
	

 
 
 
July 26, 2022 
 
 
City of Pasadena Planning Commission 
Attn: Hayman Tam 
Hale Building 
175 N. Garfield Ave., 2nd Floor 
Pasadena, CA 91101 
 
Re: Pasadena Rusnak Porsche Initial Study and Mitigated Negative Declaration 
 
 
Dear Members of the Planning Commission, 
 
Pasadena Heritage respectfully asks that you deny reject the environmental determination 
and deny the requested entitlements for the following reasons: 
 

1. The Swanson and Peterson Furniture Factory should be determined an eligible 
landmark 

2. The Noise analysis fails to take into account the live-work units located 60’ west of 
the project site 

3. The findings for the CUP and Variance cannot be made due to inconsistency with 
the General Plan and applicable Specific Plans 

 
We understand the need for a new modern car dealership, and think it can be 
accomplished, but we find the current proposal in conflict with many of Pasadena’s planning 
objectives. We also make the case the Swanson and Peterson Furniture Factory is an 
eligible historic resource, it is the best example of an industrial-daylight factory in the City of 
Pasadena. A successful project on this site would preserve the factory and better engage 
the Colorado Boulevard street frontage, in conformance with the Specific Plans. We will 
also present herein some alternatives to help accomplish these goals. 
 
We hope you agree with our reasoning for denying this project as proposed, and will 
advocate for a better version of this project. 
 
The Swanson and Peterson Furniture Factory 
 
Pasadena Heritage asks you to reject the Initial Study (IS) and Mitigated Negative 
Declaration (MND) as prepared, which would demolish the historic Swanson and Peterson 
Furniture Factory. The MND assesses the building as ineligible, but we disagree, and 
contend that the building is an eligible local landmark under Criteria B and C. Pasadena 
Municipal Code Section17.62.040.C.2 identifies the criteria for local landmarks as follows: 
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A landmark may be the best representation in the City of a type of historic resource or it 
may be one of several historic resources in the City that have common architectural 
attributes that represent a particular type of historic resource. A landmark shall meet one or 
more of the following criteria: 

 
a. It is associated with events that have made a significant contribution to the broad 

patterns of the history of the City. 
b. It is associated with the lives of persons who are significant in the history of the City. 
c. It embodies the distinctive characteristics of a type, architectural style, period, or method 

of construction, or represents the work of an architect, designer, engineer, or builder 
whose work is of significance to the City or possesses artistic values of significance to the 
City. 

d. It has yielded, or may be likely to yield, information important locally in prehistory or 
history. 

 
Pasadena Landmark Criterion C 
 
The research provided in the MND is valuable, but Pasadena Heritage disagrees with the 
conclusions made. The analysis references the Industrial–Daylight Factory portion of Survey 
LA, but wrongfully concludes that the building is “not an excellent example” of the building 
type. Instead, the analysis points to 403-421 South Raymond Avenue as a better example. 
The character defining features of the type are listed in Survey LA as thus: 

Character Defining/Associative Features:  

• Retains most of the essential character defining features of the type from the period 
of significance  

• 1–2 stories in height (2nd story is often a mezzanine level)  
• Continuous industrial steel sash on two or more elevations  
• Oversized bays of industrial sash  
• Sawtooth, butterfly, Aiken, or monitor rooflines  
• Extensive skylights (in the absence of more dramatic rooflines)  
• Often designed in prevalent architectural styles of period 

o May also be a significant example of an architectural style from the period of 
significance and/or the work of a noted architect 
(Source: Survey LA) 

These features more closely describe the Walnut property as compared to the Raymond 
property. In nearly every feature, the Swanson and Peterson Furniture Factory is a better 
example of the type. The factory floor was located in the single story, sawtooth portion of 
the building to provide ample light. The front two-story portion of the building contained 
offices and administrative uses, which could be lit with desk lamps or other fixtures, and 
where natural light is less important. Furthermore, the building at 403-421 S. Raymond Ave. 
is incorrectly identified as having a sawtooth roof. The definition of a sawtooth roof 
according to Merriam-Webster is “a roof composed of two or more parallel simple roofs 
resembling in section the teeth of a saw and ordinarily having one slope of each member 
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steeper than the other to receive glazing.” This design had a double-purpose, to limit sun 
exposure and heat gain while allowing for ample, indirect northern light. This was an 
important “passive design” element that was used in the period before HVAC systems 
were widely adopted. You can see this arrangement clearly used on the Swanson and 
Peterson Factory when viewed through Google Earth.		
	

 
 

2916 E. Walnut Street displaying its asymmetrical sawtooth roof, with opaque, low pitched 
ridges to shield workers and machinery from direct sun exposure and with steeply pitched 
windows facing north to allow diffused natural light. 

 

The building at 403-421 S. Raymond Ave. does not have a sawtooth roof as suggested, rather 
three connecting gables with minimal skylights. It does not have the same benefits of heat gain 
and natural light that a sawtooth roof would have. 
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The 1930-31 Series of Sanborn maps also indicate that the Raymond building had only the 
modest skylights as seen today. It is references as having “4-6’ x ‘ W.G. SKYLIGHTS” 
meaning four wire glass skylights that are 4’ by 6.’ These skylights are still apparent on 
Google Earth and Google Maps, although they seem to have been painted over like the 
other windows for use as a storage facility.  
 

 
 
403-421 S. Raymond Ave. as seen in the 1930-31 Sanborn Maps. The four skylights are noted. 

Survey LA also includes a list of known daylight factory resources in Los Angeles, some of 
which are similar in age, use and layout as the Swanson and Peterson Furniture Factory. A 
tool shop at 2023 W. Gage Ave. was described as such “Constructed 1929. One-story 
brick tool shop with saw tooth roofline and decorative façade with industrial sash.” Images 
from Google Earth and Google Maps show a building strikingly similar to 2916 E. Walnut 
St., with attached brick pilasters similar to the building in question. 
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Above: A Google Earth birdseye view of 2023 W. Gage Ave. 
Below: A Google Maps Streetview. 

Therefore, it is wrong, in our opinion, to compare the Swanson and Peterson Furniture 
Factory to the building at 403-421 S. Raymond Ave. and conclude that the Raymond 
Avenue building is superior. In terms of Character Defining Features and Associative 
Features, the Raymond factory only exhibits oversized and continuous bays. However, the 
Swanson and Peterson factory checks nearly every box of the type (it does not have 
skylights because they are unneeded due to the sawtooth roof).  It also closely matches a 
Survey LA resource chosen to represent the type. It is, in our estimation, the best example 
of the type in Pasadena. 
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In terms of architectural integrity, the Walnut building is also clearly superior.  We note that 
all of the windows on the Raymond building have been painted over, seriously impacting its 
integrity. Again, Pasadena Heritage appreciates the research and work that went into this 
report, but we find the conclusions to be objectionable. We contend that 2914 E. Walnut 
St. is the best example of an Industrial–Daylight Factory in the City of Pasadena and 
exhibits all of the Character Defining/Associative Features related to the building type. For 
this reason, it clearly fulfills the first element of Criterion C: “It embodies the distinctive 
characteristics of a type, architectural style, period, or method of construction.” 
 
Swasey and Hayne 
 
The building should additionally be eligible under Criterion C as “represent[ing] the work of 
an architect, designer, engineer, or builder whose work is of significance to the City.” 
McNeal Swasey, having worked under Myron Hunt and serving as the project manager for 
the Ambassador Hotel and Huntington Library, is a significant architect in Pasadena. His 
best known building in Pasadena is the Constance Hotel, but it also appears that he 
designed at least two homes in Pasadena that were published in architectural publications. 
The Residence of Mr. and Mrs. C. M. Petit, an early example of a California Ranch with 
sprawling gardens, was feature in a 1935 issue of Architectural Digest. Swasey also designed 
an upscale Spanish Revival home for M.J. Swetland that was featured in The American 
Architect in 1927, but its address is unknown. 
 

 
 
Left: Residence of Mr. and Mrs. C. M. Petit, Pasadena, 1935 
Right: House of M.J. Swetland, Pasadena, 1927 
 
Given his work with Myron Hunt, his role with the Constance Hotel, his design of the 
Swanson and Peterson Furniture Factory, and his residential work in Pasadena, we believe 
that his work is of significance to the City of Pasadena. Furthermore, the fact the Walnut 
building is a rare industrial example of his work should be noted. There are some 
understated design elements incorporated into the design such as the attached brick 
pilasters and a segmented parapet that speak to the Art Deco style popular at the time. As 
an industrial building, the function is more important that ornamentation, but the architect 
still designed a well-proportioned, composed building. Pasadena Heritage believes that this 
rare example of Swasey’s work is eligible and should be preserved.  
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Pasadena Landmark Criterion B 
 
The Swanson and Peterson Furniture Factory should additionally be determined eligible 
due to its association with two Swedish-born master craftsmen under Criterion B: “It is 
associated with the lives of persons who are significant in the history of the City.” David 
Swanson and Erik Peterson were carpenters who contributed the Craftsman Movement 
and to some of Greene & Greene’s greatest commissions. David Swanson and fellow 
carpenter Bror Kohn, were personally responsible for the Gamble House bedrooms. Erik 
Peterson was known better for his chairmaking expertise, and designed the prototypes of 
Craftsman-era furniture that would go into large scale production. All of these Scandinavian 
woodworkers were associated or worked with John and Peter Hall, Greene & Greene’s 
trusted master woodworkers, in one way or another. David Swanson even served as the 
shop foreman for the Halls for some time. 
 
However, the Craftsman Movement was a short-lived period and after their Ultimate 
Bungalows, the Greene & Greene practice slowed significantly. This had a direct 
subsequent effect on the woodworkers. In 1921, a fire reportedly burned down the Hall 
brothers main woodworking shop, and the Halls chose not to rebuild. In the 1924 
Pasadena City Directory, Swanson and Peterson seemed to have shared an older 
manufacturing building with Peter Hall’s contracting company, at 920-934 S. Raymond Ave. 
 

 
Left: Swanson & Peterson and Peter Hall listed at their S. Raymond Ave. addresses in the 1924 City        
       Directory. 
Right: The location as seen in the 1910 Sanborn maps seem to indicate they shared a building. 
 
With the construction of a more modern building in 1929, Swanson and Peterson reached 
the most stable and productive portion of their careers. The building was purpose-built as a 
furniture factory for the firm. The building had certain advantages over previous locations 
including the sawtooth roof, substantial electricity and a sprinkler system. 
 
The firm was featured in Architectural Digest. There are dozens of custom furniture pieces 
attributed to the firm, primarily in the mid-50s but stretching into the early 1960s. 
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Above: Some of the furniture designed or built by Swanson and Peterson and featured in 
Architectural Digest. Advertisements for the company were also frequent, with some displaying 
highly decorative custom pieces. 
 

  
 
Left: A 1954 advertisement in Architectural Digest, featuring and ornately carved credenza. 
Right: An advertisement from 1959, showing a more modern look with high-contrast inlay. 
 
The firm also produced furniture designed by Kem Weber for Walt Disney Studios in 
1939, with tables selling recently as collection pieces. The table is a testament to the 
woodworkers’ ability to adapt to different styles. They worked with preeminent designers 
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in the Craftsman as well as Modern eras, and the showcasing of their work in Architectural 
Digest shows they were comfortable in a traditional style as well. This adaptability 
maintained the business for decades at the Walnut/Sunnyslope location. For these reasons, 
we believe it should qualify under Criterion B, given the contributions of Swanson and 
Peterson to the field of interior design, furniture design and manufacturing, and fine 
carpentry. 
 

 
 
A recently sold coffee table designed by Kem Weber and produced by Swanson and Peterson in 
1939 for Walt Disney Studios. 
 
Inadequate Noise Analysis 
 
The Mitigated Negative Declaration fails to identify the nearest Noise Sensitive Receptor 
that would be impacted by the project. The Studios at Walnut, at 2888 E. Walnut St. are 
located 60’ feet due west from the project, across the street from the Swanson and 
Peterson Furniture Factory. The Studios are a series of adaptatively reused industrial 
buildings that serve as live-work units for artists, designers and other creative Pasadenans. 
One of these studios even serves as a recording studio, which would be negatively 
impacted by the construction and operation noise of the proposed project. 
 
The MND seems to indicate that a backhoe would be used as part of the demolition and 
construction phases of this project, which would generate a maximum noise level of 88 dBa 
at 60 feet. This would clearly exceed the Conditionally Acceptable (70 – 75 dBA) and 
Normally Unacceptable (70 – 85 dBA) ranges as identified in the Pasadena Noise Element 
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for Mixed Commercial/Residential Uses. The study indicates that the project would 
Significantly Impact the residents and tradespeople of the Studios at Walnut with levels of 
noise exceeding what is allowed under the Pasadena Noise Elements. Alternatives should 
be studied that will not impact these neighbors. The simplest alternative would be to leave 
the Swanson and Peterson Furniture Factory in place, and to build to its south and east, 
which would move noise-generating activities further from the Studios which would reduce 
the noise impact.  
 
Findings for CUP and Variance 
 
Pasadena Heritage strongly believes that the findings for the CUP and Variance cannot be 
made, because the site plan is clearly at odds with the vision laid out in the East Colorado 
Specific Plan and the East Pasadena Specific Plan, which remain in effect until the Lamanda 
Park Specific Plan is approved. Fortunately, both plans contain strong visions of how 
development should occur. 
 
The northern half of this project lies in the East Foothill Industrial District, which 
encouraged the retention and expansion of industrial uses and sought to attract new R&D 
tenants. The first strategy laid out in the Strategies and Recommendations Section (3.2.1.7) 
was to “Continue to support and protect industrial uses and provide opportunities for 
start-up of new businesses…” The Swanson and Peterson Furniture Factory is located in 
this district. As of this year, it was still being used as a light industrial facility, with ArtWorks 
serving as a tenant. ArtWorks offers art classes for Pasadena youth, and painting, 
printmaking, music production, and performing arts are all done in the former office space 
of the furniture factory. Industrial buildings are inherently flexible with large, uninterrupted 
floor plates and ample natural light. The one-story portion of the building, with its sawtooth 
ceiling, is also currently being used by Rusnak for auto photography. It also served previously 
as the offices of local architecture firm ONYX. This is a vibrant, functioning building today. 
In the future, it could be used as part of the proposed dealership, the home of the next 
start-up in Pasadena, or converted to live-work space to provide additional housing. 
Demolishing it would be in direct contrast with the goals of the plan. 
 

 
The furniture factory floor serving a functional industrial photography use 

on Monday, July 25, 2022. 
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On the south portion of the lot, where the Porsche showroom would be, the East 
Colorado Specific Plan is applicable. This Specific Plan area has a different focus that East 
Pasadena, with an emphasis on the legacy of Route 66 but also with clear focus on 
engaging the street and reducing parking impacts. The best Route 66 era buildings, although 
car oriented, closely engaged the street with expressive design to better catch the eye. 
Resources include the nearby Astro Motel and La Casa Inn, both of which have a primary 
façade with a narrow setback, although of course as motor hotels, ample parking is 
provided on site. Newer buildings such as the commercial building across the street from 
the proposed project at 2954 E. Colorado Blvd. and even Rusnak Audi just to the east 
successfully conform to the smaller setbacks. The Rusnak Audi building is a prime example 
of how this project could be re-sited, as it has a similar layout and function, and it is largely 
successful because it pushes it’s display window close to the street so that its products are 
visible. There seem no reasonable justification as to why this project would require a larger 
setback than Audi’s. 
 
The East Colorado Specific Plan is also very clear on parking, due in large part to the poorly 
planned surface parking lots that define the corridor at times. Recommendation 1.2 in 
Guideline 3 - Control Access, Circulation and Parking clearly states: 

1.2  Site surface parking lots behind buildings or interior to a block, not to the front and 
preferably not to the side of a building in relation to the street; most importantly, surface 
parking is not to be located at a street corner.  

Guideline 1 Encourage Integrated Site Planning further elaborates on corners from a site 
planning perspective: 

1.5  Due to the high visibility of corner properties, extra care should be given to building 
location and articulation. Corner buildings should have prominent architectural features 
to anchor their location whenever possible while still allowing sight lines at corners.  

In keeping with these guidelines, we believe the new dealership would be best positioned 
at the southwest corner of the site, where it is most apparent. In some ways, we find the 
sculptural nature of the building very in keeping with the experimental designs of Route 66, 
even though it is a franchised, “off the shelf” design. This project could be successful for 
Porsche if done correctly – an experimental, eye-catching building that lies on Route 66, 
one of the most important roads in American car culture – but as proposed the building is 
hidden behind over 100’ of surface parking. We understand the new Lamanda Park Specific 
Plan has not yet gone into effect, but it continues many of these same themes found in the 
previous Specific Plans with even a greater emphasis on walkability and urban design. 
 
The site planning even competes with one of the main attributes of the corporate design, a 
diagonal transparent gallery or entrance portal that is used to display cars. It could and 
should be sited closer to the corner so it is more visible. Porsche’s own corporate design 
criteria recommend against blocking this view for parking saying that parking should be 
“always to the side of the main façade so as not to obscure the view of the viewing slot.” 
Yet the site plan as proposed puts display cars in front of the main façade, blocking the 
view from Colorado Boulevard.  
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Alternative Schemes 
 
Pasadena Heritage believes that a successful Porsche dealership can be built without 
demolishing the historic furniture factory. We have prepared three possible schemes that 
we believe could accomplish this goal. The first respects the setbacks as determined by the 
existing specific plans, with a 5’ setback on Colorado Boulevard and Sunnyslope Ave. This 
scheme makes the eye-catching building design most apparent and pushes it to Route 66. 
We believe it is most responsive to the Route 66 architecture that is characteristic of this 
district. We would encourage a scheme, or a variation of this scheme, to be further studied. 
In this option and all other options, the later nonhistoric additions to the factory are 
removed. There is a still a suitably large buffer between the historic building and the new 
building. 
 

 
 

Option 1 – Building to required 5’ setbacks 
 
We also studied two alternative site plans that maintained some of the requested setbacks 
while preserving the existing building. The second option below preserves the setbacks as 
requested but notches the service and parking portion of the building to avoid the factory. 
Drive aisles are preserved around the building, creating a much more integrated industrial 
campus facing Walnut Street. In this plan, the factory could reasonably be used as additional 
flex space for the dealership. 
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Option 2 – Allowing requested setbacks but notching building to preserve historic factory 
 
The third option incorporates elements of the two other schemes. It embraces the corner 
and shows the architectural language of the new building, allows for display and entry from 
Colorado Boulevard, but also allows for entry and some parking along the Sunnyslope 
Avenue side. This option provides a more engaging pedestrian corner along Colorado Blvd. 
and Sunnyslope Ave. while fulfilling the vehicular demands of the program. 
 

 
 

Option 3 – A blended approach of the first two schemes 
 
We believe that each scheme would be better than what has been proposed. When this 
project went before the Design Commission for Preliminary Consultation in May, the 
Commissioners urged the team to explore solutions that would preserve the factory 
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building on site. Unfortunately, the CUP process tends to tie the hands of the Design 
Commission to a specific design before alternatives have even been considered.  
 
Finally, there is a good example of a Porsche Gen 5 dealership built locally with minimal 
setbacks. The new Keyes Porsche Woodland Hills is currently being built with just an 8’ 
landscape setback along Ventura Boulevard. Ventura Boulevard and Colorado Boulevard 
are similar in use as primary commercial corridors surrounded by suburban development. 
Vehicular access on this project is provided behind the main building and display to the 
side. The plan of this comparable dealership provides proof that a project with a smaller 
setback can be accomplished.  
 
 

 
 

Plans for Keyes Porsche Woodland Hills, another Gen 5 design currently in construction. 
 
Conclusion 
 
For the reasons laid out in this letter, we ask the Planning Commission to reject the 
environmental determination and deny the planning entitlements at this point. We believe 
a successful project can be accomplished, but it needs further environmental review and 
needs to conform with Pasadena’s broader planning goals. We would be pleased to see a 
new Porsche dealership built, but it should conform to Pasadena’s ethos, honor existing and 
future Specific Plans, and preserve a unique historic resource. As planners, we ask you not 
to create carveouts and exceptions just to let this project move forward. 
 
Sincerely,  

                                                                  
Susan N. Mossman     Andrew Salimian 
Executive Director     Preservation Director 
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