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I.

Introduction

1.

Purpose of the Report

Architectural Resources Group has prepared this report to assist the City of Pasadena with the rehabilitation
of the 1921 Pasadena YWCA. The building was designed by the prominent California architect Julia Morgan
and constructed in the Civic Center in 1921-1922. The YWCA moved to other quarters in 1997, and the
building has been vacant since that time. In 1996 the building was sold to a developer who considered several
options for the development of the site and the rehabilitation of the building. In the years that have passed,
the building was not properly secured against weather, trespassing, and vandalism, and all three eventually took
their toll on the building’s historic fabric. The result is that a signiﬁcant piece of Pasadena’s Civic Center and
of its architectural and community history has been left in a state of neglect.
The purpose of this report is to further the understanding of the building’s history as it relates to its physical
appearance; to provide the information needed to properly protect or “mothball” the building until the
rehabilitation can go forward; and to establish a base line for discussion of the rehabilitation of the building
for a new use which is yet to be determined.

2.

Project Team

The project team consisted of representatives from ARG’s three practice areas: architecture, historic
preservation planning and conservation. The team meets the Secretary of the Interior’s Standards for
architecture and architectural history.
Budlong & Associates consulting engineers evaluated the building’s mechanical, electrical and plumbing
systems. Structural Focus, consulting structural engineers, evaluated the building’s structure. A code analysis
was performed by Decode, Inc. The results of these studies are included as appendices and referenced within
this report.

3.

Methodology

In 2005, an ARG architectural historian and planner conducted a character-deﬁning features memorandum
of the Pasadena YWCA for the City of Pasadena. The content of that study has been incorporated within
this report and the results updated to reﬂect the condition of the building seven years later. A survey by the
current project team was conducted in January of 2011. The team had access to the entire building (excepting
the roof, which has been partially surveyed on other occasions) and made notes and took photographs of their
observations for this report. Plans from 1921 and 1951 as well as plans and elevations from more recent
surveys were referenced by the team in the ﬁeld, but we did not have access to accurate as-built drawings.
Historical research was conducted at the Pasadena Museum of History and in the building ﬁles of the Design
and Historic Preservation section of the Planning Department. A self-produced centennial history of the
YWCA was also helpful to the research.
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II.

Historical Overview

1.

History of the YWCA in Pasadena

The origins of the Pasadena YWCA lie with the early twentieth century eﬀorts of local women to look out
for the needs and interests of young working women arriving in Pasadena during a time of social shifts and
economic growth. The Young Women’s League was established in 1905 with the motto, “Not what we give,
but what we share.” On April 15, 1909, the Young Women’s League became the Pasadena YWCA, and in
1910 they moved to an 1892 residence at 78 N. Marengo. For the next ten years they operated out of this
building as well as a residence on the adjacent lot to the south, which they rented and later acquired, at 68 N.
Marengo Ave. A gymnasium building was constructed separately “on the rear of the lot,” (PEP 11/10/20)
and they also expanded into leased quarters at 34 N. Raymond Ave. Lacking their own pool, the YWCA
held swimming classes at the local high school. A 1921 newspaper article also refers to the “Y’s [tennis] court
being busy most of the time” (PSN 8/18/21); the court in the upper left of the plan on page three appears to
have been the existing court.

2.

Architects and Builders

The Pasadena YWCA was designed by Julia Morgan in 1920 and 1921. It was constructed by the William C.
Crowell Co. under the supervision of local architects Marston & Van Pelt and completed in October of 1922.
Julia Morgan was among the most signiﬁcant women architects of her time and a trailblazer for women in the
profession. Until the time she closed her oﬃce in 1951, Morgan was active with women’s associations across
the western United States. Her career spanned close to half a century and she produced designs for over 800
structures. She is perhaps best known for her design of the William Randolph Hearst Estate at San Simeon.
Morgan was born in San Francisco on January 20, 1872. She was one of the ﬁrst women to graduate from
the University of California, Berkeley with a degree in Civil Engineering (the university did not yet oﬀer a
degree in architecture). During her tenure at Berkeley she studied under Bernard Maybeck. With Maybeck’s
encouragement she left for Paris in 1896 to seek enrollment in the prestigious École des Beaux Arts. Morgan
holds the distinction of being the ﬁrst woman to enter the Department of Architecture, and in 1902 she
became the ﬁrst woman to receive the Certiﬁcate in architecture. Her Paris training also positioned her
among the elite of California architects in the early twentieth century.
Upon her return to California, Morgan worked brieﬂy for John Galen Howard, University Architect at
Berkeley, aiding Howard with two speciﬁc projects at the University, the Hearst Memorial Mining Building
and the Greek Amphitheater. Morgan left Howard’s employment and opened her own San Francisco oﬃce
in 1904. After the disastrous earthquake and ﬁre of 1906, Morgan reorganized her oﬃce, which had burned,
and joined the eﬀorts of the many architects needed to rebuild the city. During this period Morgan worked
on numerous residential projects and several churches and schools.
Morgan’s involvement with the YWCA began in 1913 with the Oakland and San Jose YWCA centers and
the seaside conference center at Asilomar. Morgan’s work for the YWCA was a solid source of income during
her career. Between 1913 and 1930, Morgan designed at least twenty-three commissions for various chapters
of the YWCA, primarily in California and Hawaii.
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The Pasadena YWCA is a well-known example of
Morgan’s work for the organization, but it is not among
the largest or more elaborate. For a small but growing
city of 45,000, however, it contained all of the expected
elements of a YWCA building: residential facilities
(approximately 28 dormitory rooms), a cafeteria,
educational and social spaces (including a stage for
“amateur theatricals”), a gymnasium, a swimming pool,
and locker and shower facilities. Making such a building
a reality required broad community support and the
leadership of a small but dedicated group of women who
donated their time, money, and expertise to the project
over a number of years.

Above, the preliminary plan published in the
newspaper showing a more compact, square plan
than that which was eventually built. North is at
left; N. Marengo Ave. is at bottom of image.
The north wing is identified as the “activity
section,” the rear as the “swimming section” (with
adjacent tennis court, upper left, probably already
existing), the southwest corner as the cafeteria,
and a wing enclosing the rear of the courtyard as a
“residence section.”

Marston & Van Pelt performed the local architectural
services necessary to carry out Morgan’s design.
Important local architects in their own right (and both
native Pasadenans), Marston & Van Pelt were involved
with the YMCA on other projects including the
remodeling of the Pasadena YMCA and the design of
the Redlands YMCA (as Marston, Van Pelt & Maybury,
the ﬁrm’s constitution from 1922 to 1927). The ﬁrm
designed the new building for the Vista Del Arroyo
Hotel (1920) in Pasadena, following which they received
several large-scale commissions for public, educational
and commercial buildings. These include Pasadena’s
American Legion Post (1925) and the Turner and
Stevens Mortuary (1922), both of which are contributors
to the Pasadena Civic Center Historic District and
located around the N. Marengo Ave. and E. Holly St.
intersection where the YWCA sits.
The contractor for the building was William C. Crowell,
who arrived in Pasadena in 1894 from Nova Scotia and
began work as a carpenter. A brief list of the works of
the William C. Crowell Co. suﬃces to demonstrate
the ﬁrm’s prominence through the 1930s; they were
responsible for Pasadena High School, the construction
of all of the buildings at the California Institute of
Technology in the 1920s, the Huntington Library,
the YMCA, Pasadena Public Library, Pasadena Civic
Auditorium, reconstruction in concrete of the Rose Bowl,
Pasadena First Baptist Church (across Marengo from
the YWCA), Maryland Hotel apartments (adjacent to
City Hall), and several buildings at the University of
Redlands.
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3.

Construction History of the Pasadena YWCA

Preliminary renderings and plans for the new building were circulated in November of 1920 and were
published in the local newspaper, as seen at left. Some aspects of the eventual design were already set: the
symmetrical N. Marengo Ave. facade, the higher block of the central portion with ﬂanking two-story wings,
the stucco exterior with a tile roof, and the central lobby that would provide access to a courtyard beyond and
to the other wings of the building. Outdoor circulation would have been through a series of colonnades, an
element of the plan that was not fulﬁlled. As the article noted, “The building may be erected in units [i.e., in
phases] as the exigencies of the situation demand. How far the original plan may be carried out or in what
order the units are to be put up depends upon the people of Pasadena [by the success of the fund raising
campaign].”
Preparation of the site began in the summer of 1921 with the clearing of the old buildings from the front of
the site. The YWCA’s main building was moved a block to the north so that it could continue to function as
headquarters during construction. The cornerstone for the new building was to be laid toward the end of the
year.
Although the Pasadena YWCA is now among several important institutional buildings in the Civic Center,
it should be noted that the YWCA and YMCA predated the plans for the civic center. Both were built on N.
Marengo Ave. before Holly Street was widened and extended to provide a grand approach to City Hall, which
was completed in 1927. The 1925 “Plan for the City of Pasadena” by Bennett, Parsons & Frost of Chicago
was the basis of this reordering of the grid and reestablishment of the street hierarchy in this area of Pasadena,
creating the grand axes that would set the Civic Center apart from the rest of the city’s fabric. Once a
residential neighborhood on the eastern fringe of the business district, this area was planned to become the
new institutional and governmental center of Pasadena.

Construction of Gym and Pool Facilities
For over thirty years, as diﬀerent scenarios for the rehabilitation or reuse of the YWCA have been considered,
there has been much discussion and speculation about the merit of the building’s gym and pool wing. There
has been a temptation to relegate it to the status of a “later addition” and discount its contribution to the
The plans for the
gymnasium and
pool wing (left)
were published in
the Star News in
June, 1922, while
the first phase
of the building
was still under
construction.
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complex. The YWCA and YMCA planned a joint
facility for the YWCA block in the 1980s, and their
proposal to demolish the pool and gym wing was the
lynch pin of their proposal so that more of the site
could be dedicated to the new building with facilities
that would meet contemporary standards. This facility
was never built, but the discussion around the proposal,
with the Cultural Heritage Commission and historic
preservation advocates arguing for its signiﬁcance;
meanwhile, the development proposals viewed it as the
barrier to developing the site in a way that could retain
the presence of the YMCA and YWCA in the Civic
Center.

Sanborn Map views of east side of Marengo from
Ramona (north, top) to Union (south). Above: 1910
(YWCA site as of mid-1921 outlined); below: 1930.

As late as 2005, the YWCA continued to assert in a
centennial history that “a pool and gym (were) not part
of the original plans” (5). A contemporary newspaper
article stated that “the building to be erected will be
equipped with every modern convenience and appliance,
including a plunge, which has been a long felt need, a
splendid gymnasium, recreational facilities of all sorts,
rooms and dormitories for women and girls” (PEP
10/27/1920). Although the construction went forward
in 1921 with a smaller, C-shaped building without
the north wing in the plans, it is clear that they fully
intended from the outset to build a gymnasium and a
pool as soon as possible. A newspaper article from April
of 1922 noted, while the original portion of the building
was still under construction, that “the board of directors
have decided to go right on with the construction of a
gymnasium and swimming pool, owing to the insistent
demands for these facilities” (PSN 4/6/1922). The
building permit was issued that July.
Why, then, was the building not executed as a single
piece, and why did it attain a shape so diﬀerent from
the 1920 preliminary plan? This plan (page three) was
more compact and more in line with Morgan’s typical
approach -- grounded in the Beaux Arts tradition -- to
the arrangement of YWCA or similar facilities. An
understanding of the circumstances in which the building
was developed explains its ﬁnal conﬁguration. Issues of
the availability of land and funds appear to have played
into the ﬁnal outcome.
The Pasadena YWCA was the product of an ambitious
building campaign that was only moderately successful.
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While the campaign began in December of 1920 with a goal of $350,000, the cost of the building was placed
at $120,00 by several newspaper articles in early 1922. The Star-News reported on May 25, 1922, as they
announced plans for the construction of the gym and pool wing:
Funds for the main building were secured in a public campaign two years ago, but owing to business
conditions at the time, the campaign was closed without securing the money for the other units of the
new Y.W.C.A.
The result of this was a building that could be constructed in phases or “units” as the funds and land were
available and a minimum of the kind of craft details that would be expensive to create (and which, today,
would be costly and specialized to restore).
While the preliminary plan from 1920 assumes a more compact, square site, it appears that the full block
was not available to the YWCA, whether because they could not aﬀord to purchase the remaining lots on
Union Street or because the owners were not willing to sell them. With talk of a new civic center increasing,
landowners may have been holding out for higher prices. We do not know at this point when the parcels now
occupied by the parking lot on Union St. were sold or when the houses were torn down, but it occurred before
the 1930 Sanborn map, which shows the site cleared. Further research into the YWCA records is outside the
scope of this report, but the archives of the YWCA were donated to the Huntington Library and may contain
evidence of the discussions that shaped the outcome of the building.
Presumably, the lot north of the building was occupied by the residence seen on the 1910 Sanborn Map until
the lot was acquired by the City for the strip of park land and extension of Holly St.; this purchase eventually
changed the physical context of the building’s northern ﬂank and eastern terminus.
As noted above, the street pattern surrounding the YWCA has changed since the time of the building’s
construction. The building was designed with two street faces, N. Marengo Ave. and E. Union St. The north
side of the building, however, originally did not have a side-street ﬂanking it as it does today. This explains the
relative lack of articulation on the north wing.
The south side of the north wing, similarly, was not designed to be seen from the street. At least some of
the three two-story residences facing south on Union St. (or Marengo Place, as this portion of the street was
called) were still present when the entire building was completed in 1923.
The reason, therefore, for the modest appearance of the gym and pool wing appears to be that it was
constructed at the back of the building and did not have any of the street frontage that it does today. It is not
due to its construction being “later,” as we now know that the extension and the original portion were under
construction concurrently. The gym and pool wing were constructed within the period of signiﬁcance and
are contributing features of the complex due to their signiﬁcance as essential activities and oﬀerings of the
YWCA.

Later Alterations
After some minor work executed in 1927 (see Chronology, below), the next round of renovations occurred
in 1938, according to the YWCA’s centennial booklet. We do not have information about the work that was
done at this time, but alterations of this date would be within the period of signiﬁcance for the building. Julia
Morgan was said to have reviewed and approved the plans; she continued to operate her ﬁrm until 1951.
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The most evident alterations date to 1951 and were designed by Pasadena architect Rose Connor, AIA.
Connor had worked in the oﬃces of Reginald Johnson and Allison & Allison, among a number of other
ﬁrms, and established her own oﬃce in 1936 (which was closed from 1942 through 1946 due to the war). She
designed many residences throughout Southern California and also did a fair amount of institutional work as
a consultant to larger ﬁrms; in the latter capacity she was the Associate Architect for the Fuller Theological
Seminary campus in Pasadena.
These alterations made an extensive mark on the building, but they did not alter the massing or most of the
ﬁnishes and materials. Typical of the era, they were not designed with the existing architectural values of the
building (then thirty years old) in mind, and as a result they contrast with the rest of the building and most are
not diﬃcult to identify. The most signiﬁcant of the 1951 alterations are summarized here:
• Removed transoms from ﬁve arched-header bays in center portion of building and replaced with simpler
design of a single vertical muntin in center; aluminum on courtyard side, wood (with obscure glass) on street
side.
• Removed multilight double doors and side lights on east- and west-facing third ﬂoor dormitory rooms to
extend rooms into shallow balcony; replaced screens at outside wall with metal-frame louvered windows
ﬂanking a ﬁxed center sash of heat-absorbing glass. Filled in concrete step to create a ramp between room
and former balcony to link the ﬂoor level of the two spaces.
• Added a one-story “sunroom” to the south end of the primary facade on the ground ﬂoor.
• Proposed to create a reading room along the courtyard wall along the east side of lobby by ﬁlling in wall
between the two east-side lobby oﬃces. Not clear if this was carried out; would have cut oﬀ the axis between
front entrance and courtyard (retaining access to courtyard only through side passages parallel to stairs).
• Existing counters, partitions, openings, etc. were reconﬁgured in the walls of the oﬃces that anchor the
corners of the lobby; added new cabinets in some lobby oﬃces, removing windows seats to do so.
• Replaced the doors and glass panels in the cafeteria and library entrances with a waﬄe-texture obscure glass.

Chronology of Development and Use
1919

YWCA acquired the two lots to the south of their existing building (residence at 78 N. Marengo
Ave.) through a gift from David and Mary Gamble. The Pasadena Star News noted that although
it was not yet time to build, “there is already the vision of a group of buildings that shall adequately
house the various activities of the young women....”

1920

By November architect Julia Morgan’s preliminary sketches for the YWCA were made public.

1921

At the beginning of July properties at 68 and 58 N. Marengo Ave. were cleared for construction.

1921

Later in July, 78 N. Marengo was cleared for construction by moving the old headquarters building
north and across the street to 113 N. Marengo for continued use during construction of new facility.
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1921

An August article about the existing YWCA gym ﬂoor noted that “the gymnasium is one of the most
popular of the Y’s departments” and refers repeatedly to the planned “gymnasium in the future home
of the association.”

1921

In September, the YWCA acquired the property at 249 E. Union St. (the Curtis property), the
ﬁrst south-facing lot on Union, which is now the western part of the parking lot. Although they
purchased the site for the land, the YWCA intended to refurbish it to house about a dozen young
women in the short term. By 1930 it was demolished. Same source notes that the City had agreed to
vacate the ﬁfteen-foot alley at the rear of the south wing (seen on the 1910 Sanborn Map, page ﬁve).

1921

In November, Morgan travelled to Pasadena to tend to ﬁnal details as the construction began.

1922

In May, with plans already in hand, the YWCA announced that it would proceed with the
construction of the gym and pool phase while the main portion of the building was still under
construction.

1922

In May the old gymnasium was demolished in preparation for extension of north wing for gym and
pool.

1922

The plans for the gym and pool wing were published in the Star News on June 10.

1922

Permit issued on July 23 for construction of a new building for “gymnasium and plunge” at a cost of
$75,000; architect was Julia Morgan.

1922

Grand opening of the “Administration Unit” of building, the main portion fronting on N. Marengo
Ave., occurred on October 9.

1922

Pasadena Planning Commission was formed and voted in April to create a civic center for Pasadena.

1927

Permit issued on May 18 to “build dressing rooms and rest rooms on roof deck of YWCA,” i.e., the
enclosure, with a concrete wall, of the second ﬂoor of the east end of the Union St. wing, at a cost of
$2500.; architect was F. C. Marsh.

1927

Permit issued on November 18 to “build a canopy, restroom, wall and gate to stairway, in addition to
Gymnasium” at a cost of $2000; architect was F. C. Marsh (exact location of this work is unclear).

1927

Permit issued on December 30 for “plastering exterior of building” at a cost of $665.; architect was
Fred Marsh.

1938

According to the YWCA centennial history booklet, “money was raised to renovate the YWCA
building and Julia Morgan reviewed and approved the plans.”

1941

The YWCA paid oﬀ the mortgage on the building.

1951

A minor but comprehensive program of remodeling was designed by Pasadena architect Rose Connor,
AIA. Most notably, it included the enclosure with louvered windows of the open porches along
the east and west sides of the third ﬂoor and the removal of the original doors and sidelights within
the porches. Also included were some alterations to the lobby and the addition of a sun room (later
enclosed) on the west end of the cafeteria, altering the primary facade of the building.
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1969

East end of south wing was converted for use as the Y’s “Wise Penny Thrift Shop.”

1972

First ﬂoor extended with a “ﬂat-roofed concrete extension” by Pulliam, Matthews and Associates (per
National Register nomination; not clear what this refers to) .

1980

Pasadena Civic Center Historic District was listed in the National Register of Historic Places with
the YWCA as a contributing building.

1984

Pasadena YMCA and YWCA vote to engage in a joint fundraising campaign to build a joint facility
in the Civic Center. The two institutions planned to remain separate and built parallel facilities for
men and women in a single building.

1987

YWCA Annual Report proposes the Joint Facility for the YMCA and YWCA to be combined on the
YWCA site along with rehabilitation of the historic building minus the pool and gym wing, which are
to be demolished. This early plan shows the Y’s proposal to move the historic building itself so that it
would be turned 180 degrees to face east toward City Hall. This latter part of the proposal was later
abandoned as the rest went forward.

1988

In January, Cultural Heritage Commission denies approval for demolition permit for gym and pool
wing.

1988

Recognizing the lack of funding for such a project, the YMCA and YWCA abandoned plans for the
Civic Center joint facility.

1997

The YWCA moved out of the building into leased quarters on Walnut Street; in 2004 they moved
to the present location of 1200 N. Fair Oaks Ave. Most programs today are administered on-site in
schools and a variety of other facilities throughout the area.

1996

Building was sold by the YWCA to developer Angela Chen-Sabella.

1998

The YWCA was designated a “Historic Treasure,” a high level of local landmark listing, by the City of
Pasadena with the consent of the owner.

2010

City of Pasadena initiated the process to acquire the building through eminent domain after ﬁfteen
years of neglect that have caused damage and deterioration to its historic fabric.

4.

Significance

The Pasadena YWCA is signiﬁcant as a work of master architect Julia Morgan, rendered in the Mediterranean
style as a muted expression of the Beaux-Arts tradition. As an example of a type, the building exempliﬁes
both Morgan’s work with the YWCA and the historical mission of that organization. While the Pasadena
YWCA has been altered to some extent on both the exterior and interior, the building still retains a high level
of historic design integrity.
The YWCA is a designated historic property at the National, State, and local level. It was listed on the
National Register of Historic Places as a contributor to the Pasadena Civic Center historic district in 1980.
In 1998, when the California Register of Historical Places was enacted, all buildings listed on the National
Register automatically became listed on the California Register as well. In 1998 it was designated a Historic
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Treasure, a high level of local landmark designation, by the City of Pasadena. The City of Pasadena’s initiation
of the process to acquire the building indicates the signiﬁcant place it holds within the Civic Center of
Pasadena, the architectural history of the city, and the public memory.
The period of signiﬁcance for the Civic Center Historic District was not identiﬁed but the buildings that
contribute to the district were built between 1914 and 1932. Two periods of signiﬁcance for the YWCA
should be considered: one for signiﬁcance associated with a historic pattern of events in the area of
signiﬁcance of social history (National Register Criterion A; corresponds to California Register Criterion 1)
and one for historic signiﬁcance as a building type in the area of architecture (National Register Criterion C;
corresponds to California Register Criterion 2). It could be argued that, on the local level, the building also
qualiﬁes under Criterion C as the work of a master architect. Julia Morgan is ﬁrmly established as such, and
while more signiﬁcant examples of her work exist, there are no other examples in Pasadena.

5.

Character-Defining Features

The Pasadena YWCA is a two-story building with a partial third story located on the block of N. Marengo
Ave. between E. Holly St. and E. Union St. The building was designed in a simpliﬁed Beaux Arts style by San
Francisco architect Julia Morgan, whose career was closely intertwined with the YWCA and its benefactors.
Morgan was assisted by the Pasadena architectural ﬁrm of Marston & Van Pelt in the execution of the 1921
commission. The building was most often described stylistically as “Mediterranean” during the period of its
construction.
The emphasis appears to have been on providing a clear plan, solid but simple materials, a digniﬁed exterior,
and a number of specialized spaces that would meet the program of the organization. These qualities are
among those mastered by the Morgan oﬃce, regardless of the project budget.
The following inventory of character-deﬁning features was created using the guidance provided in the
National Park Service’s Preservation Brief 17 Architectural Character: Identifying the visual aspects of historic
buildings as an aid to preserving their character. Character refers to all those visual aspects and physical features
that comprise the appearance of every historic building. Generally, character-deﬁning features include
speciﬁc building systems, architectural ornament, construction details, massing materials, craftsmanship, site
characteristics, and landscaping within the period of signiﬁcance.

Setting and Site
The property consists of a total area of approximately 22,000 square feet; it measures approximately three
hundred-ten feet deep from east to west and seventy-one feet wide from north to south. The historic resource
is a single building with a U-shaped plan with the primary facade facing west on N. Marengo Ave. The
YWCA is set within the Pasadena Civic Center; its location mirrors the YMCA on the north side of Holly
St., with both buildings ﬂanking the Holly St. axis that terminates at the monumental facade of Pasadena
City Hall. The area is characterized by large historic institutional buildings (such as churches, the YMCA,
and the American Legion Hall) and smaller commercial buildings of similar vintage. As noted above, the area
is listed in the National Register as a historic district.
When this area of Pasadena, east of the existing downtown, was identiﬁed as the site of the new civic center
in the early 1920s, the street pattern and the land uses changed dramatically. The small residences that had
occupied the grid pattern streets were replaced by wide streets designed to provide dramatic vistas through
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Pasadena. Although not all of the plan was realized, the major components of city hall, public library, and
civic auditorium had been completed by the early 1930s. Other institutions including the U. S. Post Oﬃce,
the YMCA (a 1910 building remodeled for the new civic center in 1925 by Marston Van Pelt & Maybury),
YWCA, Pasadena Athletic Club, and American Legion were located in and around the newly-created cross
axis of N. Garﬁeld Ave. and E. Holly St., where City Hall formed the nexus of the grouping.

Exterior
The YWCA is a simpliﬁed Beaux Arts style building, generally two stories high with a third story on the
primary, N. Marengo Ave. facade. Its materials and the relationship to its site also suggest early elements of
the Spanish Colonial Revival style, and it was usually referred to as “Mediterranean” in style. A courtyard
within the open portion of the “U” is oriented eastward. The north and south wings make up the side street
frontage on Holly (with a forty-ﬁve-foot setback reserved as park space) and Union Streets (abutting the
sidewalk). The north wing along Holly Street is longer and contains the single-story, double-height volumes
of the gym and the swimming pool. The south wing terminates at a surface parking lot (approximately 45
spaces).
The exterior of the building is clad in a smooth stucco ﬁnish and its multiple, crossing, low-pitched gabled
roofs are clad in clay barrel tile. The symmetricality, the front-facing gables, and a series of full-length,
multilight windows at a front terrace are characteristic of the work of Julia Morgan. The rear (east end) of the
north wing has a ﬂat roof and built-up cladding surrounded by a parapet, with a long metal-frame skylight
down the spine of the building admitting light into the swimming pool area.
The building contains approximately 350 windows, which are typically divided-light casements with dividedlight transom windows. Signiﬁcant examples of atypical fenestration are indicated in the list below. Existing
windows and doors, including their condition, were surveyed in a report entitled “Exterior Wood Window and
Door Assessment,” which was prepared in July 2003 by McClellan Hunter.
Exterior Character-Deﬁning Feature

Location

Rear-facing U-shaped plan with varied massing.

Throughout.

Balanced, symmetrical façade with seven-bay center section.

S. Marengo Ave. elevation.

Massing: three-story center section with two-story wings and crossThroughout.
gable connectors.
Wood frame, multilight doors and transoms.

Throughout.

Wood frame, multilight windows.

Throughout.

Gymnasium and pool wing with connecting loggia.

East center and end of north wing.
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Cross-gable roof with multiple eave lines.

Throughout.

Open eaves with exposed wood details, including rafter ends,
purlins, and applied trim.

All eaves throughout.

Original fanlights were replaced on the
courtyard side and in the center ﬁve
Fanlight transoms.
bays of the primary facade; originals
remain in north bays of primary
facade.
Original plans call for double doors at
Central, inset arched-header primary entrance with glazed door and
main entrance; date of single door not
“X” panel on lower half.
conﬁrmed.
Wood arched-header door frames with pattern of decorative
notches on face.

Primary facade.

Five rectangular bays with wood divided-light glazed double doors
with matching screen doors.

Second ﬂoor, center of primary facade
(at balcony).

Glass block.

South (courtyard) end of the passage
between the original rear of building
and west side of gym.

Iron balcony with decorative railing and decorative scrolled brackets
on second ﬂoor spanning ﬁve bays.

Second ﬂoor, center of primary facade.

Recessed porch on third ﬂoor with ﬁve square openings (originally
screened).

Third ﬂoor, center of primary facade.

Sand-ﬁnish stucco wall surfaces.

All exterior facades.

Clay barrel tile roof.

Roof: throughout except southeast
porch roof and northeast pool
extension. Color varies slightly on
gym roof.

Large, decorative iron rosettes (covering attic vents).

Centered on all gable ends.

Glazed ceramic vent tiles.

North end of west facade on third ﬂoor
(in horizontal arrangement); north
wall of pool (in vertical arrangement).

Interior
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The Pasadena YWCA followed the plan of some other buildings of similar scale that Morgan designed for
the organization, with a U-shaped plan open to a courtyard in the rear, providing private open space within an
urban context. The building is basically symmetrical about an east-west axis, with the north wing extending
farther east than the south wing due to the addition of a gymnasium and a swimming pool in a linear
arrangement. Most of the building is two stories, with a small third story concentrated on the west side giving
additional height to the primary facade and providing for a compact residential component above the lobby.
Morgan’s biographer notes that “the interior shows (Morgan’s) concern for circulation, for the hierarchy of
spaces, and for the function of the program” (Boutelle 106). The interior plan consists of a large lobby with
oﬃces at its four corners. Two staircases, one at each end of the east wall of the lobby, lead to the second
ﬂoor. The main axis of circulation on each ﬂoor runs north to south, crossing the entry axis. The axis through
the lobby has large gathering rooms at either end. At the north end of the axis (left upon entering) is a large
room with a ﬁreplace and an elevated stage within a segmental-arched proscenium for theatrical performances.
East of this space, the ground ﬂoor contains several smaller spaces up to the rear of the original extent of the
building. Beyond this threshold, completed soon after the ﬁrst phase, the gymnasium and the swimming pool
(and parallel shower room and classrooms), with their two-story volumes and open truss ceilings, terminate
the longer north wing. The entrance to the north wing was by way of the north side of the courtyard; a small
lobby at the northwest corner of the courtyard allows access to the shower room and pool to the east (right)
and gym to the west (left).
At the south end of the lobby axis, occupying most of the south wing, is a large room that was historically a
cafeteria. This space is now subdivided and partially altered, with the kitchen, later removed, at the east (rear)
end of the south wing. A one-story addition with a ﬂat roof was added to the front facade of the building in
1951; plans identify the addition as a sunroom, but it currently has only a narrow ribbon of windows at the top
of the exterior wall.
Interior Character-Deﬁning Feature

Location

Oversized brick ﬂoor paving.

Ground ﬂoor: lobby, west hallways,
library (north main room), west half of
cafeteria (south main room).

Ceiling beams, brackets, and other decorative and structural
forms of ceilings.

Lobby oﬃces, secondary spaces, all
second and third ﬂoor rooms and
corridors.
Lobby, oﬃces, main meeting rooms of
ground and ﬁrst ﬂoors.

Cast concrete or furred plaster brackets.

Throughout on ceilings.

Interior plaster with sand ﬁnish.
Baseboard scored to match pavers.
Wood trim including deep wood baseboards, picture rails,
crown molding and the like.
Wood box benches with wood arm rests and shaped brackets
below seat.

Throughout on ceilings and walls.
Ground ﬂoor: Lobby baseboard.
All ﬂoors: Lobby oﬃces and elsewhere
throughout building.
All ﬂoors: Corners of several main
rooms and lobby window seat.

Scored cement ﬂoor paving.
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Proscenium and stage.

Ground ﬂoor: library.

Fireplaces with wood mantle and tiled surround; library
ﬁreplace also with ﬂanking bookshelves.

All ﬂoors: Ground ﬂoor library, second
ﬂoor southwest room, and third ﬂoor
south room.

Glazed door with arched header and trim.

Ground ﬂoor: Entrance to water closet
beneath north stairs.

Concrete stairs with grooved treads.
Wood handrail and decorative iron stair rail with scrolled
bracket.

All ﬂoors.
All ﬂoors.

Painted, stencilled paint decoration on stairwell walls.

Second to third ﬂoor stairwell.

Open staircases with large windows.

All ﬂoors; staircase in transition space
between pool and gym is also characterdeﬁning.

Sliding metal ﬁreproof doors (2).

West of gym on ground ﬂoor.

6.

Integrity and Alterations

The historic integrity of the YWCA is generally high. The facility was constructed in 1921-22, with the
addition of the north wing shortly after in 1922-23. The ﬁrst signiﬁcant alterations for which we have
documentation occurred in 1951. There have been some minor additions after the period of signiﬁcance. The
building’s integrity is generally high, but its state of neglect since the late 1990s has taken a toll on the wood
windows in particular.
The following is an evaluation of the historic integrity of the Pasadena YWCA according to the seven aspects
or qualities of integrity that are deﬁned by the National Register of Historic Places literature.
Location: Location is the place where the historic property was constructed or the place where the historic
event occurred.
The building remains in the same location in which it was originally built and so retains its integrity of location.
Setting: Setting is the physical environment of an historic property, constituting topographic features,
vegetation, manmade features, and relationships between buildings or open space.
The YWCA retains its integrity of setting. The building was constructed as the Pasadena Civic Center was developing;
the key buildings of that period still remain and are listed in the National Register as a historic district.
Design: Design is the combination of elements that create the form, plan, space, structure, and style of a
property.
The building’s design qualities are among its most signiﬁcant. The Mediterranean style of the building, the massing
of a symmetrical facade with a higher center portion, the arched openings to the front patio (some altered at addition
on south end), the tile roof, and the iron decorative medallions in the gable ends are among the intact elements of its
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design. The layout of the interior is largely intact. The pool and gym, which at the time of the building’s construction
were less visible from the street than they are now, have signiﬁcant interiors with open truss ceilings and a skylight
roof (at pool) that lend a strong character to those spaces.
Materials: Materials are the physical elements that were combined or deposited during a particular period of
time and in a particular pattern or conﬁguration to form an historic property.
Few major alterations to the building over time mean that the materials are still intact. The building’s roof tiles,
exterior stucco, much interior plaster, brick and cement ﬂoors, wood trimwork and doors, original windows, etc., date
to the period of signiﬁcance. There are some losses of wood and glass in the intact windows due to deterioration and
vandalism; others were replaced in 1951. The brick ﬂoor in parts of the cafeteria is heavily worn. In some areas,
particularly second ﬂoor adjacent to the pool, there is extensive damage to interior ﬁnishes. The building overall retains
its integrity of materials.
Workmanship: Workmanship is the physical evidence of the crafts of a particular culture, people, or artisan
during any given period in history of pre-history.
The integrity of workmanship of the property remains fair, although integrity of workmanship is not a primary
consideration in evaluating this building. The simple, durable materials employed for the building’s construction
resulted in a building without delicate and vulnerable materials or craft details. Plaster wall and ceiling surfaces,
wood millwork, and other such missing elements can be replicated where necessary without a major impact to the
building’s integrity.
Feeling: Feeling is a property’s expression of the aesthetic or historical sense of a particular period of time.
The historic feeling of the YWCA is hampered by its abandoned state, but the retention of many other aspects of
integrity allows for an tangible connection to the earliest days of the building, the activities that took place there, and
the institution itself as it manifested in Pasadena.
Association: Association is the direct link between a property and the important historic event or person that
makes the property signiﬁcant.
The direct involvement of the architect, Julia Morgan, in its design and the long-time occupation of the building by the
YWCA have resulted a strong association with the qualities that supply its architectural and historical signiﬁcance. The
building maintains its integrity of association.

7.
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II.

Treatment Approach and Rehabilitation

The Secretary of the Interior has deﬁned four treatment approaches for historic properties: Preservation,
Rehabilitation, Restoration, and Reconstruction. The National Park Service advises that the approach most
appropriate to the historic property and to the project should be identiﬁed by considering, among other
factors, the relative importance of the historic resource, its physical condition, the proposed use, and whatever
mandated code requirements may apply.
The appropriate treatment approach under the Secretary of the Interior’s Standards is Rehabilitation. The
National Park Service deﬁnes Rehabilitation as follows:
Rehabilitation is deﬁned as the act or process of making possible a compatible use for a
property through repair, alterations, and additions while preserving those portions or features
which convey its historical, cultural, or architectural values.

1.

Secretary of the Interior’s Standards for Rehabilitation

The Secretary of the Interior’s Standards for Rehabilitation provide guidance for the kind of rehabilitation
that the eventual adaptive re-use of the YWCA will entail. They are used as a part of a process that includes
the identiﬁcation of a building’s signiﬁcance and its character-deﬁning features, identifying a compatible new
use, planning for the necessary alterations, and treating the signiﬁcant historic features of the building and
site.
1.

A property will be used as it was historically or be given a new use that requires minimal change to its
distinctive materials, features, spaces, and spatial relationships.

2.

The historic character of a property will be retained and preserved. The removal of distinctive
materials or alteration of features, spaces, and spatial relationships that characterize a property will be
avoided.

3.

Each property will be recognized as a physical record of its time, place, and use. Changes that create
a false sense of historical development, such as adding conjectural features or elements from other
historic properties, will not be undertaken.

4.

Changes to a property that have acquired historic signiﬁcance in their own right will be retained and
preserved.

5.

Distinctive materials, features, ﬁnishes, and construction techniques or examples of craftsmanship that
characterize a property will be preserved.

6.

Deteriorated historic features will be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature will match the old
in design, color, texture, and, where possible, materials. Replacement of missing features will be
substantiated by documentary and physical evidence.

7.

Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.
Treatments that cause damage to historic materials will not be used.
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8.

Archeological resources will be protected and preserved in place. If such resources must be disturbed,
mitigation measures will be undertaken.

9.

New additions, exterior alterations, or related new construction will not destroy historic materials,
features, and spatial relationships that characterize the property. The new work shall be diﬀerentiated
from the old and will be compatible with the historic materials, features, size, scale and proportion,
and massing to protect the integrity of the property and its environment.

10.

New additions and adjacent or related new construction will be undertaken in such a manner that, if
removed in the future, the essential form and integrity of the historic property and its environment
would be unimpaired.

2.

Rehabilitation Options

The City of Pasadena is considering two interim treatments after a long period of neglect under a prior
owner: the ﬁrst option is the proper “mothballing” to stabilize and protect the building and its features from
weather and vandalism; the second option is a core and shell rehabilitation that would upgrade the building in
anticipation of a number of possible adaptive re-use scenarios.
The color-coded plans following this discussion provide guidelines for the adaptive re-use of the YWCA
building based on the historic and architectural signiﬁcance of each space and the level of historic integrity
it possesses (i.e., how intact it is to the historic period). These “preservation zones” are provided as an aid to
future planning and to give decision-makers an idea of how the building could be adapted to accommodate a
new use. The level of protection of the historic features for each type of “preservation zone” is described below:
High: Spaces and features with this designation (green) are the most signiﬁcant in the building, both
architecturally and in terms of their importance to the interpretation of the building’s history. They include
almost all of the exterior perimeter of the building, the walls that deﬁne the most signiﬁcant spaces, and the
secondary spaces that are critical to understanding the historic appearance and function of the building. This
designation includes the main lobby and the main stairwells oﬀ of the lobby, the library/lounge space at the
northwest corner of the building, and the upstairs lounge at the southwest corner of the building.
Medium: These spaces (gold) contain character-deﬁning features that should be preserved, but the spaces may
be altered in a way that meets the Secretary of the Interior’s Standards for Rehabilitation. This may include
changing the use of the space; removing walls, cabinets, or other built-in features that were later additions to
the space and/or are not character-deﬁning; and adding new, compatible elements that foster a new use for the
space.
The areas marked for this level of rehabilitation should retain any character-deﬁning features such as
conﬁguration, wall and ﬂoor surfaces, historic built-in features (e.g., cabinets or benches) and trim, but there
may be some ﬂexibility for combining secondary spaces. An example of this is the second ﬂoor dormitory
area: the double-loaded corridor, rooms, scored cement ﬂoor, and wood trim are all signiﬁcant; however, the
removal of some partition walls to combine the rooms themselves into larger spaces may be allowed. Some
closets may be removed, but some should remain to represent the historic conditions.
Low: These spaces and features (red) are a low priority for rehabilitation, which means that the features they
contain are not character-deﬁning and therefore are not critical to the architectural or historic signiﬁcance
of the building. These spaces do not contain character-deﬁning features, or they no longer retain them in
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meaningful concentrations. Some of these spaces and features are later additions from outside of the period
of signiﬁcance, such as the 1951 addition to the primary facade that should be removed and the historic
fenestration replicated. Others are original spaces that do not contain character-deﬁning features, such as the
shower room adjacent to the pool, which appears to have been remodeled in 1951. Although the space itself
is a part of the original building, the interior does not contain character-deﬁning features from the historic
period; therefore, its use can be changed and those non-signiﬁcant features removed. Some other, minor
spaces in the building also have this designation, such as the small oﬃce and storage areas at the back of the
historic entrance to the pool/gym wing (which was located at the northeast corner of the courtyard).
Areas that have been marked for this treatment either do not contain character-deﬁning features, are
suﬃciently altered that they no longer convey their historic appearance and use, or do not contribute
signiﬁcantly to the historic association of the building. In all cases, the materials with some bearing on
the exterior that are located in these spaces -- walls, openings, roof, doors, windows, etc. -- are considered
character-deﬁning features of the exterior and should be considered on a case-by-case basis if they are to be
altered in any way.
As noted, two options currently are being considered, closure and protection (“mothballing”) or core and
shell rehabilitation. More details concerning these options can be found in the Draft Scope of Work and the
Treatment Recommendations sections.
When a new use is considered at a future date, it should be kept in mind that the ﬁrst of the Standards for
Rehabilitation calls for a new use that will “require minimal change to (the building’s) distinctive materials,
features, spaces, and spatial relationships.” The new, adaptive use should be one that can embrace the unique
form, spaces, and character of the existing building, using the guidelines in this report to plan also for areas
that may be more signiﬁcantly altered. Reuse as city oﬃces or a community resource such as a school or
community center would be aligned with the historic use of the building; the building may also lend itself to
other uses that have been considered such as a part of a boutique hotel complex. An ideal use would be one
that is aligned with the physical qualities of the building, the appropriate uses within the Civic Center, and
the historic role of the building in the community.
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III.

Existing Conditions Photographs: Character-Defining Features and Spaces

The photographs on the following pages are provided to show general views of the building and to identify the
character-deﬁning features and spaces that are noted in the previous section. Where a feature or space is noted
as “non-historic” or “not character-deﬁning,” this generally indicates that it may be removed without harm to
the building’s historic integrity.
After the photographs of the exterior, the interior is presented ﬂoor by ﬂoor with the center portion described
ﬁrst, then the north wing, and then the south wing.
The later section of photographs, in the Conditions Assessment, focuses on the physical condition of the
building.

View east of primary facade of YWCA.

View east of south portion of primary
facade. One-story volume at base is a
1951 addition that should be removed for
the rehabilitation of the original facade.
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View northeast of north portion of
primary facade. Original appearance of
altered south portion approximated this
same arrangement of fenestration. The
pole structure that held awnings is an
original feature of the building.

View southeast of central portion of
primary facade. Third-floor fenestration
is later infill that should be removed.
Fanlight transoms on this portion of
the facade have been altered; original
transoms seen in the north portion of
this facade should be replicated here.

View south of front setback and terraces.
Note projecting addition at south end.
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View of balcony in transitional volume
on primary facade; this detail replicates
the original condition at the third floor
rooms where original fenestration was
removed.

Primary facade; typical eave detail with
tile, gutter, wood trim, and exposed
rafters and purlins.

Detail of metal balcony railing, primary
facade.
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General view northeast of corner of N.
Marengo Ave. and E. Union St.

General view northeast of south facade
on E. Union St. Addition seen at left;
chimney missing above roof line left of
balcony.

View north of south facade; volume at
right, past gable end, is original as far as
the first floor line. It was expanded to a
second story in 1927 (within the period
of significance). Louvered windows were
added in 1951.
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View northwest of south facade and
south wing. Aside from wing wall
extending from east end of building, the
structures attached to this end of the
building are not character-defining.

View west of south wing and courtyard
from adjacent parking lot.

View west of east facade of south wing.
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Detail of east facade of south wing. Line
below window sill appears to indicate
the original height of the roof deck wall
before addition of second story in 1927.

View south of end of south wing;
enclosure wall and cubical structure
beyond are not character-defining.

West end of north facade, view
southwest. Balcony and intact chimney
are seen from the building’s landscaped
side setback.
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View southwest of center-west portion
of the north facade; this is the transition
from the main structure to the north
wing.

View southeast of center portion of north
facade of the building.

General view southwest of east end
of north flank of building, seen with
landscaped setback on E. Holly St.
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Detail of Chinese vent tiles set within slot
-shaped vents on south side of pool.

Chimney at west end of south facade;
in historic photographs, the pattern is
seen painted in a contrasting manner for
emphasis.

View west of east facade of building from
park across from City Hall on Garfield
Ave.; the window seen admits light to
east end of pool.
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View of south side of north wing from
parking lot on E. Union St.

View northeast of south side of north
wing. CMU addition and wall at center
are not character-defining.

View west of building from south side of
north wing (right foreground); courtyard
seen at center with parking lot and south
wing at left.
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View east of north wing from courtyard;
door to left of tree was the main entrance
to the pool and gym portion of the
complex. Similar doors to the left open
the gym to the courtyard.

One of two skylights on the one-story
east end of the north wing.

View of flat and gabled roof within
parapet of north wing; long skylight
down ridge line of gable lights the pool
below.
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View north of courtyard side of north
wing, with gym at right.

View northwest of various volumes on
the courtyard.

General view northwest of courtyard.
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View west of three-story volume on
courtyard.

View south of courtyard side of south
wing.

View west of gym roof (foreground) with
lower roof of main portion of building
beyond.
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SOUTH BASEMENT:
Interior: view of south basement.

View southwest in south basement.

Deeper portion of south basement, south
side of building (windows boarded at
Union St. sidewalk).
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NORTH BASEMENT:
View north of north basement (below
gym).

View south toward courtyard of north
basement. Windows are along basement
light wells adjacent to courtyard.

Concrete structure of north basement in
area west of the pool.
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FIRST FLOOR:
View east of main lobby; doors seen here
lead to courtyard.

View west of main lobby; main entrance
door in center.

View north of main lobby with passage
leading north to library left of center.
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View southeast through lobby, through
passage toward cafeteria in south wing.

Main lobby, detail of corbels and ceiling
beams.

Detail of typical non-historic, aluminum
frame fanlight towards courtyard.
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Detail of brick floor pavers in main lobby.

Detail of south staircase oﬀ of main
lobby, with scored concrete treads, metal
railing, and wood hand rail.

Left: north staircase.
Right: arched frame and door of lobby
restroom below north staircase.
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Later, non-character-defining partition in
oﬃce in southwest corner of main lobby.
Many of the features of these oﬃces were
altered or are not original.

The oﬃce in the northeast corner of the
main lobby has higher integrity, with
historic scored cement floor and wood
baseboard and picture rail. The low
cabinets along courtyard wall (top in
photo) are later and are not significant.

Several historic doors are stored in the
southeast corner oﬃce oﬀ the main
lobby. These materials, and others stored
elsewhere in the building, should be
protected and reused in the rehabilitation
of the building.
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View west of main lobby bay to south of
main entrance; box bench may have been
removed.

View west of main lobby bay to north
of main entrance; box bench may be
original but some details diﬀer from
those of the library, a good example of
the typical original detail.

Passage to library leading north from
main lobby. North staircase is seen at
right; doors and transoms in center were
altered in 1951. Light fixture is not a
historic feature. Wall to west (seen at
left) has been altered.
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Library, general view northeast.
Fireplace is seen at left and stage at
right.

View southeast of stage on east side of
library.

View north of chimney and flanking
bookshelves in library.
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Typical (though damaged) detail of box
benches found throughout building. This
one seen in northwest corner of library.
Similar bench is missing from southwest
corner of library.

Sitting room, later used as a board
room, adjacent to south of stage (east of
library).

Kitchen located east of library. While the
current kitchen is larger than its original
footprint, it is in the same location. A
store room (which still retains original
cabinets) on south side of room was
incorporated into the space at a later
date.
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View north of internal passage to gym,
separating north wing from remainder of
building.

View south of internal passage to gym.
This space appears to have served as a
passage between the kitchen/store room
and the gym; it also served as a passage
from the north side of the building
through the north wing to the courtyard.

NORTH WING, FIRST FLOOR:
View east from passage toward gym
in background. Sliding metal fireproof
doors close oﬀ the main portion of the
building from the north wing.
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View north of area under the gym
spectators’ loft. These spaces are not
character-defining.

View southeast of gym with open
truss ceiling, doors to courtyard, and
multilight windows.

View west of west end of gym with
spectators’ loft; enclosure materials and
doors below balcony front (painted blue)
do not appear to be historic features.
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View south of south wall of gym; typical
windows.

View southwest of “dutch” doors of south
gym wall; these doors can be fully or
partially opened to connect the gym to
the adjacent courtyard.

View south of the maple floor of the gym.
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Staircase in gym/pool wing reception
area.

General view east of pool space.

General view west of pool space showing
spectators’ loft at far end.
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Open truss ceiling and skylight down
spine of roof.

Detail of scored cement pool deck.

Detail of pool deck and tiled overflow
channel.
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Painted-over glazed ceramic Chinese vent
tiles on north wall of pool.

Altered shower room adjacent to pool in
parallel space to the south.

SOUTH WING, FIRST FLOOR:
1951 (non-character-defining) doors,
sidelights and transom; view south from
lobby towards cafeteria entrance; main
south staircase at left.
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General view south of cafeteria from
entrance.

View southeast of cafeteria; wall
at center and left is not an original
partition.

View north of altered cafeteria space with
later partitions and ceiling finish.
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View southeast of rear portion of altered
cafeteria space. Change in floor material
from brick to concrete seems to indicate
original location of partition between
cafeteria and kitchen.

View south of divided spaces west of
cafeteria; smoke and water damage.
Space is not character-defining.

View west of interior of front addition;
not a character-defining space.
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SECOND FLOOR, CENTER PORTION:
View south of the second floor dormitory
hallway.

Typical, altered main stairway enclosure
at second floor.

View north of oﬃce at south end of
corridor.
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North end of second-floor corridor;
this door, sidelight, and transom
assembly with a shallow balcony outside
appears to be the same as now-altered
arrangement on the east and west sides
of the third floor.

Typical view into a dormitory room on
second floor.

Typical arrangement of two closets
flanking the entrance door on the
corridor side of a typical double room,
second floor.
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Typical scored cement floor and wood
baseboard; dormitory room on second
floor.

Typical second-floor dormitory room.

Typical second-floor dormitory room.
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Typical arrangement of two closets
flanking the entrance door on the
corridor side of a typical double room,
second floor.

Bathroom at north end of second floor.

Detail of original tile in second-floor
bathroom.
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SOUTH WING, SECOND FLOOR:
View east of south wing corridor with
original layout and glass transoms.

Sitting area at west end, courtyard side
of south wing, second floor.

Oﬃces along courtyard side of south
wing, second floor.
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Oﬃces along courtyard side of south
wing, second floor.

Oﬃces along courtyard side of south
wing, second floor.

View southwest of main second-floor
lounge.
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View northwest of main second-floor
lounge.

Detail of cabinet doors, southwest corner
of main second-floor lounge.

Fireplace on south wall of second-floor
lounge.
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View southeast of middle club room on
south side of second floor, south wing.

View northwest of third club room on
south side of second floor, south wing.

View south of third club room on south
side of second floor, south wing.
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Bench on south wall of club room; typical
box bench detail with brackets below
seat.

Kitchen (no character-defining features)
near east end of south wing, second floor.

Resting room for staﬀ, east end of south
wing, second floor. Appearance of
original fenestration is unknown, but
louvered sash appear to date to 1951.
This was originally a roof deck and was
enclosed in 1927. No character-defining
features in this space.
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NORTH WING, SECOND FLOOR:
Space at top of stairs that lead up
to second floor from pool/gym wing
entrance.

View west of room overlooking gym from
east side; enclosed by wood framing at
original opening. Ceiling is open wood
beams (not trusses).

View southwest of lounge overlooking
courtyard, upstairs from the entrance to
pool/gym wing.
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Kitchen (altered) on north side of north
wing; seen through left open door in the
photo at left.

Bench in transitional space, second floor
of north wing.

View north in spectators’ loft at west end
of pool; risers and benches were removed.
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Typical features and conditions in
rooms on second floor, southeast room
of pool wing. Rooms are located above
shower/locker room. Ceiling is defined
by plastered beams corresponding to
the roof structure and terminated at the
outer wall by a plain corbel and pilaster,
seen here between the windows.

Typical conditions in rooms on second
floor, southeast room of pool wing.

Typical conditions in rooms on second
floor, southeast room of pool wing.
Exposed roof structure where plaster has
fallen away.
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East-west corridor giving access to the
rooms on south side, east end of the
north wing.

Two of a very small number of early or
original light fixtures. Type at left should
be salvaged and reused.
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THIRD FLOOR:
One of two staircases from second to
third floor; non-significant enclosure wall
at left.

Stencilled paint treatment in stairwells
to third floor.

Detail of stencilled paint treatment in
stairwells to third floor.
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View east of top of south stairwell at
third floor.

Top of north stairwell at third floor.

View north of third-floor corridor with
lounge fireplace at the end.
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Typical condition at third floor dormitory
rooms; original extent of room was to
inner wall; space beyond was a narrow
balcony. In 1951, floor was ramped to
connect the spaces, partitions were
placed between rooms in the balcony,
fenestration was removed, and new
fenestration at the outer skin of the
building (formerly a tripartite screened
balcony opening) was installed.

Typical partition (center) at former
balcony in all third-floor dormitory
rooms.
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Dormitory rooms at north end, west side
of third floor, view east toward north
stairs.

Dormitory rooms en suite at north end,
west side of third floor, view north.

Typical transom at dormitory room door.
All dormitory room doors have been
removed and the transoms were boarded
over from the corridor side; on room side,
they are still intact, including hardware.

ARCHITECTURAL RESOURCES GROUP, INC.
Architects, Planners & Conservators

66

Pa s a d ena YWC A

Rehabilitation Study
FEATURES AND SPACES PHOTOGRAPHS

DRAFT - February 18, 2011

View south of lounge at southwest corner
of third floor.

Detail of plaster fireplace surround with
inset tile in third-floor lounge.

View east into east side of “L” shaped
third-floor lounge.
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View northwest of 1920s kitchen partially
intact (tile and some of cabinets) in
southwest area of third floor adjacent to
lounge.

View northeast of altered bathroom at
north end of third floor.

View east of top of north stairwell at
third floor.
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CONDITIONS ASSESSMENT

IV.

Conditions and Treatment Recommendations

1.

Conditions Assessment

Deterioration conditions found during a site visit in January 2011 are described and illustrated in the
following pages. Treatment recommendations follow the illustrated section.
The greatest cause of building material deterioration seen here is through water damage. Whether through a)
the loss of protective roof covering, b) by windows or doors that have been left open or broken, or c) because
of broken gutters and downspouts, most of the loss and damage can be traced to the inﬁltration of water. It
is present throughout the building and on all ﬂoors. Large areas of plaster ceiling and wall are damaged,
cracked, or lost and in most cases the losses can be traced directly to water inﬁltration. Because there is heavy
mold and mildew growth found among much of the water damaged areas, a certiﬁed industrial hygienist
should be contracted to properly remove and dispose of waste following federal and local regulations.
A related issue is the presence of salts on many of the concrete surfaces. This is indicative of heavy levels of
moisture, and it is possible that the integrity of the reinforcement bar embedded in the concrete has been
compromised as a result. Support beams in the basement are noticeably deteriorated with signiﬁcant loss
of concrete cover at the footing. The source of moisture requires investigation so that a proper means for
alleviation can be formulated.
There are two additional areas of deterioration which will require intervention by licensed professionals: the
potential for lead-based paint and for building materials which contain asbestos.
There are numerous building materials present which could potentially contain asbestos, particularly given
that the later renovations and changes occurred at a time when the use of asbestos-containing materials was
high. Precautions must be taken to leave the materials undisturbed as the asbestos ﬁbers are only dangerous
once they are airborne. Areas of potential asbestos presence include: vinyl ﬂooring found in three rooms of
the second ﬂoor and the 1st ﬂoor sitting room, acoustic ceiling tiles found in several rooms, wall insulation in
the southwest wing of the building, gypsum plaster walls, and roof shingles which cover the ﬂoor of a second
ﬂoor room at the southeast corner of the building. Conﬁrmation of the presence of asbestos-containing
building materials should be carried out by contracting a professional to sample the material, which is then
sent to an EPA-certiﬁed laboratory for examination. Abatement must be carried out by a licensed contractor
with a certiﬁcate for asbestos abatement.
Nearly all paint in the building is peeling to some degree and, in some areas, large swaths of paint are coming
oﬀ in sheets. Because the date of construction is before environmental regulations banned the use of leadbased paint, and white lead was the base ingredient for most paints, all paint should be considered hazardous
waste. A lead test should be conducted on representative painted surfaces. If the paint is determined to
be lead-based, it must be removed. Because of the square footage of this building, federal law requires that
cleanup be carried out by contractors certiﬁed and trained for lead abatement.
Much of the woodwork is no longer protected with paint or varnish and, in areas of the building where water
damage has occurred, the wood is splitting and cracking with some loss of material evident. Historic wood
fabric has also been lost not through deterioration but because it was removed (e.g., door frames, window
benches, built-in shelving units).
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CONDITIONS ASSESSMENT

Radiators are installed in the ceiling in the room
beneath the gym bleachers, with ﬂuorescent
light ﬁxtures directly below them.

Wrought iron railings are dirty and without
protective coating.

Mortar/grout joints in ﬁreplace tiles are cracked.

Paint drips are visible on the inside face of the
decorative carving on a closet door.

At least two window air conditioning units are
left installed.

Unconnected, open pipes are present in the
ceiling (as well as ﬂoors and walls). Their source
should be traced and veriﬁed for termination.
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Gym door to courtyard is broken and left
leaning against the wall.

Unattached doors are stacked on top of each
other and against the walls in three rooms.
Another room holds windows with broken glass.

Many of the wood door frames are damaged and
broken up.

The paint is failing on the interior face of many
of the wood window sills and frames.

Attachment hardware for radiators or built-in
furniture remains in place; in some places where
it has been removed there are holes in the wall.

Graﬃti markings of spray paint, pen, and marker
are seen across many walls.
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CONDITIONS ASSESSMENT

A large amount of trash was found in the third
ﬂoor attic crawl space and in several rooms of
the third ﬂoor south wing.

The tiles along the tops of the swimming pool
walls are cracked and separating, possibly down
into the foundation wall itself.

Several of the historic window benches are
broken or missing (with visible ‘ghosts’ along the
wall, showing their form and location).

Evidence of animal activity (bird feathers and
paw prints) are found in several locations.

Loose telephone and utility wires are found in at
least two locations and assumed to be no longer
live, but this should be veriﬁed.

Broken windows are found throughout the
building, some are boarded up and others are
not. Some lower level windows are open.
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CONDITIONS ASSESSMENT

The bottom edge of some vertical wood paneling
is water damaged and pulling up.

Metal lath in the ceiling is exposed; the plaster
wall covering is cracked and paint is failing.

Salts are seen migrating through concrete wall
surfaces and the paint covering (now blistering
and peeling).

Peeling paint along walls and baseboards.

Peeling paint on walls (and ceilings).

Mold and mildew is visible along many ceiling
surfaces.
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Walls are water damaged, resulting in paint loss.
and crumbling plaster.

Plaster loss exposes the brick wall; loose
patching allows water ingress through mortar
joint(pink is runoﬀ from disintegrated brick).

Loss of plaster wall covering exposes brick and
concrete foundation walls.

Heavy salt deposits are found on concrete walls
in vicinity of the pool room.

Loss and water damage of plaster ceiling cover
has left wooden lath exposed.

Water damage has occurred below and open,
unsecured skylight.
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Failing paint on wood truss in the swimming
pool room; metal supports for the skylight are
rusting.

Heavy mildew growth is evident all along the
wood ceiling of the pool room.

Loss of plaster cover and concrete, leaving rebar
exposed.

Water stains on wood ceiling of gym in several
places.

Salt stains along ceiling on all three ﬂoors of the
building.

Water stains at cold joint of wall/ceiling.
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CONDITIONS ASSESSMENT

Loss of ceiling cover, leaving lath exposed.

Heavy mold and mildew growth along exposed
rafters and ceiling beams.

Crack eminating from skylight.

Lost ceiling tiles (possibly asbestos tiles).

Concrete walls and ceiling are heavily coated
with salt deposits.

Crack radiating from exposed rebar.
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CONDITIONS ASSESSMENT

Asphalt tiles on the ﬂoor of a room that was
formerly a deck or roof section, but is now
enclosed.

Salt stains along the score marks and baseboard
of the cement ﬂoor.

Water damaged and deteriorating carpet in
sauna and in adjacent room to the left; damaged
tile ﬂooring.

Scratched and stained wood ﬂooring, without
wax or oil protective coating.

Water damaged ﬂoor covering.

Water damaged wood subﬂooring.
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CONDITIONS ASSESSMENT

Peeling paint on cement ﬂoor.

Peeling and cracked ﬂoor covering.

Water stains on wood ﬂoor of closet.

Crack in scored cement ﬂoor.

Brick ﬂoor is missing a section; brick surface
appears dull, scratched, stained.

North basement vertical supports have loss of
concrete cover at the base of the beam.
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CONDITIONS ASSESSMENT

Paint on metal balcony is peeling.

Peeling paint on the metal balcony, which is now
visibly rusting.

Metal balcony and downspouts show signs of
rusting, loss of paint cover.

Paint on window trim is cracked and popping
off; possibly insufficient glazing to secure
window glass.

Missing trim below eave (is possibly the section
found in a closet of the building).

Missing awning pole.
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CONDITIONS ASSESSMENT

Stucco loss at foundation level.

Unsecured opening into basement.

Diagonal cracking towards window.

Patched cracks eminating from corner return.

Loss of stucco covering.

Loss of concrete and stucco covering, leaving
rebar exposed.
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CONDITIONS ASSESSMENT

Broken (hanging) gutter.

Damaged downspout along courtyard wall.

Missing downspout.

Missing gutter and broken soffitt boards.

Tree brushing up against roofline can loosen or
damage clay tiles and guttering; possible root
damage at foundation.

Bushes growing too close to walls of building;
possible root damage to foundation.
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CONDITIONS ASSESSMENT

Cracks in brick steps at entrance; tripping
hazard.

Cracking in brick terrace floor, possibly
structural.

Wood panels are checking and splitting; paint
covering is minimal and/or chalking.

Wood is splitting and cracking; losses are
evident at base.

Gutter is damaged and open along bottom
Broken/boarded up windows.

Broken and missing roof tiles.
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2.

CONDITIONS ASSESSMENT

Treatment Recommendations

Scenario 1:  Closure and Protection
Foundation:
•	Water damaged wood framing should be removed. If necessary for structural stability and if in
keeping with the building’s plans for reuse, it should be replaced in kind.
•	Secure building openings at foundation level with wire mesh so that junction box can still be
accessed while preventing pest intrusion; dispose of cat food bowls.
•	Basement moisture levels should be monitored. Ventilation should be provided to allow damp areas
to dry out.

Walls:
•	Loose rust on exposed rebar should be removed with a stiff bristle brush. The metal should then be
degreased with an appropriate solvent and receive an application of a rust conversion coating product.
•	Cracks must be investigated to determine if they are structural in nature. If cracks in plaster or
concrete are only cosmetic, they should be patched with like material after removing that which
is unsound. This will help prevent any additional loss of historic fabric by halting cracks from
propagating further.
•

Remove all loose paint from all surfaces.

•	Remove cement patching from brick walls using a cold chisel and hammer; take care not to break or
chip any of the surrounding brick. Repoint open joint with Type N lime mortar mix.

Interior:
•	Detached tile on swimming pool walls should be removed, cataloged and stored on site until a
determination is made regarding the plans for the pool. If the tile is securely attached, the tile cavity
should be cleaned out with canned air and a removable caulking product can be injected into the
cracks to prevent debris from entering.
•	Trash should be removed and disposed of properly. Fallen plaster and ceiling tiles, wet wood
framing, etc., contaminated by mold/mildew, asbestos, or lead paint should be removed following
recommendations of a certified industrial hygienist. Rooms should be left broom clean.
•	After verifying disconnection from the power source, loose or exposed utility and electrical wiring
should be cut off close to the wall or bundled and secured.
•	Remove air conditioning units and dispose of following local regulations; close and/or board up
windows.
•

Verify that all water pipes and radiator units have been drained.
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CONDITIONS
ASSESSMENT
TREATMENT
RECOMMENDATIONS

Floors:
•

Rotted floorboards should be taken up and joists checked for stability.

•

Pull up the carpet and dispose of properly.

Windows and Doors:
•	All windows and doors above the ground floor should be closed completely so rain cannot enter.
Broken windows should be replaced. If necessary to maintain air circulation to the building, louvered
windows can remain open but should be fitted with a wire mesh cover so that birds cannot enter. If
window hardware is inoperable and prevents closure it should be repaired without causing damage to
the element, or removed and cataloged. Cover all broken windows with plywood, using wood screws
to secure into frame. Windows and doors at ground floor should be fully secured from vandalism
and moisture penetration by covering with plywood in the same manner.

Roofing and Drainage:
•	Inspect roof tiles and replace in kind those which are missing or broken; ensure that all tiles are
secure. Patch any holes in roofing material beneath tiles.
•

Cut back sections of broken gutter or downspout to sound material; replace in kind.

Exterior:
•

Maintain the current paint scheme for metal elements exposed to weathering.

•	Prune the trees so they no longer touch the building or roof. Investigate the location of the roots of
the trees within the courtyard to ensure they are not placing pressure on foundation walls. Prune any
trees where limbs might interfere with integrity of rain downspouts and gutters.
•	If the sprinkler heads are still operational, verify that the water is not directed onto the walls of the
building. Adjust water spray settings or relocate the sprinklers further away from the building.
•	Secure building openings at foundation level with wire mesh so that junction box can still be
accessed; dispose of cat food bowls.
•	Exterior wood elements with failing paint should be repainted in a matching color so as to prevent
water damage from occurring, particularly along edges where water might pool.
•	Representative wood elements throughout the building should be inspected for insect damage and, if
necessary, chemically treated accordingly.
•	Exterior stucco which is cracking or delaminating should be cut back to sound material and replaced
in kind and painted to match surrounding material.
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RECOMMENDATIONS

Scenario 2: Core and Shell Rehabilitation
Foundation:
•	Water damaged wood framing should be removed. If necessary for structural stability and if in
keeping with the building’s plans for reuse it should be replaced in kind.
•	Secure building openings at foundation level with wire mesh so that junction box can still be
accessed, while preventing pest intrusion. Dispose of cat food bowls.
•	Basement moisture levels should be monitored. Ventilation should be provided to allow damp areas
to dry out.

Walls:
•	Salts found on concrete and plaster surfaces should be identified through chemical tests. The
building may need to undergo a treatment program to remove salts whereby poultices of cotton
pads moistened with distilled water are applied to surfaces where salts are present. The salts are
drawn into the pad as it dries out. After the poultice is removed, any surface bloom is brushed off
and the process is repeated until no further bloom occurs. Addressing all issues of water ingress to
the building will aid in allowing the wall/ceiling surfaces to dry out and reach equilibrium where no
further efflorescence occurs (although less damaging subflorescence may still be present).
•	The location of rebar and depth of the concrete coverage should be investigated to be certain the
reinforced concrete walls are appropriately constructed and without deterioration or corrosion.
•	Cracks must be investigated to determine if they are structural in nature. If cracks in plaster or
concrete walls are only cosmetic, they should be patched with like material after removing that which
is unsound. This will help prevent any additional loss of historic fabric by halting cracks from further
propagation.
•	Loose rust on exposed rebar should be removed with a stiff bristle brush. The metal should then be
degreased with an appropriate solvent and receive an application of a rust conversion coating product.
•	Remove all paint from walls, ceilings, floors, window and door frames. Because of the condition of
the extant paint, all surfaces should be stripped clean of paint using certified contractors to do so.
Prior to removal, a paint analysis should be carried out to document original paint colors for each
room and unique architectural element.
•	When extant paint is removed, graffiti markings will also be removed through that process. It’s
possible there will be ‘ghosts’ with the paint pigment saturating the plaster beneath, in which case the
plaster may need to be cut out and patched.
•	If the surrounding wall material is found to be free from asbestos, loose plaster and lath should be
removed. Radiator attachment hardware should be properly removed and disposed of. Holes should
be cut back to sound material and patched using a commercial gypsum plaster product. The area may
require installation of furring strips and/or lath to facilitate application. New patch should be level
with the surrounding existing plaster.
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TREATMENT RECOMMENDATIONS

•	Remove cement patching from brick walls using a cold chisel and hammer; take care not to break or
chip any of the surrounding brick. Repoint open joint with Type N lime mortar mix.

Interior:
•	Trash should be removed and disposed of properly. Fallen plaster and ceiling tiles, wet wood
framing, etc., contaminated by mold/mildew, asbestos, or lead paint should be removed following
recommendations of a certified industrial hygienist. Rooms should be left broom clean.
•	After verifying disconnection from the source, loose or exposed utility and electrical wiring should be
cut off close to the wall or bundled and secured.
•	Remove air conditioning units and dispose of following local regulations; close and/or board up
window as described above.
•	Benches which are partially lost should be repaired or rebuilt to match existing. Where there is
sufficient evidence to determine that a bench has been removed, it can be rebuilt if desired.
•	The condition of the swimming pool walls should be investigated to verify structural integrity and
waterproof status before instituting plans for reuse.
•	Cap open pipes, or remove those determined to be extraneous to new use, after verifying that the
source has been turned off.

Floors:
•	Rotted floorboards should be taken up and replaced in kind, or covered appropriately for security,
after joists are checked for stability.
•	Pull up the carpet and dispose of properly.
•	It’s likely that the brick floors have received many coatings of floor wax over the life of the building,
which should be removed. Products should be tested in a small, discrete area before proceeding.

Windows and Doors:
•	A survey, based upon size and molding profiles, may reveal the original locations of those windows
and doors which are currently uninstalled. Uninstalled windows and doors should be cataloged and
stored in a single location on site if they are not to be used.
•	Broken windows are to be replaced. Inoperable door or window hardware should be repaired where
possible and necessary to facilitate closure, or replaced with that of a matching style and material.
•	Wood elements should be tested for soundness using an awl or ice pick. Those which are severely
damaged should be removed and replaced with that of a matching wood species, shape, profile, and
size. Wherever possible, a Dutchman repair is preferable to complete replacement.
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Roofing and Drainage:
•	Inspect roof tiles and replace in kind those which are missing or broken; ensure that all tiles are
secure. Patch any holes in roofing material beneath tiles.
•	Cut out sections of broken gutter or downspout down to sound material; replace in kind. Repaint
those which are physically sound but showing signs of rust.

Exterior:
•	If the sprinkler heads are still operational, verify that the water is not directed onto the walls of the
building. Adjust water spray settings or relocate the sprinklers further away from the building to
assure that water does not pool near the foundation wall.
•	Prune the trees so they no longer touch the building or roof, to prevent damage to roof tiles and
gutters. Investigate the location of the roots of the trees within the courtyard to ensure they are not
placing pressure on foundation walls. Prune any trees where limbs might interfere with integrity of
rain downspouts and gutters.
•	Exterior wood elements with failing paint should be stripped (with a pH neutral chemical stripper)
and repainted so as to prevent water damage from occurring, particularly along edges where water
might pool.
•	Representative wooden elements throughout the building should be inspected for insect damage and,
if necessary, chemically treated accordingly.
•	Cracks in the bricks of the exterior terrace and steps could evolve into a tripping hazard. Bricks
adjacent to the crack should be removed by cutting through the surrounding grout with a diamond
blade rotary tool, taking care not to cut into sound brick. Broken bricks should be replaced with
that of a matching color, style, size, and material. The cause of the crack in the terrace should be
investigated as it appears to be due to settlement of the terrace foundation.
•	All wrought iron should be stripped down to clean, bare metal using a neutral pH chemical paint
stripper. The balconies can then be repainted or coated with wax, dependent upon the intended use
of the building and archival research to determine the original appearance.
•	Loose rust on exposed rebar should be removed with a stiff bristle brush. The metal should then be
degreased with an appropriate solvent and receive an application of a rust conversion coating product.
The adjoining concrete loss should be repaired in keeping with the plans for the building’s reuse.
•	Exterior stucco which is cracking or delaminating should be cut back to sound material and replaced
in kind and painted to match surrounding material.
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AREA

Site Work

Building Envelope
Work

SCOPE OF WORK

SCENARIO 1
SCENARIO 2
CLOSURE
REHABILITATION
AND PROTECTION OF CORE & SHELL
("MOTHBALLING")

1. Provide accessible ramp and railings at west (Marengo)
entrance.
2. Provide new parking area with accessible van and standard
parking stalls and signage.
3. Provide accessible route of travel from parking to accessible
entrance. around perimeter of the building and within the
courtyard.
4. Adjust existing irrigation direction away from walls around
perimeter of building.

X

5. Provide new site irrigation. Locate properly away from building.
6. Prune tree at northeast corner of pool wing.

X

1. Remove pigeon and other pest guano and debris.
2. Close all exterior windows and doors tightly to prevent water
and pest intrusion.
3. Cover all broken or missing windows and doors with exterior
grade plywood. (Note: many windows and doors are currently
boarded up)

6. Remove window air conditioning units and board up windows
with exterior grade plywood.
7. Full roof replacement of historic clay tile roof areas: Remove,
salvage and reinstall existing clay tile roofing. Install new plywood
sheathing throughout and anchor to walls for diaphragm
strengthening.
8. Replace entire flat roof areas. Install new plywood sheathing
throughout and anchor roof to walls for diaphragm strengthening.
9. Repair or replace in kind existing gutters, downspouts and
10. Install screens over unsecured openings in the basement: vents,
j‐boxes, etc. for pest control.
11. Paint exterior wood elements to prevent further deterioration.
12. Inspect exterior wood elements for insect damage and be
chemically treated.
13. Rehabilitate exterior wrought iron elements (balcony railings,
etc.)
14. Level and reset exterior bricks at front terrace.
15. Remove louver ("Jalousie") windows from 1950's remodel: 3rd
floor boarding rooms, addition at southeast. Add screens to match
historic design.

Per new use.

X

Per new use.

X

X
X

X

X

X

X

X

X
X

X
X

X

X

X

X

X

X

X

X
X
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X

X

16. Demolish building addition at southwest ground floor (Marengo
& Union) in its entirety. Restore façade to original historic design.
17. Provide additional stair to 2nd story of east portion of north
wing.
18. Repair, patch and paint entire exterior painted surfaces of
building.
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Per new use.

X

4. Rehabilitate windows: repair broken windows, repair window
hardware, repair/replace putty and paint exterior windows.
5. Repoint open mortar joints to prevent water intrusion.

X

X

X

NOTES

X

X
X
X

PASADENA YWCA REHABILITATION STUDY
Building Interior
Work

1. Remove general trash, pigeon guano and debris and leave broom
clean.
2. Gather, organize, clean, catalog and store safely in one salvage
zone uninstalled windows and doors found throughout the building.
3. Loose paint should be tested for lead and removed by a certified
contractor.
4. Strip all surfaces of existing paint by certified contractor. Paint
building interior.
5. Fill openings in plaster where brick walls are exposed with
furring strips, lath & plaster. Radiator attachment hardware should
be removed and exposed of.
6. Repair and/or reconstruct historic wood window benches to
match existing.
7. Repair and/or remove and reinstall wood ceiling framing for
structural stability.
8. Remove and replace rotted wood floor boards. Inspect floor
9. Remove salt accumulation on floors, walls and ceilings.
10. Rehabilitate interior wrought iron elements (stair railings, etc.)
11. Repair exposed ferrous rebar and surrounding concrete.
12. Patch cracks in plaster and concrete.
13. Verify that exposed open piping is properly off, cut close to
surface and cap. Remove in entirety where possible.
14. Replace missing brick paved flooring to match existing.
15. Remove carpet flooring adjacent to Gym.

Structural Work

X

X
X
X

X

X
X

X

X

20. Provide temporary exit sign placards for emergency wayfiding.
21. Install new accessible elevator to travel from Basement to 3rd
22. Install new accessible elevator to travel from Basement to 3rd
Floor from main lobby.

X

X
X

X

X
X
X
X
X
X

X
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X
X

X

17. Bundle and/or remove loose abandoned telephone wiring.
18. Install accessible handrails at primary accessible stairs.
19. Retrofit historic doors for approved accessible hardware.
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X
X
X

X
X

X

2. Install new horizontal rod bracing at the skylight above the pool.
3. Strengthen First Floor walls with new concrete shear walls, steel
brace frames or shotcrete.
4. Strengthen existing slabs, beams or walls below discontinuous
walls to resist overturning.
5. Repair damaged concrete at rusted reinforcement.
6. Strengthen exterior masonry shear walls by concrete beam or
horizontal steel strong back.
7. Strengthen the mezzanines at the Pool and Gym with new
plywood and anchorage.
8. Replace severely deteriorated wood roof framing at Pool and
Gym wing.
9. Brace chimneys.
10. Provide seismic bracing for all non‐structural systems including:
ceilings, light fixtures, mechanical and electrical equipment, piping
and ducts.

X
X

16. Bundle and/or remove loose abandoned telephone wiring.

1. Remove and replace entire roof with new plywood roof
sheathing and blocking and anchor walls and roof diaphragm.

X

X
X
X

X

Per future use.

PASADENA YWCA REHABILITATION STUDY
Building Systems

1. Remove and replace entire domestic water system; copper
piping, valves, etc.
2. Install new water meter and backflow prevention.
3. Remove and replace entire sanitary sewer system.
4. Install new sewage injectors in basement.
5. Remove and replace entire storm drain system. Retain historic
gutters and downspouts as possible.
6. Install new sump pumps in basement.
7. Remove and replace entire natural gas system.
8. Install new earthquake valve assembly.
9. Install all new plumbing fixtures.

X
X
X
X
X

10. Install new automatic fire sprinkler system for entire building.

X

11. Secure or remove any loose and/or unsafe light fixtures,
conduit, j‐boxes, wiring, patch panels and other electrical devices.
12. Provide electrical connections for (4) wall mounted exhaust
fans.
13. Install new distribution panels and subpanels with grounding
systems.

X
X
X
X

Per future use.

Per future use.
Per future use.

X
X

X
X

Per future use.

14. Replace 75‐80% +/‐ of conduit infrastructure for entire building.

X

Per future use.

15. Install all new wiring with proper grounding for entire building.

X

Per future use.

16. Replace existing conductors from main service vault as required.
17. Install new service conductors from vault for full building
distribution.
18. Install new light fixtures and switches.
19. Install new receptacles.
20. Install new telephone and data systems.

X

Per future use.

X
X
X
X

Per future use.
Per future use.
Per future use.
Per future use.

X

X
X

Per future use.
Per future use.

X

X

X

X
X

21. Install new fully addressable automatic fire alarm system.
22. Install new security system.
23 Remove and replace (4) existing exhaust fan assemblies in the
23.
Basement.
24. Remove window‐type A/C units on the First and Second Floors.
25. Remove entire mechanical system.
26. Install new heating, ventilating and air conditioning system(s)
for entire building.
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X

Per future use.
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V.

Appendices

Reports from subconsultants are included in the following pages as appendices to this report:

1.

Structural Engineer’s Report: Structural Focus

2.

Building Systems Engineer’s Report: Budlong & Associates

3.

Code Analysis: Decode, Inc. Code Consulting
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DRAFT REPORT – February 11, 2011
PRELIMINARY STRUCTURAL EVALUATION REPORT
We have completed our preliminary structural evaluation of the existing YWCA Building located at
78 North Marengo Avenue in Pasadena, California. We based our evaluation on information
gathered during our January 13, 2011 site visit, the original architectural and structural drawings of
the Main Building produced by Julia Morgan and dated July 1921, various plans provided by
Architectural Resources Group, Inc., and our discussions with various team members.

Building Description
The Pasadena YWCA building is a three story concrete and unreinforced masonry structure. The
building consists of two buildings that are structurally connected by a small two-story wood framed
corridor. The Main Building was design by Julia Morgan and was built in the early 1920’s. The
second building houses the pool and the gym and was also designed by Julia Morgan. We believed
that this building was added shortly after the Main Building was constructed. For the purpose of
this report, we have evaluated the Main Building and the Pool/Gym Building separately.
The Main Building is approximately 26,000 square feet and consists of a main wing with two side
wings that form a c-shape. The main wing is three stories tall, while the side wings are two stories
tall. There is a small wood framed addition on the south-west corner of the building on the first
floor. There is also a two story tall addition on the south-east corner of the building.
The gravity force resisting system at the roof of the Main Building consists of straight wood
sheathing spanning between wood rafters. The wood rafters span between wood trusses which are
supported on concrete columns. The gravity force resisting system at the floors of the Main
Building consists of a flat two-way concrete slab spanning between concrete beams and concrete
columns. There is a tall basement below the south wing of the Main Building and a short crawl
space below the remainder of the building. We have assumed that the Main Building is supported
on conventional foundations, but we did not have an opportunity to observe the existing
foundations nor are the existing foundations shown on the available existing building drawings.
The lateral force resisting system at the roof of the Main Building consists of straight wood
sheathing, acting as a diaphragm, spanning between exterior unreinforced masonry (URM) walls
which resist the lateral forces. The lateral force resisting system at the floors of the Main Building
consists of a concrete slab diaphragm spanning between exterior unreinforced masonry walls
(URM) which resist the lateral forces. There are also interior concrete walls at the third floor and
around the perimeter of the stairs that act as shear walls to resist the lateral forces. These lateral
forces are transferred through the URM and concrete walls into the ground below through the
building foundations.
The Pool/Gym Building is a two-story structure and approximately 16,000 square feet. The second
floor is only located over a portion of the building. Both the pool and gym areas are tall one story
spaces with no second floor. Portions of the roof and second floor framing are not visible and the
following description is based on our limited field observations. No original construction drawings
for the Pool/Gym Building are available for our review.

1005 W E S T 1 9 0 t h S T R E E T , G A R D E N A , C A L I F O R N I A 90248

310-323-9924

F AX 310-323-9925

Page 2

DRAFT – February 11, 2011

The gravity force resisting system at the roof of the Pool/Gym Building consists of straight wood
sheathing spanning between wood rafters. The wood rafters span between wood trusses which are
supported on concrete columns. The gravity force resisting system at the second floor of the
Pool/Gym Building typically consists of a concrete slab spanning between concrete beams and
concrete columns. A portion of the second floor seems to be wood framed, but there was limited
access to this portion of the structure to determine the existing conditions. There is a tall basement
below a portion of the building directly to the west of the pool. We have assumed that the building
is supported on conventional foundations, but we did not have an opportunity to observe the
existing foundations.
The lateral force resisting system at the roof of the Pool/Gym Building consists of straight wood
sheathing, acting as a diaphragm, spanning between exterior and interior concrete walls which
resist the lateral forces. The lateral force resisting system at the second floor of the Pool/Gym
Building consists of a concrete slab or wood diaphragm spanning between exterior and interior
concrete walls which resist the lateral forces. These lateral forces are transferred through the
concrete walls into the ground below through the building foundations.

Building Condition
During our site visit, we observed the conditions of the accessible areas of the building. No finishes
were removed or other exploratory work performed for our observations. Therefore, this
evaluation is based on limited observations and conservative assumptions.
Overall, the buildings appeared to be generally in good condition. However, there were several
areas where damage and deterioration were observed. Fire damage was observed at the wood
addition on the south-west corner of the building. A damaged concrete column was observed in
the basement below the Main Building, and two damaged concrete columns were also observed in
the basement below the Pool/Gym Building. Some minor wall cracking was observed throughout
the building and a damaged concrete beam was observed in the locker room of the Pool/Gym
Building. A large area of water damage was observed in the second floor of the Pool/Gym Building.
These areas will be described in further detail below.

Evaluation Methodology
We understand that this building is listed on the National Register of Historic Places, and
therefore, the governing code for this existing building is the California Historical Building Code
(CHBC). Our preliminary evaluation of the building is based on the requirements of the CHBC.
The CHBC requires the gravity force resisting system and load path to be evaluated. If there is a
complete load path, there are no signs of distress, and the anticipated dead and live loads will not
exceed those historically present in the building, then the gravity “structure may be assumed
adequate as having withstood the test of time”. The CHBC also requires the lateral (wind and
seismic) force resisting system and load path to be evaluated. The evaluation may be based on the
ultimate capacity of the members, force demand levels as stated in the CHBC, and broad judgment
by the engineer.
As an additional guideline, we used the ASCE Standard – ASCE/SEI 31-03, Seismic Evaluation of
Existing Buildings. This evaluation included a Tier 1 analysis for the building which consists of a
series of checklists that allow for a rapid evaluation of the structural elements of the building.
Some basic calculations have been performed to complete various “quick checks.” The purpose of
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this evaluation is to identify any structural deficiencies. No finishes were removed and no other
exploratory investigation was performed for this evaluation.

Structural Deficiencies
Our preliminary evaluation has identified the following deficiencies for the buildings:

Main Building Deficiencies
1) Soft Story: The stiffness of the first floor is less than 70 percent of the stiffness of the
second floor of the building in the north-south direction. Also, the stiffness of the third
floor is less than 70 percent of the stiffness of the second floor of the building in the northsouth direction. This can potentially lead to significant damage to the “soft story” of the
building during a seismic event.
2) Geometry: There is an existing shear wall on the second floor that decreases in length by
more than 30% at the floor below. Therefore, it is likely that this wall will be overstressed
at the first floor during a seismic event.
3) Vertical Discontinuities: There are discontinuous concrete shear walls at the third and
second floors of the building. The shear walls on the interior side of the balcony at the
third floor in the north-south direction do not continue down to the foundation and are
sitting on the concrete floor below. There is also a discontinuous URM shear wall at the
second floor in the east-west direction. This shear wall does not continue down to the
foundation and is supported on a beam below at the second floor.
4) Deterioration of Wood: Deterioration of wood, due to fire damage, was observed at the one
story addition on the south-west side of the building.
5) Deterioration of Concrete: Deterioration of concrete was observed at one of the columns in
the basement. The concrete at the base of this column was spalled and the column
reinforcement is exposed and rusted. See Photo 2.
6) Shear Stress Check: The existing unreinforced masonry shear walls do not meet the
requirements of the shear stress quick check of the Tier 1 analysis. Therefore, it is likely
that the walls will be overstressed and heavily damaged during a seismic event. See Photo
1.
7) Diaphragm Transfer to Shear Walls: The wood roof diaphragm is not adequately
connected to the concrete walls to transfer the lateral forces.
8) Wall Proportions: The URM height to thickness ratio does not meet the requirements of
the Tier 1 analysis. The URM walls will potentially be overstressed due to out-of-plane
loads during a seismic event.
9) Diaphragm Openings at Exterior Masonry Shear Walls: There is a large diaphragm
opening adjacent to the existing URM wall at the existing stair in the south wing of the
building. Therefore, the URM wall in this area may be overstressed due to out-of-plane
loads during a seismic event.
10) Diaphragm Spans: The existing roof diaphragm consists of straight sheathing and has
spans greater than 24 feet.
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11) Stiffness of Wall Anchors: Wall anchorage to connect the wood roof to the URM and
concrete walls is not present. Without these anchors, the heavy walls may separate from
the roof during a seismic event causing full or partial collapse of the roof.

Pool/Gym Building Deficiencies
12) Mezzanines: There are only lateral elements on three sides of the wood mezzanine on the
west side of the gym. Wall anchorage to connect this wood mezzanine to the existing
concrete walls is not present.
13) Deterioration of Wood: Deterioration of the wood roof above the second floor in the southeast portion of the building was observed. The deterioration seems to be caused by major
water intrusion in the area. See Photos 6 & 7.
14) Deterioration of Concrete: Deterioration of some concrete elements was observed. There
are two columns in the basement that are damaged. The concrete at the base of these
columns is spalled and the column reinforcement is exposed and rusted. See Photo 10. We
also observed damage to a concrete beam above the first floor in the locker room area. We
observed a long horizontal crack along the length of the beam and the rebar is exposed and
rusted. See Photo 8. Other deterioration including cracks in a concrete wall and exposed
and rusted reinforcement in the concrete slabs was observed in the building. See Photos 9
& 11.
15) Reinforcing Steel: We do not know the size or spacing the reinforcement in the existing
concrete walls, but based on our experience with buildings from this time period, the
reinforcement ratio in the walls will likely not meet the requirements Tier 1 analysis.
16) Wall Anchorage: Wall anchorage to connect the wood roof to the concrete walls is not
present. Wall anchorage to connect the wood second floor and mezzanine to the concrete
walls is also not present. Without these anchors, the heavy walls may separate from the
roof or floor during a seismic event causing full or partial collapse of the roof or floor.
17) Diaphragm Transfer to Shear Walls: The wood roof diaphragm is not adequately
connected to the concrete walls to transfer the lateral forces.
18) Diaphragm Openings at Shear Walls: There are some large openings adjacent to the
existing shear walls. They occur at the stair shaft, and the gym and pool areas where no
second floor is present. Because of these large openings, the concrete walls may be
overstressed due to out-of-plane loads during a seismic event.
19) Diaphragm Straight Sheathing: The existing roof diaphragm consists of straight wood
sheathing and has aspect ratios greater than 2 to 1.
20) Diaphragm Spans: The existing roof diaphragm consists of straight wood sheathing and
has spans greater than 24 feet. There is also a large skylight above the pool that creates a
discontinuity in the roof diaphragm. See Photo 12.

Non-Structural Deficiencies
21) Hollow Clay Tile Partitions: There are hollow clay tile partitions around the perimeter of
the mechanical room in the basement of the Main Building. These hollow clay tile
partitions were damaged, deteriorated, and are a falling hazard for people in the basement.
See Photo 3.
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22) URM and Concrete Parapets: There are potential falling hazards due to the parapets at the
north-east side of the Pool/Gym Building and at the parapets at the addition on the southeast side of the Main Building. See Photo 4.
23) Chimneys: There are potential falling hazards due to the two chimneys located in the Main
Building. See Photo 5.

Potential Deficiencies due to Unknown Site and Building Characteristics
24) Liquefaction: The potential for liquefaction at the site is unknown.
25) Surface Fault Rupture: The potential for surface fault rupture at the site is unknown.
26) Seismic Bracing: Seismic bracing of the non-structural systems including ceilings, light
fixtures, mechanical and electrical equipment, piping, and ducts was not observed or
evaluated during this evaluation.

Recommendations
We understand that the goal of this evaluation is to investigate and conduct an assessment of the
building for two cases. The first case is development of the building for a new economically viable
use while complying with the Secretary of the Interior’s Standards for Rehabilitation and keeping
the historic integrity of the building. The second case is temporary closure and protection
(mothballing).

Recommendations for Rehabilitation of the Existing Building
Based on our evaluation, there are several deficiencies that require mitigation for the rehabilitation
of the building. The recommended mitigation measures for the building deficiencies are described
below. These recommendations are based on meeting the requirements set forth in the California
Historic Building Code as well as meeting the recommendations for “collapse prevention” set forth
in the ASCE Standard – ASCE/SEI 41-06, Seismic Rehabilitation of Existing Buildings.

Main Building Recommendations
1) Soft Story: Strengthen the existing walls at the first floor in order to mitigate the soft story
deficiency. The strengthening can consist of new concrete shear walls, new steel braced
frames, or strengthening of the existing walls with shotcrete.
2) Geometry: Strengthen the identified wall at the first floor. The strengthening can consist
of adding a new concrete shear wall or strengthening of the existing wall with shotcrete.
3) Vertical Discontinuities: Strengthen the existing slabs, beams, or walls below the
discontinuous walls so that they can adequately resist the overturning loads from the wall
above. Alternatively, the discontinuous walls may be disconnected from the structure so
that they don’t act as shear walls. This option is only feasible if the building has enough
strength to resist the required lateral loads once the walls are disconnected or if new lateral
elements are added to replace the walls that will be disconnected.
4) Deterioration of Wood: We understand that the addition where the fire damage has
occurred may be demolished during the rehabilitation. If it is demolished, no further
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structural mitigation is required. If the addition will remain, the damaged wood should be
evaluated and the members with severe damage or deterioration should be replaced.
5) Deterioration of Concrete: Repair the damaged concrete by chipping out the existing
concrete around the rusted reinforcement. The damaged reinforcement should be
removed and replaced and new concrete should be cast around the new reinforcement
6) Shear Stress Check: Strengthen the building to meet the requirements of the California
State Historic Building Code. The strengthening can consist of new concrete shear walls,
new steel braced frames, strengthening of the existing walls with shotcrete, strengthening
of the existing walls with fiber reinforced polymer (FRP), or a combination of these
techniques.
7) Diaphragm Transfer to Shear Walls: Strengthen the connection of the existing wood roof
to the masonry walls to form a complete load path. The strengthening will likely consist of
new blocking between the wall and the roof sheathing, new nailing between the sheathing
and the blocking, and new anchors connecting the blocking to the existing walls.
8) Wall Proportions: It is likely that the existing walls need to be strengthened for out-ofplane loading. The strengthening can be achieved with FRP reinforcement, by adding
center core reinforcement to the walls, with shotcrete, or by adding steel strongbacks to
brace the walls.
9) Diaphragm Openings at Exterior Masonry Shear Walls: It is likely that the existing walls
need to be strengthened for out-of-plane loading at the diaphragm opening. Strengthening
can be achieved by adding a concrete beam or horizontal steel strongback at the floor level
to brace the wall for out-of-plane loads.
10) Diaphragm Spans: Strengthen the existing roof diaphragm with new plywood sheathing
and blocking.
11) Stiffness of Wall Anchors: Wall anchorage should be provided to properly connect the
heavy walls to the roof diaphragm.

Pool/Gym Building Recommendations
12) Mezzanines: It is likely that strengthening will be required at the mezzanine. The
strengthening can be achieved by adding new plywood sheathing to the diaphragm and by
adding wall anchorage to connect the heavy walls to the wood mezzanine.
13) Deterioration of Wood: The roofing in this area should be investigated and repaired as
necessary to prevent additional moisture from penetrating into the building and causing
additional damage. The damaged wood should be evaluated and the members with severe
damage or deterioration should be replaced.
14) Deterioration of Concrete: Repair the damaged concrete by chipping out the existing
concrete around the rusted reinforcement. The damaged reinforcement should be
removed and replaced and new concrete should be cast around the new reinforcement.
Where wall cracks were observed, the existing cracks should be epoxy injected.
15) Reinforcing Steel: A Materials Testing / Investigation Program should be prepared and
implemented to determine the size and spacing of reinforcement in the existing walls. If
the amount of reinforcement meets the requirements of the Tier 1 analysis, no additional
mitigation is required. If the amount of reinforcement does not meet the requirements of
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the Tier 1 analysis, the walls should be evaluated for lateral and out-of-plane loads.
Strengthening of the walls may be required.
16) Wall Anchorage: Wall anchorage should be provided to connect the heavy walls to the roof
diaphragm.
17) Diaphragm Transfer to Shear Walls: Strengthen the connection of the existing wood roof
to the masonry walls to form a complete load path. The strengthening will likely consist of
new blocking between the wall and the roof sheathing, new nailing between the sheathing
and the blocking, and new anchors connecting the blocking to the existing walls.
18) Diaphragm Openings at Shear Walls: It is likely that the existing walls need to be
strengthened for out-of-plane loading at the diaphragm openings. Strengthening can be
achieved by adding a concrete beam or horizontal steel strongback at the floor level to
brace the wall for out-of-plane loads or by adding shotcrete or vertical strongbacks to the
existing walls at the pool and gym.
19) Diaphragm Straight Sheathing: Strengthen the existing roof diaphragm with new plywood
sheathing and blocking.
20) Diaphragm Spans: Strengthen the existing roof diaphragm with new plywood sheathing
and blocking. Horizontal rod bracing should be added at the long skylight above the pool.

Additional Recommendations
21) Hollow Clay Tile Partitions: The damaged portions of hollow clay tile partition in the
basement should be repaired or the existing wall should be removed.
22) URM and Concrete Parapets: Tall parapets are considered falling hazards and should be
braced for out-of-plane loads.
23) Chimneys: The chimneys should be braced for out-of-plane loads or should be removed.
24) Liquefaction: A geotechnical engineer should be retained to determine if the site is
susceptible to liquefaction.
25) Surface Fault Rupture: A geotechnical engineer should be retained to determine if the site
is susceptible to surface fault rupture.
26) Seismic Bracing: Seismic bracing should be provided for all of the non-structural systems
including ceilings, light fixtures, mechanical and electrical equipment, piping, and ducts
that will remain in the building.

Recommendations for Temporary Closure and Protection (Mothballing)
This scenario involves addressing the requirements to “Close and Protect” (mothball) the existing
building. We have assumed that the mothballing will be needed for a limited time frame of up to
two years. We have used Preservation Brief #31 by the Technical Preservation Services, Heritage
Preservation Services Division of the National Park Service titled “Mothballing Historic Buildings”
as a guideline. The following recommendations will meet the requirements of Preservation Brief
#31 as well as address potential life safety hazards around the perimeter of the building.
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Main Building Recommendations
10) Diaphragm Spans: Based on our observation of water intrusion and in order to properly
seal the building, we recommend that the roofing be removed and replaced. If the roof is
being removed, we recommend that the existing roof diaphragm be strengthened with new
plywood sheathing and blocking before the new roof is added.
11) Stiffness of Wall Anchors: As discussed above, we recommend that the roofing be removed
and replaced. If the roof is being removed, we recommend that anchorage be provided to
connect the heavy walls to the roof diaphragm.

Pool/Gym Building Recommendations
16) Wall Anchorage: As discussed above, we recommend that the roofing be removed and
replaced. If the roof is being removed, we recommend that anchorage be provided to
connect the heavy walls to the roof diaphragm.
19) Diaphragm Straight Sheathing: As discussed above, we recommend that the roofing be
removed and replaced. If the roof is being removed, we recommend that the existing roof
diaphragm be strengthened with new plywood sheathing and blocking before the new roof
is added.
20) Diaphragm Spans: As discussed above, we recommend that the roofing be removed and
replaced. If the roof is being removed, we recommend that the existing roof diaphragm be
strengthened with new plywood sheathing and blocking before the new roof is added. In
the above recommendations for rehabilitation, we recommended that horizontal rod
bracing be added at the skylight above the pool. In lieu of this horizontal rod bracing,
temporary tension rods may be added at the top of the existing pilaster elevation. The
tension rods should extend from the pilaster on the north wall of the pool to the pilaster on
the south wall of the pool and should be connected to the existing wall with thru bolts.

Additional Recommendations
22) URM and Concrete Parapets: Tall parapets are considered falling hazards and should be
braced for out-of-plane loads. Alternatively, a fence may be provided in these areas to keep
the general public from gaining access to these areas where there are falling hazards.
23) Chimneys: The chimneys should be braced for out-of-plane loads or should be removed.
Alternatively, a fence may be provided in these areas to keep the general public from
gaining access to these areas where there are falling hazards.
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APPENDIX
Project Photos
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Photo 1

Main Building – Unreinforced
Masonry (URM) Walls are easily
identified by the course of bricks
that are turned perpendicular to the
bricks above and below. This can
be easily seen in this photo.

Photo 2

Main Building – Damaged concrete
column in crawl space

Photo 3

Main Building – Hollow Clay Tile
(HCT) partition in basement
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Photo 4

Main Building – South-East
Addition with possible URM
parapets

Photo 5

Main Building – Chimney at NorthWest Corner may be URM

Photo 6

Pool/Gym Building – Severe
deterioration of wood framing at
roof south of the pool
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Photo 7

Pool/Gym Building – Severe
deterioration of wood framing at
roof south of the pool

Photo 8

Pool/Gym Building – Rusting of
concrete reinforcing steel has led to
cracked and spalled concrete.

Photo 9

Pool/Gym Building – Rusting of
concrete reinforcing steel has led to
cracked and spalled concrete
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Photo 10

Pool/Gym Building – There are
several damaged concrete columns
in the basement. This damage was
likely caused by water intrusion
that resulted in rusting of the
column reinforcing and
cracking/spalling of the concrete.

Photo 11

Pool/Gym Building – Large crack
in concrete wall at the North-East
corner of Gym

Photo 12

Pool/Gym Building – Skylight over
pool
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METHODOLOGY
Budlong & Associates performed a visual observation at the site on January 13, 2011. No destructive testing
was done. Field conditions were documented with digital photographs and the use of existing record
drawings provided by the architect.

PLUMBING SYSTEMS EXISTING CONDITIONS
Piping Systems
•
•
•
•
•

•
•
•

•

Domestic Cold water System
Existing system is primarily galvanized steel, with some repaired sections of copper, schedule 40,
black steel and cast iron.
Currently the water has been turned off.
Existing water piping is in very poor condition with severe corrosion visible. Some pipes have obvious
holes while others have been cut off, left un-capped and are open ended.
Current system does not meet California Lead Free Standards.
There is no current means of backflow prevention.

Sanitary Sewer System
Existing sanitary sewer system is a mix of hub and spigot and no-hub. It is primarily cast iron piping.
Existing sewer and vent piping is in very poor condition with severe corrosion visible and finger-sized
holes. Some lines have been cut off and are open ended.
Currently the system is non-operational.

Storm Drain System

•
•
•

Existing storm drain system is primarily cast iron. The interior system is a mix of hub and spigot cast
iron and no-hub cast iron. The exterior system consists of steel downspouts that transition to transite
piping that runs below grade.
Existing piping is in very poor condition with severe corrosion visible and finger-sized holes.
Most transite piping from this era contains or is made of asbestos materials.
Roof and drain piping leaks, allowing rain water into the building.

•
•
•

Existing system is primarily Schedule 40, black steel and galvanized steel.
Existing piping is in poor condition.
Currently the system is non-operational.

•
•
•

Existing system is a wet standpipe system with fire hose racks in the stair wells.
Existing piping is in poor condition.
Currently the system is non-operational.

Natural Gas System

Fire Protection System

Original 1921 Portion of the Building
•
•
•

Plumbing Fixtures
On the basement level there are no existing fixtures remaining.
On the first floor level there is one sink remaining in Kitchen No 2; however, the sink assembly does
not appear to be original. Sink assembly could have been modified when the gym portion was added.
On the second level one bathtub remains in the faculty bedroom restroom near Lavatory No. 4.
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•

•
•

On the third level there is one bathtub in Lavatory No. 5 and one sink in the kitchen.

Plumbing Equipment
All water heating equipment has been removed.
Existing sewage ejectors and sump pumps are not currently operational.

Gym and Pool Addition
Plumbing Fixtures

•
•

On the basement level there are no existing fixtures remaining.
On the first floor level most of the showers basins still exist; however, nearly all shower heads and
shower valves are missing. None of the showers are operational at this time.

•
•

All water heating equipment has been removed.
Existing sewage ejectors and sump pumps are not currently operational.

Plumbing Equipment

PROPOSED PLUMBING SCOPE OF WORK
Scenario 1: Closure and Protection (Mothballing)
To mothball building for an extended period of time the following should be accomplished:
• Domestic Water System: No plumbing action is required. Water is currently non-operational.
• Sanitary Sewer System: No plumbing action is required. The sewer piping system is so corroded and
open, there is currently little to no sewer gas in the building.
• Storm Drain System: Roof drains, gutters, etc., should be replaced to reduce the amount of rain
damage to the existing structure.
• Natural Gas System: No plumbing action is required. System is currently non-operational.
• Plumbing Fixtures: No action required.
• Plumbing Equipment: No action required.

Scenario 2: Rehabilitation of Core and Shell
To obtain a certificate of occupation the following will be required:
• Domestic Water System: Entire existing system shall be removed and new domestic water system
shall be installed. New system, piping, valves, etc., for human consumption shall conform to current
NSF-61-G “Lead Free” requirements. New water meter and backflow prevention shall be installed.
New piping system shall be type “L” copper.
• Sanitary Sewer System: Entire existing system shall be removed and new system shall be installed.
In basement areas, new sewage ejectors shall be installed. All new piping shall be no-hub cast iron
with heavy duty “Husky” stainless steel couplings.
• Storm Drain System: Entire existing system shall be removed and new system shall be installed. In
basement areas new sump pumps shall be installed. All new piping shall be no-hub cast iron with
heavy duty “Husky” stainless steel couplings.
• Natural Gas System: Entire existing system shall be removed and new system shall be installed. New
emergency earthquake valve assembly shall be installed. All new piping shall be Schedule 40 Black
Steel.
• Plumbing Fixtures: All new faucets, hose bibs, etc., for human consumption shall conform to Current
NSF-61-G “Lead Free” requirements. All new fixtures shall be of the highest quality, period style to
closely resemble the fixtures installed at time of construction.
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•
•

Plumbing Equipment: All new sewage ejectors and sump pumps shall be duplex. New domestic
water heating equipment shall be “Low Nox” that complies with South Coast Air Quality Management
District Requirements.
Entire building shall have an automatic fire sprinkler system provided per Pasadena Fire Department
requirements.

ELECTRICAL SYSTEMS EXISTING CONDITIONS
•
•
•

•
•

•
•
•
•

•
•
•

Building Conduit Pathways
Existing system is primarily black steel pipe for original pathways. Various additions of rigid and
galvanized piping, steel flex, aluminum flex and mc cabling were also observed.
Summary - Most of the conduit is in poor condition from oxidation, rust, physical damage, etc., with
at most, a possible 25% able to be reused. It is located in areas such as walls and inaccessible ceiling
spaces leading to light fixtures, receptacles and sub-panels.
Any remodel/refurbish project should account for 75% minimum conduit replacement, with 80% or
more a likely figure.

Building Wiring
The existing wiring throughout the building is in poor condition and unusable.
Summary- A complete rewire would be necessary for any type of remodel/refurbish project.

Light Fixtures
Existing lighting consists of various models and mounting of fluorescent tube and incandescent
socket-type fixtures.
None of the original fixtures appear to be remaining at this time.
The existing fixtures appear to have been upgraded sometime in the past.
Summary- Any remodel/refurbish project should account for 100% light fixture replacement

Receptacles / Switches
None of the original receptacles appear to be remaining at this time.
The receptacles and switches appear to have been upgraded sometime in the past.
Summary- Any remodel/refurbish project should account for 100% receptacle and switch
replacement.

Telephone System
•
•
•

The telephone system appears to have been upgraded sometime in the past.
All existing wiring is in poor condition and is unusable.
Summary- Any remodel/refurbish project should account for a completely new telephone and data
system.

•

Currently it appears that only one panel is in service. This panel appears to be recently added as a
temporary supply for a few light fixtures and receptacles. Also, this panel supplies power for an
exterior lighting timer and intrusion system.
Several subpanels were observed throughout the building in various corridors. Their condition is
poor in all cases. All feeds to these panels appear to have been severed as no main service panels
seem to remain within the building.
The main service vault, located east near the parking lot, is at least partially active as it feeds the panel
described above. There are also protected conductors penetrating the electrical room that appear to
originate from the vault.
The vault was inaccessible at time of survey.

•
•
•

Building Electrical Service
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PROPOSED ELECTRICAL SCOPE OF WORK
Scenario 1: Closure and Protection (Mothballing)
•
•

A building-wide effort should be performed to secure or remove any loose and/or unsafe light
fixtures, conduit, junction boxes, wiring, patch panels and any other electrical device.
Provide electrical connections to wall mounted exhaust fans as proposed in mechanical section. The
current active panel appears to have sufficient capacity for the loads.

Scenario 2: Rehabilitation of Core and Shell
To obtain a certificate of occupation the following will be required:
• New distribution panels and subpanels with proper code compliant grounding systems.
• 75-80% + of conduit infrastructure replacement will be required.
• All new wiring with proper grounding within building will be required.
• Existing conductors from main service vault shall be evaluated and replaced if necessary.
• New service conductors from vault will be required for a full building distribution system.
• All new light fixtures and switches complying with Title 24 / California Energy Commission
requirements shall be provided.
• All new receptacles shall be provided.
• An all new telephone and data system shall be provided.
• An all new fully addressable automatic fire alarm system shall be provided.
• An all new security system shall be provided.

MECHANICAL SYSTEMS EXISTING BUILDING CONDITIONS
Original 1921 Portion of the Building
•
•
•
•

On the basement level, there are (5) propeller wall mounted exhaust fans. These exhaust fans are
currently non-operational.
On the first floor level, there are window-type A/C units in some of the rooms and radiant heaters in
Kitchen #2 area. The window units do not appear operational. A kitchen hood, ductwork, ceiling
diffusers/registers and (1) wall mounted gas heater are in the cafeteria areas.
On the second floor, there is (1) window-type A/C unit in one room and a ceiling register in Kitchen
#3 area.
On the third level, there is no mechanical system.

Gym and Pool Addition
•
•
•
•
•
•

There are (2) wall mounted gas heaters and (3) side wall registers in the gym area.
There are (3) radiant heaters, ductwork and registers in sauna room area.
Existing boilers, steam generators, storage tanks etc. have been removed.
Existing piping system is primarily Schedule 40 black steel and galvanized steel.
Existing piping is in poor condition.
Currently the system is non-operational

Later Expansion in Front of the Building
•
•
•

There is a package unit located on the roof.
Existing unit is in poor condition and should be removed.
Currently the system is non-operational
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PROPOSED MECHANICAL SCOPE OF WORK
Scenario 1: Closure and Protection (Mothballing)
To mothball the building for an extended period of time the following should be accomplished:
• Basement: The large exhaust fan in gym basement area shall remain. The (4) remaining fans shall be
removed and replaced with new fan assemblies. New fan assemblies shall run continuously.
• First floor: All window-type A/C units shall be removed and windows boarded up.
• Second floor: All window-type A/C units shall be removed and windows boarded up.
• Third floor: No mechanical action is required as no mechanical systems currently exist at the third
floor.

Scenario 2: Rehabilitation of Core and Shell
To obtain a certificate of occupation the following will be required:
• Remove all existing mechanical systems. Historical consultant shall determine if original gym radiant
heaters are to be saved.
• Provide new heating, ventilating and air conditioning system(s) at all spaces in the basement and all
three floors. New system shall meet current California Mechanical Code requirements.
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PICTURES
Plumbing

Original sink assembly on third level.

Severely corroded waste piping.
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Mechanical

Radiant heater in gymnasium.

Wall mounted exhaust fan in basement.
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Electrical

Electrical subpanel on first level.

Original pushbutton light switch on left, in
south basement near incoming service.
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Telephone wiring and patch panel on
second level

Main electric service vault
south of center courtyard.
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Left: Active service panel.
Right: Receiving/junction box for
conductors from vault.

Exterior subpanel on east side of building.
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Switches, receptacles and
surface conduit on first level.

Loose ceiling conduit/wire.
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Loose wall conduit/wire.

Light fixtures to be secured or replaced.
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SUMMARY OF KEY RECOMMENDATIONS
This summary of key recommendations provides a general overview of key issues and
recommendations based upon more detailed analysis contained herein. The project under
consideration is a vacant, qualified historic building designed by Julia Morgan and listed on
the National Register of Historic Places. Accordingly, the building is subject to applicable
provisions of the California State Historical Building Code (CHSBC). The building is currently
boarded up with mechanical systems removed and/or abandoned in place. This report is a
component of a larger rehabilitation study to assess the issues associated with two
contemplated scenarios. Based upon the analysis included in the body of this report, the
building is classified as Type II A. With the provision of a NFPA 13 automatic sprinkler
system, all of the proposed uses are permitted and meet the allowable area requirements of
the regular code. The scenarios are listed below with associated recommendations.
707 N Poinsettia Street
Santa Ana, California 92701
T 800.806.3130
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Scenario 1: Temporary Mothball
Recommendations:
• Provide temporary exit sign placards to assist service, maintenance and other temporary
occupants to wayfind in the event of an emergency requiring building evacuation.
• Remove lingering combustible items such as books and magazines in order to remove
potential combustion sources from the facility.
• Regularly inspect the facility to ensure the building is secure and not occupied by vagrants.
• Consult with a qualified structural engineer to determine appropriate remedial measures to
address progressive structural column failures and spalling of concrete decks and walls.
Scenario 2: Rehabilitate the core and shell of the building for a yet to be determined future
viable economic use. The potential uses under consideration include: single tenant office
with public transaction counters and a public museum space; hotel; multi-family residential
and educational K-12.
Recommendations:
• Provide a NFPA 13 automatic sprinkler system in accordance with CBC 903.3.1.1 in order
to improve overall life safety and to benefit from CHSBC provisions that allow generous
deviations from the regular code requirements relating to allowable floor area, occupancy
separation requirements, one-hour fire-resistive substitutions openings in fire-rated systems, et al.
• Provide Class I standpipes in required stairways with hose connections at intermediate
landings unless otherwise approved by the fire official.
• Provide a fire detection and alarm system. Every qualified historic building requires fire
alarm systems for the use or occupancy in accordance with the regular code requirements.
• Consult with a qualified structural engineer to determine appropriate remedial measures to
address progressive structural column failures and spalling of concrete decks and walls.
• Provide an additional stair on the 2nd story of the eastern portion of the North Wing - East.
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• Replace the crash bar hardware located on doors serving the South Wing - East stair
enclosure. This alteration will provide additional clear width to the associated exit doors
and provide a measure of improved life safety performance.
• Perform additional analysis and coordination to determine if the series of five Gymnasium
exit discharge doors can be modified to improve their life safety performance without
compromising their character-defining features.
• Consider providing an atmospheric separation for both Main Lobby stairs at the 3rd story
through the provision of fire-resistive smoke barriers and doors with magnetic hold-open
devices that are released upon alarm and/or power failure.
• Provide means of egress illumination.
707 N Poinsettia Street
Santa Ana, California 92701
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• Provide egress signage.
• Provide an accessible route to the primary entrance or an alternate entrance located as
close as possible to, but no more than 200 feet from the primary entrance.
• Provide flush transitions and level landings at accessible exit discharge doors.
• Provide an elevator within the Central Wing close to the Main Lobby South Stair in order to
provide accessible vertical access to the 2nd and 3rd stories.
• Provide an elevator within the North Wing - East in order to provide accessible vertical
access to the 2nd story.
• Provide a lift to the existing Natatorium shower and sauna area.
• Provide accessible door hardware on doors that would not be historically compromised by
alteration.
• Alter door clear widths of doors adjoining the corridor in the Central Wing on the 2nd and
3rd stories to minimally meet the alternate access provisions of the CHSBC. Similarly, alter
the interior configuration of these former Dormitory Rooms to provide adequate strikeside
clearance.
• Provide handrail upgrades (e.g. handrails on both sides of stairs and/or handrail extensions) to stairs with character-defining features that would not be adversely impacted by
the provision of complete or partial upgrades to handrails consistent with the regular code.
• Provide accessible route directional signage where appropriate.
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INTRODUCTION
On February 8 and 9, 2011 DECODE performed an existing conditions assessment and
subsequently a feasibility phase historic building code analysis for the proposed Young
Womens Christian Association (YWCA) project in Pasadena, California for the purpose of
evaluating the life safety code characteristics, fire protection features, egress feasibility,
accessibility characteristics and historical building code implications of the project within the
context of two proposed scenarios. Drawings and photos referenced in this report may be
found respectively in Appendices A & B.
PROJECT DESCRIPTION
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T 800.806.3130
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Based upon information communicated to DECODE by Architectural Resources Group, the
proposed project is a rehabilitation study to investigate and assess for re-use the historic
YMCA Pasadena building designed by Julia Morgan located at 78 N. Marengo Avenue in
Pasadena, California. The building was designed circa 1921 and 1922 with construction
completed in 1923. Subsequent minor alterations to the building have been made with the
most significant occurring in 1951 (the nature of these alterations is discussed in more detail
in Architectural Resources Group’s Rehabilitation Study). The building is to be considered
within the framework of two project scenarios:
Scenario 1: Temporary Mothball
Scenario 2: Rehabilitate the core and shell of the building for a yet to be determined future
viable economic use. Based upon information provided by Architectural Resources Group,
the potential uses under consideration include the following:
• Office, single tenant with public transaction counters and a public museum space.
• Hotel
• Multi-family residential
• Educational, K-12
APPLICABLE CODES AND GUIDELINES
• California State Historical Building Code (CSHBC) 2010 Edition with local amendments.
• California Building Code (CBC) 2010 Edition with local amendments
• Americans With Disabilities Act (ADA) Accessibility Guidelines (ADAAG)
DOCUMENTS REVIEWED
• Existing architectural floor plans PDF, 3 sheets, no date.
• A.I. Katsof architectural floor plans, elevations, sections, PDF, 9 sheets, dated 21 April
1997
• Architectural Resources Group, Rehabilitation Study Floor Plans
• Architectural Resources Group, Rehabilitation Study
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SITE CHARACTERISTICS
The building is configured as a J-plan with an outdoor courtyard. The building is exposed to
the public way on four sides with portions of the South Wing and North Wing adjoining a
public surface parking lot. Although all of the hydrants in proximity to the building are on
opposite sides of the public way, three fire hydrants could potentially be used in fire-fighting
operations. The hydrants are located at the corner of N Marengo Avenue and E Holly Street,
the corner of N Marengo Avenue and E Union Street and lastly at the corner of E Union and
N Garfield Street.
OCCUPANCY

707 N Poinsettia Street
Santa Ana, California 92701

Based upon the contemplated uses in Scenario 2, the anticipated occupancy groups are
noted:
Occupancy Groups per Use

T 800.806.3130
decode-inc.net

Use

Occupancies

Office, single tenant with public counters
and public museum

Group B, Group A-3, Group F-1, Group S-1,
Group S-2

Hotel

Group R-1, Group A-3, Group F-1, Group S-1,
Group S-2

Multi-family residential

Group R-2, Group A-3, Group F-1, Group S-1,
Group S-2

Education, K-12

Group E, Group A-3, Group F-1, Group S-1,
Group S-2

CONSTRUCTION TYPE
Based upon the analysis performed below, the building has been determined to be more or
less consistent with the Type II A construction type. Additionally, all of the proposed uses are
permitted within the area limitations of the construction type with allowable increases for side
yards and the provision of a NFPA 13 automatic sprinkler system in accordance with CBC
903.3.1.1.
As noted previously, the building is configured as a J-plan with an outdoor courtyard. The
building is exposed to the public way on four sides with portions of the South Wing, east
elevation and North Wing, south elevation adjoining a public surface parking lot. Although the
building is organizationally interconnected at the Ground Floor, two fire doors on fusible links
are provided at a separation between the Gymnasium and an adjoining corridor at the west
side of the Gymnasium. Through preliminary observation and the review of available documentation it was not possible to determine if the fire doors are elements within a fire wall that
establishes two separate buildings by separating the western portion of the building from the
northeast wing. It is unknown if the rating condition is continued to the underside of the
sloped roof above (fire walls are permitted to terminate at the underside of the roof sheathing
subject to certain conditions). Due to the fact that the northeast wing was conceived during
the construction of the portions of the building to the west and was dependent upon funding,
it is not unlikely that the wall containing the fire doors was constructed as an exterior masonry wall with masonry infill and applied 7/8 inch plaster to conservatively provide at least a
minimum two-hour rating. If this is the approach pursued by the original design team, it is
YWCA PASADENA
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likely that the expansion of the east portion of the North Wing caused the building to exceed
the allowable area which triggered the need for a fire wall.
Based upon the observed conditions and exceptions noted below, the building most closely
resembles construction Type II A.
Estimated Fire-resistance Ratings Based Upon Observed Conditions
Building Element

Observed Composition

Primary Structural Frame 5 Reinforced concrete

707 N Poinsettia Street
Santa Ana, California 92701

Estimated Rating Provided
Minimum 1 hour

Exterior Bearing Walls

Exterior stucco applied over Minimum 1 hour
reinforced concrete with infill
masonry units 1

Interior Bearing Walls

Interior plaster applied over
reinforced concrete with infill
masonry units 1, some
portions are wood post,
beam and wood frame
construction 2

T 800.806.3130
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Exterior Non-bearing Walls Not observed

Minimum 1 hour. The limited
areas that are not rated are
assumed to satisfy the rating
requirements through CSHBC
8-402.2.
N/A

Interior Non-bearing Walls Wood stud framing with 7/8 Minimum 1 hour
inch stucco applied over
wire mesh 3
Floor Construction 5 and
Secondary Members

Reinforced concrete/brick
Minimum 1 hour
pavers, some portions wood
framed 4

Roof Construction and
Secondary Members

Primarily clay tile roof over a Varies between 1 hour and noncombination of exposed
rated. In locations where heavy
heavy timber and regular
timber construction is combined
wood framing, some
with floor to bottom of structure
portions of the roof are flat
heights in excess of 20 feet no
with built-up roofing.
rating is required. Other
portions of the roof construction
that are not rated are assumed
to satisfy the rating requirements
through CSHBC 8-402.2.

1

Hollow clay masonry units were observed to infill portions of the south basement.

2 The spectator loft (mezzanine) adjoining the Gymnasium consisted of non-rated wood
posts and beams and infill wood framing.
3

This condition was observed within the main lobby area at a furred exterior wall, within a
furred basement wall and at the dormitory room wing. In a few locations construction was
observed to utilize gypsum board construction (framed smoke barrier and fire walls within the
Lobby stairwells that are not original construction and in the 1951 alterations).
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The floor of the northeast portion of the South wing on the 2nd story below the flat roof line
is wood framed.

4

These elements were observed to either display characteristics of structural failure or otherwise had their ratings compromised by the exposure of reinforcing steel due to spalling.
Although some of these conditions are shown in photos 14-16, it is prudent to assume that
their are other locations that are similarly compromised. A comprehensive investigation by a
qualified structural engineer is recommended in order to identify the locations where these
conditions occur so the proper remedial action may be taken.

5

In order to determine the calculated allowable story area, the following increases were taken:
707 N Poinsettia Street
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A 200 percent area increase for all of the proposed occupancies based upon the provision of
a NFPA 13 automatic sprinkler system in accordance with CBC 903.3.1.1.
An estimated 50 percent frontage increase per CBC 506.2. The provisional estimate of a 50
percent perimeter exposure to a 60 foot right of way was made due to the unavailability of
detailed as-built information.
The table below describes key limitations for Type II A construction in accordance with CBC
Table 503 based upon a single occupancy use.
Allowable Building Heights, Areas and Calculated Allowable Story Area
Group

Basic Allowable Area

Stories

Height

Allowable Story Area

A-3

15,500

3

65

54,250

B

37,500

5

65

131,250

E

26,500

3

65

72,750

F-1

25,000

4

65

87,500

R-1

24,000

4

65

60,000

R-2

24,000

4

65

84,000

S-1

26,000

4

65

91,000

S-2

39,000

5

65

136,500

Due to the unavailability of detailed as-built information, the Ground Floor area is provisionally
estimated to be 22,000 square feet (the Ground Floor is the largest floor plate). All of the
proposed uses meet the allowable area per story limitations with the installation of a NFPA 13
automatic sprinkler system in accordance with CBC 903.3.1.1. Additionally, the building has
been assumed to be a non-separated mixed-use. Accordingly, a mixed-use calculation will
be unnecessary for the purposes of determining allowable story area. The Group A-3 occupancy classification is the most restrictive and has therefore been used to analyze the construction type parameters.
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The following table summarizes conservatively estimated floor areas on a per floor basis and
compares them to the most restrictive allowable area considering a single-use of Group A-3
occupancy in accordance with the non-separated mixed-use provisions.
Floor Areas by Story Compared to the Most Restrictive Allowable Floor Area
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Floor

Floor Area

Most Restrictive Allowable
Floor Area (A-3)

Ground

22,000

54,250

2nd

<22,000

54,250

3rd

4,200

54,250

Basement

8,000

54,250

Total

56,200

NA

The total floor area of the building must include the basement area because the building
does not have a single basement in accordance with CBC 506.5. Using a conservative
analysis of total allowable area for buildings more than two stories above the grade plane and
assuming the mixed-use occupancies are limited to the most restrictive allowable floor area
of 54,250 square feet, the building would be permitted to have a total floor area of 108,500
square feet. Accordingly, the building floor area of 56,200 square feet is considerably less
than the 108,500 square feet permitted for the Type II A construction type with allowances
for side yards and sprinkler protection.
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EGRESS ANALYSIS

707 N Poinsettia Street
Santa Ana, California 92701

The egress analysis provide herein is based upon either actual clear widths observed during
the building assessment or estimated clear widths based upon the limitations of an observable condition (many exit discharge components were boarded up and numerous exit access openings had doors removed. Generally three inches have been deducted from an exit
or exit access component clear width where conditions did not permit the physical measurement of a door in its fully open position with associated hardware encroachments or
where doors were removed); a deduction of 6 inches in clear width was made for inaccessible door pairs. The analysis presented should be only considered as a feasibility phase planning tool to establish the distribution of uses based upon the applicable floor area allowances
per occupant and the capacity limit of the related egress system components. This analysis
will require subsequent revision and refinement as the project is developed and more accurate field conditions can be observed. With the preceding qualifications taken into consideration, the following analysis of observed building egress components is presented on a per
floor basis.
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Analysis of Egress System Features Based Upon Observable Conditions

Element

Σ Exit
Width
#Exits Inches per #Stairs
Functional
Area

Σ Stair
Width
Inches per
Functional
Area

Capacity
Limit1

Limiting
Element(s)

Ground
Floor
North Wing
West

2

162

NA

NA

810

Other egress
components 2

North Wing
East

9

379

NA

NA

1,895 3

Other egress
components 2

Center Wing

34

145

NA

NA

725

Other egress
components 2

South Wing

45

162

1

Unknown 6

810

Other egress
components 2

North Wing
- West

2

113

2

113

372

North Lobby
Stair 9

North Lobby
Stair

1

56

1

56

186

Stair

South
Lobby Stair

2 10

57

1

57

190

Stair

North Wing
- East

1

52

1

52

29 7

CBC 1021.2

Open exit
access stair

1

52

1

52

29 7

CBC 1021.2

2nd Story
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Analysis of Egress System Features Based Upon Observable Conditions

Element

707 N Poinsettia Street
Santa Ana, California 92701

Σ Exit
Width
#Exits Inches per #Stairs
Functional
Area

Σ Stair
Width
Inches per
Functional
Area

Capacity
Limit1

Limiting
Element(s)

Center Wing

2

93

2

113

372

North Lobby
Stair 9

North Lobby
Stair

1

56

1

56

186

Stair

South
Lobby Stair

1 10

57

1

57

190

Stair

Corridor

2

93

NA

NA

465

Other egress
components 2

South Wing

3

139

2

97

606

Stairs

Door pair

1

59

NA

NA

295

Other egress
components 2

South
Lobby Stair

1

53

1

53

176

Stair

East Stair
Enclosure

1

27

1

44

135

Other egress
components 2

Center Wing

2

116

2

116

372

North Lobby
Stair 9

North Lobby
Stair

NA

56

NA

56

186

Stair

South
Lobby Stair

NA

60

NA

60

200

Stair

South
Basement

3

3

87 8

290

Stairs

North
Basement

2

2

52 8

173

Stairs

T 800.806.3130
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3rd Story

Not
observed
Not
observed

1

Capacity limit is based upon an egress width of 0.2 inches per occupant for egress components other than stairs and 0.3 inches per occupant for stairs. The capacity limit is determined conservatively by reflecting the lower capacity limit of either the stair or other egress
components (e.g. if a 60 inch wide stair is served by an exit access width of 60 inches, the
stair will be the limiting factor because a stair is calculated using a more conservative 0.3
inches per occupant load factor). Additionally, the capacity of the respective wings considers
CBC Section 1005.1 which requires that the loss of any one egress component will not reduce the available exit capacity by more than 50 percent.
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Other egress components may include but are not limited to: doors, framed openings, clear
width of exit access corridors, ramps and sloped walkways.

2

The capacity limit of 1,895 is highly subject to additional analysis of the operational conditions of the five bifold doors providing direct access from the Gymnasium to the courtyard.
These doors are provided with twist action door knobs and manually operated surfacemounted bolts on the inactive leaf. No dimensional allowance was given for the inactive leaf,
but a liberal 45 inches of clear width was assumed for the active bifold leaf. These doors are
considered to be character-defining elements. If the life safety characteristics of these bifold
doors cannot be improved through the provision of panic hardware combined with a recommended binding of the bifold aspect of the active leaf, further reductions in exit capacity will
be warranted through the application of additional factors of safety and/or occupant load
capacity limits, particularly if the Gymnasium retains its original use as an assembly space.

3

707 N Poinsettia Street
Santa Ana, California 92701
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4

If desired, additional exit discharge width could be provided from the single door on the
east elevation of the Center Wing by reversing the door swing. No allowance is reflected in
the table above for this option.

5

One of the exits is technically classified as an exit access that provides access to the
Ground Floor Lobby. This exit access contributes to the total exit width shown in the table
above.

6 Area

was inaccessible.

7

Exit capacity is limited by CBC Table 1021.2 which permits up to 29 occupants on a 2nd
story when only only one exit is provided for Group A, B, E, F and S occupancies. The
common path of travel is limited to 100 feet for Group B, E, F and S occupancies provided a
NFPA 13 automatic sprinkler system is provided in accordance with 903.3.1.1. Group A
occupancies require a common path of travel of less than 75 feet if a NFPA 13 automatic
sprinkler system is provided in accordance with 903.3.1.1. This floor area is deficient in
satisfying the common path of travel requirements. The carrying capacity of the existing open
stair from this area is 173 when unencumbered by the single exit provisions. The design team
is encouraged to provide an additional stair to serve this level. The life safety characteristics
and occupant load capacity of the North Wing - East would be vastly improved by providing
an additional stair to the Ground Floor in the east portion of the wing.

8

Width does not include additional exit width provided by exterior stairs that were
inaccessible.

9 CBC

Section 1005.1 requires that the loss of any one egress component will not reduce the
available exit capacity by more than 50 percent.
10

The South Stair on the 2nd story has two exit access points: from the 2nd story corridor
serving the Central Wing and from the 2nd story South WIng that is connected by a series of
steps that connect to the intermediate landing.
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ACCESSIBILITY
Due to the era of construction, the facility varies substantially from the accessibility standards
required in new construction. The CSHBC requires compliance with CBC Chapter 11B provisions unless the historical significance or character-defining features of the building will be
compromised. The alternative accessibility provisions of the CSHBC may be applied on a
case-by-case basis if documentation is provided, including meeting minutes or letters stating
the reasons for the application of the provisions. The documentation is required to be retained by the enforcing agency. The following conditions are noteworthy:
Observed Accessibility Conditions and Recommendations
Location
707 N Poinsettia Street
Santa Ana, California 92701

Condition

Recommendation

Primary entrance

Accessed by stairs/stepped
landing, insufficient strikeside
clearance.

Provide ramped or sloped
walkway access to the Ground
Floor elevation within 200 feet
of the primary entrance but as
close as possible to the
entrance. Provide powerassisted door(s) to mitigate
strikeside clearance
deficiencies.

Vertical circulation

No elevators are provided
within the existing building.
Accordingly, levels above the
Ground Floor are not accessible and portions of the Ground
Floor have elevation changes
that are made via stair travel.

Provide an elevator within the
Central Wing close to the Main
Lobby South Stair in order to
provide accessible vertical access to the 2nd and 3rd stories. Provide an elevator within
the North Wing - East in order
to provide accessible vertical
access to the 2nd story. Provide a lift to the existing Natatorium shower and sauna area.

Exit discharge doors,
numerous

Exit discharge doors typically
have elevation changes at the
threshold or at adjoining
landings.

Provide ramped or sloped
walkway access to accessible
exit discharge doors.

Interior doors

The facility has numerous
doors without adequate width
to meet the most liberal accessibility alternatives listed in
CSHBC 8-603.3. Additionally,
strikeside clearances are not
provided in numerous locations..

Alter door clear widths of doors
adjoining the corridor in the
Central Wing on the 2nd and
3rd stories to meet the alternate access provisions of
CHSBC 8-603.3. Also, alter
the interior configuration of
former Dormitory Rooms to
provide adequate strikeside
clearance.

T 800.806.3130
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Observed Accessibility Conditions and Recommendations
Location

Condition

Recommendation

Stage

The stage is accessed by
steps from the front and from
two flanking sides.

Convenience stairs
serving Natatorium
shower and sauna area.

No accessible route is provided Provide a lift or ramp to the
to the Natatorium shower and area noted. Alternatively,
sauna area.
provide equivalent facilitation
by providing a similar use
adjoining the Natatorium within
a reasonable distance to this
area. If this area cannot be
provided with access due to
legal or physical constraints
access is not required.

South Wing, 2nd Story

The center portion of the South
Wing is accessed from an
open stair connecting to an
intermediate landing of the
South Lobby stair and by a
path of travel connection to the
Center Wing corridor.

Provide directional signage at
the landing of the open stair to
indicate the accessible route to
the Center WIng corridor.

North Wing, 2nd Story

The 2nd Story of the North
Wing is accessed solely by an
open stair connecting to the
Gymnasium Lobby.
Additionally, the Spectator Loft
overlooking the Natatorium is
accessed via a two steps. A
Storage Room adjoining the
Kitchen is accessed by two
steps.

Provide an elevator to the
North WIng 2nd Story. Provide
ramped access or a lift to the
Spectator Loft level or consider
converting this area for
exclusive use by service or
maintenance personnel.

North Wing, 2nd Story,
exterior covered patio.

The exterior patio at the 2nd
Story of the North Wing is
accessed by a step of
approximately four inches in
height.

Ramped access to this area
seems to be infeasible
considering the relationship of
the connecting corridor to the
adjoining spaces. Consider
making the exterior patio
inaccessible.

707 N Poinsettia Street
Santa Ana, California 92701
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Provide a lift or ramp to the
area noted; alternatively,
consider providing only visual
access to the Stage but no
physical access for ambulatory
or disabled occupants.
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CONCLUSION
Based upon the analysis and commentary provided in this report, DECODE is of the opinion
that the facility will provide reasonable safety for occupants and users for the contemplated
uses through provision of the recommended improvements and with successful resolution of
issues suggested for further analysis.
Additionally, the recommended alterations and
upgrades to existing conditions related to disabled access will provide access to persons
with disabilities in a manner that is consistent with the spirit and intent of the basic and/or
alternative accessibility provisions of the code.
Please contact DECODE with any questions you may have or if you desire to otherwise
discuss the content of this report.
707 N Poinsettia Street
Santa Ana, California 92701
T 800.806.3130
decode-inc.net
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DRAFT
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APPENDIX A - FLOOR PLANS YWCA PASADENA
The floor plans presented herein graphically depict the hierarchy of historical building spaces
and the respective recommended treatment. Additional information regarding the characterdefining elements of the building may be found in the Rehabilitation Study prepared by Architectural Resources Group.
Floor plans are sequenced in the following manner:
• Ground Floor
• 2nd Story
• 3rd Story
• Basement
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APPENDIX B - PHOTOS YWCA PASADENA NOTE
The photographs presented herein graphically depict information relating to the narrative
analysis of this report. Additional photographs documenting the character-defining elements
of the building may be found in the Rehabilitation Study prepared by Architectural Resources
Group.
Photographs are sequenced in the following manner:
• Exterior elevations and general exit discharge conditions
• Building elements that contribute to the determination of a construction classification
• Exit access, exit and exit discharge components
• Miscellaneous building elements with features related to code compliance
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1 - WEST ELEVATION - PARTIAL

2 - SOUTH ELEVATION - PARTIAL
APPENDIX B - PHOTOS YWCA PASADENA
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3 - EAST ELEVATION - COURTYARD

4 - SOUTH ELEVATION - AREAWAY
APPENDIX B - PHOTOS YWCA PASADENA
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5 - EAST ELEVATION

6 - NORTH ELEVATION - PARTIAL
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7 - NORTH ELEVATION EXIT DISCHARGE WALK - PARTIAL

8 - SOUTHEAST EXTERIOR STAIRS SERVING BASEMENT AND 2ND STORY
APPENDIX B - PHOTOS YWCA PASADENA
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9 - EXIT DISCHARGE PATH FROM COURTYARD TO UNION STREET

10 - EXTERIOR STAIR SERVING MECHANICAL BASEMENT - NORTH ELEVATION
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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11 - EXTERIOR WALL ASSEMBLY

12 - INTERIOR WALL ASSEMBLY
APPENDIX B - PHOTOS YWCA PASADENA
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13 - HOLLOW CLAY MASONRY INFILL - SOUTH BASEMENT

14 - STRUCTURAL COLUMN FAILURE, EXPOSED REBAR, SPALLING - SOUTH BASEMENT
APPENDIX B - PHOTOS YWCA PASADENA
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15 - CEILING DECK, EXPOSED REBAR, SPALLING - NORTH BASEMENT

16 - STRUCTURAL COLUMN, EXPOSED REBAR, SPALLING - NORTH BASEMENT
APPENDIX B - PHOTOS YWCA PASADENA
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17 - ROOF FRAMING ABOVE GROUP DORMITORY ROOMS - SOUTH WING

18 - ROOF FRAMING AT EXTERIOR WALL ABOVE GROUP DORMITORY ROOMS - S. WING
APPENDIX B - PHOTOS YWCA PASADENA
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19 - STAIR X - SOUTH BASEMENT

20 - STAIR ENCLOSURE - SOUTH BASEMENT
APPENDIX B - PHOTOS YWCA PASADENA
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21 - SOUTH LOBBY STAIR WITH DECORATIVE HANDRAIL

22 - SOUTH LOBBY STAIR FIRE DOOR AT INT. LANDING BTWN. GND. FLR. & 2ND STORY
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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23 - SOUTH FLANKING STAIR AT INT. LANDING TO SOUTH WING 2ND STORY

24 - SOUTH LOBBY STAIR RAIL | GUARD CONFIGURATION 3RD STORY
APPENDIX B - PHOTOS YWCA PASADENA
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26 - NORTH LOBBY STAIR WITH DECORATIVE HANDRAIL

27 - NORTH LOBBY STAIR FIRE DOOR AT INT. LANDING BTWN. GND. FLR. & 2ND STORY
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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28 - NORTH LOBBY STAIR RAIL | GUARD CONFIGURATION 3RD STORY

29 - SOUTHEAST STAIR EXIT DOOR WITH CRASH BAR PANIC HARDWARE
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA

2.17.2011
PROJECT 11001-0

16

DE CODE INC

30 - SOUTHEAST STAIR ENCLOSURE

31 - SOUTHEAST STAIR EXIT DISCHARGE DOOR WITH CRASH BAR PANIC HARDWARE
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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31 - NORTHEAST OPEN STAIR AT GROUND FLOOR

32 - NORTHEAST OPEN STAIR AT 2ND STORY
APPENDIX B - PHOTOS YWCA PASADENA
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33 - NORTH CONVENIENCE STAIR AT GND. FLR. ACCESSING NATATORIUM SHOWERS

34 - CONVENIENCE STAIR FROM SHOWERS TO NATATORIUM
APPENDIX B - PHOTOS YWCA PASADENA
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35 - STAIR AT 2ND STORY ACCESSING NATATORIUM SPECTATOR LOFT

36 - EGDE CONDITION AT NATATORIUM SPECTATOR LOFT
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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37 - STAIR AT ATTIC SPACE NEAR NATATORIUM SPECTATOR LOFT

38 - STAIR (1 OF 2) AT GYMNASIUM SPECTATOR LOFT (MEZZANINE)
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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39 - GYMNASIUM SPECTATOR LOFT BLEACHERS (MEZZANINE)

40 - STAGE
APPENDIX B - PHOTOS YWCA PASADENA
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41 - NORTH STAIR ACCESSING STAGE

42 - SOUTH STAIR ACCESSING STAGE
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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43 - LANDING AT EXTERIOR SERVICE DOOR NORTH ELEVATION

44 - EXTERIOR SERVICE DOOR NORTH ELEVATION
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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45 - NORTHEAST EXIT DISCHARGE DOOR AT SOUTH WING TO COURTYARD

46 - EXIT DISCHARGE DOORS TO TERRACE ADJOINING NORTH WING LIBRARY
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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47 - EXIT DISCHARGE DOORS TO COURTYARD AT NORTH WING ADJ. GYM FIRE DOORS

48 - EXIT DISCHARGE DOORS FLANKING NORTH LOBBY STAIR TO COURTYARD
APPENDIX B - PHOTOS YWCA PASADENA
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2.17.2011
PROJECT 11001-0

26

DE CODE INC

49 - EXIT DISCHARGE DOORS FLANKING SOUTH LOBBY STAIR TO COURTYARD

50 - EXIT DISCHARGE BIFOLD GYMNASIUM DOORS (1 OF 5) TO COURTYARD
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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51 - GYMNASIUM LOBBY EXIT DISCHARGE DOORS TO COURTYARD

52 - NATATORIUM EXIT ACCESS DOORS AT REAR RIGHT CORNER TO LOCKER ROOM
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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53 - LOBBY FACING NORTH

54 - LOBBY FACING SOUTH
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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55 - CIRCULATION 2ND FLOOR SERVING DORMITORY ROOMS FACING NORTH

56 - CIRCULATION 2ND FLOOR SOUTH WING FACING EAST
APPENDIX B - PHOTOS YWCA PASADENA
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57 - CIRCULATION 2ND FLOOR NORTH WING SERVING GROUP DORMITORY ROOMS

58 - FIRE DOOR SEPARATION ADJOINING GYMNASIUM
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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59 - ORNAMENTAL BALCONY - WEST ELEVATION

60 - WIREGLASS SKYLIGHT ADJACENT TO EXISTING GROUP DORMITORY ROOMS
APPENDIX B - PHOTOS YWCA PASADENA
PASADENA, CALIFORNIA
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