CITY OF PALM SPRINGS
DEPARTMENT OF PLANNING SERVICES

MEMORANDUM

Date: 17 December 2014

To: Mayor Steve Pougnet
Mayor Pro Tem Rick Hutcheson
Councilmember Ginny Foat
Councilmember Paul Lewin
Councilmember Chris Mills
David Ready, City Manager

From: Flinn Fagg, AICP
Director of Planning Services

Subject: National Register Nominations of City-Owned Buildings

At the City Council meeting of 19 November 2014, the City Council considered a request to
support the nomination of three city-owned buildings to the National Register of Historic
Places. The three buildings include the Palm Springs City Hall, Fire Station #1, and the
Tramway Gas Station. The nominations are part of a larger private effort to designate a total
of 14 buildings designed by Albert Frey in the Palm Springs area to the National Register.

The following bullet points are intended to address questions that have arisen relative to the
nomination process and any restrictions that would be in place if the buildings were to be listed
on the National Register:

* |Implications of National Register Nomination
As noted in the staff report of 19 November 2014, listing on the National Register does
not place any restrictions on the use, treatment, transfer, or disposition of the property.
Listed properties do not need to be open to the public or offer public tours.

o Buildings and Properties — Defining Characteristics

Nominations to the National Register typically identify the character-defining
architectural materials and features of a building or site that qualify it for inclusion in the
register; defining and delineating those elements is an important part of the nomination
process. Building sites (including gardens, courtyards, plazas, or other landscape/
hardscape features) may be incorporated as part of the defining characteristics, but only
if they meet the criteria for inclusion and are significant in preserving the appearance
and character of the building. '
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» |mprovements — No Federal Funding
Any improvements to listed buildings that do not rely on the use of federal funds are not
subject to state or federal review, nor are the improvements required to adhere to the
Secretary of the Interior's Standards for the Treatment of Historic Properties. The
improvements would still be subject to local requirements and review by the Historic
Sites Preservation Board (HSPB).

+ Improvements — Federal Funding

Improvements to buildings that have received federal preservation tax credits or rely on
federal funds or grants for construction are subject to review by the State Office of
Historic Preservation (OHP) and the Advisory Council on Historic Preservation (ACHP),
and should adhere to the Standards for the Treatment of Historic Properties. The state
and federal review process is to assure that the character-defining architecture and
materials are being protected and preserved. Non-character defining elements are
typically excluded from the state and federal reviews, to the degree that no impacts to
the characteristic features are anticipated. Using the Palm Springs City Hall building as
an example, exterior improvements to the original 1957 structure and plinth would be
subject to federal preservation requirements, but improvements to the later non-
contributing building additions (such as the 1972 and 1984 additions) would not be
subject to the standards. Interior spaces would be subject to federal preservation
standards where identified in the nomination application (such as the architectural
detailing of the Lobby area or Council Chambers), but individual office arrangements or
non-contributing spaces and features would be excluded.

« National Register Listing Process

Once the applications for the buildings are completed, they will be submitted to the OHP
for review and notification. OHP will then notify the affected property owner(s) and
solicit public comment. OHP will review the nomination and provide a recommendation
for approval or denial to the State Historic Resources Commission (HRC). The HRC
will make its determination at one of its quarterly meetings where public comment will
be heard. If the HRC approves the nomination, it is forwarded to the Keeper of the
National Register in Washington D.C. for approval or denial; if the property owner (in
this case, the City of Palm Springs) objects to the nomination, the property cannot be
listed on the National Register, but would be evaluated for eligibility. The state review
process generally takes a minimum of 90 days; approved nominations forwarded to the
Keeper typically receive approval or denial within 45 days.

¢ Removal from the National Register (Post Listing}

The National Register Federal Program Regulations establish a process for removing

properties from the National Register where warranted. Properties may be removed by

written request, based upon any of the following grounds:

(1) The property no longer meets the criteria for listing, because the qualities that were
the basis for listing are lost or destroyed;

(2) Additional information shows that the property does not meet the National Register
criteria;
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(3) Error in professional judgment as to whether the property met the criteria in the
listing process; or
(4) Procedural error in the listing process.

Should the City choose to remove any of its buildings after being listed on the National
Register, it could do so subject to the criteria listed above.
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DATE: Nevemborto2044- CONSENT AGENDA

SUBJECT: APPROVE THE SUBMITTAL OF NOMINATIONS TO THE NATIONAL
REGISTER OF HISTORIC PLACES FOR THE WORKS OF ALBERT
FREY, TO INCLUDE THE PALM SPRINGS CITY HALL, FIRE STATION
#1, AND THE TRAMWAY GAS STATION

FROM: Department of Planning Services

SUMMARY

This action is to approve the submittal of nominations for city-owned facilities designed
by Albert Frey to the National Register of Historic Places.

RECOMMENDATION

1. Approve the submittal of nominations to the National Register of Historic Places
for the Palm Springs City Hall, Fire Station #1, and the Tramway Gas Station.

BACKGROUND INFORMATION

The National Register of Historic Places is the official Federal list of districts, sites,
buildings, structures, and objects significant in American history, architecture, archeology,
engineering, and culture. The register is administered by the National Park Service under
the direction of the Secretary of the Interior, and was established in 1966 under the
National Historic Preservation Act. The purpose of the program is to coordinate and
support efforts to identify, evaluate and protect historic and archeological resources.
Currently, no properties within the City of Palm Springs are listed on the National
Register.

In order to qualify for the register, a property must meet the following criteria for
evaluation as listed below:
s The property must be at least 50 years old (with certain exceptions);
» Must still look much the way it did in the past;
o Must have a quality of significance in American history, architecture, archeology,
engineering or culture;
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o Must possess integrity of location, design, setting, materials, workmanship, feeling,
and association; and
s Must meet one of the following:

o Associated with historical events;

o Associated with the lives of persons significant in history;

o Embody distinctive characteristics of a type, period, or method of
construction, or that represent the work of a master, or that possess high
artistic values; or

o Yielded information important in history or prehistory.

The applications for the Albert Frey-designed structures are being prepared privately by
Peter Moruzzi, without the assistance of City funding. In addition to the three city-owned
structures, 11 additional structures designed by Frey are being nominated for
consideration as part of a Multiple Property Submittal to the Nationai Register. The
structures will not be included in the nomination listing if the City of Palm Springs objects
to their listing on the National Register.

ANALYSIS

All three of the city-owned buildings proposed for nomination are currently designated as
Class 1 Historic Sites by the City of Palm Springs. General information for each of the
buildings is listed below:

Palm Springs City Hall
3200 E. Tahquitz Canyon Way
Class 1 Designation Date: 10/02/96

Tramway Gas Station
2901 N. Palm Canyon Drive
Class 1 Designation Date: 01/06/99

Fire Station #1
277 N. Indian Canyon Drive
Class 1 Designation Date: 06/21/00

In addition to the publicly-owned buildings listed above, the following private structures
within the City of Palm Springs are also intended to be included with the nomination,
subject to the approval of the individual owners:
o Frey House Il: 686 Palisades Drive
Sieroty House: 695 E. Vereda Sur
Carey House: 651 W. Via Escuela
Loewy House: 600 Panorama Road
Palm Springs Aerial Tramway — Valley Station: 1 Tram Way
Kocher-Samson Building: 766 N. Palm Canyon Drive
Clark and Frey Office Building: 879 N. Palm Canyon Drive
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o Nichols Building: 891-899 N. Paim Canyon Drive
o First Church of Christ Scientist: 605 S. Riverside Drive

Two additional buildings located outside of the City of Palm Springs {the Cree House Il in
Cathedral City and the North Shore Yacht Club in Mecca) will also be included as part of
the Multiple Property Submittal.

Benefits of National Register Listing: There are numerous benefits associated with a
listing on the register. Some of the benefits include the following:
« Eligibility for Federal and State preservation grants for planning and rehabilitation
(subject to funding availability);
o Formal recognition of the architectural significance of the structures based on
national standards;
¢ Listing in the National Register Archives;
e Technical assistance with rehabilitation issues; and
¢ Promotion of historical tourism through listing on the National Register website
and database.

Resfrictions Associated with a National Register Listing. A listing on the National
Register does not place any restrictions on the use, treatment, transfer, or disposition of
the property. Listed properties do not need to be open to the public or offer public tours.
However, those properties that participate in the Federal preservation tax incentive
program or utilize any Federal funds for construction or reconstruction must follow the
Secretary of the Interior's Standards for the Treatment of Historic Properties for any
improvements or rehabilitation work to the structure. Qualifying improvements must be
reviewed by the State Historic Preservation Office (SHPO) and the Advisory Council on
Historic Preservation (ACHP), in addition to any local process that is required. Excerpts
from the Standards for the Treatment of Histaric Properties is included as an attachment
to this report to provide examples of the guidelines that would need to be followed in
making any Federally-funded improvements to the city-owned structures if listed.
Please note that placement on the National Register does not supersede any local
requirements or regulations associated with designation as Class 1 Historic Site by the
City of Palm Springs.

Process for Submittal: If City Council approves the submittal of the nominations, the
applications will be finalized and submitted to SHPO for processing. The applications
will then be reviewed by SHPO and the state's National Register Review Board. If
recommended for listing, the state then submits the applications to the National Park
Service for final review and listing by the Keeper of the National Register of Historic
Places. The National Park Service typically makes a listing decision within 45 days upon
receipt of the recommendation.

FISCAL IMPACT

There is no fiscal impact to the City directly associated with the submittal of the
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nominations. If the nominations are awarded, the City would be responsible for the
purchase and installation of bronze plaques identifying the buildings as being listed on
the National Register of Historic Places. Should Federal funds be used in the
rehabilitation of the buildings, there may be additional costs associated with adhering to
national preservation and rehabilitation standards.
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Flinn Fagg, AICP ¥ David H. Ready
Director of Planning Services City Manager

mes Thompson
City Clerk

Attachments:

1. Letter from Peter Moruzzi (dated 10/21/14)
2. Excerpts from the Secretary of the Interior's Standards for the Treatment of
Historic Properties
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David H. Ready
City Manager NGS
Palm Springs City Hall CITY OF PALM SPR
3200 East Tahquitz Canyon Way
Palm Springs, CA 92262

Dear David,

As you know, Albert Frey was one of the most important architects ever to have lived
and worked in the Coachella Valley. While partnered over the years with master
architects John Porter Clark and Robson Chambers, Frey’s signature style always
emerged. The life of Albert Frey, and the many buildings attributed to him, were
tharoughly documented by historian Joseph Rosa in the 1990s. It is through this
scholarly research that the concept of formally honoring Frey's work at the national level
emerged.

This year, a committee of local residents initiated and is coordinating the listing of the
best exampies of the work of Albert Frey in the National Register of Historic Places. The
National Register is the highest honer the federal government can bestow on America's
architectural treasures.

As the founder of the Palm Springs Modern Committee (PS ModCom) and an
architectural historian by profession | have been hired to write the nomination on behalf
of the local committee who believe that Frey should receive such national recognition
based upon his design achievements in Palm Springs and throughout the Coachella
Valley.

Under the umbrella of the National Register's Multiple Property Submission (MPS)
process, we are requesting the City’s support for the following properties to be included
in the National Register MPS. They are:

- Palm Springs City Hall. 3200 Tahquitz Canyon Way

- Fire Station #1. 277 North indian Canyon Drive

- Tramway Gas Station (now Palm Springs Visitors Center). 2901 Narth Palm
Canyon Drive

All three of these buildings are listed as City of Palm Springs Class One Historic Sites.

Albert Frey is Palm Springs' highest profile regional modernist and placing his body of
work on the National Register will invariably draw significant statewide and national
attention to our City and all of our important modern resources. Our Frey-designed
buildings deserve a place in the National Register amongst the greatest and most
significant modern buildings in the state and across the nation.



| would be glad to fully explain the nomination process, which includes photographing
each properly and documenting its history. Please contact me with any questions that
you might have.

Sincerely,

Peter Moruzzi

Architectural Historian

2018 Griffith Park Blvd. #114
Los Angeles, CA 90039

213-706-0151

cc: Flinn Fagg
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The Standards are neither technical nor prescriptive, but are intended to promote
responsible preservation practices that help protect our Nation's irreplaceable cultural
resources. For example, they cannot, in and of themselves, be used to make essential
decisions about which features of the historic building should be saved and which can be
changed. But once a treatment is selected, the Standards provide philesophical consistency
to the work,

The four treatment approaches are Preservation, Rehabilitation, Restoration, and
Reconstruction, outlined below in hierarchical order and explained:

The first treatment, Preservation, places a high premium on the retention of all historic
fabric through conservation, maintenance and repair. It reflects a building's continuum over
time, through successive occupancies, and the respectful changes and alterations that
are made.

Rehabilitation, the second treatment, emphasizes the retention and repair of historic
materials, but more latitude is provided for replacement because it is assumed the
property is more deteriorated prior to work, (Both Preservation and Rehabilitation
standards focus attention on the preservation of those materials, features, finishes,
spaces, and spatial relationships that, together, give a property its historic character.)

Restoration, the third treatment, focuses on the retention of materials from the rmost
significant time in a property's history, while permitting the removal of materials from other
periods.

Reconstruction, the fourth treatment, establishes limited opportunities to re-create a non-
surviving site, landscape, building, structure, or object in all new materials.

Choosing the most appropriate treatment for a building requires careful decision-
making about a building's historical significance, as well taking into account a
number of other considerations:

Relative importance in history. |s the building a nationally significant resource—a rare
survivar or the work of a master architect or craftsman? Did an important event take place in
it? National Historic Landmarks, designated for their "exceptional significance in American
history,” or many buildings individually listed in the National Register often warrant
Preservation or Restoration. Buildings that contribute to the significance of a historic district
hut are not individually listed in the National Register more frequently undergo
Rehabilitation for a compatible new use.

Physical candition. What is the existing condition—or degree of material integrity—of the
building prior to work? Has the original form survived largely intact or has it been altered
over time? Are the alterations an important part of the building's history? Preservation may
be appropriate if distinctive materials, features, and spaces are essentially intact and convey
the building's historical significance. If the building requires more extensive repair and
replacement, or if alterations or additions are necessary for a new use, then Rehabilitation is
probably the most appropriate treatment. These key questions play major roles in
determining what treatment is selected.

Proposed use. An essential, practical question to ask is: Will the building be used as it was
historically or will it be given a new use? Many historic buildings can be adapted for new
uses without seriously damaging their historic character; special-use properties such as grain

http:/fwww .nps.govitps/standards/four-treatments/standguide/overview/choose_treat.Htm
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silos, forts, ice houses, or windmills may be extremely difficult to adapt to new uses without
major intervention and a resulting loss of historic character and even integrity.

Mandated code requirements. Regardless of the treatment, code requirements will need
to be taken into consideration. But if hastily or poorly designed, a series of code-required
actions may jeopardize a building's materials as well as its historic character. Thus, if a
building needs to be seismically upgraded, modifications to the historic appearance should
be minimal. Abatement of lead paint and asbestos within histeric buildings requires
particular care if important historic finishes are not to be adversely affected. Finally,
alterations and new construction needed to meet accessibility requirements under the
Americans with Disabilities Act of 1990 should be designed to minimize material loss and
visual change to a historic building.

historical overview - PRESERVING - REHABILITATING - RESTORING - RECONSTRUCTING main - credits - email
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The Secretary of the Interior's Standards for Preservation

standards for
preservation

1. A property will be used as it was historically, or be given a new use that
maximizes the retention of distinctive materials, features, spaces, and spatial
relationships, Where a treatment and use have not been identified, a property will be
protected and, if necessary, stabilized until additional work may be undertaken.

2. The historic character of a property will be retained and preserved. The
replacement of intact or repairable historic 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.
Work needed to stabilize, consolidate, and conserve existing historic materials and
features will be physically and visually compatible, identifiable upon close
inspection, and properly documented for future research.

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. The existing condition of historic features will be evaluated to determine the
appropriate level of intervention needed. Where the severity of deterioration requires
repair or limited replacement of a distinctive feature, the new material will match the
old in composition, design, color, and texture.

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

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

Guidelines for Preservation-->

HISTORICAL OVERVIEW - preserving - REHABILITATING - RESTORING - RECONSTRUCTING

STANDARDS FOR PRESERVATION AND GUIDELINES FOR PRESERVING HIS

TORIC BUILDINGS

-GUIDELINES-
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http:/fwww .nps.govitps/standar ds/four-treatments/standguidefpreserve/preserve_standards.htm
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When the property's distinctive materials, featuras, and spaces are essentially intact and
thus convey the historic significance without extensive repair or replacement; when depiction
at a particular period of time is not appropriate; and when a continuing or new use does not
require additions or extensive alterations, Preservalion may be considered as a freatment.
Prior to undertaking work, a documentation plan for Preservation should be developed.

Choosing Preservation as a Treatment

In Preservation, the options for replacement are less extensive than in the treatment,
Rehabilitation. This is because it is assumed at the outset that building materials and
character-defining features are essentially intact, i.e, that more historic fabric has survived,
unchanged over time, The expressed goal of the Standards for Preservation and
Guidelines for Preserving Historic Buildings is retention of the building's existing form,
features and detailing. This may be as simple as basic maintenance of existing materials
and features or may involve preparing a historic structure report, undertaking laboratory
testing such as paint and mortar analysis, and hiring conservators to perform sensitive work
such as reconstituting interior finishes. Protection, maintenance, and repair are emphasized
while replacement is minimized.

_top B

Identify, Retain, and Preserve Historic Materials and
Features

The guidance for the treatment Preservation begins with recommendations to identify the
farm and detailing of those architectural materials and features that are important in

defining the building's historic character and which must be retained in order to preserve that

character. Therefore, guidance on identifying, retaining, and preserving character-
defining features is always given first. The character of a historic building may be defined by
the form and detailing of exterior matenals, such as masonry, wood, and metal; exterior
features, such as roofs, porches, and windows; interior materials, such as plaster and paint;
and interior features, such as moldings and stairways, room configuration and spatial
relationships, as well as structural and mechanical systems; and the building's site and
setting.

Stabilize Deteriorated Historic Materials and Features
as a Preliminary Measure

Deteriorated portions of a historic building may need to be protected thorough preliminary
stabilization measures until additional work can be undertaken. Stabilizing may include
structural reinforcement, weatherization, or correcting unsafe conditions. Temporary
stabilization should always be carried out in such a manner that it detracts as little as
possible from the historic building's appearance. Although it may not be necessary in every
preservation project, stahilization is nonetheless an integral part of the treatment

http:/Awww . nps.govitps/standards/four-treatments/standguide/preservefpreserve_approach htm

Standards for Preservation and Guidslines for Praeserving Historic Buildings: Choosing Preservation as a Treatment
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Preservation; it is equally applicable, if circumstances warrant, for the other treatments.

Protect and Maintain Historic Materials and Features

Preservation of the exterior of the Hale House, Los Angeles, California, involved repainting the

exterior walls and decorative features in historically appropriate colors. In excellent example of
the Preservation treatment focused upon the ongeoing maintenance of historic materials and
features. Photo: Before, NPS files: After: Bruce Boehner.,

After identifying those materials and features that are important and must be retained in the
process of Preservation work, then protecting and maintaining them are addressed.
Protection generally involves the least degree of intervention and is preparatory to other
work. For example, protection includes the maintenance of historic materials through
treatments such as rust removal, caulking, limited paint removal, and re-application of
protective coatings; the cyclical cleaning of roof gutter systems; or installation of fencing,
alarm systems and other temporary protective measures. Although a historic building will
usually require more extensive work, an overall evaluation of its physical condition should
always begin at this level.

S [ top |

Repair (Stabilize, Consolidate, and Conserve) Historic
Materials and Features

Next, when the physical condition of character-defining materials and features requires
additional work, repairing by stabilizing, consolidating, and conserving is
recommended. Preservation strives to retain existing materials and features while
employing as little new material as possible. Consequently, guidance for repairing a historic
material, such as masonry, again begins with the least degree of intervention possible such
as strengthening fragile materials through consolidation, when appropriate, and repointing
with mortar of an appropriate strength. Repairing masonry as well as wood and architectural
metal features may also include patching, splicing, or otherwise reinforcing them using
recognized preservation methods. Similarly, within the treatment Preservation, portions of
a historic structural system could be reinforced using contemporary materials such as steel
rods. All work should be physically and visually compatible, identifiable upon close
inspection and documented for future research.

S S S — ,‘_-ﬁ,ﬁ_ﬂmm

Limited Replacement In Kind of Extensively

http:/Awww .nps .gov/tps/standards/four-treatments/standguide/preserve/preserve_approach.htm

Standards for Preservation and Guidelines for Preserving Historic Buildings: Choosing Preservation as a Treatment
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Deteriorated Portions of Historic Features

If repair by stabilization, consolidation, and conservation proves inadeguate, the next level
of intervention involves the limited replacement in kind of extensively deteriorated or
missing parts of features when there are surviving prototypes (for example, brackets, dentils,
steps, plaster, or portions of slate or tile roofing). The replacement material needs to match
the old both physically and visually, i.e., wood with woed, etc. Thus, with the exception of
hidden structural reinforcement and new mechanical system components, substitute
materials are not appropriate in the treatment Preservation. Again, it is important that all
new material be identified and properly documented for future research. If prominent
features are missing, such as an interior staircase, exterior comice, or a roof dormer, then a
Rehabilitation or Restoration treatment may be more appropriate.

. Ctop B

Energy Efficiency/Accessibility Considerations/Health
and Safety Code Considerations

These sections of the Preservation guidance address work done to meet accessibility
requirements and health and safety code requirements; or limited retrofitting measures to
improve energy efficiency. Although this work is quite often an important aspect of
preservation projects, it is usually not part of the overall process of protecting, stabilizing,
conserving, or repairing character-defining features; rather, such work is assessed for its
potential negative impact on the building's historic character. For this reason, particular care
must be taken not to obscure, damage, or destroy character-defining materials or features in
the process of undertaking work to meet code and energy requirements.

HISTORICAL OVERVIEW - preserving - REHABILITATING - RESTORING - RECONSTRUCTING main - credits - emait

hitp:/fiwww .nps.govitps/standards/four-treatments/standguide/preserve/preserve_appraach.htm
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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.

8. Archeclogical 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 a
such a manner that, if removed in the future, the essential form and integrity of the
historic property and its environment would be unimpaired.

Guidelines for Rehabilitation-->
HISTORICAL OVERVIEW ~ PRESERVING - rehabilitating = RESTORING - RECONSTRUCTING

hitp:/Avww nps.govitps/standards/four-treatments/standguide/rehabyrehab_standards.htm
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When repair and replacement of deteriorated features are necessary; when alterations or
additions to the property are planned for a new or continued use; and when its depiction at
a particular period of time is not appropriate, Rehabilitation may be considered as a
treatment. Prior to undertaking work, a documentation plan for Rehabilitation should be
developed,

Choosing Rehabilitation as a Treatment

In Rehabilitation, historic building materials and character-defining features are protected and
maintained as they are in the treatment Preservation; however, an assumption is made prior to wark
that existing historic fabric has become damaged or deteriorated over time and, as a result, more
repair and replacement will be required. Thus, latitude is given in the Standards for Rehabilitation
and Guidelines for Rehabilitation to replace extensively deteriorated, damaged, or missing
features using either traditional or substitute materials. Of the four treatments, only Rehabilitation
includes an opportunity to make possible an efficient contemporary use through alterations and
additions.

Identify, Retain, and Preserve Historic Materials and
Features

Like Preservation, guidance for the treatment Rehabilitation begins with recommendations to
identify the form and detailing of those architectural materials and features that are important in
defining the building's historic character and which must be retained in order to preserve that
character. Therefore, guidance on identifiying, retaining, and preserving character-defining
features is always given first. The character of a historic building may be defined by the form and
detailing of exterior materials, such as masonry, wood, and metal; extericr features, such as roofs,
porches, and windows,; interior materials, such as plaster and paint; and interior features, such as
moldings and stairways, room configuration and spatial relationships, as well as structural and
mechanical systems.

Protect and Maintain Historic Materials and Features

After identifying those materials and features that are important and must be retained in the process
of Rehabilitation work, then protecting and maintaining them are addressed. Protection generally
involves the least degree of intervention and is preparatory to other work, For example, protection
includes the maintenance of historic material through treatments such as rust remaoval, caulking,
limited paint removal, and re-application of protective coatings; the cyclical cleaning of roof gutter
systems, or installation of fencing, alarm systems and other temporary protective measures. Although
a histonc building will usually require more extensive work, an overall evaluation of its physical
condition should always begin at this level.

http:/Awww nps. gov/tps/standards/four-treatments/standguide/rehab/rehab_approach.htm
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Repair Historic Materials and Features

Next, when the physical condition of character-defining materials and features warrants additional
work repairing is recommended. Rehabilitation guidance for the repair of historic materials such as
masonry, wood, and architectural metals again begins with the least degree of intervention possible
such as patching, piecing-in, splicing, consolidating, or otherwise reinforcing or upgrading them
according to recognized preservation methods. Repairing also includes the limited replacement in
kind—or with compatible substitute material—of extensively deteriorated or missing parts of features
when there are surviving prototypes (for example, brackets, dentils, steps, plaster, or portions of slate
or tile roofing). Although using the same kind of material is always the preferred option, substitute
material is acceptable if the form and design as well as the substitute material itself convey the visual
appearance of the remaining parts of the feature and finish.
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This two-story brick commercial building--with its corner storefront--was originallv constructed ca. 1876, then
remodeled in 1916 in the Crafisman stvle and given a new, distinctive roofiine. It served a number of uses, including
a hotel, boarding house, saloon, restaurant, liguor store, warehouse, and office furniture showroom. The red brick
walls had been painted several times over the vears. Rehabilitation work included removal of multiple paint lavers
using a chemical stripper and thorough water rinse; spot repointing with matching mortar; and appropriate interior
alterations. The building is now being used as « retail shop. Photos: NPS files.

Replace Deteriorated Historic Materials and Features

Following repair in the hierarchy, Rehabilitation guidance is provided for replacing an entire
character-defining feature with new material because the level of deterioration or damage of
materials precludes repair (for example, an exterior cornice; an interior staircase; or a complete porch
or storefront). If the essential form and detailing are still evident so that the physical evidence can be
used to re-establish the feature as an integral part of the rehabilitation, then its replacement is
appropriate. Like the guidance for repair, the preferred option is always replacement of the entire
feature in kind, that is, with the same material. Because this approach may not always be technically
or economically feasible, provisions are made to consider the use of a compatible substitute material.
It should be noted that, while the National Park Service guidelines recommend the replacement of an
entire character-defining feature that is extensively deteriorated, they never recommend removal and
replacement with new material of a feature that--although damaged or deteriorated—could reasonably
be repaired and thus preserved.

Design for the Replacement of Missing Historic Features

When an entire interior or exterior feature is missing (for example, an entrance, or cast iron facade;
or a principal staircase), it no longer plays a role in physically defining the historic character of the
building unless it can be accurately recovered in form and detailing through the process of carefully
documenting the historical appearance. Although accepting the loss is one possibility, where an
important architectural feature is missing, its replacement is always recommended in the

http:/Aww .nps.gov/tps/standards/four-treatments/standguide/rehab/rehab_approach.htm
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Rehabilitation guidelines as the first or preferred, course of action. Thus, if adequate historical,
pictorial, and physical documentation exists so that the feature may be accurately reproduced, and if
it is desirable to re-establish the feature as part of the building's historical appearance, then designing
and constructing a new feature based on such information is appropriate. However, a second
acceptable option for the replacement feature is a new design that is compatible with the remaining
character-defining features of the historic building. The new design should always take into account
the size, scale, and material of the historic building itself and, most importantly, should be clearly
differentiated so that a false historical appearance is not created,

Alterations/Additions for the New Use

Some exterior and interior alterations to a historic building are generally needed to assure its
continued use, but it is most important that such alterations do not radically change, obscure, or
destroy character-defining spaces, materials, features, or finishes. Alterations may include providing
additional parking space on an existing historic building site; cutting new entrances or windows on
secondary elevations; inserting an additional floor; installing an entirely new mechanical system; or
creating an atrium or light well. Alteration may also include the selective removal of buildings or other
features of the environment or building site that are intrusive and therefore detract from the overail
historic character. The construction of an exterior addition to a historic building may seem to be
essential for the new use, but it is emphasized in the Rehabilitation guidelines that such new
additions should be aveoided, if possible, and considered only after it is determined that those needs
cannot be met by altering secondary, i.e., non character-defining interior spaces. If, after a thorough
evaluation of interior solutions, an exterior addition is still judged to be the only viable alterative, it
should be designed and constructed to be clearly differentiated from the historic building and so that
the character-defining features are not radically changed, obscured, damaged, or destroyed.
Additions and alterations to historic buildings are referenced within specific sections of the
Rehabilitation guidelines such as Site, Roofs, Structural Systems, etc., but are addressed in detail in
New Additions to Historic Buildings (see nav bar, right).

Energy Efficiency/Accessibility Considerations/Health and
Safety Code Considerations

These sections of the guidance address work dane to meet accessibility requirements and health and |
safety code requirements; or retrofitting measures to improve energy efficiency, Although this work is }
quite often an important aspect of Rehabilitation projects, it is usually not a part of the overall |
pracess of protecting or repairing character-defining features; rather, such work is assessed for its

potential negative impact on the building's historic character. For this reason, particular care must be

taken not to radically change, obscure, damage, or destray character-defining materials or features in

the process of meeting code and energy requirements.
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