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Scope and Intent

Introduction 

In support of the Historic Structures Report for Residence A at Barnsdall Park,
Melvyn Green and Associates, Structural Engineers has developed this structural
and condition report on the building. 

The building has been used by the Department of Parks and Recreation for many
years as an center for art classes. Basic use of the building has been class, work
areas and office.

Intent

The intent of this report is to provide information on the building, its structural
condition, previous structural alterations and recommendations for any needed
repair or retrofit work.

In this report the structure is described and its probable load carrying capacity
determined. Further the lateral load system of the building was reviewed and
discussed. 

To assist in the development of alternate uses for the building, a general review of 
building code provisions and possible effects are included. 

Limitations

This report is based on records and previous plans. Work is limited to visible
areas. No additional destructive investigation was conducted. 
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Methodology

Documents

In order to prepare this report a review of architectural records and drawings was
conducted. The following were reviewed:. 

• Review of original plans prepared by Frank Lloyd Wright, 1921 were
reviewed for general floor layout. 

• Elevations and sections from the Schindler archives were provided for
review.

• Plans prepared by Melvyn Green and Associates, for repair and hazard
mitigation after the 1994 Northridge earthquake. Selected portions of the
plans are included herein. 

Inspection

A visual inspection of all interior areas of the building, as well as the exterior,
was conducted as part of this work.

Gridlines

The floor plans have an overlay of gridlines to assist in defining work locations
and, in this report, for describing conditions at specific locations. Within this
building description the gridlines are used to describe the location of various wall
materials, repair locations, and other building information. 
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Plate 1. Base ment plan.
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Plate 2. First floor plan
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Plate 3. Sec ond floor plan.
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Plate 4. Main roof plan
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Plate 5. Pent house plan.



Building Structural Description

General

The building is a two story structure on the north facing slope of Barnsdall Park
in Los Angeles. The building is a modified “T” shape. The building is constructed 
of hollow clay tile (HCT) walls with a wood framed roof and floors.

The roof has a number of different levels Typically there is a step of about 18
inches  between the living room and the dining room and the living room and the
small bedroom on the second floor. 

The roof over the bedroom wing on the south side of the building is about 3 feet
above the roof of the living room.

There is a penthouse over the toilet room that provides access to the roof. The
penthouse roof is about 7 feet above the living room roof.

Structural Description

Foundation, Retaining Walls, and Basement

Foundations for the exterior walls are continuous concrete footings. The size and
depth is unknown. Based on the other structures on the site, they are assumed to
be 18 inches wide, 12 inches in thickness and from 12 inches to 18 inches into the 
soil. Whether or not the footings are reinforced is not known. This is typical for
the walls along gridlines 1, 2 and 3, as well as along gridlines A, A.2, C.8 and D.

The walls of the garage, gridlines 1, 2 A and D, are concrete. The walls in the
along gridline B and C, and gridline 4, are concrete up to the grade line. 

The retaining wall along A.5 from gridline 3 to 3.5 is concrete. The other
retaining walls are assumed to be cast concrete with a formed pattern. This would
be along grid C.5. It is not known whether or not they are reinforced.

Wall Construction

The exterior walls of the building are of hollow clay tile (HCT) construction.
Some of the HCT walls are also on the interior. 

Wall heights vary in the building. The living room has a ceiling height of 13 feet
2 inches. Upstairs rooms have a ceiling height of 8 feet 3 inches. First floor rooms 
have a ceiling of 9 feet 4 inches. The height of the garage is about 8 feet. 
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On gridline 1 the HCT extends to the roof and is the parapet. Along gridlines A
and D, from gridline 1 to 2, the condition is the same. 

The wall on gridline 2 is HCT from foundation to second floor line, from gridline
B to C. Above the second floor the wall is masonry as it is the chimney. A short
portion of the wall along gridline 2, from C.7 to D is also HCT. In this same area,
along gridline 2.3, the wall is HCT from grade to second floor line, then wood
frame above the second floor line. 

HCT walls are along gridline A from gridline 2 to 3. On gridline C.7 from
gridline 2 to 3, the wall is HCT one story in height. Along gridline 3 from
gridlines A to B.5 on the first floor the wall is HCT. The HCT along gridline 3 is
only from gridline A to B on the second floor.. 

The south  section of the building, from gridline 3 to 4 and along gridlines B and
C have exterior wood stud walls above grade. 

Most of the interior walls are constructed of 2 inch by 4 inch wood studs spaced
at 16 inches on center. 

Floor Framing

Floor framing consists of 2 inch by 10 inch wood joists spaced at 16 inches on
center. A double layer wood floor is placed over the joists. The bottom layer is 1
inch boards placed diagonally. The top layer is the finish flooring. 

Roof Framing 

The roof has many levels. The roof is framed with 2 inch by 10 inch rafters
spaced 16 inches on center. On top of the rafters is a layer of 1 inch straight board 
sheathing. 

A layer of ½ inch plywood was added over the sheathing in some areas of the roof 
as part of the mitigation work after the 1994 Northridge earthquake. The area with 
plywood is generally from gridline A to C from gridlines 1 to 2, over the living
room. This area is flat plane. In areas C to D from gridlines 1 to 2. the roof is
about 18 inches higher. This also has a layer of plywood. The area of gridlines A
to B from gridlines 2 to 3 is also 18 inches higher than the roof over the living
room and has a layer of plywood.

Northridge Earthquake Damage

The building was damaged in the 1994 Northridge earthquake. The damage
consisted of an outward exterior movement of the living room wall at the
northeast corner, gridline A and 1. There was come cracking at the joints between 
different materials. 
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Previous Seismic Strengthening

In response to damage to all the buildings at Barnsdall Park, the Federal
Emergency Management Agency (FEMA), funded repairs of damage and selected 
mitigation against future earthquakes. 

Building Code Requirements

Residence A was constructed as a single family dwelling. (R-3 Occupancy
Group) Whether or not any special code approvals and provisions were granted to 
permit it use for art classes is not known. 

Reuse considerations should limit the occupant load in the building. 

Business Occupancy -Use as a “welcome center,” ticket and site information
facility, with offices would change this to a Group B type occupancy.
Informational displays, small group presentations, and waiting areas would be
within the same group. 

Reuse with a group B occupancy would require a review of exit system capacity
and exit path. Doors to stairways may have to be provided with closers to limit
smoke spread. 

Existing wall finish materials, plaster, should be within flame spread and smoke
generation limits. Fire alarm and detection system improvements may be
required. Height and area, as well as location on the property, should not be a
problem.

Floor loads as an office should be considered acceptable. However no
calculations have been made to verify this. 

Assembly Use - If the space were to be an art gallery, or other assembly space,
additional code issues would result. Art galleries are considered assembly spaces.
This requires additional fire protection, panic hardware, and other requirements. 
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Structural Findings and Recommendations

General

Residence A at Barnsdall Park has several structural issues that will need to be
addressed. These are:

• Seismic Safety

• Retaining Walls

• Building Settlement

• Deterioration

Seismic Safety

Seismic safety in unreinforced masonry building can be improved and building
use continued under the provisions of the Los Angeles Building Code. The
building code provisions require the following specific evaluation and retrofit
measures:

• Parapet Bracing

• Wall Anchors for Out of Plane Loads

• Wall Stability

• Diaphragm Stiffness and Strength

• In-plane Shear Improvements

Specific Work Items

Parapets - The parapet is the portion of walls extending above the roof. These
tend to rock in earthquakes and topple outward. The parapets were braced in a
very elegant manner as part of the FEMA hazard mitigation work. Most parapet
bracing is accomplished with diagonal braces back to the roof. In this case a
vertical element was placed against the parapet and anchored to the roof to brace
the parapet. 

Wall Anchors - Wall anchors attach the wall to the roof and/or floor. These
anchors keep the wall from falling outward. Wall anchors were installed in most
of the HCT walls as part of the FEMA-funded work. Anchors were installed at the 
roof, second floor line, and first floor line. However, more anchor work remains. 

Wall Stability - Walls within a certain height to thickness (h/t) ratio are stable if
adequately attached at the floor and roof. Design for wall stability was not
included in the FEMA work. It appears, at initial review, that the first floor walls,
except for the living room are within allowable limits. Second floor walls may be
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within acceptable limits. The living room walls exceed the allowable h/t limit.
Some retrofit will be required. 

Diaphragm Stiffness - The diaphragms are the roof and floors. The floors are a
double layer wood construction which is of adequate strength. The roof is straight 
board sheathing which is inadequate. The varying elevations of the roofs pose
some engineering difficulties for analysis. Loads need to be “dragged” to the
various walls to resolve forces. This is very difficult in roofs with varying levels
and concerns about any visual impact. As part of the FEMA mitigation work,
plywood was added to strengthen some of the roof diaphragms. Some
drag/collector elements were added the extent is not clear due to difficulties with
field installation. Design, additional plywood, and collectors are required. 

In-plane Shear - Shear forces in the plane of the wall need to be resisted. Shear
strength is determined by physical tests and the adequacy of the wall check by
analysis. No work was done on this in the 1994 Northridge repair activities. 

Additional work may require posts, or other supports, under any beams supported
by the HCT walls. 

Hollow Clay Tile (HCT)

Hollow clay tile, used for the walls of Residence A, has a number of design and
construction aspects that will effect any seismic improvements. 

HCT is a fired clay masonry product. It comes in varying thickness, from 2 inches 
to 8 inches thick. The tile size vary from 8 inches square to more rectangular size. 
In most cases the walls are constructed of two or more wythes of HCT masonry.

The advantage of HCT is its relatively light weight, less than half that of a brick
wall of equal thickness. The cost for material and installation may be less, but no
cost comparison records are available. 

The issue with HCT walls is that they are not reinforced and thus are an
unreinforced masonry, a known potential seismic hazard. It cannot be practically
reinforced as the vertical cells may not align. Sometimes the blocks are turned 90
degrees which blocks the flow of grout and reinforcing. 

It is a weak material and not homogeneous in that there may be aggregates of
varying size in the block. Connections to the HCT are difficult in that there is
little wall thickness to connect to with epoxy adhesives and any drilling into the
block to place bolts sometimes results in spalling of the clay surface. 
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Retaining Walls

There is no information on the retaining wall construction around the site. Walls
may be of a cantilevered design, designed using gravity (self-weight), or be
braced with tie beams and “deadmen.” The wall at the Entry walkway shows
distress with a vertical crack. Additional investigation is recommended.

Settlement

Foundation settlement is suspected along the north wall, specifically at the
northeast corner, and possibly at the southeast corner where past grading
operations removed some of the hillside. A forensic geotechnical investigation
should be done. 

Deterioration

In observing the various building elements there is significant deterioration. Most
problems are caused by water and possible inappropriate changes made over the
years. 

Issue to consider are:

Site Watering - Sprinklers and water flow cause most of the problems. Masonry
absorbing water, and the flow of water at the base of the building, has resulted in
interior staining of concrete and masonry, spalling of paint and stucco, and
possibly the damage to the retaining walls. 

Coatings - Some of the buildings on the site have had exterior coatings that
limited “breathability” of the walls. The building should be checked to determine
what layers of paint, and how many, have been applied and whether any of these
are causing problems.

Building Occupant Load - The use as an art center has resulted in damage to the
interior plaster and wood. Materials and boards have been applied to surfaces
without consideration of the underlying damage. With the elimination of such use
the walls and floors can be repaired and restored. 

Building Code Issues 

Building code requirements were discussed earlier in this report. Requirements
for any use will be:

Seismic Safety - Meet the Los Angeles URM ordinance fully. Today there is
partial compliance.

Occupancy - Any occupancy will require compliance with exit requirements, use
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Accessibility - Access to the building and public spaces will be necessary.
Restrooms will need to comply. 
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STUCCO AND MASONRY - CONDITION REPORT 
 

RESIDENCE A 
Barnsdall Park 

 
Los Angeles, California 

 

 
 
INTRODUCTION 
 
This report is written at the request of Mr. Robert Chattel of Chattel Architecture, 
Planning & Preservation to address the condition of masonry surfaces at the Residence A 
at Barnsdall Park in Los Angeles, California.  The scope of this report is limited to 
interior and decorative masonry components.  Structural masonry elements such as 
concrete foundations walls will be the purview of the Structural Engineer for the survey. 
 
The report is based upon a visual survey of the interior and exterior of the building.  
Where possible, closer examination of the masonry took place to verify conditions 
observed from a distance.  No intrusive or destructive testing took place, and it should be 
emphasized that the conclusions drawn from this survey are based upon primarily visual 
examination.  Notwithstanding the limitations of this method, the visual inspection 
process can be a valuable tool in the assessment of a structure regarding evidence of 
decorative veneer problems, if they exist. 
 
SITE CONDITIONS 
 
EXTERIOR   
 
The Residence A structure is a 2-story structure with basement measuring approximately 
40 feet by 60 feet at the base.  The structure is a combination of wood-framing and 
hollow clay tile walls clad on the exterior with cement stucco with wood and cast stone 
decorative trim elements. (Illustration #1).   
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These areas with decorative cast stone trim are located at window surrounds and spandrel 
panels and the site retaining walls, and flat area surfaces of the façade between 
fenestrations are covered with cement stucco. 
 
INTERIOR 
 
The interior masonry decorative components consist of cast-in-place concrete slabs 
scored to resemble tile, with two fireplaces that appear to be built of brick where 
exposed.  There are also several rooms with cast concrete flooring of a less decorative 
nature.  There are numerous locations where hollow clay tile demising walls exist, but 
these will be addressed by the structural engineer. 
 
OBSERVATIONS 
 
EXTERIOR 
 
Our visual examination of the building’s decorative facade discovered numerous signs of 
movement and water damage.  Most of this damage can be attributed to the infiltration of 
moisture into the cast stone substrates, causing the interior ferrous metal reinforcing bars 
to rust and expand in a process known as ‘ironjacking.’ This expansion has caused the 
decorative cast stone to crack and spall at numerous locations.  Areas of observations are 
listed as follows: 
 
Entry: 

• The existing decorative entry slab is cracked and possibly settling.  Inappropriate 
new concrete has been installed in the center of this entry slab area (Illustration 
#2).  Inappropriate concrete access ramp has been added to this area. 

• The north and south retaining walls on either side of the entry walkway have 
moved over time with noticeable shifting of the foundations.  Attached decorative 
cast stone is cracked and spalled at several locations. (Illustrations #3+#4).   

• The planters and smaller retaining walls at the outer entry are also damaged and 
show signs of shifting foundations and internal metal decay (Illustration #5).   

• The balcony above the entry is clearly the victim of water infiltration from likely 
faulty drains in the deck.  This has contributed to the further infiltration of 
moisture into the structure’s internal framing, and caused noticeable movement in 
the wood, cast stone, and cement stucco (Illustrations #6 + #7).   

West Elevation: 
• At the southwest corner service entry there is noticeable cracking and spalling in 

approximately 10 lineal feet of decorative cast stone trim. 
South Elevation: 

• Grout between cast stone trim elements is missing or cracked. 
East Elevation: 
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• Maid’s room entry has several areas of decorative cast stone trim that are 
damaged or missing (Illustration #8).  Possible stucco delaminination was also 
noted. 

 
 
North Elevation: 

• Wood outbuilding and slab adjacent to the original structure represent an 
inappropriate addition to the site. 

• Evidence of the previously removed balcony attachment indicate the likely 
location of this missing component (Illustration #9).   

 
INTERIOR 
 
Entry: 

• The entry floor is decorative colored concrete, cast-in-place and scored to 
represent tile paving. There are numerous cracks throughout this area, and on the 
similar concrete steps leading to the basement.  Old wax coating and soiling have 
built up on these surfaces over the years (Illustration #10).   

Living Room Windows: 
• Though the interior HCT supports are not the focus of this review, it should be 

noted that an intrusive structural upgrade to these elements between doors would 
be feasible and welcome, given their current structural enhancement (Illustration 
#11).   

Fireplaces: 
• There are two fireplaces, one in the living room, and one in the ground floor 

bedroom.  Both are composed of concrete hearths with brick surrounds.  Both 
have been painted and/or covered with wood sheeting and otherwise obscured 
from clear view (Illustration #12).   

Maid’s Room: 
• The original scored concrete floor has been repaired in previous years and has, in 

addition to normal slab-cracks, an intrusive and inappropriate repair that shows as 
a non-matching cement patch (Illustration #13).  Plaster on the lower wall has 
dissolved and failed at several areas.   

Garage Basement: 
• The original scored concrete floor in the garage has been coated and stripped in 

previous years, and displays signs of dirt buildup and discoloration.  Plaster on the 
lower wall has dissolved and failed at several areas. 
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RECOMMENDATIONS 
 
EXTERIOR 
 
General comments regarding the exterior masonry components:  Decorative Cast Stone:  
Complete paint removal from decorative cast stone units should be achieved using 
chemical coatings removers and pressurized rinse water.  Grout replacement (repointing) 
and repair of decorative cast stone should be an important part of repair efforts, since 
keeping moisture out of the building envelope should be a primary concern.  Repointing 
should consist of removal of the cracked or damaged grout and replacement with new 
mortar formulated to match the original cleaned mortar in color and texture.  Damage and 
spalling due to ironjacking of interior iron reinforcing components should be repaired 
after all necessary interior steel repairs are completed.  There will also be the required 
molding and production of approximately 30 lineal feet of new matching decorative cast 
stone at several locations. 
 
All exterior stucco should be stripped of all existing paint using chemical coating 
removers and pressurized rinse water as for the cast stone above.  All elevations currently 
exhibit minor damage of existing cement stucco at several locations, indicating that the 
cement stucco veneer has separated from the concrete substrate, or is likely to fail in the 
near future.  The entire stucco portion of the exterior façade should be tapped to sound 
out areas of delaminated stucco coating.  Repairs should consist of removal of all 
unsound cement stucco from the supporting substrate, and replacement with new stucco 
prior to painting of all surfaces.   
 
Once repairs and replacement are complete on both stucco and cast stone, all masonry 
elements should be repainted, but this time using a mineral-based coating system from 
Silin or Keim.  These coatings are silicate-based, highly breathable, and offer an 
anticipated lifespan of 50-100 years depending on local conditions. 
 
Other exterior areas needing more specific attention: 

• Entry: The existing ramp should be removed and the entire entry area 
reconstructed in a manner more consistent with the original design and 
construction.  Crack repairs of the decorative concrete flooring should be 
executed after complete cleaning and removal of surface dirt and old coatings. 

• Balcony Above Entry:  The balcony has likely been subjected to long-term 
internal moisture penetration, and will require some dis-assembly in order to 
correct the source of this problem.  Once all framing and structural issues are 
resolved, any previously removed decorative elements can be reinstalled, 
matching cement stucco applied to the areas of previous removal, and the 
waterproofing at the deck finished to protect this projecting element. 

• North and South Retaining Walls at Entry:  Both walls have shifted and may 
require replacement with newly constructed walls after decorative cast stone 
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bands are selectively removed.  Once new foundations and walls are completed, 
salvaged cast stone trim can be reinstalled prior to overall painting. 

• North Elevation Balcony:  The currently installed balcony is inappropriate and 
should be removed and replaced with a new balcony matching the original, and 
constructed of contemporary materials and techniques to yield a more durable 
projecting element. 

 
 
 
INTERIOR 
 
General comments regarding the interior masonry components:  Where original brick or 
decorative concrete has been coated or painted, all coatings should be removed to expose 
the original masonry surface.  Cleaned and stripped masonry should be treated with a 
water repellant sealer to enhance resistance to moisture and further staining.  Original 
concrete flooring should be cleaned thoroughly, repaired using appropriate repair 
mortars, and treated with a penetrating sealer as above.  Gypsum plaster at walls should 
be repaired using matching material and techniques. 
 
Other interior areas needing more specific attention: 

• Living Room Fireplace: In addition to coating removal and general cleaning, this 
firebox should be exposed and any repair necessary made to restore the original 
look and appearance. 

• North Elevation Balcony Doors and Columns:  As mentioned earlier in this 
report, the hollow clay tile columns between door units can be seismically 
upgraded  in situ  without complete removal of these components using careful 
coring and material placement methods. 

 
CONCLUSIONS 
 
Overall the building veneer is in moderate shape for a structure of this type and age.  The 
cement stucco and decorative cast stone portions of the veneer are generally sound, 
though there is ample evidence of localized damage needing attention.  There is evidence 
of internal structural problems at a few locations as seen during our visual inspection of 
the building’s exterior façade.   A careful and thorough planning and investigation 
process will help in identifying these items and determining how they should be 
corrected. 
 
Respectfully Submitted, 
 
Charles Kibby 
Preservation Arts, Inc. 

 



Residence A – Barnsdall Park 
Page 6 

 
 

 
 
 
 
 
 

 
ILLUSTRATIONS 

 

 
 

#1 – Residence A Building – South and West Elevations 
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#2 – Entry Walkway and Retaining Walls 
 

 
 

#3 – South Retaining Wall at Entry 
 
 

CK Arts dba Preservation Arts 
 5057 W. WASHINGTON BLVD. * LOS ANGELES, CA 90016 

P:  323-932-9725 * F: 323-932-9725 * EMAIL: CKIBBY@PRESERVATIONARTS.NET  
WEBSITE: WWW.PRESERVATIONARTS.NET 

LICENSE #790511 
 



Residence A – Barnsdall Park 
Page 8 

 
 

#4 – North Retaining Wall at Entry 
 

 
 

#5 – Smaller Retaining Wall at Entry 
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#6 – Balcony Above Entry Door 
 

 
 

#7 – Damaged Decorative Cast Stone at Balcony 
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#8 – Typical Decorative Cast Stone Damage  
 

 
 

#9 – Attachment Location of Original Balcony 
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#10 – Decorative Concrete Floor at Entry Hall 
 

 
 

#11 – Window Columns at North Elevation 
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#12 – Living Room Fireplace 
 

 
 

#13 – Maid’s Room Floor 
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ORIGINAL BUILDING SPECIFICATIONS FOR RESIDENCE A 
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