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253 SOUTH LOS ROBLES AVENUE  

Historical Resource Assessment and CEQA 
Impacts Analysis 

1. Executive Summary 

The purpose of this Historic Resources Assessment Report (Report) is to identify and evaluate 

potential historical resources that may be impacted by the proposed Los Robles Condominiums 

(Project) located at 253 South Los Robles Avenue, City of Pasadena (City), Los Angeles County, 

California.  There is one commercial building over 45 years in age located within the Project Site 

on assessor parcel number (APN) 5722-030-163 (formerly 5722-030-162) (subject property or 

Project site). This Report was prepared to comply with the California Environmental Quality Act 

(CEQA), to assess the existing improvements on the subject property for eligibility as historical 

resources at the federal, state, and local levels of significance. The Report includes a discussion of 

the survey methods used, a brief overview of the history of the subject property and surrounding 

area, and the identification and evaluation of the subject property. 

The subject property is located at 253 South Los Robles, on Parcel Map 392-86-88, lot 1, within 

the City of Pasadena, California. The subject property is improved two-story commercial building 

in the late modern style constructed in 1970. The subject property is not recorded by the Pasadena 

Historic Resources Survey nor is it designated as a national, state, or local landmark.1  

The commercial building situated on the subject property was evaluated under the following 

historical and architectural themes: Corporate Modernism: Late Modernism (1969-1990). Based 

on the analysis presented in this Report including the subject property’s historical association, 

architectural style, and property type, ESA has concluded that the subject property is not 

individually significant under the applicable federal, state, and local criteria nor is it eligible as a 

contributor to a potential historic district. Therefore, the property is not considered a historical 

resource pursuant to CEQA. 

The commercial building currently located at 253 South Los Robles does not have sufficient 

architectural merit, historical significance, or integrity to qualify as a historical resource under 

CEQA.  It does not meet the eligibility criteria for listing in the National Register of Historic Places 

(National Register), California Register of Historical Resources (California Register), or any of 

Pasadena’s criteria for designation of historic resources. Therefore, since the subject building is 

ineligible as a historical resource, the Project would have no direct impact to historical resources 

                                                      
1  “City of Pasadena,” California Historical Resources Inventory Database, accessed July 3, 2019, 

http://pasadena.cfwebtools.com/search.cfm. 

http://pasadena.cfwebtools.com/search.cfm
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on the Project Site.  In addition, the Project Site is not located in a historic district and the Project 

would have no impact on a historic district.  Furthermore, the proposed Project would not alter any 

historical resources or materially impair the eligibility of any historical resources in the surrounding 

vicinity.  Redevelopment of the Project site and surrounding parcels in the 1970s-1980s removed 

the earlier low-scale residential improvements formerly located there and constructed the existing 

large-scale commercial and multi-family improvements and associated parking lot.  The scale and 

massing of the proposed Project is compatible with the current built environment and would not 

substantially change the overall character of the existing setting. The proposed Project would not 

materially impair the eligibility of any historical resources in the project vicinity, and thus would 

have no adverse impact on historical resources.   

2. Project Summary and Location 

The subject property is located at 253 South Los Robles Avenue in the Old Pasadena 

neighborhood of the City of Pasadena (City), California, on Assessor Parcel Number (APN) 

5722-030-163 (formerly 5722-030-162) (“941-945 N. Martel Avenue,” or “subject property”) as 

demonstrated in Figure 1, Regional and Project Vicinity Map. As mentioned above and shown in 

Figure 2, Aerial Photograph of Project Site, the subject property occupies a parcel on the west 

side of South Los Robles Avenue, and is between Cordova Street to the north and East Del Mar 

Boulevard to the south. It is improved with a two -story late modern commercial building. The 

remainder of the block is developed with a commercial building to the north and west, an 

apartment building and single-family residences to the southwest, and a parking lot that is 

currently being developed to the south.  

3. Research and Field Methodology 

ESA’s qualified architectural historians, including Margarita C. Jerabek, Ph.D., Director of 

Historic Resources and Hanna Winzenried, M.Sc., Associate Architectural Historian, completed 

this study, all of whom meet and exceed the Secretary of the Interior’s Professional Qualification 

Standards in history and architectural history. The investigations were conducted under the 

direction of Dr. Jerabek. This Report was authored by Ms. Winzenried. Professional 

qualifications are included in Appendix A. 

The following tasks were performed by ESA’s architectural historians for the study: 

 A pedestrian survey and digital photography was undertaken by Margarita Jerabek on April 

2, 2019 and by Hanna Winzenried on June 28, 2019 to document the existing conditions of 

the subject property and the surrounding vicinity.  

 Site-specific research on the property was conducted utilizing building permits, assessor’s 

records and map books, Sanborn Fire Insurance maps (Sanborn maps), historical newspapers, 

Ancestry.com, Newspapers.com, and other published sources. ESA staff conducted research 

at the City of Pasadena Planning & Community Development Department.  

 ESA staff reviewed and analyzed ordinance, statutes, regulations, bulletins, and technical 

materials relating to federal, state, and local historic preservation, designation assessment 

processes, and related programs.  
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 ESA staff completed a historic resource assessment of the potential historic resource based 

upon criteria used by the National Register of Historic Places (National Register), California 

Register of Historical Resources (California Register), and City of Pasadena Historic 

Preservation Ordinance. 

ESA personnel involved in the preparation of this report are as follows: Margarita Jerabek, Ph.D., 

Director of Historical Resources, Joel Levanetz, M.A., AICP, Historic Resources Manager; and 

Hanna Winzenried, M.S.C., Associate Architectural Historian, all of whom meet and exceed the 

Secretary of the Interior’s Professional Qualification Standards in history and architectural 

history. Professional qualifications are provided in Appendix A. 

4. Regulatory Framework  

Historical resources fall within the jurisdiction of the federal, state, and local designation 

programs. Federal laws provide the framework for the identification, and in certain instances, 

protection of historical resources. Additionally, state and local jurisdictions play active roles in 

the identification, documentation, and protection of such resources within their communities. The 

National Historic Preservation Act (NHPA) of 1966, as amended and the California Public 

Resources Code (PRC), Section 5024.1, are the primary federal and state laws and regulations 

governing the evaluation and significance of historical resources of national, state, regional, and 

local importance. Descriptions of these relevant laws and regulations are presented below. 

A. National Register of Historic Places 

The National Register was established by the NHPA as “an authoritative guide to be used by 

federal, state, and local governments, private groups and citizens to identify the Nation’s cultural 

resources and to indicate what properties should be considered for protection from destruction or 

impairment.”2 The National Register recognizes properties that are significant at the national, 

state, and/or local levels. 

To be eligible for listing in the National Register, a resource must be significant in American 

history, architecture, archaeology, engineering, or culture. Four criteria for evaluation have been 

established to determine the significance of a resource: 

A. Associated with events that have made a significant contribution to the broad patterns of our 

history; 

B. Associated with the lives of persons significant in our past; 

C. Embodies the 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 that represent a 

significant and distinguishable entity whose components may lack individual distinction; 

D. Yields, or may be likely to yield, information important in prehistory or history.3 

                                                      
2  36 CFR Section 60.2. 
3  “Guidelines for Completing National Register Forms,” in National Register Bulletin 16, U.S. Department of Interior, National 

Park Service, October30, 1986. This bulletin contains technical information on comprehensive planning, survey of cultural 

resources and registration in the NRHP. 
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Districts, sites, buildings, structures, and objects that are 50 years in age must meet one or more 

of the above criteria and retain integrity (that is, convey their significance) to be eligible for 

listing.  

Under the National Register, a property can be significant not only for the way it was originally 

constructed, but also for the way it was adapted at a later period, or for the way it illustrates 

changing tastes, attitudes, and uses over a period of time.4 

Within the concept of integrity, the National Register recognizes seven aspects or qualities that, in 

various combinations, define integrity: Location, Design, Setting, Materials, Workmanship, 

Feeling, and Association: 

Location is the place where the historic property was constructed or the place where the historic 

event occurred. The relationship between the property and its location is often important to 

understanding why the property was created or why something happened. The actual location of a 

historic property, complemented by its setting, is particularly important in recapturing the sense 

of historic events and persons. Except in rare cases, the relationship between a property and its 

historic associations is destroyed if the property is moved. 

Design is the combination of elements that create the form, plan, space, structure, and style of a 

property. It results from conscious decisions made during the original conception and planning of 

a property (or its significant alteration) and applies to activities as diverse as community 

planning, engineering, architecture, and landscape architecture. Design includes such elements as 

organization of space, proportion, scale, technology, ornamentation, and materials. A property’s 

design reflects historic functions and technologies as well as aesthetics. It includes such 

considerations as the structural system; massing; arrangement of spaces; pattern of fenestration; 

textures and colors of surface materials; type, amount and style of ornamental detailing; and 

arrangement and type of plantings in a designed landscape. 

Setting is the physical environment of a historic property. Whereas location refers to the specific 

place where a property was built or an event occurred, setting refers to the character of the place 

in which the property played its historic role. It involves how, not just where, the property is 

situated and its relationship to surrounding features and open space. 

Workmanship is the physical evidence of the crafts of a particular culture or people during any 

given period in history or prehistory. It is the evidence of artisans’ labor and skill in constructing 

or altering a building, structure, object, or site. Workmanship can apply to the property as a whole 

or to its individual components. 

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 a historic property.  

                                                      
4  National Register Bulletin 15, 19. 
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The choice and combination of materials reveal the preferences of those who created the property 

and indicate the availability of particular types of materials and technologies. A property must 

retain key exterior materials dating from the period of its historic significance.  

Feeling is a property’s expression of the aesthetic or historic sense of a particular period of time. 

It results from the presence of physical features that, taken together, convey the property’s 

historic character. 

Association is the direct link between an important historic event or person and a historic 

property. A property retains association if it is the place where the event or activity occurred and 

is sufficiently intact to convey that relationship to an observer.5 

To retain historic integrity, a property will always possess most of the aspects and depending 

upon its significance, retention of specific aspects of integrity may be paramount for a property to 

convey its significance.6 Determining which of these aspects are most important to a particular 

property requires knowing why, where and when a property is significant.7 For properties that are 

considered significant under National Register Criteria A and B, National Register Bulletin 15: 

How to Apply the National Register Criteria for Evaluation (“National Register Bulletin 15”) 

explains, “a property that is significant for its historic association is eligible if it retains the 

essential physical features that made up its character or appearance during the period of its 

association with the important event, historical pattern, or person(s).”8 In assessing the integrity 

of properties that are considered significant under National Register Criterion C, National 

Register Bulletin 15 states, “a property important for illustrating a particular architectural style or 

construction technique must retain most of the physical features that constitute that style or 

technique.”9 

B. State Register and Eligibility Criteria 

California Register of Historical Resources 

The OHP, as an office of the California Department of Parks and Recreation (DPR), implements 

the policies of the NHPA on a statewide level.  

                                                      
5 National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation, 44-45, http://www.nps.gov/nr/

publications/bulletins/pdfs/nrb15.pdf, accessed July 7, 2013. 
6  The National Register defines a property as an “area of land containing a single historic resource or a group of resources, and 

constituting a single entry in the National Register of Historic Places.” A “Historic Property” is defined as “any prehistoric or 

historic district, site, building, structure, or object at the time it attained historic significance.” Glossary of National Register 

Terms, http://www.nps.gov/nr/publications/bulletins/nrb16a/nrb16a_appendix_IV.htm, accessed June 1, 2013. 
7  National Register Bulletin 15, p. 44. 
8  “A property retains association if it is the place where the event or activity occurred and is sufficiently intact to convey that 

relationship to an observer. Like feeling, association requires the presence of physical features that convey a property’s historic 

character. Because feeling and association depend on individual perceptions, their retention alone is never sufficient to support 

eligibility of a property for the National Register.” Ibid, p. 46. 
9  “A property that has lost some historic materials or details can be eligible if it retains the majority of the features that illustrate its 

style in terms of the massing, spatial relationships, proportion, pattern of windows and doors, texture of materials, and 

ornamentation. The property is not eligible, however, if it retains some basic features conveying massing but has lost the majority 

of the features that once characterized its style.” Ibid. 
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The OHP also carries out the duties as set forth in the PRC and maintains the HRI and the 

California Register. The State Historic Preservation Officer (SHPO) is an appointed official who 

implements historic preservation programs within the state’s jurisdictions.  

Also implemented at the state level, CEQA requires projects to identify any substantial adverse 

impacts which may affect the significance of identified historical resources. 

The California Register was created by Assembly Bill 2881 which was signed into law on 

October 27, 1992. The California Register is “an authoritative listing and guide to be used by 

state and local agencies, private groups, and citizens in identifying the existing historical 

resources of the state and to indicate which resources deserve to be protected, to the extent 

prudent and feasible, from substantial adverse change.”10 The criteria for eligibility for the 

California Register are based upon National Register criteria.11  

The California Register consists of resources that are listed automatically and those that must be 

nominated through an application and public hearing process. The California Register 

automatically includes the following: 

 California properties listed on the National Register and those formally Determined Eligible 

for the National Register; 12 

 California Registered Historical Landmarks from No. 770 onward; 

 Those California Points of Historical Interest (“PHI”) that have been evaluated by the OHP 

and have been recommended to the State Historical Commission for inclusion on the 

California Register.13 

 Other resources which may be nominated to the California Register include: 

 Individual historical resources; 

 Historical resources contributing to historic districts; 

 Historical resources identified as significant in historical resources surveys with significance 

ratings of Category 1 through 5; 

 Historical resources designated or listed as Historic-Cultural Monument (HCM), or 

designated under any city ordinance, such as an HPOZ.14 

To be eligible for the California Register, a historical resource must be significant at the city, 

state, or national level, under one or more of the following four criteria: 

1. Is associated with events that have made a significant contribution to the broad patterns of 

California's history and cultural heritage; 

2. Is associated with the lives of persons important in our past; 

                                                      
10  PRC Section 5024.1(a). 

11  PRC Section 5024.1(b). 

12  PRC Section 5024.1(d). 
13 Ibid. 

14  PRC Section 5024.1(e) 
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3. Embodies the distinctive characteristics of a type, period, region, or method of construction, 

or represents the work of an important creative individual, or possesses high artistic values; or 

4. Has yielded, or may be likely to yield, information important in prehistory or history. 

Additionally, a historical resource eligible for listing in the California Register must meet one or 

more of the criteria of significance described above and retain enough of its historic character or 

appearance to be recognizable as a historical resource and to convey the reasons for its 

significance. Historical resources that have been rehabilitated or restored may be evaluated for 

listing. Integrity is evaluated with regard to the retention of seven aspects of integrity similar to 

the National Register (location, design, setting, materials, workmanship, feeling, and association). 

Also like the National Register, it must also be judged with reference to the particular criteria 

under which a resource is proposed for eligibility. Alterations over time to a resource or historic 

changes in its use may themselves have historical, cultural, or architectural significance. It is 

possible that historical resources may not retain sufficient integrity to meet the criteria for listing 

in the National Register, but they may still be eligible for listing in the California Register. A 

resource that has lost its historic character or appearance may still have sufficient integrity for the 

California Register if it maintains the potential to yield significant scientific or historical 

information or specific data.15 

C. City Level 

City of Pasadena Zoning Code 

Historic Preservation 

Pursuant to Chapter 17.62 of the Pasadena Zoning Code, the City of Pasadena has established a 

historic preservation program in order to promote “the identification, evaluation, rehabilitation, 

adaptive use, and restoration of historic structures.”16 The criteria for the designation of historic 

monuments, landmarks, historic signs, landmark trees, or landmark districts are applied “according 

to applicable National Register of Historic Places Bulletins for evaluating historic properties.”17 

These criteria are further discussed below.  

Historic Monuments  

A historic monument designation may include significant public or semi-public interior spaces and 

features. A historic monument includes all historic resources previously designated as historic 

treasures prior to adoption of Chapter 17.62 of the Zoning Code, historic resources that are listed 

in the National Register at the State-wide or federal level of significance (including National 

Historic Landmarks), and any historic resource that is significant at a regional, State, or federal 

                                                      
15  Codified in California Code of Regulations, Title 14, Chapter 11.5, Section 4852(c) which can be accessed on the internet at 

http://ohp.parks.ca.gov 
16  “About Historic Preservation,” City of Pasadena (https://ww5.cityofpasadena.net/planning/planning-division/design-and-historic-

preservation/historic-preservation/, accessed 7/8/2019).   
17  Chapter 17.62.040 – Criteria for Designation of Historic Resources, Part A. Evaluation of Historic Resources 

(https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_

CH17.62HIPR_17.62.040CRDEHIRE, accessed 7/8/2019). 

https://ww5.cityofpasadena.net/planning/planning-division/design-and-historic-preservation/historic-preservation/
https://ww5.cityofpasadena.net/planning/planning-division/design-and-historic-preservation/historic-preservation/
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR_17.62.040CRDEHIRE
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR_17.62.040CRDEHIRE
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level, and is an exemplary representation of a particular type of historic resource, and meets one or 

more of the following criteria:  

a) Is associated with events that have made a significant contribution to the broad patterns of the 

history of the region, State, or nation.  

b) Is associated with the lives of persons who are significant in the history of the region, State, or 

nation. 

c) Is exceptional in the embodiment of the distinctive characteristics of a historic resource 

property type, period, architectural style, or method of construction, or that is an exceptional 

representation of the work of an architect, designer, engineer, or builder whose work is 

significant to the region, State, or nation, or that possesses high artistic values that are of 

regional, State-wide or national significance.  

d) Has yielded, or may be likely to yield, information important in prehistory or history of the 

region, State, or nation.18 

Landmarks 

A landmark shall include all properties previously designated a landmark before adoption of this 

Chapter and any historic resource that is of a local level of significance and meets one or more of 

the criteria listed below. A landmark may be the best representation in the City of a type of historic 

resource, or it may be one of several historic resources in the City that have common architectural 

attributes that represent a particular type of historic resource. A landmark includes all properties 

previously designated as landmarks prior to adoption of Chapter 17.62 of the Zoning Code, and 

any historic resource that is of a local level of significance and meets one or more of the following 

criteria: 

a) Is associated with events that have made a significant contribution to the broad patterns of the 

history of the City, region, or State.  

b) Is associated with the lives of persons who are significant in the history of the City, region, or 

State.  

c) Embodies the distinctive characteristics of a type, architectural style, period, or method of 

construction, or represents the work of an architect, designer, engineer, or builder whose work 

is of significance to the City or, to the region or possesses artistic values of significance to the 

City or to the region.  

d) Has yielded, or may be likely to yield, information important locally in prehistory or history.19 

Historic Signs 

Historic signs include all signs in the sign inventory prior to adoption of Chapter 17.62 of the 

Zoning Code and any sign subsequently designated historically significant by the City’s Historic 

                                                      
18  Chapter 17.62.040 – Criteria for Designation of Historic Resources, Part B. Historic Monuments 

(https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_

CH17.62HIPR, accessed 7/8/2019).  
19  Chapter 17.62.040 – Criteria for Designation of Historic Resources, Part C. Landmarks, 

(https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_

CH17.62HIPR, accessed 7/8/2019).  

https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR


Historic Resource Assessment 

 

253 South Los Robles Avenue, Pasadena, California 11 ESA / D170931.00 

Historical Resource Assessment and CEQA Impacts Analysis July 2019 

Preservation Commission that possesses high artistic values. A historic sign must meet one or more 

or the following criteria: 

a) The sign is exemplary of technology, craftsmanship or design of the period when it was 

constructed, uses historic sign materials and means of illumination, and is not significantly 

altered from its historic period. Historic sign materials must include metal or wood facings, or 

paint directly on the façade of a building. Historic means the illumination must include 

incandescent light fixtures or neon tubing on the exterior of the sign. If the sign has been altered, 

it must be restorable to its historic function and appearance.  

b) The sign is integrated with the architecture of the building. A sign not meeting the criteria 

above may be considered for inclusion in the inventory if it demonstrates extraordinary 

aesthetic quality, creativity, or innovation. 

c) A sign not meeting the criteria above may be considered for inclusion in the inventory if it 

demonstrates extraordinary aesthetic quality, creativity, or innovation.20 

Landmark Trees 

A tree shall qualify to be of historic or cultural significance and of importance to the community if 

it meets any one of the following criteria: 

a) It is one of the largest or oldest trees of the species located in the City; 

b) It has historical significance due to an association with a historic event, person, site, street, or 

structure; or 

c) It is a defining landmark or significant outstanding feature of a neighborhood.21 

Landmark Districts 

A landmark District includes all landmark Districts previously designated before adoption of 

Chapter 17.62 of the Zoning Code and any grouping of contiguous properties that also meet the 

following criteria: 

a) Within its boundaries, a minimum of 60 percent of the properties qualify as contributing; and  

b) The grouping represents a significant and distinguishable entity of Citywide importance and 

one or more of a defined historic, cultural, development and/or architectural context(s) (e.g., 

1991 Citywide historic context, as amended, historic context prepared in an intensive-level 

survey or historic context prepared specifically for the nominated landmark District).  

                                                      
20  Chapter 17.62.040 – Criteria for Designation of Historic Resources, Part D. Historic Signs, 

(https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_

CH17.62HIPR, accessed 7/8/2019).  
21  Chapter 17.62.040 – Criteria for Designation of Historic Resources, Part E. Landmark Trees, 

(https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_

CH17.62HIPR, accessed 7/8/2019).  

https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
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When considering applications to designate a landmark District, the Historic Preservation 

Commission uses the National Register of Historic Places Bulletin #21: “Defining Boundaries for 

National Register Properties.”22 

5. Property History 

A. Neighborhood Context  

City of Pasadena  

The land currently occupied by the City of Pasadena was originally part of the Mission San Gabriel 

Archangel founded in 1771 by Fathers Pedro Benito Cambón and José Angel Somera.23 “In order 

to exploit and control these lands, they were divided into ranchos all under the supervision of the 

major domo at the mission.”24 When Mexico gained independence from Spain, the new government 

made several attempts to divest the mission lands, finally succeeding with the Secularization Act 

in 1833. Following this act, rancho lands passed into private ownership including Rancho San 

Rafael, where the subject property is located.  

In 1848, gold was discovered in California, leading to a huge influx of people from other parts of 

North America, and in 1850, California became part of the United States of America. In 1859 the 

land east of the subject property was sold to Benjamin D. Wilson and Dr. John S. Griffin. Wilson 

and Griffin found the land to be unsuitable for raising livestock. In 1862, the men began selling 

portions of the land to interested buyers. They sold 262 acres to Eliza Johnston who built a small 

wood framed residence on the property, naming it Fair Oaks after her childhood home in Virginia.25 

Mrs. Johnston left Fair Oaks in 1865, selling it to Benjamin Eaton. Eaton, who had arrived in Los 

Angeles on horseback in 1851, would contribute significantly to the establishment of Pasadena.  

Early Residential Development 

Residential development began in 1873 when Benjamin Eaton partnered with W. T. Clapp, Thomas 

Croft, Judge Clancy, A. O. Bristol, and a land speculator from Indiana named Daniel Berry. The 

group formed the San Gabriel Orange Grove Association, which purchased approximately 4,000 

acres of the former Rancho El Rincon de San Pascual (Figure 3). The San Gabriel Orange Grove 

Association subdivided their purchased land into one hundred lots at fifteen acres each. “After the 

general plan was outlined, the work of plotting the lots progressed rapidly.”26 Streets were laid out 

to prevent excessive grading. Orange Grove Avenue was considered the main thoroughfare, while 

Fair Oaks became a dividing line used by the residents to determine if one was an “eastsider” or a 

“westsider.”27  

                                                      
22  Chapter 17.62.040 – Criteria for Designation of Historic Resources, Part F. Landmark Districts, 

(https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_

CH17.62HIPR, accessed 7/8/2019).  
23  Henry Markham Page, Pasadena: Its Early Years (Los Angeles: Lorrin L. Morrison Printing and Publishing, 1964), 1. 
24  Ibid., 4. 
25  Ibid., 15. 
26  Ibid., 29. 
27 Ibid., 43. 

https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART6LAUSDEPEPR_CH17.62HIPR
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: University of Southern California Digital Archive 
Figure 3 

Panoramic View of Pasadena’s Orange Groves, circa 1874 

Pasadena Becomes a City 

Pasadena had a huge population boom due to the building of the Atchison, Topeka and Santa Fe 

Railway line in 1886.28 Pasadena was incorporated in 1886. During the next decade, the city built 

amenities such as sewers, paved streets, and electric street lighting. In 1890, the Valley Hunt Club 

began a mid-winter festival where there was a procession of horses and carriages decked out in 

flowers. In 1898, it was formally sponsored by the Tournament of Roses Association.29  

Throop Polytechnic Institute was founded in 1891 and became the California Institute of 

Technology. The city also had a Shakespeare Club, a Grand Opera House, and other civic and 

cultural organizations. The population grew rapidly from 9,117 in 1900 to 30,291 by 1910.30 

At first, Pasadena was a tourist destination, where settlers would come to Pasadena for the winter 

and return to their homes in the east during Summer. However, by the mid-1890s, many wealthy 

tourists began to purchase land and construct large fashionable homes.31 The demand for fine 

housing attracted many architects and artisans to Pasadena. Some of the most famous include 

Joseph J. Blick, Greene & Greene, and Charles Buchanan. Many working-class families also settled 

                                                      
28  Pamela O’Connor and Urban Conservation Section Planning Division, Architectural/Historical Development of the City of 

Pasadena, January 13, 1933, pg. 14. 
29  “Heritage: A Short History of Pasadena,” City of Pasadena, accessed July 12, 2018, 

https://ww5.cityofpasadena.net/main/visitors/about/history-of-pasadena/. 
30  “Heritage: A Short History of Pasadena,” City of Pasadena, accessed July 12, 2018, 

https://ww5.cityofpasadena.net/main/visitors/about/history-of-pasadena/. 
31  Pamela O’Connor and Urban Conservation Section Planning Division, Architectural/Historical Development of the City of 

Pasadena, January 13, 1933, pg. 20. 
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in Pasadena including brick makers, construction laborers, fruit pickers, tourism workers, and fruit 

processors.32 

Early Suburban Development 

The arrival of the automobile greatly affected the development of Pasadena, and changed the form 

of the city. New building types were introduced including, commercial and institutional buildings 

including banks, grocers, shops, churches, filling stations, garages, showrooms, and auto-service 

businesses. It also shaped the residential development of Pasadena. By the 1920s, residences no 

longer needed to be developed near public transportation lines and more people could live up to the 

ideal neighborhood with detached homes, yards, and tree-lined streets. Because of this, residential 

areas and commercial areas in the city became separated.33  

Pasadena after World War II 

While development stopped in much of Southern California during the Great Depression, the war 

efforts during World War II meant that many defense workers moved into the area. This resulted 

in the need for low-cost housing. After the war, between 1940 and 1950, Pasadena’s population 

grew from 81,000 to 106,000 which resulted in a building boom in Pasadena. Modern community 

planning was incorporated into many of the residential developments in Pasadena. The increase 

of automobile use also necessitated the need for new roads and parkways. Pamela O’Connor 

wrote for the Urban Conservation Section that:  

In the late 1950s and early 1960s, many companies began moving out of 

Pasadena due to the limited space to expand. In 1959, the Chamber of 

Commerce commissioned an economic survey of the city, which resulted in the 

formation of a redevelopment agency with a major goal to attract new industry. 

The Chamber of Commerce established a set of guidelines for the type of industry 

they wanted to attract called the “Pasadena Standard,” guidelines included non-

polluting industries that would not detract from the quality of the residential 

neighborhoods. The first major success of this program was the opening of the 

Bankamericard Center on the southeast corner of Green Street and Arroyo 

Parkway, designed by Edward Durell Stone in 1975.34 

Subdivision and Development of the Mary F. Burton Property and 
Bennett’s Subdivision 

The subject property is roughly comprised of lots 17-21 on the Mary F. Burton Property, 

subdivided and surveyed in 1886 (Figure 4) and lots 1-3 of Bennett’s Subdivision, subdivided 

and recorded in 1884 (Figure 5) (Maps included in Appendix C). By 1910, all of the properties 

located within the current project site were developed with single-family residences. The rest of 

the tract was also mostly developed with single-family residences with few remaining empty lots 

(Figure 6). By 1931, some larger developments included the Masonic Temple on Euclid to the 

                                                      
32  Pamela O’Connor and Urban Conservation Section Planning Division, Architectural/Historical Development of the City of 

Pasadena, January 13, 1933, pg. 21. 
33  Pamela O’Connor and Urban Conservation Section Planning Division, Architectural/Historical Development of the City of 

Pasadena, January 13, 1933, pg. 43. 
34  Pamela O’Connor and Urban Conservation Section Planning Division, Architectural/Historical Development of the City of 

Pasadena, January 13, 1933, pg. 36. 
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north, and the Shakespeare Club and the Throop Memorial Church to the east, but the majority of 

the surrounding properties remained single-family residences with a few examples of apartment 

houses and bungalow courts (Figure 7). The character of the neighborhood remained largely the 

same in 1970, although there were a few more multi-family residences in the neighborhood 

(Figure 8).  

The character of the built environment in the Project vicinity began to change in the early 1970s 

with new large-scale development.  The Hilton Hotel at 168 Los Robles just north of Cordova 

Street was constructed in around 1970-1971 (about 138 ft.).  By 1971, the commercial office 

building directly across the street from the subject property (260 Los Robles) was constructed. A 

commercial building at 199 Los Robles was constructed in about 1985, directly north of the 

subject property (about 115 ft.).  To the east, 200 Los Robles was improved with a commercial 

building in around 1988. A comparison of the 1970 Sanborn map (Figure 8) with a 1983 aerial 

photo (Figure 9) shows that by that time a large multi-family residence and a multi-level above-

ground parking structure had been built west of the subject property on Euclid Avenue, resulting 

in the demolition of numerous one- and two-story residences formerly located there.  The 

residences formerly located south of the subject property had also been demolished for a parking 

lot.  In the 2000s, a few additional large commercial buildings were constructed in the immediate 

surrounding neighborhood including 435 Cordova Street, built around 2002. However, some 

historic buildings still remain in the immediate surrounding area east and south of the subject 

property including the Masonic Temple, Shakespeare Club and Throop Memorial Church 

mentioned above as well as 272 Los Robles (1911) across the street to the east, and 336 South 

Los Robles Avenue (1904), 325 South Los Robles Avenue (1914), 408 East Del Mar Boulevard 

(1910), 324 South Euclid Avenue (1890), 395 East Del Mar Boulevard (1914), and 387 East Del 

Mar Boulevard (1914) to the south (Figure 10).  

 

  
  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Los Angeles County Public 
Works 

Figure 4 
Excerpt of Map of the Mary F. Burton Property, subdivided in 

1886, with a portion of the subject property outlined in red 
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Los Angeles County Public 
Works 

Figure 5 
Excerpt of Bennett’s Subdivision subdivided in 1884, with a 

portion of the subject property outlined in red 

 
 

 

  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Los Angeles Public Library 
Figure 6 

Excerpt of the 1910 Sanborn fire insurance map, Volume 2, 
sheets 183 and 162 
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Los Angeles Public Library  
Figure 7 

Excerpt of the 1931 Sanborn fire insurance map, Volume 1, 
sheets 129, 130, 135, 136 

 

  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Los Angeles Public Library 
Figure 8 

Excerpt of the 1970 Sanborn fire insurance map, Volume 1, 
sheets 129, 130, 135, 136 
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   253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: EDR Lightbox 
Figure 9 

Excerpt of a 1983 aerial photograph with the subject property 
outlined in green 

   253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Google Maps 
Figure 10 

Excerpt of a current aerial photograph with the subject 
property outlined in red 
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B. Property History 

Construction History 

The original address of the subject property was 245 Los Robles, but it was changed to 253 Los 

Robles following the subdivision of the property. The first permit on file is for the construction of 

a new office building issued on February 26, 1970, with architect Peter J. Holdstock of the O.K. 

Earl Corporation listed as architect. However, it appears that the first permit was refunded. A permit 

was issued on April 10, 1970 for the foundation of the new building only, and a second permit for 

the construction of a new office building owned by United California Bank was issued on April 17, 

1970, with Jan Wojcechowski of the O.K. Earl Corporation listed as engineer on both permits.  

Associated inspection records indicate the building was completed.   

A permit from 1974 indicates the intent to construct an exterior addition, designed by Ron T. Aday, 

to be made of glass and brick materials, to be located on the East front and South side of the existing 

two-story building, and to match the existing construction. However, Sanborn maps and aerial 

photographs do not reveal an addition was ever completed on either the eastern or southern 

elevations. It is possible that the idea for an addition was reassessed and revised, as a later addition 

was ultimately completed.  In 1981, several permits were issued for the construction of an eight-

story office building for owner United California Bank and designed by architect Ronald T. Aday, 

which directly abutted the subject property to the north. To accommodate the need for parking, a 

four-level, above-grade, parking structure was constructed, also for United California Bank. Both 

projects were built by the same contractor, Crowell Planning & Construction Corporation.  These 

additions are depicted in the 1983 aerial photograph provided above in Figure 9. 

The interior of the subject building has had multiple permits for tenant improvements and remodels 

and is not intact. Further, photographic evidence suggests that the wood veneer in the south and 

west entrances were added in approximately 2014 (Figure 11-12).  (Building Permits are included 

in Appendix D). The permit history is summarized below in Table 1. 
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Google Street View 2014 
Figure 11 

South (primary) façade and east (side) elevation prior to 
alteration in 2014  

 

 
  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: ESA, 2019 
Figure 12 

South (primary) façade, as it appears today after the 2014 
alterations 
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Pasadena Star-News, 22 
March 1970 

Figure 13 
Rendering of the subject property in 1970 

 

 
  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Los Angeles Times, 8 
September 1974 

Figure 14 
Rendering of the subject property in 1974 
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TABLE 1 
253 SOUTH LOS ROBLES AVENUE 

PASADENA DEPARTMENT OF PLANNING & COMMUNITY DEVELOPMENT35 

Issued Permit # Address  Owner Valuation Contractor  Description 

02/26/1970 24492 

52020 

245 S. Los 
Robles  

United California 
Bank  

$500,000 The O.K. Earl Corp. (C) 

Peter J. Holdstock (A) 

Construct New Office Building  

04/17/1970 (illegible) 245 S. Los 
Robles 

United California 
Bank 

$400,000 The O.K. Earl Corp. (C) 

Jan Wojcischowski (E) 

Construct New Office Building; See foundation 
permit #25277 

(Illegible) 25277 245 S. Los 
Robles 

United California 
Bank  

$100,000 The O.K. Earl Corp. 

Jan Wojcischowski (E) 

Foundation only for new office building  

04/30/1974 

07/18/1974 

51331 

52306 

245 S. Los 
Robles 

United California 
Mortgage 

$521,000 Crowell Corp. (C) 

Ron T. Aday (A) 

Addition to east front & south side of existing 2 
story construction to match existing  

07/29/1976 66763 245 S. Los 
Robles 

United California Mtg.  $1,000 Crowell Corp. (C) 

R.T. Aday (A) 

Remove (illegible) 10’0” non-bearing part – Move 
electric & thornd? – Patch (illegible), paint, new 
electric & (illegible)  

04/1981 97961 380 E. Cordova 
Ave.  

United California 
Bank Realty 

$650,000 Crowell Corp. (C) 

Ronald T. Aday (A) 

Foundation and Structure for New 8 story type I 
building   

05/20/1981 98907 380 E. Cordova 
Ave. 

United California 
Bank Realty  

$6,719,700 Crowell Planning & 
Construction Corp.  

8-story office building for United California 
Mortgage Pasadena Expansion  

05/20/1981 98908 380 E. Cordova 
Ave. 

United California 
Bank Realty 

$1,997,700 Crowell Planning & 
Construction Corp. 

4-level, above grade, parking structure for United 
California Mortgage Pasadena Expansion  

07/1981 -- 380 E. Cordova 
Ave.  

United California 
Bank  

$150,000 Crowell Corp. (C) 

Ronald T. Aday (A) 

Revisions to 8 story office building. Basement $ 
1st floor – drive thru facilities  

02/23/1993 149753 245 S. Los 
Robles 

First Interstate of 
California Bank  

$983,000 Illig Construction Co. Renovate 1st floor lobby, add 1425 SQ feet retail, 
6th floor elevator lobby and ext. work (Yr. built 
1976) 

03/09/1993 150950 245 S. Los 
Robles Ave. 
(first floor 
annex) 

First Interstate Bank/ 
c/o Northwest Asset 
Management 

$100,000 Illig Construction Tenant Improvement  

                                                      
35 Documentation exists for all permits and certificates of occupancy listed in this table. 
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Issued Permit # Address  Owner Valuation Contractor  Description 

03/09/1993 150951 245 S. Los 
Robles Ave. 
(second floor 
annex) 

FIB/ c/o Northwest 
Asset Management  

$85,000 Illig Construction Tenant improvement 

03/10/1993 150951 245 S. Los 
Robles Ave. 
(annex) 

First Interstate Bank  $100,000 -- Tenant Improvement – 1st Floor (Phase II) 

04/26/1993 150950 245 S. Los 
Robles Ave. 
(annex) 

First Interstate Bank $100,000 Illig Construction Co. Tenant Improvement – 1st Floor (Phase II)  

04/26/1993 150950 245 S. Los 
Robles Ave. 
(annex) 

First Interstate Bank -- Air-Tec Tenant Improvement – 1st Floor (Phase II) 

Mechanical  

07/07/1993 152602 380 E. Cordova 
Ave. 

Frecal Associates Ltd $500,000 S.O.M. Full floor tenant improvement on 5th floor 14500 
SQ ft  

08/23/1993 Bu10538
2 (?) 

245 S. Los 
Robles Ave.  

Northwest Asset 
Management Co., 
Inc. 

-- -- Letter authorizes a change of address for suite 
300 located at 245 S Los Robles Avenue. The 
new address will be 376 Cordova St.  

09/14/1993 152602 380 E. Cordova 
Ave. (5th) 

Frecal Associates Ltd $500,000 Cannon Construction, 
Inc. 

Full floor tenant improvement on 5th floor 14500 
SQ ft W/SP FA (Yr. built 1982) 

11/30/1993 -- 245 S. Los 
Robles 

-- -- -- Temporary Permit to Operate an Elevator  

06/29/1994 156316 376 Cordova 
Ave.  

First Interstate Bank $105,000 Cannon Construction, 
Inc. 

T.I. 1200 SQ ft (Café Ameron) $ Fire Alarms  

04/12/1995 95-
01719 

245 S. Los 
Robles 
(parking 
structure) 

First Interstate Bank 
of California  

$25,000 ERKSL & Greshfield  Repair of (illegible) connection  

05/10/1995 95-
01719 

245 S. Los 
Robles 

Frecal Associates 
Limited Partner 

$25,000 MC Cormick 
Construction Co.  

Repair cracks in concrete parking structure  

10/06/2000 BLD2000
-00389 

245 S. Los 
Robles (ground 
floor) 

Morlin Management  $30,000 Oltmans Construction 
Company 

T.I. work, interior non-bearing partition existing 
ceiling to remain rework lights only  
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Issued Permit # Address  Owner Valuation Contractor  Description 

11/29/2000 BLD2000
-00389 

245 S. Los 
Robles Ave. (2-
story annex 
bldg.) 

E Z G LTD 
Partnership  

$30,000 Oltmans Construction 
Company  

Tenant Improvement (interior non-bearing 
partition walls) existing ceiling to remain – rework 
lights only on the ground floor) 

03/29/2004 BLD2004
-00386 

245 S. Los 
Robles (units 
100 & 200) 

Morlin Management $60,000 Corporate Contractors 
(C) 

City Spaces (A/E) 

T.I. New non-bearing partitions & Millwork  

07/29/2004 BLD2004
-00386 

245 S. Los 
Robles (Annex 
1st 100) 

Morlin Management 
Company  

$5,400 Corporate Contractors 
Inc. (C) 

 

Interior Tenant Improvement @ 200 SQ ft (non-
bearing partitions & Millwork)  

02/02/2015 BLD2014
-01457 

245 S. Los 
Robles Ave. 

-- -- -- Approved on condition that the permit application 
is revised to show the floor area within the scope 
of work to be 11,427 SQ ft 

05/12/2016 BLD2016
-00228 

245 S. Los 
Robles Ave.  

KW 245 Los Robles 
LLC  

-- -- Letter authorizes a change of address for the 2-
story building known as the annex located at 245 
S Los Robles Avenue. The new address will be 
253 S. Los Robles Ave.  
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Architect Peter J. Holdstock 

As shown in the building permits, both architect Peter J. Holdstock and engineer Jan 

Wojciechowski worked for the O.K. Earl Corporation in 1970 and were involved in the design of 

the subject building. The company was founded by Earl-Orrin Kinsley Earl, Jr., (1909-2004) who 

founded O.K. Earl Builders in Pasadena in 1933, later renamed the O.K. Earl Corporation.36   

Holdstock was born on August 10, 1929 and spent his childhood in Sittingborne, Kent, England, 

where he exhibited an early interest in studying architecture and was exposed to the works of 

master architects Sir Christopher Wren and Inigo Jones, and the great Gothic cathedrals.  He 

received his architectural education at the Medway School of Art, Department of Architecture, at 

Rochester, Kent.  During his time at school he was exposed to modern architecture and 

subscribed to John Entenza’s Arts and Architecture that led him to appreciate “the transplanted 

Bauhaus architects and the humanistic architecture of the West Coast.”37 Among the younger 

firms illustrated in the journal was Smith and Williams of Pasadena whose roots were in the 

Greene and Greene houses and whose work “was warmer and more human than that of the ex 

Bauhaus Architects.”38  He later completed supplemental studies at the post graduate level and in 

City Planning, Engineering and Law at Oxford, Cambridge, Paris, University of Southern 

California, and the University of British Colombia.39 

At age 19, Holdstock and his family immigrated to California where worked a series of odd jobs 

before being drafted into the United States Army and posted to the Signal Corps Headquarters in 

Georgia, where he would meet Stanley Gould, also an architect, which whom he later went into 

partnership.  Upon his return to civilian life he was able to land a coveted job as staff architect 

with Smith and Williams where he worked on a restoration of a Greene and Greene house and a 

variety of projects ranging from private residences to marinas and urban design projects.  

According to Holdstock, “most of the projects received AIA design awards and were featured in 

the architectural magazines of the day, Forum, Record, Progressive Architecture, and Arts and 

Architecture.”40  In 1960, as an associate with the firm of Smith & Williams, he apparently 

received an award for the Kenneth Anderson House in Loomis, California, a modern post-and-

beam structure.41  After eight years with Smith and Williams (1953-1961), Holdstock formed a 

partnership with Stanley Gould.  One of the firm’s clients, Orrin K. (Bill) Earl, occupied almost 

of their time and had the potential for considerable growth; after discussing pooling their efforts, 

The O.K. Earl Corporation, or TOKEC, was formed.  TOKEC grew quickly to 14 architects, 3 

structural engineers, 1 mechanical engineer and a large drafting staff.  Holdstock served the role 

of Senior Architect from 1961-1970 and was responsible for development, design and 

construction for a wide range of residential, commercial and industrial projects.  He became 

                                                      
36  Obituary, Orrin Kinsley Earl Jr., Pasadena Star-News, January 23, 2004 

(https://www.legacy.com/obituaries/pasadenastarnews/obituary.aspx?n=orrin-kinsley-earl&pid=1833416&fhid=2681, accessed 

7/9/2019). 
37  Peter Holdstock, “From Pillar to Post and Back, My Life in Architecture.” 
38  Ibid. 
39  Ibid. 
40  Ibid. 
41  Ann Scheid, Letter to Board of Zoning Appeals, April 2, 2019. 

https://www.legacy.com/obituaries/pasadenastarnews/obituary.aspx?n=orrin-kinsley-earl&pid=1833416&fhid=2681
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interested in precast and prestressed concrete technologies after a trip to Sweden.  Due to the 

integrated nature of the firm, TOKEC was able to take on complex projects including research 

and development facilities, and NASA projects such as the Mars Mariner Deep Space Data 

Recovery Centre, and the Corporate Headquarters and Research Facility for Electro-Optical 

Systems.  This integrated approach also enabled the firm to build a number of projects for Herbert 

Armstrong, the television evangelist and founder of Ambassador College in Pasadena.42   

Among Holdstock’s major projects are included design of the buildings on the Ambassador 

College campus, developed under the modern 1963 master plan envisioned by Daniel, Mann, 

Johnson, and Mendenhall (DMJM), and unified by a modern campus landscape by Garrett 

Eckbo.43  In 1969, the Sciences and Fine Arts Buildings at Ambassador College (demolished) 

received an award of distinction from the Concrete Industry for its innovative use of pre-stressed 

concrete.44 The project was one of ten buildings chosen by the concrete industry for awards of 

distinction. The awards were part of the building awards program initiated in Southern California 

in 1965 by the Portland Cement Association and co-sponsored in 1969 by the Southern California 

Ready-Mixed Concrete Association.  The associations noted, “Classically sculptured pre-cast 

concrete panels highlight the design of the distinctive twin fine arts and science halls at 

Ambassador College.”45  

During this period Holdstock designed the subject building at 253 S Los Robles for Marble 

Mortgage, a unit of United California Bank.  A Pasadena Star-News article from March 22, 1970, 

identifies O. K. Earl Corporation of Pasadena as the designer and contractor, and Holdstock as the 

project architect, and includes an architect’s sketch of the $1 Million Headquarters Building for 

Marble Mortgage Company.46 According to the building permit record, Jan Wojciechowski, O.K. 

Earle’s structural engineer, collaborated with Holdstock on the project.  The newspaper article 

describes the headquarters building as constructed of “pre-cast concrete elements and steel 

enclosed by exterior masonry and glass curtain walls.”47  The building was initially designed “to 

house a staff of 92, which was expected to expand to 140 within three years.”48  On-site parking 

was to be provided for over 100 cars.  Demolition of existing structures on the site was scheduled 

for late March, 1970.  Completion was scheduled for early September.   

Apparently, Holdstock also designed the O.K. Earle office building at the South West corner of 

Hudson and Cordova, a modern Miesian box, clad in blue tile.49 Other works attributed to 

Holdstock include the Children’s Chapel of the Neighborhood Church (now on the campus of 

Sequoia School); and the First Presbyterian Church of Altadena. Apparently, Holdstock also 

                                                      
42  Peter Holdstock, “From Pillar to Post and Back, My Life in Architecture.” 
43  “Ambassador College,” Los Angeles Conservancy, 2019 (https://www.laconservancy.org/locations/ambassador-college, accessed 

7/9/2019). 
44  “Concrete Award Winners,” The Los Angeles Times (Los Angeles, CA), March 30, 1969, 144. 
45  “3 Pasadena Buildings Picked for Distinction,” Pasadena Independent Star-News, March 23, 1969. 
46  “Marble Plans $1 Million Building,” Pasadena Star-News, March 22, 1970 (Pasadena Public Library clippings file). 
47  Ibid. 
48  Ibid. 
49  Anne F. Scheid, Letter to Board of Zoning Appeals, City of Pasadena, February 6, 2019.  

https://www.laconservancy.org/locations/ambassador-college
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undertook the controversial “modernization” of the James Culbertson house by Greene and 

Greene.50   

However prolific he may have been, Holdstock is not a well-known architect and his work is not 

included in important architectural guides such as David Gebhard and Robert Winter’s An 

Architectural Guidebook to Los Angeles (2003), which includes eight chapters of discussion on 

significant architecture in the greater Pasadena area.  Furthermore, the subject property is a 

modest example of Holdstock’s work as compared to the Ambassador College Sciences and Arts 

Building and the Children’s Chapel of the Neighborhood Church (Figures 15 and 16).  

 
 253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Julius Shulman 
Figure 15 

Ambassador College Sciences and Arts Buildings 

                                                      
50  Anne F. Scheid, Letter to Board of Zoning Appeals, City of Pasadena, April 2, 2019. 
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Julius Shulman 
Figure 16 

Children’s Chapel of the Neighborhood Church 

 

When “Bill” Earl’s health began to fail, Holdstock feared management changes would impact his 

design freedom.  Additionally, Holdstock felt Pasadena was no longer a good place to live due to 

“racial rioting and fear,” and in 1970 he decided to move to Vancouver, Canada.  Although 

commissions were difficult to obtain, he was able to complete a variety of residential, institutional 

and commercial projects between 1971-1977.  Major projects included Western College of 

Veterinary Medicine, Saskatoon; Provincial Office Building, Wascana Center, Regina; 

Saskatchewan Research Corporation, Saskatoon; Saskatchewan Transportation Corporation, 

Regina; and Provindcial Office Building & Retail Mall, Weyburn.  Holdstock also took on further 

work for Ambassador College in California, Texas and Britain out of his Vancouver office.  

However, when the position of Senior Architect for the City of Saskatoon became available, he 

accepted the position and moved to Saskatoon.51  He was locally known in Saskatoon for 

imprinting his style on numerous modern buildings in that city, including the Lakewood and 

Lawson civic centres and the Albert Community Centre.  He oversaw some of the city's largest 

architectural projects in the 1980s and 1990s before he retired in 1995.  As the chief architect and 

manager of design services for Saskatoon, Holdstock oversaw design of the Lawson and 

Lakewood civic centres, improvements on the Field House and Harry Bailey Aquatic Centre, and 

                                                      
51  Peter Holdstock, “From Pillar to Post and Back, My Life in Architecture.” 
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the City Hall addition. Although he would not have designed the buildings himself, he supervised 

and offered advice on the projects. He also had a special interest in parks projects, including the 

Umea fields that were important to Saskatoon.  One of Holdstock's greatest contributions to the 

city was his involvement with the transformation of the old Albert School on Clarence Avenue 

into the Albert Community Centre, first as a city employee and then later as a member of the 

Albert board of directors. His contributions to Saskatoon extended far beyond buildings and 

parks, reaching to the Jewish community, klezmer music, the Rotary Club and the Meals on 

Wheels program.52 

Occupancy History 

The primary occupant and owner associated with the history of the subject property is United 

California Mortgage, a division of United California Bank. They moved into the subject property, 

245 S. Los Robles, at a time of economic revitalization in the 1970s when large corporations were 

relocating their headquarters to Pasadena.53 The United California Mortgage Company was a 

consolidation of Marble Mortgage Company, Pacific States Mortgage Company, and Insurance 

Funds Mortgage Co. It was one of the nation’s largest mortgage banking firms in 1973.54 United 

California Mortgage was one of dozens of mortgage companies operating in Pasadena at the time 

due to the substantial economic growth.55 In addition, the company had many offices in operation 

throughout California.56 

C. Architectural Description 

The subject property is comprised of a corporate office building constructed in 1970. To the south 

is a large parking lot that is currently a building site for a future project. The subject building is 

oriented facing south towards the now demolished parking lot, with a secondary elevation facing 

South Los Robles to the east. The north façade is directly attached to the adjacent building at 245 

S. Los Robles (380 E. Cordova), an 8-story commercial annex constructed in 1981 for United 

California Mortgage, which is an addition to the subject property. The 4-level above-ground 

parking structure also completed in 1981 and associated with the annex building is situated 

adjacent on the west.  Remaining landscaping is limited to street trees to the east along Los 

Robles.  

The subject building is roughly two stories and has a flat roof, a painted brick veneer façade, and 

inset parapets with glazed curtain walls. It was built with a pre-stressed concrete structure and 

essentially has a cube plan with rounded corners (Figure 17).  The primary entrance is recessed 

and has a wood veneer has a glazed curtain wall with centered metal and glass entrance doors 

(alteration). There is an accessibility ramp and entrance canopy that were constructed in 1996 

(alteration) (Figure 18). On either side of the entrance are cast concrete planters (Figure 19). On 

the east (side) elevation, there is another secondary entrance featuring an aluminum storefront 

                                                      
52  “Former architect left mark on City”, The StarPhoenix (Canada, Saskatoon), January 10, 2002, page 3. 
53  “Heritage: A Short History of Pasadena.” City of Pasadena. Available at: 

https://ww5.cityofpasadena.net/main/visitors/about/history-of-pasadena/ 
54  “UC Mortgage Change,” The Desert Sun (Palm Springs, CA), June 27, 1973, 11. 
55  Polk’s City Directory 1972. Polk’s City Directories: Los Angeles 
56  General Banking Division of Faulkner & Gray, United States Banker Volume 88, 1977, 2-47. 
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window flanked with sidelights and a transom with an overhead curtain wall. It is accessed by 

concrete steps with concrete planters on either side that have large mature trees (Figure 21). On 

either side of the secondary entrance are large curtains of windows symmetrically accented with 

grey spandrel panels. The north elevation directly abuts the 1981 annex, 245 S. Los Robles (380 

E. Cordova) to the north (Figure 22). The west façade has a similar entrance installed around 

2014 similar to the south façade (altered).   

 
  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Google Maps 
Figure 17 

Aerial of the subject property, outlined in red 
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 253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: ESA, 2019 
Figure 18 

South (primary) façade, view facing northwest 

 
  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: ESA, 2019 
Figure 19 

South (primary) façade, view facing northeast 
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: ESA, 2019 
Figure 20 

West (side) elevation, view facing northeast 

 
  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: ESA, 2019 
Figure 21 

East (side) entrance, view facing west 
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: ESA, 2019 
Figure 22 

East (side) elevation, view facing northwest 

D. Historic Contexts 

Context: Corporate Modernism 

The early impact of modernism in the United States was largely influenced by the German 

Bauhaus school and the writings and works of Walter Gropius, Mies Van der Rohe, and Le 

Courbusier.  Adolf Loos’s students Richard Neutra and Rudolph M. Schindler immigrated from 

Vienna to Los Angeles in the 1930s and became primary American practitioners of International 

Style modernism, as popularized by Le Corbusier and the Modern Movement a decade earlier. 

Influential American modernists of the period included Frank Lloyd Wright, Irving Gill, Harwell 

Hamilton Harris, and Gregory Ain.  

In the post-World War II period in America, the predominant idiom applied to corporate 

architecture was the International Style, which came to be known as Corporate Modernism.  

Deriving from the 1920s origins of Modernism in Europe, the International Style was 

characterized by rectilinear forms, flat roofs, open floor plans, use of steel and glass, and lack of 

applied ornamentation.  During the 1950s and 1960s, distinct and broadly identifiable stylistic 

variants of the International Style evolved, including the Miesian Style which was influenced by 

the work of German architect, Mies Van der Rohe; as well as Formalism, which abstracted and 

reinterpreted fundamental classical forms using modern materials and technology.  It was not 

uncommon for an architectural firm or individual architect to work in a variety of idioms, the 

selection of which was generally related to the proposed building’s functional use, the design of 

the surrounding urban fabric and the client’s own stylistic preferences.   
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In particular, commercial office tower architecture of the 1950s-1960s era is generally 

characterized by a tight integration of materials, construction systems and aesthetic minimalism 

that is conceptually indebted to the work of Mies van der Rohe, who perfected the glass office 

tower as a corporate building type.  The Miesian Style is best exemplified by Mies Van der 

Rohe’s Seagram Building in New York City, completed in 1958.  The formal elements of the 

Miesian Style include an open pedestrian plaza, ground-floor glass weather walls set back behind 

outer piers, curtain walls, uninterrupted vertical lines, and the frank expression of materials 

including concrete, steel and glass.  The integration of structural and aesthetic goals is most 

apparent in the articulation of the curtain wall where the economies of scale in the design and 

manufacture of architectural elements resulted in the uniformity and regularity apparent in the 

external articulation.  For a generation, the Miesian variant of Corporate Modernism became the 

accepted look for America’s office buildings based upon a stylistic preference for its perceived 

modernity and practicality, as well as its inherent overall economy of construction.  In plan, the 

regular structural grid enabled the creation of large spaces with few interruptions and made them 

flexible enough to accommodate a variety of functions.  Such adaptability was particularly 

welcome in office buildings where tenants changed frequently and interior partition walls could 

be erected, altered, or removed based upon the tenant’s requirements. 

During this period in the Los Angeles region the three largest locally-based architectural firms - 

Welton Becket and Associates, Pereira and Luckman (after 1958, known individually as William 

Pereira and Associates and Charles Luckman Associates), and Albert C. Martin and Associates - 

designed numerous high-rise office buildings in this vein.  Welton Becket and Associates was 

responsible for one of Los Angeles’ earliest Corporate Modern buildings, the Standard Federal 

Savings and Loan Association building (1953, now 601 Wilshire Boulevard building) in 

downtown Los Angeles. 

Context: Modernism in Pasadena 

In Pasadena, modernism is firmly rooted in the Arts and Crafts Movement.  Works of early 

modernism are characterized by thoughtful design, attention to detail, built-in furniture and visual 

connection between indoor and outdoor space.  Though the influence of this period on Pasadena’s 

Modern architecture is not as overt as that of the earlier Arts and Crafts movement, there are 

several trends that carry through into the next generation of local architects. For example, the 

expression of a regional architecture appropriate for Southern California, along with the 

importance of the relationship between indoor and outdoor spaces, continues from the 1920s and 

1930s into the postwar era. However, the popularity of modernism was overshadowed by a 

romantic emphasis on the Period Revival styles that remained prevalent in Pasadena until the Post 

World War II era.   

During the post-World War II building boom, the mass construction of residential housing and 

creation of new civic and public buildings required a new approach.  American architects largely 

abandoned historical precedents in favor of the International Style that was interpreted regionally 

by a new generation of architects who combined innovative building techniques and modern 

materials with a concern for landscape and site relationships.  In the postwar decades, the 

concepts of the International Style were widely publicized in architectural journals and popular 

magazines, including the Case Study House Program sponsored by the Los Angeles-based 
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magazine, Arts and Architecture, edited by John Entenza. A local example, Case Study House 

#10 at 711 South San Rafael Avenue was completed in Pasadena by Kemper Nomland and 

Kemper Nomland, Jr., published in 1945 and constructed in 1947.  As historical precedents of 

architecture were abandoned in lieu of the modern styles,57  the “Pasadena” or USC Style” of 

modernism became a prominent in Pasadena. It was a style fostered in the University of Southern 

California School of Architecture where many prominent architects including Arthur B. Gallion, 

Gregory Ain, and Richard Neutra taught many classes and fostered a unique style of modernism 

that flourished in Pasadena into the early 1970s.58  Among the most influential architects in 

Pasadena during this period were the firms of Buff, Straub & Hensman; Smith & Williams; and 

Ladd & Kelsey.  Pasadena architects Conrad Buff (B. Arch. 1952), Calvin Straub (B. Arch. 

1943), and Donald Hensman (B. Arch. 1952), studied and taught at USC and through their 

prolific careers epitomized the “Pasadena style.”59  Other important graduates of the USC 

program included Thornton Ladd (B. Arch. 1952) and John Kelsey (B. Arch. 1954), whose 

partnership flourished for over twenty years and was characterized by total design control, orderly 

articulation of space, and fully integrated structure, landscape and interior, as exemplified by the 

Pasadena Museum of Art (now the Norton Simon Museum) competed in 1969.60 

 
  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Dossiers: Les villas 
expérimentales du case study house 
program, 20 Mai 2014 

Figure 23 
Case Study House No. 20 by C. Buff, C. Straub, D. Hensman 

                                                      
57 Historic Resources Group & Pasadena Heritage, “Cultural Resources of the Recent Past,” Historic Context Report, 

October, 2007, 28. 
58 Ibid, 30. 
59 Ibid, 31.  
60 Ibid., 32. 
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Sub-Context: Late Modernism 1969-1990 

Late Modernism in Pasadena started in roughly 1969. The repudiation of the International Style 

of the 1950s and early 1960s was manifested in a new building language adopted for corporate 

identity. No more hiding under glass curtain walls, no ephemerality. Instead, Late Modernism 

began to strive for a powerful expression of structural trusses, lightweight technology, and huge 

open spaces stacked internally in the air. Late Modernism is described by Alexandra Lange as 

having “bold beefy shapes, wrapped in singular material” with sharp corners. They are “more 

refined than Brutalism, less picturesque than Postmodernism.” These buildings are committed to 

order by use of grids, and were often covered in a homogenous material such as glass, nylon, and 

brick.61 The subject property displays the bold beefy shape and grid-like layout. However, it does 

not have sharp corners or a homogenous material. Late Modernism’s virtues are generally 

associated with its cost; some of the most expensive buildings in the world turn out to be large 

bridge-like structures with a superb use of finishing materials. Starting in the late 1970s, in a 

series of essays and publications, renowned architecture critic and scholar Charles Jencks 

describes this late modern corporate image-setting trend. He describes the architects of this era as 

pragmatists willing to work on large-scale corporate projects, they were committed to order with 

a heavy use of grids, and strived for dramatic interior sections (balconies upon balconies). The 

designers of the day were committed to the “covering of this space with flat membranes of a 

homogenous material with a highly polished finish, whether stone, glass, or metal.  Some 

examples of commercial architecture constructed in Pasadena during the Late Modern period 

include the buildings shown below, a few of which exhibit the above-described Late Modern 

stylistic characteristics, particularly 99 S Oakland Avenue, 1986.  

 

 

Howe Building 

180 S Lake Avenue, 1970 

                                                      
61  Alexandra Lang, “What is Late Modernism?,” Curbed, January 5, 2017, https://www.curbed.com/2017/1/5/14165394/late-

modernism-architecture-alexandra-lange. 
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Bank of America 

101 S Marengo Avenue, 

1974 

 

747 Locust Street, 1976 

 

141 S Lake Avenue, 1978 
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1010 E Union Street, 1983 

 

Arroyo Parkway Plaza  

1111 South Arroyo Parkway, 

1983 

 

 

99 S Oakland Avenue, 1986 
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100 and 150 E Corson Street, 

1988 

 

6. Previous Evaluations 

Sapphos Environmental Inc. wrote a short historic evaluation on November 30, 2018 for Building 

Worx Development LLC. Sapphos concluded that the construction of office buildings at the time 

is not noted as a significant event and it was not the only mortgage company operation in 

Pasadena and is therefore not significant under Criterion A/1. Additionally, no persons of 

significance can be associated with the property and the subject property is not significant under 

Criterion B/2. Furthermore, while the building exhibits qualities of Late Modernism, it is a low-

style example of the style and the design of the building does not possess high artistic value. 

Further, there are better examples of the Late Modernism style in Pasadena. Therefore, the 

building was assessed as historically insignificant (ineligible).  

7. Evaluation of Eligibility  

A.  Significance Evaluation  

ESA reviewed the history and architecture of the corporate office building located on the subject 

property and evaluated the property for significance under the federal, state, and city criteria. 

ESA identified one context associated with the subject property: Corporate Modernism with a 

sub-context of Late Modernism (1969-1990).  

Broad Patterns of History 

With regard to broad patterns of history, the following are the relevant criteria: 

National Register Criterion A: Is associated with events that have made a significant 

contribution to the broad patterns of our history. 
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California Register Criterion 1: Is associated with events that have made a significant 

contribution to the broad patterns of California's history and cultural heritage. 

Pasadena Landmark Criterion A: Is associated with events that have made a significant 

contribution to the broad patterns of the history of the City, region, or State. 

In 1959, the Chamber of Commerce established guidelines for the type of businesses they wanted 

to attract called the “Pasadena Standard.” Guidelines included non-polluting industries that would 

not detract from the local residential neighborhoods, and resulted in a large boom of businesses 

moving into Pasadena. As discussed above, it was during the 1970s and 1980s that much of the 

area in and around the Mary F. Burton Property Tract and Bennett’s Subdivision was redeveloped 

with new large-scale development. The Hilton Hotel at 168 Los Robles just north of Cordova 

Street was constructed in around 1970-1971 (about 138 ft.).  By 1971, the commercial office 

building directly across the street from the subject property (260 Los Robles) was constructed. A 

commercial building at 199 Los Robles was constructed in about 1985, directly north of the 

subject property (about 115 ft.).  To the east, 200 Los Robles was improved with a commercial 

building in around 1988. A comparison of the 1970 Sanborn map (Figure 8) with a 1983 aerial 

photo (Figure 9) shows that by that time a large multi-family residence and a multi-level above-

ground parking structure had been built west of the subject property on Euclid Avenue, resulting 

in the demolition of numerous one- and two-story residences formerly located there.  The 

residences formerly located south of the subject property had also been demolished for a parking 

lot.  In the 2000s, a few additional large commercial buildings were constructed in the immediate 

surrounding neighborhood including 435 Cordova Street, built around 2002. However, some 

historic buildings still remain in the immediate surrounding area east and south of the subject 

property including the Masonic Temple, Shakespeare Club and Throop Memorial Church 

mentioned above as well as 272 Los Robles (1911) across the street to the east, and 336 South 

Los Robles Avenue (1904), 325 South Los Robles Avenue (1914), 408 East Del Mar Boulevard 

(1910), 324 South Euclid Avenue (1890), 395 East Del Mar Boulevard (1914), and 387 East Del 

Mar Boulevard (1914) to the south (Figure 10).  While the subject property was one of the first 

of these new developments in the neighborhood, built in 1970, the Pasadena City’s 

Architectural/Historical Development of the City of Pasadena suggests that the first major 

success of the program was the opening of the Bankamericard Center in 1975, five years after the 

construction of the subject building.  The subject property was constructed for the United 

California Mortgage company, one of many mortgage companies in existence in Pasadena at that 

time. The United California Mortgage Company, a consolidation of Marble Mortgage Company, 

Pacific States Mortgage Company, and Insurance Funds Mortgage Co and was one of the nation’s 

largest mortgage banking firms in 1973. The firm had many offices throughout California. The 

subject property was a local branch headquarters established in 1970, with an annex constructed 

in 1981. While the subject property is historically associated with post-war commercial 

development in Pasadena, the subject building does not convey any significant associations with 

the business development of Pasadena in the 1960s-1970s due to its very low integrity.   

Therefore, the subject property does not possess significance under the National Register 

Criterion A, California Register Criterion 1, or Pasadena Landmark Criterion A related to 

broad patterns of history.  
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Significant Persons 

With regard to associations with important persons, the following are the relevant criteria: 

National Register Criterion B: Is associated with the lives of persons significant in our past.  

California Register Criterion 2: Is associated with the lives of persons important in our past. 

Pasadena Landmark Criterion B: Is associated with the lives of persons who are significant in 

the history of the City, region, or State. 

The subject property does not appear to be associated with the lives of any significant persons, 

and furthermore, the building cannot convey any significant associations due to its low integrity.   

Therefore, the subject property is recommended ineligible for listing under National 

Register Criterion B, California Register Criterion 2, or Pasadena Landmark Criterion B 

for eligibility related to a historic personage. 

Architecture 

With regard to architecture, design or construction, the following are the relevant criteria: 

National Register Criterion C: Embodies the 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 that represent a significant and distinguishable entity whose components may lack individual 

distinction. 

California Register Criterion 3: Embodies the distinctive characteristics of a type, period, 

region, or method of construction, or represents the work of an important creative individual, or 

possesses high artistic values. 

Pasadena Landmark Criterion C: Embodies the distinctive characteristics of a type, 

architectural style, period, or method of construction, or represents the work of an architect, 

designer, engineer, or builder whose work is of significance to the City or, to the region or 

possesses artistic values of significance to the City or to the region. 

The two story corporate building was constructed in 1970 in the Corporate Modern style and 

more specifically in the Late Modernism style (1969-1990). Like many buildings in the Late 

Modernist style, it has bold beefy shapes wrapped in a singular material. It also has geometric 

order and grids covered in brick veneer and a glass curtain wall. However, it has rounded corners 

rather than sharp corners often found in Late Modernist styles. Another building with rounded 

corners in the Late Modern style is Arroyo Parkway Plaza, 1111 South Arroyo Parkway (1983).  

Examples of Late Modern architecture with stepped floors and sharp corners include 99 South 

Oakland Avenue (1986), 100 and 150 E Corson Street (1988).  However, the subject building’s 

association with Late Modernism has been substantially compromised by numerous alterations 

over the years including tenant improvements that have entirely altered the interior, the addition 

of an 8-story annex on the north façade in 1981 that entirely obscures the original north elevation 
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of the building, and the south (primary) façade was completely altered in around 2014 when a 

new larger main entrance was installed in a completely different style. A similar entrance was 

installed on the west (side) elevation as well. Due to these alterations, the building does not retain 

any integrity of design, workmanship, or materials. Further, it was not designed by an 

acknowledged master architect.  While architect Peter J. Holdstock and engineer Jan 

Wojcechowski are credited for designing the building, neither of them are considered a master 

architect or engineer in Pasadena or in the Southern Californian region. They are not mentioned 

in important architectural guides such as David Gebhard and Robert Winter’s An Architectural 

Guidebook to Los Angeles (2003), which includes eight chapters of discussion on significant 

architecture in the greater Pasadena area. In addition, the subject property is a modest example of 

Holdstock’s work as compared to the Ambassador College buildings (Figure 15) or the 

Children’s Chapel of the Neighborhood Church (Figure 16).  Review of Holdstock’s career 

suggests that his work as Senior Architect with TOKTEC in 1961-1970 represents his most 

productive period in Pasadena when he achieved professional maturity and was managing 

complex projects involving innovative pre-stressed concrete structural systems.  The subject 

property was completed at the end of this period just before he emigrated to Canada, and it 

appears as though Holdstock may have achieved greater prominence in Canada after leaving 

Pasadena.  The subject property is substantially altered and does not retain its integrity of design, 

workmanship, or materials. 

Therefore, the subject property is recommended ineligible for listing under National 

Register Criterion C, California Register Criterion 3, and Pasadena Landmark Criterion C. 

Archaeology 

National Register Criterion D. It yields, or may be likely to yield, information important in 

prehistory or history. 

California Register Criterion 4. Has yielded, or may be likely to yield, information important in 

prehistory or history. 

Pasadena Landmark Criterion D: Has yielded, or may be likely to yield, information important 

locally in prehistory or history. 

While most often applied to archaeological districts and sites, Criterion D/4/D can also apply to 

buildings, structures, and objects that contain important information. In order for these types of 

properties to be eligible under Criterion D/4/D, they themselves must be, or must have been, the 

principal source of the important information. The subject property does not appear to yield 

significant information that would expand our current knowledge or theories of design, methods 

of construction, operation, or other information that is not already known. Therefore, the subject 

property has not yielded or is not likely to yield information important to prehistory or 

history and does not appear to satisfy National Register Criterion D, California Register 

Criterion 4, or Pasadena Landmark Criterion D. 
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B.  Integrity Analysis 

The National Register and California Register recognizes a property's integrity through seven 

aspects or qualities: location, design, setting, materials, workmanship, feeling, and association. 

Eligible properties should retain several, if not most, of these aspects. Both registers require that a 

resource retain sufficient integrity to convey its significance, and the property must retain the 

essential physical features that enable it to convey its historical identity. Integrity is based on 

significance and understanding why a property is important. National Register Bulletin 15 states 

that “only after significance is fully established can you proceed to the issue of integrity.”62 As 

stated in the previous section, the subject property does not have  significance under any of the 

criterion. The following Integrity Analysis is provided as additional information regarding the 

subject property’s current condition.  

Location: The subject property has not been moved, thus it retains is original location.  

Design: The Residence’s design has been partially modified from its period of significance 

(1970) due to the additions in 1981, located directly north of the subject property and abutting the 

north (rear) elevation. It is visible form the street and is much larger in massing than the subject 

property, completely obscuring the subject building’s north façade. In about 2014, the south 

(primary) façade was dramatically altered when a new very large entrance was installed in a 

different style from the original entrance. The change also altered the materials and general layout 

of the south façade completely, and gutted the interior. A similar entrance was installed on the 

west (side) elevation as well. Therefore, the subject property does not retain integrity of 

design from its period of significance.  

Setting: The subject property was one of the first new developments in the general neighborhood 

as a result of the growth of corporations in Pasadena during the 1970s and 1980s. As such, since 

its construction, many of the existing surrounding buildings were constructed after the date of the 

subject property, as discussed above and illustrated in Figures 9 and 10.  However, in 1981 an 8-

story annex was constructed abutting the north façade of the subject property and a 4-level 

parking structure was built to the west.  The 1981 annex is currently undergoing substantial 

renovation, and the parking lot situated south of the subject building is now a building site.  

Therefore, the subject property does not retain its integrity of setting. 

Materials: The subject property does not retain much of its original materials. The cladding of the 

building remains the same. However, much of the glazing has been replaced. Furthermore, new 

window openings, door openings, and wood material were added to the new entrances on the 

south (primary) façade and the west (side) façade in about 2014. Therefore, the subject 

property does not retain integrity of materials.  

Workmanship: Elements of workmanship have been diminished by the new entrances installed on 

the majority of the south (primary) façade and the east (side) façade substantially impairing the 

                                                      
62  National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation, 44-45, http://www.nps.gov/nr/

publications/bulletins/pdfs/nrb15.pdf, accessed July 7, 2013. 
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original workmanship of the structure. Therefore, the subject property does not maintain 

enough workmanship to convey its historical associations.   

Feeling: The subject property expresses its period of significance of 1970, as it is an example of 

late modernism with street trees along Los Robles to the East. However, it does not retain its 

original materials, workmanship, or design. Furthermore, the original interior has been 

completely altered. Therefore, the corporate office building does not convey the 

workmanship of a Late Modernist Corporate Building. 

Feeling: Due to substantial alteration of its design, materials, workmanship and setting the 

property does not express an aesthetic or historic sense of a particular period of time. It results 

from the presence of physical features that, taken together, convey the property’s historic 

character.  Therefore, the subject building does not retain any integrity of feeling. 

Association: The subject property does not maintain any association with the early redevelopment 

of the neighborhood during the period of commercial growth in the city. The original design of 

the single-family residence in the late modernist commercial building has been substantially 

altered from its period of significance, and no longer has an association with the style due to lack 

of integrity. The building currently sits unoccupied and no longer retains any association with 

corporations. Therefore, the building does not retain any integrity of association.   

C.  Conclusion 

ESA finds that the building is ineligible as a historic resource under National Register Criteria, 

California Register Criteria and Pasadena Criteria. While the subject property was developed in 

1970, around the beginning of commercial and business redevelopment in Pasadena, it was not 

the earliest example, nor the best or most important example. It was owned by the United 

California Mortgage Company, one of many mortgage companies in Pasadena at the time.  The 

company had many offices located throughout California.  Due to substantial alterations and loss 

of integrity the subject building does not convey any strong association with the historic of 

commercial development. There are no significant persons associated with the subject property.  

While the building was designed as an example of the late modernist style, it is not one of the best 

examples in Pasadena, and was never an outstanding example of the style or Holdstock’s work. 

Further, its integrity of design, materials, workmanship, setting, feeling, and association has been 

entirely compromised due to large additions on the north façade and the redesign of the south 

(primary) façade and west façade, and the interior has been completely gutted. It is also not the 

work of an acknowledged master architect in Pasadena. Therefore, ESA recommends that the 

subject property not be considered a historical resource pursuant to CEQA and that it be assigned 

a CHR Status Code of 6Z, noting it as ineligible for listing in the National Register, or in the 

California Register, or for local designation, through survey evaluation. 
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8. Impacts Analysis  

A.  Project Description  

The Project proposes to redevelop 245 Los Robles, 253 Los Robles, and 399 East Del Mar with a 

new multi-family residential development. The building located at 245 Los Robles will be 

converted from an office building to a mixed uses residential and office condo project. 253 Los 

Robles is to be demolished to construct additional residential units, and the parking lot at 399 

East Del Mar has already been demolished and work on more residential units has already started. 

The new building replacing 253 Los Robles will feature a contemporary architectural design with 

contemporary materials such as plaster, concrete, glass, steel, rainscreen cladding, and aluminum 

windows and doors (Figures 24-26). The new building is six stories in height and includes three 

levels of subterranean parking. The total development would consist of 64 one-bedroom 

apartments and 28 two bedroom apartments totaling in 92 living units.  

The new building is a rough “L” shaped floor plan with an approximately 15-foot setback from 

the west edge of Los Robles Avenue. There will a parkway between the sidewalk and Los Robles 

with three existing Pasadena oak trees street trees. There will be patches of grass between the 

courtyard area and sidewalk with Chinese flame trees. Within the courtyard in the corner of the 

“L” will be planters with aloe, ferns, and deer grass with walkways and fountains. There will be a 

large camphor tree. To the east of the building will be planters with shrubbery and north of the 

building will be basement parking egresses, planters with shrubbery, olive trees, and a walkway. 

The existing patio on the northwest corner of the property will remain and there will be new 

canary island pine trees. The south yard will have a line of yew pines. The project plans prepared 

by Tyler Gonzalez Architects, Inc. on December 14, 2017 are included in Appendix F.  

B.  Analysis of Project Impacts 

Direct Impacts  

The corporate building currently located at 253 South Los Robles does not have sufficient 

architectural merit, historical significance, or integrity to qualify as a historical resource under 

CEQA. Therefore, the Project would have no direct impacts to historical resources on the Project 

Site.  Furthermore, the Project Site is not located in a historic district. 

Indirect Impacts  

Impacts to Adjacent eligible or designated historic resources within a 0.25-mile radius were 

analyzed to determine if the Project would result in a substantial material change to the integrity 

of the resources and their immediate surroundings. Only historic resources with a view (direct or 

indirect) were assessed. These include 200 S. Euclid, 324 S. Euclid, 272 Los Robles, and 300 S. 

Los Robles (See Table 2 below).  

 



Historic Resource Assessment 

253 South Los Robles Avenue, Pasadena, California 46 ESA / D170931.00 

Historical Resource Assessment and CEQA Impacts Analysis July 2019 

   253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Tyler Gonzalez Architects, 
Inc., 2017 

Figure 24 
The site plan of the proposed project 
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  253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Tyler Gonzalez Architects, 
Inc., 2017 

Figure 25 
Rendering of proposed project facing Los Robles with 245 

Los Robles to the north and the proposed project located at 
399 E. Del Mar located to the south, view facing northwest  

 

   253 South Los Robles Avenue Multi-Family Project / D170931.00 

SOURCE: Tyler Gonzalez Architects, 
Inc., 2017 

Figure 26 
East elevation of the proposed project 
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TABLE 2 

HISTORIC RESOURCES WITHIN 0.24 MILES OF THE PROJECT SITE 

Address 
Building 
Type 

Historic Name Designation 
Year 
Built 

Distance from 
Subject 
Property (Miles) 

Direct/Indirect 
View 

120 S. 
Euclid Ave 

Queen 
Anne SFR 

Jacoby House Determined 
eligible for city 
designation as 
an individual 
landmark 

1895 0.12 No view 

154 S. 
Euclid Ave 

Colonial 
Revival 
education 
and 
housing  

Miss Orton’s 
School for Girls 

Listed in the 
National 
Register 

1898 0.10 No view 

180 S. 
Euclid Ave 

Mission 
Revival 
SFR 

Pinney House Determined 
eligible for city 
designation as 
an individual 
landmark 

1906 0.07 No view 

200 S. 
Euclid Ave 

Masonic 
Temple 

Masonic 
Temple 

Determined 
eligible for 
listing in the 
National 
Register of 
Historic Places 
as an individual 
resource. 

1926 0.05 Indirect  

324 S. 
Euclid Ave 

Queen 
Anne SFD 

Delia Allen 
House 

Pasadena 
Historic 
Resources 

1886 0.08 Indirect  

272 S. Los 
Robles Ave 

Craftsman 
SFR 

Ernest Smith 
House (by 
Greene and 
Greene) 

Pasadena 
Historic 
Resources 

1911 0.02 Direct 

157 S. Los 
Robles Ave 

Vernacular 
Classical 
Revival 
MFR 

- Determined 
eligible for city 
designation as 
an individual 
landmark 

1916 0.10 No view 

149 S. Los 
Robles Ave 

Italian 
Renaissan
ce Revival 
MFR 

The Stanley 
Apartments 

Determined 
eligible for city 
designation as 
an individual 
landmark 

1926 0.11 No view 

139 S. Los 
Robles Ave 

Vernacular 
Masonry 
Hotel 

Hotel 
Livingston 

Pasadena 
Historic 
Resources 

1927 0.13 No view 

300 S. Los 
Robles Ave 

Church Throop 
Memorial 
Universalist 
Church 

Determined 
eligible for 
listing in the 
National 
Register of 
Historic Places 
as an individual 
resource. 

1922 0.04 Direct view 

149 S. 
Madison 
Ave 

- Coleman 
House, Smith 
House 

Determined 
eligible for city 
designation as 

1903 0.18 No view 
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Address 
Building 
Type 

Historic Name Designation 
Year 
Built 

Distance from 
Subject 
Property (Miles) 

Direct/Indirect 
View 

an individual 
landmark 

161 S. 
Madison 
Ave 

Monterey 
Revival 
MFR 

- Determined 
eligible for 
listing in the 
National 
Register of 
Historic Places 
as an individual 
resource. 

1939 0.16 No view 

295 S. 
Madison 
Ave 

Vernacular 
Modern 
MFR 

The Parklane 
Apartments  

Determined 
eligible for city 
designation as 
an individual 
landmark 

1948 0.14 No view 

378 S. 
Madison 
Ave 

- Town Club Determined 
eligible for city 
designation as 
an individual 
landmark 

1928 0.21 No view 

561 E. 
Green 
Street 

Historic 
District  

Pasadena 
Playhouse  

 National 
Register 
Historic District 

- 0.18 No view 

 

The Project would involve the construction of a five-story multi-family apartment building, 

which would be situated between contributing two-story multi-family apartment buildings. The 

remainder of the surrounding area has various building types including commercial buildings, 

hotels, multi-family residences, single-family residences, and corporate offices. Many of these 

buildings are already multiple stories tall. These include 245 S Los Robles which is eight stories 

tall and immediately north of the proposed project. Across the street is a six story corporate office 

and just north of Cordova Street are an eight story corporate office and a 13-story hotel. There are 

other multi-story buildings in the area. Therefore, another multi-story development would not 

substantially change the overall character of the neighborhood. While 200 S. Euclid, 324 S. 

Euclid, 272 Los Robles, and 300 S. Los Robles will have direct views of the proposed project, 

their integrity of setting has already been highly altered by the presence of other multi-family 

developments built from the 1970s-1980s as discussed previously above. Therefore, the 

development of another multi-story building would not adversely affect their integrity of setting, 

which is already deteriorated. Therefore, the construction of the Project would not be a significant 

impact under CEQA because it would not materially impair the significance or integrity of 

historical resources in the Project vicinity.  

C.  Secretary of the Interior’s Standards Review 

Under CEQA, a project that follows the Secretary of the Interior’s Standards for the Treatment of 

Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing, 

Historic Buildings or the Secretary of the Interior’s Standards for Rehabilitation and Guidelines 

for Rehabilitating Historic Buildings (1995), Weeks and Grimmer, shall be considered as 
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mitigated to a level of less than a significant impact on the Historical Resource.63  New 

construction adjacent to a historical resource is considered “related new construction” and 

numbers nine (9) and ten (10) of the Standards apply to this Project. Therefore, the Project was 

assessed for conformance to Standards nine and ten regarding “related new construction” 

constructed adjacent or in the vicinity of other historical resources.   

9.  New additions, exterior alterations, or related new construction shall not destroy historic 

materials that characterize the property. The new work shall be differentiated from the old and 

shall be compatible with the massing, size, scale, and architectural features to protect the historic 

integrity of the property and its environment. 

The subject property was determined ineligible as a historical resource pursuant to CEQA. 

Therefore, the demolition of the subject property will not destroy historic materials.  As discussed 

above, the proposed Project is similar in size, scale and architectural features to other buildings in 

the surrounding setting.  The Project would conform with Standard 9.   

10.  New additions and adjacent or related new construction shall 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.  

The subject property was determined ineligible as a historical resource pursuant to CEQA.  

Removal of the proposed Project in the future would not materially impair any historical 

resources.   

D.  Impacts Analysis Conclusion  

The commercial building currently located at 253 South Los Robles does not have sufficient 

architectural merit, historical significance, or integrity to qualify as a historical resource under 

CEQA.  It does not meet the eligibility criteria for listing in the National Register of Historic Places 

(National Register), California Register of Historical Resources (California Register), or any of 

Pasadena’s criteria for designation of historic resources. Therefore, since the subject building is 

ineligible as a historical resource, the Project would have no direct impact to historical resources 

on the Project Site.  In addition, the Project Site is not located in a historic district and the Project 

would have no impact on a historic district.  Furthermore, the proposed Project would not alter any 

historical resources or materially impair the eligibility of any historical resources in the surrounding 

vicinity.  Redevelopment of the Project site and surrounding parcels in the 1970s-1980s removed 

the earlier low-scale residential improvements formerly located there and constructed the existing 

large-scale commercial and multi-family improvements and associated parking lot.  The scale and 

massing of the proposed Project is compatible with the current built environment and would not 

substantially change the overall character of the existing setting. The proposed Project would not 

materially impair the eligibility of any historical resources in the project vicinity, and thus would 

have no adverse impact on historical resources.   

 

                                                      
63  California Environmental Quality Act, 15064.5 (b)(3). 
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Margarita Jerabek has 30 years of professional practice in the United States with an 
extensive background in historic preservation, architectural history, art history and 
decorative arts, and historical archaeology.  She specializes in Visual Art and 
Culture, 19th‐20th Century American Architecture, Modern and Contemporary 
Architecture, Architectural Theory and Criticism, Urbanism, and Cultural 
Landscape, and is a regional expert on Southern California architecture.  Her 
qualifications and experience meet and exceed the Secretary of the Interior’s 
Professional Qualification Standards in History, Archaeology, and Architectural 
History. Margarita has managed and conducted a wide range of technical studies in 
support of environmental compliance projects, developed preservation and 
conservation plans, and implemented preservation treatment projects for public 
and private clients in California and throughout the United States.  

Relevant Experience 
Margarita has prepared a broad range of environmental documentation and conducted 
preservation projects throughout the Los Angeles metropolitan area and Southern 
California.  She provides expert assistance to public agencies and private clients in 
environmental review, from due diligence through planning/design review and 
permitting and when necessary, implements mitigation and preservation treatment 
measures on behalf of her clients. As primary investigator and author of hundreds of 
technical reports, plan review documents, preservation and conservation plans, 
HABS/HAER/HALS reports, construction monitoring reports, salvage reports and 
relocation plans, she is a highly experienced practitioner and expert in addressing 
historical resources issues while supporting and balancing project goals. 

She is an expert in the evaluation, management and treatment of historic 
properties for compliance with Sections 106 and 110 of the NHPA, NEPA, Section 
4(f) of the Department of Transportation Act, CEQA, and local ordinances and 
planning requirements.  Margarita regularly performs assessments to ensure 
conformance with the Secretary of the Interior’s Standards for the Treatment of 
Historic Properties, and assists clients with adaptive reuse/rehabilitation projects 
by providing preservation design and treatment consultation, agency coordination, 
legally defensible documentation, construction monitoring and conservation 
treatment. 

Margarita is a regional expert on Southern California architecture.  She has 
prepared a broad range of environmental documentation and conducted 
preservation projects throughout the Los Angeles metropolitan area as well as in 
Ventura, Orange, Riverside, San Bernardino and San Diego counties.  Beyond her 
technical skill, she is a highly experienced project manager with broad national 
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DPR Form



 

DPR 523A (9/2013) *Required information 

Page  1    of   8    *Resource Name or #: (Assigned by recorder)   253 South Los Robles Avenue                              
P1. Other Identifier:   245 South Los Robles Avenue                                                                ____ 
*P2. Location:  ☐  Not for Publication     ☒  Unrestricted   

 *a.  County   Los Angeles                      and (P2c, P2e, and P2b or P2d.  Attach a Location Map as necessary.) 
 *b. USGS 7.5' Quad            Date                T   ; R    ;    ☐ of    ☐ of Sec   ;      B.M. 

c.  Address   253 South Los Robles Avenue                       City   Pasadena             Zip   91101          

d.  UTM:  (Give more than one for large and/or linear resources)  Zone   ,        mE/           mN 

 e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, decimal degrees, etc., as appropriate)   
  APN: 5722-030-163 (formerly 5722-030-162) 
*P3a. Description: (Describe resource and its major elements.  Include design, materials, condition, alterations, size, setting, and boundaries) 
The subject property is comprised of a corporate office building constructed in 1970. To the south was a large parking lot 
that is currently a building site for a future project. The building is oriented to the south towards the now demolished 
parking lot with South Los Robles running down the side to the east. The north façade is directly attached to 245 S. Los 
Robles, a commercial building constructed in 1981. Remaining landscaping is limited to street trees to the east along 
Los Robles. The building is roughly two stories and has a flat roof, a brick façade, and inset parapets with glazed curtain 
walls. The building essentially has a cube plan with rounded corners. [See Continuation Sheets] 
 
 
 
 
*P3b. Resource Attributes:  (List attributes and codes) HP6 (Commercial building – under three stories)                                  
*P4. Resources Present: 

 ☒ Building ☐ Structure ☐ Object ☐ Site 

☐ District ☐ Element of District 
☐ Other (Isolates, etc.)  
P5b. Description of Photo: (view, date, 

accession #) Primary (south) elevation, 
view northwest 
*P6. Date Constructed/Age and 
Source: ☒ Historic  ☐ Prehistoric   
  ☐ Both 

1970/Pasadena Department of 
Planning and Community 
Development 
*P7. Owner and Address: 

Zhuang and Zhong Los Robles, LLC  
180 N Glendora Ave. Suite 202 
Glendora, CA 91741                                      
*P8. Recorded by: (Name, affiliation, 

and address) Milagros Mujica            
ESA                               
626 Wilshire Blvd., Suite 1100 
Los Angeles, CA 90017         

*P9. Date Recorded: July 2019                          
*P10. Survey Type: (Describe)  
 Intensive Pedestrian            
*P11.  Report Citation: (Cite survey report 

and other sources, or enter "none.")  
ESA, 253 South Los Robles, Pasadena, California: Historic Resource Assessment and CEQA Impacts Analysis, July 
2019 

*Attachments: ☐NONE  ☐Location Map ☒Continuation Sheet  ☒Building, Structure, and Object Record 

☐Archaeological Record  ☐District Record  ☐Linear Feature Record  ☐Milling Station Record  ☐Rock Art Record   
☐Artifact Record  ☐Photograph Record   ☐Other (List):                                                   

State of California  The Resources Agency   Primary #      
DEPARTMENT OF PARKS AND RECREATION  HRI #     

PRIMARY RECORD    Trinomial         

       NRHP Status Code 6Z  

    Other 
     Listings                                                       
    Review Code           Reviewer                  Date                  

P5a.  Photograph or Drawing  (Photograph required for buildings, structures, and objects.) 

 



 

DPR 523B (9/2013) *Required information 

*Resource Name or # (Assigned by recorder)    253 South Los Robles Avenue          *NRHP Status Code    6Z      
Page  2   of   8   

 
B1. Historic Name:   245 South Los Robles                                                                        
B2. Common Name:                                                                          
B3. Original Use:   Commercial two-story          B4.  Present Use:  Commercial two-story                
*B5. Architectural Style:  Late Modern Style                                       
*B6. Construction History:  (Construction date, alterations, and date of alterations) 
The original address of the subject property was 245 Los Robles, but it was changed to 253 Los Robles following the 
subdivision of the property. The first permit on file is for the construction of the subject building issued on February 26, 
1970 designed by Peter J. Holdstock. It appears as though the first permit was refunded. A second permit for the 
construction of the building was issued on April 17, 1970. Jan Wojcechowski of the O.K. Earl Corporation was named as 
the architect. Jan Wojcechowski is usually credited as a structural engineer, so it is possible that Peter J. Holdstock was 
the architect. [See Continuation Sheets] 
 
 

*B7. Moved?   ☒No   ☐Yes   ☐Unknown   Date:                     Original Location:                  

*B8. Related Features: 
 
 
 
B9a. Architect:   Peter J. Holdstock and Jan Wojcechowski               b. Builder:                             
*B10. Significance:  Theme  Corporate Modernism: Late Modernism (1969-1990)    Area   Pasadena  

 Period of Significance _1970_   Property Type   Commercial      Applicable Criteria           
(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Also address integrity.) 

ESA evaluated the subject property under the following historical and architectural themes: Corporate Modernism: Late 
Modernism (1969-1990). ESA also conducted research on the subject property’s construction and occupancy history. 
ESA identified one period of significance for the subject property: 1970, the original construction date of the Commercial 
building. As explained below, ESA recommends the subject property ineligible under all of the applicable federal, state, 
and local criteria due to a lack of significance. The subject property does not appear to be associated with significant 
events or the productive lives of historic personages and lacks architectural merit. Moreover, the subject property has not 
yielded, and is not likely to yield, information important in prehistory or history.   
[See Continuation Sheets] 
 
B11. Additional Resource Attributes: (List attributes and codes)                                               
*B12. References: 
[See Continuation Sheets] 
 
B13. Remarks: 

 
*B14. Evaluator:  Milagros Mujica                    

*Date of Evaluation:  July 2019                             

State of California  The Resources Agency  Primary #                              
DEPARTMENT OF PARKS AND RECREATION HRI#                                            

BUILDING, STRUCTURE, AND OBJECT RECORD  

(Sketch Map with north arrow required.) 

 

  

(This space reserved for official comments.) 
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*P3a. Description (continued): 

The south (primary) façade faces the now demolished parking lot to the south. The primary entrance is 

recessed with a wood veneer, and has a glazed curtain wall with centered metal and glass entrance 

doors (alteration). There is an accessibility ramp and entrance canopy that were constructed in 1996 

(alteration). On either side of the entrance are cast concrete planters. 

The west (side) elevation mimics the main entrance, featuring wood veneer and large glazing 

(alteration). However, this elevation does not include a ramp or concrete planters. In addition, there are 

glazed curtain walls interrupting the brick veneer. The curtain wall to the south has an entrance 

accessed by concrete steps and a ramp.  

On the east (side) elevation, there is another secondary entrance featuring an aluminum storefront 

window flanked with sidelights and a transom with an overhead curtain wall. It is accessed by concrete 

steps with concrete planters on either side that have large mature trees. On either side of the secondary 

entrance are large curtains of windows symmetrically accented with grey spandrel panels. The north 

(rear) elevation directly abuts 245 S. Los Robles to the north. 

*B6. Construction History (continued): 

In 1981, a permit was issued for the construction of an eight-story office building for United California 

Mortgage Pasadena and designed by Ronald T. Aday, Inc., which directly abuts the subject property to 

the north. An additional permit, from that same year, was issued for the construction of a four-level, 

above grade, parking structure also for United California Mortgage Pasadena. Both projects also appear 

to have utilized the same contractor company. The interior of the subject building has had multiple 

permits for tenant improvements and remodels and is not intact. Further, photographic evidence 

suggests that the wood veneer in the south and west entrances were added in approximately 2014.  

*B10. Significance (continued): 

National Register and California Register 

a. Broad Patterns of History 

With regard to broad patterns of history, the following are the relevant criteria: 

National Register Criterion A: Is associated with events that have made a significant contribution to the 

broad patterns of our history. 

California Register Criterion 1: Is associated with events that have made a significant contribution to the 

broad patterns of California's history and cultural heritage. 

State of California  Natural Resources Agency  Primary#                         

DEPARTMENT OF PARKS AND RECREATION  HRI #                  

       Trinomial                    

CONTINUATION SHEET     

Property Name:                                             

Page    3     of      8     
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Pasadena Landmark Criterion A: Is associated with events that have made a significant contribution to 

the broad patterns of the history of the City, region, or State. 

In 1959, the Chamber of Commerce established guidelines for the type of businesses they wanted to 

attract called the “Pasadena Standard.” Guidelines included non-polluting industries that would not 

detract from the local residential neighborhoods, and resulted in a large boom of businesses moving 

into Pasadena. As discussed above, it was during the 1970s and 1980s that much of the area in and 

around the Mary F. Burton Property Tract and Bennett’s Subdivision was redeveloped with new large-

scale development. The Hilton Hotel at 168 Los Robles just north of Cordova Street was constructed in 

around 1970-1971 (about 138 ft.).  By 1971, the commercial office building directly across the street 

from the subject property (260 Los Robles) was constructed. A commercial building at 199 Los Robles 

was constructed in about 1985, directly north of the subject property (about 115 ft.).  To the east, 200 

Los Robles was improved with a commercial building in around 1988. A comparison of the 1970 Sanborn 

map (Figure 8) with a 1983 aerial photo (Figure 9) shows that by that time a large multi-family residence 

and a multi-level above-ground parking structure had been built west of the subject property on Euclid 

Avenue, resulting in the demolition of numerous one- and two-story residences formerly located there.  

The residences formerly located south of the subject property had also been demolished for a parking 

lot.  In the 2000s, a few additional large commercial buildings were constructed in the immediate 

surrounding neighborhood including 435 Cordova Street, built around 2002. However, some historic 

buildings still remain in the immediate surrounding area east and south of the subject property including 

the Masonic Temple, Shakespeare Club and Throop Memorial Church mentioned above as well as 272 

Los Robles (1911) across the street to the east, and 336 South Los Robles Avenue (1904), 325 South Los 

Robles Avenue (1914), 408 East Del Mar Boulevard (1910), 324 South Euclid Avenue (1890), 395 East Del 

Mar Boulevard (1914), and 387 East Del Mar Boulevard (1914) to the south (Figure 10).  While the 

subject property was one of the first of these new developments in the neighborhood, built in 1970, the 

Pasadena City’s Architectural/Historical Development of the City of Pasadena suggests that the first 

major success of the program was the opening of the Bankamericard Center in 1975, five years after the 

construction of the subject building.  The subject property was constructed for the United California 

Mortgage company, one of many mortgage companies in existence in Pasadena at that time. The United 

California Mortgage Company, a consolidation of Marble Mortgage Company, Pacific States Mortgage 

Company, and Insurance Funds Mortgage Co and was one of the nation’s largest mortgage banking firms 

in 1973. The firm had many offices throughout California. The subject property was a local branch 

headquarters established in 1970, with an annex constructed in 1981. While the subject property is 

historically associated with post-war commercial development in Pasadena, the subject building does 

not convey any significant associations with the business development of Pasadena in the 1960s-1970s 

due to its very low integrity.  Therefore, the subject property does not possess significance under the 

National Register Criterion A, California Register Criterion 1, or Pasadena Landmark Criterion A related 

to broad patterns of history.  

b. Significant Persons 

With regard to associations with important persons, the following are the relevant criteria: 

National Register Criterion B: Is associated with the lives of persons significant in our past. 
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California Register Criterion 2: Is associated with the lives of persons important in our past. 

Pasadena Landmark Criterion B: Is associated with the lives of persons who are significant in the history 

of the City, region, or State. 

The subject property does not appear to be associated with the lives of any significant persons, and 

furthermore, the building cannot convey any significant associations due to its low integrity.   Therefore, 

the subject property is recommended ineligible for listing under National Register Criterion B, 

California Register Criterion 2, or Pasadena Landmark Criterion B for eligibility related to a historic 

personage. 

c. Architecture 

With regard to architecture, design, or construction, the following are the relevant criteria: 

National Register Criterion C: Embodies the 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 that 

represent a significant and distinguishable entity whose components may lack individual distinction. 

California Register Criterion 3: Embodies the distinctive characteristics of a type, period, region, or 

method of construction, or represents the work of an important creative individual, or possesses high 

artistic values. 

Pasadena Landmark Criterion C: Embodies the distinctive characteristics of a type, architectural style, 

period, or method of construction, or represents the work of an architect, designer, engineer, or builder 

whose work is of significance to the City or, to the region or possesses artistic values of significance to 

the City or to the region. 

The two story corporate building was constructed in 1970 in the Corporate Modern style and more 

specifically in the Late Modernism style (1969-1990). Like many buildings in the Late Modernist style, it 

has bold beefy shapes wrapped in a singular material. It also has geometric order and grids covered in 

brick veneer and a glass curtain wall. However, it has rounded corners rather than sharp corners often 

found in Late Modernist styles. Another building with rounded corners in the Late Modern style is 

Arroyo Parkway Plaza, 1111 South Arroyo Parkway (1983).  Examples of Late Modern architecture with 

stepped floors and sharp corners include 99 South Oakland Avenue (1986), 100 and 150 E Corson Street 

(1988).  However, the subject building’s association with Late Modernism has been substantially 

compromised by numerous alterations over the years including tenant improvements that have entirely 

altered the interior, the addition of an 8-story annex on the north façade in 1981 that entirely obscures 

the original north elevation of the building, and the south (primary) façade was completely altered in 

around 2014 when a new larger main entrance was installed in a completely different style. A similar 

entrance was installed on the west (side) elevation as well. Due to these alterations, the building does 

not retain any integrity of design, workmanship, or materials. Further, it was not designed by an 

acknowledged master architect.  While architect Peter J. Holdstock and engineer Jan Wojcechowski are 

credited for designing the building, neither of them are considered a master architect or engineer in 

Pasadena or in the Southern Californian region. They are not mentioned in important architectural 
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guides such as David Gebhard and Robert Winter’s An Architectural Guidebook to Los Angeles (2003), 

which includes eight chapters of discussion on significant architecture in the greater Pasadena area. In 

addition, the subject property is a modest example of Holdstock’s work as compared to the Ambassador 

College buildings (Figure 15) or the Children’s Chapel of the Neighborhood Church (Figure 16).  Review 

of Holdstock’s career suggests that his work as Senior Architect with TOKTEC in 1961-1970 represents 

his most productive period in Pasadena when he achieved professional maturity and was managing 

complex projects involving innovative pre-stressed concrete structural systems.  The subject property 

was completed at the end of this period just before he emigrated to Canada, and it appears as though 

Holdstock may have achieved greater prominence in Canada after leaving Pasadena.  The subject 

property is substantially altered and does not retain its integrity of design, workmanship, or materials. 

Therefore, the subject property is recommended ineligible for listing under National Register Criterion 

C, California Register Criterion 3, and Pasadena Landmark Criterion C. 

d. Data 

National Register Criterion D. It yields, or may be likely to yield, information important in prehistory or 

history. 

California Register Criterion 4. Has yielded, or may be likely to yield, information important in prehistory 

or history. 

Pasadena Landmark Criterion D: Has yielded, or may be likely to yield, information important locally in 

prehistory or history. 

While most often applied to archaeological districts and sites, Criterion D/4/D can also apply to 

buildings, structures, and objects that contain important information. In order for these types of 

properties to be eligible under Criterion D/4/D, they themselves must be, or must have been, the 

principal source of the important information. The subject property does not appear to yield significant 

information that would expand our current knowledge or theories of design, methods of construction, 

operation, or other information that is not already known. Therefore, the subject property has not 

yielded or is not likely to yield information important to prehistory or history and does not appear to 

satisfy National Register Criterion D, California Register Criterion 4, or Pasadena Landmark Criterion D. 

*B12. References (continued): 

36 CFR Section 60.2. 

“3 Pasadena Buildings Picked for Distinction,” Pasadena Independent Star-News, March 23, 1969.City of 

Pasadena.  “About Historic Preservation,” (https://ww5.cityofpasadena.net/planning/planning-

division/design-and-historic-preservation/historic-preservation/, accessed 7/8/2019).   

“City of Pasadena,” California Historical Resources Inventory Database, accessed July 3, 2019, 

http://pasadena.cfwebtools.com/search.cfm. 

City of Pasadena Department of Planning & Community Development building records. 
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City of Pasadena Municipal Code, Chapter 17.62.040 

California Code of Regulations, Title 14, Chapter 11.5, Section 4852(c) which can be accessed on the 

internet at http://ohp.parks.ca.gov 

“Concrete Award Winners.” The Los Angeles Times (Los Angeles, CA). March 30, 1969. 
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UNIT SCHEDULE

Name Occupancy Net Area

6th Floor
Unit 601 1-Bedroom 695 SF
Unit 602 2-Bedroom 1044 SF
Unit 603 1-Bedroom 782 SF
Unit 604 1-Bedroom 781 SF
Unit 605 1-Bedroom 781 SF
Unit 606 2-Bedroom 1397 SF
Unit 607 1-Bedroom 775 SF
Unit 608 2-Bedroom 1345 SF
Unit 609 1-Bedroom 611 SF
Unit 610 2-Bedroom 884 SF

9095 SF

5th Floor
Unit 501 2-Bedroom 970 SF
Unit 502 2-Bedroom 979 SF
Unit 503 1-Bedroom 644 SF
Unit 504 1-Bedroom 704 SF
Unit 505 1-Bedroom 655 SF
Unit 506 1-Bedroom 784 SF
Unit 507 2-Bedroom 1056 SF
Unit 508 1-Bedroom 782 SF
Unit 509 1-Bedroom 781 SF
Unit 510 1-Bedroom 746 SF
Unit 511 1-Bedroom 781 SF
Unit 512 1-Bedroom 778 SF
Unit 513 1-Bedroom 775 SF
Unit 514 1-Bedroom 663 SF
Unit 515 2-Bedroom 865 SF
Unit 516 1-Bedroom 610 SF
Unit 517 2-Bedroom 884 SF

13457 SF

4th Floor
Unit 401 2-Bedroom 970 SF
Unit 402 2-Bedroom 979 SF
Unit 403 1-Bedroom 644 SF
Unit 404 1-Bedroom 704 SF
Unit 405 1-Bedroom 655 SF
Unit 406 1-Bedroom 784 SF
Unit 407 2-Bedroom 1056 SF
Unit 408 1-Bedroom 782 SF
Unit 409 1-Bedroom 781 SF
Unit 410 1-Bedroom 746 SF
Unit 411 1-Bedroom 781 SF
Unit 412 1-Bedroom 778 SF
Unit 413 1-Bedroom 775 SF
Unit 414 1-Bedroom 663 SF
Unit 415 2-Bedroom 865 SF
Unit 416 1-Bedroom 610 SF
Unit 417 2-Bedroom 884 SF

13457 SF

3rd Floor
Unit 301 2-Bedroom 970 SF
Unit 302 2-Bedroom 979 SF
Unit 303 1-Bedroom 644 SF
Unit 304 1-Bedroom 704 SF
Unit 305 1-Bedroom 655 SF
Unit 306 1-Bedroom 784 SF
Unit 307 2-Bedroom 1056 SF
Unit 308 1-Bedroom 782 SF
Unit 309 1-Bedroom 781 SF
Unit 310 1-Bedroom 746 SF
Unit 311 1-Bedroom 781 SF
Unit 312 1-Bedroom 778 SF
Unit 313 1-Bedroom 775 SF
Unit 314 1-Bedroom 663 SF
Unit 315 2-Bedroom 865 SF
Unit 316 1-Bedroom 610 SF
Unit 317 2-Bedroom 884 SF

13457 SF

2nd Floor
Unit 201 2-Bedroom 970 SF
Unit 202 2-Bedroom 979 SF
Unit 203 1-Bedroom 644 SF
Unit 204 1-Bedroom 704 SF
Unit 205 1-Bedroom 655 SF
Unit 206 1-Bedroom 784 SF
Unit 207 2-Bedroom 1056 SF
Unit 208 1-Bedroom 782 SF
Unit 209 1-Bedroom 781 SF
Unit 210 1-Bedroom 746 SF
Unit 211 1-Bedroom 781 SF
Unit 212 1-Bedroom 778 SF
Unit 213 1-Bedroom 775 SF
Unit 214 1-Bedroom 663 SF
Unit 215 2-Bedroom 865 SF
Unit 216 1-Bedroom 610 SF
Unit 217 2-Bedroom 884 SF

13457 SF

1st Floor South
Unit 101 2-Bedroom 970 SF
Unit 102 2-Bedroom 978 SF
Unit 103 1-Bedroom 643 SF
Unit 104 1-Bedroom 704 SF
Unit 105 1-Bedroom 654 SF
Unit 106 1-Bedroom 784 SF
Unit 107 2-Bedroom 1056 SF
Unit 108 1-Bedroom 782 SF
Unit 109 1-Bedroom 781 SF
Unit 110 1-Bedroom 781 SF
Unit 111 1-Bedroom 782 SF
Unit 112 1-Bedroom 726 SF
Unit 113 1-Bedroom 611 SF
Unit 114 2-Bedroom 884 SF

11135 SF
Grand total: 92 74060 SF

Gross Floor Area

Gross Area

1st Floor 16133 SF
2nd Floor 16573 SF
3rd Floor 16571 SF
4th Floor 16571 SF
5th Floor 16571 SF
6th Floor 11748 SF

94165 SF

AREA SUMMARY PROGRAM SUMMARY

VIEW FROM THE SOUTHEAST

UNIT SUMMARY

SECOND FLOOR

1-Bedroom 12
2-Bedroom 5

17

THIRD FLOOR

1-Bedroom 12
2-Bedroom 5

17

FOURTH FLOOR

1-Bedroom 12
2-Bedroom 5

17

FIFTH FLOOR

1-Bedroom 12
2-Bedroom 5

17

SIXTH FLOOR

1-Bedroom 6
2-Bedroom 4

10

TOTAL UNIT COUNT

1-Bedroom 64
2-Bedroom 28

92

FIRST FLOOR

1-Bedroom 8
2-Bedroom 4
1-Bedroom 2

14

UNITS LESS THAN 650 SF

1-Bedroom 11
11

Assessor's Parcel Number: 5722-030-162

General Plan 
Land Use Designation: Medium Mixed Use

Zoning District: CD-2/ Mid Town Civic Auditorium

Existing Buildings  43,544 sf 2-Story Office Building
to be Removed:

Proposed Building(s): One New Building:
    6 Above-grade Habitable Levels
    2 Below-grade Parking Levels

Lot Area: 35,502 sf

Base Density Allowed: 87 Dwelling Units/ Acre = 71

29.6% Density Bonus Proposed Market Rate = 84
    Very Low Income =   8

Total = 92

Designated 2 BR: 215, 415
Very Low Income Units 1 BR: 204, 305, 316

404, 505, 516

Parking:
     1-Bedroom Units 64 Spaces

64 Units x (1 space per Unit)
     2-Bedroom Units 56 Spaces

28 Units x (2 spaces per Unit)
     Visitor 9 Spaces

[Min:  92 Units x (0.10 spaces per Unit)]
     Total Spaces Required = 129

Proposed
Basement 1 41
Basement 2 43
Basement 3 47
Total 131

Tandem Stalls  12
Max. Allowed 30%
Proposed 9%

Loading: Required None
Proposed None

ZONING SUMMARY

Building Area, Height, Open Space Summary

Base F.A.R. Allowed: 2.25    x 35,502 sf = 79,879 sf
Concession Proposed:  to 2.65   x 35,502 sf = 94,165 sf

Height Limit: 60 (75) Height Averaging Allowed
Concession Proposed:  to 80'-0" (no averaging)**

**Heights not including appertenances, See Sheet A-2.3
   for more information

Open Space Coverage:
Required (30% of Net Area) = .3 x 74,060 sf

 = 22,218 sf
Proposed
        Common Courtyard   2,432 sf

Add'l Front      963 sf (Courtyard & Drive Excluded)
North Yard   3,051 sf
Patio Easmt   2,251 sf
South Yard   2,556 sf
6th Floor   2,037 sf East Terrace
6th Floor   2,092 sf Sundeck

Subtotal Common Open Space 15,382 sf

Private Balconies (Max 35%) (Minimum Dimension = 6'-0" Typ.)
1st Floor      2,180 sf (Patios)
2nd Floor      899 sf    (Balconies)
3rd Floor      899 sf    (Balconies)
4th Floor      899 sf    (Balconies)
5th Floor      899 sf    (Balconies)
6th Floor   1,163 sf    (Balconies)

Subtotal Balcony Open Space   6,938 sf (= 31.1% < 35% - OK)

Total Open Space Proposed 22,320 sf > 22,218 sf (OK)

No. Description Date

PROJECT TEAM

Owner:
Zhuang & Zhong Los Robles, LLC
c/o Robert Artura, agent
180 N. Glendora Avenue
Glendora, CA 91741

Architect:
Tyler Gonzalez Architects
139 South Hudson Street, Suite 300
Pasadena, CA 91101
Contact:  Rob Tyler
Phone:  626.396.9599
Email:  Rob@TGArchitects.net

Landscape Architect:
Tyler Gonzalez Architects
139 South Hudson Street, Suite 300
Pasadena, CA 91101
Contact:  Robert Martin
Phone:  626.396.9599
Email:  RMartin@TGArchitects.net

(not to scale)

GENERAL NOTES

All work shall conform to the governing codes, documents and agencies
having jurisdiction over the project.  The governing code is the 2016
California Building Codes; CBC, CMC, CPC, CEC, as amended by the City
Ordinance and the 2016 Title 24 Energy Standards.

Contractor shall obtain and pay for all necessary permits from all
agencies having jurisdiction over the work, except only general building
permit.

Verify all conditions and dimensions at the job site.  Deviations from the
Contract Documents shall be reported to the Architect before proceeding
with the work.  Commencement of work shall be construed as acceptance
of all conditions, dimensions, and substrates.

All dimensions are face of stud or sheathing and centerline of columns
unless noted otherwise.

Drawings are not to be scaled; use written dimensions only.  Report
dimensional discrepancies to the Architect before proceeding with the
work.

Maintain a complete set of drawings and specifications on the job site at
all times, including copies of all the Architect's supplemental instructions,
construction change authorizations, reviewed shop drawings and project
submittals.

Provide construction barriers to conform with the requirements of Local
and County agencies.

Separate permit required for perimeter retaining walls.

1.

2.

3.

4.

5.

6.

7.

8.

FIRE DEPARMENT NOTES

Buildings shall be fully sprinklered per City of Pasadena Fire Department
Multi-Family Dwelling Sprinkler Standards.

The Fire Lane shall be marked with red curbing and signage.  Signage
beyond the fire lane shall be provided shwowing the weight capacity of the
driveway.

Minimum 2A: 10BC fire extinguishers shall be provided showing on the
exterior.  Max. travel distance from any unit to an extinguisher shall be 75
feet.

1.

2.

3.

SHEET INDEX

A-4.1 BUILDING SECTION E-W
G-0.0 TITLE SHEET
G-0.1 PERSPECTIVES
G-0.2 SITE CONTEXT
G-0.3 SITE CONTEXT
G-0.4 SURVEY & TREE INVENTORY
G-0.5 OPEN SPACE DIAGRAMS
A-1.0 SITE & LANDSCAPE  PLAN
A-2.0 GROUND FLOOR PLAN
A-2.1 FLOOR PLANS 2-5
A-2.2 6th FLOOR PLAN
A-2.3 ROOF PLAN
A-2.4 B1 BASEMENT PLAN
A-2.5 B2 BASEMENT PLAN
A-2.6 B3 BASEMENT PLAN
A-3.0 EAST ELEVATION
A-3.1 NORTH ELEVATION
A-3.01 EAST ELEVATION - CONTEXT
A-3.2 WEST ELEVATION
A-3.3 SOUTH ELEVATION
A-4.0 BUILDING SECTION N-S

BUILDING CODE SUMMARY

Applicable Building Codes: Building regulations specified in Title 14
   of the Pasadena Municipal Code 

2016 California Building Code
2016 California Mechanical Code
2016 California Plumbing Code
2016 California Electrical Code
2016 California Fire Code
2016 California Residential Code
2016 California Energy Code
2016 Green Building Standards
Energy Conservation regulations
   specified in Title 24 of the California
   Code of Regulations
California Disabled Access

Type of Construction: Levels B1/ B2 Type IA
Floor 1 Type IA
Floors 2-6 Type IIIA
Sprinklered Throughout
Vertically & Horizontally Separated

Occupancy/ Building Types: S-2: (Type IA) Sub Garages
R-2: (Type IA) Ground Floor
R-2: (Type IIIA) Floors 2-6

VICINITY MAP

NORTH

PROJECT SITE

E COLORADO BLVD

E DEL MAR BLVD

S 
LO

S 
R

O
BL

ES
 A

VE

E CALIFORNIA BLVD

S 
FA

IR
 O

AK
S 

AV
E

S 
AR

R
O

YO
 P

KW
Y

CORDOVA ST

S 
LA

KE
 A

VE

E WALNUT ST

E GREEN ST

S 
EL

 M
O

LI
N

O
 A

VE

S 
EU

C
LI

D
 A

VE

S 
M

AR
EN

G
O

 A
VE

S 
O

AK
LA

N
D

 A
VE

S 
R

AY
M

O
N

D
 A

VE

S 
M

AD
IS

O
N

 A
VE

S 
O

AK
 K

N
O

LL
 A

VE

S 
H

U
D

SO
N

 A
VE

E UNION ST

Net Residential Area

11135 SF
13457 SF
13457 SF
13457 SF
13457 SF
9095 SF

74060 SF

BASEMENT AREA
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Remove Building and all Hardscape
including walls, paving and other
ammenities within the Property Line.
Prior to demolition verify location of all
utilities, mark these in the field and obtain
all required permits.
See schedules on this plan for disposition
of on and off-site trees.
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6 foot wide Sidewalk

5 foot wide planted area

Street Light
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Ground Floor Open Space

6th Floor
Open Space

2nd-5th Floor
Open Space

Area Schedule (Common Open Space)

Name Number Area Area Type Comments Level

Sundeck Common Open
Space

2092 SF Building
Common
Area

Open
Space

6th Floor

Courtyard Common Open
Space

2432 SF Building
Common
Area

Open
Space

1st Floor
South

E Terrace Common Open
Space

2037 SF Building
Common
Area

Open
Space

6th Floor

South Yard Common Open
Space

2556 SF Building
Common
Area

1st Floor
South

North Yard Common Open
Space

3051 SF Building
Common
Area

1st Floor
South

Add'l Front
Open
Space

Common Open
Space

963 SF Building
Common
Area

1st Floor
South

Patio
Easement

Common Open
Space

2251 SF Building
Common
Area

1st Floor
South

Grand total: 7 15382 SF

Area Schedule (Private Open Space)

Name Number Area Area Type Comments Level

Balcony Private 86 SF Building
Common
Area

Private 4th Floor

Balcony Private 116 SF Building
Common
Area

Private 4th Floor

Balcony Private 116 SF Building
Common
Area

Private 4th Floor

Balcony Private 116 SF Building
Common
Area

Private 4th Floor

Balcony Private 116 SF Building
Common
Area

Private 4th Floor

Balcony Private 116 SF Building
Common
Area

Private 4th Floor

Balcony Private 116 SF Building
Common
Area

Private 4th Floor

Balcony Private 116 SF Building
Common
Area

Private 4th Floor

4th Floor: 8 899 SF
5th Floor
Balcony Private 86 SF Building

Common
Area

Private 5th Floor

Balcony Private 116 SF Building
Common
Area

Private 5th Floor

Balcony Private 116 SF Building
Common
Area

Private 5th Floor

Balcony Private 116 SF Building
Common
Area

Private 5th Floor

Balcony Private 116 SF Building
Common
Area

Private 5th Floor

Balcony Private 116 SF Building
Common
Area

Private 5th Floor

Balcony Private 116 SF Building
Common
Area

Private 5th Floor

Balcony Private 116 SF Building
Common
Area

Private 5th Floor

5th Floor: 8 899 SF
6th Floor
Balcony Private 85 SF Building

Common
Area

Private 6th Floor

Balcony Private 116 SF Building
Common
Area

Private 6th Floor

Balcony Private 116 SF Building
Common
Area

Private 6th Floor

Balcony Private 116 SF Building
Common
Area

Private 6th Floor

Balcony Private 322 SF Building
Common
Area

Private 6th Floor

Balcony Private 116 SF Building
Common
Area

Private 6th Floor

Balcony Private 292 SF Building
Common
Area

Private 6th Floor

6th Floor: 7 1163 SF
Grand total: 43 6938 SF

Area Schedule (Private Open Space)

Name Number Area Area Type Comments Level

1st Floor South
Patios Private 845 SF Exterior

Area
1st Floor
South

Patios Private 1051 SF Building
Common
Area

1st Floor
South

Patios Private 119 SF Building
Common
Area

1st Floor
South

Patios Private 164 SF Building
Common
Area

1st Floor
South

1st Floor South: 4 2180 SF
2nd Floor
Balcony Private 86 SF Building

Common
Area

Private 2nd Floor

Balcony Private 116 SF Building
Common
Area

Private 2nd Floor

Balcony Private 116 SF Building
Common
Area

Private 2nd Floor

Balcony Private 116 SF Building
Common
Area

Private 2nd Floor

Balcony Private 116 SF Building
Common
Area

Private 2nd Floor

Balcony Private 116 SF Building
Common
Area

Private 2nd Floor

Balcony Private 116 SF Building
Common
Area

Private 2nd Floor

Balcony Private 116 SF Building
Common
Area

Private 2nd Floor

2nd Floor: 8 899 SF
3rd Floor
Balcony Private 86 SF Building

Common
Area

Private 3rd Floor

Balcony Private 116 SF Building
Common
Area

Private 3rd Floor

Balcony Private 116 SF Building
Common
Area

Private 3rd Floor

Balcony Private 116 SF Building
Common
Area

Private 3rd Floor

Balcony Private 116 SF Building
Common
Area

Private 3rd Floor

Balcony Private 116 SF Building
Common
Area

Private 3rd Floor

Balcony Private 116 SF Building
Common
Area

Private 3rd Floor

Balcony Private 116 SF Building
Common
Area

Private 3rd Floor

3rd Floor: 8 899 SF
4th Floor



C
EN

TE
R

 L
IN

E 
O

F

S.
 L

O
S 

R
O

BL
ES

 A
VE

.

PR
O

PE
R

TY
 L

IN
E

N
 0

0°
 0

0'
 2

6"
 W

  1
83

.0
0'

PR
O

PE
R

TY
 L

IN
E

N
 0

0°
 0

0'
 1

2"
 W

  1
93

.1
8'

PROPERTY LINE
N 89° 56' 35" E  49.95'

PROPERTY LINE
N 89° 59' 48" E  186.44'

Drive/ Ramp
Down

Existing 97,758 sf
4-Story Parking Garage

Proposed 98,859 sf 6-Story
Condominium Building w/

2-Story Subterranean
Parking Structure

Line of Subterranean Parking
Structure

Line of Subterranean
Parking Structure834.90' 833.00'

830.15'

828.75'

833.90'

(N) Curb Cut(E) Site Wall

Line of Balcony
Above

Line of
Balconies
Above

Line of Building
Above

Line of Building
Above

(E) Street Light

(E) Street Sign

Side Setback

Front Setback

City of Pasadena 19'
Utilities Easement
(to be Relocated)

City of Pasadena 5'
Utilities Easement

Existing 43,544 sf
 2-Story Office Building to be
Removed

COURTYARD

NORTH YARD

EXISTING PATIO REMAINS
(no work)

SOUTH YARD

EAST YARD
Open Space

1427 SF

19' - 0"

5' - 0"

Basement Parking Egress Stairs

26
' -

 6
"

39' - 0"

33' - 0"

15
5'

 - 
10

"

10
' -

 0
"

5' - 0"

Water
Feature

84
' -

 0
"

68
' -

 1
"

10
' -

 8
"

15
2'

 - 
1"

30
' -

 6
"

19
' -

 0
"

33' - 10" 146' - 2" 6' - 5"

40' - 11" 139' - 1" 6' - 5"

54' - 4"

DN

Existing 4-Story Apartment
Complex

18
3'

 - 
1"

152' - 7"

55' - 9"

(E) Street Tree
Quercus engelmannii
Pasadena Oak
shall remain

63
' -

 1
1"

30' Easement for Fire
Separation

30
' -

 0
"

(E) Pinus canariensis
Norfolk Island Pine
shall remainPR

O
PE

R
TY

 L
IN

E
N

 0
0°

 0
4'

 5
7"

 W
  1

0.
00

'

PROPERTY LINE
N 89° 56' 35" E  136.52'

Seat
Wall

Walk Walk

Seat
Wall

Walk

Seat
Wall

Seat
Wall

Multi-Branch
Specimen

Tree

43
' -

 0
"

8'
 - 

0"
6'

 - 
0"8' - 0"

64' - 6"

24' - 6"

Fountain
Art

Feature

12' - 0"

ACCESS
EASEMENT
(existing AC

Paving
Remains)

 6 ft CMU Wall w
Stone Veneer

Private Patio Private Patio Private Patio Private Patio
Private Patio

Private
Patio

Private
Patio

Private
Patio

Private
Patio

Private
Patio

Conc
Walk

1-36" Box
Koelreuteria bipinnata
Chinese Flame Tree

Olea europae - Olive Tree Multi
5 Specimen Trees = to 36" Box Size or larger.

Canopy Replacement Tree
1 - 36" Box
Pinus canariensis
Canary Island Pine

Canopy Replacement Tree
1 - 36" Box
Pinus canariensis
Canary Island Pine
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Podocarpus macrophylla
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1-36" Box
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1-24" Box
Prunus ceracifera 'Allred'
Flowering Purple Plum

1-24" Box
Prunus ceracifera 'Allred'
Flowering Purple Plum

1-24" Box
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Flowering Purple Plum

1-24" Box
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Aloe

Deer Grass
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