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Current Feature Name Year Built Integrity Status 

Buildings 

Building B 1923 Fair Contributor 

Building C 1923 Fair Contributor 

Site Features 

Santa Monica Boulevard Quad 1923 Good Contributor 

Main Courtyard 1923 Good Contributor 

Additional Features 

“Storybook Land” Sculpture 1936 Very Good Contributor 

WPA Bronze Plaque 1937 Very Good Contributor 
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Current Feature Name Year Built Integrity Status 

Buildings 

Building B 1923 Fair Contributor 

Building C 1923 Fair Contributor 

Site Features 

Santa Monica Boulevard Quad 1923 Good Contributor 

Main Courtyard 1923 Good Contributor 

Additional Features 

“Storybook Land” Sculpture 1936 Very Good Contributor 

WPA Bronze Plaque 1937 Very Good Contributor 
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Building B • Rectangular 
plan 

• 2-story height  

• Gable roof   • Original door 
and window 
openings 

• Tripartite 
arched vents 

• Courtyard patio -- • Smooth stucco 
exterior 

• Red clay roof 
tiles 

• Location and 
proximity to 
Building C 

Building C • Irregular, ‘F’-
shaped plan 

• 1- to 2-story 
height 

• Central body 
with four wings  

• Gable roof 
with vent 
dormers  

• Original arched 
window 
openings 

• Primary 
entrance 

• Front-gabled 
bays 

• Tapered 
chimney 

• Blind arch  

• Terracotta 
medallions/ 
cartouches 

• Pilasters and 
Solomonic 
column  

• Stringcourse  

• Arched 
windows 

• Smooth stucco 
exterior 

• Terracotta 
cartouche 
 

• Setback from 
14th Street 

• Location and 
proximity to 
other 
contributing 
buildings 

Santa Monica 
Boulevard Quad 

• Rectangular 
shape  

-- -- -- -- -- • Setback from 
Santa Monica 
Boulevard 

• Location and 
proximity to 
contributing 
buildings 

Main Courtyard • Rectangular 
shape 

• Central 
sculpture and 
pedestal   

-- -- -- -- -- • Proximity to 
Buildings B and 
C 
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Minutes  

 
This report constitutes our understanding of matters discussed and conclusions reached.  Other participants are requested to review these items 
and advise the originator in writing of any errors or omissions.   If discrepancies are not brought to our attention within seven days, the report 
will assumed to be accurate and complete. 
 
 

5898 Blackwelder Street, Ground Floor Culver City, CA 90232 (Tel) 310-559-5720   (Fax) 310-559-8220      www.johnsonfavaro.com 
 

 
 
 
 
 
 
 

In Attendance: 
Design Committee: Margaret Bach, Alexis Dennis-Huether, Ralph Mechur 
Carey Upton 
Michael Burke 
Barbara Chiavelli 
Julian Capata 
Jim Favaro 
Brian Davis 
Ingrid Dennert 
John LoCascio 
Paul Travis 

  
McKinley 

1. Courtyard garden should be programmed for student engagement 
2. Consider lowering the roof of the south stair core to align with the lower adjacent building. Area feels 

cramped. 
3. Break up the weight of the building 
4. Provide design elements that relate to the scale of elementary school students 
5. Long bench at drop off feels “daunting” --break up the long extrusion 
6. Use mid range scale design elements as a way to break up the scale—find modern equivalent to false 

chimneys or towers 
7. Double roof—Ralph not convinced by it, need to strike a balance between innovation and ensuring 

design will endure/be convincing 20 years down the line.  
8. Alexis likes double roof, happy to see Spanish tile used. 
9. Break up the “belt”—the long extrusion of the ribboned roof overhang over drop off. 
10. If the roof is non-occupied, why is it there? Consider using red tile instead of flat PVC at any non-

occupied roof over dropoff wait area. 
11. Courtyard side—there is a lot of solidity, feels formidable. Add glazing and cross ventilation to this side 
12. Provide more transparency in the stair core—open it up, perhaps use ornamental metalwork grille. 

 
Will Rogers 

1. Squeeze Phase 2 building to give the adjacent finger building some room 
2. More cross ventilation, more glass at façade facing field (teachers concerned with noise,distraction)  

 

Project McKinley and Will Rogers Elementary Project No. 2032, 2031                     

Subject FDAC Design Committee Review Date 3/18/22 

Meeting Location SMMUSD FIP Meeting Date 
and Time 10:30 am 8/10/20 

 

 

F2-131

http://www.johnsonfavaro.com/


    

 
 
 

 

Minutes  

 
This report constitutes our understanding of matters discussed and conclusions reached.  Other participants are requested to review these items 
and advise the originator in writing of any errors or omissions.   If discrepancies are not brought to our attention within seven days, the report 
will assumed to be accurate and complete. 
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In Attendance: 
Carey Upton 
Michael Burke 
Barbara Chiavelli 
Julian Capata 
Jim Favaro 
Brian Davis 
Ingrid Dennert 
John LoCascio 
Paul Travis 

  
McKinley: 
SMS project: 
-Path between south side of the building and existing building is too tight 
-Possibility to remove existing portion of Loggia outside Library 
-Project is compatible with Secretary of Interior Standard 9 in terms of materials, but massing, size, scale is of 
concern 
-New building is larger than existing—reduce height, break up mass (clusters rather than single entity) 
-Per Parks Department, new building should be subordinate to the existing 
-Provide sections to show relationship between existing and new roof height 
-Provide a rendering from Santa Monica blvd looking straight at historic building original entrance—if the new 
building does not dominate the existing in this view, this would show compliance with Parks Dept requirement to 
be “subordinate” 
-Lower height of South restroom/stair core roof 
 
Courtyard Renovation: 
-Intervention should be light, delicate, allow you to see the original design, distinguished from original 
-Provide a 1st and Second floor plan of reno 
-Consider awnings in lieu of loggias 
-Consider adding second floor area to the back of the building instead of courtyard side (less impactful historically 
and construction wise) 

Project McKinley and Will Rogers Elementary Project No. 2032, 2031                     

Subject Historic Resources Consultant meeting Date 3/18/22 

Meeting Location SMMUSD FIP Meeting Date 
and Time 10:30 am 8/10/20 

 

 

F2-132

http://www.johnsonfavaro.com/


 
Page 2 of 2 

 
Will Rogers:  
Phase 2: Would be nice to have a stepped down/1 story portion next to finger building.  
Maker space—move gates towards perimeter of campus so there is no dead unused zone between gates and 
property line. Maintain existing height and width of windows. 
Outdoor classrooms: awnings fine—reversible. Should look contemporary/be differentiated. Landscape fine 
Fingernails: added after fingers—secondary contributors—could be removed 
Phasing:  

1. SMS 
2. Interstitial outdoor classrooms/Maker Space/Space where modulars were/remove a few fingernails/parking 

lot 
3. Cafeteria 
4. Second Classroom building 
5. Demo modulars and fingernails 

Cafeteria: scoot over to give more room for playground 
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McKinley Campus review 
 

A. Phase 2: Discussion regarding the existing Arcade adjacent to the Cafeteria. Conservancy believes it should be 
included within the Historic District. School District Historic Consultant judgement is that it should not be 
included. Johnson Favaro states that irrespective of whether it is in the Historic District, they are happy study 
options which keep the cafeteria arcade and move new elevator to a different location. 
 

B. Conservancy states that a full EIR should be completed rather than an MND, because the plan to add arcades to 
the interior of the existing courtyard (Phase 3) should be considered a major impact. Discussion about whether 
a full EIR is warranted given that it would be a single issue EIR. 

Project McKinley Elementary School Project No. 2032                     

Subject McKinley Design Review with Conservancy Date July 28, 2022                     
Participants Upton, Carey,cupton@smmusd.org 

Burke, Michael,mburke@smmusd.org 
Massetti, Steve,smassetti@smusd.org 
Capata, Julian, jcapata@smmusd.org 
Chiavelli,Barbara,bchiavelli@smmusd.org 
 
 

 
 
 
 

Paul Travis, 
Kaitlin Drisco, kaitlin@smconservancy.org;  
Ruthann Lehrer, ruthannpreserves@yahoo.com 
Nina Fresco, nina@freddycan.net;  
Jim Favaro, Johnson Favaro 
Ingrid Dennert, Johnson Favaro 
Kathy Williams, Johnson Favaro 
 

Meeting Location FIP Conference Room Meeting 
Date / Time July 28, 2022                     
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A. Presentation and Discussion about the relationship between historical buildings and new classroom building 
B. Consider lowering the roof of the south stair core to align with the lower adjacent building. 
C. Building Standard – Consider classroom building as an independent Building. 
D. Building Height adjustment 
E. Studies of the East elevation / Grille to match the historical opening sizes 
F. Questions (Santa Monica Conservancy) 

1. Massing – Mechanical room & north stair core 
a. Can we lower the height of the building? 
b. Want to see more of existing arcade behind 
c. Can we change the massing of the north end? 

2. Transparency- Push building to see more historical building 
a. It will bring privacy issues. Parents want to block the fence. 
b. The movement will squeeze the phase 2 building 

3. Main Entry -Chelsea Ave. 
a. The main entrance is not clear, not in the center 
b. The doors and the grilles are not matching the historical building 

4. Façade – Chealse Ave 
a. Building language is different from Santa Monica Blvd. 
b. Balancing, Rhythm, Patterns are different from Existing 

5. McKinley Existing Building and courtyard 
a. Concern the McKinley Main Building is left behind 
b. Improvement of the interior 
c. Renovation of the west courtyard 

Project McKinley Elementary School Project No. 2032                     

Subject McKinley Design Review with Conservancy Date August 18, 2022                     
Participants Upton, Carey,cupton@smmusd.org 

Burke, Michael,mburke@smmusd.org 
Klaus, Kevin,kklaus@smmusd.org 
Massetti, Steve,smassetti@smusd.org 
Capata, Julian, jcapata@smmusd.org 
Chiavelli,Barbara,bchiavelli@smmusd.org 
 
 

 
 
 
 

John LoCascio,  
Paul Travis, 
Kaitlin Drisco, kaitlin@smconservancy.org;  
Ruthann Lehrer, ruthannpreserves@yahoo.com 
Nina Fresco, nina@freddycan.net;  
Jim Favaro, Johnson Favaro 
Steve Johnson, Johnson Favaro 
Ingrid Dennert, Johnson Favaro 
Pengju Hou, Johnson Favaro 
 

Meeting Location FIP Conference Room Meeting 
Date / Time Aug. 18, 4:00-6:30 pm 
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Carey, 
 
We are compelled (and obligated to the district) to respond to the letter from the Santa Monica Conservancy 
dated August 29, 2022 to clarify the many misunderstandings, distortions and misstatements in that letter 
and more importantly to provide you with assistance should you choose to either respond directly to them or 
discuss such matters with the BOE and/or FDAC. We are willing to engage with any of these parties in any 
way you deem necessary. First some general comments: 
 

1. The District’s Historic Resources consultant (HRG) has reviewed and approved on multiple 
occasions the configuration and the design of the new building for purposes of compliance with 
historic preservation standards and has voiced no concern about the design of the building in 
compromising that compliance.  

2. Throughout the design process, most of the community who has participated in the two-year design 
process to date has without reservation supported the design of the new building that has been 
proposed. They find that it is not only compatible with the historic district but improves its physical 
condition while also improving school access, security, and educational programming.  

3. As will be further explained the opinions expressed in the Conservancy’s letter repeatedly stress 
“consistency” which is not an historic preservation standard over “compatibility” which is. This 
confusion of terms and intent compromises our ability as architects who care about architectural 
traditions and specifically the architecture of McKinley Elementary School to “differentiate” (another 
important term) the new building from the historic ones with believability and authenticity.   More 
importantly, the threat of the dumbing down of architecture in this kind of protracted and subjective 
“design review” process, compromises design excellence even as we seek to restore and respect the 
architecture of McKinley’s historic district. 

 
Here are detailed comments in response to and in order of those raised in the letter: 
 

• The SM Conservancy concludes the building is an addition and not an independent building despite the 
new building sharing no common wall, conditioned floor area, or utility infrastructure with the existing 
building.  The district’s consultant, Historic Resources Group (HRG) has concluded it is an independent 
building.  We agree with HRG that by any definition of the word “addition” the new building is not an 
addition and instead an independent building that is connected to the existing building (with open air 
connections) at only two points. 

Project SMMUSD McKinley Classroom Building Project No. 2032                     

To Carey Upton Memo No. n/a                     

Fax No. n/a        

From Jim Favaro  Date August 30, 2022                     

Subject SM Conservancy Letter of 8.29.30 Total No. of Pages 1 
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• About the configuration and design of the building the Conservancy letter first cites SOIS Standard #9 
“that 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 letter 
then goes on to say that “differentiation” is not an issue” only in their opinion “compatibility” which they 
address next. 

• Their first claim is that the building presents itself as a three-story building, despite our descriptions that 
show the building’s maximum height sits below the maximum height of all buildings in the historic 
district.  As stated, and illustrated during our presentations, there is not a “third story”.   We are required 
to conceal required mechanical equipment in a ventilated attic that is open air on one side (to provide 
natural ventilation for mechanical units).  It can only be seen from the courtyard side of the building, it sits 
below the heights of the existing historic buildings, it is 7 FT tall, it is not a habitable floor and it is mostly 
concealed by the courtyard walls in front of it. It is deceptive and unfair to refer to it as a third story.  To 
make their point they have excerpted a diagram we employed to discuss an unrelated topic and neglected 
to include the more relevant diagram that shows the lower height of the new building in relationship with 
the higher height of the existing building: 

   

 
 

 

F2-137



 

 
Memo No. 
Page 3 of 5 

 
• The next claim is that the south wing of the building which contains among other things the south exit 

stair is too tall and too close to the adjacent east wing of the historic building. We have and can show 10 
or 12 design studies we engaged in to come up with what we believe is the most sensitive configuration of 
this area of the building in its most sensitive relationship with the existing building.  But 1) we remind 
everyone that varying heights of buildings and portions of buildings are already a part of the character of 
the existing historic district and therefore what has been proposed is compatible; and 2) since the August 
29 meeting we have reviewed the height of that section of the building and can recommend lowering the 
roof there by just over a foot to reduce the height as much as we can within the limits of what’s possible. 

• The Conservancy also requested that we separate the south end of the new building from the existing 
building to “improve views of the historic arcades visible from Chelsea.”  As discussed at the meeting, 
opening the building in this way, making visible from the street the presence and activities of very young 
children compromises the new courtyard’s function as an important social and instructional program area.  
The priority in this instance must be safety and security for young children over views from passing cars 
and pedestrians on the street.   As stated on several occasions, it is a significant improvement to the 
condition of the historic arcade on the east side of the historic district to uncover, open and connect it to a 
courtyard compared to its existing covered up condition abutting a surface parking lot.   

• As they turn to the Chelsea frontage, the Conservancy changes their terminology from “compatibility” first 
expressed in reference to the language of SOIS Standard #9 to “consistency” with the historic building.  
But “consistency” is not a a requirement of historic preservation (nor desired) and instead, as the 
Conservancy acknowledges, it is the opposite “differentiation” that is. To this we respond 1) We in the 
design of this building are after both “differentiation” and “compatibility” NOT consistency (or replication). 
And 2) While the Conservancy is free to express their opinion about various design elements of the Chelsea 
frontage and to do so directly to the BOE they are not free to express those opinions as somehow defending 
the requirements of SOIS Standard #9.  Their opinions are thinly disguised design review comments, and 
they are not shared by most of the community. 

• Regarding the concern over the “scroll elements”, not one person over the course of this two-year design 
process has expressed a similar concern.  To the letter’s authors’ we respond 1: We have repeatedly stated 
our desire to create an architecture that was faithful to the vocabulary at our disposal under the historic 
resources consultants’ designation of the historic district’s style as “Mediterranean Revival” ( NOT “Italian 
Classical” as Ruthann Lehrer asserts.) Within “Mediterranean Revival” there are any number of directions 
the design could have taken.  We chose to explore the roots of what is clearly behind the original look of the 
historic building which most Santa Monicans will recognize as one associated with the California Missions 
which are themselves firmly within the world of “Mediterranean Revival” rooted in Spanish Baroque and 
Mediterranean vernacular traditions; 2) We are seeking an architecture that is compatible AND forward 
thinking, familiar AND surprising, civic in stature AND playful. The language(s) of architecture we employ 
are not dead ones and we are free to explore ways to bring them into the 21st century; and 3) The letter’s 
authors are again free to not like the design but they are in the minority and the BOE is free to accept the 
recommendations of the architects it has hired. 

• About the comment of “transparency”, the Chelsea façade proposed is MORE not less transparent than the 
Santa Monica façade of the historic building (which is in no way transparent).  There’s little more that can 
be said here other than the letter’s authors don’t understand the drawings. We are at this time looking at 
some minor revisions to acknowledge our and their good faith on some of their other design comments 
around the Chelsea frontage  but they will be minor. Parenthetically 1) the screens proposed within the 
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arched openings are in fact “Italian Classical” with a pedigree that goes back 2,000 years; and 2) we are 
perplexed why they cannot see this arched façade as telegraphing the arches of the east loggia of the 
existing building directly behind it and therefore respectful of the existing Chelsea frontage. 
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• That the Chelsea façade does not relate well to the pedestrian experience along Chelsea is an opinion and 
again a “design review” comment inconsistent with their stated (albeit unofficial) role as historic 
preservationists in this process in which they are ostensibly focused on the compatibility of the new 
building with the McKinley historic district.  We included the diagram below to demonstrate how the new 
building steps down toward Chelsea to a height of 24 feet, both less in height and set further back from 
the street than the two story residential buildings across the street.  They excluded most portions of this 
diagram in what they included in their letter we suppose so as not to contradict their own point. 

 

 
 
• Regarding transparency of the front office, again little to say here other than they don’t understand the 

drawings. They have no idea how visible the east loggia of the existing building will be from not only the 
front office as soon as you enter the building but from the street as you approach the building.  It cannot 
be made more transparent and maintain the necessary security of a school entrance.  In addition, several 
functions in this area, such as the health office, for example, cannot be visible from the street or the lobby.   

• We have repeatedly expressed our willingness to work with SM Conservancy on the two smaller projects the 
west exit stair/elevator/ lunch shelter project and the improvements to the central courtyard to 1) comply 
with historic preservation standards and 2) come up with a design they will like. 

• Finally, their suggestion that their design suggestions would “reduce the cost of the project” is risible and 
should be ignored.  Re-design after a thoroughly vetted design process now only places hardship on the 
district and its limited resources and even more importantly increases project costs in the environment of 
an escalating construction market in which we now live. 

 
Sincerely and all the best 
 
Jim 
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Carey, 
 
The construction of the new classroom building at McKinley Elementary School will repair and improve 
accessibility of the two wings of the historic building which has until now been accommodated in an ad 
hoc, minimally functional manner. These interventions over the years have compromised the functionality of 
the historic main building and the integrity of its architecture. 
 
Historic Main Building Existing 2nd Floor Accessibility 
 

South Wing 
 The south wing of the main building (closest to Santa Monica Boulevard) was built in the 1920s 

with only one stair and no elevator. Since then, California building codes were changed to require 
two exit stairs and an elevator from the second floor. 

 
 To comply with current building code two fire escape exit stairs were provided at the east and west 

ends of the south wing of the main building on the exterior of the building.  These are caged steel 
stairs, exposed to the elements and enclosed in chain-link fencing. They obscure visibility of the 
existing building and compromise the integrity of its architecture. 

 
 An elevator was provided adjacent to the west side of the main building that can only be accessed 

via an uncovered outdoor walkway over the roof of the existing west loggia of the main building.  
Because the elevator sits outside of the building and at a remote location from the south wing 2nd 
floor it is rarely, if ever, used. 

 
 
 
 
 
 
 
 
 
 

Project SMMUSD McKinley Elementary New Classroom Building Project No. 2032

To Carey Upton Memo No. n/a

Fax No. n/a       

From Jim Favaro  Date Sep 12, 2022

Subject Improved Accessibility at Historic Main Building 2nd floor Total No. of Pages 1
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Main building south wing east fire escape/exit stair  

 
South wing west fire escape/exit stair, outdoor elevator, and rooftop walkway 

 
Accessibility of the 2nd floor of the main building relies on exterior caged stairs, an  
exterior elevator and a rooftop walkway that’s exposed to the elements 
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North Wing 
 The north wing of the main building (closest to Arizona Avenue) was built with two stairs both of 

which, however, lack fire rated enclosures as is required by California building code. 
 

 At one time the second floor had been renovated to expand classrooms into the corridor along the 
north side of the building necessitating the installation of a  third exit stair adjacent to and at the 
midpoint of the north façade of the north wing.  

 
 This provided larger classrooms but also required that the two middle classrooms exit through the 

outer two classrooms which was later determined to be not code compliant.  The classrooms were 
returned to their original smaller size, the corridor was restored while the third stair remained in 
place. It is a steel stair in awkward proximity to the existing building and compromises the integrity 
of the architecture of the historic building. 

 
 The exterior elevator on the west side of the main building is remote and accessed from the 2nd floor 

of the north wing through the unrated exit stair at the west end of the north wing and via an 
uncovered outdoor walkway over the west loggia of the main building. 

 
General 

 Because the 2nd floors of the south and north wings of the existing main building are separated and 
connected via only an outdoor walkway over the roof of the west loggia of the main building and 
exposed to the elements the wings are effectively isolated at the 2nd floor compromising the 
accessibility of classrooms to and from one another as well as  the overall functionality of the 
building.  
 

 
Problematic 2nd floor circulation and accessibility includes two exterior caged stairs, an  

exterior elevator and a rooftop walkway that’s exposed to the elements 
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Historic Building Accessibility at Completion of Phase 1 Classroom Building 
 The new classroom building on the east side of the main building provides two enclosed exit stairs 

one each at the north and south ends of the building, and an elevator at the north end. The stairs 
and the elevator are connected at the 2nd floor of the new building via a covered outdoor walkway. 

 With the building of the new building the existing caged exit stair at the east end of the south wing 
will be removed and, in its place, covered outdoor passage provided that will connect the main 
building south wing’s 2nd floor to the 2nd floor of the new building. 

 Similar covered outdoor passage will be provided from the 2nd floor of the north wing of the existing 
main building connecting it with the 2nd floor of the new building. 

 The covered outdoor walkways that connect the north and south wings of the existing main building 
provide sheltered pedestrian access to the new elevator at the north end of the new building. 

 The covered outdoor walkways that connect the north and south wings of the existing main building 
with the covered outdoor walkway of the new building provide sheltered pedestrian circulation 
between all classrooms at the second floor of the existing main building and the new building thus 
providing accessibility of all classrooms at the second floor to and from one another and improving 
the overall functionality of the existing main building as well as securing its integration with the 
new building.  

 

 
The new phase 1 classroom building will provide for the removal of the  
south wing east fire escape/exit stair accommodating its replacement in the new  
building 
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The new phase 1 classroom building will provide two new exit stairs and a new elevator.  
The 2nd floor of the new building will connect with the 2nd floor of the north and south wings of the historic main building. 

 
New north and south bridge connections of new building to north and south wings 
 of  the historic main building looking NE 

 
New north and south bridge connections of new building to north and south wings 
 of the historic main building looking SE 
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Historic Building Accessibility at Completion of Phase 2 West Courtyard Improvements Project 
 A new covered stair and elevator will replace the existing caged stair and outdoor elevator on the 

west south of the existing main building. 
 The new stair and elevator structure will provide sheltered pedestrian access from the west end of 

the south wing 2nd floor that currently does not exist. 
 The new stair and elevator structure will be designed as a permanent addition to campus 

separated and distinct from the existing historic main building and compatible with the character 
of the architecture of the existing main building. 

 

   
 

 
 

 
The new phase 2 exit stair and elevator will replace the existing caged stair at the west end of the south wing of the main building. 
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At the completion of phases 1 and 2 both caged exit stairs and the outdoor elevator of the historic main building will have been 
replaced and 2nd floor circulation and accessibility will be integrated across the entire campus. 
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McKinley Phase 1 Design Review 

 

1. Jim presents modifications to the Phase 1 McKinley project comparing previous designs with new designs 

related to the façade facing Chelsea Ave. 

a. “Eyebrow” element reduced 

b. Variation in arched elemenets 

i. Conservancy likes the variation.  “Contemporary and Appropriate.” 

c. Carey Upton likes the new location of the exit doors.  Wants design team to investigate arched 

above the doors. 

d. Ruthanne Lehrer likes the modifications and new sign locations. 

 

Project McKinley Elementary School Project No. 2032

Subject McKinley Design Review with Conservancy Date September 30, 2022
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