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HISTORIC PRESERVATION COMMISSION

AGENDA REPORT
COMMUNITY DEVELOPMENT

DATE:

SUBJECT:

September 8, 2025

MIRAFLORES HISTORIC STRUCTURES (PLN25-0313): Request
for a Certificate of Appropriateness related to the rehabilitation of the
Oishi residence, potential restoration or rehabilitation of the Sakai
residence, and rehabilitation of the pump house and water tank
(National Register eligible properties) at the Miraflores Sustainable
Greenbelt.

Lina Velasco, Director of Community Development
Marcia Vallier, CSW/ST2 (City Consultant)
Kimberly Butt, Treanor (City Consultant)

S. 47th Street, near Florida Avenue (APN: 513-321-012 and 513-
330-018)

Successor Agency to the Richmond Community Redevelopment
Agency

Acrire Holdings LLC/Richmond Redevelopment Agency

PA, Planned Area District

Medium Density Residential

Categorically Exempt per California Environmental Quality Act
(CEQA) Guidelines Section 15331: Historic Resource
Restoration/Rehabilitation projects completed in a manner
consistent with the Secretary of Interior Standards for the Treatment
of Historic Properties.

STATEMENT OF THE ISSUE/PROPOSAL:

Staff and the City's consultant team, CSW/ST2 and Treanor, have been working on the historic
rehabilitation plans for the Oishi residence, Sakai residence, pump house and water tank
(National Register eligible properties) at the Miraflores Subdivision and an interpretative signage
program for the greenbelt (park). In recent years, the subdivision developer filed for bankruptcy,
and the lender has taken ownership of the property due to foreclosure. Acrire Holdings LLC is
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now the property owner and is working to re-entitle the residential development project since the 
previous project approvals have expired.  The Sakai house was also recently damaged in two 
fires, and the City’s architect needs to assess the damage to determine if the structure can be 
rehabilitated or if it needs to be reconstructed. If reconstruction is the determined approach, then 
the plans will be developed based on all existing documentation written, photographic and 
physical.  
 
Staff is seeking a Certificate of Appropriateness related to the rehabilitation of the Oishi 
residence, potential restoration or rehabilitation of the Sakai residence, and rehabilitation of the 
pump house and water tank at the Miraflores Sustainable Greenbelt. 
 
BACKGROUND:  
 
In June 2006, the former Richmond Community Redevelopment Agency purchased the 14-acre 
Miraflores project site.  The Miraflores site was the location of the former Sakai, Oishi and Endo 
family nurseries. These nurseries were a portion of a thriving community of Japanese American 
growers first established in the area around 1905. By World War II, approximately twenty 
nurseries had been established in the area. The historic Miraflores nursery site was planned to 
be developed by the City of Richmond with non-profit and for-profit housing developers into 
affordable senior housing, market rate homes and a new 4-acre park. 
 
The previously approved project included three major project components: 1) Senior Project:  
80-unit affordable senior housing development; 2) For Sale Housing Project: 190-unit 
condominium development; and 3) Greenbelt Park: a new greenbelt park, adjacent to Interstate 
80 freeway, including the daylighting and realignment of Baxter Creek and the relocation and 
rehabilitation of certain historic structures.   
 
The Senior Housing Project was approved on a 1.5 acre portion of the site located at the 
northeast corner of Florida Avenue and South 45th Street.  The Senior Housing Project was 
approved on June 16, 2015 and the 80-unit low and very low-income apartment building was 
completed in September 2018. The Senior Housing Project was completed by Eden Housing 
and Community Housing Development Corporation (CHDC).  
 
The 8.2 acre for sale housing project was approved by the DRB on February 14, 2018 and the 
property was transferred to the developer on October 31, 2018. Grading was scheduled to 
commence in Spring 2020. Construction was never initiated and eventually the prior developer, 
Miraflores Community Devco, LLC filed for bankruptcy and the property was acquired by the 
lender under foreclosure proceedings, as there were no other buyers. 
 
As part of the overall development of the Miraflores Project, the Successor Agency completed 
the restoration and daylighting of Baxter Creek and the Baxter Park greenbelt (approximately 4.2 
acres) located at the eastern portion of the site. 
 
The historic interpretation and the rehabilitation of the historic structures will provide an 
important node where Rosie the Riveter/WWII Home Front National Historical Park (RORI) can 
communicate the impact of WWII on Japanese Americans in a place directly affected by wartime 
policies and programs.  
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The purple box in the image below is the Miraflores Senior Development, the orange area is 
planned for the for-sale housing and the green shape is the park area.  The Oishi house was 
proposed to be located within the greenbelt area and the Sakai house, pump house and water 
tank were to be relocated to a tot lot park area within the subdivision as approved in the Planned 
Area Plan approved by the City Council.  However, given that the development of the 
subdivision is being delayed, the property owner and City are proposing to relocate all of the 
structures to the park and include a dedication of land to the city to accommodate their 
relocation. 

 

 
 
DISCUSSION:  
 
Recognition of the site’s significance to local, state and national history has led to a plan that 
includes preservation of several representative buildings and structures from the Sakai and 
Oishi nurseries — a water tower, an oil tank, several greenhouses and two family homes that 
will be renewed as a community center or office space and headquarters for a youth job 
development training program. The locally-funded preservation of the historic structures will be 
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complimented by a robust program to interpret the site for future generations. A series of eight 
sculptural interpretive elements will be placed throughout the park, associated with the 
preserved historic structures, and will convey the full arc of the Japanese American story in 
Richmond from 1905 to the turn of the twenty-first century. The interpretive nodes employ 
themes such as “Arrival” or “Creating Home,” that allow the Nikkei experience to be 
communicated alongside those of other Richmond communities, reinforcing links among 
various people. At the heart of the project are a series of three markers that will convey the 
impact of the WWII years on the nurseries and the Japanese American families that 
established them and the WWII and the Japanese American confinement site experience, 
reinforcing the profound significance of that event in history. 
 
The four historic properties are currently stored on a vacant lot within the larger project site. 
The proposed work will relocate the buildings onto new foundations and rehabilitate the historic 
structures for reuse. The Sakai house will function as a community center with meeting rooms, 
a kitchenette and accessible restroom and will include office space and a restroom on the 
second floor. The Oishi house will serve as the offices for a youth job development program or 
a similar function and will also include an accessible restroom and kitchenette. The pump 
house is to be used for storage and the water tank will function as an interpretive structure. 
The rehabilitation work primarily includes structural stabilization, material restoration, and 
functional renovation.   
 
To approve a Certificate of Appropriateness for a major alteration, the HPC must determine 
and find that the proposed work conforms to the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties, and more specifically: 
 
1. Whether the proposed construction, reconstruction, or relocation is appropriate and 
consistent with this section and, if applicable, the Historic Conservation Plan for the historic 
district.  
 
2. Whether the applicant has demonstrated that every reasonable effort will be made to 
minimize alteration of any contributory structure or designated landmark and preserve its 
integrity. 
 
3. With regard to any property located within an historic district but which is not a 
contributing structure, the proposed work does not adversely affect the character and integrity 
of the district. 
 
4. Whether the distinguishing original qualities or character of a contributory building, 
structure, or object, or site and its environment will not be destroyed, and the removal or 
alteration of any historic material or distinctive architectural feature will be avoided, to the 
greatest extent reasonably practical. 
 
5. Whether changes which may have taken place in the course of time are evidence of the 
history and development of a contributory structure or site and its environment and that such 
changes which may have acquired significance in their own right, will be recognized and 
respected. 
 
6. Whether distinctive stylistic features or examples of skilled craftsmanship which 
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characterize a structure or site will be retained, to the extent reasonably possible. 
 
7. Whether any proposed project will not destroy significant historical, architectural, or 
cultural material, and will be compatible with the size, scale, color, material, and character of 
the property, neighborhood, or environment. 
 
8. Whether additions or alterations to contributory buildings, structures, objects or sites or 
designated landmarks will be done in a manner that, if such additions or alterations were to be 
removed in the future, the essential form and integrity of the building, structure, object, or site 
would be unimpaired. 
 
Staff Statement: Criterion Satisfied. The project complies with the applicable above criteria. 
The project involves the relocation of the existing structures from their original location to the 
Sustainable greenbelt that will include interpretative signage and setting to convey the impact 
of the WWII years on the nurseries and the Japanese American families that established them 
and the WWII and the Japanese American confinement site experience, reinforcing the 
profound significance of that event in history.   
 
The rehabilitation of the structures will follow the recommendation of the initial ARG report.  
Treanor, the City’s architect, is still working on assessing whether the fire damaged Sakai 
residence can be rehabilitated or whether it will require a reconstruction treatment approach 
instead.   
 
RECOMMENDED ACTION: Staff recommends that the Historic Preservation Commission 
make the following finding and approve the Certificate of Appropriateness as follows:  
 
CERTIFICATE OF APPROPRIATENESS FINDING: The Historic Preservation Commission 
establishes by mutual agreement or by vote, the following finding for the proposed application: 
 

A. The alterations conform to the Secretary of the Interior's Standards for the 
Treatment of Historic Properties. 

 
Supporting Statement of Fact: Criterion Satisfied. The project complies with the applicable 
above criteria. The project involves the relocation of the existing structures from their original 
location to the Sustainable greenbelt that will include interpretative signage and setting to 
convey the impact of the WWII years on the nurseries and the Japanese American families 
that established them and the WWII and the Japanese American confinement site experience, 
reinforcing the profound significance of that event in history.   
 
The rehabilitation of the structures will follow the recommendation of the initial ARG report.  
Treanor, the City’s architect, is still working on assessing whether the fire damaged Sakai 
residence can be rehabilitated or whether it will require a reconstruction treatment instead.   
 
Article 15.04.303.120 of the Richmond Zoning Ordinance gives the HPC authority to approve, 
approve with conditions, or reject a Certificate of Appropriateness for a major alteration permit 
if it finds that the proposed work conforms to the Secretary of the Interior's Standards for the 
Treatment of Historic Properties.  
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GENERAL PLAN CONSISTENCY: 

The proposed project aligns with the following General Plan policy: 

Historic Resource Preservation Policy HR1.1: Preservation of Diverse Resources Protect, 
preserve and enhance the diverse range of historic, cultural and archaeological sites and 
resources in the City for the benefit of current and future residents and visitors. 
 
PUBLIC COMMENTS: 
 
Neighborhood Council: The project site is located within the Park Plaza Neighborhood Council 
area. The neighborhood council was notified of this item through mail; however, no comments 
have been received from the neighborhood council to date.  
 
Other: A community member contacted staff and expressed that they believed the costs of 
preserving the non-residential structures was unnecessary and not appropriate.  Any additional 
comments received prior to the HPC meeting will be forwarded to Commissioners and 
summarized during the public hearing for this item. 
 
CONCLUSION: 
 
This preservation and rehabilitation of a representative example of structures will help convey 
the full arc of the Japanese American story in Richmond from 1905 to the turn of the twenty-
first century. The interpretive nodes employ themes such as “Arrival” or “Creating Home,” that 
allow the Nikkei experience to be communicated alongside those of other Richmond 
communities, reinforcing links among various people. These structures will also help convey 
the stories of the Japanese American families that established at the site and the WWII and 
the Japanese American confinement site experience, reinforcing the profound significance of 
that event in Richmond’s and United States history. 
  
ATTACHMENTS:   
Exhibit A: Project Plans 
Exhibit B: Feasibility Study 
Exhibit C: Interpretative Signage 

 

    Appealing the Decision of the Historic Preservation Commission: 
The Historic Preservation Commission’s decision may be appealed by notifying the City Clerk in writing 
stating wherein the Historic Preservation Commission’s decision is in error and paying the appeal fee by 
5:00 PM on September 18, 2025. 
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Introduction 

About this report 

This report was produced as supplement to the Environmental Impact Report (EIR) for the 

Miraflores Residential Development in Richmond, California.  Architectural Resources Group 

(ARG) was hired as a sub-consultant to Conley Consulting Group (CCG), who in turn is a sub-

consultant of Design, Community, and Environment Planning (DC&E).  ARG’s scope of work 

was to assist in the development of potential uses for the historic buildings and to determine the 

conceptual scope of work and cost involved in each of the preservation alternatives.  The 

assessment was limited to a brief walkthrough of the site and did not include detailed condition 

assessments, measuring or producing drawings of the buildings, or any other documentation of 

existing conditions.   ARG was not asked to assess the historical significance of the site or 

buildings, or to assess the impact of the proposed alternatives to the historical significance of the 

site or buildings.  The historical significance of the site was assessed in October 2004 by Donna 

Graves, Ward Hill and Woodruff Minor in their report, Historic Architecture Evaluation: The 

Oishi, Sakai and Maida-Endo Nurseries, Richmond, CA. The impact of the proposed 

development was assessed by Ward Hill in his report: Finding of Adverse Effect for the 

Miraflores Residential Project, Richmond, CA (October 21, 2004).  The potential impact to the 

historical resources caused by each of the alternatives in this report, have not been determined. 

 

About the project 

The proposed development is to be located on the former Oishi and Sakai Japanese-American 

Nurseries.  The majority of the buildings on the site were found to have historical significance.  

At the Sakai Nursery these included: “three houses, Greenhouses 1-20 (except 14), the Flower 

Warehouse, the Boiler Room, tank/supply well/water tanks and the worker housing/related 

buildings.”1 At the Oishi Nursery, the “original 1925 house, Greenhouses 4-9 and 17-18, the 

                                                      
1 Donna Graves, Ward Hill and Woodruff Minor, Historic Architecture Evaluation: The Oishi, Sakai and 
Maida-Endo Nurseries, Richmond, CA, (October 20, 2004), 58. 
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Flower Warehouse, the original Boiler Room, [and] the machine shop part of the original Tank 

House and water tanks)”2 were found to have historical significance.   

 

The Miraflores residential housing project, as currently proposed, would remove all of the 

historic buildings from the site.  The Sakai Main House, Water Tower and Greenhouse 20 would 

be moved to an unidentified site in the City.  The scope of this report is limited to the analysis of 

alternatives identified by the City and does not include assessment of the base project. The 

alternatives are defined as: 

1. No-Project Alternative, which would leave the site as is, with no redevelopment or 
change on the site. 

 
2. In-Place Alternative, which would include the retention of the Sakai Main House, 

Water Tower and Greenhouse 20 in their current locations on the Miraflores site. 
 
3. On-Site Park Alternative, which would include moving the Sakai Main House, Water 

Tower and Greenhouse 20 within the Miraflores site, to the proposed park area near 
Baxter Creek. 

 
4. Increased Preservation Alternative, which would preserve Greenhouses 7, 8, 9, 17 

and 18 of the Oishi Nursery, and Greenhouse 20, the Sakai Main House and Tank 
House of the Sakai Nursery, in their historic locations.  This alternative would reduce 
the amount of development feasible on the Miraflores site. 

 

                                                      
2 Donna Graves, Ward Hill and Woodrufff Minor, Historic Architecture Evaluation: The Oishi, Sakai and 
Maida-Endo Nurseries, Richmond, CA, (October 20, 2004), 58. 
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Descriptions of Historic Resources to Be Rehabilitated 

The following descriptions are taken from the report Historic Architecture Evaluation: The Oishi, 

Sakai and Maida-Endo Nurseries which was written by Ward Hill, Donna Graves, and Woodruff 

Minor in October 2004.  Each description is followed by ARG’s update on the general condition 

as of the January 2008 site walkthrough.  Building areas were provided by Design, Community 

and Environment Planning and the City of Richmond. 

 

Sakai Main House 

Building Area: approximately 2,000 sf  

Description:  

Built in 1921, this two-story, 
wood-frame house – in the style 
of a Craftsman bungalow – has 
a rectangular plan and a gable 
roof with moderate pitch and 
overhanging eaves.  The house 
has a perimeter concrete 
foundation.  Walls are clad in 
two types of horizontal wood 
siding; wide siding at the base, 
with corner boards, and narrow 
three-lap siding above.  Wood-
sash, double-hung windows, 
with plain sills and surrounds, 
are set into the walls at both 
levels. 
 
The house presents a generally symmetrical appearance on the front, south side and the 
rear.  The focus of the east-facing front façade is a symmetrical, hip-roofed porch with 
central stairs.  The base of the porch, clad in a wide horizontal wood siding, has [battered 
pedestals] at the corners and shorter pedestals flanking the stairs; these [pedestals 
support] slender boxed columns supporting the roof.  The front entry, flanked by pairs of 
windows, retains a paneled screen door and a wood door with one large light. The upper 
level of the façade has paired window at the center, flanked by smaller windows and 
surmounted by the attic vent.  The small windows and vent are the same size and are 
close to the eaves.  The south side of the house features a large gabled wall dormer near 
the center of the façade, flanked by a tall chimney pipe.  The rear, with stoop, has 

Figure 1 - Sakai Main House, Jan 2008 
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windows on both levels, including two windows surmounted by an attic vent on the upper 
level.  The north side of the house, also with a stoop, has windows on both levels, but in 
no particular pattern. 
 
Though in need of paint, the house appears to be in good condition.  It is unaltered except 
for the reconstruction of the front porch floor and the stains with concrete.3 

 

This house currently has all of the windows boarded up, with no ventilation to the building.  The 

interior of the house is full of debris, and the interior finishes are in poor condition.  The lack of 

ventilation and the debris have encouraged mold growth within the house.  The exterior of the 

house has a high degree of historical integrity, with most of the historic finishes in place.  The 

condition of the windows could not be observed because of the plywood covering them.  The 

paint, which contains lead, is pealing from the exterior walls.  The front porch, which is a 

character-defining feature of the house, is in poor condition.  The back porch is gone. 

 

Sakai Water Tower and Tank House 

Building Area: approximately 450 sf 

Description:  

The Tank House is a wood-
frame structure [which] 
consists of a shed surmounted 
by timber supports for an 
elevated water tank.  The 
shed, with concrete footings 
and a dirt floor, has a 
rectangular plan and an 
asymmetrical gable roof with 
a longer slope to the east.  
Walls are clad in horizontal 
wood siding, with doors at the 
south end and west side.  
There is a large open bay on 
the west side toward the rear.  
A post and beam cage with diagonal braces projects above the roof at its south end, 

                                                      
3 Donna Graves, Ward Hill and Woodrufff Minor, Historic Architecture Evaluation: The Oishi, Sakai and 
Maida-Endo Nurseries, Richmond, CA, (October 20, 2004), 18. 

Figure 2 - Sakai Water Tower and Tank House - Jan 

2008 
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supporting a cylindrical water tank on an open beam platform.  The tank is built of 
vertical boards reinforced with iron straps, with an octagonal peaked roof.  A cantilevered 
support for a windmill projects from the south side of the tank platform. 
 
The structure appears to be largely intact, including the rare survival of the elevated water 
tank.  The windmill has been removed. 4 
 

The Water Tower appears to be stable.  However the Tank House is in poor condition and is 

highly contaminated with pesticides and fertilizers.   The high concentrations of hazardous 

materials in, under, and around the building, make it extremely difficult to rehabilitate this 

building.  Therefore, it is assumed that the Tank House will need to be demolished and 

reconstructed for any of the preservation options.  The Tank House has a good level of historical 

integrity with some non-historic modifications.  The Water Tower has a high degree of historical 

integrity with most of the character-defining features intact. 

 

Sakai Greenhouse 20 

Building Area: 1,500 sf  

Description:  

This is the oldest and smallest 
greenhouse in the nursery, with a 
rectangular footprint 25 feet wide 
and 60 feet long.  The wood-frame, 
gable-roofed structure has a 
perimeter concrete foundation, with 
low concrete walls (crudely formed) 
along the sides, and the base of 
horizontal wood siding at the ends.  
The wood structural system consists 
of a row of posts extending down 
the center of the structure, 
supporting the ridge-beam.  Two 
angled braces spread out from each 
post, reinforcing rafters that are in 
turn supported by posts along the 

                                                      
4 Donna Graves, Ward Hill and Woodruff Minor, Historic Architecture Evaluation: The Oishi, Sakai and 
Maida-Endo Nurseries (October 20, 2004), 20. 

Figure 3 - Sakai Greenhouse 20 – Jan 2008 
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sides.  The remaining framework consists of slender studs and rafters and then [mullion] 
framing the square panes of clear glass.  Doors with glazed panels are sent into both ends 
of the structure.   
 
The greenhouse incorporated mechanical systems for irrigation and ventilation.  Water is 
provided by hoses and pipes connected to an elevated pipe extending across the east end 
of the building and to a pipe from the adjacent water tank to the west.  Ventilation is 
provided by louver panels (one pane wide) built into the structure.  Two such panels 
extend along the ridge.  The louvers are operated by chains and sprockets. 
 
The building is in poor condition – the wood siding is weathered and many of the glass 
panes are missing.5 

 

This greenhouse is still in poor condition, with severe deterioration of the wood members because 

of lack of paint and many broken panes of glass.  The greenhouse has a high degree of historical 

integrity with most of the character-defining features intact. 

 

Oishi Greenhouse 7 

Building Area: 11,856 sf  

Description: 

This wood-framed structure appears 
to originally have been two identical 
gabled greenhouses, which were 
later jointed by a small gabled bay 
at the center.  The two larger bays 
have glass-enclosed walls and roof; 
the central bay is clad in corrugated 
fiberglass.  The overall rectangular 
plan is 78 feet wide and 152 feet 
long.  Each large bay is 
approximately 25 feet wide. 
 

 The structural system is identical in 
the two larger bays.  A central row 
of posts extends the length of each 
bay, supporting the ridge-beam.  

                                                      
5 Donna Graves, Ward Hill and Woodruff Minor, Historic Architecture Evaluation: The Oishi, Sakai and 
Maida-Endo Nurseries (October 20, 2004), 26. 

Figure 4 - Oishi Greenhouses 7, 8 & 9 
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Two angled braces spread out from each post, reinforcing the rafters that are in turn 
supported by posts along the sides.  The remaining framework consists of slender studs 
and rafters and thin [mullion] framing the square panes of clear glass. Each of theses 
larger bays is notable for having lower sidewalls and longer roof slopes, creating a 
markedly different feeling, in terms of space and massing, from other greenhouses in the 
nursery.  The sides have bases of horizontal wood siding; each of the west-facing fronts 
has six movable glazed panels with bases of horizontal wood siding, including a hinged 
double door; and the east ends have movable panels interspersed with boxed fans.  The 
central bay is obscured at the front by fiberglass panels; the east end contains a door. 
 
The greenhouse incorporated mechanical systems for irrigation and ventilation.  Water is 
provided by hoses connected to elevated pipes extending across the front and rear of the 
building, forming shallow canopies.  Ventilation is provided in three ways: by fans at the 
rear; by rudimentary swamp coolers along the sides, consisting of panels of plant material 
that can be moistened; and by louver panels into the structure.  The north gable 
incorporated two panels (each one-pane wide) extending along both sides of the ridge; 
the middle and south gables each have one ridge louver panel.  The sides of the 
greenhouse, along the top of the wall, include similar panels, also one pane wide.  The 
louvers are operated by a mechanism utilizing chains and sprockets. 
 
The greenhouse is in good condition.  The principal alteration is the addition of the 
fiberglass bay at the center and the concomitant removal of the inner sidewalls of the two 
outer bays.  Some of the glass panes on the south roof slope and the east end of the bay 
have been replaced with translucent fiberglass panels.”6 
 

This greenhouse is in fair condition with broken glass, pealing paint and deteriorating wood.  The 

greenhouse has a high degree of historical integrity. 

 

Oishi Greenhouses 8 and 9 

Building Area: 3,294 sf each 

Description:  

Greenhouses 8 and 9 are virtually identical visually and structurally.  Each has a long 
rectangular plan, a gable roof, and glass-enclosed walls and roof.  Each is 27 feet wide 
and 122 feet long.  The wood structural system is the same in both.  A row of posts 
extends down the center of the structure, supporting the ridge beam.  Two angled braces 
spread out from each post, reinforcing rafters that are in turn supported by posts along the 
sides.  The remaining framework consists of slender studs and rafters and thin [mullion] 

                                                      
6 Donna Graves, Ward Hill and Woodruff Minor, Historic Architecture Evaluation: The Oishi, Sakai and 
Maida-Endo Nurseries (October 20, 2004), 11-12 
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framing the square panes of clear glass.  The sides have bases of horizontal wood siding; 
and the east end has movable panels interspersed with boxed fans. 
 
Both greenhouses incorporate mechanical systems for irrigation and ventilation.  Water is 
provided by hoses connected to elevated pipes extending across the front and rear of the 
building, forming shallow canopies. Ventilation is provided in three ways: by fans across 
the front and rear of the building; by rudimentary swamp coolers along the sides, 
consisting of panels of plant material that can be moistened; and by louver panels built 
into the structure.  Each greenhouse incorporates a single such panel (one-pane wide) 
extending along the ridge.  The louvers are operated by chains and sprockets.  Both 
greenhouses are in good condition, and appear unaltered.7 
 

These greenhouses are in fair condition with broken glass, pealing paint and deteriorating wood.  

The greenhouses have a high degree of historical integrity. 

 

Oishi Greenhouses 17 and 18 

Building Area: Greenhouse 17 – 2,700 sf, Greenhouse 18 – 2,754 sf 

Description:  

Built at the same time, Greenhouses 16, 17, and 18 are very similar in appearance and 
structure.  … Greenhouses 17 and 18 are virtually identical.  Each gabled greenhouse has 
a rectangular footprint that is 27 feet wide.  … Greenhouse 17 is 100 feet long; 
greenhouse 18 is 102 feet long.  The wood structural system is the same in each building.  
A row of posts extends down the center of the structure, supporting a ridge-beam.  Two 
angled braces spread out from each post reinforcing rafters that are in turn supported by 
posts along the sides.  The remaining framework consists of slender studs and rafters and 
then [mullion] framing the square panes of clear glass.  The sides have bases of 
horizontal wood siding; the east-facing front incorporates three movable glazed panels 
and a door with bases of horizontal wood siding. 
 
Each greenhouse incorporates mechanical systems for irrigation and ventilation.  Water is 
provided by hoses connected to elevated pipes extending across the front and rear of the 
building, forming shallow canopies. Ventilation is provided in three ways: by fans across 
the front and rear of the building; by rudimentary swamp coolers along the sides, 
consisting of panels of plant material that can be moistened; and by louver panels built 
into the structure.  Each greenhouse incorporates a single such panel (one-pane wide) 
extending along the ridge.  The louvers are operated by chains and sprockets. 
 

                                                      
7 Donna Graves, Ward Hill and Woodruff Minor, Historic Architecture Evaluation: The Oishi, Sakai and 
Maida-Endo Nurseries (October 20, 2004), 12 
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… Greenhouse 17 is in fair condition, with weathered wood and some missing glass.  
Greenhouse 18 is in poor condition, with weathered wood and many missing panes of 
glass.8 

 

This portion of the site was not part of the project team walkthrough, and therefore these 

greenhouses were not photographed or assessed. They are assumed to be in the same general 

condition of the other greenhouses. 

                                                      
8 Donna Graves, Ward Hill and Woodruff Minor, Historic Architecture Evaluation: The Oishi, Sakai and 
Maida-Endo Nurseries (October 20, 2004), 13 



Miraflores Residential Development 

Draft Historic Preservation Assessment Report  

At Former Oishi and Sakai Nurseries, Richmond, California 

 

March 27, 2008  Page 11 

 

 

ARCHITECTURAL RESOURCES GROUP 
Architects, Planners & Conservators, Inc. 

Description of Work by Alternative 

General Notes 

The following are the basic scopes of work for the four project alternatives identified by the City.  

Additional work will be required to rehabilitate each of the buildings for proposed uses, which 

will be discussed in the following section.  The work that was not included in the conceptual cost 

estimates are indicated with an asterisk (*). 

 

All work should meet the Secretary of the Interior’s Standards for Rehabilitation, or the Secretary 

of the Interior’s Standards for Reconstruction (see Appendix A). 

 

Documentation of Existing Conditions 

The site has been photographed for the Historic American Buildings Survey (HABS) and the  

Historic American Landscapes Survey (HALS).  This should provide good baseline 

documentation for the rehabilitation of the buildings.  However, additional documentation will be 

needed to rehabilitate the historic buildings.  This may include: measuring and drawing plans of 

the buildings, inventorying sections or pieces of the buildings to be moved, and recording details 

to be reproduced, like trim or other character-defining features.  The level of documentation 

needed will be greater if the buildings are moved verses restored in place.  Because the HABS 

and HALS documentation was not available for review, and because the level of such 

documentation varies, the amount of additional documentation needed is unknown.  Therefore, 

measured drawing and documentation costs are not included in the conceptual costs. 

 

Hazardous Materials 

Although the abatement of hazardous materials is listed in the work required, the cost of the 

abatement is not included in the conceptual costs.  A preliminary hazardous materials report was 
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completed by PES Environmental in September 2004,9 however, the scope of that survey and 

report did not provide sufficient information to determine the amount of hazardous materials in 

each building. 

 

ARG noted the presence of mold in some of the buildings in our brief walkthrough of the site.  

However, the extent and type of the mold was not determined, and therefore the level of required 

abatement is not known.  The cost of mold abatement is also not included in the conceptual costs. 

 

Hazardous materials abatement will need to be performed on the site and in the buildings whether 

they are rehabilitated, moved, or demolished.  The amount of abatement required for 

rehabilitation will be minor compared to the overall hazardous materials abatement and 

remediation required on the entire site.  

 

California State Historic Building Code 

Because these buildings have been determined to be eligible for the National Register and the 

California Register, they will fall under the jurisdiction of the California State Historical Building 

Code. 

 

1. No-Project Alternative, which would leave the site as is, with no redevelopment or 

change on the site. 

• No work 

 

                                                      
9 PES Environmental Services, Inc. Building Materials Survey for Asbestos, Lead-based Paint and 
Polychlorinated Biphenyls Miraflores Housing Development Richmond, California, September 20, 2004. 
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2. In-Place Alternative, which would include the retention of the Sakai Main House, Water 

Tower and Greenhouse 20 in their current locations on the Miraflores site. 

 

Sakai Main House 

• Document existing conditions* 

• Clean debris and garbage out of building and from around site; remove any rodents or 

pests from building 

• Remove or abate hazardous materials including, but not limited to, asbestos containing 

materials, lead paint, and mold* 

• Remove interior finishes and plaster as needed to abate mold in walls 

• Remove electrical wiring, plumbing and heating systems 

• Insulate exterior walls and attic 

• Install new electrical wiring, plumbing, and heating systems 

• Install gypsum board at interior, in areas where plaster was removed  

• Install new interior finishes, preserve existing finishes wherever possible, new finishes to 

be compatible with historic finishes 

• Restore windows and doors  

• Repaint exterior, replace roofing and repair front porch and rebuild back porches to 

match historic porches  

• Restore landscaping around house 

• Additional work as required for specific use 

 

Sakai Water Tower and Tank House 

• Document existing conditions* 

• Clean debris and garbage out of building and from around site; remove any rodents or 

pests from building 

• Remove or abate hazardous materials including, but not limited to, asbestos containing 

materials, lead paint, and mold from building and Water Tower* 

• Remove Water Tower from building 
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• Demolish Tank House 

• Remediate ground contamination in area of Tank House* 

• Reconstruct Tank House to match original materials, craftsmanship, and details 

• Repair rotten wood members in Water Tower and repaint 

• Replace roof over Water Tower tank 

• Place Water Tower back on building 

• Additional work as required for specific use 

 

Sakai Greenhouse 20 

• Document existing conditions* 

• Clean debris, garbage, and vegetation out of greenhouse and from around site; remove 

any rodents or pests 

• If possible, take cuttings of roses to propagate new plants to be used on site 

• Remove or abate hazardous materials including, but not limited to, asbestos containing 

materials, lead paint, hazardous chemicals, and mold* 

• Remove glass from frames 

• Repair rotten wood members if possible.  If beyond repair, replace in kind. 

• Repaint wood frame 

• Restore mechanized ventilation systems 

• Reinstall glass if possible, if necessary replace glass10 

• Additional work as required for specific use 

 

                                                      
10 Replacement of glass should match historic glass as closely as possible.  Using Plexiglas instead of glass 
would greatly alter the appearance of the building and therefore should be avoided. 
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3. On-Site Park Alternative, which would include moving the Sakai Main House, Water 

Tower and Greenhouse 20 within the Miraflores site, to the proposed park area near Baxter 

Creek. 

 

Note: The physical relationships between these buildings should be recreated at the new location 

so that the historical functional and spatial relationships can be easily understood.  Also, the 

original orientation of the buildings should be maintained. 

 

Sakai Main House 

• Document existing conditions* 

• Clean debris and garbage out of building and from around site; remove any rodents or 

pests from building 

• Remove or abate hazardous materials including, but not limited to, asbestos containing 

materials, lead paint, and mold* 

• Remove interior finishes and plaster as needed to abate mold in walls. 

• Remove electrical wiring, plumbing, and heating systems 

• Prepare new site for building 

• Build new foundation in new location 

• Lift house from old foundation and move to new location and attach to new foundation. 

• Insulate exterior walls and attic 

• Install gypsum board at interior where plaster was removed 

• Provide new utility connections to house 

• Install new electrical wiring, plumbing, and heating systems 

• Install new interior finishes, preserve existing finishes wherever possible, new finishes to 

be compatible with historic finishes 

• Repaint exterior, replace roofing, and rebuild porches to match historic porches 

• Restore windows and doors 

• Reconstruct landscaping around house 

• Additional work as required for specific use 
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Sakai Water Tower and Tank House 

• Document existing conditions* 

• Clean debris and garbage out of building and from around site; remove any rodents or 

pests from building 

• Remove or abate hazardous materials, including, but not limited to, asbestos containing 

materials, lead paint, and mold from building and Water Tower* 

• Remove Water Tower from building 

• Demolish Tank House 

• Prepare new site for building 

• Reconstruct building at new location to match original materials, craftsmanship, and 

details 

• Repair rotten wood members in Water Tower and repaint 

• Replace roof over Water Tower tank 

• Place Water Tower back on building 

• Additional work as required for specific use 

 

Sakai Greenhouse 20 

• Document existing conditions* 

• Clean debris, garbage and vegetation out of greenhouse and from around site; remove any 

rodents or pests; take cuttings of roses to propagate new plants 

• Remove or abate hazardous materials including, but not limited to, asbestos containing 

materials, lead paint, hazardous chemicals, and mold* 

• Remove glass from frames 

• Disassemble building for move, carefully labeling each piece 

• Prepare new site for building 

• Pour new foundation for building 

• Reassemble building 
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• Repair rotten wood members if possible.  If beyond repair, replace in kind. 

• Repaint wood frame 

• Reinstall glass if possible, if necessary, replace glass11 

• Restore mechanized ventilation systems 

• Additional work as required for specific use 

 

4. Increased Preservation Alternative, which would preserve Greenhouses 7, 8, 9, 17 and 

18 of the Oishi Nursery, and Greenhouse 20, the Sakai Main House and Tank House of the Sakai 

Nursery, in their historic locations.  This alternative would reduce the amount of development 

feasible on the Miraflores site. 

 

Sakai Main House 

• Same as in Alternative 2 above 

 

Sakai Water Tower and Tank House 

• Same as in Alternative 2 above 

 

Sakai Greenhouse 20 

• Same as in Alternative 2 above 

 

Oishi Greenhouses  7, 8 and 9 

• Same as Sakai Greenhouse 20 in alternative 2 above 

 

Oishi Greenhouses  17 and 18 

• Same as Sakai Greenhouse 20 in alternative 2 above 

 

                                                      
11 Replacement of glass should match historic glass as closely as possible.  Using Plexiglas instead of glass 
would greatly alter the appearance of the building and therefore should be avoided. 
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Description of Work by Reuse Option 

Sakai Main House 

a) Single-family residence (rental occupied) 

• Install new kitchen and bathroom fixtures, appliances, counters and cabinets 

b) Public space – interpretive space, community use, gallery 

• Install accessible entrance ramp to building 

• Build new ADA accessible toilet room 

• Increase width of doorways 

• Reconfigure interior walls as needed for program (assume 25%) 

c) Office space 

• Install accessible entrance ramp to building 

• Build new ADA accessible toilet room 

• Increase width of doorways 

• Reconfigure interior walls as needed for program (assume 10%) 

 

Sakai Water Tower and Tank House 

a) Grounds keeping equipment storage 

• Provide shelving lighting and power as required for equipment 

b) Historical exhibit 

• Provide interpretive panels around building, mounted either in the ground or on the 

building in such a way as to minimize impact on historic character of building 

 

Sakai Greenhouse 20 

a) Community garden with education component. 

• Provide ADA accessible path and entrance to building 

• Provide ADA accessible toilet room(s) near or in building 

b) Commercial/ retail greenhouse or nursery 

• Provide ADA accessible path and entrance to building 
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• Provide ADA accessible toilet room(s) near or in building 

c) Artist studios 

• Provide task lighting 

• Provide ADA accessible toilet room(s) near or in building 

• Provide shades for sunlight control 

• Provide cooling and/or heating if needed 
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Conceptual Cost Estimates 

The following table is the summary of the conceptual cost estimates.  For more detail, see 

Appendix C. 

 

Estimate Costs By Use Total  (Base+ Use) 

 Base a) b) c) a) b) c) 

Alternative 2        

Sakai Main House $330,413 $85,698 $116,930 $116,930 $416,111 $447,343 $447,343 

Sakai Water Tower and Tank House $148,781 $47,705 $19,044   $196,486 $167,825   

Sakai Green House 20 $168,063 $59,036 $59,036 $169,872 $227,099 $227,099 $337,935 

        

        

Alternative 3        

Sakai Main House $438,964 $85,698 $116,930 $116,930 $524,662 $555,894 $555,894 

Sakai Water Tower and Tank House $153,066 $47,705 $19,044   $200,771 $172,110   

Sakai Green House 20 $290,897 $59,036 $59,036 $169,872 $349,933 $349,933 $460,769 

        

Alternative 4        

Sakai Main House $330,413 $85,698 $116,930 $116,930 $416,111 $447,343 $447,343 

Sakai Water Tower and Tank House $148,781 $47,705 $19,044   $196,486 $167,825   

Sakai Green House 20 $168,063 $59,036 $59,036 $169,872 $227,099 $227,099 $337,935 

Oishi Greenhouses 7, 8 & 9 $2,072,663 $177,109 $177,109 $1,527,329 $2,249,772 $2,249,772 $3,599,992 

Oishi Greenhouses 17 & 18 $610,595 $118,073 $118,073 $525,043 $728,668 $728,668 $1,135,638 
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The following table shows the estimated eligible expenses for the Federal Historic Preservation 

Tax Credit.  For more information on the historic preservation tax credits, see Appendix B. 

 

Eligible Expenses for HPTC By Use Total  (Base+ Use) 

 Base a) b) c) a) b) c) 

Alternative 2        

Sakai Main House $212,856 $61,849 $79,165 $79,165 $274,705 $292,021 $292,021 

Sakai Water Tower and Tank House $106,578 $16,300 $0   $122,878 $106,578   

Sakai Green House 20 $118,406 $39,018 $39,018 $121,616 $157,424 $157,424 $240,022 

        

Alternative 3        

Sakai Main House $0 $0 $0 $0 $0 $0 $0 

Sakai Water Tower and Tank House $0 $0 $0   $0 $0   

Sakai Green House 20 $0 $0 $0 $0 $0 $0 $0 

Note: this alternative is assumed to not meet the Secretary of the Interior's Standards.  Final determination of the project 

compliance with the Standards is determined by the NPS.  For more information on the Standards, see Appendix A. 

        

Alternative 4        

Sakai Main House $212,856 $61,849 $79,165 $79,165 $274,705 $292,021 $292,021 

Sakai Water Tower and Tank House $106,578 $16,300 $0   $122,878 $106,578   

Sakai Green House 20 $118,406 $39,018 $39,018 $121,616 $157,424 $157,424 $240,022 

Oishi Greenhouses 7, 8 & 9 $1,505,009 $117,054 $117,054 $934,864 $1,622,063 $1,622,063 $2,439,873 

Oishi Greenhouses 17 & 18 $442,309 $78,036 $78,036 $316,371 $520,345 $520,345 $758,680 
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Summary 

The Miraflores Residential Development will have an adverse effect on the historic Oishi and 

Sakai Nurseries.  The buildings of the Oishi and Sakai Nurseries are generally in poor condition 

and have been abandoned for many years.  It will take a substantial amount of work to bring them 

back to a serviceable use. 

 

The information in this report will be incorporated into the Conley Consulting Group’s overall 

financial assessment of these preservation alternatives. 
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Appendix A – Secretary Of the Interior’s Standards 

The Secretary of the Interior’s Standards 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 Secretary of the Interior’s Standards for Rehabilitation 

 

(1) A property will be used as it was historically or be given a new use that requires minimal 

changes to its distinctive materials, features, spaces and spatial relationships. 

(2) The historic character of a property will be retained and preserved.  The removal of 

distinctive materials or alteration of features, spaces and spatial relationships that 

characterize a property will be avoided. 

(3) Each property will be recognized as a physical record of its time, place, and use.  Changes 

that create a false sense of historical development, such as adding conjectural features or 

elements from other historic properties, will not be undertaken. 

(4) Changes to a property that have acquired historic significance in their own right will be 

retained and preserved.  

(5) Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a historic property will be preserved. 

(6) Deteriorated historic features will be repaired rather than replaced.  Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature will match the 

old in design, color, texture, and where possible, materials.  Replacement of missing 

features will be substantiated by documentary and physical evidence. 

(7) Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 

means possible.  Treatments that cause damage to historic properties will not be used. 
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(8) Archaeological resources will be protected and preserved in place.  If such resources must 

be disturbed, mitigation measures will be undertaken. 

(9) New additions, exterior alterations, or related new construction will not destroy historic 

materials and spatial relationships that characterize the property.  The new work shall be 

differentiated from the old and will be compatible with the historic materials, features, size, 

scale, and proportion, and massing to protect the historic integrity of the property and its 

environment. 

(10) New additions and adjacent or related new construction will be undertaken in such a 

manner that, if removed in the future, the essential form and integrity of the historic 

property and its environment would be unimpaired. 

 

The Secretary of the Interior’s Standards for Reconstruction 

 

Reconstruction is defined as the act or process of depicting, by means of new construction, the 

form, features, and detailing of a non-surviving site, landscape, building, structure, or object for 

the purpose of replicating its appearance at a specific period of time and in its historic location.  

 

The Secretary of the Interior’s Standards for Reconstruction 

 

(1) Reconstruction will be used to depict vanished or non-surviving portions of a property when 

documentary and physical evidence is available to permit accurate reconstruction with 

minimal conjecture, and such reconstruction is essential to the public understanding of the 

property. 

(2) Reconstruction of a landscape, building, structure, or object in its historic location will be 

preceded by a thorough archeological investigation to identify and evaluate those features and 

artifacts which are essential to an accurate reconstruction. If such resources must be 

disturbed, mitigation measures will be undertaken.  

(3) Reconstruction will include measures to preserve any remaining historic materials, features, 

and spatial relationships.  
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(4) Reconstruction will be based on the accurate duplication of historic features and elements 

substantiated by documentary or physical evidence rather than on conjectural designs or the 

availability of different features from other historic properties. A reconstructed property will 

re-create the appearance of the non-surviving historic property in materials, design, color, and 

texture.  

(5) A reconstruction will be clearly identified as a contemporary re-creation. 

(6) Designs that were never executed historically will not be constructed.  

Revised 1995 
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Appendix B – Historic Preservation Tax Incentives 

Brief Overview of the Federal Rehabilitation Tax Credits 

The following section (in italics) is an excerpt from the State of California, State Historic 

Preservation Office website.12  For more information on the Federal Rehabilitation Tax Credits, 

please refer directly to this website or contact the California State Parks, Office of Historic 

Preservation.  

 

The Federal Historic Preservation Tax Incentives reward private investment in the rehabilitation 

of historic properties such as offices, rental housing, and retail stores and are available for 

buildings that are individually listed in the National Register or contribute to a National Register 

Historic District and certain registered local historic districts. Properties must be income 

producing and must be rehabilitated according to standards set by the Secretary of the Interior.  

 

One part of the Tax Reform Act of 1986 is the 20% investment tax credit for the certified 

rehabilitation of a certified historic building. The federal historic preservation tax incentives 

program (the 20% credit) is jointly administered by the U. S.  Department of the Interior and the 

Department of the Treasury.  

 

The National Park Services (NPS) acts on behalf of the Secretary of the Interior, in partnership 

with the State Historic Preservation Office (SHPO) in each State. The Internal Revenue Service 

(IRS) acts on behalf of the Secretary of the Treasury.  

 

Because the Federal Rehabilitation Tax Credits are income tax credits, the property must be 

income producing to qualify for the Tax Credits.  These credits are typically most beneficial to 

large companies with large tax liability.  Therefore, the most common way to use the tax credits 

is to partner with a company that can utilize the Tax Credit.   Because of the complexity of 

                                                      
12 California State Parks, Office of Historic Preservation, website, 
[http://ohp.parks.ca.gov/?page_id=21746], accessed February 14, 2008. 
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forming the partnerships, these credits are most often used on large preservation projects.  Some 

of the proposed uses for the buildings at the Miraflores site would preclude using the tax credit.  

For example, if the Sakai Main House were reused as an owner-occupied residence, it would not 

qualify.  If it was a rental residence, it might qualify. 

 

The Tax Credit Evaluation and Approval Process 

The following section (in italics) is an excerpt from the National Park Service website.13 

 

The Historic Preservation Certification application is a 2- or 3-part process, depending on 

whether the building is individually listed in the National Register of Historic Places. Each part 

requires approval or “certification” by the National Park Service.  

 

Part 1 is the Evaluation of Significance of the property 

Owners of buildings located in a historic district or buildings eligible for listing in the National 

Register of Historic Places must complete Part 1 of the application to determine if the building 

contributes to the significance of the historic district. If the National Park Service determines that 

the building does contribute to the significance of the historic district, the National Park Service 

issues a decision that the building is a certified historic structure. The National Park Service 

bases its decision on the Secretary of the Interior’s Standards for Evaluating Significance within 

Registered Historic Districts. The Part 1 application form must have been submitted and 

approved by the National Park Service before the Part 3 application form, "Request for 

Certification of Completed Work," is submitted.  

 

Note: Properties that consist of a single building and are individually listed in the National 

Register are automatically certified historic structures and do not need a Part 1 form.  

 

                                                      
13 United States Department of the Interior, National Park Service, website. 
[http://www.nps.gov/history/hps/tps/tax/incentives/application_2.htm} accessed February 15, 20008 
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Part 2 is the Description of Rehabilitation Work 

All owners of a certified historic structure who are seeking the 20% tax credit for the 

rehabilitation work must complete a Part 2 application form, which is a description of the 

proposed rehabilitation work. The National Park Service reviews the description of the proposed 

rehabilitation for conformance with the Secretary of the Interior’s Standards for Rehabilitation. 

If the proposed work meets the Standards, the National Park Service issues a preliminary 

decision approving the work. Or, the proposed work may be given a conditional approval that 

outlines specific modifications required to bring the project into conformance with the Standards. 

 

Part 3 is the Request for Certification of Completed Work 

After the rehabilitation work is completed, the owner must submit a Part 3 application form 

requesting final approval of the completed work. The National Park Service evaluates the 

completed project and compares it with the work proposed in the Part 2 application form. If it 

meets the Standards, the National Park Service approves the project as a certified rehabilitation 

eligible for the 20% rehabilitation tax credit. 

 

Determining what portion of the work qualifies for the Tax Credit 

Not all work in the proposed project will qualify for the tax credit.  Typical items that are 

included are: walls, partitions, floors, ceilings, permanent coverings (such as paneling or tiles), 

windows and doors, components of central air conditioning or heating systems plumbing and 

plumbing fixtures, electrical wiring and lighting fixtures, chimneys, stairs 

escalators, elevators, sprinkler systems, fire escapes, and other components related to the 

operation or maintenance of the building.  Typical items that are ineligible include: appliances, 

cabinets, carpeting (if tacked in place and not glued), decks (not part of original building), 

demolition costs (removal of a building on property site), new construction costs or enlargement 

costs (increase in total volume), fencing, feasibility studies, financing fees, furniture, landscaping, 

leasing expenses, outdoor lighting remote from building, parking lot, paving, planters, porches 
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and porticos (not part of original building), retaining walls, sidewalks, signage, storm sewer 

construction costs, and window treatments.14 

 

California Mills Act 

The following section is an excerpt from the California State Parks, Office of Historic 

Preservation Website.15 For more information on the Mills Act, please refer directly to this 

website or contact the California State Parks, Office of Historic Preservation. 

 

In California, the Mills Act can be linked with federal tax incentives provided by the Tax Reform 

Act of 1986. Enacted in 1972, the Mills Act legislation grants participating local governments 

(cities and counties) the authority to enter into contracts with owners of qualified historic 

properties who actively participate in the restoration and maintenance of their historic properties 

while receiving property tax relief. California State Codes Relating to the Mills Act include the 

following: California Government Code, Article 12, Sections 50280 – 50290 and California 

Revenue and Taxation Code, Article 1.9, Sections 439 – 439.4.  The Mills Act Program is 

administered and implemented by local governments. Mills Act contracts are between the 

property owner and the local government granting the tax abatement. Each local government 

establishes their own criteria and determines how many contracts they will allow in their 

jurisdiction.  

 

Mills Act participants may realize substantial property tax savings of between 40% and 60% each 

year for newly improved or purchased older properties because valuations of Mills Act properties 

are determined by the Income Approach to Value rather than by the standard Market Approach 

to Value. The income approach, divided by a capitalization rate, determines the assessed value of 

the property. In general, the income of an owner-occupied property is based on comparable rents 

for similar properties in the area, while the income amount on a commercial property is based on 

                                                      
14 United States Department of the Interior, National Park Service, website: 
[http://www.nps.gov/history/hps/tps/tax/incentives/essentials_8.htm], accessed February 15, 2008. 
15 California State Parks, Office of Historic Preservation website. 
[http://ohp.parks.ca.gov/?page_id=21412], accessed February 19, 2008 
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actual rent received. Because rental values vary from area to area, actual property savings vary 

from county to county. In addition, as County Assessors are required to assess all properties 

annually, Mills Act properties may realize slight increases in property taxes each year. 

 

The City of Richmond does not currently have a Mills Act program in place, put the city council 

approved entering into Mills Act agreements at its May 17, 2005 meeting. As of last September, 

one of the goals of the City of Richmond’s Historic Preservation Advisory Committee is to 

“develop Mills Act application and process.”16  Depending on the timing of when this application 

and process are approved and when the project proceeds, this property tax incentive might be 

used for the Miraflores Project. 

 

                                                      
16 Special Meeting of the Richmond, California City Council, September 25, 2007. Available online at 
[http://www.ci.richmond.ca.us/archives/31/cc07Sept25.pdf], accessed February 19, 2008. 
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

March 25, 2008

Estimate #1 Feasibility Study

Work to preserve historically valuable portions of the Sakai and Oishi nurseries will be undertaken as part of 

a much larger project to develop the site. Several substantial cost items have been assumed to be beyond 

the scope of this estimate, though they will be required to complete the work estimated here. Hazardous 

material removal from the site and structures is assumed to be part of the larger project and not included 

here. Site utility work is likewise assumed to be part of this larger project and not included here. No 

escalation factor has been used here, as no schedule has been made available.

This estimate is organized to present the cost of many different options for historical preservation work at 

the site of the former Sakai and Oishi Nurseries in Richmond, California. It is presented in two main parts:

2. In-place Alternative -- preserves in place the Sakai Main House, the Water Tower and Tank House, 

and Sakai Greenhouse #20

3. On-site Park -- preserves in a new location on the site the Sakai Main House, the Water Tower and 

Tank House, and Sakai Greenhouse #20

4. Increased Preservation-- preserves in place the Sakai Main House, the Water Tower and Tank 

House, Sakai Greenhouse #20, an Oishi Greenhouses #7, 8, 9, 17, and 18

Base Items present alternatives for the extent of preservation work.

Specific Use Items present the type of preservation work and vary by the structure to be preserved.

To arrive at the complete cost, the cost of the Base Item selected and the cost of the Specific Use for each 

structure must be added together. The total cost of each item, including fees and contingencies, is shown on 

the summary sheets only.

The contracting and and design fees and contingencies shown below are included in the summary sheets 

only. No other soft costs or fees are included here.

Contractor General Conditions

Contractor Fee

Design Fee

Design and Construction Contingency

20%

15%

15%

20%

Estimate Organization

Construction and Design Fees

Other Items

ARG #07189prepared by K . Jensen
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item 

March 27, 2008Estimate #1 Feasibility Study

Base Item Summary

Quantity Unit

TOTAL COST  

w/add-ons  

Construction 

Cost per sf 

Construction 

Cost 

2. In-place Alternative

1. Sakai Main House $173,5002,000 $86.75 /sfsf $330,413

2. Sakai Water Tower and Tank House $78,125450 $173.61 /sfsf $148,781

3. Sakai Greenhouse #20 $88,2501,500 $58.83 /sfsf $168,063

3,950 $647,258$163.86 /sfsf

3. On-Site Park Alternative

1a. Relocate Main House $230,5002,000 $115.25 /sfsf $438,964

2a. Relocate Water Tower and Tank House $80,375450 $178.61 /sfsf $153,066

3a . Relocate Sakai Greenhouse #20 $152,7501,500 $101.83 /sfsf $290,897

3,950 $882,927$223.53 /sfsf

4. Increased Preservation

1. Sakai Main House $173,5002,000 $86.75 /sfsf $330,413

2. Sakai Water Tower and Tank House $78,125450 $173.61 /sfsf $148,781

3. Sakai Greenhouse #20 $88,2501,500 $58.83 /sfsf $168,063

4. Oishi Greenhouses #7, 8, and 9 $1,088,35518,500 $58.83 /sfsf $2,072,663

5. Oishi Greenhouses #17 and 18 $320,6245,450 $58.83 /sfsf $610,595

28,400 $3,330,517$117.27 /sfsf

ARG #07189prepared by K . Jensen
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Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

1. Sakai Main House

2. In-place Alternative

Document existing conditions nic

Basement Construction

Minor foundation repairs 1,300 sf $5.00 $6,500

Superstructure

Minor structural repairs as discovered 2,800 sf $7.50 $21,000

Exterior Enclosure

Minor repairs to siding, patch, prep and paint 2,000 sfwl $8.00 $16,000

Roofing

Demo and replace roofing with comp shingles, 1,600 sfrf $5.00 $8,000

Stairs

Reconstruct porch stairs & rail 1 flt $2,000.00 $2,000

Interior Finishes

Replace interior finishes removed for abatement 2,000 sf $5.00 $10,000

Plumbing

Demo existing  rough plumbing and fixtures  and replace 1 bgt $25,000.00 $25,000

HVAC

Demo existing HVAC and replace 1 bgt $17,500.00 $17,500

Fire Protection

No sprinkler system nic

Electrical

Demo existing rough electrical and fixtures and replace or code 

upgrade

1 bgt $35,000.00 $35,000

Selective Building Demolition

Interior and exterior debris and garbage removal 5,000 sf $1.50 $7,500

Rodent and pest control 2,000 sf $2.50 $5,000

Rodent and pest control 2,000 sf $2.50 $5,000

Site Improvements

Restore landscaping around house 3,000 sf $5.00 $15,000

Site Mechanical Utilities

Site Mechanical Utilities nic

Site Electrical Utilities

Site Electrical Utilities nic

Hazardous Material Abatement

Building hazardous material removal nic

Site hazardous material removal nic

1. Sakai Main House $173,5002000 $86.75 /sfsf

ARG #07189prepared by K . Jensen page 1
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

2. Sakai Water Tower and Tank House

2. In-place Alternative

Document existing conditions nic

Superstructure

Reconstruct building with unfinished interior 450 sf $135.00 $60,750

Repair structure of water tower and paint 1 bgt $5,000.00 $5,000

Replace roof and roofing on water tower 100 sf $20.00 $2,000

Replace water tower onto building 1 bgt $3,500.00 $3,500

Selective Building Demolition

Demolish building 450 bgt $5.00 $2,250

Remove water tower from building 1 bgt $3,500.00 $3,500

Rodent and pest control 450 sf $2.50 $1,125

Hazardous Material Abatement

Building hazardous material removal nic

Remediate ground contamination nic

Site hazardous material removal nic

2. Sakai Water Tower and Tank 

House

$78,125450 $173.61 /sfsf

ARG #07189prepared by K . Jensen page 2
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

3. Sakai Greenhouse #20

2. In-place Alternative

Document existing conditions nic

Exterior Enclosure

Prep and paint wood 3,200 sf $4.00 $12,800

Remove and replace glass in frames 3,200 sf $6.00 $19,200

Repair or replace wood framing 1,500 sf $25.00 $37,500

HVAC

Restore mechanized ventilation system 1,500 sf $6.00 $9,000

Selective Building Demolition

Interior and exterior debris and garbage removal 3,000 sf $1.50 $4,500

Rodent and pest control 1,500 sf $2.50 $3,750

Site Preparation

Take cuttings of roses for propagation and replanting 1 bgt $1,500.00 $1,500

Hazardous Material Abatement

Building hazardous material removal nic

Site hazardous material removal nic

3. Sakai Greenhouse #20 $88,2501500 $58.83 /sfsf

ARG #07189prepared by K . Jensen page 3
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

1a. Relocate Main House

3. On-Site Park Alternative

All work as in Alternative 2 1 bgt $173,500.00 $173,500

Basement Construction

New foundation at new location 1,300 sf $15.00 $19,500

Selective Building Demolition

Move house to new location 1 bgt $30,000.00 $30,000

Site Preparation

Site prep at new location 5,000 sf $1.50 $7,500

Site Mechanical Utilities

Provide new site utilities at new location 0 nic

Hazardous Material Abatement

Site hazardous material removal nic

1a. Relocate Main House $230,5002000 $115.25 /sfsf

ARG #07189prepared by K . Jensen page 4
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

2a. Relocate Water Tower and Tank House

3. On-Site Park Alternative

All work as in Alternative 2 1 bgt $78,125.00 $78,125

Site Preparation

Site prep at new location 1,500 sf $1.50 $2,250

Hazardous Material Abatement

Site hazardous material removal nic

2a. Relocate Water Tower and 

Tank House

$80,375450 $178.61 /sfsf

ARG #07189prepared by K . Jensen page 5
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

3a . Relocate Sakai Greenhouse #20

3. On-Site Park Alternative

All work as in Alternative 2 1 bgt $88,250.00 $88,250

Basement Construction

New foundation at new location 1,500 sf $15.00 $22,500

Exterior Enclosure

Document, dissassemble, relocate and reassemble framing 1,500 sf $25.00 $37,500

Site Preparation

Site prep at new location 3,000 sf $1.50 $4,500

3a . Relocate Sakai Greenhouse #20 $152,7501500 $101.83 /sfsf

ARG #07189prepared by K . Jensen page 6
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

1. Sakai Main House

4. Increased Preservation

All work as in Alternative 2 1 bgt $173,500.00 $173,500

1. Sakai Main House $173,5002000 $86.75 /sfsf

ARG #07189prepared by K . Jensen page 7
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

2. Sakai Water Tower and Tank House

4. Increased Preservation

All work as in Alternative 2 1 bgt $78,125.00 $78,125

2. Sakai Water Tower and Tank 

House

$78,125450 $173.61 /sfsf

ARG #07189prepared by K . Jensen page 8
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

3. Sakai Greenhouse #20

4. Increased Preservation

All work as in Alternative 2 1 bgt $88,250.00 $88,250

3. Sakai Greenhouse #20 $88,2501500 $58.83 /sfsf

ARG #07189prepared by K . Jensen page 9
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

4. Oishi Greenhouses #7, 8, and 9

4. Increased Preservation

All work as in Alternative 2 18,500 sf $58.83 $1,088,355

4. Oishi Greenhouses #7, 8, and 9 $1,088,35518500 $58.83 /sfsf

ARG #07189prepared by K . Jensen page 10
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 27, 2008

Unit Cost

Estimate #1

Feasibility Study

5. Oishi Greenhouses #17 and 18

4. Increased Preservation

All work as in Alternative 2 5,450 sf $58.83 $320,624

5. Oishi Greenhouses #17 and 18 $320,6245450 $58.83 /sfsf
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Reuse Option Summary

Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit

TOTAL COST  

w/add-ons  

March 25, 2008

Construction 

Cost per sf 

Estimate #1 Feasibility Study

Construction 

Cost 

Reuse Options

1. Sakai Main House

A) Single Residential Use $45,0002,000 $22.50 /sfsf $85,698

B) Public Space $61,4002,000 $30.70 /sfsf $116,930

C) Office Space $61,4002,000 $30.70 /sfsf $116,930

2. Sakai Water Tower and Tank House

A) Groundskeeping storage $25,050450 $55.67 /sfsf $47,705

B) Historical Exhibit $10,000450 $22.22 /sfsf $19,044

3. Sakai Greenhouse #20

A) Community Garden $31,0001,500 $20.67 /sfsf $59,036

B) Commercial/Retail $31,0001,500 $20.67 /sfsf $59,036

C) Artist Studios $89,2001,500 $59.47 /sfsf $169,872

4. Oishi Greenhouses #7, 8, and 9

A) Community Garden $93,00018,500 $5.03 /sfsf $177,109

B) Commercial/Retail $93,00018,500 $5.03 /sfsf $177,109

C) Artist Studios $802,00018,500 $43.35 /sfsf $1,527,329

5. Oishi Greenhouses #17 and 18

A) Community Garden $62,0005,450 $11.38 /sfsf $118,073

B) Commercial/Retail $62,0005,450 $11.38 /sfsf $118,073

C) Artist Studios $275,7005,450 $50.59 /sfsf $525,043
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 25, 2008

Unit Cost

Estimate #1

Feasibility Study

Reuse Options

1. Sakai Main House

A) Single Residential Use

Interior Finishes

New kitchen and bathroom, complete 1 bgt $45,000.00 $45,000

$45,0002,000 $22.50 /sfsf

B) Public Space

Interior Construction

Minor interior partition reconfigure for specific use 1,300 sf $5.50 $7,150

Widen doorways for access 7 ea $2,750.00 $19,250

Interior Finishes

Enlarge/ upgrade bath for ADA req'ts 1 bgt $25,000.00 $25,000

Site Preparation

ADA ramp to entrance 1 bgt $10,000.00 $10,000

$61,4002,000 $30.70 /sfsf

C) Office Space

Interior Construction

Minor interior partition reconfigure for specific use 1,300 sf $5.50 $7,150

Widen doorways for access 7 ea $2,750.00 $19,250

Interior Finishes

Enlarge/ upgrade bath for ADA req'ts 1 bgt $25,000.00 $25,000

Site Preparation

ADA ramp to entrance 1 bgt $10,000.00 $10,000

$61,4002,000 $30.70 /sfsf

ARG #07189prepared by K . Jensen page 1
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 25, 2008

Unit Cost

Estimate #1

Feasibility Study

2. Sakai Water Tower and Tank House

A) Groundskeeping storage

Interior Finishes

Provide utility shelving for storage 35 lf $250.00 $8,750

Electrical

Provide power and lighting in building 450 sf $14.00 $6,300

Provide power to building, including panel 1 bgt $10,000.00 $10,000

$25,050450 $55.67 /sfsf

B) Historical Exhibit

Electrical

Provide interpretive signage 1 bgt $10,000.00 $10,000

$10,000450 $22.22 /sfsf

ARG #07189prepared by K . Jensen page 2
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 25, 2008

Unit Cost

Estimate #1

Feasibility Study

3. Sakai Greenhouse #20

A) Community Garden

Site Preparation

Provide ADA accessible path and entrance to building 400 sf $15.00 $6,000

Provide ADA accessible toilet room in or near building 1 bgt $25,000.00 $25,000

$31,0001,500 $20.67 /sfsf

B) Commercial/Retail

Site Preparation

Provide ADA accessible path and entrance to building 400 sf $15.00 $6,000

Provide ADA accessible toilet room in or near building 1 bgt $25,000.00 $25,000

$31,0001,500 $20.67 /sfsf

C) Artist Studios

Interior Finishes

Provide manual shades 3,200 sf $6.00 $19,200

Plumbing

Provide HVAC 1,500 sf $12.00 $18,000

Electrical

Provide power distribution and lighting 1,500 sf $14.00 $21,000

Site Preparation

Provide ADA accessible path and entrance to building 400 sf $15.00 $6,000

Provide ADA accessible toilet room in or near building 1 bgt $25,000.00 $25,000

$89,2001,500 $59.47 /sfsf
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Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 25, 2008

Unit Cost

Estimate #1

Feasibility Study

4. Oishi Greenhouses #7, 8, and 9

A) Community Garden

Site Preparation

Provide ADA accessible path and entrance to building 1,200 sf $15.00 $18,000

Provide ADA accessible toilet room in or near building 3 bgt $25,000.00 $75,000

$93,00018,500 $5.03 /sfsf

B) Commercial/Retail

Site Preparation

Provide ADA accessible path and entrance to building 1,200 sf $15.00 $18,000

Provide ADA accessible toilet room in or near building 3 bgt $25,000.00 $75,000

$93,00018,500 $5.03 /sfsf

C) Artist Studios

Interior Finishes

Provide manual shades 38,000 sf $6.00 $228,000

Plumbing

Provide HVAC 18,500 sf $12.00 $222,000

Electrical

Provide power distribution and lighting 18,500 sf $14.00 $259,000

Site Preparation

Provide ADA accessible path and entrance to building 1,200 sf $15.00 $18,000

Provide ADA accessible toilet room in or near building 3 bgt $25,000.00 $75,000

$802,00018,500 $43.35 /sfsf

ARG #07189prepared by K . Jensen page 4

Appendix C
Page 49

Karen
Text Box



Miraflores
Former Site of Sakai and Oishi Nurseries, Richmond, California

Item Quantity Unit TOTAL

March 25, 2008

Unit Cost

Estimate #1

Feasibility Study

5. Oishi Greenhouses #17 and 18

A) Community Garden

Site Preparation

Provide ADA accessible path and entrance to building 800 sf $15.00 $12,000

Provide ADA accessible toilet room in or near building 2 bgt $25,000.00 $50,000

$62,0005,450 $11.38 /sfsf

B) Commercial/Retail

Site Preparation

Provide ADA accessible path and entrance to building 800 sf $15.00 $12,000

Provide ADA accessible toilet room in or near building 2 bgt $25,000.00 $50,000

$62,0005,450 $11.38 /sfsf

C) Artist Studios

Interior Finishes

Provide manual shades 12,000 sf $6.00 $72,000

Plumbing

Provide HVAC 5,450 sf $12.00 $65,400

Electrical

Provide power distribution and lighting 5,450 sf $14.00 $76,300

Site Preparation

Provide ADA accessible path and entrance to building 800 sf $15.00 $12,000

Provide ADA accessible toilet room in or near building 2 bgt $25,000.00 $50,000

$275,7005,450 $50.59 /sfsf
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Appendix D – Site Plans 
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japanese american confinement sites grant program
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3.  PROJECT SUMMARY  
Brie�y summarize the proposed project, listing all key activities and project deliverables to be supported by this grant 
and the non-Federal match.  Limit your response to the space below (please use an 11pt. or larger font).
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4.  EVALUATION CRITERIA 
Answer all of the following questions. Limit your response to the spaces provided on each page (please use an 11pt. or 
larger font). Use space as e�ectively as possible. 
  

A)  PROJECT NEED: Problem Statement and Desired Outcome 

i.     What is the critical problem that needs to be addressed?  

ii.    What is the desired outcome of the project, and how will it address the critical problem (identi�ed above) 
with an appropriate solution?  (For example, explain how the project will preserve a threatened resource or 
improve the interpretation of the con�nement site experience.) 



Page 5 of 10     

B)  PROJECT IMPACT: 

experience and what audience(s) will the project reach?  How widespread will the impact be and how will the 
project be publicized and shared with others? 

ii.    Public Law 109-441 (120 STAT 3288)  - the grant program's authorizing legislation - states that the program 
was created for the purpose of identifying, researching, evaluating, interpreting, protecting, restoring, 

in order that present and future generations may learn 
and gain inspiration from these sites and that these sites will demonstrate the Nation's commitment to equal 
justice under the law.  How will this project meet that purpose, particularly the sections underlined  above?  
Explain how these messages will be conveyed to and shared with the public.
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C)  PROJECT FEASIBILITY:  The ability to successfully complete the project.  
  

i.     How is the project budget reasonable?  (Explain how the Federal funds and non-Federal match will be used, and 
demonstrate how this use of funds is allowable, reasonable, and directly relevant to the project. Explain your plan for 
providing the non-Federal match.)    

ii.    Do the selected personnel have the quali�cations and ability to complete the project in a timely and 
professional manner?  (List key personnel and brie�y describe their quali�cations.  If personnel have not been 
selected, describe the quali�cations you will require.  Film projects must include a sample of previous work by the 
�lmmaker.  This sample must be submitted with the application package (as a playable DVD by mail or an 
active, online web link by email). Sample footage should be no more than 5-10 consecutive minutes in length.) 

  
iii.   How will the project be e�ectively managed and completed?  (For example, explain any pre-project planning or 

research that has been completed, such as a Historic Structures Report.  Describe methodologies, procedures and 
proposed actions.  Provide a timeline for project completion, including each major activity and the �nal deadline 
date.  Projects must be completed within an established grant period, generally within two years of funding.) 
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C)  PROJECT FEASIBILITY (continued from page 6):  
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D)  PROJECT SUSTAINABILITY:  The ability for long-term maintenance, operation, distribution, and/or follow-up of  
the project. 
  

How will the project be sustained over time?  (Demonstrate that you have the ability for the long-term maintenance, 
operation, distribution and/or follow-up of the project. For example, for construction projects, describe the plan for 
long-term management, maintenance, and operations of the building.  For preservation projects, explain how your 
organization will ensure continued maintenance of the historic property or collection. For non-construction projects, 
describe how your organization will meet the long-term objectives of the project, disseminate project results and/or 
follow up on planned subsequent phases of the project.)  



E)  PROJECT SUPPORT 
How much support and participation does the project have from former incarcerees, stakeholders, and/or the 
public? (Letters of support are shared with the Japanese American Con�nement Sites Grant Program Review Panel.   
Letters should demonstrate a strong level of support and/or a commitment of resources to the project, either 
through cash funding, in-kind support, public participation or continued involvement during and after completion 
of the project.)
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5.  SOURCES OF THE NON-FEDERAL COST MATCH 
A 2:1 Federal to non-Federal match is required.  Please list the secured sources and amounts of the required non-
Federal cost match, which can be cash, supplies/materials/equipment, land, or in-kind services.  Federal funds 
may not be used for the match.  If the match is not yet secured, please list the planned sources and amounts.   



F) DEPARTMENT OF THE INTERIOR PRIORITIES 

 How does the project advance the following Department of the Interior priority?

 •     The project restores trust with local communities by expanding the lines of communication with
                      Govenors, state natural resource o�ces, Fish and Wildlife o�ces, water authorities, county 
                      commissioners, Tribes, and/or local communities.

Demonstrate how your project meets the Department of the Interior’s Priority listed above:
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IN REPLY REFER TO: 
8.D.RORI 

United States Department of the Interior 
NATIONAL PARK SERVICE 

Rosie the Riveter/WWII Home Front National Historical Park 
440 Civic Center Plaza, Suite 300 

Richmond, California  94804 

 

November 8, 2019 
 
Attn: Alan Wolken 
The City of Richmond,  
Planning and Building Services Division 
450 Civic Center Plaza 
Richmond, CA   94804 

 
Dear Mr. Wolken 
 
On behalf of Rosie the Riveter/WWII Home Front National Historical Park, I am writing to express 
support for the ongoing interpretation of the Japanese American experience as part of the larger home 
front story in Richmond and throughout our country.  The park was established to help people learn about 
the diverse stories of the home front through the many sites around the City of Richmond that physically 
represent different aspects of that history.   
 
The City’s Japanese American confinement Sites grant proposal “Roses & Thorns: Sustaining Stories of 
Japanese American Lives in Richmond’s Miraflores Development,” will be used by the park to help 
people understand this often overlooked chapter in the home front narrative.   This grant will help 
establish interpretive panels and information for visitors to learn about this history and the impact of 
WWII incarceration in the bay area.  As a site that the park uses to help explain the diverse history of 
WWII home front activities, this project will be highlighted in our visitor center, in tours and also in 
park programming that is coordinated with the community.  The National Park Service is not providing 
any monetary support for this project, but will support the project through review of interpretive text 
and ongoing use once the project is complete.   
 
Thank you for your efforts to develop this project and highlight this important part of our nation’s 
history.  I am pleased to provide my support, and hope your grant is given consideration for its efforts to 
preserve and interpret this important part of the confinement site history.  
 
Sincerely, 

 

 
 
 
 
Tom Leatherman, Superintendent 



8 November 2019

Alan Wolken 
Planning and Building Services Division 
City of Richmond 
450 Civic Center Plaza 
Richmond, CA   94804

Dear Mr. Wolken,

The Rotary Club of Richmond California enthusiastically supports the grant request of the 
City of Richmond for its interpretive educational project Roses & Thorns: Sustaining Stories 
of Japanese American Lives in Richmond’s Miraflores Development. We believe this project 
has great local, national, and even international significance in preserving our history and 
broadening the perspectives of all who visit the site.

Richmond Rotary will be celebrating 100 years of service to our community in 2020. After 
reviewing several strong projects for our Centennial year to honor with a grant award 
of $50,000, our Board and membership chose the Miraflores interpretive project for its 
excellence in design, high visibility, ease of access to public transportation, and strong 
roots in our community. We also look forward to a volunteer opportunity bringing Rotary 
members, neighbors, and youth together to assist with the planting of cuttings taken from the 
historic greenhouses.  Other unique aspects of this project that influenced our support are:

•	 The project will bring an important local history to light. Japanese Americans have 
contributed a great deal to this city and their local history has not been adequately 
recognized. This includes the chapter during WWII when all people of Japanese 
ancestry were forced away from this community.

•	 Richmond Rotary has personal connections to the history being conveyed through 
this project.  David Ninomiya (1938-2008), longtime Rotarian and President of 
Richmond Rotary in 1978-79, was four years old when his family was forcibly 
relocated and imprisoned in separate facilities (David’s father was sent to the 
Crystal City prison right after Pearl Harbor).  David became a respected leader in the 
horticulture industry and in Richmond’s business community.

r o t a r y   c l u b   o f   r i c h m o n d   c a l i f o r n i a   |  p . o .  b o x  7 0 6 4 3  r i c h m o n d ,  c a  9 4 8 0 7  |   r i c h m o n d c a r o t a r y . o r g

Club of Richmond
California, USA

c h a r t e r e d  1 9 2 0

http://richmondcarotary.org


•	 Among our founding associations is Mechanics Bank, which has an important 
connection to this history that we look forward to seeing in the interpretation.  
Mechanics Bank held the property loans for several nurseries during the war and 
saved several families, including the Ninomiyas, from foreclosure.

•	 This project will greatly enhance understanding of our history by local residents and 
by visitors drawn by Rosie the Riveter/WWII Home Front National Historical Park.

•	 This project offers future partnership opportunities for Richmond Rotary to maintain 
its investment because of its strategic placement within a mixed use area that is 
connected to public and youth-oriented community services.

Finally, as President of the Rotary Club of Richmond for 2019-2020, I look forward to 
celebrating our Centennial year in conjunction with our United Nations Association East 
Bay Chapter (UNA-East Bay) affiliates in honoring the United Nations 75th anniversary 
of the signing of the UN Charter. Richmond Rotary’s connection to the United Nations 
through our Centennial celebration and our Centennial project reflects a shared interest in 
the untold stories of the Japanese American internment. Together we look to the future by 
understanding the lessons of our past with a fresh perspective. 

We support this grant request and anticipate a timely and successful completion of the 
Roses & Thorns: Sustaining Stories of Japanese American Lives in Richmond’s Miraflores 
Development.

Sincerely,

Jan Brown 
President, Rotary Club of Richmond California 2019-2020 
tel 1.510.234.2141 | cell 1.510.541.2141 | jan@spokewise.com 
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“ I remember hearing that Grandfather worked in the grape fields in the Fresno area, then 
came to Richmond where the Nabetas and Hondas were in the nursery business. With the 
help of relatives, Grandfather and Uncle where able to start a nursery at Wall Avenue. During 
those early days everyone was busy trying to get established in their nurseries but they were 
willing to help each other build greenhouses and such.”

meriko mayeda

For nearly one hundred years this area held cut 
flower nurseries. Immigrants from Japan founded 
them in the early 20th century. They grew 
carnations and roses in greenhouses built by hand

At that time, large numbers of people born outside 
the United States lived in Richmond. Like the nation, 
California was both welcoming and hostile to 
immigrants. Laws prevented Asian newcomers from 
becoming U.S. citizens and owning property.

Because most businesses and industries would not 
hire them, Japanese immigrants had to create their 
own opportunities. Nurseries were an attractive 
choice because flowers could be grown quickly 
and on rented land. The Sakai, Oishi, and Maida 
families grew flowers and lived right here. They 
were part of a close-knit community of about a 
dozen Japanese families who cultivated flowers in 
Richmond and El Cerrito.

PUTTING DOWN ROOTS

ROSIE THE RIVETER/ WORLD WAR II HOME FRONT NATIONAL HISTORICAL PARK

Richmond’s Japanese American community 
flourished up to World War II. In 1942, all of the 
nursery families were forced to join 120,000 other 
Americans of Japanese ancestry in “War Relocation 
Centers,” a euphemism for prison camps. The U.S. 
government later apologized for this civil rights 
violation inspired by racism and war hysteria.  

A significant number of Richmond’s nurseries were 
revived after the war. They were aided in great part 
by the cooperative traditions established in the 
community’s early years.

BACKGROUND Hisajiro Honda (second from left) and workers in 
a carnation greenhouse. Courtesy El Cerrito Historical Society

TOP Early views of the nurseries; 
Courtesy Sakai Family

MIDDLE After Kane Maida’s husband 
died in an accident in 1925, the newly 
single mother relied on a close-
knit community to support her in 
the grueling business of running a 
nursery and raising five children in 
the Great Depression. Courtesy El 
Cerrito Historical Society

BOTTOM Kane Maida’s friend, 
Mrs. Soldati, ran a neighborhood 
store and allowed the family to buy 
on credit when money was tight. 
Courtesy El Cerrito Historical Society

DEVELOPED IN PARTNERSHIP WITH THE CITY OF RICHMOND AND THE NATIONAL PARK SERVICE
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ROSIE THE RIVETER/ WORLD WAR II HOME FRONT NATIONAL HISTORICAL PARK

For over a century, people from across the 
nation and of immigrants from outside the U.S. 
have arrived in Richmond seeking a new life. 
These waves of newcomers and their children 
have built a vital, dynamic city.

ABOVE  During WWII tens of thousands of newcomers 
arrived to join the home front workforce and gain better-
paying jobs than they had back home. Many arrived at 
the Santa Fe train station after four-day journeys. Courtesy 
Richmond Museum of History

LEFT Sakai nursery worker’s toolbox — “puro Michoacan” 
on Navarro’s glove announces pride in his Mexican roots, 
ca. 1983.  Courtesy Lewis Watts 

RIGHT  Workers from Japan, Southeast Asia, and Latin 
America found jobs and helped the nurseries flourish after 
WWII. Courtesy Donna Graves

“Our people have never left home.”
vincent medina

For thousands of years Ohlone Indians inhabited this land. In a community near here 
named Huchiun (xučyun), people traditionally lived in structures handmade of wood from 
willow and other trees that were thatched with tule reeds. Nourishing plants, fish, and 
animal life from nearby creeks and the Bay provided plentiful food and raw materials for 
baskets, tools, and other arts. Starting in 1775, Spanish explorers ushered in a long period 
when Native peoples of the Bay Area were subject to cultural and physical assaults that 
included armed attacks, disease, and enslavement. Yet today Ohlone people still live in 
the Bay Area and are reviving their language and culture.

LEFT Gathering tule in the East Bay. Vincent Medina (Muwekma Ohlone) works to recover and maintain Ohlone 
culture and living connections to traditional homelands.  Courtesy Vincent Medina

NEWCOMERS RESHAPE RICHMOND
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For over a century, people from across the 
nation and of immigrants from outside the U.S. 
have arrived in Richmond seeking a new life. 
These waves of newcomers and their children 
have built a vital, dynamic city.

ABOVE  During WWII tens of thousands of newcomers 
arrived to join the home front workforce and gain better-
paying jobs than they had back home. Many arrived at 
the Santa Fe train station after four-day journeys. Courtesy 
Richmond Museum of History

LEFT Sakai nursery worker’s toolbox — “puro Michoacan” 
on Navarro’s glove announces pride in his Mexican roots, 
ca. 1983.  Courtesy Lewis Watts 

RIGHT  Workers from Japan, Southeast Asia, and Latin 
America found jobs and helped the nurseries flourish after 
WWII. Courtesy Donna Graves

“Our people have never left home.”
vincent medina

For thousands of years Ohlone Indians inhabited this land. In a community near here 
named Huchiun (xučyun), people traditionally lived in structures handmade of wood from 
willow and other trees that were thatched with tule reeds. Nourishing plants, fish, and 
animal life from nearby creeks and the Bay provided plentiful food and raw materials for 
baskets, tools, and other arts. Starting in 1775, Spanish explorers ushered in a long period 
when Native peoples of the Bay Area were subject to cultural and physical assaults that 
included armed attacks, disease, and enslavement. Yet today Ohlone people still live in 
the Bay Area and are reviving their language and culture.

LEFT Gathering tule in the East Bay. Vincent Medina (Muwekma Ohlone) works to recover and maintain Ohlone 
culture and living connections to traditional homelands.  Courtesy Vincent Medina

NEWCOMERS RESHAPE RICHMOND

“ I remember hearing that Grandfather worked in the grape fields in the Fresno area, then 
came to Richmond where the Nabetas and Hondas were in the nursery business. With the 
help of relatives, Grandfather and Uncle where able to start a nursery at Wall Avenue. During 
those early days everyone was busy trying to get established in their nurseries but they were 
willing to help each other build greenhouses and such.”

meriko mayeda

For nearly one hundred years this area held cut 
flower nurseries. Immigrants from Japan founded 
them in the early 20th century. They grew 
carnations and roses in greenhouses built by hand

At that time, large numbers of people born outside 
the United States lived in Richmond. Like the nation, 
California was both welcoming and hostile to 
immigrants. Laws prevented Asian newcomers from 
becoming U.S. citizens and owning property.

Because most businesses and industries would not 
hire them, Japanese immigrants had to create their 
own opportunities. Nurseries were an attractive 
choice because flowers could be grown quickly 
and on rented land. The Sakai, Oishi, and Maida 
families grew flowers and lived right here. They 
were part of a close-knit community of about a 
dozen Japanese families who cultivated flowers in 
Richmond and El Cerrito.

PUTTING DOWN ROOTS

ROSIE THE RIVETER/ WORLD WAR II HOME FRONT NATIONAL HISTORICAL PARK

Richmond’s Japanese American community 
flourished up to World War II. In 1942, all of the 
nursery families were forced to join 120,000 other 
Americans of Japanese ancestry in “War Relocation 
Centers,” a euphemism for prison camps. The U.S. 
government later apologized for this civil rights 
violation inspired by racism and war hysteria.  

A significant number of Richmond’s nurseries were 
revived after the war. They were aided in great part 
by the cooperative traditions established in the 
community’s early years.

BACKGROUND Hisajiro Honda (second from left) and workers in 
a carnation greenhouse. Courtesy El Cerrito Historical Society

TOP Early views of the nurseries; 
Courtesy Sakai Family

MIDDLE After Kane Maida’s husband 
died in an accident in 1925, the newly 
single mother relied on a close-
knit community to support her in 
the grueling business of running a 
nursery and raising five children in 
the Great Depression. Courtesy El 
Cerrito Historical Society

BOTTOM Kane Maida’s friend, 
Mrs. Soldati, ran a neighborhood 
store and allowed the family to buy 
on credit when money was tight. 
Courtesy El Cerrito Historical Society

DEVELOPED IN PARTNERSHIP WITH THE CITY OF RICHMOND AND THE NATIONAL PARK SERVICE
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The Sakai and Oishi families first lived here in clusters of shacks that 
separately housed sleeping, cooking, and bathing. During the 1920s their 
nurseries flourished, and they were able to replace the shacks with two-
story houses. Later, small buildings were erected to provide housing for 
nursery workers. 

The nurseries relied on inter-generational labor, and as the sons reached 
adulthood and married, they built modest homes for their new families on 
or near the nursery.

BACKGROUND The Oishis in front of their home, relocated from property just north of their 
nursery and raised to reach two stories, 1935. Courtesy Oishi Family 

TOP LEFT In 1922, the Sakai family built this bungalow. Courtesy Sakai Family

TOP CENTER Sam and Nellie Sakai’s home, 1940. Courtesy Sakai Family

TOP RIGHT Ipsum lorem, 19XX. Courtesy ipsum lorem

RIGHT Sakai Family portrait, 19XX. Courtesy Ipsum Lorem

CREATING HOME

ROSIE THE RIVETER/ WORLD WAR II HOME FRONT NATIONAL HISTORICAL PARK

DEVELOPED IN PARTNERSHIP WITH THE CITY OF RICHMOND AND THE NATIONAL PARK SERVICE



50”
4” 4”

4”

38”
6” 6”

1”1”

1”

84”
1”

1”

1”

79”

5”

36”

5”

24”

27”

CL

CL
3”

36”

FRAME  ELEVATION DOOR  ELEVATION

38”
6” 6”

1”1” 24”

50”
4” 42” 4”

FRAME  PLAN VIEW DOOR PLAN VIEW

NOTES:
FRAME  4” X 4” SQUARE METAL 
TUBING, POWDER-COATED 
WHITE

DOOR 3” X 6” METAL TUBING, 
POWDER-COATED WHITE

INTERPRETIVE PANEL HELD IN 
PLACE WITH 1” SQUARE 
METAL TUBING. TOP PANEL IS 
24” X 36”. BOTTOM PANEL IS 
SHEET METAL POWDER-
COATED WHITE OR AREA FOR 
ADDITIONAL INTERPRETATION
 
DOOR SET AT 75-DEGREE 
ANGLE INSIDE FRAME TO 
PROVIDE 36” MIN, CLEARANCE 
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LEFT OPEN TO REPRESENT 
GLASS WINDOWS.
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WWII migrants to Richmond found such a severe 
housing shortage that workers and their families 
could be found sleeping along creeks or in 
abandoned buildings.  Some shared “hot beds” - 
rented around the clock in shifts timed to those 
at the shipyards. 

Richmond and other wartime boomtowns faced 
a crisis as their populations grew and housing 
production fell. Lingering suspicions about the 
“socialist” character of public housing programs 
remained, but Richmond and other communities 
were forced to turn to the federal government to 
help provide vital defense housing.

Within a few short years the new Richmond 
Housing Authority was overseeing more than 
23,000 units — the largest public housing 
program in the nation.  Almost overnight, South 

Local officials wanted wartime migrants to return 
home, so defense housing across the U.S. was built 
to be temporary. But the housing shortage did not 
vanish after war’s end. Richmond’s wartime projects 
became a battlefield as new residents fought to keep 
their homes. Discrimination kept African Americans 
from being able to rent or buy other homes. 
Replacement units were promised, but by 1956 all 
of Richmond’s defense housing was demolished 
and only a few hundred public housing units were 
developed.

Instead, private developers were encouraged to 
join in “urban renewal” by building new ownership 
housing with federal subsidies. Richmond’s first 
project, The Plaza, was created just south of the 
nurseries, and offered 91 homes for sale.  The City 
required that the project be racially integrated to 
“demonstrate the community’s ability to re-house its 
present temporary housing tenants.” The Plaza did 
draw an economic mix of buyers who ranged from 
waitresses and truck drivers to doctors and chemists; 
yet the new residents were mainly white.

TOP RIGHT  Within a decade, the surrounding blocks were 
filled with similar homes.  Note the greenhouses in the upper left. 
Courtesy Environmental Design Archive, UC Berkeley

BOTTOM LEFT What Price Federal War Housing? The Richmond 
Housing Authority argued that retaining defense housing posed a 
dire threat. Courtesy Richmond Museum of History

BOTTOM RIGHT A diagram showing the racial pattern created by 
developers of The Plaza neighborhood, 1957. Courtesy Richmond 
Public Library

DEFENSE HOUSING

ROSIE THE RIVETER/ WORLD WAR II HOME FRONT NATIONAL HISTORICAL PARK

POST-WAR NEIGHBORHOOD

“ When they started to build the shipyards, people were coming from all over. They had no 
place to stay. They were sleeping in a car, right on Macdonald Avenue. Boomtown.”

sal chavez

Richmond’s open fields and marshes were filled 
with apartment buildings, single-sex dormitories, 
and even a trailer court with over 300 units.

BACKGROUND Children from a shipyard family living in a 
school bus. Courtesy Bancroft Library, UC Berkeley

LEFT The nurseries were quickly surrounded by blocks 
of barrack-like apartment buildings for shipyard workers. 
Courtesy El Cerrito Historic Society

CENTER Name Medrano, who had left migrant farm labor in 
the Central Valley to seek defense work in Richmond, told 
her son: “We’d never lived near black and white people before. 
And that was my first home with hot, running water.” Courtesy 
Medrano Family

RIGHT The Harris family (including eight children) rented a 
3-bedroom unit in Seaport Homes after they migrated from 
Louisiana to work in the shipyards. Courtesy Harris Family
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The Sakai and Oishi families first lived here in clusters of shacks that 
separately housed sleeping, cooking, and bathing. During the 1920s their 
nurseries flourished, and they were able to replace the shacks with two-
story houses. Later, small buildings were erected to provide housing for 
nursery workers. 

The nurseries relied on inter-generational labor, and as the sons reached 
adulthood and married, they built modest homes for their new families on 
or near the nursery.

BACKGROUND The Oishis in front of their home, relocated from property just north of their 
nursery and raised to reach two stories, 1935. Courtesy Oishi Family 

TOP LEFT In 1922, the Sakai family built this bungalow. Courtesy Sakai Family

TOP CENTER Sam and Nellie Sakai’s home, 1940. Courtesy Sakai Family

TOP RIGHT Ipsum lorem, 19XX. Courtesy ipsum lorem

RIGHT Sakai Family portrait, 19XX. Courtesy Ipsum Lorem

WWII migrants to Richmond found such a severe 
housing shortage that workers and their families 
could be found sleeping along creeks or in 
abandoned buildings.  Some shared “hot beds” - 
rented around the clock in shifts timed to those 
at the shipyards. 

Richmond and other wartime boomtowns faced 
a crisis as their populations grew and housing 
production fell. Lingering suspicions about the 
“socialist” character of public housing programs 
remained, but Richmond and other communities 
were forced to turn to the federal government to 
help provide vital defense housing.

Within a few short years the new Richmond 
Housing Authority was overseeing more than 
23,000 units — the largest public housing 
program in the nation.  Almost overnight, South 

Local officials wanted wartime migrants to return 
home, so defense housing across the U.S. was built 
to be temporary. But the housing shortage did not 
vanish after war’s end. Richmond’s wartime projects 
became a battlefield as new residents fought to keep 
their homes. Discrimination kept African Americans 
from being able to rent or buy other homes. 
Replacement units were promised, but by 1956 all 
of Richmond’s defense housing was demolished 
and only a few hundred public housing units were 
developed.

Instead, private developers were encouraged to 
join in “urban renewal” by building new ownership 
housing with federal subsidies. Richmond’s first 
project, The Plaza, was created just south of the 
nurseries, and offered 91 homes for sale.  The City 
required that the project be racially integrated to 
“demonstrate the community’s ability to re-house its 
present temporary housing tenants.” The Plaza did 
draw an economic mix of buyers who ranged from 
waitresses and truck drivers to doctors and chemists; 
yet the new residents were mainly white.

TOP RIGHT  Within a decade, the surrounding blocks were 
filled with similar homes.  Note the greenhouses in the upper left. 
Courtesy Environmental Design Archive, UC Berkeley

BOTTOM LEFT What Price Federal War Housing? The Richmond 
Housing Authority argued that retaining defense housing posed a 
dire threat. Courtesy Richmond Museum of History

BOTTOM RIGHT A diagram showing the racial pattern created by 
developers of The Plaza neighborhood, 1957. Courtesy Richmond 
Public Library
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“ When they started to build the shipyards, people were coming from all over. They had no 
place to stay. They were sleeping in a car, right on Macdonald Avenue. Boomtown.”

sal chavez

DEVELOPED IN PARTNERSHIP WITH THE CITY OF RICHMOND AND THE NATIONAL PARK SERVICE

Richmond’s open fields and marshes were filled 
with apartment buildings, single-sex dormitories, 
and even a trailer court with over 300 units.

BACKGROUND Children from a shipyard family living in a 
school bus. Courtesy Bancroft Library, UC Berkeley

LEFT The nurseries were quickly surrounded by blocks 
of barrack-like apartment buildings for shipyard workers. 
Courtesy El Cerrito Historic Society

CENTER Name Medrano, who had left migrant farm labor in 
the Central Valley to seek defense work in Richmond, told 
her son: “We’d never lived near black and white people before. 
And that was my first home with hot, running water.” Courtesy 
Medrano Family

RIGHT The Harris family (including eight children) rented a 
3-bedroom unit in Seaport Homes after they migrated from 
Louisiana to work in the shipyards. Courtesy Harris Family
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