National Register Historic District. Alison conducted Secretary
of the Interior’s Standards reviews of proposed changes to the interior of the building. Proposed changes included the
conversion of a portion of the building from a hotel saloon museum display area into a retail concession area for the
California State Parks. Project recommendations included sensitive design solutions to maintain original features.

Golden Gate Village Historic Resource Evaluation, Marin City, CA. Senior Architectural Historian, Project Manager. The
Golden Gate Village low-income housing complex was constructed in 1958 to house many of the former Marinship
workers and their families. Designed by notable mid-century designers including Aaron G. Green, John Carl Warnecke,
and Lawrence Halprin, the property serves as an example of a well-designed housing complex, significant as a product of
post-war urban development and for its prominent mid-century designers. Alison performed the site visit and conducted
research through local and private archival repositories, plan analysis, and interviews, to produce the report narrative
and historic evaluation for the property. Today, the property is listed on the National Register of Historic Places.

Lockheed Missiles and Space Historic American Building Survey (HABS), Sunnyvale, CA. Architectural Historian,
Project Manager. The Lockheed Martin Space Systems Company had an important association with the development of
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the defense industry and advanced communications systems in the San Francisco Bay Area. Large-scale technological
contributions to defense-related pursuits were achieved here through aerospace manufacturing, research, and
development. Subject buildings were utilitarian, constructed of concrete tilt-up construction and were representative of
industrial buildings developed for sensitive defense purposed of the era. Alison conducted a site visit, coordinated
professional photography, and conducted extensive archival research to create the narrative for the HABS
documentation in accordance with NPS standards. She assisted in providing the client with mitigation measures and
coordinated with municipal agencies throughout the project development and submission process.

Delta Feasibility Study, Walnut Grove, CA. Senior Architectural Historian, Project Manager. Three historic buildings were
identified for feasibility studies, including the adaptive reuse of a church for artist live/work and performance/gallery
space; the adaptive reuse of a one-roomed school house into a community center; and the construction of a park to
commemorate Asian American Heritage. Work included a market demand analysis, conceptual plan, cost estimate, and
potential partnerships and funding. Serving as the project manager and primary author, Alison coordinated site visits
and served as the day-to-day contact for the sub consultant team. She undertook extensive primary source research, she
assisted with the creation of rehabilitation recommendations.

915 Laurel Avenue Preservation Consulting, San Mateo, CA. Architectural Historian. Alison conducted a Historic
Resource Assessment of a one-story Spanish Revival home, and later performed a Secretary of the Interior’s Standards
review of proposed modifications to add more square footage to the historic home. Guided the property owner to refine
their concept while working closely with San Mateo Panning to come to an agreeable solution for the historic property to
maintain its aesthetic within the neighborhood, while achieving more space.

630 Purissima Street Historic Resource Assessment and Preservation Consulting, Half Moon Bay, CA. Senior
Architectural Historian, Project Manager. Alison conducted a Historic Resource Assessment and an analysis of proposed
modifications to an early 20% century Craftsman-style home. Working closely with the City of Half Moon Bay, she
provided the building owner with design recommendations and guidance compliant with the Secretary of the Interior’s
Standards for Rehabilitation.

1303 North Central Avenue Historic Resource Assessment, Glendale, CA. Senior Architectural Historian. Alison
oversaw and conducted the HRA for a 1960s multi-family apartment complex located in the West Glendale
neighborhood. Comprised of three two-story interrelated structures and a central open-air courtyard, work included an
intensive field visit to the property site, research at local repositories and the Glendale Planning Division, original plan
review, and a thorough understanding of existing related context statements. While the project was reflective of a garden
apartment of its era, ESA determined that the property did not rise to a level of historic significance warranted for listing
on the National Register or California Register.

311 and 317 5th Street, Huntington Beach Historic Resource Assessment and CEQA Impacts Analysis, Huntington
Beach, CA. Senior Architectural Historian. Alison prepared an HRA for two subject buildings, followed by CEQA and SOI
analyses for their proposed redevelopment. The HRA includes a shared property development for the two adjacent
parcels, one which is improved with a Craftsman-style residence, and the other improved with a Zigzag Moderne
commercial building. Research included an analysis of previously prepared historic surveys of the area, extensive
property research, and historic integrity. Recommendations for the project to better comply with the SOI Standards and
with CEQA regulations were created.
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930 S. Mansfield Historic Resource Assessment and CEQA Impacts Analysis, Los Angeles, CA. Senior Architectural
Historian. Alison coordinated efforts to prepare an HRA which included an update to the surrounding historic district and
an impacts analysis for a proposed project. Several contributing structures in the Mediterranean Revival and Spanish
Revival residential historic district had recently been demolished or heavily altered. Alison conducted a design review of
a proposed contemporary 6-story multi-family project at the project site that would sit amidst the extant low-profile
revival style buildings in the historic district. Alison created recommendations for a more compliant new project design
within the district.

Publications and Presentations

National Trust for Historic Preservation Past Forward Conference: panelist on the Women’s Affinity Session, ‘Women
Leading the Change,’ 2021.

California Preservation Foundation Conference: panelist on modernism in ‘Becoming Silicon Valley,” and ‘Documenting
Hispanic Heritage’ tour leader, 2018.

UCDavis Undergraduate Design Studio Lectures: ‘Historic Preservation in Northern California,” 2014 and ‘PennDesign
Thesis: 20" Century Architectural Lighting and Establishing Guidelines for its Preservation,’ 2013.



Anokhi Varma

Architectural Historian

EDUCATION

M.Sc., Historic
Preservation University of
Colorado, Denver, 2013

B. Arch., Sarvajanik
College Surat, India, 2010

9 YEARS’ EXPERIENCE

CERTIFICATIONS/
REGISTRATION

Registered Architect

Council of Architecture,
India #CA/2015/68539

PROFESSIONAL
AFFILIATIONS

The Association for
Preservation Technology,
Member

California Preservation
Foundation, Member

AWARDS

AEP Outstanding Award
for Environmental
Analysis Document for the
2311 N. Hollywood Way
Sustainable Communities
Environmental
Assessment (SCEA)

Anokhi is an experienced conservation architect with a demonstrated history of working in
the architecture & planning industry. Her areas of expertise include Historic Structure
Assessment, NRHP Nominations, Secretary of Interior Standards, LiDAR Scanning,
HABS/HAER/HAL documentation, Construction Monitoring, Preservation Design and
Consultation, and Cultural Resource Management. In addition to her architectural history
background, Anokhi is a strong art and design professional skilled in AutoCAD, Adobe
Design, and Revit.

Relevant Experience

Mt. Helix Park Rock Wall Short-Term Preservation Project, San Diego, CA.
Architectural Historian/ Preservation Architect. Anokhi is providing preservation
recommendations for rehabilitation efforts and long-term preservation planning of the
1932 rock wall that borders the Mt. Helix Park, an “H” designated County landmark. Work
has included observing the conditions of the failing portions of the rock wall, research
through local archives, developing a character-defining features matrix for the rock walls,
and providing recommendations for the preservation and rehabilitation of the same.
Working closely with Mel Green Associates and Silman Structural Engineers, ESA has
developed treatment and stabilization recommendations for the deteriorating rock wall
portions.

Historic Resources and Preservation Consultation Services for the Redevelopment of
the Fred C. Nelles State Reform School, Whittier, CA. Architectural Historian. The Fred C.
Nelles Correctional Facility is a listed California State Landmark and is significant as the
state’s first reform school for boys. The 1920s-1930s Tudor Revival-style campus is
currently being redeveloped as a multi-use residential and commercial project, “The
Groves”, entitled under the certified Lincoln Specific Plan EIR. Anokhi is conducting
construction monitoring and providing preservation consultation for the rehabilitation
and adaptive reuse of the retained resources.

1499 Carla Ridge Historic Resources Assessment, Beverly Hills, CA. Architectural
Historian. Anokhi co-authored the 1499 Carla Ridge Historic Resource Evaluation (HRA) to
establish the building’s historic significance, which included extensive research about the
building, its site, associated designers, relevant patterns of development, and an analysis
of the building’s historic integrity.

1145 N. Hillcrest Road, Historic Resources Assessment, Beverly Hills, CA. Architectural
Historian. Anokhi co-authored 1145 N. Hillcrest Road Historic Resources Assessment
report, to establish the building’s historic significance, which included extensive research
about the building, its site, associated designers, relevant patterns of development, and
an analysis of the building’s historic integrity.

400 Walker Drive, Historic Resources Assessment, Beverly Hills, CA. Architectural
Historian. Anokhi co-authored the HRA which involved research and an evaluation of a
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Mid-Century Modern style single-family residence. Designed by notable architect William R. Stephenson in 1962, the
property is located in the Trousdale Estates neighborhood. Anokhi conducted historic research and a plan review to
analyze the property’s historic integrity.

2949 S. Coast Highway, Plan Review and Impacts Analysis Laguna Beach, CA. Architectural Historian. A two-story
Mediterranean Revival residence, constructed in 1929 as a mixed-use building on the South Coast Highway in Laguna
Beach, California was determined to be a historic resource in 1981. The property was converted into a single-family
residence in 2002 and some unpermitted alterations were carried out in 2011. Anokhi prepared and analyzed the
analysis of the character-defining features to determine the level of significance of the affected features, conducted Plan
Review, and identified all previously identified nearby historic resources within 0.25-mile of the perimeter of the site to
conduct a direct, indirect, and cumulative impacts analysis of the unpermitted alterations carried out on the historic part
of the property on the nearby Historic Resources.

5426 San Fernando Road Historic Due Diligence Services, Glendale, CA. Architectural Historian. Anokhi coauthored
the 5426 San Fernando Historic Resources Assessment report and conducted a building permit search and construction
history for a cluster of 6-7 buildings on the site.

Bijou Building, Tenant Improvements Project at 1221 and 1227 Hermosa Avenue, Hermosa Beach, CA. Construction
Monitor. Anokhi conducted construction monitoring during various stages of construction including Structural
installations, repair, particularly rehabilitation of historic brick walls, and removal and reinstallation of the historic wood
stage at the historic theatre (1221) and during various stages of staircase relocation and historic mezzanine restoration
at the commercial space at 1227 Hermosa Avenue. Prepared relevant reports and provided preservation consultation,
subsequently identifying and documenting the historic features to be retained and observing the restoration process in
conformance with Secretary of Interior Standards and in coordination with the client and contractor.

2311 N Hollywood Way Historic Resources Assessment, Burbank, CA. Architectural Historian. Anokhi coauthored the
2311 N Hollywood way Historic Resources Assessment report, conducted the building permit search, and researched the
construction history of the building on the site.

First Street Elementary School- LAUSD, Character Defining Features Matrix, Boyle Heights, CA. Architectural
Historian. Anokhi conducted an architectural survey and prepared a character-defining features analysis for the eligible
First Street Elementary School. She conducted a conditions assessment and provided recommendations for appropriate
means and methods of preservation in accordance with the Secretary of the Interior’s Standards.

6362 Hollywood boulevard, Historic Resources Assessment, Beverly Hills, CA. Architectural Historian. Conducted
Plan Review and Impacts Analysis in conformance with Secretary of Interior Standards for adaptive reuse of the Palmer
Hotel as a boutique hotel in the National Register Hollywood Boulevard Commercial and Entertainment District.

Restoration and Adaptive Reuse of 14th Century Surat Castle, Surat, India. Architectural Designer/Historic Architect.
Served on a team of experts tasked with making decisions comprised of archaeologists, architects, and engineers for the
Surat Municipal Corporation, City of Surat. Prepared a design brief inclusive of architectural conservation design,
adaptive reuse plans, interior design, utility services, site development, design, and landscape design. Coordinated and
supervised archaeological digs, endoscopic tests, and non-destructive tests, and prepared a comprehensive assessment
report recounting the condition of the various construction layers of the Castle. Managed a team of junior architects and
interns. Prepared construction documents based on the design briefs, condition assessment recommendations, and
building codes along with maintaining the integrity of the heritage site. Curated furniture and antiquities, developed
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branding, and created display content to showcase Castle as a historic exhibit and prevalent construction practices of
the Tughlag, Mughal, Dutch, and British Surat. (Project Area: 107,640 Square Feet)

Revival of Irish Presbyterian Mission Chapel, Surat, India. Historic Architect. Prepared redesign proposal and
construction documents based on the evaluation of a 110-year-old gothic chapel with documentation and condition
mapping and supervised onsite conservation work. (Project Area: 3767 Square Feet)

Restoration and rejuvenation of historical edge of Gandhi Garden (Victoria Garden), Surat Municipal Corp., India.
Historic architect. Part of the Urban Renewal project of the historic district of the city. Rejuvenation, pedestrianization,
and development of the early 19th Century Gandhi Garden. (Project Area 7,007 Square Feet)

Heritage development of the area between four historic gates of Vadodara, Vadodara Municipal Corp., India.
Historic Architect. Conducted archival research, on-site study of construction techniques, the study of historical maps,
investigative research to look for footprints, and conduct authentic restoration and revival of the historical precinct to
make it an inherent component of the urban social space. (Project Area: 21,000 Square Feet)

Restoration and Adaptive Reuse of Juni Sudhrai, Surat Municipal Corp., India. Historic Architect. Conducted an
evaluation of early 20"-century Dutch construction style site “Juni Sudhrai” consisting of two corporation buildings.
Provided condition assessment report with proposed conservation methods. Prepared bid documents estimate and rate
analysis for civil and conservation works, interior works, and utility services. (Project Area 8,611 Square Feet)

Heritage Impact Assessment, Surat Municipal Corp., India. Historic Architect. Prepared HIA to assess, and analyze the
effects and consequences of the development of the Macchiwar (fish market) in the old town area on the historic
monument Khwaja Dana Saheb’s Rouza (a mausoleum).

Sarvajanik College of Engineering and Technology and Veer Narmad South Gujarat University. Visiting Faculty
(January 2015 - April 2019). Conducted undergraduate level classes for Architectural Conservation, Adaptive Reuse
Studio, History of Art and Literature, Basic Design, Architectural journalism, and Architectural Graphics

Barlow Preservation Services LLC, Boulder, CO. Historic Preservation Intern (March 2013 - March 2014). 2013 Old Town
Louisville historic resource reconnaissance survey of individual properties. Developed and maintained database, drafted
survey document, assisted with site inspections, historic context writing, research photography, and scholarship typical
of an architectural historian. Aided in the restoration of historic windows, doors, and exterior trim including paint
removal and surface prep, wood repairs, glazing, and other traditional skills.



Antonette M. Hrycyk

Architectural Historian

EDUCATION

MA, History, San Diego
State University (in
progress)

MS, Museum and Field
Studies, The University of
Colorado-Boulder

BS, Anthropology, The
Ohio State University

PROFESSIONAL
AFFILIATIONS

Society of Architectural
Historians, Member

AWARDS

Museum Student
Research Award, 2013

Antonette is an architectural historian with a background in historic research, museum
collections, exhibit design, and educational outreach. Her work with historic research and
cultural heritage in California has included authoring and contributing research to historic
resource assessments, National Register Nomination, visitor studies of museums and
public history sites, in addition to extensive archival research. Antonette applies her
understanding of urban development and historic research to inform evaluation
assessments of historic resources in the Southern California area.

Relevant Experience

1845, 1853, and 1857 Taft Avenue Historic Resources Assessment, Hollywood, Los
Angeles, CA. Architectural Historian. Antonette was the lead author of the Historic
Resources Assessment which determined that the three Craftsman homes were each
significant as an individual resource under National and California Register C. Constructed
in 1912 and 1915, these three homes are significant for their association with the
Craftsman style, a previously common style in the residential development of Hollywood.
Antonette assembled the construction and occupancy history of the properties and wrote
the significance and integrity evaluation.

Compton Boulevard, Et Al, Historic Resource Assessment, Compton, CA. Senior
Architectural Historian. Antonette was the primary researcher of this Historic Resource
Assessment, which resulted in three diverse properties being submitted for nomination on
the National and California Register. These properties included Dale’s Donuts under
criteria A/1 for its significance to Compton’s neighborhood identity and criteria C/3 as a
rare extant example of a programmatic drive-thru restaurant; Colin P. Kelly Elementary
School under criteria A/1 for its significance to the educational history of the City of
Compton; and East Rancho Dominguez Park under criteria B/2 for its historic and
continued association with the tennis history of Venus and Serena Williams. Antonette
conducted supplemental in-depth research and assisted with the significance and
integrity evaluation.

Project Bristol, Historic Research Assessment, Santa Ana, California. Architectural
Historian. Antonette was a contributing author and primary researcher of the historic
significance evaluation determination for Project Bristol, a planned demolition of seven
contemporary Spanish Colonial Revival strip mall buildings, banks, and other commercial
buildings. Antonette researched and wrote the historic context on the development of the
strip mall in Southern California and researched and wrote a detailed construction

chronology and occupancy history for each of the seven buildings in the project.
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We, the urdersigned, being all parties having any record title interest in

the land covered by this map to hereby ~onsent to the preparation and recordation
of said map, as shown within the colored border line.

LLOYDS BAMK CALIFORNIA, a corporation, formerly First Western Bank and Trust
Canpany, a corporation

R ro S
smate oF COLIFORNI )

COUNTY OF ORONSe )
— On this &3

ARANCES GreLO0GeY |
SO

day of Februar , 19 7€ , before me
L Sa lm// € FMIeQ ,» a No £FJ Public In and for said
County anc State, gersgonally appeared R. .Rcclans

xnown to me to be (Vice) President, an fgmgL (22417
lnown £o me to be the (Ass't) W PO

a corporation, the corporation that executed the wit insCrument , and known
to me to be tne persons who executed the within instrument on behalfl of said
corporation, and acknowledged to me that such corporation executed the same.

My commission expires Jywe g% /274
Dat'e |

- ; L Notary Public in and for said
SR County and State

Witness my hand and official seal

WINMAR COMPANY, INC., a California corporation

z %sszm‘au-ﬁ alce FVves:dent

JACK L. FLETCHER

ss/Stant Secretary
DoRIS & BOrREELESTOL

STATE OF \was h/nston )

SS
COUNTY OF K/Né- )

On this ?2(.2‘.{ day of Febvuva ro , 19 f74, before me
-+ odev !/ ng , a Notary Public in and for said
Counr:y a.nﬁate, ppeared Jacik 2. FLETe HER

known to me to be %ﬁe % President, and :222 RS E. WTQ_: >
known to me to be .the (ASs't) Secretary of W The. ,
a corporation, the corporation that executed the within instrument, and known

- to e to be the persons who executed the within instrument on behalf of saild
corporation, and acknowledged to me that such corporation executed the same.

My commission expires /May 12, 1979
Date
!

"litness my hand and official seal

Notary Public in and for daid

County and State

PENNSANTA ASSOCIATES, a Cormectlcut Limited partnership

By: IR - MAPLE CORP., A General Partner /

/‘J WLHNO n‘

Y.

) \ﬁw?a.éoi‘\‘

NN

dClJ of i'lQBS H » 19. ‘lé before me, Mﬁ&f_

R otar Pub ir‘ in and i'or said County and State, personally
anpeared 1C Known to me to be the fVicey

President and known to me to be the
{55+ Secretary of T’ , a corporation,

the corporation that executed the within instrument and known to me to be the
persons who executed the within instrument on behalf of saild corporation, sald
curporaction be Lcnown to me to be cne of the general partners of | g'

;\C}SSQQ\ , the limited partnership that executed the wit
instrument a.nd achowJ.edg,ed to me that such corporation executed the same as
such general partner and that such limited partnership executed the same.

My Commission expires M 21!') B lﬁ

Date

T 'y (\ i@wﬂl
7,
NTARY % Notary Public;in o, P |

Witness my hand and offlcial seal. .

y . - : County and State
s !
L4
Y, ' \6
“, { U”)L\ B e WH*@’ WAL ANEL
L7 ;ﬁ Wiy 'ui ‘o ul Narws Voo
’ Y Mool TR0
) o Q&uﬁ O L E TR W va n Y,
T aon Cancen Muteh 3 1148

13

SLGNATURE OMLSGIONS:

In accordarice with the provisions of Section 66436 (b) (1) of the Subdivision
“ap Act, the followlng lunatures have been omitted:

City of Santa Ana, ¢
Book 9922, I' e LO6A,
Of'ficlal Records.

casement holder as per Deed recorded December 13, 1971, in
Oft'iclal Records and June 14, 1972 in Book 10172, Page 774,

Jouthern California idison Company, a corporation, easement holder as per docu-
ments recorded April 6, 1972 in Book 10069, Page 620, Official Records; August 11,
1972 in Book 10270, Page 876, Official Records and May 23, 1973 in Book 10711,
Page 602, Official Records.

Y AN

Jm__d

APIER sy

l~.~ . . * . llwm. ?‘a <ol NI oy w‘h i B ~t ' , !

J. C. PENNEY PROPERTIES, INC., a Delaware corporation

o L Lo

—F E. SEAQY
VICE- PRES\DENT

ASISTANT QECRW ARy

STATE OF NEw YORK )
COUNTY OF NEW YORK )

N

day of

On this | M AQCH 19 7{ , before me
DOMNA M. Hi " -, a Notary Public in and for sald
County and State, personally appeared F. E SEARY ;
known to me to be the (Vice) President, and BLTIN - SMAITH )
known to me to be.the (Ass't) Secretary of TES, ING.
a corporation, the corporation that executed the within instrument, and known
to me to be the persons who executed the within instrument on behalf of' said

corporation, and acknowledged to me that such corporation executed the same.

Witness my hand and officlal seal

My commission expires MARCH BQ\Q7(Q
Date

R s u\r 2 B BTN .g.

iUTA ‘l? ?" t"“: FRTRY Y*] N:l“ iy :')y # .
- Tala i 7IR . R
"‘m‘.f'-‘,»'v;ﬁ»‘i""d [T RN REAET TR S L PR —

ettty ate Bbod o e e

DL Notary Public 1n and for said
- County and State

. ":.mﬁa

SeECcReETRAQY

BERAGARRETIEL RTS [EN ¢ KEBC T N L

J. C. PENNEY COMPANY, INC., a Delaware corporation

VICE PRESIDENT

STATE OF NEwW YORK )
COUNTY OF NEw YORK)

SO .

On this __JJ:;*Q day of MARCH , 19 76, before me
DONNA M. HI1RAC0, , a Notary Public in and For sald
County and State, personally appeared E. E. SEARS )
known to me to be the (Vice) President, and E‘-T\NG d. ST ’
known to me to be the (Ass't) Secr'eta.rw of EY_ ComPANMY (NQ. R
a corporation, the corporation that executed the within Instrument, and known
to me to he the persons who executed the within instrument on beh.ﬂ.i of sald
corporation, and acknowledged to me that such corporation executed the same.

My commission expires MARCH ,3_Q_

Witness my hand and officilal seal
Date |

\rsenn Q. Qisall

Notary Public in and for said
County and State.

bendoiid B bogbeod 14
AL VE (W ft.em 58 Nesw v ok
Sy ﬁl 4 3718
SCYET AT B o0 wf S LOUnty
RARESTRRT P 098 ~j o Raew Yok o oy
o0 W e Mearnp s g

SERRANO RE:uONVEYANCE COMPANY, a California corporation, as trustee under Deed
of Trust recorded in Book 10856 Page 405, Officlal Records

RCONTR

ALL PRES)DENT

ELITZAGI A.
ASSISTANT :uhru./

.ar;-’i
Je.cok

: AN
STATE OF CALIFOLNIA )

S3
COUNTY OF L0S ANGRFS)
On this A wp day of MmAleu » 19 26 , bet'ore me
. COVTRERIS , @ Notary Public in and for sald

County and State p=rsonally appeared ¥, k. CORDWALL
known to me to be tie M President, and FL{ZABPT

— b

H A.68UTTS ,

known to me to be the (Ass't) Secr'etary of WW&%,
a. corporation, the corporation that executed the within instrument, and Wwn
to me to be the persons who executed she within instrument on behalf of sald
corporation, and acknowledged to me that such corporation executed the same.

My commission expires D em@R P, (979 Witness my hand and official seal

Date
Qoo re bt v DI PPOPOCE PP OOPOPOYE
. R OreICIAL CBEAL *
‘ +% iy »‘,.lfk ; o ‘ v’
o & A Fatica S Cortreras e ,' /
L ] rh‘:rJ‘ ‘.\,‘,,:N Pt PRV T I A R ‘ : ¢ - )
o oRGE A T T e Lo itloe
» t‘“;‘* Ly "('L'-‘f,"i’ v b ‘.:4' sl &: *‘L’ 1 . ":'"
: \"'?fi:ﬁ?‘t'»s' CS ARG PSS Uit NT Y : N tE]."y Pu.b..].l j 1 ld. f\ id
'y M_, G e ! A, o ouoiol oo bg g v O C 8! Or. Sa

TITLE INSURANCE AND TRUST COMPANY, a Califormia cor'porat lon, as trustee under
Deed of Trust recorded in Book 11'439 Page 1365, Off'icial Records

[pnser oo ST

Vice. fRes Den T A3s)sTANT g.subﬁ.:‘rﬂ (R
EYRON BENSON L. C. SrecEL

STATE OF CALIFOANIA ) as '
COUNTY OF LOS ANGELES )

24 X day of Mag_c_[% » 19 [C bef'ore me

_ﬂw Notary Public in and Lor sald

County and State, personally appeared g IReA [ Qev Se s )
| > ¢ ._‘-.L..Q.L._.ZJ_G._L‘_JL

known to me to be the (Vice) President,
known to me to be the {(Ass't) Secretary of g‘th wwco
a corporation, the corporation that executed the within lnstrument, ard known
to me to be the persons who executed the wlthin instrument on bem..Lf of said
corporation, and acknowledged to me that such corporation executed the same.

On this

My commlssion expireS» AvEgou sl '3..| (927 Wltness my hand and official seal
mmmmmmuwwmunm. o SR Datbe
U”’Hi A'kk ‘im,- | .
g Notary Public in and for seid
County and State
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State of California O The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI #
PRIMARY RECORD Trinomial
NRHP Status Code
Other
Listings
Review Code Reviewer Date

Page 1 of 22 *Resource Name or #: (Assigned by recorder) _ 3900 South Bristol Street

P1. Other Identifier: Building A as Referenced in ESA Report, December 2022

*P2.Location: O Not for Publication O Unrestricted
*a. County Orange County and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
*b. USGS 7.5' Quad Newport Beach, CA TNM Date 2018 T5S;R10;W_oof _ oofSec00;SBB.M.
c. Address _ 3900 South Bristol Street City Santa Ana Zip 92704

d. UTM: (Give more than one for large and/or linear resources) Zone 11S ,417701.84 me/ _3728761.91 mN
e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, decimal degrees, etc., as appropriate)

*P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries)
Building A is 1-story commercial building that was constructed in 1972 by the Winmar Company. The building sits to the
north of Sunflower Avenue and to the west of S. Bristol Street and is surrounded by surface parking lots to the north,
south, and east. There are six commercial tenant spaces, four of which have an east-facing entrance and two of which
have south-facing entrances

*P3b. Resource Attributes: (List attributes and codes) HP6: 1-3 story commercial building

*P4. Resources Present:
X Building O Structure o0 Object o Site o District O Element of District
O Other (Isolates, etc.)
P5b. Description of Photo: (view, date, accession #) __Primary elevation, view southwest, August 4, 2022, ESA

*P6. Date Constructed/Age and Source: X Historic O Prehistoric
O Both

P5a. Photograph or Drawing (Photograph required for buildings, structures, and objects.) 1972, Aerial photographs
*P7. Owner and Address:

RCR Bristol, LLC
18201 Von Karman Ave, Suite 900
Irving, CA 92612
*P8. Recorded by: (Name, affiliation, and
address)__Shannon Papin, M.A., ESA
626 Wilshire Boulevard, Suite 1100
Los Angeles, CA 90017
*P9. Date Recorded: August 4, 2022
*P10. Survey Type: (Describe)

Pedestrian

*P11. Report Citation: (Cite survey
report and other sources, or enter "none.")

Related Bristol, Santa Ana,
California Historic Resource
Assessment, ESA, December 2022.

*Attachments: ONONE OLocation
Map mContinuation Sheet xBuilding,
Structure, and Object Record
OArchaeological Record oDistrict
Record OLinear Feature Record
oMilling Station Record TRock Art
Record

TArtifact Record OPhotograph Record  TOOther (List):

DPR 523A (9/2013) *Required information



State of California O The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI#

BUILDING, STRUCTURE, AND OBJECT RECORD

*Resource Name or # (Assigned by recorder) 3900 South Bristol Street *NRHP Status Code _ 6Z
Page _2 of _22

B1. Historic Name: _JC Penney

B2. Common Name: _3900 South Bristol Street

B3. Original Use: __ Commercial B4. Present Use: __Commercial
*B5. Architectural Style: _Mid-Century Modern Spanish Revival

*B6. Construction History: (Construction date, alterations, and date of alterations)

_Based on aerial photographs, it appears that Building A was the first structure constructed on the property in
1972. After extensive research at the City of Santa Ana, it appears that no building permits before 1979 exist
for the building. The building was originally used as a retail property for the JCPenney, with a listed address
of 1313 Sunflower Avenue. (Continuation Sheet).

*B7. Moved? XNo 0OYes [OUnknown Date: Original Location:
*B8. Related Features:

B9a. Architect: ___Unknown b. Builder: __ Winmar, Co
*B10. Significance: Theme Area
Period of Significance Property Type Applicable Criteria

(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope. Also address integrity.)

History of Santa Ana (1945-1970)
Strip Malls in Southern California (1970-1985)

Contemporary Spanish Colonial Revival Style, 1960-1990

Continuation Sheet

B11l. Additional Resource Attributes: (List attributes and codes)
*B12. References:
Continuation Sheet

B13. Remarks:

(Sketch Map with north arrow required.)

*B14. Evaluator: _Antonette Hrycyk, M.S. & Shannon Papin, M.A.
*Date of Evaluation: _December 2022

(This space reserved for official comments.)

DPR 523B (9/2013) *Required information



State of California O Natural Resources Agency Primary# | \
DEPARTMENT OF PARKS AND RECREATION HRI# | |
Trinomial

CONTINUATION SHEET

Property Name: | 3900 South Bristol Street |

Page . 3 of 22
[ *P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and
boundaries)

The north and west elevations contain roll-up service doors and truck bays. The building is generally
rectangular in footprint and includes tilt-up concrete panel walls clad in stucco and concrete columns. The
building includes boxy, horizonal massing with a flat roof.

Bays along the east and south elevations include surface decoration, recessed entries, overhangs, and
rectilinear openings to delineate each of four storefronts with a variety of Neo-Classical style and Post-
Modern style architectural accents. Additional applied features along the eight bays at the primary, east
elevation include four entrances tiled faux water tables, enlarged decorative brackets, concrete banding,
and other contemporary applied decorative motifs. The four bays are similar, but not identical, and feature
recessed entrances with open air vestibules. The entry bays include storefronts with horizontal bands of
molded concrete, aluminum window assemblies, flat horizontal projecting awnings, and scored concrete
columns. Double-height corner towers anchor the north and south ends of Building A’s east elevation and
include banded tile work with concrete molding and stucco.

The north and west elevations at Building A are comprised of service entrances for truck deliveries and
include large metal roll-up doors for truck bays. Part of the north elevation contains four bays, one of
which has three loading docks at a lower grade, with an overhanging canopy. The west elevation consists
of 17 bays with panels of scored concrete interspersed by squared concrete columns and a loading dock
with two metal double doors.

The southern elevation includes two commercial tenant spaces which are differentiated from one another
and share similar architectural detailing as present on the east elevation. A 1-story glazed restaurant
volume was added to the tenant space in 1983 which includes continuous aluminum frame ribbon window
assemblies and a red-brick pony wall.

The building is surrounded by an accessible sidewalk with limited landscaping, which is then surrounded
by surface parking lots on the northern, eastern, and southern sides. The sidewalk leading to the southern
entrance includes an arched, metal frame pergola anchored by rectangular columns and covered by ivy
and other climbing plants.
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Bristol Project / D202200072.00

SOURCE: Google Earth . . -
e Aerial view of Building A

Bristol Project / D202200072.00

SOURCE: ESA, 2022 A . . .
Building A, primary elevation, view northwest
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Bristol Project / D202200072.00

SOURCE: ESA, 2022 g . . .
Building A, primary elevation, view northwest

Bristol Project / D202200072.00

SOURCE: ESA, 2022 oy . . .
Building A, primary elevation, view southwest
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Bristol Project / D202200072.00

SOURCE: ESA, 2022 T . . .
Building A, primary elevation, view southwest

Bristol Project / D202200072.00

SOURCE: ESA, 2022 T . . .
Building A, primary elevation, view west
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Bristol Project / D202200072.00

SOURCE: Esh, 2022 Building A, north elevation with truck bays, view

southeast

Bristol Project / D202200072.00

SOURCE: Esh, 2022 Building A, loading dock at north elevation, view

southeast
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Bristol Project / D202200072.00

SOURCE: ESA, 2022 g . . .
Building A, loading docks at west elevation, view

northeast

Bristol Project / D202200072.00

SOURCE: ESA, 2022 A . .
Building A, south elevation, view northwest
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Bristol Project / D202200072.00

SOURCE: ESA, 2022 A . .
Building A, south elevation, view north

Bristol Project / D202200072.00

SOURCE: ESA, 2022 Building A, landscaped archway, view north
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*B6. Construction History: (Construction date, alterations, and date of alterations)

Based on aerial photographs, it appears that Building A was the first structure constructed on the property
in 1972. After extensive research at the City of Santa Ana, it appears that no building permits before 1979
exist for the building. The building was originally used as a retail property for the JCPenney, with a listed
address of 1313 Sunflower Avenue. It is possible that JCPenney was responsible for development of the
building, but more likely that it was commissioned by the Southern California branch of Winmar
Company, Incorporated, a Seattle-based developer of commercial buildings that was responsible for the
other buildings on the property. Newspaper research reveals advertisements for a new opening of The
Treasury Store, a line of department stores operated by JCPenney, in October of 1972 (Figure X).1
Advertisements encouraged customers to “look for the squiggly roof” for The Treasury, a distinctive
architectural feature shown on the east side of the building.

The first building permit on file for the structure dates to 1979, when the former JCPenney’s space was
remodeled with a small addition in anticipation of a new tenant. After The Treasury closed circa 1980,
part of the building was converted to a restaurant in 1983 for Red Robin of Southern California. Based on
information available in building permits, multiple interior partitions were added to the building in 1984,
when Cost Plus Imports appears to take over the JCPenney space at 1313 West Sunflower. This is likely
when the building was divided into the four commercial storefronts that exist today. In 1988, an exterior
greenhouse was added, and an existing greenhouse was repaired in the Red Robin space; both greenhouse
spaces remain extant today. In 1989, office space at Red Robin was converted to a new test Kitchen and a
roof repair was conducted after a notice of code violation was issued. ADA upgrades to restrooms and
doors were done in 1999, eight heating, ventilation, and air conditioning (HVAC) units on the roof of the
structure were replaced in 2013 and the interiors of Red Robin were renovated in 2015. The vast majority
of building permits on file consist of changes or additions to signage, plumbing and electrical repairs,
tenant improvements and other routine maintenance and minor alterations. Based on aerial photographs, it
appears the squiggly roof that dates to the original occupancy of “The Treasury” was removed in 2016.

1 “The Treasury is coming to save you (advertisement).” The Los Angeles Times, October 12, 1972, 184.
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Bristol Project / D202200072.00

SOURCE: EDR

Detail of aerial photograph showing the “squiggly
roof,” 1972
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Bristol Project / D202200072.00

SOURCE: EOR Detail of aerial photograph showing the removal of the
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“squiggly roof,” 2016

B10. Significance

Building A (3900 South Bristol Street; 1307/1313 West Sunflower
Avenue)

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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

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

Building A was constructed in 1972 for use as a retail outlet by the JCPenney Company, specifically “The
Treasury,” an early example of a discount store that also featured a grocery store. While JCPenney
retains a significant place in the broad patterns of retail history within the United States, the subject
property is not particularly notable in the company’s history. At the time of its construction, Building A
was one of approximately 2,000 branches of the store throughout the United States. Additionally, while
The Treasury was an interesting and potentially significant variation of the JCPenney store, the location
on South Bristol Street was not notable in the company’s history, as it was one of four in Orange County
that opened at the same time. More importantly, the building has not been in use by JCPenney since
circa 1980 and it no longer retains its early association with the company. The “Squiggly roof” that was
associated with “The Treasury” stores is no longer extant, and no physical evidence of the association
remains.

Since circa 1980, Building A has been in use as a multi- retail space for a variety of retail chains and
restaurants, including Nordstrom Rack Sports Authority, Toys R Us, Red Robin, World Market, T.J. Maxx
and Bed, Bath & Beyond, all of which have hundreds of retail outlets throughout the country. The
branch outlets located in Building A do not appear to retain any significant role in the history of these
companies or in the retail history of Orange County. While the various stores that have been located at
Building A provided many shopping opportunities for the residents of Orange County, it is a typical and
common example of the commercial suburban retail of Santa Ana and Orange County. There are a
plethora of similar strip malls built throughout Southern California at the time, including numerous in
the immediate vicinity of the Bristol complex. Additionally, while Building A was the first improvement
on the parcel that previously had only been in use as agricultural land, it did not play an important role
in the southward expansion of the city of Santa Ana.

Additionally, research did not identify historical events occurring at the subject property that would rise
to the level of significance required for national or state listing.
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Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West Sunflower
Avenue does not appear to meet the eligibility requirements under National Register Criterion A or
California Register Criterion 1.

Significant Persons

With regard to associations with important persons, the following are the relevant criteria:
National Register Criterion B: /s associated with the lives of persons significant in our past.

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

Building A is not identified with historic personages or events in the main currents of national, state, or
local history and is not associated with significant individual owners or occupants. Research did not
indicate that a significant individual was associated with the property at any point during its
construction or at any point in time since.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West Sunflower
Avenue does not appear to meet the eligibility requirements under National Register Criterion B or
California Register Criterion 2.

Architecture

With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building A was constructed in 1972 a retail outlet for the JCPenney company, and is not identified with
any historically significant architects, construction companies, or developers. It is not a distinctive design
or expression of any style, and currently exhibits a generic, somewhat utilitarian post-modern
commercial appearance. While the building retains some original character-defining features, including
a simple geometry and horizontal massing, these features are not distinguishing or unique
characteristics. Building A does not possess high artistic or aesthetic value nor is it a unique method of
construction.

The one potentially significant feature that existed at this location was the “squiggly roof” associated with
“The Treasury,” but that feature is no longer extant on the building.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West Sunflower
Avenue does not appear to meet the eligibility requirements under National Register Criterion C or
California Register Criterion 3.
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Information Potential

National Register Criterion D: /t 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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to buildings,
structures, and objects that contain important information. In order for these types of properties to be
eligible under Criterion D/4, they themselves must be, or must have been, the principal source of the
important information. Building A does not appear to yield significant information that would expand
our current knowledge or theories of design, methods of construction, operation, or other information
that is not already known.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West Sunflower
Avenue does not appear to meet the eligibility requirements under National Register Criterion D or
California Register Criterion 4.

City of Santa Ana Criteria

(6) Buildings, structures or objects with distinguishing characteristics of an architectural style or

period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural development.

(3) Rare buildings, structures, or objects or original designs.

(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and businesses;

c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.
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(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,

but is now rare.

Building A was constructed in 1972 for use as a retail outlet by the JCPenney Company, specifically “The
Treasury,” an early example of a discount store that also featured a grocery store. It is not the work of a
notable architect, builder or designer, nor does it retain distinguishing characteristics of an architectural
style or period or exemplify any particular architectural style or design feature. It is not associated with
any important events in Santa Ana history, nor is it associated with any famous people, original settlers,
renowned organizations or businesses. Its construction post-dates the founding of Santa Ana by almost
a hundred years, and it has never served as an important center of political, social, economic or cultural
activity within the city. It is not a site of archaeological importance, nor is it a rare building, structure or
original design. It has only housed “chain” restaurants and retail outlets, none of which could be
considered unique or rare.

Therefore, Building A, as located at 3900 South Bristol Street and 1307/1313 West Sunflower
Avenue does not appear to meet the eligibility requirements under the criteria established by the
City of Santa Ana.
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State of California O The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI #
PRIMARY RECORD Trinomial
NRHP Status Code
Other
Listings
Review Code Reviewer Date

Page 1 of 19  *Resource Name or #: (Assigned by recorder) _ 3610 South Bristol Drive
P1. Other Identifier: Building B as Referenced in ESA Report, December 2022
*P2.Location: O Not for Publication O Unrestricted

*a. County _Orange County and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
*b. USGS 7.5' Quad _Newport Beach, CATNM___ Date _ 2018 T5S ;R 10;W__ oof _ oofSec ;SBB.M.
c. Address _ 3610 South Bristol Drive City Santa Ana Zip 92704

d. UTM: (Give more than one for large and/or linear resources) Zone 11S, 417760.50 mE/ _3729024.38  mN
e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, decimal degrees, etc., as appropriate)

*P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries)
Building B is a 1-story commercial building that was constructed in 1973 by the Winmar Corporation. The
building is the largest structure on the northern parcel and sits to the north of Callen’s Common between S.
Plaza Drive and S. Bristol Street.

*P3b. Resource Attributes: (List attributes and codes)  HP6: 1-3 story commercial building

*P4. Resources Present:
Building O Structure 0 Object O Site O District O Element of District
O Other (Isolates, etc.)
P5b. Description of Photo: (view, date, accession #) __ West wing south elevation, view north, August 4, 2022, ESA

*P6. Date Constructed/Age and

- - — - Source: X Historic O Prehistoric
P5a. Photograph or Drawing (Photograph required for buildings, structures, and objects.) O Both

Aerial Photographs, Building
Permits

*P7. Owner and Address:

RCR Biristol, LLC

18201 Von Karman Ave, Suite 900
Irvine, CA 92612

*P8. Recorded by: (Name, affiliation, and
address)__

Shannon Papin, M.A., ESA
626 Wilshire Boulevard, Suite 1100
Los Angeles, CA 90017

*P9. Date Recorded:__August 4,

2022

*P10. Survey Type: (Describe)
Pedestrian

*P11. Report Citation: (Cite survey
report and other sources, or enter "none.")

Related Bristol, Santa Ana,
California Historic Resource
Assessment,ESA, December 2022.

*Attachments: oONONE  OLocation
Map mContinuation Sheet xBuilding, Structure, and Object Record

TArchaeological Record 0District Record OLinear Feature Record OMilling Station Record TRock Art Record

TArtifact Record OPhotograph Record  TOOther (List):
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State of California O The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI#

BUILDING, STRUCTURE, AND OBJECT RECORD

*Resource Name or # (Assigned by recorder) 3610 South Bristol Drive *NRHP Status Code __ 6Z
Page _2 of _19

B1. Historic Name: _Bristol Town & Country
B2. Common Name: Metro Town Square,
B3. Original Use: _Commercial B4. Present Use: __Commercial

*B5. Architectural Style: _Contemporary Spanish Colonial Revival

*B6. Construction History: (Construction date, alterations, and date of alterations)

Building B was constructed in 1973 by the Southern California branch of Winmar Company, Inc., a

Seattle-based developer of commercial buildings at a cost of $882,403. (Continued)

*B7. Moved? XNo 0OYes [OUnknown Date: Original Location:
*B8. Related Features:

B9a. Architect: Unknown b. Builder: __Winmar Co.
*B10. Significance: Theme Area
Period of Significance Property Type Applicable Criteria

(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope. Also address integrity.)

History of Santa Ana (1945-1970)
Strip Malls in Southern California (1970-1985)
Contemporary Spanish Colonial Revival Style, 1960-1990

See continuation sheet

B11l. Additional Resource Attributes: (List attributes and codes)
*B12. References:
See continuation sheet

B13. Remarks:

(Sketch Map with north arrow required.)

*B14. Evaluator: Antonette Hrycyk, M.S. & Shannon Papin, M.A.
*Date of Evaluation: _December 2022

(This space reserved for official comments.)
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Bristol Project / D202200072.00

SOURCE: Google Earth . . .
Aerial view of Building B

Bristol Project / D202200072.00

SOURCE: ESA, 2022 - . . .
Building B, west wing south elevation, view north
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Bristol Project / D202200072.00

SOURCE: ESA, 2022 . . . . .
Building B, west wing elevation, view northeast

Bristol Project / D202200072.00

SOURCE: ESA, 2022 T . . .
Building B, west wing west elevation, view southwest
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Bristol Project / D202200072.00

SOURCE: ESA zoz Building B, detail with terracotta coping, view to the

northwest

Bristol Project / D202200072.00

SOURCE: ESA, 2022

Building B, central double-height volume (left) with
west wing (right), view south
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Bristol Project / D202200072.00

SOURCE: ESA, 2022 A . . .
Building B, east wing west elevation, view southeast

Bristol Project / D202200072.00

SOURCE: ESA, 2022 T . . .
Building B, east wing east elevation, view west
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Bristol Project / D202200072.00

SOURCE: ESA, 2022 . .
Metro Town Square sign, view northwest

*B6. Construction History: (Construction date, alterations, and date of alterations)

Charles Pankow, Inc., served as the original contractor, with subcontractors that included Burke
Mechanical (plumbing and sewer) and R.J. Wilhide (plumbing and electrical). The original square footage
of the building was 54,720 square feet, and the early division of the interior spaces was done according to
the needs of each tenant.

The building underwent two large renovations. The first, in 1995, connected the two buildings; added
sidewalks, curbs, landscaping, and handicap ramps; created a large new trash enclosure; and repaved the
parking lot. The architect/engineer involved was Greg Watkins of Newport Beach and the work was
valued at $97,000. In 1998-1999, the connection was significantly expanded to accommodate new retail
spaces (3719-3785 S Plaza Drive), a new parking lot was put in along with new loading docks, and a
parapet roof was also added to the building. Various tenant improvements were done at the same time as
well as a re-stuccoing to parts of the building. Hatch Contracting Corporation and Nadel Architects were
responsible for the work, valued at $1,813,547.

Other alterations included new sprinkler systems for fire suppression in 1994 ($41,5000, Eidson Fire
Protection, Inc.) and in 1999 ($20,000, Armadillo Fire Protection) and a significant interior remodel done
in 1998 to accommodate Vons. The work was done by E.L. Fisher Construction and Carlston Associates
(architect) at the supposed cost of $50,000.

Other than what is described above, the majority of building permits detail partitioning and other tenant
improvements done to specific units as well as routine maintenance and changes to signage. Work done
includes the repair, relocation, and replacement of HVAC units and duct systems; removal and addition of
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non-load-bearing walls and other partitioning work; changes to signage; installation and removal of
fixtures and other “furniture”; electrical repairs, upgrades, and additions; plumbing repairs and additions
of water heaters, sinks, and other fixtures; new restrooms; and the addition of fire extinguishers and new

alarm systems.

Bristol Project / D202200072.00

SOURCE: ???2??

Building white card listing early tenants in Building B
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Bristol Project / D202200072.00
SOURCE: EDR

Detail of aerial photograph showing the construction of the
new addition of Building B (outlined in yellow) with Project Site
outlined in red, 1995

*B10.  Significance

Broad Patterns of History

With regard to broad patterns of history, the following are the relevant criteria:

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.

Building B was constructed in 1973 by the Winmar Company as an easily accessible community
shopping center, specifically a strip mall with tenants in the mid-price range. The multi-outlet retail
establishment contained a variety of tenants designed to address the daily needs of the burgeoning post-
World War Il suburban population of Orange County, including casual eateries, clothing stores, dentists,
credit unions and banks, printing stores, optometrists, tailors, beauty supply, photography studios and

DPR 523L (Rev. 1/1995)(Word 9/2013)



numerous other amenities. While Building B was one of the first improvement constructed on land
formerly used for agricultural purposes, in a newly developed southern expansion of Santa Ana that was
annexed in 1961, the property is not notable in the history of Santa Ana. The property is one of many
retail establishments constructed during the 1960s and 1970s in Santa Ana, and its development was part
of a broader pattern of retail expansion that occurred throughout Southern California at the time.
Numerous other strip malls were constructed throughout Orange County during the same period,
including Anaheim Town Square (formerly the East Anaheim Shopping Center), constructed circa 1968;
the Orange Villa Shopping in Orange, constructed in 1965; and Bristol Village Plaza in Costa Mesa,
constructed in 1978; amongst many others. Additionally, the Winmar Company was known for the
development of similar strip malls, and Building B was one of many in their portfolio. Building B retains
no unique features or amenities, with a layout and use that is ubiquitous to the region and the country, and
research did not identify any significant companies that have occupied space at the property. Additionally,
research did not identify historical events occurring at the subject property that would rise to the level of
significance required for national or state listing.

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South Plaza
Drive, is recommended ineligible for listing under National Register Criterion A and California
Register Criterion 1.

Significant Persons

With regard to associations with important persons, the following are the relevant criteria:
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.

Building B is not identified with historic personages or events in the main currents of national, state, or
local history. While a plethora of tenants have occupied space at the property over its 50-year history,
there is no know association between the property and persons that have played a significant role in local,
state or national history Additionally, no individuals associated with the ownership or management
entities of the property are significant to the history of Santa Ana, Orange County, California or the
broader United States. Research did not indicate that a significant individual was associated with the
property at any point since its original construction in 1972.

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South Plaza
Drive, is recommended ineligible for listing under National Register Criterion B and California
Register Criterion 2.

Architecture
With regard to architecture, design, or construction, the following are the relevant criteria:
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.

Building B was constructed in 1973 by the Winmar Company, with significant expansions to the building
constructed in 1995 and 1999. The building does not have architect of record, and it is not associated with
any construction companies or developers that are considered significant at the local, state or national
level. While Building B demonstrates features of the Mid-Century Spanish Colonial Revival style,
including a horizontal massing, a parapet roof, and decorative detailing that includes red clay tile, it is not
a distinctive or unique design, nor is it an outstanding expression of the style. This architectural style is
ubiquitous in commercial strip mall developments throughout Southern California and Building B does
not possess high artistic or aesthetic value nor is it a unique method of construction. There are numerous
other and better examples of the Mid-Century Modern Spanish Colonial Revival style in retail and
commercial buildings throughout Southern California, as the style was widespread during the suburban
development of the area. Additionally, significant alterations in 2011 and 2014 changed the original
layout and formation of the building, and it no longer retains integrity from the date of its original
construction (1972).

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South Plaza
Drive, is recommended ineligible for listing under National Register Criterion C and California
Register Criterion 3.

Information Potential

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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to buildings,
structures, and objects that contain important information. In order for these types of properties to be
eligible under Criterion D/4, they themselves must be, or must have been, the principal source of the
important information. Building A does not appear to yield significant information that would expand our
current knowledge or theories of design, methods of construction, operation, or other information that is
not already known.

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South Plaza
Drive, is recommended ineligible for listing under National Register Criterion D and California
Register Criterion 4.

City of Santa Ana Criteria

(1) Buildings, structures or objects with distinguishing characteristics of an architectural style or
period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural development.

(3) Rare buildings, structures, or objects or original designs.
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(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

b. Associated with famous people, original settlers, renowned organizations and businesses;
c. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.

(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building B was constructed in 1973 for use as a strip mall by the Winmar Company and has been
occupied by a plethora of retail and commercial tenants since its development. It is not the work of a
notable architect, builder or designer, nor does it retain distinguishing characteristics of an architectural
style or period. It retains a utilitarian Mid-Century Spanish Colonial Revival style that is common in
Santa Ana and does not exemplify any particular architectural style or design feature. It is not associated
with any important events in Santa Ana history, nor is it associated with any famous people, original
settlers, renowned organizations or businesses. Its construction post-dates the founding of Santa Ana by
almost a hundred years, and it has never served as an important center of political, social, economic or
cultural activity within the city. It is not a site of archaeological importance, nor is it a rare building,
structure or original design. It has housed numerous restaurants, retail and commercial outlets, but none of
them could be considered unigue or rare.

Therefore, Building B, as located at 3610-3752 South Bristol Street and 3719-3785 South Plaza
Drive does not appear to meet the eligibility requirements under the criteria established by the City
of Santa Ana.
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State of California O The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI #
PRIMARY RECORD Trinomial
NRHP Status Code
Other
Listings
Review Code Reviewer Date

Page 1 of 16  *Resource Name or #: (Assigned by recorder) 3701 South Plaza Drive
P1. Other Identifier: Building C as Referenced in ESA Report, December 2022
*P2.Location: O Not for Publication o Unrestricted
*a. County Orange County and (P2c, P2e, and P2b or P2d. Attach a Location Map as necessary.)
*h. USGS 7.5'Quad __ Newport Beach CATNM Date 2018 T 5S ;R 10; W mof _ DofSec00 ; SB
B.M.
c. Address _ 3701 South Plaza Drive City _ Santa Ana Zip 92701
d. UTM: (Give more than one for large and/or linear resources) Zone _11S, 417727.92 mgE/ _3729127.30 mN
e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, decimal degrees, etc., as appropriate)

*P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries)
Building C is located in the northwest portion of the Project Site, surrounded by asphalt parking lots on all
sides. It was originally constructed as a multi-screen movie theater in 1972 and currently serves as a gym for
the LA Fitness company. The building was enlarged in 2001 to add a sauna and pool for the gym. While it is
very much a vernacular commercial building, it has slight influences of the Mission Revival style.

*P3b. Resource Attributes: (List attributes and codes) HP10 Theater

*P4.Resources Present:

Building O Structure 0 Object O Site O District O Element of District
O Other (Isolates, etc.)
P5b. Description of Photo: (view, date,
accession #) __Main (west) Elevation,
August 4, 2022, ESA

P5a. Photograph or Drawing (Photograph required for buildings, structures, and objects.)

*P6. Date Constructed/Age and
Source: X Historic O Prehistoric
O Both

Building Permits
*P7. Owner and Address:
RCR Bristol, LLC
18201 Von Karman Ave, Suite 900
Irvine, CA 92612
*P8. Recorded by: (Name, affiliation, and
address)__Shannon Papin, M.A., ESA
626 Wilshire Boulevard, Suite 1100
Los Angeles, CA 90017
*P9. Date Recorded:__August 4,
2022
*P10. Survey Type: (Describe)

Pedestrian

*P11. Report Citation: (Cite survey
report and other sources, or enter "none.")

Related Bristol, Santa Ana,
California Historic Resource
Assessment, ESA, December 2022.
*Attachments: ONONE OLocation Map OContinuation Sheet  OBuilding, Structure, and Object Record

DArchaeological Record 0District Record OLinear Feature Record OMilling Station Record TRock Art Record

DArtifact Record OPhotograph Record ~ TOOther (List):
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State of California O The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI#

BUILDING, STRUCTURE, AND OBJECT RECORD

*Resource Name or # (Assigned by recorder) 3701 South Plaza Drive *NRHP Status Code 6Z
Page _2 of _16

B1. Historic Name: __Edwards Bristol Theater
B2. Common Name: __Esporta Fitness
B3. Original Use: _Movie Theater B4. Present Use: Fitness Club
*B5. Architectural Style: _ Vernacular Commercial with Spanish Revival Influences
*B6. Construction History: (Construction date, alterations, and date of alterations)
See continuation sheet

*B7. Moved? XNo [OYes 0OUnknown Date: Original Location:
*B8. Related Features:

B9a. Architect: Unknown b. Builder: Edwards Theater Co.
*B10. Significance: Theme N/A Area N/A
Period of Significance N/A Property Type N/A Applicable Criteria __N/A

(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope. Also address integrity.)

History of Santa Ana (1945-1970)
Strip Malls in Southern California (1970-1985)

Contemporary Spanish Colonial Revival Style, 1960-1990

See continuation sheet

B11l. Additional Resource Attributes: (List attributes and codes)
*B12. References:
See continuation sheet

B13. Remarks:

*B14. Evaluator: Antonette Hrycyk, M.S. & Shannon Papin, M.A.

(Sketch Map with north arrow required.)
*Date of Evaluation: _December 2022

(This space reserved for official comments.)
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State of California O Natural Resources Agency Primary# | \
DEPARTMENT OF PARKS AND RECREATION HRI# | |
Trinomial

CONTINUATION SHEET

Property Name: 3701 South Plaza Drive

Page |3 of |16 |
[*P3a. Description: (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and
boundaries)

It is a one-story, monolithic building with horizontal massing. It has a rectangular footprint that runs
north/south, a flat roof with parapets on the north, south, and west sides, and molded concrete coping at
the cornice. Its exteriors are clad in stucco with score lines in a grid-like pattern clad and a molded (and
painted) concrete water table. An attached concrete sidewalk encircles the building on all sides.

Its primary elevation faces west and is divided into three asymmetrical bays. A projecting entry bay has a
two-story, bi-level gabled roof of red clay tile that serves as an entry porch. It has an arched opening with
a concrete lintel and keystone supported by two thick rectangular piers of applied masonry. The entry is
flush with the main facade and consists of wo double-leaf glazed entry doors with plate glass windows
above. Both the windows and the doors have metal frames. A visor roof on either side of the gabled bay
covers the top third of the elevation of the center, which also has a molded concrete belt course. The
southern bay on the west elevation has an inset panel mimicking a single arched arcade with three square
fixed-pane windows. The northern bay on the west elevation has three inset windows that mimic an
arcaded porch; each is infilled with a series of four large plate-glass windows (fixed pane). There are two
similar window openings on the west of the north elevation, otherwise the facade is simply applied stucco
with gridded score lines.

The south elevation Is a solid fagcade with a bi-level roofline: the western half has a parapet that matches
the west elevation as well as a similar inset panel mimicking a single arched arcade. A solid, single-leaf
door is off-center to the east; it has a bas relief concrete surround with an arched top. The east elevation is
divided into three asymmetrical bays with a centered “tower” bay that is inset into the footprint of the
building but projects slightly from the elevation. It has a hipped roof of red clay tile and a series of 4/4
awning windows in metal frames a low wall of applied masonry. On either side of the center tower are
three large square panels of glass blocks, with a matching low wall of applied masonry and concrete bas
relief surrounds. The outer most panels each have a single-leaf glazed door at the middle.
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Bristol Project / D202200072.00

SOURCE: Goagle Earth Aerial view of footprint of Building C
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Bristol Project / D202200072.00

SOURCE: G le Earth . . g
s Main (west) elevation of Building C

Bristol Project / D202200072.00

SOURCE: Gocgle Sarh Northwest corner of Building C with fixed-pane plate

glass windows and attached sidewalk.
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Bristol Project / D202200072.00

SOURCE: Google Earth . g
Southern elevation of Building C

Bristol Project / D202200072.00

SOURCE: Google Earth . - . .
East elevation of Building C showing inset tower

and glass block windows.
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B6. Construction History: (Construction date, alterations, and date of alterations)

Building C was originally constructed and designed as a multi-screen movie theater for the Edwards
Theatres Circuit, headquartered in nearby Newport Beach. KL Redfern, Inc., served as the contractor,
with subcontractors that included Advance Mechanical (plumbing), E.W.M. Company (HVAC), and
Woody’s Electric. The original building permits indicate a building of 18,360 square feet that cost
$322,280, with a foundation that cost $100,000 and fire sprinklers worth $20,000. An advertisement in
The Los Angeles Times in 1974 referred to this theater as “Edward’s 4 in 1 Theater” .

The building was re-roofed in 1992 at a cost of $34,600, but, otherwise, very few changes were made to
the building until 2001, when it was converted from a movie theater to a gym (Bally Total Fitness) at a
cost of $906,400. As shown in a 2002 aerial photograph, the building’s footprint was significantly
expanded to the north (Figure X), with other alterations that included regrading part of the site for the new
construction, the removal of non-load bearing partitions and mezzanine level, and the addition of a
swimming pool and spa. Bannick Architects was responsible for the design, Thornton-Tomasetti Co.
served as engineers, and Rodger Ward Construction was the contractor.

Roof-mounted HVAC equipment was added to the building in 2003 at a cost of $160,000. Alterations
after the 2001 renovation have been relatively minor, including the addition of signage, change of
electrical fixtures, additional gas plumbing for heating the sauna and the addition of a new alarm system,
cameras, and speakers.

Bristol Project / D202200072.00

SOURCE: The Los Angeles Times

Bristol Town & Country Advertisement, September 5,
1974
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*B10.  Significance:

Broad Patterns of History
With regard to broad patterns of history, the following are the relevant criteria:

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.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for listing
under National Register Criterion A and California Register Criterion 1.

Building C was constructed in 1974 by Edwards Cinema and was in use as a multi-screen movie theater
until circa 2000. Edwards Cinemas was a historic independent theater company, originally founded in
California in 1930. While the company was an increasingly rare business type in the United States due to
the domination of entertainment conglomerates throughout all regions of the country, it merged with the
Regal and United Artists chains in 2001. While the company is potentially significant for the early
development of the theater industry in the United States and its expansion in Southern California and
Orange County specifically, Building C was sold by the company circa 2000 and is no longer in use as a
theater. More importantly, Building C is not a significant example of an Edwards Theater. Potentially
significant examples of Edwards Theaters include what many consider the first multiplex ever,
constructed in 1939 in Alhambra, California or the Irvine Spectrum Theater, the nation’s largest megaplex
movie theater at the time of its construction in 1996.

Additionally, while Building C was converted for use as a Bally Total Fitness gym in 2001, it is a typical
example of their facilities and was one of their 440 similar facilities located throughout the United States,
Mexico, Canada, South Korea, China, and the Caribbean.

Additionally, research did not identify historical events occurring at the subject property that would rise to
the level of significance required for national or state listing.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for listing
under National Register Criterion A and California Register Criterion 1.

Significant Persons

With regard to associations with important persons, the following are the relevant criteria:
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.

Building C was originally constructed by Edwards Cinema, a movie theater company founded by James
Edwards, Sr. in 1930. Edwards bought his first theater in Monterey Park in 1930 at the age of 23 and
remained in the movie business until his death 1997, eventually becoming one of the most significant
theater chains in California and the western United States While James Edwards is potentially a
significant figure in the development of the multi-screen movie theater in Southern California, research
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was unable to uncover a specific connection between him and Building C. It was one of numerous movie
theaters developed and constructed by the company in Orange County from the 1960s through the 1990s,
all of which are associated to James Edwards in a limited fashion. Research did not indicate that a

significant individual was associated with the property at any point since its original construction in 1974.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for listing
under National Register Criterion B and California Register Criterion 2.

Architecture

With regard to architecture, design, or construction, the following are the relevant criteria:

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.

Building C was constructed in 1974 by Edwards Cinema with a significant expansion to the building
constructed in 2000. The building does not have architect of record, and it is not associated with any
construction companies or developers that are considered significant at the local, state or national level.
While Building B demonstrates features of the Mission Revival style, including smooth stucco walls, a
parapet roof, limited fenestration, and decorative detailing that includes red clay tile, it is not a distinctive
or unique design, nor is it an outstanding expression of the style. Building B is a utilitarian, commercial
rendering of the style, and it does not possess high artistic or aesthetic value nor is it a unique method of
construction. There are numerous other and better examples of the Mission Revival style throughout
Southern California and the western United States. Additionally, a significant alteration in 2000
significantly expanded the footprint and layout of the building, and it no longer retains integrity from the
date of its original construction.

Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for listing
under National Register Criterion C and California Register Criterion 3.

Information Potential

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.

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to buildings,
structures, and objects that contain important information. In order for these types of properties to be
eligible under Criterion D/4, they themselves must be, or must have been, the principal source of the
important information. Building A does not appear to yield significant information that would expand our
current knowledge or theories of design, methods of construction, operation, or other information that is
not already known.
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Therefore, Building C, as located at 3701 South Plaza Drive, is recommended ineligible for listing
under National Register Criterion D and California Register Criterion 4.

City of Santa Ana Criteria

(1) Buildings, structures or objects with distinguishing characteristics of an architectural style or
period, that exemplify a particular architectural style or design features.

(2) Works of notable architects, builders, or designers whose style influenced architectural development.
(3) Rare buildings, structures, or objects or original designs.
(4) Buildings, structures, objects or sites of historical significance which include places:

a. Where important events occurred;

h. Associated with famous people, original settlers, renowned organizations and businesses;
c¢. Which were originally present when the city was founded; or

d. That served as important centers for political, social, economic, or cultural activity.

(5) Sites of archaeological importance.

(6) Buildings or structures that were connected with a business or use which was once common,
but is now rare.

Building C was constructed in 1974 by Edwards Theater Circuit, for use as a multi-screen movie theater.
It remained in use as a theater until 2001, when it was enlarged and converted into a gym space for Bally
Total Fitness. Neither company is considered a renowned organizations or businesses in the history of
Santa Ana; both were chain businesses with multiple outlets in Orange County. The building is not the
work of a notable architect, builder or designer, nor does it retain distinguishing characteristics of an
architectural style or period. It retains a utilitarian Mission Revival style that is common in Santa Ana and
does not exemplify any particular architectural style or design feature. It is not associated with any
important events in Santa Ana history, nor is it associated with any famous people or original settlers. Its
construction post-dates the founding of Santa Ana by almost a hundred years, and it has never served as
an important center of political, social, economic or cultural activity within the city. It is not a site of
archaeological importance, nor is it a rare building, structure or original design.

Therefore, Building C, as located at 3701 South Plaza Drive does not appear to meet the eligibility
requirements under the criteria established by the City of Santa Ana.
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