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Case 1

Orange Coast College

Neutra/Alexander Buildings + Eckbo Landscape



Orange Coast College

CEQA Background —
Cultural Resources

Lead Agency
Coast Community College District

Period of Significance
1950 — 1957

Master Designers

Architects: Richard Neutra & Robert
Alexander
Landscape Architect: Garret Eckbo

Above: 1950-64 Neutra / Alexandar / Eckbo Campus
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Orange Coast College

Vision 2020 Facllities Master Plan

Brief History

= QOriginally publicized by the
College District in 2013

= Campus upgrades and
expansion funded by the
November 2012 "Measure M” — a
$698 million bond measure

= Called for an additional 100,000
square feet of academic space to
accommodate enrollment growth
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Notice of Preparation
(Nov 2013)

* A public scoping meeting was first held on
November 21, 2013 (15 persons attended)

 First Draft EIR Distributed in June 2014.

* The review and comment period began on
June 16, 2014, and concluded on July 30,
2014.

* Two public meetings were held during the 45-
day comment period.
» June 30, 2014 (50 people attended)
« July 15, 2014 (100 people attended)
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Auditorium. Photo by Julius Shulman

Initial Study (Nov 2013)

Cultural Resources:

 Would the project cause a substantial
adverse change in the significance of a
historical resource as defined In
§15064.57?

» "Potentially Significant Impact. Renovations
are planned for the Auditorium and
Gymnasium, which were constructed more
than 50 years ago. A historical resources
survey will be performed to determine
whether these or any other buildings or
structures are considered historically
significant as defined in the CEQA
Guidelines, Section 15064.5.”
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Draft EIR

The draft EIR considered five
alternatives, three of which
addressed the historic district:

1. Maximum Reuse
2. Strategic Reuse
3. Minimum Reuse

Only the Maximum Resource
alternative reduced impacts to less
than significant levels by retaining a
California Register-eligible historic
district at the College.

Draft EIR, with Historic Resources and Potential CRHR-
eligible District o 8 1

F O U N D A T I O N
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Historic Resources and Potential CRHR-eligible District

Historic Resources
Technical Report
May 2014

The HRTR found a historic district (with 23
contributing buildings) eligible for listing in the
California Register of Historical Resource under
the following criteria:

Criterion 1 for its early master planning concepts
of a community college located within

Orange County.

Criterion 3 for its distinctive architectural and
design qualities as interpreted in an educational
facility, and

Also Criterion 3 for its direct association with
master planner and architect Robert E.
Alexander; master architect Richard Neutra;
landscape architect Garrett Eckbo; and Orange
County architect William E. Blurock.
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Historic Structures Report
May 2015
Page & Turnpbull

Page & Turnbull, in its HSR, identified
additional preservation alternatives after
surveying the existing conditions and
significance of campus buildings.

Preservation Alternatives 1A through 1C:
Relocate the proposed (new) Planetarium
approximately 200-feet to the northeast of the
existing Math Wing and Planetarium complex.

Alternatives 2A and 2B, retain the plan east
Math Wing (Bldg. 35) and allow for the new
Planetarium to be built in its preferred
location... "Building 35 is critical to retaining
the character of the eligible Historic District.”
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Historic Structures Report
May 2015
Page & Turnpbull

Preservation Alternatives 1A through 1C
relocate the proposed new Planetarium
approximately 200-feet to the northeast of the
existing Math Wing and Planetarium complex.

Alternatives 2A and 2B, retain the plan east
Math Wing (Bldg. 35) and allow for the new
Planetarium to be built in its preferred
location. As described in the HSR, it is our
professional opinion that retention of Building
35 is critical to retaining the character of the
eligible Historic District and relationship of the
central core buildings.
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Draft EIR, with Historic Resources and Potential CRHR-
eligible District

Draft EIR — Feasibility of
Alternatives

“The costs to rehabilitate and reuse the
Neutra buildings was not anticipated in the
bond; are costs that were not communicated
to the voters; and does not meet the college’s
instructional facility goals....Costis not a
deciding factor for feasibility of an
alternative, but it is heavily considered In
the feasibility of that alternative.”

©2016 California Preservation Foundation. All rights reserved.
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Historic Resources Survey
August 2015
Jan Ostashay

“The existing setting of the core campus area
would be re-designed and re-configured in a
manner that would destroy all semblance of
the historic character of the site... result in
significant adverse impacts under CEQA.
These impacts cannot be mitigated to a less-
than-significant level. Nonetheless, mitigation
measures are still required.”

— Conclusion of Historic Resource Survey,
Ostashay and Associates
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Final EIR Response

The HSR prepared by Page and Turnbull proves that the Neutra and Alexander

buildings can be re-used in an alternative that will achieve the goals and objectives of

the master plan. This alternative is financially viable, environmentally sustainable, and if

implemented, would convey the CCCD's deep understanding of and respect for its 0O1-5
architectural legacy. Blatantly ignoring the findings of Page and Tumbull’s HSR, which

present a viable preservation alternative, is not only irresponsible but also a direct

violation of the mandates of CEQA.

Respose to 01-5 (Letter from Docomomo upholding feasability of preservation)
CEQA defines ‘feasible’ as ‘capable of being accomplished in a successful

manner within a reasonable period of time, taking into account economic,
environmental, social, and technological factors.” For an alternative to be
feasible, it must be ‘'successful’ at achieving the project’s objectives. Thus,
an alternative may be rejected as infeasible if it ‘would not fully meet the

project objectives. ... Association of Irritated Residents v. County of Madera (2003) 107 Cal.App.4th
1383, 1400.”
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Final EIR Response

B Respose to letter from Docomomo upholding
| feasability of preservation

" “The fact that Neutra and

2 Alexander believed that a carefully
designed campus could create a
landscape of learning’ was true for
the campus at that time. Today, the
landscape of learning has changed
beyond what Neutra and Alexander
could anticipate.”
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Photo by Name Surname

Final Mitigation Measures

1. Recordation: Historic Structures Report for all
significant buildings to be demolished. With floor
plans, site plans, large format photography.

2. Salvage & Reuse: Where feasible these features
shall be itemized, photographed, salvaged, and
Incorporated into the hew design of the campus
pursuant to the 2020 Facilities Master Plan.

3. Interpretive Educational Program: Interpretive
multi-media educational program and 3-D public
art display shall be incorporated info the
development of the reconfigured campus quad
area and/or campus library. This interpretive
program and public art work shall be developed
with the assistance of a qualified architectural
historian or historic preservation professional

©2016 California Preservation Foundation. All rights reserved.
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Photo Courtesy Water & Power Associates

Case 2

DS Project, Pasadena Playhouse
New Contextual Design




SYNPOSIS

Developer proposed new
construction

Historic District context/ contextual
design Compatibility v. differentiated
constructs.

Scale and compatibility

CALIFORNIA , , : : :
RRRRRRRRRRR N ©2016 California Preservation Foundation. All rights reserved.
oooooooooo



©2016 California Preservation Foundation. All rights reserved.



1.Consistency with Applicable
Guidelines

- Citywide Design Guidelines

- Central District Specific Plan

- Pasadena Playhouse District

Streetscape, Walkways &

Alleys Plan

2.Consistency with The
Secretary’s Standards

3.Consistency of Project with
Environmental Documentation

(CEQA - EIR)



Central District Specific Plan
Playhouse Sub-district Guidelines:

Respect the scale, massing and
articulation of adjacent historic
buildings; massing should not
overwhelm or diminish historic
structures.

The Secretary of the Interior’s
Standards Preservation Brief 14:

A new addition should always be

subordinate to the historic building; it
should not compete In size, scale or
design with the historic building.
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California Environmental Quality Act

Requires local and state governments to consider the potential
environmental effects before deciding to approve a project.

The purpose is to disclose the potential impacts of a project, suggest
methods to minimize those impacts, and discuss alternatives to a
project so that decision makers will have full information upon which to
base their decision.
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The proposed project could
result in indirect aesthetic
impacts on adjacent historic
landmarks and landmark-eligible
structures due to potential
incompatibility of design and
scale.

However, because the project
requires review by the City’s
Design Commission, these
impacts are Class lll, less than
significant.

City Council certified an EIR for
the project, and found that the
land use approvals did not result
in significant historic or
aesthetic effects from the
project.

Accordingly, in design review,
the Design Commission is to
start with the premise that the
building as already approved
does not have significant
aesthetic impacts

CALIFORNIA
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New Contextual Design: The initial IDS Project in the Pasadena
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Reduce the building size to the city's
maximum allowable by zoning

Create a "prominent central ceremonial
entrance” on Colorado Boulevard

Redesign to be smaller and more
respectful of the historic character of the
district and the nearby Pasadena
Playhouse

Retain a historically sensitive architect

Go back through design review

CALIFORNIA
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New Contextual Design:
The Redesigned IDS
Project in the Pasadena
Playhouse Historic
District
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New Contextual Design:
The IDS Project: Open
Space and the
Playhouse Theater
courtyard connection
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New Contextual Design:
The IDS Project: Open
Space and the
Playhouse Theater
courtyard connection
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New Contextual
Design:

The IDS Project in
the Pasadena
Playhouse Historic
District: Prominent
entrance
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New Contextual
Design:

The IDS Project in
the Pasadena
Playhouse Historic
District: Prominent
entrance
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New Contextual
Design:

The IDS Project Iin
the Pasadena
Playhouse Historic
District: Compatibility
with Green
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Case 3
Nelles Correctional Facility

A (Partial) CEQA Victory



Nelles Youth
Correctional Facillity

CEQA Background -

Lead Agency
City of Whittier

Criteria for Significance
Criteria A, B, and C

Period of Significance
1920 - 1934

Project consists of demolition of 50
structures and the adaptive reuse of
the former Superintendent’s
Residence and Administration
Building.

CALIFORNIA
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Lincoln Specific
Plan —
Environmental
Impact Report

“[Nelles] does not retain sufficient
integrity... to be eligible for listing...if
It were considered a historic district,
the property would have at least 46
noncontributing resources and only
nine contributing resources. The
percentage of contributing resources
would be only 16 percent. As a
result, the property no longer retains
integrity of setting, design, feeling, or
association, and its workmanship
and materials have been
compromised.”

- Nelles/Lincoln Specific Plan EIR



Nelles Youth
Correctional
Facllity

Advocacy Background —

From the LA Conservancy:

In June 2015, the Whittier City Council
approved the Lincoln Specific Plan,

which calls for the demolition of most of the
fifty-two existing buildings on the Fred C.
Nelles Youth Correctional Facility Campus.

The 5-0 vote in support followed an offer by
the developer to increase its financial
support to the City through the project.

This loss also affects some of the most
visually dominant examples on the campus,
including the historic Gymnasium,
Auditorium and Infirmary buildings.



EIR Mitigation Measures

1. Retention: Retain the Chapels Building.
Retain/relocate the Assistant Superintfendent’s
Residence.

2. Third Party Sale: Auditorium, Old Infirmary,
Maintenance Garage, Gymnasium.

3. Recordation: Project developer shall create
Historic American Buildings Survey (HABS)-

ike Level Il documentation. Project developer shall
archive artifacts found on-site prior to relocation or
demolition. Record oral histories, video-recorded
and offered on an interactive website. Produce a
broadcast-quality documentary.

4. Interpretation: Project developer shall install af
least six (6) or more permanent, on-site,
educational displays about the site.

5. Commemoration: Project developer shall install
plagues on remaining buildings

6. Rehabilitation: Project developer shall rehabllitate
the Administration Building, Superintendent’s
Residence, Chapels Building, and Assistant
Superintendent’s Residence according to SOI
Standards

©2016 California Preservation Foundation. All rights reserved.
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Case 4
Hardison Ranch, Santa Paula

CEQA Settlement






Hardison Ranch, Santa Paula, Existing Farmstead.



Hardison Ranch, 19-acre property.
Half slope, half meadow with 4 buildings.



How to create a significant impact.
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How to create a significant impact.
Move barn, demolish outbuildings, and add private park.



How to create a significant impact.
Move barn, demolish outbuildings, and add private park.

Then add 50 houses all around.



How to avoid a significant impact and still make a profit.
36 house settlement with “repositioned” outbuildings".



Lightning Round

1937 Wilshire Boulevard Conversion
Adaptive Reuse



CEQA and Design: Roundtable discussion of the process of review

Synopsis
Developer proposal for an adaptive reuse of a 1937 and later office structure for
high end residential condo housing on Wilshire Boulevard.

:Can development of fagade over time be considered altogether as an integral
resource? How much alteration is permissible?

. Given a seven- story cathedral-like building on a prominent site in a low rise area,
is every facade definable as “street visible™?

:Density: Appropriate or how?

Multifamily Adaptive reuse: LA stories



“Secondary” and “street-
visible” facade
or not?

Can developer
introduce projecting
horizontal balconies
or not?

Multifamily infill: Los Angeles Story



CEQA and Design: Roundtable discussion of the process of review

Sixties facade replica
of its own 30’s facade
detailing significant,
or not?

Multifamily infill: Los Angeles Story



A 60’s facade replica of a 30’s facade detail significant, or not?

Multifamily infill: Los Angeles Story



Have 1960’s detailing sufficiently turned 507 Significant modernist Brise de Soliel grilles or not?

Multifamily infill: Los Angeles Story



1960’s Interpretive and referential facade grille significant, or not?

Multifamily infill: Los Angeles Story



CONTACT US

cpf@californiapreservation.org

415 - 495 - 0349

5 Third Street, Suite 424
San Francisco, CA 94103

hitps://californiapreservation.org
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THANK YOU

Sponsored by
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