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ON THE MOVE The Los Angeles Central Library

ffithc Los Angeles Central Librarl . a
I maior late work bl architcct Ber-

I. ,.r'- G. Coodhue completcd in
1926, is one of Los Angeles' most signifi-
cant civic monumcnts and public spaces.
Ever since its functional inadequacies as

a modern library facility were ficrmally
recognized and documented in 1965, the
building has been under periodic threat
of demolition. Preservationists and ar-
chitects in Los Angeles maintain that anv
solution to the Central Library's func-
tional dilemma must includc a schcmc to
preserve the landmark building and its
low-dcnsity downtown si1c.

Recently, the possibility of a satisfac-
tory solution to this perennial and com-
plex problem has emerged. For the first
time, a powerful constituencY has formed
which has tied preservation of the build-
ing and its site to thc larger issue of li-
brary program and serl,ices. The Citizens
Task Force for Central Librarv Develop-
ment includes representatives from the
influential Central City Association, the
Community Redevelopment Agency of
Los Angeles, the Los Angeles Chapter of
The American Institute of Architects, the
Los Angeles Conservancy, and the Los
Angeles Library Association. The Thsk
Force was formed in 1981, in response to a
Board of Library Commissioners' pro-
posal for a new library which virtually
guaranteed demolition of the Central Li-
brary building.

The management consulting firm of
Arthur D. Little, Inc. was commissioned
to conduct a major reassessment of cen-
tral library needs. Their approach em-

phasized library service and access to in-
formation, preservation of the landmark
building and site, and a feasible financins
plan. The rcsults of this reassessment, en-
titled "The Los Angeles Public Library
in the Information Agc, " wcre presented
publicly in November, 1981. Response to
the report was highly favorable. High-
lights of the Little recommendations in-
clude:

. employ contemPorary information
technology to organize and integrate
all materials in the Los Angeles Public
Library system;
. extend this.collection access svstem
through electronic networking and
cooperativc loan agreements with
other important regional and national
libraries;
o provide access to various data bases
on a tiered fee structure;
. separate functions integrated in the
present central library: a Research Ar-
chive function that requires infrequent
access to little-used materials, and a
Downtown Branch function that serves
the downtown professional and resi-
dential community. Each function re-
quires a 150,000 square foot facitity.
According to the Little report, the

f)owntown Branch function could be
comfortably housed in the existing
Goodhue building, appropriately reno-
vated. The Research Archive function
could be located on-site underground
(thereby prcserving the open-space char-
acter of the site), or relocated to a rel-
atively inexpensive building outside the
congested central business district.

While some of these recommendations
havc not been r,r,,armly embraced by the
City's library administration-particu-
larly splitting the collection and reduc-
ing, by a total of 100,000 square feet, the
space provided by the new and renovated
facilities-the report has generated wide-
spread support at City Hall and among
interested segments of the community. A
committee of the Los Angeles City Coun-
cil has directed the Community Rede-
velopment Agency to negotiate this new
library package with developers and to
secure the necessary funding, which will
probably combine new tax increment fi-
nancing mcthods, development rights
transfers, and a special tax district for the
library's corporate users. The particulars
of the financing and programming pack-
agc and the details of the Central Library
building's renovation are, as yet, unde-
cided. Some o[ these issues may prove
controversial in their own right.

But the outlines olthe long-awaited so-
lution to the Los Anseles Central Li-
brary\ services and facilities problem are
now taking shape. A grand civic mon-
ument and its valued open space will be
preserved. And the needs of the Central
Library-and the Los Angeles library
system as a whole-will be met.

- Margaret Bach

Margaret Bach is a Board member oJ the Los
Angeles Conseruanqt and a Jormer editor of
L.A. Architect, the monthlt publication of the

Los Angeles Chapter, AIA.
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NEWS

Tb commemorate its centennial, The American Institute oJArchitects San Francisco Chapteris is-
suing a series of art posters. F-irst in the series is a paslel drauing of the Phoebe Hearst Memorial
Building Auditorium and Museum Project b1 Bernard Ma2beck and Julia Morgan. This rare
drawing_uas discouered in the archiaes at the LJniuersiQ of CaLifornia, Berkelel. hhe poster also
honors CCAIA\ 37th Annual Conuenlion to be held in San Francisco, I,{ouembir 4 7, i982. Plst-
ers are au-ailableJor $lBfor AIA members, S20for others,;from the San Francisco Chaltter,790
Market Street, San Fiancisco, CA 94102. Phone; (415) 362-7397.

Rosse Trust Fund
The Big Storm of 1982 brought par-

ticular anguish to respected San Fran-
cisco architcct, J. Martin Rosse, AIA,
whose hillsidc house was displaced so
that it poscd a threat to the neighbors and
had to be demolished. 'Ihe lot upon
r,r,hich tl.rc house was standing has be-
come an unbuildablc cliff.

Rosse recently retired due to illness.
He had practiced architecture in San
Francisco since 1946, and received the
1963 Award olMerit from The American
Institute of Architects.

To help thc Rosse family during this
difEcult time, friends and colleagues es-
tablishcd a Trust Fund to provide living
and medical expenses. Contributions
mav be sent to the Rosse Trust Fund,
Bank of Marin, P.O. Box 153, Mill Val-
fey, CA 949+2.

Second Story Debate
A debate is brewing in La Jolla over

how to dcvelop the central commercial
district. Noting that urban planne rs
across the country view downtown resi-
dents as a key to maintainine a vibrant
central area, the l,a Jolla Community
Planners recommend that more residen-

You can conribute to CASH's advo-
cacy e{Torts by becoming a membcr. The
$40 membership lee includes subscrip-
tions to CASH Newsletters and Bulletins.
For further information contact Daryl
Carn, c/o Cupertino Union Elementary
School District, 10301 Vista Drive,
Cupertino, CA 95014.

Revitalization
Seminar

The National Trust for Historic Preser-
vation is sponsorine a seminar, " Training
Program in Downtown Revitalization,"
March 29-31 ,1982, at the San Francisco
Hotel. Registration is $150. Contact:
Western Regional Office, 681 Market
Street #859, San Francisco, CA 94105.
Phone: (+15)974-8420.

Worms in the
Big Apple

For the second straight year, the City
Club of New York failed to hnd an exam-
ple of excellence in architecture and
urban design. Melvyn Kaufman, chair-
man of the award panel, said, "In lieu ol
an award this year there is an admoni-
tion: For shamel"

A Call for Entries
The Pacific Coast Builders Conference

and Builder masazine announce the Gol-
den Nugget Awards competilion open to
builders, developers, architects and land
planners in thc 14 western states. Dead-

The Thlbot Street Tiain, a home designed b2
'Tom Grondona, Associate AIA, uton an autard
oJercellence and best of competition honors in the
third annual rcridcntial dcsign rompclition spon-

sored fut the San Diego Chapter, AIA and San
Diego Home/Garden magaqine. Reuieuting
the four bedroom home that snakes along a 140-

foot-long b2 37-foot-uide lot in Point Loma, the
jurl commented, "Itl just impossible not to

smile and laugh here."

tial units be developed above stores in the
downtown area. The Coastal Commis-
sion and city staff support the planners'
suggestion to discourase office develop-
ment in favor of apartments.

But developers, architects and real
estate salespersons say the idea is not
economically feasible due to tough build-
i.g codes for commercial/residential
projects, increased construction costs for
residences, greater difficulty in financing
residences, and the probable lower rents
from apartments as compared to o{fices.
In response to these concerns, city plan-
ners are drafting proposals to alter city
ordinances and aid commercial/residen-
tial projects.

School Finance
CASH, the Coalition lor Affordable

School Housing, was formed in l978 after
the passage ofProposition 13 and the fail-
ure olProposition I eliminated all capital
outlay financing for school facilities. De-
spite statewide declining enrollment,
growth areas around lhe state continue to
need new facilities. CASH sponsors an
advocacy proeram to fully acquaint the
state legislature and administration with
the variety ofcapital needs for schools.
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line for entries is April 16, 1982. Applica-
tions may be obtained from PCBC, 235
Montgomery St., #1226, San Francisco,
CA 94104. Phone: (415) 98l-1067.

Energy Awards
The Reagan Administration presented

certificates of recognition to two Cali-
fornia firms for their outstanding work in
energy-efficient architecture . The Colyer/
Freeman Group and Marquis Associates,
both in San Francisco, also received
Energy Conservation Awards in Owens-
Corning Fiberglas Corporation's national
awards program.
The Poppy Reserve

Located in the western reaches of the
Mojave Desert, the Visitor Center at the
Antelope Valley California Poppy Re-
serve is a focal point for visitors to the last
untouched stand of desert wildflowers in
the state. The earth-sheltered design by
The Colyer/Freeman Group features con-
crete block walls which match the color of
the desert soil, and horizontal bands of
contrasting textures that suggest layers of
native sedimentary rock. Wing walls at
both ends of the building step and curve
to match the contour of the surrounding
hill.

By combining passive solar energy
techniques, temperature moderating
thermal mass and a wind electric
generating system, the design meets all
the building's energy requirements with
nondepletable resources. These systems
take advantage of high winds and tem-
peratures ranging from 3'- I13' F. The de-
signers project an annual on-site energy
budget of only 7,043 Btu/sq ftlyr, less

than any other project recognized in the
Energy Conservation Awards program.

An eight KW wind-powered generator,
expected to provide nearly all the elec-
tricity needs, is tied into the Southern
California Edison power grid. Since the
area is one of the windiest in the state,
power will be sold back to the utility dur-
ing peak output periods. This is expected
to make the entire system pay for itself in
l0-20 years.

Department of Justice
The energy systems in the Department

of Justice ofEce building for the Cali-
fornia Department of General Services in
Sacramento will save California $4.4 mil-
lion over a 20 year period, according to
designers at Marquis Associates.

Through simple ventilation tech-
niques, natural daylighting and effective
mechanical and control systems, the

continued page 7

Visitor Center at the Antelope Valley Califo
S. Pearl Freeman, Architect and Robert D.

rnia Poppl Reserae, Lancaster

Architect, The lFreeman
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LETTERS

Wohnungsreform
By late 1918, the Austro-Hungarian
Empire had lost World War I and various
component nations went their own ways,
leaving only the small core which is now
Austria. Vienna became a haven for the
nobility, high civil servants who had
ruled the former member states, and
lormer military offi cers.

Vienna was full of palatial homes and
ten-room apartments, but housine for the
middle class was scarce. In these chaotic
circumstances, the semi-public Verband
juer Wohnungsreform (Committee for Hous-
ing Reform) devoted itself to housing for
the middle classes. It lacilirared the parti-
tion of existing larse houses and apart-
ments by providing small subsidies. In
the course of several years, hundreds of
projects were completed. The first
woman. architect in Austria, I was the
Committee's Chairman. I mysell par-
titioned many houses and apartments for
private clients.

Sixty years later, the problem ofhous-
ing rears its head again, this time in our
"land of milk and honev." Homes in Los

Architectura
Com

Angeles used to change hands on the av-
erage of once in seven years. Runaway
building and land costs, meleoric interest
rates, and the resultant high price of ex-
isting real estate, have put an end to this
rule.

Older people who either cannot sell
their now-much-too-large homes in
today's marketplacc. or cannot find suit-
able rentals at an aflordable price, rent
parts of their homes in spite of the zoning
resulations. They gladly would rent le-
gally instead of "on the sly." For instance ,

the now little used separate maid's room
and bath, often with an outside entrance,
could be partitioned off as a bachelor
apartment very easily.

There is a sreat need for a{fordable
rental housing in Los Angcles, particu-
larly for older people, students and young
married couples. If larger houses could
be partitioned inexpensively, they would
be a source of income for their owners,
providc additional renral housing and
perhaps start a new trend for more
efficient utilization of existing propcrty.

In a city ofthis size there are thousands
of homes which would lend themselves to
partitioning, often within the framework
olexistine zoning laws. Such units could
rent for less than existing bachelor apart-
ments.

There are many neiehborhoods in thc
city which no longer are considered
prime areas for single family homes. So
why not enable the owners to partition
the laree ones and provide desirable, af-
fordable rental unils?

-Liane Zimbler, AWA, ASID

CCAIA and the Assembly
I read over the .|anuary-February,

l9B2 issue of the *.'il-dorr.' Architecturi
California magazine published by
CCAIA, and noted Bill Patnaudet com-
ments on the goals and outlook for 1982.

I am pleased to nore the Assembly
Business and Professions Committee's ac-
tive involvement with CCAIA's political
action. In review:
l. Assembly Business and Professions

heard SB 165 and amended it into a
form which has real potential for sig-
nalure by the Governor (and at least
giving CCAIA political leverage in
lobbying a reasonable proposal in the
o{fice of the would-be Senaror);

2. Committee and staffmediated the first
series of go-rounds between CCAIA
and the American Institute of Build-
ing Design relative to the committee's

consideration of AB 1647. The Com-
mittee will undoubtedly hear this bill's
SUCCCSSOT;

3. Committee staff has been made com-
pletely accessible for consultation by
the Governmental Relations division
of CCAIA and its Executive Commit-
tee on general and specific issues.
I concur without hesitation that

CCAIA is indeed headed in a good direc-
tion. The orsanization faces a highly ac-
tive year in this 1981 -82 Session. It is the
intention of this Committee and its
Chairman to assist the Council in work-
ing towards its goals of response to the ar-
chitectural profession and the public
health, salety and welfare.

William J. Filante, M.D.
Chairman
Assemblt Committee on Business

and Professions

Architects of Record
\4'e believe a correction is in order. The
.|anuary/February 1982 issue of Architec-
ture California covers "News: Orchids for
Energy," on pages 6and7. Aphotoeraph
of Dysan Corporation is shown accom-
panying a discussion of the recent award
for the Dysan Corporation headquarters
building in Santa Clara. The architect ficr
this project was Hill-Adams, Inc., AIA,
not FHMB Inc., as you reported.

At the time of design completion,
FHMB Inc. was not in existence; how-
ever, a couple of the individuals now
comprising that firm were employees of
Hill-Adams, Inc. We are the architects of
record and strongly susgest the correc-
tion of this error' 

John r,). Adams, AIA
President

Hill-Adams,Inc.

Mr. Adams is correct in the sense that
project credit should be listed as Frizzell,
Hill, Moorhouse, Beaubois and Hill-
Adams, Inc. However, FHMB is the ar-
chitect of record for this project and
verification of the f,act can be made by
contacting Mr. Frank X. Connelly, Con-
struction Manager lor the Dysan Corpo-
ration.

We have consistently made an effort to
credit FHMB and Hill-Adams, Inc. for
all publicity on this project and in the fu-
ture we would respectfully request that
both firms be credited,

John C. Hill
FHMB Architects

An arlordable,
computerized

Job Cost o

Accounts Payable . General Ledger

Write tor details:

Archltectural Computer Soltware
3835 Connie Way Santa Barbara, CA 93 1 10
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NEWS

California Department of Justice Offi.ce Building James E. Caldwell,Jr., AIA, Project Architect Marquis Associates

from page 5
building is expected to use 38,000 Btu/sq
ft/yr-about one-half the state's required
performance standards. The Owens-
Corning jury described the design as

"state ofthe art" in techniques for heat-
ing and cooling.

Initial investment in mechanical, elec-
trical and solar systems is 29 percent of
the building budget. Although some
energy-saving features added initial cost
to the building, a maximum payback of
12 years was determined for thc most
costly systems. Among these, the chilled
water storase added $60,000 first cost to
the budget; its 20 year energy savings is
projected at $130,000.

Other energy-saving items which
added no cost to the project also will pro-
duce substantial dollar savings. For ex-
ample, features in the building envelope
to reduce heating and cooling loads will
produce a 20 year savings of $1 million.
Other features include reclaimed heat
from lighting and computers, lower hot
water temperature, reduced fan require-

ments (lower CFMs), and more efficient
air conditioning components, such as

VAV units and blow-through fans.
Although many ol these systems have

been developed and used in small proto-

type buildings, retaining the simplicity of
the systems while adapting them to a

large government building with complex
functions was deemed "an innovation in
its own right" by the jury.
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POINTS OF VTEW

The era of the mouie palace has past.
Some of the spectacular theaters are
being giuen a neta lease on life as centers

for the performing arts. But many others
are being sliced into multiple-screen

facilities, or slipping into ruin. The Fre-
mont Theater in San l-uis Obispo i.r at a
crossroad, and it.s future is the topic of
local debate.

Making Artistic
and Economic Sense
fu T. Keith Gurnee

n nly a fcw years aso, the Obispo
I lTheater. an intimate. silded, del-
\ricate littlc thcatcr with a small
but cozy balcony, was thc more favored of
San Luis Obispo's two downtown movie
houses. The Fremont Theater was
viewed as a earish, gauche, if not
mediocre, monument to the Art I)eco
movcment! built as that era was in its
death throes in the early 1940s.

Six years aeo, the Obispo burned
down. The day the Obispo died, the Fre-
mont rose from its ashes (or sat beside
them a half block away) to take its place
in thc hearts and minds of local filmsoers.

Design taste and honesty to an era
aside, the craftmanship ol the Fremont's
undulatinq, three dimensional painted
murals, the brass bordered terrazo work
at its entry, and the swirling plaster forms
of its high ceiling soffits is admirable.
This craltmanship probably would not be
duplicated in today's world.

But in today's world, economics often,
perhaps too olten, determine the fate of
older buildings. Much has changed in the
video/movie industry, in people 's viewing
habits, and in the economy since the days
of the grandiose single screen movie
house. For a number ofyears now, theater
developers have built a cluster of thea-
ters-iirdividual buildings with three or
lour more screens-to respond to these
changes. The largest movie theaters be-
ing built in major urban shopping centers
today are in the 400 seat range. At nearly
1,000 seats, the Fremont would be a big
movie house for most cities. For the
35,000 people of San Luis Obispo, it is
huge.

The times have rendered the Fremont
as something of an ailing economic di-
nosaur. The Fremont's operators have
determined that its continued use as a

single screen theater no longer is

economically justifiable. 'Io make con-
tinued operation feasible and to cover the
considerable costs of refurbishing a de-
caying facility and its crumbling adorn-
ments, the conversion of the Fremont to a
two-screen house was proposed to the
city.

Although the plan would increase the
number of theater scre ens in the
downtown-something the city has al-
ways wanted-the construction of a
center wall down the middle of the Fre-
mont would compromise its spatial and
artistic qualities. In the face of tl'ris pros-
pect, citizen interest groups cmbracing a
born-again love for this modest example
of Art Deco rose to oppose the cleaving of
the Fremont.

The battle lines were drawn. If the the-
ater was divided, its spatial and artistic
qualities would be diminished and its
operators would incur the wrath ol its
patrons. If the city refused its division,
the operators would most likely abandon
the lease at its conclusion, leavins a cul-
tural and economic void in the
downtown.

Enter Obispo Associates. As the owner
of nearby property, this partnership
which I represent has jumped into the
fray. We propose to develop a major new
downtown mixed use commercial center
over nearly a one block area. This area,
which includes the Obispo Associates
property, another small parcel owned by
the operators of the Fremont, and two
city parking lots, would be the site of 150-
200,000 square leet of commercial space
that would include, among other things,
a four-screen theater complex to be man-
aged by the Fremont\ operators.

As a result, the Fremont's operators
have agreed to a six month " stay" of their
conversion plans while the initial aspects
ol'this proposal are pursued with the city.
This will give the citizen groups time to
devise cohesiue and realistic proposals lor
the future of the Fremont, should the
Obispo Plaza project be approved bv the
city. But if the plan does not go throu
we are back to the notion of splitting
theater.

gh,
tlie

The path ahead is uncertain. Some
verv delicate public decisions must be
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made regarding private use of city lands
and possible ficrgiveness of parking re-
quirements, but initial indications seem
lavorable. The success of the plan could
open other alluring doors. It could free
the Fremont lor some of the pror,'ocative
multi-purpose uses envisioned by its ad-
miring citizen groups. It could become
San Luis Obispo's long sought-after, con-
stantly discussed, but ever-elusive cul-
tural performing arts center. Indeed, the
Fremont's greatest value mav be in its po-
tential as such a center. The Fremont carr
be preserved in a way that makes artistic
and economic sense.

T. Keith Curnee is Planning Director for
Kingcorp, one of the Obispo Associates, and is a

former citl courrciLman;for San Luis Obispo.

The String of Continuity
b2 Don Cutter

rchitecturallv signi{icant build-
ings lorm a piece of thc strins that
r've call continuitv. Thcir signifi-

important because thev are the "lasting"
element in a landscape that we all recog-
nize as home. The Fremont Theater in
San Luis Obispo-possibly the last large
movie theater built in Calilornia in the
Art Deco stvle-is the current subject of
thc olten-asked question: How will an old
building be updated to fit the needs of a
new user?

N{uch has changed in the 40 ,vears
since the grand openine of the ''Theater
of Tomorrow." It now must respond to
ne!!' economic realities, as well as the
community's desire to retain an architec-
turally significant buildine.

Mann Theaters, the Fremont's current
leaseholder, proposes to divide the large
theat.er auditorium into twin screen
theaters now popular among theater
chains. Such a division initially may solve
the economic problems large theaters ex-
perience due to low attendance figures.
But the proposal ignores the long-ranee
cost in losins an opportunity to use the
Fremont's large auditorium space to in-
tensil,v use of the downtown central busi-
ness district.

The Fremont Theater

The proposal to divide the Fremont
Theater prompted the formation of the
Fremont Theater Foundation, a com-
munitv sroup attempting to organize an
effective alternative for the future lrse of
the theater. The Foundation is made up
of local architects, business people and
students, as lvell as concerned, lone-time
residents like myself. Our intention is to
propose altcrnative design. management,
and use possibilities for the Fremont The-
ater which will retain its special architec-
tural style.

The Foundation has initiated cliscus-
sions with City staff and City Council
members regarding alternate building
codes for historically sisnificant build-
ings, and has begun review ofthe clraft of
Historic Elements in the City's General
Plan. A shortcomins of this an<l most
other preservation documents is the
omission of interior spaces and interior
detailing when considering remodr:ling or
renovation projects. In the case of the
Fremont Theater the interior and ex-
terior lorm a cohesive architectural ex-
pression. 'Ihe loss of the large interior
spacc and its spirit will relegate the Fre-
mont to a dilapidated shell. The theater's
usefulness may be extended to thc arbi-
trary end of a lease agreement in 1995,
but it will lack the staying power to with-
stand future redevelopment. It ltecomes
just another opportunity lost.

A "lifc cvcle cost analysis" similar to
those required by concerned agencies to
evaluate water and space heatins alterna-
tives should be required before major
changes to this significant building are
permitted. This approach would allow
for the evaluation of alternativcs over a
longer, more objective time franre.

The Foundation has requested time to
make such an analysis and develop an al-
ternative proposal. With the cooperation
o[ the San [,uis Obispo City Council and
N{ann Theaters, a six month period has
been allocated to develop just such a
proposal. We are extremely lucky to have
this cooperation in working torvard con-
tinuing the enjoyment of an irreplaceable
city landmark.

Don Cutter is the owner of Design Associates in
San Luis Obispo.
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"The Return of Jonoh"

T l Then Iohn \Vehrle paints a wall, the results stop

W ;,m. i ff,-ru.i:x:x1J'i::H JLl';:TT:''n'
toward art," he says. " I want to state my case directly, rather
than go through curat<lrs."

Wehrle bcgan takine his art to the streets following the
completion of two exterior murals at San Francisco's DeYoung
Museum in 1975-76. "Murals have the potential to make a

lot olugly buildings beautiful. Of course, they can make one
uslier, depending on the paintingi' he adds.

"An influx of money" is the most e{fective stimulus to
Wehrle's creative process. In the case of "Fall of Icarus," a

20' x 90' exterior wall painting at 48 Market Street in Venice,
the impetus was a grant from the California Arts Council.
Wehrle desiened the mural while he was snowed into a log
cabin in Montana.

In " Icarus," a cowboy-the old American hero-sits astride
his horse in :r desert drive-in movie, watching a rerun of the
"Icarus" mural play upon the screen. To the cowboy's left,
an astronaut-America's new hero- tumbles out of the sky,
while a bevy of angels descend to his right. \{hat does it all
mean? "Los Angeles is a strange city planted in the desert
and underpopulated by angels," Wehrle says.

He is quick to add that the "reasons" for his images occur
after the fact: "For me, creation is an intuitive process; then
logic follows." Of the months it takes Wehrle to produce an
exterior painting, only two to four weeks are spent on the
intuitive process; the rest is spent making technical decisions
while executing the painting.

Wehrle begins his creative process by becoming tense,
walking around scratching his head, surveying the painting's
site, considerins random images, and observing the people

who share the painting's location. "It's always a question of
what's worth spending six months of my life painting," he

says.
The artist believes his work influences the community by

expressing its "collective dream quality." For example, "an-
cisco," a 13' x 62' exterior wall painting commissioned by
Toot Sweets Bakerv in Berkeley, captures the primitive quality
of the sun setting over the last Bay Area salt marsh. " Everyone
knows the mudflats are there," Wehrle says. "But painting it
gives a different perspective . There's a recognition factor-the
painting points out what people wouldn't normally see about
where they live. The interplay of the design and the people
who see it-that's how it comes to life."

Would Wehrle accept a commission to paint someone else's

design? "That depends on how broke I was," he says. "But
probably not. My own ideas are very important-otherwise it
becomes a job." Wehrle does, however, consider his clients'
feelings and suggestions. One client, Cetus Corporation,
shares its name with a species of whale and a constellation.
The whale image suggested the idea for "The Return ofJonah,"
a 5'4" x 13' canvas commissioned by two scientists for their
laboratory. The debate over guidelines for safety in genetic
engineering research reminded Wehrle of the Biblical story of
Jonah. In this modern-day parable, Jonah leaps from the
whale's mouth garbed in a lab technician's coat. As for the
whale floating past the Golden Gate Bridge, "it's hard to say
whether the water level's risen, or it's just a hell of a leap.
I'm not sure," Wehrle muses.

The allegorical content of Wehrle's paintings can be ap-
preciated on many levels. " I try to pack as much in as I
can," he says. "I jump on the top of the garbage can lid and
pack it in. Whatever people pick out is up to them."
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COMMENTARY

Historic Preseruqtion,
q Professionql Chqllenge

by Roymond Girvigion, FAIA

f Yistoric preservation has been a part of the national
f-{ policy ifTheAIA since the turn-of-the-century, yet

I I rno.t'o1'the architectural community only recentlv
has begun to appreciate its significance and the part our
profession should play in this field.

In California, the preservation movement started in the
I B70s as a reaction to the wanton desecration of the landmarks
of the Spanish and Mexican-Californios eras. A romantic
awakening to the color and charm of the Hispanic heritage
began with the restoration ol Mission San Luis Obispo de
Tolsa in 1876, followed by the Mission San Miguel Archangel
and the restoration of Carmel Mission.

The Native Sons of the Golden West commenced a campaign
to preserve Sutter's Fort in Sacramento in 1888, with a $15,000
contribution from C.F. Crocker. In the 1890s, Charles Fletcher
Lummis, famed author and publisher in the Southwest, co-
founded the Landmarks Club to preserve and restore Cali-
fornia missions. In the process there arose the short-lived,
but significant, Mission Revival Style in architecture and
furnishings (ca. lB95-1910). The California preservation
scene gained impetus fromJoseph R. Knowland, publisher of
the Oakland Tribune and Mrs. Eliza D. Kieth of the Native
Daughters of the Golden West, who began the California
Historic Landmarks Leaeue in 1902. At this time TheAIA,
as a national policy, joined with a growing number of civic
leaders to support restoration efforts, but it would be years
before The Institute would launch a committed program.

During the 1920s, California's Hispanic traditions were
rekindled by the sparks from the Panama-California Exposi-
tion of 1915 in San Diego. Recreations by architects Bertram
Goodhue and Carleton Winslow, Sr. featured a revival of the
Spanish Colonial-Churrigueresque styles. The unfortunate
consequence of this renewed interest was to "restore" (or
remake) many of the humble adobes of the IMexican-Califor-
nios era into romanticized, glamorous, tiled-roof versions of
what most of them never were.

By 1935, during the height of the Depression, The AIA
initiated its first original idea in preservation by promoting a
nation-wide program (conceived by Charles Peterson, FAIA)
to survey and record historic landmarks. -fhe Historic Ameican
Buildings Suruelt (HABS), a tri-partite agreement with The
AIA, the National Parks Service and the Library of Congress,
continues in diminished form to this day. The AIA appointed
a Preservation Officer in each AIA chapter who identified,
researched and recorded local landmarks on special forms
which were deposited in the Library of Congress. Of the
more than 40,000 surveys completed by The AIA since the
1930s, tragically less than one-third are exrant today.

Not all Preservation O{ficers or AIA chapters were content
with such a passive role. Some were in the forefront searching

for effective means to change public opinion. Among thern
was William Woollett, FAIA, from the Southern California
Chapter (now the Los Angeles Chapter). Woollett proposed
the concept ola Los Angeles Cultural Heritage Ordinance,
the first in the nation to include a ma.jor city.

After World War II, the nation's demand for housing ;rnd
urban expansion took an unrelenting, destructive toll on the
defenseless landmarks and historic districts of the countryside
and urban centers. Preservation activists were too few arrd
lacked the legal tools, and the public and professional support
to eflectively fight what was, too often, a losing battle.

Bv the late 1960s and early 70s, social, political and even-
tually economic forces, supported by stronger governmental
commitment, began to influence public opinion. Issues and
movements arising from that period- including environmen-
tal and conservation concerns, the Bicentennial Era, antl the
more recent changes in the economics of construction-con-
verged to alter the course of " progress." It became acceptable,
even fashionable, to search for our roots, to prudently consider
conseruation of the nation's resources and economically opt for
the rec2cling of our older buildings, rather than their wholesale
destruction and replacement.

As we enter the "Anxious Eighties," many practitioners,
whether they like it or not, are being forced into some ftrrm of
preservation, restoration, adaptive-use or rehabilitation work
by their clients who are enlightened, to some extent, by patri-
otism, but also by an interest in their pocketbooks. How
many practitioners are there who believe themselves
sufficiently qualified in this field, but whose understanding
and skills might be something less than desirable?

To address such concerns, the CCAIA Historic Resources
Committee produced a professional workshop two years ago
for architects interested in historic preservation. It was both
well attended and enthusiastically received. The need fbr
such a continuing education program is even greater now.

Today, more than ever, architects must be knowledgeable
in historic preservation. New, liberalized federal tax benefits
have spawned a rapidly-growing interest in restoration and
adaptive-use projects. Nonarchitects billing themselves as
"preservationists" and "restorationists" are entering the
field, working with contractors to fill the void we architects
have left through default. California's architects and the
CCAIA must rise to the challenge and become properly
trained and experienced to provide the services now being
de manded of our profession.

Ralmond Girrigian, FAIA is the AIA State preseruation Coordinator
for California and Chairman of the State Historical Building Code
Adaisory Board. He is the principal in the South pasadena firm of
Ra2mond Giroigian, FA I A Consul ting Historical Architect.
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Copitol
Alon Rosen AIA
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only a decade old, yet ycarning for a sense olgrandeur and
permanencc. Butler's ambitious design, which called for two
wingsjoined bv a 200 foot tall central rotunda and colonnaded
dome, invoked thc classical proportions olGrecce and Rome.

Although the undcrtakins exhausted four supervising
architects, and overshot its estimated cost of $500,000 by
almost two million, the magnificent structure completed in
1874 did fulfill the cxpectations of its designers. At the entrance ,

soarins Corinthian columns formed a stately colonnade and
portico toppcd by a pediment adorned with friezes from Greek
antiquity. Tl're giant dome, constructed ol 24 wrought iron
bowstrins trusses and sheathed in burnished copper, domi-
nated the city's skyline. The walls were ol 30 inch thick un-
reinforced brick covered bv a coat ofwhite plaster.

The Capitol's interior was a testimonial to respect lor fine
Europear-r craftsmanship: the floors olthc rotunda and cor-
ridors were lined with marble and ceramic tile, marble mosaic
patterns, and fine wood parquet. Monumental stairways of
richly carved mahogany sraced the foyer. Elaborate coffered
ccilings supported by woodcn trusses defined the impressive
height of [hc two-story Senate and Assembly Chambers, and
delicate plaster frieze work decorated the walls and ceilings
of the hallways, ofhces, and interior dome.

To all appearances, the Capitol was a monument of grace
and elegance, attestit-tg to the power and permanence of

Copitol circo 1885. donoted to the Colifomio Stote Copi'tol Museum by Alice Mills

California. But the illusion of permanence was relatively
short-lived. In less than two decades, the architectural integ-
rity of the Capitol was subjected to the fickle whims of political
taste and the encroachments of the new industrial age. Many
o[ the changes were so extreme they eventually obscured the
splendour of the original design.

The process began in lB93 with the enlareement of the
judges' chambers. The monumental mahosany staircases
were removed from the west front vestibule in 1906, victims
of the demand for additional administrative space. During
the next several decades, structural accommodations were
made in response to technological advances such as electricity,
the telephone, and central heating. Much of the grandeur of
the Assembly and Senate Chambers were sacrificed when
their two-story coffered ceilings were gutted and lowered in
1930 to provide additional office space. In 1948, one of the
final and most grievous changes suffered was the destruction
of the entire east apse so that a square, functional six-story
annex to house the governor and additional administrative
space could be connected to what remained of the maligned
Capitol.

Less than a century after its completion, the Capitol was
bursting at its seams and in such a poor state of repair that
its very existence was threatened. The seeming coup de grace

was a report published by State Architect Fred Hummel,
FAIA in 1972, which declared the building a seismic hazard.
The Legislature prudently retired to temPorary quarters in
the east annex, and began plans to demolish the old structure

PhctcArcphs by Vlorvin RonC
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and build a new Capitol. To anticipate the new construction,
the Legislature appropriated $42,000,000 and approved plans
which would havc quadruplcd thc size of the original building.

But over the next two years, the flux of political power and
changing sentiments in favor ol-historic preservation and
restoration had a dramatic effect on the [,egislature's original
intentions. In l974,Welton Becket Associates was selected by
thcJoint Rules Committee to report on the alternatives ol
new construction and restoration. The Becket team produced
a two volume report. Volume One presented architectural
concepts for new construction. Volume Two, prepared with
the assistance of architectural historian Raymond Girvigian,
FAIA, dcalt with historical restoration and reconstruction of
the existing structure. The plan called for restoring the Capitol
as it appeared in the decade 1900-1910, a period of high ar-
chitectural integrity and historical interest. The plan also

proposed constructing museum space on the first floor, and

returning the entire building to a functioning seat ofsovern-
ment. In 1975, the Legislature authorized the restoration and

reconstruction of the old Capitol (see "Historic Legislation,"
Page 17).

The task was complex. The historic restoration had to
allow for the Capitol's modern functions, and the reinficrced
structure was required to meet the most stringent seismic
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computer to study seismic behavior from 250 Get below grade
to the top of the 220 foot dome. Soil conditions were studied
to cvaluate the actual effects olan earthquake.

Once the concrete structure was designed, the contractor
developed a complex shorins process. A foot of reinforccd
concrete replaced a foot of masonrv on the inside face of the
perimeter walls and the concrete was tied to the remaining
masonry with thousands of steel anchor bolts. This technique
was uscd throughout the building, from the top down, until
the overall structure was completely reinforced. Even though
the original footings had settled over the century, they were
determined sufficient to support the new loads, since the
replaceme nt of brick with concrete had not significantly
changed the weight of the building. A three foot mat founda-
tion was added or.er the entire footprint of the structure.

The process of reinforcing the interior besan with the
removal of the base of the rotunda and the pouring of concrete
footings to support columns for the first floor slab. Then the
second floor balcony was removed and a new concrete floor
was poured which was supported by pipe shoring from the
first floor.

Next, a new concrete shell was applied to the interior face

of the inner dome. This shell required the addition of 24
concrete needle beams which transferred the additional weight

N{arch/April l9B2 Architecture Cali{brnia 15

safety codes. As a preliminary step, URS{ohn Blume &
Associates authored an analysis and program for the structural
restoration of thc Capitol, and Arthur G. Barton Associates

outlined a survey of the Capitol Park landscaping. These
reports were presented to the Legislature in N{arch of 1975,

and shortly thereafter, Welton Becket Associates was ap-
pointed chief a rchitect.

Becket's role as architects for the restoration called lor
sensitivity in preserving the spirit ofthe original design despite
the need for extensive structural renovation. Dedication to
the integrity of the designer's intentions became the rallying
point for the initial design team when it o{ncially met in 1976.

Members of this team included John lVorsley, FAIA, former
State Architect, Llovd Lee from URSflohn Blume, and Louis
Naidorf, FAIA, Bob Mathews, Randall Myers, and other
Welton Becket personnel. Louis Naidorf served as project
designer; Bob Mathews was project architect.

Othcr members of thc design team not usuall,v associated
with architectural projects included art historians and resto-
ration artists. Bv exempting the project from gcneral contract
Iaw, the Legislature paved the way for close cooperation with
team members such as the contractor, Continental Heller in
joint venture with Swinerton and Walberg.

The first step in the restoration was the preparation ol a
complete set of record drawinss of the building "as found."
Structural corings were taken and carefully studied. Architec-
tural moldings, furniture, and floor patterns were recorded
bv computer and aerial photography, then removed from the
building for restoration prior to reinstallation. Long-forgotten
murals, artist sketches and architectural notations were uncov-
ered as the structure's interior was carefully dismantled and
recorded for later reference to aid the restoration.

Structural salety was a prime concern. The exterior walls,
porticos, colonnade and dome were restored and braced before
the interior walls and floors were removed. The floors and
brick arches were found to be supported by wrought iron
flanged beams. In some instances, the beams were haneing
on the very structures they were meant to support. Because
the original building material was brick, concrete was used to
reinforce the exterior walls, since concrete would accommodate
well to the irregularities of the original structure and resist
seismic lorces without increasing the thickness of the walls.
These seismic forces were calculated by Lloyd Lee using a



of the inner dome to the walls of the rotunda. The upper
drum wall was reinforced by the application of new concrete
pilasters. The lower drum wall was completely replaced in
segments with reinlorced concrete. The outer dome was
strengthened in place.

Once the entire building was reinforced, the bracing on thc
outsidc was removed and the exterior restored. Paint was
stripped from all surf,aces. The giant hollou,,cast iron columns
were reinforced with stccl members and concrete, and ticd to
the sranite piers. The iron bolts which ticd elements olthe
siant cast iron Corinthian capitals together were replaced.
New ballustrades were cast to replace those which had bcen
rcmoved years before. Even the acroteria on the pediment
was replicated.

Finally, the dome was recovercd. Originally it was bare
coppcr, but repainted green inlB93, then mustard yellow in
1948 to celebrate the one hundredth anniversary of the dis-
covery of gold. For the restciration, a t/a inch layer of paint
was rcmovcd and the dome recovered with new copper panels
designed by mctal worker Karl Minderman.

Restoration of the interiors also was very complex. The
walls and ceilings of the original Capitol once were covered
with elaborate plaster frieze work and ornamental paintings
which largely were removed by the mid-1900s. Many olthese
treasures were found hidden away during the first weeks of
demolition. In one fortunate discovery, plaster fragments
were lound undcr the Assembly Chamber podium where they
were stashed when the coffered ceilings were gutted. Lenna
Taylor, an expert in plaste r ornament, took molds of these
and other designs which were uncovered. Later, these works
were replicated using "compo" forms to reproduce three
dimensional designs. Using a cake decoratine tool, artist
Michael Casev developed an innovative technique for sculpt-
ing and applying plaster decorations to the ceilings. These
decorations exactly replicated late 1900s designs.

Replication of the murals was greatly aided by Dr. John
Asmus, who invented a laser procedure for cleaning statues
in Florence, Italy. Dr. Asmus developed a similar technique
for burning olf layers of paint to reveal many of the delicate
trompe l'uil rnurals on the Capitol's interior walls. These murals
were photographed and reproduced by painters during the
final stagcs oIthc rcstoration.

Thc tile work in the corridors presented another difficult
challenge for interior restoration. The original first floor con-
sisted olsix inch square ceramic tile with color designs
embossed in a three dimensional grid. Since the complcx
process lor manufacturing this tile no longcr exists, a ncu,

method was devised by Hobert Goodrich, a rerired ceramic
engineer, and the Barbara Vantrease Beall Studios. Thrce
dimensional patterns were inscribed on tile by a silk-screening
technique in which "engobes" were sprayed through srainless
steel screens. The "Eureka" mural depicting Minerva-the
state symbot of California-was restored using the best tiles
from the original floor murals. The four floor murals werc
composed with new tile produced by Heath Ceramics of
Sausalito using the process developed by the project team.

The marble mosaic floor on the second floor presented
another formidable challenge. Cracked and damased and
almost beyond repair, it was necessary to photograph the
entire floor, then cut it into four foot squares to be shipped to
Los Angeles for restoration. Mosaic artist Hans Scharffcleaned
each of the 600,000 pieces of marble, reset them in thcir oris-
inal patterns on heavy cardboard, and shipped them back to
the Capitol for reinstallation a{ter nearly three years of labor.

Thc recreation of thousands of hand-craftcd items found in
the Capitol was a monumental work of historical sleuthins
and artistic imagination. Crafts lost for nearly a century were
reinvented by modern artisans and uscd to produce evervthing
from plastering to delicatc woodwork of comparable, if not
superior, quality to the most elegant handin,ork olNinetecnth
Century European craftsmen.

To complete the intcriors so finely developed by the artisans,
Raymond Girvigian and a team of researchers lrom thc De-
partment ofRecreation searched through books, state archives
and old photographs to authenticate designs and retrieve
furnishings and other artifacts. 'Ihc doors lor thc old state
vault were discovered in a earage in Coloma. A light fixture
lrom the era was discovered in the elegant Stamford house in
Sacramento, and the design replicated for use in the Capitol.
A portion of the monumental staircase removed lrom the
vestibule in 1906 was discovered in Sacramento's St. Francis
Church. An elesant matching staircasc of Honduran
mahogany was carved from its example. Furniture, such as
the governor's desk located in the offices of the Supreme
Court, was painstakingly recreated down to the last detail
and returned to the Capitol's museum rooms.

Not only does the restoration of the Capitol represent thc
return of a rich historic treasure, it also meets the functional
needs of a modern seat olgovernment. Modern amenities,
such as central heat and air conditionirg, were woven unob-
trusively into the historic f,abric. The most advanced methods
of telecommunications were installed, and underfloor duct
work designed to permit future expansion for computers and
electronics.

In every case, modern technology was fitted to historic
decor. Two and three inch thick fiberglass acoustical insulation
on the walls was covered with damasks and brocades to main-
tain the historic architectural style. Recessed lighting fixtures
were hidden from view and the majestic interior dome was
illuminated dramatically by incandescent lights tucked away
in the cornice of the rotunda. And the leather-top desks used
by legislators a century ago, now house microphones and
electronic voting devices.

An historic treasure has been reinstated in our time. The
thousands of visitors who travel to Sacramento each year
now have an opportunity to observe how California's govern-
ment has evolved in this century and how it continues to
work and grow.

Alan Rosen, AIA is the director of Welton Becket Associates'Los
Angeles ofice.
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FJ! tre legislation which funded and directed the strucrural

I rehabilitation and historic restoration of California's
.r. $1216 Capitol, Assembly Bill 2071 introduced by Leon

Ralph in 1975, evolved after a complete investigation of how
other governmental entities have handled similar problems.
The legislation created room to negotiate a construction
contract that could meet the unique problem presented by
California's State Capitol as it existed in 1975. The leeislation
made several innovations:
o The project was exempt from the provisions of the State
Contract Act which would have required preparation of
drawings and specifications and competitive bidding of all
aspects of the project.
o When the Public Works Board, the State Architect and the
Joint Rules Committee of the Legislarure determined that it
was notfeasible or practical to take bids, then competitive bids
need not be taken.
o Both the contractor and the architect were selected on the
basis of their qualifications. This made them both members
olthe design team.

Copilol under @nstruction. circo 1g6g

Dick Schmidt. Courlesy of lhe Socromenlo loe
The intent of the Legislature was to resrore the Capitol to

its 1900 appearance and to make it structurally sound and
capable of serving as a working seat of government. This
meant saving as much of the historic fabric of the building as
remained, while threading in a new structural system that
could accommodate 20th Century systems, legislative com-
puters, automated energy management, security and fire and
life safety.

The prime construction contract identified those areas
which were to be bid and which were ro be nesotiated. The
most controversial, yet most successful part of the contract
was the structural work. The contract provided for a
negotiated guaranteed maximum sum for the structural
work. Savings from the suarantee were to be shared-the
contractor receiving 20 percent and the state 80 percent. The
estimated cost of the structural work was $15 million, and
the final cost was $13.2 million. There were no change orders
to the guaranteed maximum sum. Changes were absorbed in
the continsency included in the $15 million guarantce.

The contractor received a fixed fee of $1,650,000, which
represented about 4.8 percent of the original estimated con-
struction cost of $36.5 million. The fixed fee is about 3.2
percent of the final construction cost of about $52 million.
The total project cost-which includes furniture, carpers,
drapes, design fees, supervision, cost escalation, acquisition
of museum artifacts and exhibits, and legislative con-rputers-
will be less than the $67.7 million appropriated.

Former State Architect Jolm C. Worsley, FAIA represented the California
Legislature on the Capitol restoration design team.
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Sebosiopol, July 4. 1905 Courtesy of lhe Wesiem Sonomo Counly Hisloricol Socieiy

7

by Don L. Peterson, AIA

Local neighborhood buildings nlu) are recogniryd as

historic resnurces ruhether or not George Washington

euer slept there. Workers' cottages, metal gas stations

and corner stores haue as much cultural ualue as

eclectic Victorian neighborhoods or Romanesque stone

structures. Llrban, rural or neighborhood settings

haue a cultural and historic ualue to be considered in

deueloping design strategies -for an adaptiue reuse

project, especialllt in places uthere popular

architectural themes and franchise deuelopments haue

eroded the built enuironment that giues a torun its

indiuidualitT.
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^1/\. ver the last few years, a number of Historic Resource

I !Su.u.y, have been conducted throughout California
\-t to identify historic buildings. Copies olthese surveys

can be viewed in libraries, planning departments, historical
societies and at the OfEce of Historic Preserr,ation in Sac-
ramento, which helps fund the survey and planning projects.
These surveys are being used as a planning tool for appropriate
zoning and design review consideration, and to identify build-
ings and districts that appear eligible for listing on the National
Register of Historic Places.

Some historic resources are readily recognizable: Ghirardelli
Square and the Cannery in San Francisco, for example.
Every urban area has a similar project that has been success-
fully developed. But in small rural towns, local people can
still take advantage of resources that qualify for tax and
financing benefits. Old hotels, banks, abandoned industrial
buildings and residences are potentially good historic re-
habilitation/restoration projects and California's communities
are full of them.

Ifan architect or developer is not knowledgeable, structural
deficiencies, code problems and planning requirements can
make adaptive reuse projects risky and result in costly over-
runs. Whether or not a building has historic value can affbct
the economics. Small woodframe buildings are probably the
safest projects to deal with if you are just starting into a
rehab development project. Creative use of the various tools
now available to the designer can solve planning, code and
economic issues, and the owner/developer can realize around
a 20 percent after-tax return on an investment. (For a detailed
analysis of tax benefits available for historic preservation, see

From the Floor, page 38.)
Ifyou buy a residence with historic value, such as the 1853

Llano Road House in Sonoma County, and convert it to an
office or a retail center, you do not have to bring it up to full
code and you do not have to replace hand-cut timber frame
members with new studs under the State Historical Building
Code. Rather than replacing the original framing members
that are damaged due to dry rot or termites, you can do a
little denture filling using special epoxies.

Due to the uniqueness of the Llano Road House, the De-
partment of the Interior Office of Historic Preservation,
acting under the Historic Preservation Act of 1966, gave us
two grants totaling $60.750. The grants covered most of the
cost of restoration for a building that was considered a liability
by the insurance company and almost demolished. This
grant problem recently has been revised and now provides
funds only ficr planning and survey projects.

Changing the use of an existing building, relocating it or
reusing a vacated nonconforming or condemned building
could necessitate bringing the building up to full current
code unless the building is determined to have historic value.
Through the State Historical Building Code, you can find a

sensitive program that allows for alternatives in order to
economically develop or preserve a building without destroy-
ing the historic construction or materials. Under the State

Historical Building Code, you must still meet handicapped
accessibility requirements. But beyond that, you can make
sound judgments on what is structurally safe in terms of life
safety, and you can solve code problems by using original
construction, rather than introducing a lot of new elements.

Historic buildings are exempt from meeting the energy
conservation requirements of Title 24. Energv used to make
and install the materials in existing buildings is "embodied
energ)," and rehabilitation or restoration ofthese buildings is

GLOSSARY

The Guide to Historic Preserr:ation, prepared by The Arnerican
Institute of Architects, offcrs the lollo*'ing definitions for
historic preservation/restoration pro.iects :

Preservation is the process, incluclinq maintenance. ol
treating an existins building to arrest or slow future d(:terio-
ration, stabilize the structure, and provide structural safety
without changing or adverselv affecting the fabric or appear-
ance of the structure.

Restoration, often prefaced by "historical" or "architec-
tural.' involves tlrc carelul and meticulous return ola huilding,
usually on its original site, to its appearance at a particular
period o[time by removal of later n,ork or replaccment of
missing earlier work.

Reconstruction differs lrom reslorarion in rhat a replicaof
a building or facility that no longer exists is recreated on its
original site, based on archaeological, historical, docurnentary
and physical evidence. Both modem construction techniques
and traditior.ral methods mav be used in a reconstruction
p roj cc t.

Reconstitution is involved when a structure can bt. saved
only by piece-by-piece reassembly either in situ or on a new
site. Reconstitution in situ qenerally replaces buildings dam-
aged b.v disasters such as war, earthquake or flood, where
most of the constituent parts remain. Disassembly, relocation
and reassemblv at a neu' site is more prevalent due to changes
in land use and redevelopment prosrams.

Rehabilitation, a term often used interchangeably with
renovation, involves modification or change to an existing
building. Rehabilitation extends the uselul life or utiliry of
the building through repairs or alterations, sometimes major,
while the features of the buildins that contributed to its
architectural, cultural or historical character are prest:rved.

Recycling is a new term for preservationists. Present
usage implies adaptive reuse or new functions for oldt:r struc-
tures that would otherwise be demolished. Recycling usually
invol.,.es extensive restoration or rehabilitation, both inside
and outside.
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Eureko Hotel, 1910. courtesy of the Steentott Collection

/1

idffiE--

t

a
II

t
I a

w
?<

I I

FI
*l
-l

t
MII.:
I!

*l
b
I

I
a

I
I

l.
3

IT

:

tlittllll

*-''Jtft' r:
I

JI



I
E i3 fl l,l II,

Ihe usuol redwood fire woll is simply 2' x 4 verticol crib csstructim.

considered an energy conservation activity.
Zoning and parking requirements can be a problem, al-

though most cities concerned about their historic resources
allow alternate thinking under a planned development concept
or an historic overlay zonins. In one project, we satisfied the
parking requirements by putting two parking spaces inside
the carriaee house.

Misunderstanding can lead to forced demolition of historic
buildings under the guise olseismic safety. Santa Rosa's old
Post Office, which we just moved, was condemned because it
is an unreinforced masonry building. But the masonry con-
struction tested with a 3900 PSI compressive strength and
194 PSI shear strength. And the buildine survived an 800
foot move intact.

Another code problem facing many communities is the fire
zone code requirements relatins to woodframe buildings.
Until a change in the fire code in 1979, communities-even
small rural towns whose origins were woodframe buildings-
were condemning their woodframe properties in the downtown
areas under various abatement programs.

A small bookstore in downtown Sebastopol was a candidate
for demolition. By contacting the local historical society and
studying early photographs, we identified the building as the
only remaining woodflrame structure of Sebastopol's original
business district. Its original residential/commercial mix use
still existed, with the bookstore owner living on the second
story-an arrangement that was quite common when the
building was built in the 1880s.

Based on this documentation, the City Council passed a
simple resolution recognizing that the building has local
historic significance. The resolution enabled us to savt: the
building, using the State Historical Building Code, whichclassified'
the building under Fire Zone Three requirements. The prop-
erty line walls were protccted with a fire sprinkler svstem.

Creative Compliance

The Eureka Central Hotel project is another building
located in a downtown area that has historic value and is
nonconforming to current construction codes. The building is
a type V-N (nonrated woodframe building), 25,000 square
feet, four story, with an occupant rating of R-l (hotels and
apartment houses) on the upper three floors and commercial
retail on the sround floor.

Basically, there was absolutely no way the building could
be brought up to current Lrniform Building Codes (UBC') and
meet the building height and area requirements until we
developed some creative code compliance.

Although this buildine was beins changed from a hotel for
transient people to a senior citizen housing project under the
HUD Section B substantial rehabilitation proeram, u,e main-
tained that there was no change in occupancy and the building
technically was continuing its historic use. Under the state
housing code, buildings classified as "continuing use" are not
required to be brought up to full code. In continuing use
buildings, the life safety issues of exiting and fire safety must
be addressed, but there is a lot of latitude in other issues. In
this case, the building was classified as having historic
significance and was eligible for listine on the Nationa.l Register
of Historic Places.

The Eureka Hotel is construcred entirely of redwood. The
plan was a typical U-shape with a central corridor. The
interior panel doors and transoms, molding, stair balusters
and wainscoting were all part of the interior character. But

Splires with 2'x4'crib @structio moy be desiroble if highly inllommoble mqtqiols
ore s'lqed s both sides of the woll.

A simple_crib woll wilh one @re of t' redwood shEthing olrc is usd fq oddedp.otslio if fire ri* is very high.
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due to fire regulations all the transoms had been closed and
the original stile and rail doors replaced with slab doors.

Internal fire safety and exiting were real issues. The two
exits were not properly arranged, leaving a deadend corridor
situation on the right wing. Both existing stairs had no smoke
separation lrom the hallways. The life safety problems in a
wood structure are getting people out of the building during
a fire, and getting the fire department into the building to
respond to a fire.

The major design strategies in dealing with these problems
wcre to introduce a new exit stair eliminating the deadend
corridor and to install smoke doors, not fire doors, at each
end of the stairs to precludc the possibility of smoke spreading
through the building. Each floor was divided into two wings
with two exits lor each six units. Since this reduced the exit
requirements on each corridor to less than l0 people, it was
not necessary under the 1979 UBC to make the corridors one

Wossermon Residence, 19,l4

hour and the corridor doors were not required to have the 20
minute classification. This enabled us to replace the historic
panel doors and transoms within the hotel and maintain the
wood wainscoting in the corridors.

The building now is totally sprinklered and there is an
early warning fire alarm system which is tied back to the fire
department. Each side of the building on each floor has its
own detection zone. Once a fire breaks out or is just smolder-
ing, the location of the fire can be pinpointed. With the addi-
tion of the third exit, which is actually in excess of code
requirements, the fire department was satisfied.

Historical research helped us conlorm the building to- code.
The hotel was built using the most fireprooltype of construc-
tion for its time. Eureka was a wood town, concerned with
usins construction techniques to reduce fire hazards. In this
case, all the exterior walls were constructed of 2 x 6 and
3 x 6 redwood (first growth, straight grain, clear all heart),

22 :\rchittcturtClalilornia N{arch/lpril 1982
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spiked together forming a solid redwood construction. The
exterior was covered with redwood siding and the interior
lvas furred and covered with wood lath and plaster.

Additional research with the California Redu'ood Associa-
tion uncovered their data sheet 3DB-1 Redwood Fire Walls,
rvhich discusses this type of "crib construction" found in the
Eureka area. Once a fire starts, redwood builds up an insulated
material on the surface, reducing the flame spread and snuffing
out the fire. It was shown that a major fire in adjoining build-
ings would not penetrate this form of construction. Under
laboratory tests, this type of construction can be classified as

better than 2 hour fire resistant construction, which in this
case met the codes for property line walls. Through historical
research we demonstrated that the exterior walls were fire re-
sistant.
Historic Surprises

In restoration and historic rehabilitation projects, design
strategies should be based on both a visual analysis and an
historic evaluation of the building. Historical information can
be obtained from historians, photographers, museums, librar-
ies, and historical societies. This information can be valuable
from both a design and a technical point of view. In dealing
rvith a certified historic project for tax purposes, it is essential
to use photographs to document the historic fabric of the
building before starting the work, and to keep a photographic
record as work progresses. Photographs are invaluable in
recreating an image of an historic building.

The Wasserman House in Santa Rosa was built in 1907.

The people who lived in the house from l9l4 to 192 I provided
their family album which often showed pieces of the building
behind the people. The album helped us identify some of the
architectural elements that were missing. The family also had
a postcard, dated I914, with a picture of the house. At the
turn of the century, it was common to show buildings on
postcards, which now provide the designer with a good record
of original conditions.

We had a number of doors in the Wasserman House which
we assumed were solid redwood. When we had the paint
stripped from them, we discovered some contained plywood
panels. Why were plvwood doors in a 1907 house? We thought
that plywood was a later innovation of the construction
industry.

That raised the big question of whether the doors were
original. We contacted the Plywood Association in Washington
and found out that the plywood industry in fact began in
1905 making experimental panels to demonstrate a new
product at the Lewis and Clark Exposition in Washington.
When the industry first started, plywood panels were hand
glued using an animal glue and steam presses. \4'e learned
that our doors were one of the earlie st examples of the use of
plywood, which added to the historic quality of our building.

The Wasserman House, located on a main street, would no
longer serve as a residence. Its most viable use was as an
office complex serving as a buffer to a residential area behind
it. By getting the building listed on the National Register, we
were able to utilize code alternatives and take advantage of
the tax incentives.

We developed the ground floor into a series of o{fice spaces

by adding partitions which were sensitivelv placed and did
not dilute the historic value or upset the certification process.
New design themes and historic rehabilitation can occur in
the same project. But in developing project design strategies,
care should be taken to avoid introducing false historic design
elements and/or damagine historic fabric. And the architect's

Codes

ft alitbmia and manv othcr statcs now are dcvelop,ing
I - neu'codes and ordinances to deal lvith thc salety
\r{ issues in rchabilitation and restoration projects. Los
Angeles and Santa Ana har.e implemented neu, Reduction to
Seismic Hazards ordinarrces u'hiclt recogt-rize that the con-
struction svstems of existing buildings do have structural
l'alue that can be used to improve their resistance to lateral
lort'es.

Ttrc nerr. S t a t e H i s t o ric a L B ui I di np C o d e, C a I i.fornia,ldm in.is t r a tiu e

Code,Tttle 24, Part 8. building standards developed to satisfv
statutes in the Health and Sr{et1 Code; part 2.7, Sections 18950-
18960. provides "alternative building resulatious for thc
rehabilit:rtion. prcserr,ation. rcstoration (including related
rcconstruction), or relocation of buildings or structurcs
ciesignatecl as historic buildings. Such alternative buitdine
regulations are intended to facilitate the restoration or change
ofoccupancv so as to preserve their orisinal or restoreil
arcliitectural clcmcnts and fe:rturcs, t() ercourage enerc)'
conscn'ation and a cost-cffbctive approach tr:r prcscrvat
and to provide firr sali:tv of thc buildins occupants."

Thc ,lrate Historital Buildiry Code is applicable to "all
i{icd historical buildings or strlrcturcs. u'hich includes
strucrture. collcction ol'structures and their associated
dccrled ol importance to the history, architecturc, or ctrlt
ol an are a br, an :rppropriatc local or statc governmental

f urisdiction; such as the National Register o.f Historic Placts,

State Historical l,andmalks, Statc points olhistorical
and citl.or countv regis ters or invcrltorics of historical o
architcctur-al1r' signifi cant sites. places. historic districts;,
landmarks."

In nonhistoric buildings used lbr housins.
.ldministratiu Code,Tiie 25. HeaLth and Safety

design ego should be prevented lrom altering the historic
fabric, the building's value and its purpose within the context
of the project.

Just as you develop the economics of a project using different
cost data, you need to evaluate different potential uses based
on code and planning requirements. Proposed us6s oftcn
must be adjusted to develop the most aesthetically pleasing
and economically sound design strategy. The increased con-
struction costs of restoring existing materials can be oflset by
cost-saving code alternatives and tax benefits. By under-
standing the visual, historic and structural aspects ofa build-
ing, the designer can effectively reuse it while maintaining its
sense of character and community identity.

Dan Peterson, AIA is president of Dan Peterson, AIA and As-rociates,

Inc., an organilation ofpreseraation architects, planners and construction

consultants in Santa Rosa. He is a consulting member to the State
Historic Building Code Adaisor2 Committee, Deput2 State Preseruation

CoordinatorJor l,{ational AIA and Chairman of the CCAIA Standing
Committee on Historic Resources.

Section 17958.8, allorvs use of original materials and methods
olconstruction lor alterations and repairs of dwellings and
orrlr requires rhal rhe hazards to lil'e salr'tr bc corrccte,l.
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Feosibility Sludy,
7Tt he bottom linc on any pro.ject is cconomic: whar sort

I of re turn will thc owner or developer get. Our firm
I- has developed a Project l'easibility Analysis, a com-

puter prosram which studies the economic value of a building
and detcrmines how much monev will be availablc after
construction costs.

The computer program provides two levcls of evaluations.
The first is a simple feasibility study showing the potential
income and expensc and wl'rat the potential loan valuc could
be, bascd on the income abilitv to scrvice thc debt.

The second level is a complctc financial analvsis shorvins
the effect of the various tax benefits and what the after-tax
return on thc project will be. l-hc program also cstimatcs
project construction cost and docs loan/ccluitv/rcturn com-
parisons lor invcstors or lending institutions.

For the first level olcconomic cvaluation, rve idcntilv what
thc building misht sencrate in rerms olrcnts, wliat kind o{'
loan value could be achievcd based on an assumed dcbt-service
ratio, what the economic value of the pro.ject r,r'ill be hascd on
an assumcd capitalization rate, and what money is ar.'ailable
fcrr project dcvelopmcnt alter acquisition. This hclps dctermir-rc
the project design stratesies to make the prcr.ject viable.

The second level o{'the computcr program shou,s our
cliel'rts thc various tax and depreciation bcncfits olthc projer:t.
'I.he graph accompanving this article illustrarcs an an:rlr.sis.
1'hc project charted frrr thc sraph is our own, and uses the l0
pcrcent Investment Tax Clredit (ITC) with se\.en year life for
thc rehabilitation work u'ith the following assunrprions:

Prcrjcr:t costs
Accluisition cost S I 31 .3+ I

A/E lees 10.30t)
Lozur Ii:cs/in1c'rcst 3.600
'laxes & Insur:rnc'e 1.0'19

Iluilding- Closts 80..t00
Sitc Irrpror.cmcnts 15.(X)(-)

Dcvclopcr Fccs 12,000
'lirtal Projcct flosts $253,700

Appraisecl \:alue 5275,000
Loan Virluc 7l)o/o ol ,\ppraisccl $192.500
I)epreci ation

25 r'car straight linc Ibr orieinal building
7 r'cal straiqht linc Iirr rehabilitlrtion costs

Tarpar cr's tax lrrackt't 20%'
.\rrnual Infl:rtion Rate 7"/"
Loarr lrrtclcst Ratr: l l.l6t'1,
[-Ising this data and the information crcatecl r,vitl'r thc

It'asibilitv analvsis. thc computcr prirrts out the Iinarrcial
analr.,sis olttre project shorving thc nct cash flow-. tl'rc tirxablc
loss duc to noncash deductions such as thc dcprcciation, :ind
the impact of thc ITC and equity buildup due to inflation
and loan amortization. Thc aftcr-tax sain is the net cash
return due to cash flow and tax savings. These projections
can be made for any given year after project completion or
totals for any time period beyond completion. The analysis
also shows the potential tax liability upon sale o[the project
at any siven time.
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The numbers oppeoring on the Project Feosibility Anolysis will vory, depending
upon the yeor for which they ore run, Figures in these worksheets show projec-
tions of the fifth yeor of the project.

Level One: Project Feosibility Anolysis Level Two: Annuol Projection for End of Yeor Five

GROSS INCOME
,|.863 RENTABLE SF. (qr 510.20/SF/YR : 19,003
1.853 RENTABLE SF. (ri S 9.00/SF/YR : 16.677

TOTAL GROSS INCOME
ALLOWANCE FOR VACANCY

5% x $ 35,680 GROSS INCOME
EFFECTIVE GROSS INCOME

535,680 GROSS INCOME ILESS) 51,784 VACANCY ALLOWANCE

EXPENSES

Reol Estole Toxes 2.2OO
Assessments 0
Moinlenonce 1,500
Jonitoriol 1.2OO
Utilities 3,360
lnsuronce 600
Reserves 0
Monogement Fees 0
Oiher 1,200

TOTAL EXPENSES

NET INCOME BEFORE TAXES AND DEPRECIATION

DEBT SERVICE AT 1,25 TO 1.OO RATIO
CASH FLOW BEFORE TAXES

PROJECT VALUE CAPITALIZED AT 10% NET INCOME
MORTGAGE VALUE WITH 519,068 DEBT SERVICE

lnterest ot 11.16% lor 25 Yeor Loon Amortizolion
Loon Volue 67,22%

EQUW REOUIRED

Return on Eguity 6.10% (cosh on cosh)
ACOUISITION COST OR EXISTING VALUE
MONEY AVAILABLE FOR PROJECT DEVELOPMENT

4.193 Squore Feel ot $25.52 Per Squore Foot
PROJECT EFFICIENCY FACTOR (NET AREA/GROSS AREAJ

"/"OF
AMOUNT IOTALS EQUITY

Effective Gross lncome S46,ff5
Expenses

Operotionol 510,694
Property Toxes S2,2Bq
Interest S20.SB

Totol Cosh Deductions $33,551
Non Cosh Deductions

Depreciotion-Orig. Bldg. 52,479
Depreciotion-Const.Cosis S13,603

Totol Non Cosh Deductions Sf 6,0g2
Toxoble Loss ($3,Stey S.7S%
Non Cosh Deductions 516,082
Less Prlncipol Reduction $2,340
Netcosh Ftow 510,224 16.717o
lncome Tox Sovings 20% $704 i.15"/"
Rehob lnvestment Credit 0 .OO%
Loon Amortizotion 2,340 3.82%
Afterlox Goin 513,26g 21.69/"-

':. : t,' l I,, tr: I I l,l, ,.1 ll,-li,.. ,t.il, rj.j,l(rl

Tox Liobility from Sole ofter 5 Yeors

IOTATS

$324,281

%oF
EOUITY

Soles Price
Depreciotion Cloimed 580,409
Stroight Line Allowed 580,409

Excess Depreciotion 0
Project Cost less Depreciotion

Gross Copitol Goin
Less Excess Depreciotion

NetCopitol Goin

Copitol Goin-Alternotive Tox Bosis "60% Net'
Gopitol Goin-Ordinory lncome Bosis'40% Net'
Toxoble lncome-Goin plus Excess Depreciotion
lncome Tox Liobility ot 20%
Tox Liobility on Copitol Goin ot 25%
Excess Tox lnvestment Credit from Sole

TotolTox Liobility due to Sole
Totol Cosh Profit ofter Sole
Annuol lnterest Rote ochieved on Equity

$35,680

(sl,7841

$33,se6

$r0,060
S23,836- 
S19"06s
$4,768

s23E,s60
${60,240

$78,r20

S{3r,341
$107,0{e

88.62%

Totol Evoluqtion for o 5 Yeor Period

(Assume on 8% Annuol Appreciotion)
Tox Sovings 207o Tox Brocket
Cosh Flow Sheltered
Unsheltered lncome
lncomeTox Expense
AfterTox Cosh Flow on lncome

Rehobilitotion lnvestment Credit
Net Cosh Return

Originol Volue $275,000
Apprecioted Volue 5324,281
Remoining Loon Bolonce S'183,015

Cunent Equity
Les Originol Equity

Equity Build-up
Equity Build-up + Nei Cosh Return

TOIATS

$e,zec
534.122

0
0
0

$e,s22
$sz,ass

$141,266
$6l,le4

s8o,o72
$r32,s0s

y"oF
EAUlTY

14.36y"
55.76y"

.OO"/"

.oo%

.OO"/o

15.56%

85.68%

230.E5%
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From Rubble to Richness

The Goslomp Quorter, Son Diego
The Gaslamp Quarter historic district is a 38-
acre linear area in the very center ofdowntown
San Diego. Within the disirict are the only
si gn ifi cant turn-of-1he-century commercial
buildings remaining in the city. It was placed
in the National Register in June 1980. Through
individual private restoration efforts and the
cityb commitment to public improvements,
this special area is being preserved and en-
hanced.

Public improvements replicate the character
of the Victorian era from the late 1880s to 1900.
The city, state and federal funds committed to
the Gaslamp Quarter over the past five years
now total $7,877,000. Additional public im-
provements include over $l million on under-
sround utility work by both San Diego Gas
and Electric and Pacific Telephone.This public
sector support has provided strong impetus to
owners and tenants who have invested ap-
proximately $ l3 million in restoration, ex-
l'l,,rdi.e fuids required to purchase or lease
their properties.

The area is currently in transition. The dis-
trict's older, neglected buildings are being
revitalized and previous uses upgraded to in-
clude outdoor cafes. lheaters. trendy retail
stores, art studios, offices, and hotels. There
has been a 70 percent reduction in the number
of pornographic businesses over lhe past sev-
eral years' 
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The Moubridge Offices, Fresno

The Maubridge, built in l9ll, was a prestigious
apartment building designed by Benjamin G.
McDougall who also designed the Sheldon
Buildin-g in San Francisco. one of the first rein-
forced cbncrete frame multi-story buildings
constructed after the earthquake and fire in
1907.

The building exterior is being restored to its
original condi[ion and the interior renovated
to nrovide luxurv offices. The buildine's 26,000
sq.lur. feet include four floors. penth6use and
basement. It will be fully air conditioned with
a zoned system, be fire sprinklered, and have a
new lighting syslem with wood trimmed
fixture1, plantid light wells and a marble entry
way' 

.lrtttt.t ottkct. .11.1

The Moubridge. .1919
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Rondo Aportments, Los Angeles A classic example of California-spanish architecture, the 20-unit Ronda
apartments, built in 1927, were desiened with clustered, stepped forms
aird courtyards, The Ronda has a valiety of dwelling spaces. including
cottages. mansionettes with two story volumes' split-level units. and
interasting loft spaces.

In l9?6,"a major fire destroyed five units and caused.extensive damage
to adjacent uniis, exterior st;irways, porches, balc-onies and the tile
roofs". The scope of the three year'rehabilitation of the Project involved
both fire damqged areas and deterioration due to the age and neglect
of the buildingl Research was undertaken and details iere co-Pidd and
united to resto're the authenticity and dignity of the original California
courtyard architecture' 

.vartin B. oerber, .u-l
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The five foot glass door panels
were replaced with funds raised by

The Oakland-Montclair Welcome
Wagon International, Inc., and

were wheelcut by Bendell Glass
Co., a third generation Oakland

glass company.

Comron-Stonford House, Ooklond
The Camron-Stanford House, an 1876 Italianate Victorian, is the sole
surviving mansion of those which once ringed Oakland's Lake Merritt.
The residence was purchased by the city in lg06 to house the Oakland
Public Museum, the first teaching museum west of the Mississippi.

When lhe Camron-Stanford H8use Preservation Association Li.-"d
in 1971, historic preservation was in its infancy in the West. Lack of
funding shaped the pace of this project. Over 1,000 volunteers and
seven years of fund-raising contiibuted to the restoration of the House
as a museum and center for communilv activitv, The nronertv is owned
by the City otOakland and rented by the Assoliarion'foi$l ir". y"r..

Frante; It. Rhodtt
D i re c t o r oif C a I I e t I ion.t /

l,lu.ttun Serttires

Folkirk Culturol Center, Son Rofoel
Following the City's policy to conserve and rehabilitate historic resources, the citizens of San Rafael passed
a bond issue in 1976 to restore the Robert Dollar Estate. Dollar's three story 1886 Queen Anne residence
now houses art galleries, meeting rooms, bookstore, offices and a catering kitchen.

The exterior was restored to the l9l5 period when Captain Dollar lived in the house. Historical research
lead to the discovery of an unknown and missing balustrade and exterior trim which wer€ reconstructed.
Detailed paint analysis of the existing surfaces uncovered an unexpected three-color paint scheme.

More construction phases are underway to provide handicapped access and to restore the wood lath Vic-
torian greenhouse. The city and a private organization, Marin Heritage, havejoined to finance the project,
while community volunteers will perform the actual construction work.

Bruce D. .Judd, t|1.1
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Fremonl Older Resid€,nce. ,l914

Fremont Older Residence Renovotion,
Sorotogo
This severe flat roofed, house was
built in 1908 for a
lisher. The

newspaper pub-
is undetermined.

created in its original form. Particular em-
phasis was given to construction and finish
details. The interiors were designed to feature
appropriate historic furniture.

This project sel a precedent in Califirrnia
for restoration of a deteriorating historic land-
mark structure by private individuals. A 25
year lease at $ I per year was arranged with
the Regional Park District which owns this
national landmark. The house presently is
open to the public.
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The GEM Theotre, Gorden Grove

Persistent citizen effort, a trusting City Council, and a federal grant enabled us
to enhance Garden Grove's Civic Center by turning the GEM Theatre, a de-
teriorating community liability. into a visual and performing arts center. The
grant mandated that construction start within 90 days after the grant award-a
iemarkably short time to prepare final construction drawings and specifications,
plan check, bid and award the project.

The GEM Theatre has a proscenium stage equipped with front and rear screen
projection, modern lighting, wagons, full cycloramas and various apron exten-
sions. The theater size was tripled by a two-story addition adjacent to the original
building, which contains the lbbby, dressing and green rooms. To test the use of
the Theatre, our design team acted as the technical staff for the Theatre's first
Production' 

-Ron Yeo. t4t.1
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County Bonk of Sonto Cruz, Sonto Cruz
County Bank of Santa Cruz is the only surviving independent bank of
the late 1880s in Santa Cruz County. Designed irr1894 6y local architects
W. D. Van Siclen and C,L. Haynes, it was enlarged and remodeled in
1919 by Ward and Blohme, San Francisco. The bank is significant
as a dominant element in the city's historic commercial district, and as
a successful adaptation of Romanesque revival design to Beaux-;\rts
Classicism.

The building facade consists ofover 700 pieces ofterra cotta, unified
by the strong horizontal banding of stonework and a regular succession
of bays, Only one American manufacturer still producel this particular
tera cotta. Their archives contained the exact molds needed for this
project. The County Bank of Santa Cruz received the l98l Friends of
Terra Cotta Award for this restoration effort.

.lltltin .1. Roji;0, ;ll.-l

-a

-

Lo Meso De@t, i915, courtesy of Son Diego Hisloricol Sociely Coilection

I
H Lo Meso Depot, Lo Meso

o'
oe

In 189{. the San Dieqo Cuyamaca & Eastern
Railway built a depoi in Li Mesa ro betrer
handle the produce from the many orchards
in the area. The architectural styl6 was tradi-
tional in small town America: bbard and batt
siding, corbelled eaves and a tasteful amount
of "qingerbread" trim.
- -The_building fell into disuse, and by the
1960s it was being used as a worm lam and
chicken coop. It was in sad shape in 197{, when
Pacific Southwesr Railway Muieum of San
Diego. a volunteer group'of railroad buffs,
stepped forward lo purchase the depot for $ l.
The volunteers received a $15.000 federal grant
for historic preservation.

The depot was built out of clear heart l'x l2'
redwood boards and most ofthem needed to
be replaced with material not available off the
shelf. John Maxwell, the owner of the I-a Mesa
Planing Mill, donated 910,000 worth of custom
millwork. setting an example lo other donors
during the next ,ear as every hard-to-find piece
of the-puzzle feli into place" 
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Sqn Bernqrdino: R/UDAT qnd the City Government
by Jonice Fillip

I

5

. kEn6ecomh,c'6r [sd.nrlo0

*
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A dozcn l'cars ago! most of dowtrtorvn San Bcrnardincr

[ *r, bulldozci'to makc wav ftrr a shopping mall. The
L lp.orperitv brought bv thc ne\\' ccnter was cxpccted to
ripplc outward to the rcst of'thc downtown area. But ripplc-out
economics pro'"'cd to bc about as cffi'ctiv<' as thc tricklt'-down
kind. Prime commercial land bccamc thc sitc for islands of
isolatcd buildings surrounded bv a sea ol'parking lots. As thc
urban ccnter began to detcriorate, the citv itsell- bccame a
magnct ftrr the burgconine Inland Empire.

San Bcrn:rrdino is thc first distinctive community east ol
thc Los Anscles spr;rwl. T'hc citv is a crossroads of highwav
and rail transportation, with acccss to thc Ontario Intcrna-
tional airport. A mcdian sales pricc ol'$7J000 makcs San

Bt'rnardino's housing among tlte most aflbrdablc in southcrn
Califtrrnia. Grorvth is incvitable iIr San Bernardino,. and con-
ccrncd business and community lcaders, lead bv thc city's
flhambcr of Commt'rcc and the Inland Calilornia Chaptcr,
AIA, inr.ited The American Institute of Architects to send a
Rural/Urban Rcdcvelopn'rcnt 'lbam (R/UDAT) to help the
citv dccidc how to handle that growth in thc best interest of
thc community.

Since 196Z R/UDAII har''c visitcd citit's throughout thc
c()untrv to cvaluate communitv assets, anall'ze needs and
propose a coursc of'action. The R/UII,A'I' hcld in San Ber-
nnrdino in October, l98l w'as thc Tlst in the country and the
sccond in Calilirrni:r (sce "Stockton: A Clure for a Heartsick
Cit .t'," Archi tec ture C ali,fitrnra, August / Septem ber l98l ). Team

mcmbcrs includcd (lharles Rcdmon, AIA (chairman), ar-
chitcct and urban designer; Bcnnic M. Gonzales, architect
ar.rd landscal;e architect; NI. 1)ale Hcnsott, indcpendent
dcvelopment consultanl; Jacquelvn H. Hall, urban planncr/
urban dt'signer; Ernest R. Munch, urban planner, architcct
and transportation planner; and Philip B. Caton, AICP, expert
in housing and commttnitv affairs. Eight students from Califor-
nia Statc Colleec, San Bernardino and Califbrnia Polytechnic
Institute, Pomotra 5lained hands-on expericnce assisting thc
R/Ul)Al' team. "I think we're lcarning more than in a ycar
at school," said.Jamie Hamilton-Spir.'ak, a graduatc student
at Cal Polv.

l'act-finding was thc first order of business in the R/UDAI's
four-day intcnsive visit. Asked to definc San Bernardil'ro's
problcms in onc r,r'ord, cir.'ic lcadcrs respondcd: dcterioration,
unclcanliness. apathv, r'acancies, doub1, crime. Local
busirrcssmct] rep()rted that out-ol-town investors havc uo

faith in the area, and cited difficulties in obtaining construction
loans due to "lack of a good imagc."

At a public hearing, citizens identified the issues as crime,
thc lack of a downtown supcrmarket lor arca rcsidents, too
little civic pride, and too many vacant, deterioratins buildings.
Scrmc lamented the proposal to raze two historic buildings,
the California Hotcl and the N{unicipal Auditgrium. Others
w'anted cstablishmcnts like the Pussvcat theatcr rcplaced
with lacilities which would draw more people downtown lor
evcning entertainmcnt.

Thc R/UDAT cxplored the local political power base,

rclations betwccn thc citv government and the mcdia, and
the influence wielded by Inland Action, a group of
businessmcr.t sometimcs dubbcd thc "super-Chamber of Com-
merce." Whilc most of the fact-finding was done publicly, the

tcam mct privately with somc community lcaders to pin down
the issues. In one case, Third Ward Councilman Ralph
Hcrnandcz told the R/UDAT that San Bernardino is a " closed

citv" fcrr minoritics. While he supported the R/UDAI studv
ftlr downtown, Hernandez also wanted to see help ficr tht:
city's Wcst Sidc minority district. Mayor W.R. Holcomb
disagrccd with Hernandez's comments, sayins, "He's vcrv
much over his head in understar.rding the complexities of citv
sovernment." Similar indications of divided community opin-
ion led R/UDAT to conclude, ". . . there exists a lack of
communication bctween various factions olthe pcople, and
conscnsus on communitv values and goals does not exist."
Changes in Attitudes

Lack of a community identity and unity of purpose struck
the R/UDAI team as the major problem facing San Bernar-
dino. The Ri UDAT report said, ". . . in terms of development,
the City government presents an appallingly poor image to
the development community-the kind of projection which
makcs them their own worst public relations cnemy." As a
result, the R/UDAT's specific architectural suggestions took
a backseat to recommendations on how San Bernardino should
reorganize its local government. The R/UDAT recommended
that San Bernardino

o establish a structure and process lbr meaningful and
ongoing communitv participation in city planning, de-
vclopment and revitalization;
o initiate a $200-$500,000, three year campaigtr to promote
the citv as a regional ccnter and alter thc area's apparentlv
negative image;
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. reorganize the municipal governmerit to more e{fectively
lormulate and implement land use and der,elopment
policies; establish a clear balance and operational distinction
betwecn the executive and legislative branches; delegate
responsibilitv for land use and redevelopment to citizens'
boards and the appropriate municipal staff; incorporate
urban design performance standards, rather than prescrip-
tir,e measures, into regulations; and form a public/private
nonprofit corporation to promote and improve the
downtown area; and
. create a comprehensive approach for physical and
economic reder.'elopment of the \\test Side neiehborhoods
in conjunction with local organizations, and form cit1, policv
and incentive programs to lure industrial development and
provide jobs.
Wl.rether these suggestions fell on fertile soil rcmains to be

scen. Since San Bernardino has a strong-mavor ficrm of gor'-
ernment, the response ol Mayor W. R. Holcomb is cxpected
to have a great impact on what happens to the R/UDAT
recommendations. His initial reaction was lcss than en-
thusiastic. "I think the (R/UDAT) process was a very poor
one, in that you can't absorb the necessary background to bc
able to effectivcly plan," he told the San Bernardino Szz.

Just how valuable is R/UDAT's quick look? Explaining his
objections to the R/UDAT report in the Szz, Mayor Holcomb
said, "The outside investor rvho gets his hands on this report
and believes it to be authentic . . . it could be devastating.
So, I was trying to put a cloud on the report immediatelv
. . ." But San Bernardino resident Lance Stalker suggests
there may be some advantage in looking at the community
through new eyes. "The general impression that group re-
ceived from a wide cross-section of the communit.v is the
same impression we give to any 'outsider,' including the new
business development we're trying to recruit," he told the
Sun.

Point, Counterpoint
Two architecture/planning suggestions-restoring historic

buildings and adapting freeway access to better serve the
Wcst Side community-also got a cool reception from Mayor
Holcomb.

The R/UDAT noted a "surprising disregard for preserva-
tion o[historic landmarks" and recommended that the Califor-
nia Hotel be rehabilitated as senior citizen housing and that
Pioncer Park be enclosed and resident winos removed to
social service centers. Rather than destrov the Municipal
Auditorium and replace it with a new library, the R/UDAI
recommended that it be saved, and a senior center built within
its walls.

Mayor Holcomb maintained that rehabilitation is too
expensive, and that it would be cheaper to tear down the
California Hotel and build a replica. Fencing Pioneer Park
would be illegal, according to Mayor Holcomb. As for savins
the Municipal Auditorium, Mayor Holcomb called the
R/UDAT sugsestion "a rather naive and shallou,'approach
to the problem." He cited estimates that rehabilitatioll costs
would range from $4.5-8 million, compared to $3.6 million
to raze the building and build a new downtown library. Mayor
Holcomb maintained that a library would contribute more to
street revitalization than would a senior center.

The transportation issues raised by the R/UDAT relate to
adequate and direct access from the highwav/freewa-v svstem
to the West Side area, according to the report. To improve
access to proposed industrial areas on the \,!'est Side, and to
upgrade cross-city connections which currentlv are deemed

Should be

inadequate, the R/UDAT recommended: "The Mayor, Coun-
cil members, local organizations and private sector businesses
should seek state funding for ramp access along Interstate 15."

Mayor Holcomb pointed out that interchange construction
would cost about $60 million, compared to the $5 million
which Caltrans has budgeted for consrruction in this district.
in the next fir,e years. He criticized R/UDAT lor reviving an
issue rvhich already was considered and rejected. "To resurrect
that issuc is just going to be another emotional drain on the
West Side communitl' and give them false expectations, be-
cause, at first blush, when you have a prestigious group of
people come into town and they recommend that they (the
ramps) be put in, it gives a lot of credence to the implcment-
ability of the project," he said.

Although some R/UDAI suggestions seem impractical-
the suggestion to put a golf course in the middle of dou,ntown,
for example-the R/UDAI provided a fresh look at solutions
for San Bernardino's growing pains. Manv community leaders
are determined to make the most of the R/UDAT report.
"When you look at it positively, you ger idcas out of the report
that you don't get when you look at it negatively," noted
Chamber of Commerce President Robert L. Henley.

Taking a positive arrirude is just what the R/UDAT pro-
posed. In the wake of R/UDAT, rhere are signs that San
Bernardino's leaders are moving in a positive direction. Com-
munity leaders, including the Mayor, havc met for oper.r-ended
discussion about West Side development, racism, lack of trust
among community groups, and lreeway access. As the Szz
editorialized, "Positive attitudes at all echelons of the citv's
leadership are critical i[changes and improvements are tt be
made. We hope these will be lorthcoming because the vcry
process in which the report was developed is in itself one of
the most encouraging events to occur within tl-re city
reccntly. "

.lanice l;illip it the editor a/''\r'clritccrur.c (lalilirr-nia.
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Exterior: Fronk Borry/HMC Architects lnc.
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Honor Aword
Sinotro Potient Tower ond Ever J. Hommes Surgicol Povilion for
Desert Hospitol, Polm Springs
HMC Architects, lnc.
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Merit Aword
Arcodio Council Chombers, Arcodio
Ruhnou, Evons, Ruhnou Associotes
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Citolion
Heodquorters, Fire Stotion No. 1, City of Riolto
Bormokion, Wolff, Long, Christopher

Citotion-Site Anolysis, Work in Progress
"The Orchords" Plonned Unit Development, Cloremont
Bormokion, Wolff, Long, Christopher
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Citotion-Restorolion
Off ice Building, Riverside
Clinton lVorr & Associotest

Cilotion
lnitiol Cofeterio. Colifornio Stote College ot Bokersfield
Potrick Even Sheehy, Architect

Norenberg-Wilson Phologrophy
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Cilolion-Design & Plonning
lndion Wells Condominium, lndion Wells
Potrick Evon Sheehy, Architect

Citotion-lnteriors
McCullock Residence, Loke Hovosu City, Arizono
Potrick Evon Sheehy, Architect
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FROM THE FLOOR

lnvestment Tqx Credits

Thc tar pnrvisions ol'thc ?rx Rcfbrm
Act ol 1976 and the Revcnuc ,\ct o[ 1978
rcprcsented a real bre:rkthrough in pro-
vidine inccntives in thc prcservation and
rcstoration ol' existing buildings. Thesc
laws allorvcd a l0 pcrcerrt Invcstmcnt
Tax Clrcdit (ITC) lor thc rchabilitation ol
income-gencratins commercial buildings
20 vears or oldcr, and an accelcratcd de-
preciation pror,'ision or a 60 month amor-
tization provision frrr the rehabilitatior.r
cost ola ccrtificd historic builcling.

Tlre Economic Recoverr' 'Ihx Act ol
l98l (HR 4242) cnhanced thc I'fC and
the depreciation methods for both re-
habilitation and ccrtilied historic
rchabilitation. Projcctions indicate that
thc ncw ITC, combincd with 15 vear
straightlinc dcprcciation, provides a bet-
tcr inccntivc for prcserr-ation than ant'
othcr tax trcatmcnt currenth' available,
irrcludirrg that lor ncw construction.

The Economic Recoverr''Iax Act repcals:
o 'fhe fir-e vcar anrortization provision.
o The accclerated dcpreciation provi-
sion.
o 'lhe l0 pe rcent ITC, and replaccs it
u,ith a threc-ticred IT-C.
o The straightline disincenti'n'e, which
makcs a ncw structurc otr the site of a

demolished historic building r.ron' eli-
giblc for accclerated depreciation.
The neu' ITCI, cffective Januarr' 1,

1982, applies to " qualified rehabilita-
tion " ol-structurcs dcpending on their age
and "historic" classification as follo'ws:

15 percent lbr structures 30-39 v'cars
old,

20 percent lor structurcs 40 ycars or
older, and

25 percent on certified historic struc-
tures.

The l5 percent and 20 percent credits
applv onlr.' to nonresidential industrial
and commercial buildings used for
income-producing purposcs. The 25 per-
cent credit for certified historic rehabili-
tation is available on both depreciable
nonresidential and residential buildings.
The Energy Investment Credit does not
apply to any portion of the structure that
qualifics for the rehabilitation credit.

What is a qualified rehabilitation?
A qualified rehabilitation is any build-

ing which l.ras becn substantiallv rehabili-
tatcd, was in usc prior to bcginlring the
rehabilitation, and retains at least 75 per-
cent of tl'rc existir-rg exten'ral rt,alls.

A qualified rehabilitation is one in
which, during a 24 month period, the rc-
habilitation expenditures exceed the
sr-cater ol thc taxpal'er's " adjusted basis "
in the propertv (the cost of the building
plus capital impror.'cmcnts, lcss deprecia-
tion) or $5,000. Special rules ficr pre-
planncd, phased development u,ork pro-
vide a 60 month pcriod in u'hich to mcet
tlrr' substantial rehabilitation test.

Structures leased zrnd used by tax-
excmpt oreanizations and gor.'errlment
units also qualifv for the ITC, retroactive
toJull, 30, 1980. In addition, leasees mav
take the ITC fur qualificd rehabilitation
expcnditures, providcd thc remaining
terr-n of the leasc is at lcast l5 ,vears upon
complction of the rehabilitation. Owncr-
occupant may takc the credit for that
portion of the building that is income-
producing.

All of the abor.c expenditures require
thc use ol l5 1'ear straightline method de-
prcciation ar.rd do not include expendi-
tures lor enlargcmertls or acquisition
costs. As an additional bonus. certified
historic structures in the 25 percent
catcgorv ma1' depreciate the full rehabili-
tation expenditure. All others must sub-
tract the credit amount from rchabilita-
tion costs in computing the depreciated
amount.

For example, a $100,000 rchabilitation
o[ a certified historic structure would
allow the 25 percer.rt ITC ($25,000) to be
deducted from the taxes ou'ed. and tl're

entire $100,000 to be depreciated over a
l5 vear period. Using thc same rehabili-
tation cost on a 40 vear old building, a 20
percent ITC ($20,000) can be deducted
from the taxes owed, but onlY the remain-
der ($80,000) can be depreciated over a
l5 year period.

Projects it.r process also become subject
to the nerv law. But if the expenses are not
sufficient to meet thc substantial rehabili-
tation test, the project may be completed
under pror''isions of the old lart'. The pro-
visions of the new larv still retain disin-
centives pre','enting write-offof losses and
costs associated with the demolition of an

historic building. Efforts are now being
made to reinstate the 60 month amortiza-
tion process and eliminate the substantial
rchabilitation test because over 30 per-
ccnt of the projects previously certified
would not qualify for the ITC under the
ncw program.

flow are historic buildings certified?
To be eligible lrlr ITC, property owners

must secure certifications from the Secre-
tary of the Interior regarding I ) the his-
toric character ofa structure, and 2) thc
quality of thc rehabilitation work per-
lormed on that structure.

Buildings which qualify lor the historic
tax incentives must either be listed in the
National Register of Historic Places tndividu-
ally, or be included within Registered
Historic Districts or federally certified
local districts, and certified as contribut-
ing to the significance of that district. For
those properties not listed, a preliminary
eligibility determination can be obtained
through the State Office of Historic Pre-
servation as part of a multi-step certifica-
tion process.

The l'{ational Register of Historic Places is

the official list of the nation's cultural re-
sources. To be placed on the Register, a
structure must possess integrity of loca-
tion, design, setting, materials, work-
manship, leeline and association, and
meet one ol lour criteria:

o have association with a significant
historical event,

o have association with a significant
person,

o have particular aesthetic distinction,
or

r have the potential to yield important
information about the past.

Certification for the quality of rehabilita-
tion is accomplished by initial submission
of schematic plans defining the anticipated
rehabilitation work for preliminary re-
view. Then plans and specifications are
submitted to demonstrate compliance
with the Secretary of the Interior's Stand-
ards and Guide lines for Re habilitation Proj ects.

The final certification is issued at the con-
clusior.r of the rehabilitation work and
upon submission of information which
clearly demonstrates that the project has
been completed in compliance with the
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approved plans. The State Office of His-
toric Preservation handles processinq for
the certification of historic projects.

California Provides a Special
Financing Program

In addition to federal incentives,
California offers public entities a needed
vchicle to assist the private sector preser-
vation movement. In 1976, the N{arks
Historical Rehabilitation Acr, Health and
Sa"fery Code, Section 37600 et .r/g., was
adopted to hclp lower thc intcrest rate for
financing to developers and owners ol
structures that a citV lbund to be histori-
callv significant. The Acr can be im-
plemented b,v a city, countv or rcdevelop-
ment agency. If the reder,clopment
agency is the sponsor, there are no re-
quirements that historical preservation
efforts be tied to the development plan or
redevelopment projcct area.

Unlike most local, state or federal his-
torical preservation and/or restoration
programs, the Marks Act is broader and
allows greater flexibility in desisnatine
historical properties and/or areas elieible
lor rehabilitation loan financing. Sincc
the city or other public entity makes the
historical designation, cooperation be-
tween the citl and the properrl owrrer is
essential.

The Act autl.rorizes two forms ol
financing. First, the citv mav sponsor a
conventional bond issue with bond pro-

by Don L, Peterson, AIA

ceeds distributed to thc designated de-
veloper who is selected to participate in
the program. The second financing alter-
native is a tax-exempt bank loan directlr'
to the property owner. An advantage to
bank financing is that the cost ol'borrou,-
ing is reduced by eliminating bond print-
i.g and underwriting expenses. The
liability ol the city relative to the im-
plementation o[ the financing program
and/or issuance of loans is limited
through the provisions of the Act. The
program is a no liability risk to the city.

In order to make use of the Act, the city
has to adopt an ordinance or resolution
establishing an historical rehabilitation
financing program. with criteria for selec-
tion ofeligible properties and procedures
lor selection and financing. Loans may
not exceed 80 percent of the cstimated
after-rehabilitation value, and be for no
longer than 40 years for 80 perccnt ofthe
economic life otthe properry. Small proj-
ecls can be grouped and financed under
one packagc.

Recent data indicates that the tax-
exempt bond financing would be as low
as l0 percent, while the direct tax-exempt
bank loan would be in the neighborhood
o{ 12-14 percent. Communities already
implementing thc program arc Marys-
ville, Napa, San Jose, Frcsno, Hanford,
Pasadena, Santa Ana, Anaheim, San
Diego and Sacramento.

CLASSIFIED
Architecture California now accepts
Classified Advertisements for posi-
tions available, positions wanted,
services. business opportunities and
miscellaneous.

Rates: 800 per word, $40 minimum.
Payment must accompany the clas-
sified ad copy.

Address all ad orders to Classified
Ad Departm ent, Architecture Califor-
nia, 1414 K Street, Ste. 320, Sac-
ramento, CA 95814. Phone: (916)
448-9082.

Wanted to Purchase/Joint Venture.
Older Burldings needing rehabrlrlatron. We
have equity and experrence. Call or wrile

California Historic properties
1028 Second Street

Old Sacramento, CA 958i4
(916) 441 -7526

Travel
Study Tour of Japan. 33rd Architecture
and Gardens Tour leaves Los Angeles Oc-
tober 9, 1982. ln-depth.22 days, for profes-
sionals and laymen Limited to 23 persons.
Brochure from Escort-Lecturer: Kenneth M.
Nishimoto, AIA, 30 North Raymond Ave.,
Pasadena, CA 91 103.

Business Opportunity
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