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Community Development Department 
Planning Division 

 

Cultural Heritage Board 
Certificate of Appropriateness (CR) Staff Report  

 

   
 AGENDA ITEM NO.:    1 
 

WARD:  1 
 MEETING DATE: OCTOBER 19, 2011 
 
PLANNING CASE P11-0138: Proposal by Craig Johnston of Mission Galleria for a Certificate of 
Appropriateness for exterior modifications to the Mission Galleria, City Structure of Merit City 
Structure of Merit #291, and contributor to the Mission Inn Historic and the Seventh Street Historic 
Districts situated on the Southeasterly corner of Main Street and Mission Inn Avenue at 3700 Main 
Street. 
 
BACKGROUND: 
 
The two-story Art Deco building has a rectangular groundplan and is constructed of concrete. The flat 
roof features stepped Art Deco molding at the edge. The Mission Inn Avenue elevation is divided into 
seven bays by rectangular superimposed pilasters. The structure features rectangular fenestration with 
the first story having large store-front windows and the second story having semi-opaque glass. The 
second story of the corner bay has a stepped rectangular open grill of an intersecting diamond pattern. 
 
The building is identified as City Structure of Merit #291 and a contributor to the Mission Inn Historic 
District and the Seventh Street Historic District. 
 
Mission Inn Historic District 
 
The Mission Inn Historic District represents the core of Riverside's historic downtown and features a 
wide variety of commercial and civic architectural styles popular in Southern California and Riverside 
from the 1880s to the 1940s. It encompasses part of the Seventh Street Historic District (now Mission 
Inn Avenue) which is distinctive for its embodiment of the Mission Revival style. Other styles 
represented include Spanish Colonial Revival and Art Deco with a wide variety of building materials 
such as ceramic brick, terra cotta and rough-hewn granite.  
 
Well-known architects who designed buildings in the district include Julia Morgan, G. Stanley Wilson, 
and Myron Hunt. Focal points include the Mission Inn, Riverside County Courthouse, First 
Congregational Church, and the Fox Theater. The district features numerous resources listed in the 
National Register of Historic Places.  
 
As development proceeded in Riverside, nonresidential uses concentrated along Seventh (Mission Inn 
Avenue), Eighth (University Avenue), Market and Main Streets. This pattern continued and remains 
much the same today. Generally, residential areas were concentrated north of Fifth Streets, south of 
Tenth, along Mulberry and Vine to the east, and west of Market streets. Commercial and civic structures 
constructed in the historic downtown core reflected changing moods and opinions about architecture in 
the city of Riverside. Both the Mission Revival and Spanish Colonial Revival styles were heavily in the 
first decades of the twentieth century.  
 



CHB – Certificate of Appropriateness 2 of 5 P11-0138 

The Mission Inn Historic District encompasses many fine examples of these styles, which include the 
Mission Inn, the former YMCA, and the First Congregational Church. Other nationally recognized 
styles can also be found in the downtown area, as exemplified by the Riverside County Courthouse that 
was built in a high Beaux-Arts style. The appearance of downtown during the post -World War II period 
continued to change as some structures were demolished and replaced with modern architecture, or as 
owners remodeled their businesses to keep up with current trends in architecture. Modern styles were 
introduced, such as Art Deco and Streamline Moderne. Some of these structures are still extant, 
including the former De Anza Theater and the Goodyear Tire garage, both on Market Street.  
 
Many commercial buildings were remodeled during the 1950s and 1960s. As a result, many facades 
were hidden behind aluminum and other metal siding, windows were covered over with plyboard and 
smooth surfaces were applied to storefronts. Often this gave the appearance that two or more structures 
were actually one larger building and architectural elements that identified the original style of the 
structure became obscured. Remnants of late-nineteenth century, modest brick (and sometimes wood 
frame) two-story structures can still be seen behind aluminum 1950s additions to the storefronts. The 
presence of the Pedestrian Mall (1967), which closed Main Street to vehicular traffic between Fifth and 
Tenth Streets, has continued to affect the character of the historic downtown core and the architecture in 
the area. 
 
Seventh Street Historic District 
 
The Seventh Street Historic District (Landmark #40) runs the entire length of Riverside's Mile Square, 
the familiar name for the original town site that John Goldsworthy, of the Los Angeles surveying and 
civil engineering firm Goldsworthy and Higbie laid out for the city in 1870. Seventh Street, with the 
Buena Vista Bridge greeting carriage and auto traffic from Los Angeles at the west and with the Union 
Pacific and Santa Fe depots represents the traditional gateway to Riverside, uniquely embracing every 
facet of Riverside's historic economic, social, and home atmospheres.  
 
A broad range of civic, commercial, ecclesiastical and industrial architectural styles are represented 
along the length of the district corridor. The magnificent variety of styles presented along Seventh Street 
(Mission Inn Avenue) includes Pueblo, Mission Revival, Moorish, Churrigueresque, Renaissance 
Revival, Mediterranean, Classical Revival, and even Romanesque. Even the street furniture enhances the 
architectural gems along the corridor, as the streetlamps are designed in the Indian raincross symbol and 
several citrus tree pergola are distributed throughout. The dramatic assemblage of property uses and 
high degree of artistic merit found in the vast majority of designs creates a stunning and unique sense of 
time and place for the early development of commercial, civic, and industrial architecture in the City of 
Riverside.  
 
The Seventh Street Historic District in Riverside appears eligible for inclusion in the National Register 
of Historic Places under Criteria C and A. Its eligibility under Criterion C is based on its embodiment of 
the distinctive characteristics of the Mission Revival and related styles, adapted for civic and 
commercial use. The Mission Revival style originated in Riverside with Arthur Benton's design of the 
Mission Inn, was vigorously promoted by Frank Miller and other civic leaders, and came to define the 
architectural character of downtown Riverside.  
 
Its eligibility under Criterion A is based on the civic development of Riverside, as Seventh Street 
(Mission Inn Avenue) served as its major east-west arterial and gateway from the railroad stations and 
citrus packing houses near historic North Park (1871) to the civic and commercial heart of the 
community. The district is a portion of City of Riverside Landmark #40 and several of the district's 
contributing feature have already been listed on the National Register of Historic Places, including: the 
Mission Inn; the San Pedro, Los Angeles & Salt Lake Railroad Depot; the Sutherland Fruit Company; 
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Riverside-Arlington Heights Fruit Exchange; former YMCA Building; and the Riverside Municipal 
Auditorium and Soldiers Memorial. In addition, North Park and the First Congregational Church are 
both State Points of Historical Interest and eight City of Riverside Landmarks are also within the district 
boundary, highlighting the significance of its contributors. If it is determined eligible for the National 
Register, it would also qualify for the California Register of Historical Resources.  
 
PROJECT DESCRIPTION: 
 
Background: 
 
The applicant and City staff have been discussing this project for several months.  Based on the most 
recent conversations, the proposed project has been modified significantly including proposed revised 
plans received the day before publication of this report.  Simply put, planning staff has not had sufficient 
time to fully understand and analyze the most recent plans.  Furthermore, this is a complex situation that 
involves close coordination between Planning, Building and Safety, Police and Fire Department 
personnel.  Due to the late submittal, there has been insufficient time to fully review and analyze this 
proposal.  However, the case has been duly advertised and continued specifically to this Cultural 
Heritage Board meeting.  The applicant was advised that if the proposal is to go forward, that staff had 
no choice but to recommend denial.  The alternative would be to continue the case for a minimum of 30 
days to allow adequate time for a thorough review by all affected City Departments.  The applicant has 
asked that the case go forward and be heard by the Cultural Heritage Board at its October 20, 2011 
meeting.   
 
While the applicant has the right to a hearing, staff is unable to support the proposed use at this time.  
There are still too many unknowns, gaps in information and there has been insufficient time to give the 
thorough analysis this proposal needs and deserves.  Therefore, staff recommends that the Certificate of 
Appropriateness be DENIED.  Should the Cultural Heritage Board wish to consider approving this 
project, staff would recommend that the Cultural Heritage Board could continue the matter for a 
minimum of 30 days to allow for adequate time to fully understand and analyze the proposal. 
 
One final comment:  Staff has received three letters in opposition to this proposal, generally citing land 
use compatibility concerns.  While the consideration of land use compatibility is based on the MCUP 
and not the COA, staff is recommending denial of the MCUP in addition to the COA.   

 
FACTS FOR FINDINGS:  (From Section 20.30.060 of the Riverside Municipal Code) 
 
FINDINGS: The proposed undertaking is consistent or compatible with the architectural period and 

the character-defining elements of the historic building. 
 
FACTS: The project does not comply with this finding.  There is insufficient information available 

for staff to fully evaluate the project for compliance.   
 
FINDINGS: The proposed undertaking is compatible with existing adjacent or nearby landmark 

structures and preservation district structures and their character-defining elements. 
 
FACTS: The project does not comply with this finding.  There is insufficient information available 

for staff to fully evaluate the project for compliance.  The subject site is located at the 
corner of Mission Inn Avenue and the Main Street Pedestrian Mall.  The building is 
located adjacent to the Historic Mission Inn Hotel and Spa.  The Mission Inn is identified 
as City Landmark #1, a contributor to the Mission Inn Historic District, the Seventh 
Street Historic District and the Mission Inn National Register Eligible Historic District.  
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In addition, the Mission Inn is one of only two National Historic Landmarks within the 
City.  The project as it is shown today does not provide enough information to make an 
evaluation.   

 
FINDINGS: The colors, textures, materials, fenestration, decorative features and details, height, scale, 

massing and methods of construction proposed are consistent with the period and/or 
compatible with adjacent structures. 

 
FACTS: The project does not comply with this finding.  There is insufficient information available 

for staff to fully evaluate the project for compliance.  The project as it is shown today 
does not provide enough information to make an evaluation.   

 
FINDINGS: The proposed change does not destroy or adversely affect an important architectural, 

historical, cultural or archaeological feature or features. 
 
FACTS: The project does not comply with this finding.  There is insufficient information available 

for staff to fully evaluate the project for compliance.  The project as it is shown today 
does not provide enough information to make an evaluation.   

 
ENVIRONMENTAL ASSESSMENT: 
 
The proposed project is statutorily exempt from the California Environmental Quality Act Section 
15270, Projects which are disapproved; if approved, the project is categorically exempt per Section 
15331, Historical Resource Restoration/Rehabilitation of the CEQA Guidelines. 
 
RECOMMENDATION: 
 
That the Cultural Heritage Board DENY Planning Case P11-0138.   
 
EXHIBITS: 
 

1. Location Map 
2. Aerial Photo 
3. Project/Activity Description 
4. Project Plans 
5. Letters in Response to Public Notice 
6. Site Photos 
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APPEAL INFORMATION 
 
The Cultural Heritage Board’s decision or any conditions of approval can be appealed to the City 
Council by the applicant or any interested person within ten days of this action.  To appeal this decision, 
submit a letter stating what you wish to appeal and why, the General Application form and a check in 
the amount of $1301.30, made payable to the City of Riverside to cover the appeal fee.  The Planning 
Division offers a packet on filing an appeal that you might find helpful.  Appeals may be delivered in 
person or mailed.  The Planning Division's address is: 
 

City of Riverside  
Community Development Department 
Planning Division 
3900 Main Street, 3rd Floor 
Riverside, CA  92522 

 
Appeals will be considered by the City Council within thirty days of the end of the appeal period. 
 
G:\CHB\2011-CHB\10-19-2011\P11-0138 rtr.docx 
Travis Randel 
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P11-0138, Exhibit 3 
Project/Activity Description 
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P11-0138, Exhibit 5 
Letters in Response to Public Notice
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Site Photos
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