
 

 

M E M O R A N D U M 
Date: March 24, 2017 

To: Matt Orbach, Community Development Director 
City of San Juan Bautista 

From: Rebecca Salgado, Architectural Historian 

Project: 107 Third Street 
Project SDR 2017-31 

Re: Secretary of the Interior’s Standards Review 

Via: Email 

Project Overview 
As part of the submittal package for the proposed work at 107–109 Third Street (107 
Third Street), Project SDR 2017-31, a review for compliance with the Secretary of the 
Interior’s Standards for the Treatment of Historic Properties is required. 107 Third 
Street (APN 002-021-004) is located on the south side of Third Street in the City of San 
Juan Bautista, between Franklin Street and Washington Street. 

Historical Overview of 107 Third Street 
107 Third Street was initially constructed circa 1870 by builder William Barbee for 
Francisco Bravo in the rural town of San Juan Bautista, in San Benito County, 
California.1 The wood-framed building was designed in the Monterey style, which had 
both New England Colonial and Spanish Colonial influences. A 1908 Sanborn map of 
the property indicates that the building had its second-floor balcony at the facade at 
that time, and that the building was operating as a saloon. The 1908 map also shows a 
rear shed at the west end of the rear elevation (see Figure 1). 

1 Galvin Preservation Associates, San Juan Bautista Third Street Historic District National Register Nomination Form 
(2009), section 7, page 5; see also City of San Juan Bautista, “San Juan Bautista, California Historic District Walking 
Tour” (2012), 1. 
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Figure 1: 1908 Sanborn map of the subject property, indicating a rear shed existed at the location of the 
existing rear addition at that time, and that the building was being used as a saloon 
 
In the early part of the 20th century, 107 Third Street was a Japanese-run business, Oka’s 
Hotel. Samé and Tokumatsu Oka, the proprietors of the hotel, came to San Juan Bautista 
in 1916, where they began to operate their hotel from 107 Third Street and raise their 
eight children (see Figure 2).2 Oka’s Hotel was one of a number of Japanese-run 
businesses on Third Street. According to the City of San Juan Bautista 2005–2006 Certified 
Local Government Grant Historical Resources Inventory and Context Statement, “Beginning 
in about 1910 the area between Washington and Franklin Streets (at the east end of 
Third Street) was a veritable Japantown. The fact that there was a concentration of 
Japanese-owned businesses on San Juan Bautista’s only commercial corridor is 
testament to the acceptance of this minority group by the greater population of the 
area.” Today, 107 Third Street is one of only two formerly Japanese-run commercial 
buildings confirmed to still exist, along with the Tanimura grocery store.3 
 

                                                
2 “Saburo ‘Sabu’ Oka Obituary,” Monterey Herald, December 28, 2006, 
http://www.legacy.com/obituaries/montereyherald/obituary.aspx?pid=20450915; see also Henry Madden Library 
at California State University, Fresno, “Oka Family Profile (39882),” Henry Madden Library website, 
http://guides.library.fresnostate.edu/c.php?g=636720&p=4477467. 
3 Ibid., section 8, page 22. The specific dates that Oka’s Hotel existed at 107 Third Street are not currently known. 
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Figure 2: Photograph of the Oka family circa 1942–1944, when the family was being held at the Poston 
Internment Camp in Arizona: Samé Oka is second-from-right, and is surrounded by some of her eight 
children (Henry Madden Library, California State University, Fresno) 
 
The family relocated their hotel business to another building across Third Street at an 
unknown date (likely before 1926), and then moved to Monterey in 1928. By 1926, a 
historic Sanborn map noted that the building was being used as a pool hall, which was 
its continued use until at least 1929, according to the Sanborn map for that year (see 
Figure 3). 
 

 
 
Figure 3: 1926 Sanborn map of the subject property, with another building listed as a dwelling at the 
current location of the rear addition’s garage: According to this map, the building was being used as a 
pool hall at the time. 
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The building apparently then reverted briefly to use as a hotel, and then was vacant 
until 1935. From 1935 to 2015, the building house La Casa Rosa restaurant, for which the 
building’s exterior was painted its current pink color.4 La Casa Rosa was founded by 
Bertha Campbell Cole in 1935. Mrs. Cole renovated the building and painted it pink, 
and operated La Casa Rosa as a tea room and restaurant. La Casa Rosa’s most recent 
proprietor, Charles Shockey, retired and closed down the restaurant in 2015, and the 
building is currently vacant. A photograph of the building in 1942 indicates that the 
street-facing facade underwent little change in the ensuing decades (see Figures 4 and 
5). 
 

 
 
Figure 4: View of 107 Third Street in 1942, at left (Library of Congress) 
 
 

                                                
4 City of San Juan Bautista, “San Juan Bautista, California Historic District Walking Tour” (2012), 1. 
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Figure 5: Detail view of the subject property in 1942 (Library of Congress, modified by author)  
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Historical Status and Significance of 107 Third Street 
107 Third Street was listed as a contributor to the San Juan Bautista Third Street Historic 
District on the National Register of Historic Places (NRHP) in 2009. Because it is listed 
on the NRHP, 107 Third Street is also automatically listed on the California Register of 
Historical Resources (CRHR). In addition, the property was surveyed in 2006 by Galvin 
Preservation Associates along with approximately 700 other parcels in San Juan 
Bautista. As part of this survey, a DPR 523 form was prepared for 107 Third Street, and 
the building was assigned the status code 5D1, indicating that it is a contributor to a 
district that is listed or designated locally.5 The survey updated and expanded the city’s 
historic resources inventory, which had last been updated in 1981. 
 
The 2009 NRHP district nomination specifies a period of significance of 1849–1948 for 
the entire district, which includes 26 contributing buildings and 8 non-contributing 
buildings. The district nomination describes 107 Third Street as a Monterey-style 
building, one of only three examples of this architectural style within the district. The 
NRHP district nomination does not determine the specific significance of each building 
in the district individually, but rather provides a significance evaluation for the district 
as a whole. The NRHP nomination form states that the entire district is eligible for 
listing on the National Register under Criterion A at the local level of significance due 
to its association with “the development and peak period of the commercial history of 
San Juan Bautista from 1849 to 1938.”6 The nomination form also notes that the district 
is collectively eligible for listing at the local level of significance under Criterion C “for 
representing a significant and distinguishable entity whose components lack individual 
distinction” that together “form a cohesive historic district.”7  
 
The NRHP district nomination does not identify which features of the 107 Third Street 
contribute to its historic significance. However, the DPR 523 form prepared for the 
property by Galvin Preservation Associates in 2006 as part of a citywide inventory of 
architectural resources within San Juan Bautista identified the following character‐
defining features for the building: 
 

• Property built up to the property line with only a narrow space between the west 
elevation and the adjoining building ��� 

• Located within downtown San Juan Bautista��� 
• Rectangular plan 
• Two story height with stores at the first floor level and residence at the second��� 
• Moderately pitched side gabled roof with moderate overhanging eaves 
• Brackets beneath roof eaves��� 
• Second floor balcony spanning the width of the façade with an elaborate broad 

plank railing 
• Horizontal wood clapboard siding 

                                                
5 Galvin Preservation Associates, City of San Juan Bautista 2005–2006 Certified Local Government Grant Historical 
Resources Inventory and Context Statement (September 2006), vi. 
6 Galvin Preservation Associates, San Juan Bautista Third Street Historic District National Register Nomination Form, 
section 8, page 24. 
7 Ibid., section 8, page 25. 
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• Original door and window openings at the façade 
• Likely the original tall and narrow double doors at the façade��� 
• Six over six double hung sash wood windows��� 
• Wood casings and shutters surrounding the door and window openings8 

 
Proposed Work at 107 Third Street 
The proposed project involves exterior, interior, and site alterations to 107 Third Street, 
with the main goals of having a restaurant on the first floor of the main building, an 
apartment on the second floor of the main building, and additional dining, kitchen, 
utilities, garage, and storage space within an expanded rear addition. 
 
Exterior 
The project will involve limited work at the street-facing facade of the front portion of 
the building. Damaged historic wood siding will be repaired, and portions too 
damaged for repair will be replaced in kind with new wood siding matching the 
dimensions and profile of the historic wood siding. The building will be repainted from 
pink to a neutral, period-appropriate color, as determined by the City of San Juan 
Bautista and community input. Damaged portions of the historic second-floor balcony 
spanning the width of the facade will be repaired, and any elements damaged beyond 
repair will be replaced in kind. The existing historic wood multi-lite double-hung 
windows will be retained and rehabilitated. The historic paneled wood-and-glass doors 
at the first floor of the front facade will be rehabilitated with full perimeter 
weatherstripping added to each door. The two sets of doors flanking the main entry 
were previously sealed shut with the lower half furred over at exterior. The existing 
wood panels now covering the bottom half of the exterior face of these doors will be 
removed. Existing composition shingle roofing will be replaced to accommodate 
structural work on roof assembly. 
 
The existing second floor balcony that overhangs the Third Street sidewalk will be 
rehabilitated. Any damaged or deteriorated elements will be repaired to the extent 
possible or replaced in kind. The deck of the balcony, which is the shed roof awning, 
will be repaired as needed with any elements damaged or deteriorated beyond 
serviceability to be replaced in kind. The deck surface receive a new waterproof 
membrane. The balcony may not be used as an occupied space since it does not appear 
that the existing structure was intended to serve as a deck. If balcony is occupied then a 
taller guardrail will need to be added. 
 
More extensive alterations are proposed for the rear of the building. The existing one-
story L-shaped rear addition is attached at the north end of west elevation of the main 
building. This rear addition currently contains a garage and kitchen areas, will be 
substantially rehabilitated with new framing added to the existing north and south 
board walls. The east-west leg of the addition is of wood board-and-batten construction 
with roll roofing on a gabled roof with a mix of early and replacement doors and 

                                                
8 Wanda Guibert, Volunteer for Galvin Preservation Associates, DPR 523 Forms for 107, 109 Third Street (2006), 2. 
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windows. The garage portion of the addition is of wood framed construction with no 
current interior wall finish. 
 
The rear addition will be rehabilitated within the existing footprint of the existing rear 
addition with some expansion for the new accessible toilet rooms at first floor level. The 
new rear addition will contain restaurant spaces along the east-west leg with the 
current garage portion getting a second story addition. Board-and-batten siding from 
the existing rear addition in serviceable condition will be retained with any replacement 
boards to match original in size and spacing. Existing window openings at the north 
wall will be filled in. New windows at the south elevation of the addition will be wood 
sash, and a new “Carriage Style” sectional overhead garage door will be installed facing 
Franklin Street. The west elevation of the main portion and the south elevation of the 
addition will open onto a courtyard patio. An L-shaped exterior staircase will provide 
access to the second-floor storage space over the garage. The one-story portion of the 
addition will have a flat roof to allow for mechanical equipment with a secondary shed-
roof overhang at its south side, while the two-story portion will have a gabled roof. The 
flat roof will have granulated cap sheet roofing and the gabled roof will get composition 
shingle roofing. 
 
An existing rear one-story addition with a roof deck above, which is attached to the 
west elevation of the main building at its south end, will be removed entirely and 
replaced with a slightly larger one-story addition with a deck above. This space was 
originally added by attaching framing directly to the side of the main building exterior 
siding. This expanded addition will have board-and-batten siding to match size and 
spacing of the existing rear addition. The parapet height of the east-west addition will 
align with the height of the guardrail of the residential roof deck. The guardrail will be 
finished with lap siding while the parapet will receive board-and-batten siding. A 
straight-run staircase will lead from the courtyard to the west side of the second-floor 
deck, providing access to the second-floor apartment in the main building. 
 
Interior 
Interior alterations will include the removal of select existing partitions within the main 
building, as well as construction of new interior walls within the new rear additions. At 
the main building, an existing interior staircase connecting the first and second floors 
will be removed. The existing hearth and fireplace surround at the first floor of the main 
building will be removed and the firebox covered with new finishes. The existing 
firebox at second floor will also be covered with new finishes. The proposed first floor 
of the main building will include dining space, a bar, a reception/cashier space, and a 
kitchen service room. The proposed apartment at the second floor of the main building 
will have a new partition layout, and MEP systems. 
 
At the rear addition, the reconfigured spaces will contain the commercial kitchen, prep 
and utility space, a garage, storage space, and two ADA-accessible restrooms that 
would be accessed from the courtyard patio. The addition below the roof deck will 
contain a dining area, with views of the courtyard patio, and will also provide the 
accessible entrance to the main building. 
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Site 
Site work will be within the courtyard portion of the property and is primarily related 
to providing accessibility to the interior of building and access to the toilet rooms. To 
address the existing slope of the site, a ramp will be constructed along the south lot line 
and run west-east into the courtyard patio toward the accessible entrance at the west 
side of the main building. The courtyard patio will have permeable paving. 
 
Secretary of the Interior’s Standards Compliance Analysis 
The following section provides an analysis of the proposed project’s compatibility with 
the Secretary of the Interior’s Standards for the Treatment of Historic Properties 
(“Standards”), as required for projects involving major alterations to identified historic 
resources in Chapter 11-06 of the City of San Juan Bautista Municipal Code. 
 
This report’s analysis of the proposed project’s compliance with the Secretary of the 
Interior’s Standards uses the 2009 NRHP district’s period of significance, and the 
character-defining features listed on the building’s 2006 DPR form, as a basis for 
evaluating the effects of the proposed project on the historic building. The 2009 NRHP 
and 2006 DPR 523 evaluations do not discuss the property’s interior layout or its rear 
additions at all. As such, they have no assigned historic significance under the NRHP 
district nomination form or under the 2006 DPR 523 form prepared for the property. As 
a result, the work at these areas of the property is not evaluated in this section. 
 
For 107 Third Street, a project that is compliant with the Standards should follow these 
guidelines: 
 
1. A property shall be used for its historic purpose or be placed in a new use that requires 
minimal change to the defining characteristics of the building and its site and environment. 
 
107 Third Street had multiple uses historically, ranging from saloon to hotel to pool hall 
to restaurant and residence. According to the 2006 DPR 523 form prepared for the 
property, one of the main building’s character-defining features is its “two story height 
with stores at the first floor level and residence at the second.” Under the proposed 
project, the first floor of the building would serve as a restaurant, which has been the 
first floor’s historic use for the past 80 years. The second floor will continue to be used 
as a residence. As such, the proposed project will maintain the uses that have been 
identified as character-defining features of the building, and is compliant with Standard 
1.   
 
2. The historic character of a property shall be retained and preserved. The removal of historic 
materials or alteration of features and spaces that characterize a property shall be avoided. 
 
The only feature or material of the property that is proposed to be removed or altered as 
part of the proposed project that is a character-defining feature as defined by the 2006 
DPR 523 forms for the property is a single six-over-six double-hung sash wood window 
at the secondary north elevation. This window is minimally visible from the street, and 
its opening is proposed to be filled in. Although the project would involve the removal 
of this character-defining feature, it is minimally visible and not the only remaining 
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historic window at the main building. As such, the proposed project can be considered 
to be compliant with Standard 2. 
 
3. Each property shall be recognized as a physical record of its time, place, and use. Changes that 
create a false sense of historical development, such as adding conjectural features or architectural 
elements from other buildings, shall not be undertaken. 
 
No conjectural features or architectural elements from other buildings will be added to 
107 Third Street as part of its proposed rehabilitation. Any historic elements that must 
be replaced due to severe deterioration will be replaced in kind, and replacement of 
historic fabric will be kept to the minimum amount possible. As such, the proposed 
project is compliant with Standard 3. 
 
4. Most properties change over time; those changes that have acquired historic significance in 
their own right shall be retained and preserved. 
 
No major exterior alterations are proposed for the main building at 107 Third Street, 
and as a result, any changes to the building that have acquired significance in their own 
right will be retained. As such, the proposed project is compliant with Standard 4.   
 
5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that 
characterize a property shall be preserved. 
 
According to the 2006 DPR form prepared for the property, the established character-
defining features of 107 Third Street that should be retained (or repaired or replaced in-
kind if necessary) include the following: 
 

• Property built up to the property line with only a narrow space between the 
north elevation and the adjoining building ��� 

• Located within downtown San Juan Bautista��� 
• Rectangular plan 
• Two story height with stores at the first floor level and residence at the second��� 
• Moderately pitched side gabled roof with moderate overhanging eaves 
• Brackets beneath roof eaves��� 
• Second floor balcony spanning the width of the façade with an elaborate broad 

plank railing 
• Horizontal wood clapboard siding 
• Original door and window openings at the façade 
• Likely the original tall and narrow double doors at the façade��� 
• Six over six double hung sash wood windows��� 
• Wood casings and shutters surrounding the door and window openings 

Of the list above, only one six over six double-hung sash wood window is proposed to 
be removed, at the secondary north elevation. Otherwise, the project will retain and 
rehabilitate all of the above-listed elements. As such, the proposed project is 
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generally compliant with Standard 5. 
 
6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature shall match the old in 
design, color, texture, and other visual qualities and, where possible, materials. Replacement of 
missing features shall be substantiated by documentary, physical, or pictorial evidence. 
 
The proposed project will repair rather than replace deteriorated historic features that 
have been identified as character-defining features for the building as much as possible. 
Only items that are too deteriorated to be repaired will be replaced, and these elements 
will be replaced in kind. No missing features are proposed to be replaced. For these 
reasons, the proposed project is compliant with Standard 6. 
 
7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials 
shall not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the 
gentlest means possible. 
 
Chemical treatments will not be used for the proposed project, and the physical 
treatments to address rehabilitation of the historic building materials will be completed 
sensitively. The treatments in the proposed project’s scope of work will not cause 
damage to the historic materials, and as such the proposed Project is compliant with 
Standard 7. 
 
8. Significant archeological resources affected by a project shall be protected and preserved. If 
such resources must be disturbed, mitigation measures shall be undertaken. 
 
If ground disturbances are necessary to address foundation or drainage issues, or to 
address other site features at the proposed site, care should be taken to limit potential 
damage to archeological materials. Compliance with local and state requirements 
regarding archaeological materials discovered during construction should be followed. 
At the current time, the proposed project is compliant with Standard 8.   
 
9. New additions, exterior alterations, or related new construction shall not destroy historic 
materials that characterize the property. The new work shall be differentiated from the old and 
shall be compatible with the massing, size, scale, and architectural features to protect the historic 
integrity of the property and its environment. 
 
The proposed project’s rear additions will not be substantially larger than the existing 
rear additions at the main building. As a result, the rear elevation of the main building 
will be able to remain in the same configuration as it currently exists, and no historic 
character-defining features of the main building will be affected. The rehabilitated 
addition, which will be minimally visible from a public thoroughfare, will be 
differentiated from the main building by their slightly different siding configurations 
and roof treatments. For these reasons, the proposed Project is compliant with Standard 
9. 
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10. New additions and adjacent or related new construction shall be undertaken in such a 
manner that if removed in the future, the essential form and integrity of the historic property and 
its environment would be unimpaired. 
 
The new rear additions to the main building at 107 Third Street will not involve any 
major alterations to the main building. If these additions were removed in the future, 
the main building and its identified character-defining features would retain their 
essential form, integrity, and environment. For these reasons, the proposed project is 
compliant with Standard 10. 
 
Project Compliance Summary 
Compliancy with the aforementioned standards is reflective of a sensitive approach to 
rehabilitation work, with the overarching goal of preserving the historic resource. Based 
on the analysis above, the proposed project to rehabilitate the historic main building at 
107 Third Street appears to be generally compliant with all ten of the Secretary of the 
Interior’s Standards for the Treatment of Historic Properties. 
 
The only effect on the property’s identified character-defining features at the main 
building is the proposed removal of a historic window at the secondary west elevation. 
This window is minimally visible from the street, but if possible, should be retained. If 
it is necessary to close out this opening, one option would be to close the opening from 
the interior while retaining the window in place. Then, if this alteration were to be 
reversed in the future, the historic window would still be in place. 
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Existing Conditions Photographs 
All photographs taken by Garavaglia Architecture, Inc., December 2016 
 

 
 
Figure 6: View of 107 Third Street from across Third Street, looking southwest 
 
 

 
 
Figure 7: View of 107 Third Street from across Third Street, looking southeast 
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Figure 8: View of north elevation of 107 Third Street  
 
 

 
 
Figure 9: Garage portion of existing rear L-shaped addition, accessed via Franklin Street, looking north  
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Figure 10: Partial view of existing rear additions at the west elevation of 107 Third Street, looking east 
 
 

 
 
Figure 11: View of western rear addition to 107 Third Street, with second-floor deck  
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Figure 12: Partial view of rear additions at 107 Third Street from second-floor deck at rear elevation  
 
 
 

 
 
Figure 13: View of interior staircase to be removed within the main building, and window at the north 
elevation of the main building to be removed and blocked up  
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Figure 14: Partial view of the interior of the L-shaped rear addition, looking east into the main building 
through the center doorway  
 
 

 
 
Figure 15: View of the interior of the west rear addition at 107 Third Street  
 
 
 


