
NOTICE OF INTENT TO ADOPT MITIGATED NEGATIVE DECLARATION
CITY OF SAN BUENAVENTURA, CALIFORNIA

I. The City of Ventura has reviewed an application for the following proposed project:

A. Project Description for Case EIR-8-14-23728: This proposed project is a
request for a Historic Preservation Review that would authorize the
redevelopment of a 6,470-square foot area within the Ivy Lawn Memorial Park
Historical District.  The project includes the rehabilitation/repurposing of a 930-
square foot structure called the “Pump House” to be used as a multi-purpose
room.  Additionally, the project includes several new accessory structures
including a wooden patio trellis, low stone walls and wood fences, the removal of
some invasive landscaping and a new landscaping for the subject area. The
project site is located at 5400 Valentine Road. Filed by Ivy Lawn Memorial Park and
Funeral Home.

B. Proposed finding. In accordance with Section 15070 of the California Code of
Regulations, the Planning Division of the City of Ventura has determined that
there is no substantial evidence that the proposed project would have a
significant effect on the environment, and that a mitigated negative declaration
(MND) may be adopted.

C. Fish and Wildlife Impacts: On the basis of the information contained in the
Initial Study, and on the record as a whole, there is no evidence that there will be
an adverse effect on fish or wildlife habitats or resources since none of the
factors listed in Section 2R.450.530 of the Municipal Code are present.

D. Hazards: The project site is not on any of the lists enumerated under
Government Code Section 65962.5 including, but not limited to, lists of
hazardous waste facilities, land designated as hazardous waste property, and
hazardous waste disposal sites.

E. Document Review and Comment. The public review and comment period
of the draft begins on August 29, 2014 and ends on September 18, 2014. To
view the draft document, please visit the city’s website at
http://www.cityofventura.net/cd/planning/EIRs. Alternatively, the draft and
referenced documents are available for review Monday through Friday between

Planning Division
501 Poli Street

Ventura, CA 93001
805.654-7893

Fax 805.653-0763
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SCALE: 1:0.951 VIEW LOOKING SOUTH-WEST TOWARDS PUMP BUILDING



340 N Westlake Boulevard

Suite 250

Westlake Village

California  91362

805 496-1101

805 494-1421 Fax

email   bba@behrbrowers.com

P   L   A   N   N   I   N   G

I   N   T   E   R   I   O   R   S

A   R   C   H   I   T   E   C   T   U   R   E

U   R   B   A   N      D   E   S   I   G   N

These drawings are the instruments of service and are the property of
Behr•Browers Architects, Inc.  All designs and other information contained on
these drawings are for use on the specified project and shall not be used on
other projects, or for additions to this project, or for completion of this project
by others without first obtaining the expressed written permission and consent
of Behr•Browers Architects, Inc.  These drawings shall not be reproduced,
changed or copied in any form or whatsoever without first obtaining the
expressed written permission and consent of Behr•Browers Architects, Inc.,
nor are they to be assigned to any third party without said written
permission and concent.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

Sheet Number

Sheet Title

Assessor's Parcel Numbers

Job Number Drawn

Date

Revisions

Job Name / Job Address

Applicant:

All designs and information contained in these drawings are based on
information provided by the client.  Behr•Browers Architects, Inc. has
relied solely on said client information in the preparation of the designs
and other information contained on these  drawings.  Behr•Browers Architects
Inc. assumes no responsibility for the accuracy of said client furnished
information, nor responsibility for any work performed based on said
information.  The designs and other information contained on these drawings
may be subject to modifications as required by additional information
including, but not limited to, final boundary survey, survey of as-built
conditions, government agency input, program modifications, etc.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

Stamp

RENDERINGS

A9003

BBA35217

PUMP BUILDING
5400 VALENTINE ROAD

VENTURA CALIFORNIA 93003

02.27.14  CLIENT REVIEW

35717_PUMP_BLDG.pln

A R C H I T E C T S
I N C O R P O A T E DR

WORB E R S
B  E  H  R

1" ACTUAL IF THIS DOES NOT MEASURE 1" ACTUAL, THIS DRAWING MAY HAVE BEEN
ENLARGED OR REDUCED AND ALL LABELED SCALES ARE INCORRECT.

IVY LAWN MEMORIAL PARK
5400 VALENTINE ROAD
VENTURA, CALIFORNIA 93003
(805) 642-1055
CONTACT: MS. JEANNE CLARK

084-0-160-035 / 138-041-145

3/6/14 7:48 PM

03.03.14  ENTITLEMENT SUBMITTAL
.
.
.
.

SCALE: 1:0.951 VIEW OF PUMP BUILDING LOOKING NORTH-WEST



340 N Westlake Boulevard

Suite 250

Westlake Village

California  91362

805 496-1101

805 494-1421 Fax

email   bba@behrbrowers.com

P   L   A   N   N   I   N   G

I   N   T   E   R   I   O   R   S

A   R   C   H   I   T   E   C   T   U   R   E

U   R   B   A   N      D   E   S   I   G   N

These drawings are the instruments of service and are the property of
Behr•Browers Architects, Inc.  All designs and other information contained on
these drawings are for use on the specified project and shall not be used on
other projects, or for additions to this project, or for completion of this project
by others without first obtaining the expressed written permission and consent
of Behr•Browers Architects, Inc.  These drawings shall not be reproduced,
changed or copied in any form or whatsoever without first obtaining the
expressed written permission and consent of Behr•Browers Architects, Inc.,
nor are they to be assigned to any third party without said written
permission and concent.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

Sheet Number

Sheet Title

Assessor's Parcel Numbers

Job Number Drawn

Date

Revisions

Job Name / Job Address

Applicant:

All designs and information contained in these drawings are based on
information provided by the client.  Behr•Browers Architects, Inc. has
relied solely on said client information in the preparation of the designs
and other information contained on these  drawings.  Behr•Browers Architects
Inc. assumes no responsibility for the accuracy of said client furnished
information, nor responsibility for any work performed based on said
information.  The designs and other information contained on these drawings
may be subject to modifications as required by additional information
including, but not limited to, final boundary survey, survey of as-built
conditions, government agency input, program modifications, etc.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

Stamp

RENDERINGS

A9004

BBA35217

PUMP BUILDING
5400 VALENTINE ROAD

VENTURA CALIFORNIA 93003

02.27.14  CLIENT REVIEW

35717_PUMP_BLDG.pln

A R C H I T E C T S
I N C O R P O A T E DR

WORB E R S
B  E  H  R

1" ACTUAL IF THIS DOES NOT MEASURE 1" ACTUAL, THIS DRAWING MAY HAVE BEEN
ENLARGED OR REDUCED AND ALL LABELED SCALES ARE INCORRECT.

IVY LAWN MEMORIAL PARK
5400 VALENTINE ROAD
VENTURA, CALIFORNIA 93003
(805) 642-1055
CONTACT: MS. JEANNE CLARK

084-0-160-035 / 138-041-145

3/6/14 7:48 PM

03.03.14  ENTITLEMENT SUBMITTAL
.
.
.
.

SCALE: 1:0.951 VIEW LOOKING NORTH-EAST TOWARDS PUMP BUILDING



340 N Westlake Boulevard

Suite 250

Westlake Village

California  91362

805 496-1101

805 494-1421 Fax

email   bba@behrbrowers.com

P   L   A   N   N   I   N   G

I   N   T   E   R   I   O   R   S

A   R   C   H   I   T   E   C   T   U   R   E

U   R   B   A   N      D   E   S   I   G   N

These drawings are the instruments of service and are the property of
Behr•Browers Architects, Inc.  All designs and other information contained on
these drawings are for use on the specified project and shall not be used on
other projects, or for additions to this project, or for completion of this project
by others without first obtaining the expressed written permission and consent
of Behr•Browers Architects, Inc.  These drawings shall not be reproduced,
changed or copied in any form or whatsoever without first obtaining the
expressed written permission and consent of Behr•Browers Architects, Inc.,
nor are they to be assigned to any third party without said written
permission and concent.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

Sheet Number

Sheet Title

Assessor's Parcel Numbers

Job Number Drawn

Date

Revisions

Job Name / Job Address

Applicant:

All designs and information contained in these drawings are based on
information provided by the client.  Behr•Browers Architects, Inc. has
relied solely on said client information in the preparation of the designs
and other information contained on these  drawings.  Behr•Browers Architects
Inc. assumes no responsibility for the accuracy of said client furnished
information, nor responsibility for any work performed based on said
information.  The designs and other information contained on these drawings
may be subject to modifications as required by additional information
including, but not limited to, final boundary survey, survey of as-built
conditions, government agency input, program modifications, etc.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

Stamp

RENDERINGS

A9005

BBA35217

PUMP BUILDING
5400 VALENTINE ROAD

VENTURA CALIFORNIA 93003

02.27.14  CLIENT REVIEW

35717_PUMP_BLDG.pln

A R C H I T E C T S
I N C O R P O A T E DR

WORB E R S
B  E  H  R

1" ACTUAL IF THIS DOES NOT MEASURE 1" ACTUAL, THIS DRAWING MAY HAVE BEEN
ENLARGED OR REDUCED AND ALL LABELED SCALES ARE INCORRECT.

IVY LAWN MEMORIAL PARK
5400 VALENTINE ROAD
VENTURA, CALIFORNIA 93003
(805) 642-1055
CONTACT: MS. JEANNE CLARK

084-0-160-035 / 138-041-145

3/6/14 7:48 PM

03.03.14  ENTITLEMENT SUBMITTAL
.
.
.
.

SCALE: 1:1.161 VIEW LOOKING SOUTH-EAST FROM NEW PLANTER AREA

SCALE: 1:1.162 VIEW LOOKING SOUTH UNDERNEATH NEW TRELLIS



340 N Westlake Boulevard

Suite 250

Westlake Village

California  91362

805 496-1101

805 494-1421 Fax

email   bba@behrbrowers.com

P   L   A   N   N   I   N   G

I   N   T   E   R   I   O   R   S

A   R   C   H   I   T   E   C   T   U   R   E

U   R   B   A   N      D   E   S   I   G   N

These drawings are the instruments of service and are the property of
Behr•Browers Architects, Inc.  All designs and other information contained on
these drawings are for use on the specified project and shall not be used on
other projects, or for additions to this project, or for completion of this project
by others without first obtaining the expressed written permission and consent
of Behr•Browers Architects, Inc.  These drawings shall not be reproduced,
changed or copied in any form or whatsoever without first obtaining the
expressed written permission and consent of Behr•Browers Architects, Inc.,
nor are they to be assigned to any third party without said written
permission and concent.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

Sheet Number

Sheet Title

Assessor's Parcel Numbers

Job Number Drawn

Date

Revisions

Job Name / Job Address

Applicant:

All designs and information contained in these drawings are based on
information provided by the client.  Behr•Browers Architects, Inc. has
relied solely on said client information in the preparation of the designs
and other information contained on these  drawings.  Behr•Browers Architects
Inc. assumes no responsibility for the accuracy of said client furnished
information, nor responsibility for any work performed based on said
information.  The designs and other information contained on these drawings
may be subject to modifications as required by additional information
including, but not limited to, final boundary survey, survey of as-built
conditions, government agency input, program modifications, etc.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

Stamp

EXISTING SITE
PHOTOGRAPHS

A9901

BBA35217

PUMP BUILDING
5400 VALENTINE ROAD

VENTURA CALIFORNIA 93003

02.27.14  CLIENT REVIEW

35717_PUMP_BLDG.pln

A R C H I T E C T S
I N C O R P O A T E DR

WORB E R S
B  E  H  R

1" ACTUAL IF THIS DOES NOT MEASURE 1" ACTUAL, THIS DRAWING MAY HAVE BEEN
ENLARGED OR REDUCED AND ALL LABELED SCALES ARE INCORRECT.

IVY LAWN MEMORIAL PARK
5400 VALENTINE ROAD
VENTURA, CALIFORNIA 93003
(805) 642-1055
CONTACT: MS. JEANNE CLARK

084-0-160-035 / 138-041-145

2/28/14 10:34 AM

03.03.14  ENTITLEMENT SUBMITTAL
.
.
.
.

PROPERTY
LINE

VALENTINE ROAD

SP
ER

RY
 A

VE
N

U
E

101 FREEWAY

KNOLL DRIVE

EXISTING
IVY LAWN

MEMORIAL PARK

EXISTING
SOUTHERN PACIFIC

RAIL TRACKS

EXISTING
COMMERCIAL

PROPERTY

PROPERTY
LINE

VALENTINE ROAD

SP
ER

RY
 A

VE
N

U
E

101 FREEWAY

KNOLL DRIVE

EXISTING
IVY LAWN

MEMORIAL PARK

EXISTING
SOUTHERN PACIFIC

RAIL TRACKS

EXISTING
COMMERCIAL

PROPERTY

N

NOT TO SCALE
1 KEYPLAN

EXISTING PUMP
BUILDING PROJECT SITE

12

EXISTING
COMMERCIAL

PROPERTY

EXISTING
COMMERCIAL

PROPERTY

EXISTING
COMMERCIAL

PROPERTY

VIEW LOOKING NORTH-WEST TOWARDS EXISTING INDUSTRIAL USE (MPD ZONING) ACROSS SPERRY AVENUE

11

10

9 VIEW LOOKING NORTH-EAST ACROSS SPERRY AVENUE TOWARDS EXISTING PUMP BUILDING 5 VIEW LOOKING SOUTH TOWARDS EXISTING PUMP BUILDING

6 VIEW LOOKING WEST TOWARDS EXISTING PUMP BUILDING

7 VIEW LOOKING NORTH TOWARDS EXISTING PUMP BUILDING

8 VIEW LOOKING EAST ACROSS SPERRY AVENUE TOWARDS EXISTING PUMP BUILDING 4 VIEW OF SOUTH ELEVATION OF EXISTING PUMP BUILDING

3 VIEW LOOKING NORTH-WEST TOWARDS EXISTING PUMP BUILDING

2 VIEW LOOKING NORTH-EAST TOWARDS EXISTING PUMP BUILDING

1 VIEW LOOKING SOUTH-WEST TOWARDS EXISTING PUMP BUILDING SHOWING SURROUNDING CEMETERY

VIEW LOOKING SOUTH-EAST ACROSS SPERRY AVENUE TOWARDS EXISTING PUMP BUILDING

VIEW LOOKING WEST TOWARDS EXISTING INDUSTRIAL USE (MPD ZONING) ACROSS SPERRY AVENUE

1

SPER
RY AVEN

U
E

KNOLL
DRIVE

ENLARGED KEYPLAN

EXISTING
COMMERCIAL

PROPERTY

EXISTING
COMMERCIAL

PROPERTY

2

3

4

5

6

7

8

9

10

11

12

PHOTOS WERE TAKEN 01/27/14 AND 01/28/14

EXISTING
PUMP
BUILDING



35217

All designs and information contained in these drawings are based on information provided
by the client.  Behr•Browers Architects, Inc. has relied solely on said client information in the
preparation of the designs and other information contained on these drawings.
Behr•Browers Architects Inc. assumes no responsibility for the accuracy of said client furnished
information, nor responsibility for any work performed based on said information.  The designs
and other information contained on these drawings may be subject to modifications as required
by additional information including, but not limited to,final boundary survey, survey of as-built
conditions, government agency input, program modifications, etc.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

These drawings are the instruments of service and are the property of Behr•Browers Architects, Inc.
All designs and other information contained on these drawings are for use on the specified project
and shall not be used on other projects, or for additions to this project, or for completion of this
project by others without first obtaining the expressed written permission and consent of
Behr•Browers Architects, Inc.  These drawings shall not be reproduced, changed or copied in any
form or whatsoever without first obtaining the expressed written permission and consent of
Behr•Browers Architects, Inc., nor are they to be assigned to any third party without said written
permission and consent.

Copyright:  Behr-Browers Architects, Inc.
All Rights Reserved.

www.behrbrowers.com

340 N Westlake Boulevard
Suite 250

Westlake Village
California 91362

805 496-1101
805 494-1421 Fax

I N C O R P O R A T E DARCHITECTSBEHR•BROWERS PUMP BUILDING
IVY LAWN MEMORIAL PARK

MATERIALS BOARD

 SV#1

 C#1

 FT#1

 MF#1 WS#1
 WF#1

 MF#2 RT#1

 GL#1

NATURAL THIN STONE VENEER
LOMPOC STONE, AUTUMN CREEK

CONCRETE,
STANDARD GRAY BROOM
FINISH AT HARDSCAPE,
SMOOTH FINISH AT SITE
WALL CAP

FLAGSTONE PAVERS,
FULL-RANGE IRREGULAR
BLUESTONE, THERMAL FINISH

METAL FINISH,
COLOR TO MATCH WOOD
SIDING
RAL 1001

WOOD SIDING / WOOD FINISH
DOUGLAS FIR, CLEAR VERTICAL GRAIN GRADE,
CLEAR SEAL FINISH

METAL FINISH,
COLOR TO MATCH ROOFING
RAL 8028

ROOF TYPE, ASPHALT SHINGLE
CERTAINTEED - PRESIDENTIAL SHAKE TL
COLOR: AGED BARK

CLEAR GLASS,
LOW-E COATING









1

CITY OF SAN BUENAVENTURA
COMMUNITY DEVELOPMENT DEPARTMENT PLANNING DIVISION

Context Statement and Standards Analysis

Rehabilitation/Reconstruction
 Proposed Project - The Pump House

at Ivy Lawn Memorial Park & Funeral Home

Applicant:
Ivy Lawn Memorial Park/Board of Directors
Ivy Lawn Memorial Park & Funeral Home
5400 Valentine Road
Ventura, California 93003
PH:  805.642.1055
E: jeanne@ivylawn.org

Contact Person:
Cynthia Thompson
807 Poli Street
Ventura, CA 93001
PH:  805.815.8969
E: cynthia@the-history-studio.com

PROPOSED PROJECT:
Rehabilitate the pump house for multi-purposes at Ivy Lawn Cemetery (Memorial Park & Funeral
Home).

A. Property Information
1. Project Address/Location:  5400 Valentine Road, Ventura, CA 93003
2. Historic or Common name, if any: Ivy Lawn Cemetery (Memorial Park) Historic District
3. Assessor’s Parcel Number(s): #138-0-041-145, #084-0-160-035, #084-0-160-035/901
4. Existing Zoning: M-1-HD
5. Land Use Plan Designation: Limited Industrial Historic Overlay.
6. Current property use/Property: Historic district current use is cemetery.
7. Current use/project: Abandoned pump house.
8. Future use (if known): Mulit-purpose building.
9. Brief description current development: Rehabilitation of the Pump House as a multi-

purpose building.
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EXECUTIVE SUMMARY INTRODUCTION

The proposed project is focused entirely on the rehabilitation of what is called the Pump House.
Because of the current condition of this structure, it is abandoned because of its deteriorated
condition.

The Pump House at Ivy Lawn was identified as a historic contributor to the cemetery historic district
when designated in 2012.  It is probably the oldest existing building on the property.  Its original
purpose and function was strictly to house the well and tank and was utilitarian.  Because of this
fundamental purpose, it has been minimally maintained.  No building records exist for this
structure.  The board minutes of 97 years show that it was planned for demolition many times prior
to the historic designation. (Figure #1)

Because of the high degree of deterioration, this structure is rapidly disintegrating and will vanish
without intervention.  Because the Pump House is no longer functional and has declined to the
point of being a safety hazard, neither the public nor Ivy Lawn staff is allowed access to this area
for safety reasons.

The present condition of the Pump House has been a problem for the image of a Ivy Lawn.  It
conveys to the public a lack of maintenance on the part of the cemetery and is interpreted as a lack
of respect. It is viewed as a blighted area that Ivy Lawn would like to change.

It's surrounding trumpet vine hedge has enveloped the structure for decades, trapping moisture
and attracting destructive pests.  The trunks of this hedge have grown to the size of trees.  The
roots of these hedge plants are invading adjacent graves and moving flush markers.

The cemetery's intent is to take a blighted area and open it up for use by the public and in so doing,
acknowledge the history by becoming an asset to Ivy Lawn. An additional benefit of the proposed
project will be to pay respect to significant burials in the surrounding area. The adjacent area in
Section D, both north and south of the Pump House, are the burial locations of the Saint Francis
Dam disaster victims, the final resting place for historically significant individuals like Josephine
Pierpont-Ginn, (builder of the Pierpont Inn) and Cornelis Botke (renowned Ventura County artist),
and the Russian Orthodox colony members.

This report provides a contextual statement of the structure, an analysis of the proposed project's
compliance with both the adopted historic district guidelines and the Secretary of the Interior's
Standards, an analysis of the Integrity Aspects, and provides various mitigation measures to be
considered due to project impacts. Visual attachments and included for clarity.

CONTEXT STATEMENT

Purpose of Ivy Lawn Cemetery (Memorial Park & Funeral Home)

The Ivy Lawn Cemetery was conceived in 1913 and created in 1917 as a response to the
encroaching residential and commercial development that surrounded the existing city cemetery at
that time, The Ventura Cemetery. The Ventura Cemetery was considered an "ugly eye-sore" in the
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midst of a city that was experiencing modernization during the 'City Beautiful Movement' of the
early 20th Century in the United States. The creation of a new cemetery was an event unto itself,
and is directly associated with the City Expansion and Civic Improvement Period of Significance
(1906-1920) for Ventura.  Ivy Lawn Cemetery was purposed to serve the needs of both Ventura
and Oxnard. To protect it from the same environmental development pressures felt at the Ventura
Cemetery, a location between the two cities it would serve was chosen and consisted of three
ranch farmlands, The Wilson, Walker, and Burns ranches. It was originally designed to be a lawn
park cemetery and is the first of its kind in Ventura County.

Design Significance - Ivy Lawn Cemetery

The chosen physical design of the cemetery was the model called 'lawn park', which was
considered the most modern of its time. The first lawn park cemetery in Southern California was
Hollywood Cemetery (Hollywood Forever Cemetery), established in 1899. This 'lawn park' model
offered large open grassy areas with internments marked by flush markers and monuments
allowed only to mark family plots. Private family mausoleums were also allowed, but on a limited
basis. This model offered controlled landscape maintenance through the creation of an endowment
fund. Graceful, asymmetrical winding pathways were designed to maintain the appearance of a
park. The Ventura Cemetery, by stark contrast, was the model of a 'town graveyard', as it had
begun in 1862. Maintenance of graves was primarily based upon individual family property
ownership and subject to the financial condition of the owners. The uncontrolled placement of large
monuments on individual graves gave this cemetery a crowded appearance. The lack of
maintenance to the Ventura Cemetery, over time, made it an object of community contention.

The location of a well on the cemetery property was fundamental to maintaining the landscape of
the cemetery.  The Pump House was the structure erected to enclose the well and tank and hide it
from public view.  However, as will be demonstrated, this structure no longer performs that function
because of the construction of a new well in another location of the cemetery.  Thus, the Pump
House has become an unnecessary and non-functioning structure, making it vulnerable to rapid
decay and disintegration. (Figure #8)

As trends in funerary designs changed over the decades, the north portion of the park reflected the
styles of the early 20th century. Therefore, the concentration of monuments and private family
mausoleums are found in this area. As Ivy Lawn Cemetery (Memorial Park) grew into the middle of
the 20th century, the pathways and grassy areas extended southward, with a thinning of upright
monuments in the mid-point of the cemetery. By 1964, the fact that cremation had gained popular
and financial appeal, and the population explosion of Ventura County brought by the Freeway
necessitated above ground burial options. This culminated in the historic, Mid Century Modern
mausoleum complex in the park designed by A. C. Martin, which was the first public mausoleum in
Ventura County.

From 1917 until the present (2014), Ivy Lawn Cemetery would incorporate all architectural styles of
the 20th century in funerary design, and is expressed in the mausoleums, columbariums, niches,
monuments, and flush markers. Influential funerary trends in design from the late 19th century are
abundant in the earliest, northern portion of the cemetery. The iconography and symbolism found
on these physical elements is reflective of the late 19th and very early 20th century, with several
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monuments being moved to Ivy Lawn from other cemeteries (i.e., Ventura Cemetery and
Springfield Cemetery, etc.). Stylistically and architecturally, these influences range from high
Victorian to Mid Century Modern. Because of the physical development patterns of Ivy Lawn, one
can traverse the park and experience all of the evolutionary architectural and funerary trends of the
late 19th Century and all of those trends from the 20th century.

Period Of Significance - Ivy Lawn Cemetery

The current, above ground, contributing elements that are historic are those constructed and/or
placed within the established Period of Significance, which is 1917 to 1964. This Period of
Significance represents the greatest growth period of the cemetery and culminates with the
construction of the A. C. Martin designed mausoleum, columbarium, and Sunrise and Sunset
Crypts that includes the final development of the Burns ranch in the east portion of the cemetery.

Social Significance - Ivy Lawn Cemetery

One of the most significant aspects of Ivy Lawn Cemetery is the collection of historically important
individuals interned there. Since the cemetery served the needs of the two cities of Oxnard and
Ventura, this particular cemetery is the final resting place of the largest collection of historically
significant and developmental contributing individuals in all of Ventura County. It is also socially
significant historically for its direct association with the Founders of the cemetery and the
(deceased) members of the Board of Directors.

Site Specific Social Significance - Pump House and Adjacent Areas

The burial areas adjacent to the Pump House include many locations of historically significant
individuals and groups.  From the cemetery's inception in 1917, Tier 1, Section D was selected as
the burial location for charitable disposition of remains.  It would also become the location for
individuals who wished anonymous, unmarked burial.  For reasons unknown, Pierpont Inn builder,
Mrs. Josephine Pierpont Ginn Steinberger, and internationally famous artist, Cornelis Botke, are
resting there in unmarked graves. Immediately north of the subject structure is the area for the
Russian Orthodox Colony who escaped religious persecution through immigration to Ventura
County.

Construction of the Pump House

There are no existing building records for the construction of the Pump House.  The Water Service
Map of 1917 (See Visual Attachments-Figure #4-6) indicates a well at the southeast corner of the
then existing property.  This water source, through piping, would connect the grave sections as
they were developed and serve the needs of the office and tool building, along with a gravity flow
tank.   The only purpose of the Pump House was to house the well and tank.

The Pump House Over Time

There are no archival photographs available of the Pump House prior to the late 1950s.  The aerial
photograph used in the historic district cemetery application is approximately dated by the style of
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automobiles that appear in the image.  This photograph (see Visual Attachments-Figure #2) shows
what appears to be a simple, rectangular structure with a pitched gable roof with a north/south
ridgeline. The southern elevation in the photo shows a very large, rectangular shaped opening that
is offset of center.  Neither Ivy Lawn, county, or city records indicate what this opening was used
for, but it was probably utilized to allow for large equipment access to the building.   Because of the
utilitarian purpose of the building, a hedge was planted to hide it from the rest of the cemetery.  It
was never a public part of the park or intended for public access.

The Pump House is located at the southern portion of Section D and the nexus of the southwest
portion of Section E and the northwest portion of Section K (See Visual Attachments Figure #7).  A
report entitled Report On Ivy Lawn Cemetery Association Ventura California May 31, 1941
prepared by the Interment Association of California by Raymond Louis Brennan shed light on the
location of the Pump House.  It states that the extreme west of Section "D" and the extreme right of
Section "G" were used for County or Charity burials.  There was no Pauper Section on the Ivy
Lawn property.  However, the cemetery board created the practice of using the least desirable
plots for county/charitable burials.  The report defined 'undesirable plots as 'remote corners, near
driveways, and those near pipe lines or water hydrants.'  The Pump House was never specifically
mentioned in the report, but its purpose and location made it an undesirable place for burials at that
time.

It is obvious from examination of the existing structure that maintenance investment was low as a
priority.  The reason for this was the building's strictly utilitarian purpose.  Large sections of the
single wall construction were cut out and replaced with new, single board siding.  Window openings
were replaced multiple times with various styles ranging from single pane double hung to multi
pane double hung.  Windows were boarded up and covered over with non-matching siding from
the original. New entry doors were cut out of siding and then covered over with new siding again
when the doors were no longer needed.  The trumpet vine hedge grew unchecked and wove itself
into the roof, siding, and eaves, trapping moisture leading to deterioration and providing nesting for
pests.  (See Visual Attachments-Figure #23-25). The foundation of the structure was raised at the
north end and the concrete was excavated to house a tank that was removed.  This concrete slab
has cracked in multiple locations (see Visual Attachments-Figure #30).  The exterior siding was
probably a natural wood finish, however, the multiple layers of paint, for ease of maintenance,
acted as a glue to hold the building together and is now peeling and curling on all elevations.
Wood rot of the rafter tails and siding is rampant as documented in the attachments (see Visual
Attachments-Figure #18-22).

As the cemetery grew with the county and expanded south, the original purpose of the Pump
House of enclosing the well and tank diminished in importance and function.  With the end of the
Period of Significance (1917-1964) and the construction of the A. C. Martin Mausoleum complex,
more sophisticated irrigation systems were instituted.  The Pump House fell into disuse and served
no purpose.

After the completion of the Mausoleum Complex, the board minutes from the 1970s to the early
2000s record the cemetery's desire to demolish the building as it no longer served its original
purpose. However, other more pressing financial needs in maintaining the cemetery took
precedence over this project.
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In April of 2001, the cemetery was still a part of incorporated county land and a new well was
constructed by Ivy Lawn. As a result, the Pump House has been abandoned for 13 years. Later
that year, the city of Ventura annexed Ivy Lawn into city limits as part of the completion of the
Victoria freeway off ramp project.  Visual Attachment Figure #8 illustrates the location of the new
water source in the cemetery maintenance area, as well as the city's agreement with the cemetery.

With the cemetery historic district designation in 2012, the Pump House was included as a
contributor to the district because it was constructed during the Period of Significance (1917-1964),
It is also a contributor because it is a physical representation remaining that illustrates the
presence of the earliest water source on the property. This water source made it possible for the
creation of Ivy Lawn Cemetery to become the first lawn park cemetery in Ventura County, and that
is historically significant.

The cemetery is proposing a project using rehabilitation with elements of reconstruction to serve
the future needs of the cemetery and possibly provide a place for the public to acknowledge the
history of this burial ground and adjacent significant burials.

Proposed Project

Because of the current state of deterioration, this structure is disintegrating and will vanish if not
addressed.  The cemetery would ideally prefer to demolish the structure and completely
reconstruct it. The investment of either rehabilitation or demolition/reconstruction is sizable on the
part of the cemetery. As the water well source is no longer used, rehabilitation of this structure will
bring the area to life and demonstrate that Ivy Lawn cares about this area.

The proposed project will retain as much of the original historic fabric of the building as is possible,
retaining the exact footprint, structural frame, and pitched gable-ended roof profile.  All of what
appears to be the window openings will be retained in their original locations. The large offset
opening on the south end of the building and the 'garage' door opening will become entry access.
ADA access will be provided.  The components of the structure will be modified in order to
structurally upgrade it to a safe condition. These components are necessary because the current
condition of the building is a single wall shell that is not habitable.  It will be necessary to add
HVAC mechanisms that include insulation, electrical and plumbing elements.

The proposed project includes utilizing the original fabric of the structural frame as it appears to be
in acceptable condition.  A new foundation is planned as the original concrete slab is structurally
compromised and the recessed area that held the tank is exposed ground.  Because of the multi-
decade practice of patching siding and the severely deteriorated condition of the existing skin, new
wood siding will sheath the frame. It is intended to allow the new siding to be left a natural wood
finish to weather with time. A new composite shingle roof will be applied that will replicate the look
of the present one.

The west elevation area that is now open broken gravel and concrete used for maintenance trucks
will become a covered patio area sheltered by an open arbor to provide a gathering place. A
seven-foot high screening wood wall will conceal an area for mechanical utility.
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The surrounding hedge will be removed and replaced with native specimens that are non-invasive
in nature per the Historic District Guidelines.

The exterior landscaping will become welcoming with low, stone-clad site walls, landscaping,
paving, planters and hedges. For ease of comprehension, the Visual Attachments-Figures # 38-41
include contemporary photos alongside the design drawings.

The new purpose of the structure will be a fluid space that meets the cemetery's needs.

Project Analysis - Historic District Guidelines

Ventura Municipal Code Section 24.340.010 requires that Historic District Guidelines be submitted
with an application for historic district designation.  These were written and adopted by Council,
along with the application, on January 9, 2012.  The chapter description states the purpose of the
guidelines as:

Purpose

Chapter 24.340 establishes the Historic District ("HD") Overlay Zone to regulate development in
areas which may include a landmark or point of interest, or any combination or combinations
thereof. This chapter is intended to regulate such areas in order to:

1. Protect against destruction or encroachment upon such areas and structures;
2. Encourage uses which promote the preservation, maintenance or improvement of landmarks
and points of interest;
3. Assure that new structures and uses within such areas will be in keeping with the character to be
preserved or enhanced;
4. Promote the educational and economic interests of the entire city; and
5. Prevent creation of environmental influences adverse to such purposes.

The proposed project for the Pump House meets the purpose of the development guidelines.

As part of the guidelines submitted, architectural and development guidelines are defined by the
Ventura Municipal Code Section 24.340.050 for historic districts.  As stated:

Architectural

Architectural and development guidelines shall be prepared and adopted for each proposed HD
Overlay Zone pursuant to this chapter. Uses within an area designated as an HD Overlay Zone
must comply with all provisions of such adopted guidelines after the effective date of the area's
designation as an HD Overlay Zone. Guidelines shall include, without limitation, the following
provisions:

1. Height. The height of new buildings shall be consistent with, but not strictly limited to, the
proportion of existing landmarks or points of interest.
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2. Materials. Predominant materials to be used in buildings shall be prescribed.
3. Details. Use of details such as overhangs, columns and wall panel patterns shall be consistent
with existing designs. (NOTE: Municipal Code language of Details, 'cornices, lentils, and arches'
was substituted for cemetery appropriate terminology, i.e., 'overhangs, columns, and wall panel
patterns'.)
4. Elements. Compatible elements such as arcades, porches and towers shall be prescribed.
(NOTE: Municipal Code language of Elements, 'balconies, and chimneys' was substituted for
cemetery appropriate terminology, i.e., arcades, and towers.)
5. Roof. Roof shapes and materials shall reflect the shape, scale and style of the landmarks or
points of interest.
6. Grounds. Site planning shall follow the precedents set by most of the buildings on the block,
unless the historic preservation commission approves the variation therefrom. _ _
7. Signs. Recommendations regarding appropriate sign programs for the area shall be set forth.

The proposed project meets the architectural and development guidelines.

Ivy Lawn Historic District Guidelines

Because Ivy Lawn is a cemetery and not a residential or commercial district, site-specific
guidelines were developed to address two separate areas:  Contributing Elements and New
Construction Elements.

The Pump House is a contributor to the district and therefore, falls under Section I. Contributing
Elements Guidelines.

Under Landscape Features of this section, the entry pathway will remain the same in configuration.
There are no contributing trees in this location and the minimal ornamental ones that are proposed
will not have invasive root systems that could damage adjacent markers. There is no grassy area
immediately surrounding the Pump House and none is planned.  The hedge that has enveloped
the Pump House has grown beyond the point of simple trimming as their interior trunks are the size
of trees (Visual Attachments Figure #25).  Currently, the growth of this hedge is invasive to the
Pump House and its root system is damaging adjacent burials.  As per the guidelines, native
specimens that are non-invasive in nature will be placed at appropriate areas.

Under the section of the Guidelines entitled Structures the only specific mention of contributing
buildings are the family mausoleums.  These are the Ferro Mausoleum (constructed in 1926), the
Solari Mausoleum (constructed in 1920), the Lagomarsino mausoleum (constructed in 1923), and
the Donlon Mausoleum (constructed in 1920).  The guiding principal for the treatment of these and
all structures that are contributors to the district is the application of the Secretary of the Interior's
Standards. A direct quote below from the Historic District Guidelines under the section entitled
Structures illustrates the principals of Secretary of the Interior's Standards for Rehabilitation,
Standards No. 5, 6, and 7, that applies to the proposed project:

"Replacing historic materials with "in-kind" materials when deterioration precludes repair.
Preserving the distinctive features, finishes, and construction techniques demonstrated in these
structures. Avoiding harsh chemical treatments, such as sandblasting, and seeking the gentlest
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means possible for purposes of cleaning and/or general maintenance. (Standards Nos. 5, 6, and
7)."

Project Analysis - Secretary of the Interior's Standards

The Secretary of the Interior’s Standards were originally published in 1977 and revised in 1990 as
part of the Department of the Interior’s regulations for historic buildings.  Primarily, they were used
in the beginning as guidelines for tax incentives for buildings that were eligible for listing on the
National Register of Historic Places.  In the state of California (and other states as well) they are
used currently as guidelines to mitigate impacts to historic resources as part of the California
Environmental Quality Act process.

In composing this Standards Analysis and Recommendation outline, a definitive resource was
referenced for guidance.  The book, The Preservation of Historic Architecture – The U.S.
Government’s Official Guidelines for Preserving Historic Homes, published by The Department of
the Interior in 2004, is a highly detailed, point by point guide to correctly applying the Secretary of
the Interior’s Standards to historic buildings.1

There are four different types of preservation treatments and four different Standards guidelines for
each type of treatment.  The four types of preservation treatment are:

Preservation:  Essentially “freezing” the building in time to prevent any further deterioration, but no
applied improvements for reuse.
Restoration:  Accurately restoring the building to a particular time period in its history by
establishing a targeted period of significance.
Reconstruction:  Accurately rebuilding a historic structure from that no longer exists.
Rehabilitation:  Returning a property to a state of utility, through repair or alteration, which makes
possible an efficient contemporary use while preserving those portions and features of the property
which are significant to its historic, architectural, and cultural values.

In the case of the subject property, the Standards for Rehabilitation would apply. The following
section of this report is an analysis of this project's compliance with those Standards.

Standard No. 1:  A property shall be used for its historic purpose or be placed in a new use
that requires minimal change to the defining characteristics of the building and its site and
environment.

The proposed project will place the Pump House in a new use that will require the most minimal
change that is possible in order to retain the resource. The state and condition of deterioration will
require that the character defining elements of the siding, roof and windows be replaced 'in-kind'. It
is not required by this Standard to return the building to use as a Pump House.

                                                  
1 The Department of the Interior. The Preservation of Historic Architecture – The U.S.
Government’s Official Guidelines for Preserving Historic Homes. The Lyons Press.  Guilford,
Connecticut.  2004
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Standard No. 2:  The historic character of a property shall be retained and preserved.  The
removal of historic materials or alteration of features and spaces that characterize a
property shall be avoided.

The historic character of this structure is being retained and preserved in footprint, design, and
visual identity.  Historic materials that have to be removed are because they are deteriorated to the
point of being unusable and impending disintegration, in addition to being a safety hazard.  The
visual identity of the features (openings, roofline, siding, etc.) and spaces (entry approach, location,
position, etc.) that characterize these elements are being retained.

Standard No. 3:  Each property shall be recognized as a physical record of its time, place,
and use.  Changes that create a false sense of historical development, such as adding
conjectural features or architectural elements from other buildings, shall not be undertaken.

No conjectural features or architectural elements from other buildings that would give a false sense
of historical development are proposed to be added to the project.

Standard No. 4:  Most properties change over time; those changes that have acquired
historic significance in their own right shall be retained and preserved.

There are no additions or changes over time to this structure that have gained significance.  All
changes to the building have been maintenance related.  There are no archival photographs or
building records that document when siding, openings or roofing was replaced.  The proposed
project will retain the footprint, size, shape, and replicate the original look of the materials.

Standard No. 5:  Distinctive features, finishes, and construction techniques or examples of
craftsmanship that characterize a property shall be retained.

In order to preserve the resource and because of the severity of the deterioration, these features
will need to be removed.  They will be replicated 'in-kind' through the use of new materials.

Standard No. 6:  Deteriorated historic features shall be repaired rather than replaced.
Where the severity of deterioration requires replacement of a distinctive feature, the new
feature shall match the old in design, color, texture, and other visual qualities and, where
possible, materials.  Replacement of missing features shall be substantiated by
documentary, physical, or pictorial evidence.

The current severity of the deterioration requires replacement with new materials of the siding, roof,
and windows of this structure.  As part of this project, the current condition of every portion of the
building has been documented by photography.   Windows have been replaced multiple times with
different styles over a period of 97 years without records or documentation to confirm or deny
originality.  The guideline of Standard 9, which states "new work shall be differentiated from the old
and compatible with massing, size, and scale" will be applied to this feature as all original openings
will be replicated in size. Since there is no possible way through research or documentation to
know the type or style of the original windows, the location of the openings will be retained, but the
windows themselves will be new, and they will be differentiated in style so that they will not convey
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a false sense of history.  In the 'rule of thumb' stated below, an old feature cannot be replaced if it
cannot be documented as to what it looked like, therefore, the new windows will be a new feature
that is added.

NOTE:  The rule of thumb in applying Standards No. 6 and No. 9
can be stated simply: If an old feature is being replaced, it must
look like the old feature (No. 6).  If a new feature is being added, it
must look different from the old and not overwhelm in size, scale,
and massing (No. 9).

Standard No. 7:  Chemical or physical treatments, such as sandblasting, that cause damage
to historic materials shall not be used.  The surface cleaning of structures, if appropriate,
shall be undertaken using the gentlest means possible.

No harsh chemical treatments, such as sandblasting, are part of the proposed project.

Standard No. 8:  Significant archaeological resources affected by a project shall be
protected and preserved.  If such resources must be disturbed, mitigation measures shall
be undertaken.

This Standard for this proposed project is not applicable.

Standard No. 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 proposed adjacent arbor, 7-foot wood screening wall, paving, low wall stone clad planters, and
landscaping will not destroy the historic materials of the Pump House.  The new work will be clearly
differentiated from the old and will be compatible with the massing, size, scale, and architectural
features of the Pump House and its environment.

Standard No. 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 adjacent arbor and 7-foot wood screening wall, along with the paving, low stone clad walls,
and landscaping which is related new construction, is being undertaken in such a manner that if it
were removed in the future, the essential form and integrity of the Pump House and its
environment would be unimpaired.
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ADA access will be necessary to apply in this proposed project as the intent is for this area and this
structure to serve the needs of the cemetery and the public it serves. In the book, The Preservation
of Historic Architecture published by the U. S. Department of the Interior, chapter 32, Making
Historic Properties Accessible, guidelines are given for this application. A 3-step approach is
recommended to identify and implement accessibility modifications that will protect the integrity and
historic character of historic properties.  These steps are:

1. Review the historical significance of the property and identify character-defining
features;

2. Assess the property’s existing and required level of accessibility, and;
3. Evaluate accessibility options within a preservation context.

All of these principles are being followed in the application of ADA requirements to this proposed
project.

integrity Aspects

According to the National Register of Historic Places standards, in addition to meeting one of the
criteria for significance, the 'essential physical features" that define the property's significance must
be present.  This language is also found in the City of Ventura Municipal Codes 24.455.120
Definitions of a Historic District.

A Historic District, as defined by City of Ventura Municipal Code 24.244.120, is a geographically
definable area possessing a significant concentration, linkage or continuity of site, building,
structure and/or objects united by past events, or aesthetically by plan or physical development,
regardless of whether such a district may include some buildings, structures, sites, objects, or open
spaces that do not contribute to the significance of the district.  This definition continues to state 'a
historic district can generally be distinguished from surrounding areas (1) by visual change such as
building density, scale, type, age, or style; or (2) by historic documentation of different associations
or patterns of development.  The number of non-significant properties a historic district can contain
yet still convey its sense of time and place and historical development depends on how these
properties impact the historic district's integrity.

A property's 'integrity' and the evaluation of such is broken down into seven 'aspects.

The seven aspects of integrity are:  Location (the place where the historic property was originally
constructed); Design (the combination of elements that create the form, plan, space, structure, and
style of the historic property); Setting (the physical surrounding environment of a historic property);
Materials (the physical elements chosen during a particular time period and configuration to form
the historic property); Workmanship (the physical evidence of the crafts or construction used during
the history property's creation); Feeling (a historic property's aesthetic or sense of a particular
period of time; and Association (the direct link between the relevant historic event or person and
the historic property).

The different aspects of Integrity that would be of highest importance to a property are the ones
applicable to its significance.  For example, the criterion of events and persons (NRHP A and B,
CRHR 1 and 2, and Ventura Municipal Code 'a' and 'b') would have an emphasis on the integrity
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elements of Location, Design, Setting, and Association.  Significance based upon the criterion
encompassing architecture (NRHP 'C', CRHR '3', and Ventura Municipal Code 'c', 'd', 'e') would
have an emphasis on Materials, and Workmanship.

The historic significance of the Pump House within the context of the Ivy Lawn Cemetery (Memorial
Park) Historic District is its representation of an event (NRHP 'A', CRHR '1', and Ventura Municipal
Code 'a').  The event was the creation of Ventura County's first lawn park cemetery in 1917 that
was made possible by the water well source located on the property.  Therefore, the Integrity
Aspects of Location, Setting, Feeling, Association, and Design would be of greatest importance.
The historic significance of the Pump House is not architectural.

Project Impacts

The Pump House is an identified contributor to the designated historic district that is Ivy Lawn
Cemetery (Memorial Park).  This means it is a historic resource as defined by California
Environmental Quality Act (CEQA) in the California Code of Regulations, Title 14, Chapter 3,
Section 15064.5.

Historic preservation practice does not require complete restoration of eliminated or changed
features prior to documented eligibility or designation when using rehabilitation as a treatment. The
impact of portions of this proposed project would be the removal of historic materials, which would
mean the removal of original character-defining features.

However, demolition and disintegration through deterioration is imminent.  Rehabilitation using
some principles of reconstruction with no size increase and no major exterior design changes in
design and massing is the best option for any retention of the resource.  The location, size, and
massing will remain the same. The building envelope design will be replicated with like materials.
The use will change, but that is completely acceptable per Standard No. 1.

The majority of the seven aspects of integrity will not change.  The aspects of Location, Design,
Setting, Feeling, and Association will remain.  The aspects of Materials and Workmanship will be
compromised and is necessary for the retention of the resource, otherwise the resource will be
completely lost.

Rehabilitation and reconstruction in situ, using the principles of 'like for like' as much as possible, is
the best way to preserve the appearance of the Pump House, its location, and spatial relationship
to the site plan which shows, just like the cemetery itself, that the Pump House was on the outskirts
to the cemetery and was not in the middle of it.  Although the well itself is no longer functional, this
structure is a record that the early cemetery and its lawn park design was made possible because
of the water of the well located in that area. That record will be preserved by this project instead of
being lost through collapse and disintegration.
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Mitigation Measures for Project Impacts

Applying and analyzing the proposed project through the lens of the Secretary of the Interior's
Standards is the only means outlined by CEQA to determine if project impacts proposed on historic
resources will be minimized to a less than significant level.

The Public Resources Code Section 5020.1 states (q) a 'substantial adverse change means
demolition, destruction, relocation, or alteration such that the significance of an historical resources
would be impaired.'

CEQA Guidelines quote the California Public Resources Code, Section 15126.4 (b)(1), where it
states: 'Where maintenance, repair, stabilization, rehabilitation, restoration, preservation,
conservation or reconstruction of the historical resource will be conducted in a manner consistent
with the Secretary of the Interior's Standards for the Treatment of Historic Properties with
Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing Historic Buildings (1995
Weeks and Grimmer), the project's impact on the historical resource shall generally be considered
mitigated below a level of significance and thus is not significant.'

The analysis of this proposed project via the Secretary of the Interior's Standards has been
provided above, and identified in Standard No. 5 and No. 6. that this project will require the
removal of large areas of historic fabric.  CEQA Guidelines also require the consideration and
application of mitigation measures that will reduce adverse impacts to 'less than significant'.

CEQA mitigations tend to fall into broad categories of avoidance, preservation, monitoring,
documentation, design compatibility, interpretation, or modifying of the project.

As stated in the section of this report entitled Project Impacts, avoiding the alteration impact to the
Pump House would result in a greater impact through complete loss of the resource, so while
reconstruction is not perfect, it is the most appropriate for this project.  The impact will be reduced
to 'less than significant' by incorporating some or all of the possible mitigations outlined in the
categories above.

Some of the possible CEQA mitigation measures that could potentially be applied to this particular
project are below:

Avoidance This means that the project is not undertaken.  That will result in the complete loss of
the resource because of the high degree of deterioration. However, avoidance is an option as there
are no project impacts if there is no project.

Documentation of the Pump House might involve archival photographs, maps and history of the
structure that would include the proposed project's solution to retaining the resource and
photography during the deconstruction and reconstruction process.  This documentation could be
given to the Museum of Ventura County Library and/or the City of Ventura's City Clerk's Office in
the historic district application file.

Reconstruction with design compatibility, using as much fabric as possible in the same design,
shape, envelope and mass is a strong possibility as it is understood that the majority of the
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structure is not savable.  Using some of the original fabric (structural frame) could fall under the
preservation category.

Monitoring could be a photographic record of the deconstruction process, along with identifying
pieces of the building for interpretive display.

Interpretation of the historic nature of the structure, the part it played in the creation of the historic
district, which is being impacted by the potential loss of the resource and creating the need for its
reconstruction.  This interpretation, perhaps using parts or materials extracted from the Pump
House, could be part of a display.

CONCLUSION

To put this project into focused perspective, a 'before and after' analysis is necessary.

This building is a contributor to the historic district that is defined by the designation of the Ivy Lawn
Memorial Park Cemetery Historic District on January 9, 2012.  This structure is a contributor
because it was built during the period of significance, which is 1917 to 1964 and it is the physical
representation remaining that illustrates the presence of a water source on the property, making it
possible for the creation of Ivy Lawn Cemetery to become the first lawn park cemetery in Ventura
County.

The 'before' analysis of the present condition of this structure is that it is a present state of self-
demolition without intervention.  The building is presently a safety hazard to both the public and Ivy
Lawn staff, therefore, neither is allowed access.  There is no realization by the public of the part the
structure played in the history of Ivy Lawn.  The public views the Pump House and its immediate
surrounding environment as a blighted area.  The present condition of the building is a negative
image for Ivy Lawn. The structure's condition has generated negative public comments. It is a
negative reflection upon the time and expense the cemetery has invested to become both a historic
district and the careful implementation of a Master Plan that serves the future while maintaining its
historic elements.  Without the proposed project, the present structure with its  existing fabric will
remain in place, until it collapses.

The 'after' analysis of the proposed project is that it will be a reconstructed and rehabilitated
building that can accommodate the expanding needs of the cemetery, be safe for both public and
staff access, present a positive image of the level of care Ivy Lawn gives in serving the community,
possibly provide a place to expand public knowledge of the cemetery's history, and become a life
affirming location within the district.

There will be project impacts per CEQA, but possible mitigation measures have been outlined that
will reduce these impacts to less than significant. The proposed project will still convey the majority
of the aspects of integrity except for Materials and Workmanship.  The historic significance of the
Pump House is not architectural. The significance within the district is its association with the
'event' of the creation of a lawn park cemetery in Ventura County.   Therefore, the retention of
Location, Design, Setting, Feeling, and Association are of greater importance.
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If the Pump House were removed entirely, either by self or deliberate demolition, the historic district
would still convey its significance.  This is because of the cemetery's sense of time and place and
historical development conveyed through its design, plan, mausoleums, monuments, flush
markers, and the collection of historically important people buried at Ivy Lawn.

This proposed project has been analyzed through examining the Historic District Guidelines and
the Secretary of the Interior's Standards. The consideration of mitigating measures as suggested
will reduce the impacts to 'less than significant.
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VISUAL ATTACHMENTS - Pump House Project at Ivy Lawn Memorial Park. FIGURE #1
The Pump House at Ivy Lawn was identified as a historic contributor to the cemetery historic district when designated in 2012.  It was 
identified as a contributor for its construction (1917) during the Period of Significance (1917-1964) and because it housed the well 
water source that made it possible for Ivy Lawn to become the first lawn park cemetery in Ventura County.   It is probably the oldest 

existing building on the property.  Its original purpose and function was strictly to house the well and tank and was utilitarian..  
Because of this fundamental purpose, it has been minimally maintained.  No building records exists for this structure.  The board 
minutes of 97 years show that it was planned for demolition many times prior to the designation.  Because of the high degree of 

deterioration, this structure is rapidly disintegrating and will vanish without intervention.  The cemetery desires rehabilitate it in order 
to serve the needs of the cemetery.  Presently, it is unsafe and neither the public nor Ivy Lawn staff are allowed access.



Historic Photo – Pump House – FIGURE #2

This is the earliest known existing photograph of the Pump 
House.

An aerial photo taken in the late 1950s shows the development 
of Ivy Lawn has extended through Section C with surrounding 

land devoted to agriculture.

This late 1950s photo shows the offset center 
large opening on the south elevation of the structure.

The enlarged inset photo upper left shows the large offset center 



Historic Photo – Pump House – FIGURE #3
This aerial photo was taken approximately between 1965 and 1970, after the Mausoleum 

Complex was constructed.  The Pump House remains in its position at the west center edge of 
Ivy Lawn.  The enlarged inset in the upper left shows the gabled roofline has remained and the 
utilitarian nature of the building is emphasized by the surrounding hedge for screening from 

the public eye.



Historic Maps – Pump House – FIGURE #4
An original 1918 Water Service Map showing location of Pump House in upper left hand corner of map.

This is prior to development of Section C of the cemetery.



Historic Map – Pump House – FIGURE #5
An original 1920s Water Service Map showing location of Pump House in upper left hand corner of map.

This was drawn during development of Section C of the cemetery.



Historic Map Details – Pump House – FIGURE #6

These are close up images from both the 1918 and 1920s Water Service 
Maps of Ivy Lawn. They show the Pump House that enclosed the well and 

the intent of Ivy Lawn Cemetery to develop Sections A, B, C, D, and G.



2000 Map Cemetery Sections – 
FIGURE #7

This 2000 aerial photo at left 
Illustrates the location of sections 

within the cemetery.
The Pump House is located directly 

above the lower “D” 
at the juncture of 

Sections D, E, and K
The inset cropped photo below 

right shows the location, footprint, 
and gabled ended roof have not 

changed.



New Well 
Constructed for Ivy 

Lawn in 2001
FIGURE #8

On April 2, 2001, a 
new well was 

constructed on the 
northwest portion of 
the property for the 
purpose of providing 

outdoor irrigation 
for the cemetery.  

This was on Ventura 
County land as Ivy 

Lawn was not 
annexed to the City 

of Ventura until 
October 17, 2001.  
On April 4, 2011, 

the City of Ventura 
legally incorporated 
the well and its use 
into the City.  This 
new well replaced 

the use of the Pump 
House to shelter the 

well as it was no 
longer needed. The 

Pump House has 
been abandoned for 



Significant Burial Locations – Pump House – FIGURE 
#9

These aerial maps show the approximate burial 
locations of the Saint Francis Dam victims, the Russian 
Orthodox colony, and the resting places for Pierpont 
Inn builder, Josephine Pierpont Ginn Steinberger and 

renoned artist, Cornelis Botke.
They are adjacent to the Pump House in Section D, Tier 

1.  They are currently unmarked, except for the 
Russian Orthodox Cross monument.  Saint Francis 
Dam victims are both to the south and north of the 



Significant Burials – Pump 
House

FIGURE #10

Above left is the Russian 
Orthodox colony burial area 
north of the Pump House.

Above and below right shows 
the St. Francis Dam victims 

burial area south of the Pump 
House. Note the empty areas 

that are void of flush markers as 
this indicates the locations of 

these people. 



2014 Contemporary Photo – Pump House – FIGURE #11

 This photo illustrates lack of visibility of the Pump House from the approach within the context and juncture 
of Sections D, E, and K from the ground level line of sight. Southeast elevation shown.



2014 Contemporary Photo – Pump House – FIGURE #12

This photo illustrates the lack of visibility due to the extremely overgrown hedge of trumpet vine to the structure as 
viewed from the approach along Section D heading southwest from the entry of the cemetery.  What is shown is the 



2014 Contemporary Photos – FIGURE #13 

This photo shows the Pump House southeast elevation at the entry from the pathway and illustrates
 close up the size of the hedge.



2014 – Pump House – Southeast elevation close up. – FIGURE #14

The following frames are clockwise images of the exterior of the Pump House beginning with the southeast 
elevation corner. 



2014 Contemporary Photos – FIGURE #15

Clockwise Exterior Elevations – Pump House.

South elevation and southwest corner.



2014 Contemporary Photos – FIGURE #16

Clockwise exterior elevations – Pump House.

Southwest corner and west elevation.



2014 Contemporary 
Photos – FIGURE 

#17
Clockwise exterior 
elevations – Pump 

House.

North (left) and east 
(right) elevations.

Visibility and camera 
angles are limited 

due to the 
overgrowth of the 

hedge and its 
proximity to the 

Pump House.



2014 Contemporary 
Photos – FIGURE #18

 Exterior 
Deterioration.

Following frames 
document exterior 

deterioration.

The skeletal frame is 
in acceptable 

condition.

 However, the exterior 
building has been 

patched repeatedly at 
minimal expense for 
97 years because of 

its utilitarian purpose.



2014 Contemporary Photos – FIGURE #19
 Exterior Deterioration – Pump House

Rafters and roof support is extremely rotted or has disappeared entirely.



2014 Contemporary Photos – FIGURE #20
 Exterior Deterioration – Pump House

Wood separates and bows away from the frame, roof eaves 
are disappearing, nearly a century of paint is flaking as the 
original was probably just a natural wood finish.  Siding is 
patched with a combination of multiple designs, making it 

impossible to determine what was original. 



2014 Contemporary Photos – 
FIGURE #21

 Exterior Deterioration – 
Pump House

Siding wood is splitting or 
missing or filled in with a 

multitude of styles ranging from 
molded 3-panel to single panel 

to merely a piece of wood 
inserted into a hole.



2014 Contemporary Photos – FIGURE #22
 Exterior Deterioration – 

Pump House

There are several types of siding that have 
been applied.  Some of it is a 3-panel mold 
that attaches to a panel board inserted into 

the frame.  Other types are single panel 
siding, single pieces of wood.  Some of this 

disparate siding is painted, some is not.  
The majority of it is rotted or split, allowing 

moisture penetration and entry for pests 
infestation.



2014 Contemporary Photos – FIGURE #23
Pump House - Invasive landscape.

A trumpet flower vine was planted to screen the 
building many decades ago as the building was 
utilitarian in purpose. This ‘hedge’ is extremely 

overgrown, growing through the building, and weaving 
in and out of the roof. The following frames will 



2014 Contemporary Photos – FIGURE #24
Pump House – Invasive landscape 

The unchecked growth of the ‘hedge’ has wrapped itself around the through the fabric of the 
building, trapping moisture from the elements and contributing to rotting of the wood.



2014 Contemporary Photos – FIGURE #25
Pump House - Invasive landscape.

Decades of growth of the ‘hedge’ is illustrated below, right, 
providing a nesting place for pests.  The undergrowth of the 

‘hedge’ are dried vines creating a fire hazard.  The trunks of this 
plant have grown to the size of trees (left). Trimming back to the 

trunks would create the appearance of stumps.



2014 Contemporary Photos – FIGURE #26
Pump House – Interior Views 

The following frames illustrate the interior views of the Pump House.
Pictured below is a broad interior taken from the northeast corner facing south.



2014 Contemporary Photos – FIGURE #27
Pump House – Interior Views 

The image below is a broad view of the north end of the interior taken from the southeast 
corner.

NOTE:  Notice how the foundation concrete is a slab that slops down toward the east.  The 
floor area right of the slab was a pit for a tank that was removed.  The floor area between the 



2014 Contemporary Photos – FIGURE #28
Pump House - Interior Deterioration 

The following frames illustrate the deterioration of the structure. From the interior it is simple to 
determine the single wall construction.  The sunlight shining through the wood siding illustrates the 

lack of insulation and deterioration of the skin of the structure.  This view is facing the southeast corner.  
Note the integrity of the skeletal frame, which is due to the quality of the wood used.



2014 Contemporary Photos – FIGURE #29
Pump House - Interior Deterioration 

This view is taken facing the northeast corner of the structure.  The light shining through 
illustrates the continued single wall construction, the holes in the roof,  the multiple types of 

siding, and the areas of either rotted or separated siding.



2014 Contemporary Photos – FIGURE #30
Pump House -  Interior Deterioration 

This image is taken facing the northeast corner of the structure and illustrates the major cracks in 
the concrete slab shown in the bottom portion of the photo.



2014 Contemporary 
Photos – FIGURE #31

Pump House
 Interior Deterioration 

The following frames 
illustrate the openings 
and existing remnants 

or windows.  The 
large boarded 

opening is covered 
with plywood and was 

the offset opening 
shown in the historic 
photos.  The windows 
have been replaced 
multiple times over 

the decades and 
range from single 

pane to divided light 
double hung.  The 
wood frames have 
been rotted from 

moisture and eaten 
through by pests.



2014 Contemporary 
Photos

Pump House – FIGURE 
#32

Interior Deterioration

These two photos show 
various types of windows 
used to replace windows 

over time.
The styles range from 
divided light to single 

pane.  Some are double 
hung, some are single 
pane double hung and 

some are a single insert 
with boarded up wood at 

the top and bottom.



2014 
Contemporary 

Photos – 
FIGURE #33
Pump House

 Interior 
Deterioration

Openings for 
windows have 

been either 
boarded up with 
siding applied or 
openings have 
been cut to the 

floor to provide a 
door and then re-
sealed once again.
The image at the 
far left is the east 
elevation opening.  
The image right is 
the west elevation 
and was cut to the 
floor to become a 

door entry and 
then re-sealed 

and covered again 
with siding when 
the entry was no 
longer necessary.



2014- Contemporary Photos – FIGURE #34
Pump House - Interior/Exterior Siding Replacement 

The image on the left is the interior southeast corner 
that illustrates the various types of siding used to patch 
the building.  The image on the right is the exterior of 

the same corner.  
These images show that whole sections of the structure 
were cut out and replaced as necessary over time with 

mismatching types of siding. 



2014 Contemporary Photos – FIGURE #35
Pump House -  Exterior Siding Replacement 

The images on the left and right of the exterior west 
elevation illustrate how sections of siding were cut out and 
replaced.  The right image shows how a window was cut to 
the floor and converted into a door opening, then sealed 
again and covered over with siding.  The pink piece of 

siding is a replacement piece of siding after the door was 
sealed when it no longer served as an entry.  The siding has 
been replaced so often that now the separate insert sections 
are separating from the adjacent sections as shown in the 



2014 Proposed Project – FIGURE #36
Pump House – Proposed Site Plan.

The drawing below is an overall Site Plan of the proposed project.
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2014 Proposed Project 
– 

FIGURE #37
Pump House – Proposed 

Floor Plan.
The drawing is a 

proposed Floor Plan of 
the re-purposed Pump 

House.  All original 
openings will be retained 
and interior space will be 

utilized as office/
restrooms/multi-

purpose area.
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2014 Proposed Exterior Perspective – Pump House – FIGURE #38
View Looking North West

The illustration below shows the retention of the original design of 
the Pump House.  The photo above left illustrates the contemporary 

view prior to the proposed project.
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2014 -Exterior Perspective View – FIGURE #39
 View Looking South West

The illustration below shows the retention of the original 
Pump House design with landscaping that allows for visibility.  
The photo above left illustrates the contemporary view that is 

obscured by the invasive hedge.
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2014 Exterior Perspective View –FIGURE #40
View Looking North West

The illustration below shows the proposed exterior view.  
The photo above left shows the current contemporary 

view.
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2014 Exterior Perspective View – FIGURE #41
View Looking North East

The proposed design below shows the arbor that will serve 
as gathering place, the offset opening that will be 

transformed into south elevation entry, and the new wood 
walls that will serve as storage space and screening for 
mechanical utility area.  Above left is the photo of the 
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