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A. INTRODUCTION
PROJECT OVERVIEW
This report is an update to Heritage Architecture & Planning’s Relocation Feasibility Study
dated May 27, 2010. In addition, this study includes updated estimated construction costs for
relocation versus restoring Granger Music Hall in-situ.
Granger Music Hall was designed by renowned San Diego architect Irving Gill in 1896. It
was designed for Ralph Granger to house his collection of rare violins. The single room
structure was originally located next to Granger’s home in National City on 8th Street. In
1898 the original structure was expanded to include a large recital room. The new room
featured plaster walls and ceilings with decorative painting including a ceiling mural of
Euterpe, Muse of Music. The building was relocated to its present site at 1615 East 4th Street
in 1972.
The building is owned by the City of National City and was rented for special events. The
building is currently vacant and has not been used since 2007. The City plans to relocate the
building between Pepper Park and the Pier 32 Marina in National City. The building will be
used for dining and assembly.
The intent of this updated Feasibility Study is to summarize the existing building condition
and provide a relocation strategy, rehabilitation recommendations, and an opinion of
probable relocation and rehabilitation costs. This information will be used by the City of
National City to determine the financial feasibility of the proposed relocation.
PROJECT TEAM
This study has been prepared under the direction of KTU+A Planning and Landscape
Architecture by the following consultant team:
 Heritage Architecture & Planning – Architecture & Preservation
 Dodd & Associates – Structural Engineering
 John T. Hansen Enterprises – Relocation Contracting
 Weisbecker Consulting Services – Construction Cost Estimating
FIELD INVESTIGATION
Field investigation for this study was completed by Heritage Architecture & Planning
(Heritage), Dodd & Associates, and John T. Hansen Enterprises on February 4, 2010 and
again in May 2017. The assessments and recommendations listed in this report are based on
the existing building conditions as observed by the consultant team during the field
investigations. There was no exploratory demolition or testing performed. A summary of the
existing building conditions is included in Section C of this study and is largely based on the
2010 survey.
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COST ESTIMATE
Based on the existing conditions, the consultant team has prepared a scope of work for
required improvements. Weisbecker Consulting Services will prepare a preliminary Opinion
of Probable Construction costs using this summary of work. The updated construction cost
estimate will be included in Section F of this study.
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B. APPLICABLE CODES & GUIDELINES
FEDERAL COMPLIANCE
1. Americans with Disabilities Act:
The Americans with Disabilities Act (ADA) was signed into law in July 1990. This civil
rights statute applies to employment, as well as access to public structures and services or
“public accommodations” owned or operated by private entities. In general, alterations
to buildings subject to ADA must provide for access to buildings by persons with
disabilities. However, there are special rules and minimum access requirements where an
alteration “would threaten or destroy the historic significance” of a historic building.
Historic buildings include those eligible for listing in the National Register of Historic
Places or designated under State or local law. To use the minimum requirements,
consultation is required with the State Historic Preservation Officer and in the case of
projects subject to Section 106 of the National Historic Preservation Act, with the
Advisory Council on Historic Preservation. ADA is considered to be a regulatory
document.
2. Secretary of the Interior's Standards for the Treatment of Historic Properties:
The Secretary of the Interior is responsible for establishing standards for all programs
under Departmental authority and for advising Federal agencies on the preservation of
historic properties listed in or eligible for listing in the National Register of Historic
Places. In partial fulfillment of this responsibility, The Secretary of the Interior's Standards for
the Treatment of Historic Properties have been developed to guide work undertaken on
historic buildings. There are separate standards for acquisition, protection, stabilization,
preservation, rehabilitation, restoration, and reconstruction. The Standards for Rehabilitation
(codified in 36 CFR 67) comprise that section of the overall preservation project
standards and addresses the most prevalent treatment for the Granger Music Hall
following the relocation. “Rehabilitation” is defined as “the process of returning a
property to a state of utility, through repair or alteration, which makes possible an
efficient contemporary use while preserving those portions and features of the property
which are significant to its historic, architectural, and cultural values.”
Initially developed by the Secretary of the Interior to determine the appropriateness of
proposed project work on registered properties, The Standards for Rehabilitation (The
Standards) have been widely used over the years as a reference for historic rehabilitation
projects. In addition, The Standards have guided Federal agencies in carrying out their
historic preservation responsibilities for properties in Federal ownership or control; the
State Historic Preservation Officer (SHPO) and local officials in reviewing both Federal
and non-Federal rehabilitation proposals. The intent of The Standards are to assist the
long-term preservation of historic materials and features. The Standards pertain to historic
buildings of all materials, construction types, sizes, and occupancy and encompass the
exterior and interior of the buildings.
As stated in the definition, the treatment “rehabilitation” assumes that at least some
repair or alteration of the historic building will be needed in order to provide for an
efficient contemporary use; however, these repairs and alterations must not damage or
destroy materials, features or finishes that are important in defining the building's
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historic character. For example, certain treatments -- if improperly applied -- may cause
or accelerate physical deterioration of the historic building. Similarly, exterior additions
that duplicate the form, material, and detailing of the structure to the extent that would
compromise the original historic character will fail to meet The Standards. There are no
major alterations or additions proposed in this project.
The ten rehabilitation provisions of The Standards are to be applied to specific
rehabilitation projects in a reasonable manner, taking into consideration economic and
technical feasibility.
1. A property will be used as it was historically or be given a new use that requires minimal
change 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
shall 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 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 shall 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 materials will not be used.
8. Archaeological resources will be protected and preserved in place. If such resources must be
disturbed, mitigation measures shall be undertaken.
9. New additions, exterior alterations, or related new construction will not destroy historic
materials, features, 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 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 the Treatment of Historic Properties and its
rehabilitation provisions are considered to be advisory documents. The Standards, when
used within the Section 106 process or the California Environmental Quality Act are
considered to be regulatory documents.
3. Secretary of the Interior's Guidelines for Preserving, Rehabilitating, Restoring, and
Reconstructing Historic Buildings:
The Secretary of the Interior’s Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing
(Guidelines) were initially developed in 1977 to help property owners, developers, and
Federal managers apply The Standards during the project planning stage by providing
general design and technical recommendations. Unlike The Standards, the Guidelines are
HERITAGE ARCHITECTURE & PLANNING  633 Fifth Avenue  San Diego, CA 92101  619.239.7888

GRANGER MUSIC HALL
Relocation Feasibility Study – Applicable Codes & Guidelines

November 7, 2017
Page B - 3

not codified as program requirements. Together with The Standards they provide a model
process for owners, developers, and Federal agency managers to follow. The Guidelines are
intended to assist in applying The Standards to project generally; consequently, they are
not meant to give case-specific advice or address exceptions or rare instances.
Some exterior and interior alterations may be needed to assure continued use, but it is
most important that such alterations do not radically change, obscure, or destroy
character-defining spaces, materials, features, or finishes. It is assumed that the
relocation and rehabilitation of the Granger Music Hall will proceed in compliance with
The Standards. The Secretary of the Interior’s Guidelines for Preserving, Rehabilitating, Restoring, and
Reconstructing Historic Buildings, is considered to be an advisory document for work that
may be performed on the Granger Music Hall.
STATE COMPLIANCE
1. 2016 California Building Code:
The California Building Code (CBC) incorporates, by adoption, the International
Building Code of the International Code Council with California amendments.
The CBC is published in its entirety every three years by order of the California
legislature, with supplements published in intervening years. The California Legislature
delegated authority to various State agencies, boards, commissions, and departments to
create building regulations to implement the State’s statutes. These building regulations
or standards have the same force of law, and take effect 180 days after their publication
unless otherwise stipulated. The California Building Standards Code applies to all
occupancies in the State of California.
2. California Historical Building Code:
The 2016 California Historical Building Code (CHBC) is intended to provide flexibility
to owners of historic structures in meeting code requirements. The CHBC and
regulations are performance-oriented rather than prescriptive as are most building codes.
Jurisdictions must allow the use of the CHBC when dealing with qualified historical
buildings, structures, sites, or resources in permitting repairs, alterations, and additions
necessary for the preservation, rehabilitation, relocation, related reconstruction, change
of use, or a continued use in accordance with the Health and Safety Code of the State of
California.
The California Historical Building Safety Board has adopted the following definition for
a qualified historic building or property:
A qualified historical building or property is any building, site, structure, object, district, or
collection of structures, and their associated sites, deemed of importance to the history,
architecture, or culture of an area by an appropriate local, state, or federal governmental
jurisdiction. This shall include designated buildings or properties on, or determined eligible for,
official national, state, or local historical registers or official inventories, such as the National
Register of Historic Places, California Register of Historic Resources, State Historic

HERITAGE ARCHITECTURE & PLANNING  633 Fifth Avenue  San Diego, CA 92101  619.239.7888

GRANGER MUSIC HALL
Relocation Feasibility Study – Applicable Codes & Guidelines

November 7, 2017
Page B - 4

Landmarks, State Points of Historical Interest, and officially adopted city or county registers or
inventories, or surveys of historical or architecturally significant sites, places, or landmarks.
Under the provisions of the CHBC, new work shall conform to prevailing code, while all
the elements of the existing structure are afforded the flexibility of reasonable and
sensitive alternatives. The CHBC alternative building standards and regulations are
intended to facilitate the restoration so as to preserve original or restored architectural
elements and features, to encourage energy conservation and a cost effective approaches
to preservation, and to provide for the safety of occupants. The CHBC also has
alternative provisions for compliance with Title 24, California Building Code, for
accessibility issues. The California Historical Building Code is considered to be a
regulatory document. The Granger Music Hall is a qualified historical building and can
utilize the CHBC.
3. California Register of Historical Resources:
In 1992, the Governor signed AB 2881 into law establishing the California Register of
Historical Resources (CRHR). The CRHR is an authoritative guide in California used by
state and local agencies, private groups, and citizens to identify the state's historical
resources and to indicate what properties are to be protected, to the extent prudent and
feasible, from substantial adverse change. The criteria for eligibility for the CRHR are
based upon the National Register of Historic Places criteria. Certain resources are
determined by the statute to be included in the CRHR, including California properties
formally determined eligible for, or listed in, the National Register of Historic Places,
State Landmarks, and State Points of Interest. The Granger Music Hall is a qualified
historical building listed on the California Register and the National Register.
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C. BUILDING CONDITION ASSESSMENT
GENERAL DESCRIPTION:
The historic Granger Music Hall is a one-story, wood framed building with wood shingle
cladding on the exterior walls topped by a complex hipped roof that is also shingled. The
overall condition of the building has been downgraded to fair due to years of deferred
maintenance. Persistent roof leaks have led to the damage of historic features and finishes
including interior plaster, woodwork, and decorative painting which are premiere characterdefining features. Vandalism has also caused damage that will require repair.

Floor Plan: The yellow shaded area is the original 1896 Music Room. The Blue shaded area is the
1898 Performance Room addition. The existing office, kitchen, and restrooms were added later.

EXTERIOR ASSESSMENT
Site:
The existing site is non-historic. The Granger Music Hall was moved from its original
location on 8th Street to its present location on 4th and Palm Street in 1972. The existing site
is fenced for security (refer to Figure 1). There is a large non-historic paved courtyard with a
brick fountain and a large wood Granger Music Hall sign in front of the building. In general,
the site features, while pleasant, do not contribute to the historic character of the building.
Adjacent to the site there is a surface parking lot and directly behind the building there is a
larger lighted “Mile of Cars” sign. These features detract from the historic character of the
building. There are two outbuildings of unknown age on the east side of the site (refer to
Figures 10 and 11). The outbuildings are set back from public view so they do not detract
from the historic character of the site.
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Relocation Considerations:
There are several considerations and criteria when relocating a historic building. The
National Park Service has a document which addresses moving historic structures. National
Register Bulletin 15 includes a section called “Criteria Consideration B: Moved Properties.”
Below are a few key excerpts from that document:
“…Significance is embodied in locations and settings as well as in the properties themselves.
Moving a property destroys the relationships between the property and its surroundings and
destroys associations with historic events and persons. A move also may cause the loss of
historic features such as landscaping, foundations, and chimneys, as well as loss of the
potential for associated archeological deposits.”
“A moved property… must retain enough historic features to convey its architectural values
and retain integrity of design, materials, workmanship, feeling, and association.”
“…Moved properties must still have an orientation, setting, and general environment that
are comparable with the property’s significance.”
“For a property whose design values or historical associations are directly dependent on its
location, any move will cause the property to lose its integrity and prevent it from conveying
its significance.”
The Granger Music Hall has already been relocated once before. A second relocation would
not cause additional impact to the historical integrity because the current site does not
contribute to the historical setting or integrity of the building. However, it is not known if
the 1972 relocation changed the building orientation or affected other aspects of the original
setting. It is important that the proposed relocation plans take into account the original
setting and orientation and attempt to match them if possible. Additional research is
recommended to identify the original orientation.
Foundation:
The existing foundation is non-historic. It was added when the building relocated in 1972.
The foundation consists of concrete block stem walls around the building perimeter with
internal pier supports. A comparison between available historic photographs and the existing
foundation indicates that the structure was raised approximately 30-inches when the building
was moved.
Paint:
The paint is in poor condition with significant fading, chalking, flaking, and deterioration.
The existing color scheme is red walls with green trim. Preliminary paint scraping revealed
that the first visible paint layer is similar in color to the current paint although there appears
to be a minor variation in the original hues. A detailed microscopic paint investigation
should be used to determine the exact color of the original paints so the historic scheme can
be replicated (refer to Photos 11 & 12).
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Walls:
The exterior walls are finished with wood shingles. The shingles are 11 ½-inches long with
square cut ends set with a 4 ½-inch exposure. The top four rows of shingles have rounded
ends with approximately the same exposure. The general condition of the shingles is fair to
poor with significant paint deterioration and many split or displaced shingles (refer to Photos
11 & 12).
Roof:
The roof is hipped with a low-to-moderate moderate slope and hipped dormer windows that
provide natural light to the interior performance hall along with skylights. The roof is clad
with wood shingles. A plastic tarp has been nailed to the roof to temporarily address leaks.
The roofing is in poor condition and should be replaced immediately to prevent further
damage to the interior finishes. Failure of the temporary roof tarp, installed in 2015, has led
to water infiltration and collapse of two areas of the hand-painted ceiling in the Performance
Room (refer to Photos 18 & 19). A replacement roof tarp was installed earlier this year.
The roof features flared eaves with shaped rafter tails and 1x4 V-groove tongue-and-groove
sheathing. In general, the rafter tails are in fair condition. The exposed sheathing at the eaves
is in fair condition (refer to Figure 5 and Photos 13 & 14). The attic space was not accessible
for inspection.
Porches:
There are two historic porches on the south wall of the building. Both porches have gabled
roofs with flared eaves and shaped rafter tails (refer to Figures 2 & 4 and Photos 3 & 15).
The west porch roof is in fair condition with some evident of wood deterioration,
deteriorated paint, and deteriorated roofing. The east porch roof is in poor condition with
significant wood deterioration caused by dryrot and termites (refer to Photos 15 & 16). The
front posts of both porches are non-historic. Historic photographs indicate that the porch
roofs originally cantilevered without outer posts (refer to Figure H1).
The floor of the west porch, which leads to the older section of the building, is
approximately 4’-8” above the exterior finish grade (refer to Figure 2 and Photo 3). The
porch floor and steps are concrete. They were added in 1972 when the building was
relocated to the current site. The typical rise is 5 3/8-inch. The treads are 12-inches deep.
The stair includes a non-historic 1972 metal handrail which does not comply with current
code.
There is a 1972 concrete ramp and landing at the east porch which leads to the Performance
Room (refer to Figure 3 and Photo 1). The landing is 2’-9” above the exterior finish grade.
The difference in elevation between the two porches accommodates the interior level change
between the two main rooms. The 1972 porch ramp is approximately 30-feet long. It does
not comply with current code due to the non-compliant slope, cross-slope, metal handrails,
and landing dimensions. The door thresholds at both entry doors are not code-compliant
and include a level change of approximately 1 ½-inches.
Windows:
The four circular-shaped (oval) windows located on the north and south elevations of the
building are unique, primary character-defining features (refer to Figures 3 & 25 and Photos
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1, 8 & 21). Historic photographs indicate that the windows originally had vertical muntins -and possibly horizontal too (refer to Figure H1). Although the historic muntins have been
removed, the existing wood frames remain in fair to good condition. The northeast circular
window was broken by vandals or vagrants since 2010 and the opening has been sealed with
plywood.
The building includes several dormer windows. The windows on the older section of the
building feature diamond patterned divided-lite sashes (refer to Figure 6). The dormer
windows above the main Performance Room are single-lite operable wood-framed hoppers
(refer to Figure 20).
There are two windows on the north side of the building at the non-historic kitchen and
storage room addition. These windows are wood and are in good condition. A third window
in this area has been boarded-over (refer to Photo 7).
Chimney:
The existing chimney is non-historic, it was reconstructed from oversized non-historic 11
½” x 3 ½” x 3” brick in 1972 when the building was relocated (refer to Figure 7).
INTERIOR ASSESSMENT
Original 1896 Music Room:
Originally the Granger Music Hall was built in 1896 and it included only one room (refer to
Figure H2). The larger Performance Room was added to the building two years later. The
original 1896 room features wood paneled walls, a coved wood paneled ceiling, wood
wainscoting, a large symmetrical skylight (with one pane missing), and a fireplace with a
massive marble mantel (refer to Figures 12-15 and Photos 17 & 22). Most of these original
features remain intact and are in good condition. The original fireplace mantel has been
replaced with a salvaged mantel from another location (refer to Figure 16). Although the
mantel is not original to the building it is appropriate to the historic period of the building
and it does not detract from the overall character of the space. Historic photographs (refer
to Figures H2 and H4) indicate that the mantel was replaced at least once before the current
mantel was installed.
The floor of the original Music Room is 1’-11” above the floor level of the adjacent (ca.
1898) Performance Room. The east wall was modified ca. 1898 when the Performance
Room was added to provide a stepped connection between the two spaces (refer to Figures
H4 and 18). There are four steps down to the Performance Room. The steps appear to have
been modified in 1972 when the building was relocated. It is likely that the building was cut
at that location to facilitate the relocation and that the original steps were removed and
reconstructed. The existing steps are entirely clad in non-historic carpeting, so a detailed
survey of the substrate was not possible. The original wood flooring in the Music Room has
been covered with carpet which is water damaged and is in poor condition. Original
photographs (refer to Figure H2) reveal that the Music Room originally had a small raised
wood stage platform in the northwest corner which was probably removed from the ca.
1898 addition when the larger stage was added.
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Performance Room:
The Performance Room was added ca. 1898, two years after the original construction of the
Granger Music Hall. The room is a significant character-defining space (refer to Figures H3
and H4). It features a paneled wood wainscot, plastered walls, coved ceilings, decorative
paint, a curved wood stage, and an elaborately carved wood organ screen (refer to Figures
20-26 and Photos 17 & 21). These features generally remain in good condition with some
signs of plaster bulging, paint deterioration, and damage at the wood cornice above the
organ screen caused by persistent roof leaks. As noted previously, the failure of a temporary
roof tarp has resulted in rain water infiltration and the collapse of two areas of the handpainted ceiling in this room (refer to Photos 17-20). Now that a new roof tarp has been
installed, the ceiling should be inspected and stabilized to prevent further damage.
The original wood flooring is covered with non-historic carpet. There are two decorative
circular screens in the ceiling above the performance space visible in historic photographs
(refer to Figure H3) which are currently covered with plywood. It is assumed that some
repair will be required on these screens. In addition to the decorative paint, the coved ceiling
features the original raised plaster trim and exposed incandescent lighting. The room is also
naturally lit through the four oval windows and a band of five clerestory hopper windows on
the west wall. In addition to the broken northeast oval window, vandals have destroyed a
section of original wood wainscoting between the Kitchen and Performance Room.
Stage, Backstage, and Organ Loft:
The Stage has a curved front and is approximately 2’-6” above the main Performance Room
floor (refer to Figure 23). The stage is wood with a paneled skirt that matches the original
wood wainscot. There is a detached moveable wood stair in front of the stage. The back wall
of the stage features an elaborate full-height carved wood organ screen (refer to Figures 23
and 24). The stage and screen are in good condition. The wood cornice molding on the top
of the screen is split and detached from the ceiling. This damage appears to be related to a
roof leak and associated plaster deterioration. The organ screen conceals two rear stage
rooms and an organ loft which remain in good condition (refer to Figures 27-31). The
original 2½-inch wide tongue-and-groove wood flooring in the storage rooms and loft
remain intact and in good condition. Both doors to the storage rooms are non-historic and
the original hardware has been replaced. The original organ has been removed.
Restrooms:
The existing restrooms are non-historic. They are located on the north side of the building in
a non-historic (1972) concrete block addition that is accessed directly from the exterior (refer
to Figure 8). The existing roof is a low-slope shed roof. The interior finishes include
concrete floors, a 5’-8” high ceramic tile wainscot on all interior walls, floor-mounted metal
toilet partitions, and painted gypsum board upper walls and ceilings. The women’s restroom
includes three toilet stalls and one pedestal-style lavatory (refer to Figure 33). The men’s
restroom includes one urinal, two toilet stalls, and one pedestal-style lavatory (refer to Figure
34). One toilet stall in each room is larger (3’-3” wide by 5’-1” deep) and equipped with sidemounted grab bars. Despite this, the existing facilities do not comply with current
accessibility standards. The existing finishes and fixtures are generally in poor condition.
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Kitchen:
The Kitchen is not historic. All of the interior features, fixtures, and finishes are non-historic
dating to the 1972 building relocation or later. A historic photograph of the Music Room
shows that there was a door in the location of the existing kitchen door, but an investigation
of the foundation reveals that the floor structure is not original to the building. This would
indicate that the room was added or significantly altered. The door may have originally led to
a porch which could have been removed during the 1972 building relocation. The original
paneled wood door and hardware have also been removed and replaced.
Storage Room:
The Storage Room was not accessible at the time of the field assessment, so this report does
not include an assessment of the existing interior conditions of this space. The room is not
historic. A historic photograph the original Music Room shows that there was no door in the
location of the existing door (refer to Figure H2).
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Figure H1: The Granger Hall in its original location. Note the lower height above exterior grade.

GRANGER MUSIC HALL
Relocation Feasibility Study – Historic & Existing Photos
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Figure H2: The Granger Music Hall Ca. 1896 prior to the 1898 expansion. Note the original stage platform, door locations,
wood flooring, lighting, and fireplace mantel. These features have been modified; but the original paneled walls, wood
wainscot, skylight, and coved ceiling remain intact.
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Figure H3: The 1898 Performance Room showing the decorative painted murals and organ
screen. These features remain mostly intact.
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Figure H4: The 1898 Performance Room looking toward the 1896 portion of the building. Note the fireplace mantel has
changed since the 1896 photo, but it does not match the current mantel.
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Figure H5: The 1898 Performance Room looking toward the stage and organ screen.
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Figure H6: The 1896 Music Room looking at the front entry.
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Figure H7: HABS photo (1980) looking east at the stage and organ screen. Note the
decorative circular screen in the ceiling has been removed.
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Figure H8: HABS photo ca. 1972 after the relocation
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Figure H9: HABS photo ca. 1980 showing the Granger Music Hall after the relocation
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2010 PHOTOGRAPHS

HERITAGE ARCHITECTURE & PLANNING • 633 Fifth Avenue• San Diego, CA 92101 • 619.239.7888

GRANGER MUSIC HALL
Relocation Feasibility Study – Historic & Existing Photos

November 7, 2017
Page D - 11

Figure 1: Granger Music Hall looking north, 2010.

Figure 2: Granger Hall in 2010 looking north at the main entry showing the historic porch
roof, non-historic concrete steps, and non-historic metal railings. The building
was raised approximately 30 inches when it was relocated in 1972.
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Figure 3: Granger Hall in 2010 looking northwest at the non-historic concrete ramp to the
main Performance Room entry.

Figure 4: Granger Hall in 2010 looking east at one of the historic porch roofs. The front
columns have been added and the porch landing and metal handrails are nonhistoric.
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Figure 5: Typical eave condition showing the V-groove tongue-and-groove sheathing and
elaborately shaped rafter tails, 2010.

Figure 6: Granger Hall in 2010 looking east at the original dormer windows which feature
wood diamond pattern divided lite windows, flared eaves, and shaped rafter tails.
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Figure 7: Granger Hall in 2010 looking southeast at the non-historic chimney. The location
is historic, but the construction is ca. 1972 dating to the previous relocation.

Figure 8: Granger Hall in 2010 looking east at the non-historic CMU restroom addition.
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Figure 9: Granger Hall in 2010 looking west at the rear entry. The concrete steps and metal
handrail are non-historic.

Figure 10: A brick outbuilding at the east side of the site in 2010. The date of construction
is unknown.
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Figure 11: A wood shed structure at the east side of the site in 2010. The construction date
is unknown.

Figure 12: The original 1896 Music Room looking north in 2010. Note the original paneled
walls coved ceiling, skylight, and wainscot. The elaborate wood screens and fluted columns
on the east wall were added when the building was expanded in 1898.
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Figure 13: The original 1896 Music Room looking east toward the 1898 Music Room, 2010.

Figure 14: The 1896 Music Room looking south toward the main entry door, 2010.
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Figure 15: The 1896 Music Room looking up at the historic skylight and ceiling, 2010.

Figure 16: The 1896 Music Room looking west at the fireplace in 2010. The mantel is
historic (probably salvaged from another historic building), but it is not original to this
building. It was likely installed after the 1972 relocation.
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Figure 17: A detail of the elaborate wood screen on the east wall of the 1896 Music Room.,
2010

Figure 18: The transition between the 1896 and 1898 sections of the building in 2010. This
is the location where the building would be separated for relocation.
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Figure 19: A view of the ceiling in the transition space between the 1896 and 1898 portions
of the building in 2010. The paneling would be removed, cataloged, and salvaged
to separate the building.

Figure 20: The Performance Room (added in 1898) looking west, 2010.
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Figure 21: The Performance Room looking west., 2010.

Figure 22: The Performance Room looking east showing the historic stage, organ screen,
wood wainscot, oval windows, and decorative ceiling paint, 2010.
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Figure 23: The Performance Room looking east at the elaborately detailed wood organ
screen and stage, 2010.

Figure 24: A detail of the carved wood organ screen, 2010.
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Figure 25: One of the four oval windows in the Performance Room, 2010.

Figure 26: A detail of the ceiling mural in the Performance Room, 2010.
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Figure 27: The south side of the stage looking east at the door to the backstage area, 2010.

Figure 28: The north side of the stage looking east at the rear exit, 2010.
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Figure 29: The backstage area showing remnants of the historic organ in 2010. The organ
has been removed.

Figure 30: The backstage area showing remnants of the historic organ, 2010.
HERITAGE ARCHITECTURE & PLANNING • 633 Fifth Avenue• San Diego, CA 92101 • 619.239.7888

GRANGER MUSIC HALL
Relocation Feasibility Study – Historic & Existing Photos

November 7, 2017
Page D - 26

Figure 31: The organ loft looking southwest toward the wood organ screen, 2010.

Figure 32: The non-historic kitchen, 2010.
HERITAGE ARCHITECTURE & PLANNING • 633 Fifth Avenue• San Diego, CA 92101 • 619.239.7888

GRANGER MUSIC HALL
Relocation Feasibility Study – Historic & Existing Photos

November 7, 2017
Page D - 27

Figure 33: The non-historic women’s restroom in 2010. The existing stalls and fixtures do
not comply with current accessibility standards.

Figure 34: The non-historic men’s restroom looking east at the lavatory and partitions,
2010.
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2017 PHOTOGRAPHS
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Photo 1: May 2017 view of the east portion of the front (south) façade.

Photo 2: West end of the Performance Room on the south façade, 2017.
HERITAGE ARCHITECTURE & PLANNING • 633 Fifth Avenue• San Diego, CA 92101 • 619.239.7888

GRANGER MUSIC HALL
Relocation Feasibility Study – Historic & Existing Photos

November 7, 2017
Page D - 30

Photo 3: Main entry to the Music Room, looking north, 2017.

Photo 4: West side view of the Music Room entry canopy, 2017.
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Photo 5: Southwest corner. Note the damaged roof tarp and the brick chimney, 2017.

Photo 6: West façade showing the Music Room and Office/Kitchen addition, 2017.
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Photo 7: North wall of the Music Room, 2017. Note the boarded-up window.

Photo 8: Northwest circular window and the non-historic restroom addition, looking
southeast, 2017.
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Photo 9: Partial east façade showing the side exit and stair, 2017.

Photo 10: Southeast corner, looking north, 2017.
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Photo 11: Example of the damaged paint and wood shingle siding adjacent to the
wheelchair ramp, 2017.

Photo 12: Close-up of damaged shingle siding on the south façade, 2017.
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Photo 13: Upper south wall showing the fish scale shingles and roof eave, 2017.

Photo 14: Damaged roof eave boards and shaped rafter tails, 2017.
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Photo 15: Close-up of the east entry canopy showing the peeling paint and dryrot damage,
2017.

Photo 16: Base of a wood support post at the east canopy showing termite damage, 2017.
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Photo 17: The Performance Room, looking west, 2017.

Photo 18: The east end of the Performance Room ceiling showing severe water damage
which has caused areas of plaster to collapse, 2017.
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Photo 19: The west end of the Performance Room showing damaged ceiling plaster caused
by leaking rain water, 2017.

Photo 20: A fallen section of the west ceiling fabric with damaged plaster décor, 2017.
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Photo 21: The northeast circular window which was broken by vandals, 2017.

Photo 22: Skylight in the Music Room with a missing panel, 2017.
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Photo 23: Proposed relocation site off of Goesno Place, east of Pepper Park, looking
northeast, 2017.

Photo 24: Proposed relocation site, looking northwest, 2017.
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E. RELOCATION & RESTORATION RECOMMENDATIONS
EXTERIOR RECOMMENDATION
General Recommendations:
A termite inspection and tenting is recommended. Additionally, the City should consider
installing an automatic fire sprinkler system throughout Granger Music Hall, being careful
not to further damage the historic decorative ceiling.
Site:
It is assumed that existing site features such as the fountain, paving, outbuildings, and
fencing at the current site will be removed and the site will be left open. No future use for
the existing site has been identified. A comprehensive site improvement plan will be required
for the new site. Conceptual costs for development of the new site at Pepper Park are
included in this study.
In the event that Granger Music Hall is restored in place and not moved, the existing
fountain, paving, outbuildings, and fencing will be retained and the restroom building will be
upgraded.
Foundation:
The existing foundation will be demolished following relocation of the building. A new
foundation will be constructed at the new site. The new foundation will include CMU stem
walls with internal pier support similar to the existing foundation. However, the new
foundation will be lower to the ground to more closely match the historic foundation height.
Paint:
All painted exterior surfaces should be prepped, primed, and painted. Prep should include
removal of loose and flaky paint to expose a sound substrate with feather sanding and filling
to provide a smooth surface. Based on preliminary scraping of existing painted surfaces, it
appears that the existing color scheme is similar to the historic colors. Samples collected can
be visually inspected and matched by the architect or sent out for laboratory analysis to
determine a detailed paint history and the exact historic color palette.
Walls:
The existing exterior shingles are in fair to poor condition. Moderate replacement will be
required to facilitate relocation and placement on the new foundation. It is assumed for the
purposes of the construction cost estimate that 50% of the existing shingles will need to be
replaced.
Roof:
The existing roof is currently covered with a tarp because the roofing is in poor condition. A
new fire-treated cedar shingle roof should be installed. The existing roof sheathing was not
accessible for inspection, but it is assumed that some of the existing sheathing (assume 40%)
will also likely require replacement. The V-groove tongue-and-groove sheathing at the eaves
is in fair to poor condition. It is assumed that approximately 40% will require repair or be
impacted by the relocation which will require cutting the eaves at four locations for the crane
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“pick points.” The rafter tails appear to be in fair to good condition, an assumed 30%
replacement would likely be adequate for budgeting.
Porches:
The existing porch roofs are in fair to poor condition. The non-historic front posts (2 per
porch) should be removed to match the historic appearance. It is likely that additional
anchoring and structural support will be required to facilitate the original cantilever. The
existing porch platforms, steps, ramp, and handrails are non-historic and will require
replacement and reconfiguration for the relocation.
Windows:
The existing oval windows at the Performance Room are, overall, in fair condition. As noted
previously, the northeast circular window was broken and the opening is sealed with
plywood. The paint on the exterior frames is in poor condition and the wood is deteriorated.
They require repair. The existing non-historic glass should be replaced with “restoration
glass” to recreate the historic appearance. There is evidence in the historic photographs that
there was a center mullion or exterior storm windows, but additional research is required.
The existing dormer windows were mostly covered and could not be inspected at the time of
the field survey. It is assumed that some repair will be required at all windows.
Chimneys:
The chimney should be reconstructed with a clay brick that is appropriately sized. The
existing brick is too large. Additional research is required to determine how the original
chimney was detailed.
INTERIOR RECOMMENDATIONS
1896 Music Room:
The existing carpet and vinyl flooring should be removed and the wood floor refinished.
The non-historic door to the non-historic office/storage/kitchen room should be removed
and walled-over using matching wood paneling and wainscot. The existing door to the nonhistoric kitchen is in a historic door location so it should be retained and a new wood door
matching the historic photographs should be installed. In general, all of the existing doors
have non-historic hardware. Period-appropriate hardware should be provided for all doors
while still providing code-required exit devices and meeting current accessibility standards.
The existing ceiling and wall-mounted lighting in the Music Room is non-historic. Historic
photographs should be used as a model to find appropriate reproduction light fixtures. The
existing fireplace mantel is not original to the building, but it can be kept in the building as it
does not detract from the historic character. The original location from which the mantel
was salvaged should be researched and inscribed somewhere so it will be clear to future
researchers that it is not original to the building. Seven of the original 26 glass panels in the
skylight have been replaced with non-historic textured glass. The non-historic glass should
be removed and replaced with matching textured art glass. There also appears to be a
missing panel.
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Performance Room:
Failure of the roof tarp led to the collapse of two areas of the hand-painted ceiling in the
Performance Room (refer to Photos 18 & 19). Repair is required on the ceiling plaster to
address this damage as well as other minor bulges. While much of the historic decorative
painting is intact, new infill painting is required where damage has occurred. Historic
photographs indicate that the palm leaf pattern in the four corners was repainted in reverse
(with a light background and dark leaves instead of light leaves on a darker background).
Compare Figures H3 and 22. This detail should be repainted to match the historic
photographs. The ceiling should be inspected and stabilized to prevent further damage.
The two decorative vent screens on the ceiling, currently covered with plywood, should be
repaired. The existing carpet should be removed and the original wood floor refinished.
Non-historic track lights on the side walls should be removed. A vandalized section of
original wood wainscoting between the Kitchen and Performance Room should be restored
as well.
If the building is moved as proposed, Granger Music Hall would be cut into three sections;
1) at the connection between the Music Room and Performance Room and 2) in the middle
of the Performance Room. This is so the building can traverse the move route on a flatbed
truck. Once Granger Music Hall is reassembled on a new foundation, the areas where the
cuts occurred need to be patched and restored to match the historic conditions.
Stage, Backstage, and Organ Loft:
Existing debris in the backstage storage rooms should be removed prior to relocating the
building.
Restrooms:
If the building is moved, the existing restroom wing should be removed. Some wall repair on
the historic building at the location of the addition will likely be required. A new code
compliant detached public restroom structure should be constructed at the new site. For
budgeting purposes it is assumed that the new restrooms will include approximately the
same number of fixtures as the existing facilities. If Granger Music Hall is not moved, the
existing restroom building should be gutted and remodeled with new fixtures and full
disabled compliance.
Kitchen & Storage Room:
These rooms are non-historic. It is likely that the door which currently leads to the kitchen
originally served as a rear exit. If the building is moved, it is recommended that the kitchen
and storage room be removed and a new porch be added at the remaining door to match the
porches in front. The door to the storage room should also be removed.
ACCESSIBILITY RECOMMENDATIONS
Ramps:
Since the relocated structure can be placed closer to the ground (to match its historic
appearance) the ramp to the Performance Room can be significantly reduced in length. It
may be possible to provide a 1:20 slope ramp which will not require handrails.

HERITAGE ARCHITECTURE & PLANNING  633 Fifth Avenue  San Diego, CA 92101  619.239.7888

GRANGER MUSIC HALL
November 7, 2017
Relocation Feasibility Study – Relocation & Restoration Recommendations
Page E - 4
Stairs:
The stairs to the front porch should be reconstructed in wood to match the historic steps.
Originally there were no handrails, but handrails will be required by current code.
STRUCTURAL ASSESSMENT & RECOMMENDATIONS SUMMARY
The overall structural condition of the Granger Music Hall is fair to good. There are no
major signs of structural defects, other than water and termite damage. The foundation
system was installed in 1972 when the building was relocated to the current site. In general,
there appear to be adequate solid wall lengths which provide acceptable seismic shear
capacity. The structural members of the roof were not accessible for survey, but there are no
obvious signs of any major structural deficiencies. There are tarps and minor plaster damage,
indicating persistent water leaks which over time will cause deterioration of the roof
structure. The attic and roof should be inspected by a structural engineer and repaired and
stabilized as required.
The relocation will likely not trigger a full seismic upgrade to the building because there is no
proposed change in use. The relocation will require construction of a new foundation. The
new foundation can be constructed in a similar manner as the existing foundation with
perimeter stem walls and internal pier footings at existing support locations. The new
foundation should also be built lower to the ground to match the historic condition. A
minimum clearance of 18-inches below floor joists and 12-inches below beams will be
required. It appears that these clearances can be accommodated with only minor excavation
below the 1896 portion of the building, but the 1898 Performance Room sits lower to the
ground and will require additional excavation below the floor. The moving contractor will be
required to provide structural shoring for the relocation and coordinate with the architect to
insure that significant architectural finishes and features are not disturbed during the
relocation.
A detailed structural assessment by Dodd & Associates (from 2010) is included in the
Appendix of this study.
RELOCATION SUMMARY
This study includes the scenario where Granger Music Hall is not moved, but restored insitu. If this is the case, then the following relocation description would not apply.
The relocation of the Granger Music Hall will require cutting the building into three pieces.
The building will be cut at the joint between the 1896 section and the 1898 addition and also
at the center of the Performance Room. When the building was previously relocated, it is
assumed that it was also cut at the joint between the 1896 and 1898 portions. The cut will
require removal of the existing; wood handrail, ceiling sheathing, and wainscot (refer to
Figures 18 and 19). These items should be carefully removed and cataloged so they can be
reinstalled after the relocation. The existing steps appear to be non-historic (they are entirely
clad in carpet). New steps should be constructed in wood to match the flooring. Additional
work will include re-roofing and replacement of exterior shingles at the cut locations.
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In the plan above, the dashed red lines indicate the proposed cuts for the move and the red
shaded areas indicate non-historic additions to be removed.
The building transport will involve a crane, flatbed truck, and a barge towed by a tugboat. A
relocation scheme has been identified by John T. Hansen Enterprises including a proposed
route which will include movement on city streets to the Marine Group Boat Works at 997
G Street, Chula Vista, CA 91910 (refer to the route map in the Appendix).
John T. Hansen Enterprises would “Cut building into three, jack up, load each piece, move,
setting down and shoring. Other[s] to pay for all barge and tug boats, and crane if needed.
Also, other[s] to pay for all overhead wire crews, SDG&E, Cox, AT&T, and turning of
signal lights and moving of trolley lines for move.”
A barge on the bay is needed to avoid street routes that pass under Interstate 5, which would
not provide the required vertical clearance. The exact location for the barge loading and
unloading will need to be verified and coordinated with the Port District prior to the
relocation. If alternate locations are required, there may be impacts to the crane and
relocation costs due to available clearances which could affect the size of crane required.
Additionally the exact weight of the structure is unknown. Assumed weights have been
applied based on the building size for the purposes of providing an approximate cost for the
relocation.
Marine Group Boat Works (MGBW) would: “Lift barge to quay wall height, stand by and
adjust barge level as other[s] roll structure aboard. Other[s] to provide trench plate to
facilitate bridging wall and plate. Any fencing modifications to enter the yard will be for
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others account.
 Granger section[s] arrive to MGBW on a flatbed as a unit.
 MGBW uses travelift to lift the barge so that top deck is flush against pavement.
 Unit drives onto the barge.
 Barge is tugged to Pepper Park.”
An updated scope of work, fee, and supporting documents by John T. Hansen Enterprises
and Marine Group Boat Works are included in the Appendix. The construction cost
estimate is included in Section F of this study.
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F. OPINION OF PROBABLE CONSTRUCTION COSTS (2017)
Weisbecker Consulting Services prepared the following preliminary Opinion of Probable
Construction costs for two scenarios: 1) Relocation and Rehabilitation, and 2) In Situ
Rehabilitation.
The itemized estimates are provided on the following pages. Here are the totals of the two
scenarios:
Relocation and Rehabilitation:
Relocation
Rehabilitation & Site Work
TOTAL
In Situ Rehabilitation:
TOTAL

$1,024,249.
$1,328,961.
$2,353,210.

$564,329.
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Description
Site work
Pergola 24' x 36'
Pergola 24' x 44'
Sliding Gate ‐ Manual
Storage Bldg with interior food prep, sink, storage and counter 12' x 24
Retaining Wall 36" max height
Driveway Aprons
Bollards
Wrought IronFence
Terrace Patio with Planters

Quantity Unit

Unit Price

Total

1
1
3
242
100
120
6
360
1,000

LS
LS
LS
SF
LF
SF
EA
LF
SF

$25,000
$30,000
$7,500
$400
$110
$50
$1,000
$65
$20

$25,000
$30,000
$22,500
$96,800
$11,000
$6,000
$6,000
$23,400
$20,000

Landscaping
Irrigation
Paving
Trees 36" Box with Grate
Trees 24" Box with Grate

3,750
3,750
9,500
6
2

SF
SF
SF
EA
EA

$8
$5
$10
$1,200
$900

$30,000
$18,750
$95,000
$7,200
$1,800

Exterior Work
Earthwork ‐ Site Clearing

38000

sf

$

0.35

$

13,300.00

Demolition ‐ Remove Existing Out Bldgs
Demolition ‐ Foundation
Demolition ‐ Chimney

1
3300
1

ls
sf
ls

$
$
$

5,000.00
4.00
2,000.00

$
$
$

5,000.00
13,200.00
2,000.00

Termite Inspection and Tenting

1

ls

$

4,500.00

$

4,500.00

Automatic Fire Sprinkler System

3300

sf

$

7.00

$

23,100.00

Site Electrical, Data

100

lf

$

250.00

$

25,000.00

1

ls

$

40,000.00

$

40,000.00

Site Sewer Lateral

100

lf

$

150.00

$

Concrete
Excavation @ Music Room
Excavation @ Hall
Perimeter Footing
Spread Footings

700
2600
305
10

sf
sf
lf
CY

$
$
$
$

2.00
3.00
50.00
750.00

Masonry ‐ Stem Walls
Masonry ‐ Clay Fire Brick Chimney

1000
1

sf
ls

$
$

Rough Framing
Framing ‐ Anchor Bolts and Straps
Sill Plate
New Exterior Wood Shingles ‐ 50%
New Roof Sheathing @ 40%
Repair V‐ Groove at Eaves 40%
Replace Rafter Tails @ 30%
Cut and Repair Eaves for Crane
Shoring @ Porch
Repair Porch Roof Framing

1
305
2500
1360
360
33
1
2
1

ls
lf
sf
sf
sf
ea
ls
ea
ls

Roofing
Demolition
Demolition ‐ sheathing @ 40%
Fire Treated Cedar Shingles
Fire Treated Cedar Shingles @ Porch

4300
1360
4300
200

sf
sf
sf
sf

Site Water Line ‐ Fire 100' max

11/7/2017

Prepared by WCS

Subtotals

$

393,450.00

$

33,500.00

15,000.00

$

107,600.00

$
$
$
$

1,400.00
7,800.00
15,250.00
7,500.00

$

31,950.00

25.00
7,500.00

$
$

25,000.00
7,500.00

$

32,500.00

$
$
$
$
$
$
$
$
$

5,000.00
8.00
9.00
5.00
14.00
750.00
2,500.00
1,500.00
3,500.00

$
$
$
$
$
$
$
$
$

5,000.00
2,440.00
22,500.00
6,800.00
5,040.00
24,750.00
2,500.00
3,000.00
3,500.00

$

75,530.00

$
$
$
$

1.25
2.00
9.00
9.00

$
$
$
$

5,375.00
2,720.00
38,700.00
1,800.00

$

48,595.00

3

Granger Music Hall Feasability Study
Relocation Estimate

Windows
Repair Oval Windows
Replace Glazing @ Oval Windows
Repair Dormer Windows
Painting
Lead Abatement ‐ Allowance
Prep
Exterior ‐ Walls and Windows
Exterior ‐ Soffits, Rafter Tails
Exterior ‐ Doors

4
4
1

ea
ea
ls

$
$
$

500.00
400.00
6,000.00

$
$
$

2,000.00
1,600.00
6,000.00

$

9,600.00

1
6500
5000
1500
4

ls
sf
sf
sf
ea

$
$
$
$
$

5,000.00
2.00
1.50
1.50
250.00

$
$
$
$
$

5,000.00
13,000.00
7,500.00
2,250.00
1,000.00

$

28,750.00

$761,475

$

761,475.00

Exterior subtotal
Exterior Contingency @ 10%

$

76,147.50

Interior Work
Demoltion
Carpet
Doors
Debris in Storage Rooms
Light Fixture
Track Lighting
Skylight ‐ Glazing only

3300
2
1
1
1
7

sf
ea
ls
ea
ea
ea

$
$
$
$
$
$

1.00
100.00
250.00
150.00
150.00
50.00

$
$
$
$
$
$

3,300.00
200.00
250.00
150.00
150.00
350.00

$

4,400.00

Framing
Infill Door Opening with Wainscoat
Refinish wood floors
Ceiling and Paneling Repairs

1
3300
1

ls
sf
ls

$
$
$

2,500.00
5.00
10,000.00

$
$
$

2,500.00
16,500.00
10,000.00

$

29,000.00

Sheet Metal
Repair Decorative Vent Screens

2

ea

$

1,500.00

$

3,000.00

$

3,000.00

Lath and Plaster
Ceiling Repair

1

ls

$

10,000.00

$

10,000.00

$

10,000.00

Doors Frames and Hardware
Exterior Door to match historic photos
Hardware ‐ Period Appropriate
Hardware ‐ Closure

1
4
4

ls
ea
ea

$
$
$

2,500.00
850.00
750.00

$
$
$

2,500.00
3,400.00
3,000.00

$

8,900.00

Glazing
Textured Art Glass to match existing

7

ea

$

250.00

$

1,750.00

$

1,750.00

Painting
Repaint Palm Leaf Patterns
Decorative Paint Restoration

4
1

ea
ls

$
$

2,000.00
20,000.00

$
$

8,000.00
20,000.00

$

28,000.00

Electrical
New Fixture ‐ Period Appropriate

1

ea

$

3,000.00

$

3,000.00

$

3,000.00

$

88,050.00

$

88,050.00

Interior subtotal

11/7/2017

Prepared by WCS
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Granger Music Hall Feasability Study
Relocation Estimate

Interior Contingency@ 10%

$

8,805.00

Restroom Bldg
Demolition
Repair Bldg Wall @ location
Replace Restroom Bldg

285
1
285

sf
ls
sf

$
$
$

25.00
7,500.00
300.00

$
$
$

7,125.00
7,500.00
85,500.00

$

100,125.00

Kitchen and Storage Rooms
Demolition
Repair Bldg Wall @ Location
New Porch to match existing

160
1
1

sf
ls
ls

$
$
$

25.00
5,000.00
20,000.00

$
$
$

4,000.00
5,000.00
20,000.00

$

29,000.00

Site Accessability
ADA Ramp ‐ Concrete @ Performance Room
Wood Framed Stairs with Handrails @ Music Room Porch

100
1

sf
ls

$
$

15.00
12,500.00

$
$

1,500.00
12,500.00

$

14,000.00

1
1
1

ls
ls
ls

$
$
$

506,359.00
15,151.20
16,500.00

$
$
$

506,359.00
15,151.20
16,500.00

$

538,010.20

Allowance ‐ Overhead Wire Crews, SDGE, Trolley Lines,
Signal Lights, and CHP.
Relocation subtotal
Relocation Contingency @ 10%

1

ls

$

250,000.00

$

250,000.00

$

250,000.00

$
$

931,135.20
93,113.52

$

931,135.20

General Conditions
Supervision

6
6

$
$

51,000.00
48,000.00

Relocation
John T Hansen
Bob's Crane
Marine Group

mnths $
mnths $

8,500.00
8,000.00

Subtotal
Overhead and Profit @ 8%
Insurance @ 1.5%

$ 2,057,726.22
$
164,618.10
$
30,865.89

Subtotal

$ 2,253,210.21

Architectural and Engineering Fee's

$

Total

$ 2,353,210.21

11/7/2017

Prepared by WCS

100,000.00
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Granger Musis Hall Feasability Study
In Situ Estimate

Unit Price

Total

Subtotals

Description
Exterior Work
Termite Inspection and Tenting

Quantity

Unit

1

ls

$

4,500.00

$

Automatic Fire Sprinkler System

3300

sf

$

7.00

$

23,100.00 $ 23,100.00

1

ls

$ 40,000.00

$

40,000.00 $ 40,000.00

Rough Framing
New Exterior Wood Shingles ‐ 50%
New Roof Sheathing @ 40%
Repair V‐ Groove at Eaves 40%
Replace Rafter Tails @ 30%
Cut and Repair Eaves for Crane
Shoring @ Porch
Repair Porch Roof Framing

2500
1360
360
33
1
2
1

sf
sf
sf
ea
ls
ea
ls

$
$
$
$
$
$
$

9.00
5.00
14.00
750.00
2,500.00
1,500.00
3,500.00

$
$
$
$
$
$
$

22,500.00
6,800.00
5,040.00
24,750.00
2,500.00
3,000.00
3,500.00 $ 68,090.00

Painting
Lead Abatement ‐ Allowance
Prep
Exterior ‐ Walls and Windows
Exterior ‐ Soffits, Rafter Tails
Exterior ‐ Doors

1
6500
5000
1500
4

ls
sf
sf
sf
ea

$
$
$
$
$

5,000.00
2.00
1.50
1.50
250.00

$
$
$
$
$

5,000.00
13,000.00
7,500.00
2,250.00
1,000.00 $ 28,750.00

Roofing
Demolition
Demolition ‐ sheathing @ 40%
Fire Treated Cedar Shingles
Fire Treated Cedar Shingles @ Porch

4300
1360
4300
200

sf
sf
sf
sf

$
$
$
$

1.25
2.00
9.00
9.00

$
$
$
$

5,375.00
2,720.00
38,700.00
1,800.00 $ 48,595.00

4
4
1

ea
ea
ls

$
$
$

500.00
400.00
6,000.00

$
$
$

2,000.00
1,600.00
6,000.00

Exterior subtotal

$

222,635.00

Exterior Contingency@ 10%

$

Site Water Line ‐ Fire

Windows
Repair Oval Windows
Replace Glazing @ Oval Windows
Repair Dormer Windows

4,500.00

$

$

4,500.00

9,600.00

22,263.50 $ 22,263.50

Interior Work
Demoltion
Carpet
Doors
Debris in Storage Rooms
Light Fixture
Track Lighting
Skylight ‐ Glazing only

11/7/2017

3300
2
1
1
1
7

sf
ea
ls
ea
ea
ea

Prepared by WCS

$
$
$
$
$
$

1.00
100.00
250.00
150.00
150.00
50.00

$
$
$
$
$
$

3,300.00
200.00
250.00
150.00
150.00
350.00

$

4,400.00

2

Granger Musis Hall Feasability Study
In Situ Estimate

Framing
Infill Door Opening with Wainscoat
Refinish wood floors
Ceiling and Paneling Repairs

1
3300
1

ls
sf
ls

$ 2,500.00
$
5.00
$ 10,000.00

$
$
$

Sheet Metal
Repair Decorative Vent Screens

2

ea

$

1,500.00

$

Lath and Plaster
Ceiling Repair

1

ls

$ 10,000.00

$

Doors Frames and Hardware
Exterior Door to match historic photos
Hardware ‐ Period Appropriate
Hardware ‐ Closure

1
4
4

ls
ea
ea

$
$
$

2,500.00
850.00
750.00

$
$
$

2,500.00
3,400.00
3,000.00

$

8,900.00

Glazing
Textured Art Glass to match existing

7

ea

$

250.00

$

1,750.00

$

1,750.00

Painting
Repaint Palm Leaf Patterns
Decorative Paint Restoration

4
1

ea
ls

$ 2,000.00
$ 20,000.00

$
$

Electrical
New Fixture ‐ Period Appropriate

1

ea

$

3,000.00

$

Upgrade Restroom Bldg

285

sf

$

100.00

$

28,500.00 $ 28,500.00

Upgrade Kitchen and Storage Rooms
Interior subtotal

160

sf

$

100.00

$
$

16,000.00 $ 16,000.00
132,550.00

$

13,255.00 $ 13,255.00

$
$

45,000.00 $ 45,000.00
48,000.00 $ 48,000.00

Interior Contingency @ 10%
General Conditions
Supervision

6
6

mnths $
mnths $

7,500.00
8,000.00

2,500.00
16,500.00
10,000.00 $ 29,000.00

3,000.00

8,000.00
20,000.00 $ 28,000.00

3,000.00

$

483,703.50

Overhead and Profit @ 10%
Insurance @ 1.5%

$
$

48,370.35
7,255.55

Subtotal

$

539,329.40

Architectural and Engineering Fee's

$

25,000.00

Total

$

564,329.40

Prepared by WCS

3,000.00

10,000.00 $ 10,000.00

Subtotal

11/7/2017

$

$

3,000.00

$ 483,703.50
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G. APPENDIX
Structural Assessment & Recommendations – Dodd & Associates (2010)
Scope and Cost Estimates
 John T. Hansen Enterprises
 Bob’s Crane Service
 Marine Group Boat Works
Proposed Relocation Route
Conceptual Plan for the New Pepper Park Site (provided by KTU+A)
1972 Restoration Drawings
1976 HABS Drawings
Preservation Briefs
 PB4 Roofing for Historic Buildings
 PB9 Repair of Historic Wood Windows
 PB10 Exterior Paint Problems on Historic Woodwork
 PB21 Repairing Historic Flat Plaster Walls and Ceilings

HERITAGE ARCHITECTURE & PLANNING  633 Fifth Avenue  San Diego, CA 92101  619.239.7888

DODD AND ASSOCIATES
202,0HANCOCK ST. SUITE B
SAN DIEGO,CA 921I0
PHONE- ('6t9)260-0057 FAX- (619)260-0046

February
25,2010
CarmenM. Pauli
Principal/Architect
Heritage
Architecture
& Plannirrg
625 Broadway,
Suite800
SanDiego,CA 92101
Subject:Structural
Assessment
for the Relocation
of GrangerMusicHall
DearCarmen,
As requested,
we havereviewed
the existingGrangerMusicHalllocatedat 1615
EastFourthStreet,NationalCity,for the purposeof the structural
feasibility
of relocatingthe structure
to Sub-AreaBi-1of the NationalCityHarborDistrict(BayMarinaDrive
and Cleveland
Avenue). We understand
thatthe currentlocationof the structureis not
its originalsite,butthat it was rnovedheresometimein the past. The structureis approximately
100ftin lengthand mostly32ftin widthwitha foyerapproximately
44ft in
width. The existingwoodstructure,
including
the floorframing,is to be re-attached
to a
newfoundation
at the newsitelocation.
The existingverticalsystemfor the buildingconsistsof a clear-span
woodframed
roofsupportedby exteriorwoorlbearingwallswhichsit on top of CMUstemwallson
concretefoundations.
We wereunableto verifyroofmembersas therewas no access
available.The interiorfloorsystemconsistsof 6x8woodbeamsspanningapproximately 6ft.with2x10woodjoists@ 16"o.c.runningperpendicularly
overthe top of the
beams.The beamlinesare 6ftapartandsupportedby 20"squareconcreteisolated
padfootings.lt appearsthattl"reexistingfloorframingworksfor assemblyloadingand
we see no needto replaceor rr-.inforce
this floorsystem.
The existinglateralresisting
systemmostlikelyconsistsof 1x diagonalplankingon
the roofas wellas the exteriolwoodwalls. We wereunableto investigate
the exiiting
conditions
butthe 1x planking\Mastypicalfor the period.No changein occupancy
is
beingfiled,so thereare no structural/seismic
upgradesrequiredfor the relocation
of the
building Existingwoodsheannralls
anddiaphragms
areto remainand be replacedin
kindas requireddueto anydamageor removalrequiredby the relocation.Notprovidinga full seismicupgradeof the buildingdoesnot appearto be an issuedue to itresignificantamountof existingsoliclwalllengthson all sidesof the buildingand a continuousroofdiaphragm
as well. Evenwithexistingopeningsin the rooiandwalls,the
diaphragms
appearto be sufficient
to transferlateralloadi to the foundation.

Newfoundations
and anchorage
needto be designedunderthe 2007CBC. The
newfoundation
is to consistof isolatedconcretepadfootingsandsolidgroutedmasonryexteriorstemwallson newconcretefootings.The buildingwillbe re-located
in two
piecesandwillbe re-connecterC
at the newsitelocationwiththe useof steelstrapsand
newdiaphragm
elements(bothhorizontal
and vertical)as required.The existingbuilding is to be connected
to the newfoundation
withthe voluntaryuseof newsteefstrap
holdownsand anchoredto a newsillplateas well. The holdownsystemis not required
as it currently
doesnotexist,butwill provideadditional
anchorage
for the structure.All
foundation
elementswillbe locatedto allowa minimumof 18"clearance
fromthe bottom of woodfloorbeams/joists
to soil.
Additional
buildings/rooms
not partof the historicbuilding,at the EastFourthstreet
site,are notto be relocated
to the newsite. The re-construction,
if any,of thesestructures,including
restrooms,
will not be partof the currentrelocation
plans.
We appreciate
the opportunity
to providethisstructural
assessment
for the relocation
of the HistoricGrangerMusicl-{alland lookfonruard
to ourfurtherinvolvement
in the
project.
Regards,
Doddand

JerryDodd

..
..
..
..
.

9822 ½ Hawley Road
El Cajon, CA 92021
Office (619)443-7400
Fax (619)443-7402

John T. Hansen Enterprises
June 6, 2017

RE: Granger Music Hall – Prevailing Wage Project
Heritage Architecture & Planning;
$506,359.00 - Cut building into three, jack up, load each piece, move, setting down and
shoring. Other to pay for all barge and tug boats, and crane if needed. Also, other to
pay for all overhead wire crews, SDG&E, Cox, AT&T, and turning of signal lights and
moving of trolley lines for move. Floor plans will need to be submitted to Marine
Group.
$47,500.00 - Marine Group (Barge & Tug Boat)
Route is as follows:
(West) East 4th Street
(South) Roosevelt Avenue
(East) West 16th Street
(West) East 16th Street
(South) Highland Avenue
(West) C Street
(South) Broadway
(West) F Street
(West) Lagoon
(South) Marina Pkwy
(West) G Street

............................
SPECIALIZING IN MOVING
HISTORICAL HOMES, HOUSES,
RELOCATABLE & PORTABLE CLASSROOMS

Contract

997 G Street
Chula Vista, CA 91910
Voice(619)427-6767
Fax (619)427-0324

Date

Contract No.

2/9/2010

5382

P.O. No.
Hansen House Movers

ALL WORK CASH ON DELIVERY LIMITED WARRANTY: 30 DAYS ON PARTS
AND LABOR MANUFACTURERS' WARRANTIES ONLY
ON PARTS WITH ACCOMPANYING
WARRANTIES
SEE REVERSE SIDE FOR DETAILS

Item

Description

Ordered

U/M

Rate

Service - Comm... 1. Lift barge to quay wall height, stand by and adjust
barge level as other roll structure aboard. Others to
provide trench plate to facilitate bridging wall and
plate. Quote provides for 6 hrs of yard and travel
lift access. Any fencing modifications to enter the
yard will be for others account.

16,500.00

8.75%

3% Environmental fee will apply to total amount.

Total
16,500.00

0.00

Power will be charged at $0.26 per Kwh used.

WORK AUTHORIZATION AND DESIGNATION OF AGENT
I hereby authorize the above repair work to be performed. I acknowledge that I have received a copy of, and have
read, understood and agree to the terms and conditions of this Contract, including those on the reverse side hereof. I
hereby authorize________________________________ to act as my representative/agent with authority to contract
for any additional work which may be requested or required.
OWNER___________________________________________DATE_________

Total
Vessel Name
Length

OWNER'S CLEAR RECEIPT
I have inspected the work performed under this Contract and find it to be satisfactory. I hereby acknowledge receipt
of the within described vessel. I further acknowledge that all personal property on the vessel when originally
delivered to The Marine Group, LLC has been accounted for and is in my possession. This acknowledgment is not a
waiver of the limited warranty provided in paragraph 2 on the reverse side hereof.

Lifting weight

_________________________________
Signature

Pwr or sail ?

Cf or Doc #

$16,500.00

Granger Hall Relocation Concept Plan
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