
REQUEST FOR HISTORIC AND SCENIC PRESERVATION COMMISSION ACTION 

V.B. KADIR FAKIR, DBA CHEESEWALLA, APPLICANT

Continued PUBLIC HEARING to consider Certificate of Appropriateness No. 661 – A 
request to replace the existing storefront plate glass windows in Suite 105 with a new bi-
fold window system located at 5 East Citrus Avenue, Suite 105 (APN: 0171-121-04-0000) 
in the C-3, General Commercial zoning district. The proposal may be exempt from 
environmental review in accordance with Sections 15301 and 15331 of the California 
Environmental Quality Act (CEQA) Guidelines.    

HISTORIC AND SCENIC PRESERVATION MEETING: October 6, 2022 

Planner: Brian Foote, City Planner 

PROCEDURE FOR PUBLIC HEARING 

1. Chairperson declares the meeting open as a public hearing.
2. Chairperson calls upon staff for report.
3. Chairperson calls for questions/comments from members of the Commission.
4. Chairperson calls upon applicant, or its representative, for comments/testimony.
5. Chairperson calls for comments/questions/testimony from members of the public (3

minutes per speaker).
6. Chairperson calls upon the applicant, or representative, for rebuttal comments (5

minutes).
7. Chairperson closes the public hearing.
8. Commission considers the motion(s) and votes.

SYNOPSIS 

1. Historic Designation: The subject property is known as the “Academy of Music
Building” and is designated as Historic Landmark (HL) No. 57. 
The City Council adopted Resolution No. 4530 designating 
the property as a historic resource on July 5, 1989, and was 
recorded in the County’s Official Records on July 11, 1989. 

2. Existing Land Use: The property has one existing multi-tenant commercial 
structure with retail, restaurant, and office uses.  

3. Historic and Scenic Preservation Commission submittal dates: 
(A) Date Submitted: August 4, 2022 
(B) Date Accepted as Complete: August 30, 2022 
(C) Historic and Scenic Preservation

Commission Meeting: September 14, 2022; 
and October 6, 2022 
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4. Attachments:
A) Location Map, Aerial Photograph, and Historic Structures Map
B) Current Site Photographs
C) Historical Photographs
D) Historic Inventory Sheets, Council Resolution No. 4530, Building Permits
E) Floor Plan and Building Elevations
F) Pages from Redlands Historic Design Guidelines
G-1)  Resolution No. 2022-18 (for approval)
G-2) Resolution No. 2022-18 (for denial)

PROPOSAL 

The applicant proposes to replace the existing static display windows (two sections of 
plate glass) facing Orange Street with a more contemporary bi-fold windows with 
horizontal mullion to be installed within the existing window openings. The applicant’s 
architect searched for windows with a single vertical mullion (i.e., pivoting or roll-up style) 
but none were available. The architect’s response stated, “A bi-fold window system with 
one vertical mullion in the center of the window area does not work. The wall panel would 
have to be a minimum of two plus feet and encroach, or fold back, into the dining/bar 
area.” 

The original application had proposed infilling the existing doorway at the front along 
Orange Street (i.e., to be replaced by windows), but that element of the application has 
been withdrawn. The existing front doorway would remain in place, although closed at all 
times and not a functional entrance or exit (as currently proposed by the applicant).  

BACKGROUND 

Certificate of Appropriateness No. 661: On September 14, 2022, the Commission 
approved the proposed new awning to be installed over the storefront of Suite 115. Also, 
the Commission continued the proposal for replacement windows to allow the applicant 
additional time to consider potential design alternatives.    

Property History: The building was constructed in 1890 and was originally known as the 
“Meade Opera House.” The builder was George W. Meade, a wealthy capitalist and friend 
of Frank Brown. It occupies one of the most prominent street corners in downtown 
Redlands at the intersection of Orange Street and East Citrus Avenue. The Citrograph 
press was the impetus for the subsequent re-naming as the “Academy of Music.” 
Historical Sanborn Maps (from 1892, 1893, 1900, 1908, 1915, 1925, 1938, and 1959) 
clearly identify the Academy of Music building at its current location with a variety of retail 
uses including: offices, grocer, hardware, candy store, bank, confectionary, clothing, 
music, jewelry, drugs, cigars, bakery, grocer and meats, etc. For further background 
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information, refer to the attached historical photos (Attachment C) and Historic Inventory 
Sheets (Attachment D). 
 
Permit History: There are two building permits on file from 1988, one of which makes 
reference to “Demolition of interior & partial exterior of commercial building (tile & store 
fronts)” and a demolition permit application that references “Demolish interior partitions, 
remodeled exterior veneer to remodel/restore building.” Some ancillary exterior work was 
included at the time with a major interior Tenant Improvement. There are no project plans 
related to these permits, therefore, it is unclear which storefronts were being remodeled 
or restored (i.e., west side facing Orange Street, or the south side facing Citrus Avenue).  
 
City of Redlands Historic Context Statement (2017): Detailed discussion of the 
development of the downtown core is provided under the theme entitled “Early 
Commercial Development, 1867 – 1913” (Section 4.4.5, pages 62-70). “The April 1888 
Sanborn Fire Insurance map shows a small but dense commercial core centered at the 
intersection of Orange Avenue and State Street, containing banks, hotels, stores, offices, 
restaurants, billiard rooms, photography studios, a YMCA, a blacksmith shop, a cobbler, 
a candy store, and the Citrograph’s building” (pg. 62). The subject property is clearly 
labeled as the Academy of Music on the 1892 and 1893 Sanborn maps (available on the 
city’s webpage, Redlands Through the Years). “While some commercial resources from 
this time period remain (with some included in the Santa Fe Depot Historic District), many 
have been altered over time and have lost much of their historic character. As a result, 
intact resources related to this theme are increasingly rare” (pg. 66). 
 
ANALYSIS 
 
Based on the permit history and evidence submitted at the September 14, 2022, hearing 
pertaining to the storefront windows on the westerly side (along Orange Street), the 
proposed project may qualify as a Rehabilitation project. The Secretary of Interior 
Standards provides the following definition for Rehabilitation. 
 
 

Rehabilitation is defined as the act or process of making possible a 
compatible use for a property through repair, alterations, and 
additions while preserving those portions or features which convey its 
historical, cultural, or architectural values. The Rehabilitation 
Standards acknowledge the need to alter or add to a historic building 
to meet continuing or new uses while retaining the building’s historic 
character. 

 
 
 

https://www.cityofredlands.org/sites/main/files/file-attachments/reso_7782_with_hcs.pdf?1554319748
https://gisapps-coredlands.opendata.arcgis.com/apps/1ea560cb6a134dc4b8971ff8a17dc6f1/explore
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A) Proposed Design  
 
The proposal would replace the existing storefront system (two sections of plate glass 
display windows) facing Orange Street, to be replaced with a bi-fold window system (to 
fold inward into Suite 105) as shown below. The proposed windows have one horizontal 
mullion that is likely to be modern such as metal (e.g., anodized aluminum), to be painted 
black or green (e.g., to match existing green on the storefront). The new windows would 
fit within the existing dimensions (height and width) of the window framing.  
 

Figure 1. Exhibit showing proposed style of bi-fold windows. 
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The existing front doorway would remain in place facing Orange Street, although it would 
no longer serve as an entrance or exit, as the applicant prefers to control the interior flow 
of customers by not utilizing the front door. ADA access would be provided via another 
interior doorway into Suite 105 (from the interior lobby of the building) and there is no 
requirement in the California Building Code requiring removal of the front doorway. The 
front door can be preserved as-is and remaining fully functional (although closed). 
Another future tenant could then easily utilize the front door, if desired, without any major 
modifications or expense needed.   

No changes are proposed to any of the other historic architectural elements on the first 
floor (facing Orange Street) including the following:  

• Window frame and jambs to remain (repaint to match existing green color);
• Bulkhead and kickplate below the window openings (proposed to be

repainted to match existing green color);
• Row of black square tiles long the base of the bulkhead;
• Transom above the window openings (including transom head, fixed

transom, and transom bar);
• Exterior wall plaster around the window openings; or,
• Any second-story architectural elements.

Figure 2: Traditional Storefront Components 
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B) Secretary of the Interior Standards and Guidelines 
 
The applicable Secretary of the Interior (SOI) Standards were utilized to review the project 
plans. The Standards and Guidelines state that the proposed work should generally retain 
and preserve historic materials and features where possible, and restore any deteriorated 
historic elements and materials (rather than total replacement if not warranted).  
 
The SOI Standards state, “The storefront is often the most prominent feature of a historic 
commercial building, playing a crucial role in a store’s advertising and merchandising 
strategy…. Early storefront systems were frequently wood. In the 19th century, storefront 
display windows progressively increased in size as plate glass became available in larger 
units…. In the 19th century, awnings added another feature to the storefront.” 
 
Display Windows: The display windows with plate glass are a prominent and character-
defining feature on the west side of the building. Clearly, the building designer’s intent 
was to present storefronts (for the smaller suites on the ground floor) for pedestrians and 
shoppers along Orange Street. Large window areas play an important role in defining the 
suite spaces and their respective storefronts.  
 
Applicable SOI Standards: A section of the SOI Standards for rehabilitation of commercial 
storefronts is summarized below.  
 

Table 1: Secretary of the Interior’s Standards for storefronts. 
Recommended Not Recommended 

Identifying, retaining, and preserving 
storefronts and their functional and decorative 
features that are important in defining the 
overall historic character of the building. The 
storefront materials (including wood, masonry, 
metals, ceramic tile, clear glass, and pigmented 
structural glass) and the configuration of the 
storefront are significant, as are features, such 
as display windows, base panels, bulkheads, 
signs, doors, transoms, kick plates, corner posts, 
piers, and entablatures.  
 
The removal of inappropriate, non-historic 
cladding, false mansard roofs, and other later, 
non-significant alterations can help reveal the 
historic character of the storefront. 

- Removing or substantially changing 
storefronts and their features which are 
important in defining the overall historic 
character of the building so that, as a 
result, the character is diminished.  
 
- Changing the storefront so that it has a 
residential rather than commercial 
appearance.  
 
- Introducing features from an earlier 
period that are not compatible with the 
historic character of the storefront.  
 
- Changing the location of the storefront’s 
historic main entrance. 
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Retaining later, non-original features that have 
acquired significance over time. Removing later features that may have 

acquired significance. 

Protecting and maintaining masonry, wood, 
glass, ceramic tile, and metals which comprise 
storefronts through appropriate treatments, 
such as cleaning, paint removal, and 
reapplication of protective coating systems. 

Failing to protect and maintain storefront 
materials on a cyclical basis so that 
deterioration of storefront features 
results. 

Source: The Secretary of the Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving, 
Rehabilitating, Restoring & Reconstructing Historic Buildings (2017), pages 113 - 114.   

Constraints 

Some constraints to consider include: lack of commercial availability of windows that have 
a single vertical mullion through the middle (i.e., windows that can pivot into the suite); 
lack of commercial availability for a plate glass windows that can lift or rotate upward (as 
one piece) into the suite; recent tenant improvements for a new restaurant use in Suite 
105 that may have seating areas immediately behind the storefront windows (limiting the 
available space for rotating windows); and a large steel cross-beam within Suite 105 that 
provides seismic stability, and is within the interior directly behind the top part of the 
storefront (transom).    

Issues for the Commission 

Questions for the Commission to consider during its evaluation of this proposal include: 

• Does the proposed bi-fold window style substantially preserve the appearance
of the Suite 105 storefront (i.e., large window areas for display or viewing
inside) and is it consistent with the overall pattern and rhythm of the five existing
storefronts facing Orange Street;

• Is the style of bi-fold window compatible with the adjacent existing plate glass
windows (without mullion) and storefront design elements;

• Is the bi-fold window frames and horizontal mullion made of metal or aluminum
(to be painted a color to match existing) sufficiently compatible with the
adjacent storefronts that have wood framing around windows.

C) Redlands Historic and Scenic Preservation Design Manual (1986)

The City’s Historic and Scenic Preservation Design Manual also provides guidelines for 
preservation and rehabilitation projects. The following goals and guidelines are intended 
for rehabilitation projects: 
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1. Do not try to make a structure look either newer or older than it is.
2. Retain as many original materials as a budget will allow.
3. Avoid imitation materials or design elements whenever possible.
4. Replace windows if maintenance requires it. New windows should generally

be if the same size, material, shape, and type as the old ones.
5. Retain original doors if possible. Do not change doorway sizes or locations

on the front of the building unless it is absolutely necessary.
6. Structures should relate positively to their visual environment. Strive for a

façade that harmonizes with the neighboring buildings. Major elements of
design should unify a structure with its surroundings.

The proposed bi-fold window system to be installed within the existing window openings 
and framing piers (and painted green to match the existing storefront elements), while 
preserving the existing functional front door and associated hardware, could be 
considered to be in substantial conformance with the city’s Preservation Design Manual. 

D) Draft Redlands Historic Architectural Design Guidelines (2019)

The proposal for a more contemporary commercial bi-fold window (to replace the existing 
plate glass display windows) may meet the City’s draft guidelines. If preservation is not 
feasible, then rehabilitation should be considered as an alternative. Lastly, replacement 
or restoration may be considered if preservation or rehabilitation is not feasible or 
possible.  

The draft Historic Architectural Design Guidelines describe storefronts as the following: 

Historic storefronts are typically composed of a recessed entrance with 
single or double doors; large, framed display windows (sometimes in canted 
bays); bulkheads; and transoms all set within the structural piers of the 
building. Some retain decorative terrazzo or tile flooring at the entrance…. 
A storefront’s design, materials, scale, proportions, profiles, and details help 
convey the style, use, and development period of a building; however, these 
elements may vary widely between different architectural styles. Proper 
treatment of historic storefronts and appropriate design for new 
storefronts are important to preserving the character and integrity of 
historic buildings in Redlands. 
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Guidelines for preserving storefronts include the following: 

• A historic storefront is an important commercial architectural feature
that should be preserved.

• Preserve the location, design, scale, proportion, profile, materials,
and details of a historic storefront.

• Preserve a historic storefront’s connection and relationship to the
public right-of-way.

• Avoid infilling and/or altering the size and shape of a historic
storefront.

Guidelines for alterations and additions to storefronts include the following: 

• It may be appropriate to introduce a new storefront or components if the
originals are missing and cannot be discovered from historic documentation,
or if it is required for the continued use or adaptive reuse of a building.

• If a new storefront is required, it should be compatible in scale, style, and
material to the historic building, but contemporary in design so as not to
create a false sense of history.

• A new storefront should be installed within the structural piers of the building
and maintain the size of the original opening.

• A new storefront should be composed of typical historic storefront features,
including a bulkhead, display windows, transoms or a clerestory, recessed or
covered entrance, and a sign band.

ENVIRONMENTAL REVIEW 

If the proposal is deemed to be consistent with the applicable Secretary of Interior 
Standards and the City’s Historic and Scenic Preservation Manual, then the changes are 
considered to be satisfactorily mitigated and are less than significant impacts (CEQA 
Guidelines Section 15064.5(b)(3)). In that case, CEQA Guidelines Section 15301 
(Existing Facilities) and Section 15331 (Historical Resource Restoration/ Rehabilitation) 
may be utilized for the project. 

If the proposal is deemed to be not consistent with the applicable Secretary of Interior 
Standards and the City’s Historic and Scenic Preservation Manual, then the proposal 
would likely not be able to use an exemption from environmental review. Significant 
changes to historic resources are considered to be a potentially significant impact on the 
environment (CEQA Guidelines Sections 15064.5(b)(1) and 15064.5(b)(2)).  
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STAFF RECOMMENDATION 

If the Commission believes the proposed windows are consistent with the Secretary of 
Interior Standards and the City’s Historic and Scenic Preservation Manual, then COA No. 
661 for new bi-fold windows may be approved, and an appropriate resolution is attached 
to this staff report.  

Alternatively, the Commission may: continue the item for further discussion and revision; 
or may make findings to deny the application and deny Certificate of Appropriateness No. 
661 to replace the existing plate glass windows, and appropriate resolution is attached.  

MOTION 

If the Historic and Scenic Preservation Commission deems it appropriate, staff 
recommends the following motion: 

Motion (for Approval): 

“I move that the Historic and Scenic Preservation Commission adopt Resolution No. 
2022-18 and approve Certificate of Appropriateness No. 661 for new storefront windows, 
subject to the attached conditions of approval, and find that the project is exempt from 
environmental review in accordance with Sections 15301 and 15331 of the CEQA 
Guidelines.” 

Motion (for Continuance): 

“I move that the Historic and Scenic Preservation Commission continue the public hearing 
for Certificate of Appropriateness No. 661 to November 3, 2022.” 

Alternative Motion (for Denial): 

“I move that the Historic and Scenic Preservation Commission adopt Resolution No. 
2022-18 to deny Certificate of Appropriateness No. 661 and find that the project does not 
qualify for exemption from environmental review in accordance with the CEQA 
Guidelines.” 
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WEST ELEVATION (ORANGE ST. SIDE)





SOUTH ELEVATION (CITRUS AVE. SIDE)



SOUTHEAST CORNER ELEVATION (CITRUS AVE. SIDE)



EXISTING ROLL-UP WINDOWS AT BATTER REBELLION (SOUTH SIDE FACING CITRUS AVE.)
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ATTACHMENT  D 











Academy of Music Building  
(1891) 

5 East Citrus Avenue 
1998 Heritage Award Recipient 

 

“George W. Meade, a wealthy capitalist from San Francisco and a friend of Frank Brown, 
was responsible for building the Meade Opera House. The building was designed by the 
architect, Newcomer, and the firm of Lynn and Lewis began construction in I890 and 
completed the building in April of the following year. According to the Citrograph, 
“Redlands needed a first class opera house and City Hall for the growing metropolis.” 
Meade owned much of the present “Prospect Hill” property and was looking for an 
investment in Redlands. An imposing structure, the 118 feet front by 60 feet depth 
promised the latest in comfort at the reasonable cost of $17,000. Meade, incidentally, 
built a similar building across the street in the present mall parking lot. Completed by 
March of 1891, some Redlanders complained about the plainness of the building 



expecting more for the price. To avoid being called the “Opera House” or “Meade’s Opera 
House”, Scipio Craig of the Citrograph suggested the name of “Academy of Music” to give 
“life to the building and raise its brow from obscurity”. 

The 500 seat theater upstairs could accommodate theatrical interests of Redlands. 
George W. Meade, pioneer of the raisin and dried fruit industry in California, was taken 
by the new name suggestion and a sign was placed atop the structure labeled “Academy 
of Music”. Besides the Opera House, the Bear Valley Irrigation Company offices, which 
directed the irrigation line from big Bear lake to the Moreno valley, found a home in the 
building. In May of 1891, Bear Valley Company purchased the entire building, which at 
the time housed the Domestic Water Co. W.T. Prine Real Estate, Charles Greene, 
President of the Bear Valley Company, and the City offices of Redlands. 

This building figured substantially in the cultural life of early Redlands, with its upper floor 
devoted to an auditorium, known for years as the Academy of Music. Public 
entertainment’s were staged there, and above the present ceilings there are still posters 
plastered on the higher walls, boosting shows that came to town and the stars who 
performed there. The widely known Redlands Band played there on winter nights. Public 
schools and various organizations considered the Academy of Music their principal 
showplace. An article from the Citrograph, dated March 14, 1891 reads: 

“As the decoration of the Academy of Music progresses a good idea may be obtained of 
the handsome appearance of the hall when it shall have been completed. The ceiling is 
decorated around the outside with a double row of panels of an olive shade, and between 
these is a turquoise blue star panel bordered with handsome embossed decorations. The 
center panel is a beautiful cobweb pattern in gold and copper on a buff groundwork, 
surrounded by an 18-inch decoration in blue, gold and olive. At each side and end is a 
handsome six-foot diamond panel, with gold figures on a buff ground. The walls are 
covered with a fine terra cotta and gold embossed paper with dado and chair rails in gold, 
and an 18-inch embossed border. The balcony ceiling is a cob web pattern of gold on a 
blue ground. The room is 60 x 75 feet and there are nine panels in the ceiling. The effect 
Mr. Jackson has created in these decorations makes the hall a thing of beauty.” 

The Academy of Music was known as the Hubbard Building for decades, and became the 
Witmer Building when Earl G. Witmer owned it. Since 1962 it has been the Buster 
Building, until it was sold in the 80’s and extensively remodeled. 

The First National Bank of Redlands occupied the corner for many years with Austin T. 
Park and Jay C. Sexton as managers. This was perhaps the busiest corner in Redlands 
for many years, traveled by street cars that turned here to proceed to their East Citrus 
Avenue car barns. 



The current owners, the Valencia Group, an Irvine-based venture capital group with Matt 
Claybaugh as managing partner spent more than six months refurbishing the building. 
They replaced the roof, repaired damage from a car crash, and removed vandalism, doing 
a major overhaul, finishing with the eye-catching burnt orange exterior paint.         

The structure is rectangular with two stories and extends around Citrus and Orange 
Streets. The second floor is inset slightly with corniced parapet above the first floor stores. 
The cornice trim is geometric with the piers extending with geometric ornamentation. 
Storefront piers divide several stores on the west side with nine double hung, archivolted, 
trimmed windows on the second floor on the Orange Street side with six circle windows 
above. The roof appears flat because of the parapet but is actually a truncated hip roof. 
An original door is visible from the Orange Street side and has ornamentation 
surrounding. In the alleyway (or back) the history of the building is evident. Original brick 
has been painted and utility pipes are evident.” 

Researched and written by Liz Applegate. 
 

 

 

Source: Redlands Area Historical Society website - https://rahs.org/awards/academy-of-music-building/. 

https://rahs.org/awards/academy-of-music-building/


 

City Council Resolution No. 4530 

(Historic Designation) 
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City of Redlands RECORDED
HEN RECORDED,  RET URN O:     ----    

City Clerk
City of Redlands
Post Office Box 3005 89 JUL If N 11016
Redlands,  California,  92373
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RESOLUTION NO.   4530 w.,..•„„=

i

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF REDLANDS
DESIGNATING AN HISTORIC RESOURCE

WHEREAS,  Ordinance No.   1954 establishes rules and regulations

governing the designation,    preservation and perpetuation of

historical and scenic properties;  and

WHEREAS,   the Historic and Scenic Preservation Commission has
held a duly advertised public hearing to consider designating the

following as an historic resource:

Academy of Music Building
5 East Citrus Avenue

WHEREAS,   the Historic and Scenic Preservation Commission has
nominated the abovementioned property as a historic property in

accordance with procedures established in Ordinance No.   1954;  and

WHEREAS,   the City Council of the City of Redlands has held a
duly advertised public hearing to consider the recommendation of

the Historic and Scenic Preservation Commission;

NOW,   THEREFORE,   BE IT RESOLVED by the City Council of the
City of Redlands as fellows:

1 . The following property is hereby designated as an

Historic Resource.

Academy of Music Building
5 East Citrus Avenue

Legal Description:   Lot 5 excepting the east 4”  and all

of Lots 6 and 7,  Block 9 ,  Town Map of Redlands,  County
of San Bernardino,   as per Map recorded in Book 5 of
Maps,  page 10,  Official Records of said County.

This historic resource shall not be altered on the

exterior,   moved,   demolished,   subdivided,   or otherwise

permanently changed on the exterior until Certificate

of Appropriateness has been secured.



9 Z- 040525
3 . A listing of significant design features of the

property was determined by the Historic and Scenic

Preservation Commission and these should be preserved

in the future.

4. All provisions of Ordinance No.   1954,   and any amend-

ments thereto,   are in effect now and in the perpetual
future.

5. The City Clerk of the City of Redlands is hereby
directed to cause a certified copy of this Resolution

to be recorded with the County Recorder,  County of San
Bernardino.

ADOPTED,  SIGNED AND APPROVED this 5th day of July,   1989 .

Mayor of the City of Redlands_
ATTEST:

City CTerk

I ,   Lorrie Poyzer,   City Clerk of the City of Redlands,   hereby
certify that the foregoing resolution was duly adopted by the City
Council at a regular meeting thereof held on the 5th day of July,
1989,  by the following vote:

AYES: Councilmembers Wormser,  DeMirjyn,  Cunningham,   Larson;

Mayor Beswick

NOES: None

ABSENT:    None

City Oerk



 

Building Permit History 

(select relevant documents) 
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SCALE: 1/4" = 1'-0"
FLOOR PLAN1

KEYNOTES
K EYNOTE DESCRIPTION

B1 UNDER COUNTER GLASS DOOR REFRIGERATOR - TRUE-
115V/60HZ/1PH, 1.9AMP

B2 DRFT TOWER - MICRO MATIC BIERGARDEN U - 12 FAUCET, ROTATE
FOR WALL MOUNT

B2A DRIP TRAY WITH GLASS RINSER - MICRO MATIC DP-8200-39GR -
1/2"CW, 5/8" INDIRECT DRAIN

B3 24" ROTARY GLASSWASHER - GLASTENDER GT-24-CW-208, 1/2" CW,
1/2"HW, 1 1/2" WASTE, 120V/208, 60HZ/1PH, 30 AMP, 1/6 HP

B4 HAND SINK - REGENCY - 1/2"CW, 1/2"HW
B6 1-COMPARTMENT SINK - CHOICE C-MTS-14 - 1/2"CW, 1/2"HW, 1 1/2"

WASTE
B7 COMBO ICE BINS GLASTENDER CBA-60-CP10 - 1 1/2" INDIRECT

WASTE
B8 DRINK RAIL - GLASSTRNDER C-DR-60 - SPEED RAILS AND LOCKING

COVERS
B9 DRAINBOARD GLASSRACKS - GLASTENDER C-DBGR-24-RS - 1/2"

DRAIN, INDIRECT
B10 POS CABINET - GLASTENDER - GLASS TENDER - PCB-18
B11 FLOOR SINK, 2" WASTE
B13 ICE-O-MATIC - ICEU350- 115V, 1/2" CW, 3/4" INDIRECT WASTE
B14 18" DEEP (5)TIER - WIRE STORAGE SHELVING - REGENCY, LENGTH

PER PLAN
B15 30 GALLON ELECTRIC WATER HEATER - AO SMITH DEL-30 - 240V,

4500/4500W 18.8FLA, 3/4"CW, 3/4" RELIEF INDIRECT TO FLOOR SINK
C1 42" HIGH BACK BAR,  PRE-CAST CONCRETE COUNTER TOP -

COLOR BY OWNER
P3 FLOOR SINK - 2"W
S1 INTERNATIONAL DOOR ACCESSIBILITY SIGNAGE - SEE SHEET

A104/B
S2 EXIST SIGN - SEE SHEET A104/D

1/4" = 1'-0"
2 WEST ELEVATION

REVISIONS

NO. DESCRIPTION DATE

15'-3" EXISTING STOREFRONT
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EXISTING STOREFRONT ELEVATION

PROPOSED STOREFRONT MODIFICATION  
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60  I  Historic Architectural Design Guidelines for the City of Redlands, CA

Preserve

• A historic storefront is an important commercial architectural 
feature that should be preserved. 

• Preserve the location, design, scale, proportion, profile, 
materials, and details of a historic storefront. 

• Preserve a historic storefront’s connection and relationship to 
the public right-of-way. 

• Avoid infilling and/or altering the size and shape of a historic 
storefront. 

• Avoid removing remnants of earlier storefront designs to unify 
the appearance of a historic storefront, as this detracts from the 
physical narrative of the storefront’s development. 

Maintain
• Maintain a historic storefront to prolong its life and protect 

investments made in its construction and repair. Proper routine 
maintenance is important to the long-term preservation of a 
historic storefront and its components. 

Repair

• Repair a historic storefront when the physical condition of its 
features and materials warrants additional work.

• All repair work should match the materials and finishes of the 
existing historic storefront as closely as possible. 

Refer to Ch. 3 - Guidelines for the Preservation, Rehabilitation, and 
Restoration of Historic Exterior Building Materials for additional 
information regarding appropriate maintenance and repair of a 
storefront’s materials. Preserve a historic storefront’s relationship to the 

public right-of-way.

This intact historic storefront is a commercial 
architectural feature that should be preserved. 

This section addresses the treatment of storefronts in Redlands. Storefronts are commercial architectural features 
that are located at the first story of either a commercial or mixed-use building. In Redlands, storefronts include retail 
shops, restaurants, bars, and offices. Historic storefronts are typically composed of a recessed entrance with single 
or double doors; large, framed display windows (sometimes in canted bays); bulkheads; and transoms all set within 
the structural piers of the building. Some retain decorative terrazzo or tile flooring at the entrance. In two-story 
commercial buildings, a horizontal detail (belt course, cornice, or spandrel) typically divides the ground floor from the 
upper level. A storefront’s design, materials, scale, proportions, profiles, and details help convey the style, use, and 
development period of a building; however, these elements may vary widely between different architectural styles. 
Proper treatment of historic storefronts and appropriate design for new storefronts are important to preserving the 
character and integrity of historic buildings in Redlands.

Commercial  - Storefronts
Treatment Guidelines
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Replace

• Replace a historic storefront’s architectural features and details 
only when materials are deteriorated beyond repair. 

• Replacement storefront features and details should be 
replicated from existing historic features and details to match 
the overall design, scale, and proportions of the historic 
storefront. 

• In general, replacement storefront features should be made of 
the same materials as the historic. For example, use of wood or 
metal doors and display windows, as appropriate to the historic 
building. 

• Clear glazing should be replaced with clear glazing, and tinted 
glazing with tinted glazing, with transparency matching that of 
the historic glass. Consider replacing clear glass with clear low-e 
glazing. 

Refer to the “Energy Conservation and Environmental 
Sustainability” section of Ch. 4 - Systems, Accessibility, and 
Sustainability for more information about energy improvements 
to historic glazing. 

• Use of alternative compatible materials may be appropriate if 
designed to closely match the historic. 

Restore

• Restore a historic storefront’s features and details that are 
missing or covered up.  

• Restoration may include the replacement of completely missing 
storefront features or details, such as a bulkhead or transoms, 
based on physical or historic documentation, with the same 
materials or compatible substitutes. 

A contemporary storefront with traditional 
features.

RELEVANT SOURCES
National Park Service Preservation Brief 11: Rehabilitating Historic Storefronts

Commercial  - Storefronts
Treatment Guidelines

http://https://www.nps.gov/tps/how-to-preserve/briefs/11-storefronts.htm
https://www.nps.gov/tps/how-to-preserve/briefs/11-storefronts.htm
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Commercial  - Storefronts
Treatment Guidelines

Alterations and Additions

• It may be appropriate to introduce a new storefront or 
components if the originals are missing and cannot be 
discovered from historic documentation, or if it is required for 
the continued use or adaptive reuse of a building. 

• If a new storefront is required, it should be compatible in scale, 
style, and material to the historic building, but contemporary in 
design so as not to create a false sense of history. 

• A new storefront should be installed within the structural piers 
of the building and maintain the size of the original opening. 

• A new storefront should be composed of typical historic 
storefront features, including a bulkhead, display windows, 
transoms or a clerestory, recessed or covered entrance, and a 
sign band. 

• Reuse of any remaining original fabric is encouraged. 

An example of a compatible contemporary 
storefront. 

Mid-Century Modern Storefronts

Redlands has numerous storefronts dating to the 
post-World War II period, many of which reflect 
the Mid-Century Modern style. These storefronts 
often reference more traditional storefronts, with 
recessed entries, display windows, and bulkheads, 
and many of the design guidelines above apply to 
Mid-Century Modern storefronts too. Additional 
differentiating characteristics of these postwar 
commercial resources can include asymmetrical 
bays within masonry or metal-clad piers; angled 
storefronts; large aluminum-framed plate glass 
windows; cantilevered canopies; and expressive 
signage.

Mid-Century Modern storefront on State Street.
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Commercial  - Storefront
Traditional Storefront Components

spandrel/sign band transom mullions

display window bulkhead entry framing piers
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RESOLUTION NO. 2022-18 
 

A RESOLUTION OF THE HISTORIC AND SCENIC PRESERVATION 
COMMISSION OF THE CITY OF REDLANDS APPROVING CERTIFICATE 
OF APPROPRIATENESS NO. 661 FOR THE INSTALLATION OF NEW 
STOREFRONT WINDOWS IN SUITE 105 ON AN EXISTING HISTORIC 
COMMERCIAL BUILDING (HISTORIC LANDMARK NO. 57) LOCATED AT 
5 EAST CITRUS AVENUE IN DOWNTOWN REDLANDS. 

 
WHEREAS, applicant Kadir Fakir has submitted an application for Certificate of 

Appropriateness No. 661 to install a new bi-fold windows in the storefront on the west façade of 
Suite 105 located at 5 East Citrus Avenue (APN: 0171-121-04-0000) in the General Commercial 
(C-3) zone in downtown Redlands; and 

 
WHEREAS, notice of this Historic and Scenic Preservation Commission public hearing 

for the Project was duly published in the Redlands Daily Facts by the Secretary to the Historic and 
Scenic Preservation Commission; and 

 
WHEREAS, on September 14, 2022, the Historic and Scenic Preservation Commission 

held a public hearing and considered the staff report, oral report, the testimony and the written 
evidence submitted by and on behalf of the applicant and by members of the public; and 

 
WHEREAS, on September 14, 2022, the Historic and Scenic Preservation Commission 

continued the public hearing to October 6, 2022, for the storefront windows component of the 
application; and 

 
WHEREAS, on October 6, 2022, the Historic and Scenic Preservation Commission held a 

public hearing and considered the staff report, oral report, the testimony and the written evidence 
submitted by and on behalf of the applicant and by members of the public; and 
 

WHEREAS, the proposed project is exempt from environmental review in accordance with 
Section 15301 (Existing Facilities) and Section 15331 (Historical Resource Restoration/ 
Rehabilitation) of the CEQA Guidelines, as there is no substantial evidence of any potentially 
significant impacts and the project qualifies for these exemptions.  
 

NOW, THEREFORE, BE IT RESOLVED BY THE HISTORIC AND SCENIC 
PRESERVATION COMMISSION OF THE CITY OF REDLANDS AS FOLLOWS: 

 
Section 1.  The proposed project is exempt from environmental review in accordance with 

Section 15301 (Existing Facilities) and Section 15331 (Historical Resource Restoration/ 
Rehabilitation) of the CEQA Guidelines, and there is no substantial evidence of any potentially 
significant environmental impacts to a historic resource.  

 
Section 2.  The proposed scope of work for Certificate of Appropriateness No. 661, 

specifically the installation of a new bi-fold windows with horizontal mullion (within the existing 
window openings on the building), is consistent with the Secretary of Interior Standards and the 
city’s local Historic Architectural Design Guidelines, and is hereby approved subject to the 
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conditions of approval contained in Exhibit “A” attached hereto. The existing historic storefront 
(including front doorway and hardware, bulkhead, transom, etc.) shall be preserved as-is in order 
to be consistent with the Secretary of Interior Standards and the city’s local Historic Architectural 
Design Guidelines. 
 
 Section 3.  This Resolution shall become effective upon adoption. If no appeal is filed 
within ten days (by October 17, 2022) in accordance with the Redlands Municipal Code, then a 
building permit for the work may be issued on October 18, 2022. 
 

ADOPTED, SIGNED AND APPROVED this 6th day of October, 2022. 
 
 
 
 

__________________________________                                                                  
Steven Holm, Vice Chair, Historic and 
Scenic Preservation Commission 
 

 
 
 
 
ATTEST: 
 
 
 
__________________________________                                                                                     
Linda McCasland, Secretary 
 
I, Linda McCasland, Historic and Scenic Preservation Commission Secretary of the City of 
Redlands, hereby certify that the foregoing resolution was duly adopted by the Historic and Scenic 
Preservation Commission at a regular meeting thereof held on the 6th day of October, 2022, by 
the following vote: 
 
AYES:    
NOES:  
ABSENT: 
ABSTAINED: 
 
 

______________________________ 
Linda McCasland, Secretary, Historic 
and Scenic Preservation Commission 
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EXHIBIT A 
CONDITIONS OF APPROVAL 

CERTIFICATE OF APPROPRIATENESS NO. 661 
 

1. This approval is for Certificate of Appropriateness No. 661 for installation of new bi-fold 
windows in the storefront (existing window openings) of Suite 105 located at 5 East Citrus 
Avenue (APN: 0171-121-04-0000), and in substantial conformance with the applicable 
Secretary of Interior Standards and the City’s Historic Architectural Design Guidelines. 
  

2. All plans submitted to the City as part of this Certificate of Appropriateness application 
shall reflect the project plans submitted on September 29, 2022, for this Certificate of 
Appropriateness and shall comply with all applicable provisions of the Redlands Municipal 
Code.  

 
3. Unless construction has commenced pursuant to a building permit, this permit/approval 

shall expire in eighteen (18) months from the approval date. 
 

4. Prior to beginning any construction and/or demolition activities, a building permit(s) shall 
be obtained from the Building & Safety Division for the proposed scope of work. 
 

5. The applicant shall not make any modifications or changes during construction that are in 
conflict or contrary to the project’s approved site design, or building elevations without 
first consulting the Development Services Director or designee. 
 

6. The applicant for this permit, and its successors and assigns, shall defend, indemnify and 
hold harmless the City of Redlands, and its elected officials, officers, agents and 
employees, from and against any and all claims, actions, and proceedings to attack, set 
aside, void or annul the approval of this permit by the City, or brought against the City due 
to acts or omissions in any way connected to the applicant’s project that is the subject of 
this permit. This indemnification shall include, but not be limited to, damages, fees, costs, 
liabilities, and expenses incurred in such actions or proceedings, including damages for the 
injury to property or persons, including death of a person, and any award of attorneys’ fees.  
In the event any such action is commenced to attack, set aside, void or annul all, or any, 
provisions of this permit, or is commenced for any other reason against the City for acts or 
omissions relating to the applicant’s project, within fourteen (14) City business days of the 
same, the applicant shall file with the City a performance bond or irrevocable letter of credit 
(together, the “Security”) in a form and in an amount satisfactory to the City, to ensure 
applicant’s performance of its defense and indemnity obligations under this condition.  The 
failure of the applicant to provide the Security shall be deemed an express 
acknowledgement and agreement by the applicant that the City shall have the authority and 
right, without objection by the applicant, to revoke all entitlements granted for the project 
pursuant to this permit.  The City shall have no liability to the applicant for the exercise of 
City’s right to revoke this permit. 
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7. The applicant shall not make any modifications or changes during construction that are in 
conflict or contrary to the project’s approved site design, or building elevations without 
first consulting with the Development Services Director or his designee. 

 
8. Chemical or physical treatments, if appropriate, shall be undertaken using the gentlest 

means possible. Treatments that cause damage to any historic materials shall not be used.   
 

 
 

 
  
____________________________ 
Brian Foote, City Planner/Planning Manager 
Historic Preservation Officer 
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RESOLUTION NO. 2022-18 
 

A RESOLUTION OF THE HISTORIC AND SCENIC PRESERVATION 
COMMISSION OF THE CITY OF REDLANDS DENYING CERTIFICATE OF 
APPROPRIATENESS NO. 661 FOR THE INSTALLATION OF NEW 
STOREFRONT WINDOWS IN SUITE 105 ON AN EXISTING HISTORIC 
COMMERCIAL BUILDING (HISTORIC LANDMARK NO. 57) LOCATED AT 
5 EAST CITRUS AVENUE. 

 
WHEREAS, applicant Kadir Fakir has submitted an application for Certificate of 

Appropriateness No. 661 for replacement of bi-fold windows in the storefront on the west façade 
of Suite 105 located at 5 East Citrus Avenue (APN: 0171-121-04-0000) in the General Commercial 
(C-3) zone in downtown Redlands; and 

 
WHEREAS, notice of this Historic and Scenic Preservation Commission public hearing 

for the Project was duly published in the Redlands Daily Facts by the Secretary to the Historic and 
Scenic Preservation Commission; and 

 
WHEREAS, on September 14, 2022, the Historic and Scenic Preservation Commission 

held a public hearing and considered the staff report, oral report, the testimony and the written 
evidence submitted by and on behalf of the applicant and by members of the public; and 

 
WHEREAS, on September 14, 2022, the Historic and Scenic Preservation Commission 

continued the public hearing to October 6, 2022, for the storefront windows component of the 
application; and 

 
WHEREAS, on October 6, 2022, the Historic and Scenic Preservation Commission held a 

public hearing and considered the staff report, oral report, the testimony and the written evidence 
submitted by and on behalf of the applicant and by members of the public; and 

 
WHEREAS, the proposed project may significantly alter a historic resource and may cause 

potentially significant impacts to the environment or a historic resource, and therefore is not 
exempt from environmental review in accordance with the California Environmental Quality Act 
(CEQA) Guidelines. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE HISTORIC AND SCENIC 
PRESERVATION COMMISSION OF THE CITY OF REDLANDS AS FOLLOWS: 

 
Section 1.  The proposed project may significantly alter a historic resource and may cause 

potentially significant impacts to the environment or a historic resource as defined by CEQA 
Guidelines Sections 15064.5(a) and 15064.5(b), and therefore, is not exempt from environmental 
review in accordance with the CEQA Guidelines. 

 
Section 2.  The proposed scope of work for Certificate of Appropriateness No. 661, 

specifically the installation of a new bi-fold windows with horizontal mullion (within the existing 
window openings on the building), is not consistent with the Secretary of Interior Standards or the 
city’s local Historic Architectural Design Guidelines.  
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Section 3.  Certificate of Appropriateness No. 661 for window replacement is hereby 
denied and not approved.  

Section 4.  This Resolution shall become effective upon adoption. If no appeal is filed 
within ten days (by October 17, 2022) in accordance with the Redlands Municipal Code, then 
the decision shall become final on October 17, 2022, at 5:00 p.m. 

ADOPTED, SIGNED AND APPROVED this 6th day of October, 2022. 

__________________________________
Steven Holm, Vice Chair, Historic and 
Scenic Preservation Commission 

ATTEST: 

__________________________________
Linda McCasland, Secretary 

I, Linda McCasland, Historic and Scenic Preservation Commission Secretary of the City of 
Redlands, hereby certify that the foregoing resolution was duly adopted by the Historic and Scenic 
Preservation Commission at a regular meeting thereof held on the 6th day of October, 2022, by 
the following vote: 

AYES:  
NOES:  
ABSENT: 
ABSTAINED: 

______________________________ 
Linda McCasland, Secretary, Historic 
and Scenic Preservation Commission 
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