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Executive Summary 
Fresno Unified School District (FUSD) is proposing a comprehensive modernization and 
reconstruction program at Calwa Elementary School utilizing Measure H funding. The proposed 
campus master plan includes construction of a new Early Learning Center, Administration 
Building, and Multi-Purpose Room (MPR), which would require demolition and replacement of the 
existing 1947 Multi-Purpose Room/Auditorium (Building G). The Historic Architectural Survey 
Report (HASR) dated January 3, 2026, determined that Building G is individually eligible for listing 
in the California Register of Historical Resources (CRHR) under Criteria 1 and 3 and is therefore 
considered a historical resource under the California Environmental Quality Act (CEQA). 

This Historic Rehabilitation Feasibility Analysis was prepared to determine whether rehabilitation 
of Building G is practicable while maintaining compliance with preservation standards and 
supporting contemporary educational, operational, accessibility, safety, and fiscal requirements 
applicable to modern public-school facilities. 

Methodology 

The analysis incorporated documentary review, technical assessment, and comparative 
feasibility evaluation. Primary source materials included the Historic Architectural Survey Report, 
DPR survey forms, campus planning documents, facility condition information, and educational 
adequacy considerations. An on-site assessment was conducted on February 12, 2026, to verify 
building conditions and evaluate operational performance. 

The evaluation examined the building’s structural systems, mechanical/electrical/plumbing 
systems, fire and life-safety compliance, accessibility, energy performance, site drainage, 
hazardous materials, and educational functionality. Rehabilitation feasibility was analyzed 
relative to replacement construction using lifecycle cost principles, long-term operational 
efficiency, adaptability, and compliance with current California Building Code (CBC), California 
Historic Building Code (CHBC), and the Secretary of the Interior’s Standards for Rehabilitation. 

Planning-level cost estimates were developed using a replacement-value proportional 
methodology based on Division of the State Architect (DSA) and Office of Public-School 
Construction (OPSC) valuation standards. 

Summary of Key Findings 

The analysis determined that while Building G retains historical significance and sufficient 
integrity to support CRHR eligibility, the facility exhibits substantial age-related deterioration and 
systemic obsolescence. Major building systems, including HVAC, electrical, plumbing, lighting, 
fire/life safety infrastructure, windows, and interior finishes, have reached or exceeded their 
expected service life and require comprehensive replacement or modernization. 

Additional deficiencies include incomplete fire sprinkler coverage, noncompliance with current 
accessibility standards, deteriorated drainage conditions, hazardous materials requiring 
regulated abatement, and likely seismic deficiencies associated with pre-modern code 
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construction. Rehabilitation would require extensive corrective work approaching comprehensive 
reconstruction within the existing building shell. 

The existing 6,720-square-foot multipurpose facility also no longer adequately supports modern 
elementary school operational needs. Functional limitations include restricted assembly 
capacity, inadequate circulation, limited flexibility for simultaneous programming, and insufficient 
support space for performances and campus activities. 

Estimated rehabilitation costs total approximately $2.14 million, representing approximately 60 
percent of the building’s estimated replacement value of $3.6 million. Although rehabilitation is 
technically feasible, the resulting facility would continue to retain limitations associated with its 
historic footprint, spatial configuration, energy performance, and long-term adaptability. 

The report also evaluated repurposing the existing building into an Administration Building. While 
this alternative would preserve the historic structure, it would require substantial interior 
reconfiguration, upgraded technology infrastructure, HVAC zoning modifications, and additional 
operational improvements.  

Conclusion 

Based on the findings of this analysis, rehabilitation of the Multi-Purpose Room/Auditorium was 
determined to be impracticable when evaluated against contemporary educational standards, 
code compliance requirements, campus operational needs, and long-term fiscal stewardship 
considerations. While rehabilitation could preserve the historic resource, it would require 
substantial capital investment without achieving the long-term performance, operational 
flexibility, or lifecycle efficiency provided by replacement construction. 

Accordingly, demolition and replacement of Building G as part of the proposed campus master 
plan was determined to be the alternative that most effectively supports current and future 
educational programming, ensures compliance with accessibility and life-safety requirements, 
improves campus organization and security, and provides the greatest long-term operational 
sustainability. 

Although demolition would constitute a significant impact to a historical resource under CEQA, 
the report recommends implementation of mitigation measures including historic 
documentation, material salvage, interpretive features, and oral history preservation to retain and 
commemorate the historic significance of the campus within the redeveloped school 
environment. 
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1.0 Introduction 
Calwa Elementary School sits on an 8.06-acre site at S. Cedar and E. Jensen Avenues.  Fresno 
Unified School District is proposing to add an Early Learning Center, a new Administration 
building, and a new multi-purpose building on its current site, using Measure H funds. This 
proposed plan would demolish the current multi-purpose building (Building G) and construct a 
new larger multipurpose building.   

      
      Source: FUSD – Proposed Site Plan 
 

According to the Historic Architectural Survey Report (January 3, 2026), three campus buildings, 
the 1945 Library, 1947 Multi-Purpose Room/Auditorium, and 1945 Southeast Classroom 
Wing/Kindergarten, are individually eligible for the California Register of Historical Resources 
under Criteria 1 and 3.  The HASR identified buildings C, D, G, and the library (building J) as eligible 
for CRHR listing, are highlighted in red on the site plan below. 
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Source: FUSD – Site Plan Existing 

This Historic Rehabilitation Feasibility Analysis was undertaken to determine whether the 
rehabilitation of the Multi-Purpose Room/Auditorium (Building G) is practicable while maintaining 
compliance with applicable preservation standards and supporting FUSD’s long-term educational 
objectives. 

J 
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2.0 Methodology 
The methodology integrates documentary review, technical assessment, and comparative 
feasibility analysis grounded in established preservation and facilities planning principles. 

The analysis began with a comprehensive review of the Historic Architecture Survey Report 
(HASR) findings and the primary Department of Parks and Recreation (DPR) survey forms. These 
documents established historical context, character-defining features, and integrity thresholds 
relevant to evaluating rehabilitation potential. This foundation ensured that subsequent technical 
and programmatic evaluations were aligned with the identified historic significance of the 
property. 

Campus planning considerations were incorporated through review of the proposed master 
planning documents. These materials informed the analysis of how rehabilitation would integrate 
with long-range site development, sequencing constraints, and operational continuity 
requirements. Enrollment projections and identified programmatic needs were evaluated to 
determine whether the existing building configuration, if rehabilitated, could adequately support 
current and anticipated instructional delivery models. 

Facility performance metrics were also examined, including building condition scoring and 
educational suitability assessments. These metrics provided an objective basis for 
understanding the extent of deferred maintenance, system obsolescence, and functional 
limitations. In addition, an on-site review of existing conditions was conducted on February 12, 
2026, to verify documented deficiencies, observe current operational performance, and assess 
visible structural and systems conditions firsthand. Identified deficiencies were reviewed and 
incorporated into the analysis to ensure that all known structural, building systems, safety, and 
operational issues were comprehensively addressed. 

A comparative analysis was then conducted to evaluate rehabilitation relative to new 
construction. This evaluation was framed in accordance with nationally recognized feasibility 
principles, including considerations of structural capacity, building systems performance, long-
term lifecycle costs, and educational functionality. The comparative framework allowed for an 
objective assessment of whether rehabilitation could meet regulatory requirements, 
programmatic needs, and fiscal stewardship standards at a level comparable to replacement. 

The technical evaluation addressed the following performance categories: 

• Structural integrity, including identification of primary structural systems and building 
materials, evaluation of their current condition, and assessment of the building’s capacity 
to meet applicable code requirements. 

• Mechanical, electrical, and plumbing (MEP) systems, including adequacy, remaining 
useful life, and modernization requirements. 

• Accessibility, assessed against current Americans with Disabilities Act (ADA) standards 
and California accessibility requirements. 

• Fire and life safety, including egress, fire suppression, alarm systems, and code 
compliance. 

• Energy performance, including envelope efficiency and system upgrades necessary to 
meet contemporary energy standards. 

• Learning environment functionality, evaluating spatial configuration, instructional 
adaptability, and alignment with modern educational delivery models. 
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• Lifecycle cost considerations, including capital investment, maintenance burden, and 
long-term operational efficiency. 

• Site integration and phasing, assessing constructability, campus continuity, and impacts 
to ongoing school operations. 

Regulatory Framework 

The feasibility analysis was conducted within the applicable state and federal regulatory 
framework governing historic resources and public-school facilities. Specifically, the evaluation 
is guided by: 

• The California Environmental Quality Act (CEQA) 
• Public Resources Code §5024.1 
• 14 California Code of Regulations (CCR) §15064.5 
• The Secretary of the Interior’s Standards for Rehabilitation (36 CFR Part 67) 
• The California Historic Building Code (CHBC) 
• The California Building Code (CBC) 

The Secretary of the Interior’s Standards serve as the primary preservation framework for 
determining whether rehabilitation would retain the property’s historical integrity. These 
Standards establish criteria for the treatment of historic materials, features, and spatial 
relationships, and provide the benchmark for assessing whether proposed interventions would 
constitute a conforming rehabilitation or result in an adverse effect under CEQA. 

Together, this multi-layered methodology ensures that the feasibility determination is 
comprehensive, technically grounded, and legally defensible, balancing preservation objectives 
with educational, operational, and fiscal considerations. 



Building Evaluation 
 

   
 

3.0 Building Evaluation  
The Building Evaluation section presents a detailed evaluation of the HASR identified Multi-
Purpose Room/Auditorium to determine the feasibility of historic rehabilitation in relation to 
educational adequacy, regulatory compliance, and long-term operational performance.  The 
analysis synthesizes documentary research, condition assessments, the February 12 on-site 
review, identified deficiencies provided by FUSD, and relevant planning metrics.  

The Cafeteria/Multipurpose Room is located on the western edge of the Calwa Elementary School 
Campus directly adjacent to S. Cedar Avenue, with an approximate construction year of 1947.  
The MPR has an approximate area of 6,720 square feet. 
 

   
Source: FUSD – Site Plan Existing                          Source: Nearmap.com 

Building Condition 
The subject building exhibits multiple system and component deficiencies associated with age, 
deferred maintenance, and partial life-safety noncompliance. While certain structural elements 
remain serviceable, several major building systems have reached or exceeded their expected 
service life and require corrective action to restore functionality, safety, and performance. 

The building retains its original single-pane windows, which are thermally inefficient and exhibit 
significant physical deterioration, including corrosion, cracked glazing, and excessive paint 
buildup. These conditions compromise energy performance, natural light quality, ventilation 
reliability, and overall occupant comfort. The windows no longer meet contemporary energy 
efficiency standards and contribute to increased operational costs. 

The HVAC system is at or beyond its anticipated life expectancy. Aging mechanical equipment 
typically operates inefficiently, provides inconsistent thermal control, and may not meet current 
indoor air quality expectations. End-of-life systems present reliability concerns, increased 
maintenance demands, and elevated energy consumption. 

The facility’s underground water distribution system is also original to the building’s construction 
and has exceeded its intended service life. Water service lines installed during this period were 
commonly constructed of galvanized steel, cast iron, or early copper piping, all of which are 
subject to internal corrosion, scaling, and reduced hydraulic capacity after decades of use.  
Similarly, the facility’s underground sanitary sewer system is original to the building’s 
construction and has exceeded its intended service life. Sanitary sewer piping from this era was 
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typically composed of vitrified clay tile or cast iron, both of which are prone to joint failure, root 
intrusion, cracking, and infiltration over time. These conditions can lead to leaks, blockages, 
reduced flow performance, and increased maintenance costs. Given the age of the infrastructure 
and the critical role these systems play in facility operations, replacement of the main water 
service lines and sanitary sewer mains is recommended to restore system reliability, reduce the 
risk of failure, and ensure compatibility with modern plumbing standards. 

Interior finish conditions reflect similar wear. The flooring consists of aged vinyl composition tile 
(VCT), which is worn and degraded. In high-traffic areas, this condition can create maintenance 
challenges, diminish aesthetics, and reduce slip resistance. Ceiling tiles throughout the building 
are worn, uneven, stained, or missing, suggesting prior moisture infiltration and long-term 
deterioration of the suspended ceiling system. 

The kitchen facilities, including tables, fixtures, and equipment, are heavily worn and deteriorated. 
This condition raises concerns regarding sanitation, operational efficiency, and compliance with 
contemporary health and safety standards. Commercial kitchen environments require durable, 
cleanable, and code-compliant finishes and equipment; the current condition suggests the need 
for comprehensive modernization. 

Structurally, the building is constructed of double brick masonry walls, which are in good 
condition. However, minor settling cracks are present at the southeast corner. While currently 
limited in severity, these cracks warrant monitoring and potential repair to prevent water intrusion 
and long-term structural impact. 

Life-safety systems present notable deficiencies. Fire suppression sprinklers are installed above 
the stage area but are absent throughout the remainder of the building. Partial sprinkler coverage 
does not provide comprehensive fire protection and may not meet current code expectations for 
occupancy type. Additionally, the building lacks emergency lighting and illuminated exit signage, 
which are critical components of safe egress during power outages or emergency events.  
Furthermore, the site currently lacks dedicated fire suppression water main capable of supporting 
a modern automatic sprinkler system and required fire flow demand. Installation of a separate 
fire protection water main is necessary to provide adequate pressure and volume for fire 
suppression infrastructure, including sprinkler systems and fire department connections. 
Establishing this dedicated fire service line will improve emergency response capability and allow 
the facility to meet contemporary fire protection and life-safety code requirements. 

Exterior site conditions contribute to building vulnerability. Grading and adjacent concrete 
sidewalks direct water toward the structure and create ponding conditions along the foundation. 
Persistent water exposure increases the risk of moisture intrusion, masonry deterioration, and 
potential long-term structural damage. 

Collectively, these deficiencies indicate that while the building envelope and primary structural 
system remain intact, major building systems, life-safety components, and site drainage 
conditions require significant corrective investment to ensure long-term performance, safety 
compliance, and operational efficiency. 

Hazardous materials identified within Building G introduce additional considerations for 
renovation and modernization efforts. An asbestos and lead-based paint survey determined that 
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exterior stucco wall surfaces, totaling approximately 6,000 square feet, contain asbestos at 
concentrations of approximately 1%. Although these materials are currently non-friable, any 
disturbance associated with repair, façade improvements, or system upgrades will require 
regulated abatement in accordance with applicable environmental and occupational health 
regulations. 

Additionally, several exterior painted surfaces, as well as one interior sink, were identified as 
containing lead-based paint and coatings. While these materials may currently be encapsulated 
and stable, they pose a potential health risk if disturbed. Renovation or maintenance activities 
impacting these components will necessitate appropriate containment, handling, and 
remediation procedures to prevent exposure. 

The presence of asbestos-containing materials and lead-based paint within Building G increases 
the complexity of construction activities, requiring specialized abatement measures, regulatory 
compliance, and associated cost considerations as part of any comprehensive facility 
modernization effort. 

It should be noted that evaluation of the building’s structural system relative to current California 
Building Code (CBC) seismic and structural requirements was not included within the scope of 
this assessment. However, given when the facility was constructed, it predates many modern 
structural and seismic design standards that have since been adopted in California. As a result, 
it is likely that structural upgrades may be required to bring the building into compliance with 
contemporary codes if significant renovation, modernization, or change-of-use work is 
undertaken. Such improvements could include seismic strengthening of the lateral force–
resisting system, anchorage upgrades, and other structural modifications. These potential 
structural upgrades could represent a significant additional project cost and should be evaluated 
through detailed structural engineering analysis. 

Educational Adequacy  
The existing building currently utilized for multi-purpose functions is approximately 6,720 square 
feet. While this facility has historically served the campus community, its size reflects 
programming standards and enrollment conditions from a prior era. Contemporary elementary 
school operational needs, including physical education, assemblies, student dining, 
performances, community events, and emergency sheltering, place significantly greater demands 
on space capacity, flexibility, and code-compliant occupant loading. 

The existing facility presents several functional constraints: 

• Limited seating capacity for full-school assemblies. 
• Restricted circulation during meal service, leading to congestion. 
• Inadequate staging and support space for performances. 
• Limited flexibility to accommodate simultaneous functions. 
• Reduced compliance margin for current occupant load and accessibility standards. 

Elementary campuses increasingly rely on the MPR as a central hub for multiple daily functions. 
When undersized, these activities must be scheduled at staggered times or compromised, 
reducing instructional efficiency and limiting program offerings. 
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Recommended Rehabilitation and Corrective Actions 
The following identifies the renovation, modernization, and corrective improvement items 
necessary for the continued use of the building in its current function as a cafeteria and 
multipurpose room. While the facility may remain operational in its existing configuration, 
continued long-term use will require targeted upgrades to address building systems, code 
compliance, accessibility, life safety, functionality, and deferred maintenance conditions. The 
items outlined below are intended to support the safe, efficient, and sustainable ongoing use of 
the facility while maintaining its current educational program and occupancy classification. 

1. Windows and Doors - $104,620 

Deficiency: Original single-pane units with deterioration and inefficiency. 
Remedy: 

• Full window and door replacement. 
• Install thermally broken, dual-pane low-E glazing. 
• Upgrade to energy code-compliant assemblies. 
• Provide operable units for ventilation as needed. 
• Address any damaged surrounding framing or lintels. 
• Replace with accessible hardware. 

2. HVAC System - $773,687 

Deficiency: End-of-life mechanical equipment. 
Remedy: 

• Replace HVAC system with high-efficiency units. 
• Upgrade ventilation to meet current indoor air quality standards. 
• Install digital control system for improved efficiency. 
• Replace associated ductwork where deteriorated. 

3. Water and Sanitary Sewer Main Distribution - $65,433 

Deficiency: End-of-life system. 
Remedy: 

• Full replacement of water main piping. 
• Full replacement of sanitary sewer. 
• Upgrade with modern PVC or HDPE piping systems. 
• Install with improved bedding and slope control. 

4. Flooring - $267,123 

Deficiency: Worn VCT flooring. 
Remedy: 

• Remove existing VCT. 
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• Test for asbestos and abate if applicable. 
• Replace with durable, low-maintenance flooring (LVT, sheet vinyl, or polished concrete 

depending on use). 
• Improve transitions and ADA compliance at thresholds. 

5. Kitchen Equipment and Fixtures - $154,234 

Deficiency: Worn, deteriorated kitchen infrastructure. 
Remedy: 

• Replace tables, fixtures, and food service equipment. 
• Upgrade to stainless steel, NSF-compliant systems. 
• Reconfigure layout for code compliance and operational efficiency. 
• Evaluate mechanical, plumbing, and electrical capacity for new equipment. 

6. Structural Masonry - $19,055 

Deficiency: Minor settling cracks at southeast corner. 
Remedy: 

• Conduct structural assessment. 
• Seal and repair cracks with appropriate masonry repair methods. 
• Evaluate foundation conditions. 
• Monitor for continued settlement. 
• Install improved drainage at affected corner. 

7. Fire Suppression - $65,469 

Deficiency: Partial sprinkler coverage limited to stage. 
Remedy: 

• Install fire sprinkler system throughout entire building. 
• Install dedicated fire suppression water main. 
• Ensure NFPA-compliant design. 
• Upgrade fire alarm system integration. 

8. Lighting System - $208,522 

Deficiency: Outdated non-LED lighting fixtures with reduced efficiency and performance. 
Remedy: 

• Replace existing lighting fixtures with high-efficiency LED systems. 
• Install fixtures with appropriate lumen output and color temperature (typically 3500K–

4000K for instructional environments). 
• Incorporate dimmable controls to support flexible learning environments. 
• Integrate occupancy sensors and daylight harvesting controls to improve energy 

performance.  
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• Install emergency lighting and illuminated exit signs as part of the lighting modernization. 
• Evaluate electrical capacity and update branch circuits as needed. 
• Safely remove and dispose of existing lamps and ballasts in accordance with 

environmental regulations. 

9. Ceiling Systems - $192,343 

Deficiency: Worn, uneven, stained, or missing tiles. 
Remedy: 

• Replace suspended ceiling grid and tiles. 
• Investigate and correct sources of moisture staining. 
• Upgrade to acoustic performance-rated tiles where appropriate. 

10. Site Drainage and Grading - $141,291 

Deficiency: Water pooling against building. 
Remedy: 

• Regrade adjacent soils to provide positive drainage away from structure. 
• Remove and replace improperly sloped sidewalks. 
• Install trench drains or subdrains if necessary. 
• Install roof gutter system and downspout discharge. 

11. Hazardous Material Remediation and Abatement - $150,000 

Deficiency: Presence of hazardous materials 
Remedy: 

• Abatement of Building interior sink. 
• Spot Abatement of exterior wall repair sites. 
• Painting of exterior walls to encapsulate hazardous materials. 

Reconfiguration for Use as Administration Building 

Repurposing the existing Multi-Purpose Room/Auditorium as an Administration Building would 
offer the benefit of retaining Building G while assigning it a new campus function. This approach 
could reduce the direct adverse effect associated with demolition and preserve a historically 
eligible campus resource. 

However, this option presents significant drawbacks. The building was not designed for 
administrative use and would require substantial interior reconfiguration, including new offices, 
partitions, doors, casework, HVAC zoning, electrical systems, data infrastructure, security 
systems, and fire alarm monitoring. These improvements would be in addition to the major base 
rehabilitation already required for the building. 
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Overall, while administrative reuse would preserve the historic building, it would not eliminate the 
need for a new MPR and would create additional site-planning, operational, and cost burdens. 

The following identifies the additional renovation, modernization, and corrective improvement 
costs specifically associated with reconfiguring the building for use as an Administration 
Building. These costs are beyond those required for continued use of the facility as a cafeteria 
and multipurpose space and reflect the specialized modifications needed to operate as a 
functioning Administration Office. Such improvements may include interior reconfiguration, new 
partitioning, upgraded HVAC zoning, acoustical modifications, and extensive electrical/data 
reconfiguration. 

1. Interior reconfiguration - $1,411,200 

Deficiency: Not currently designed as an Administration Building. 
Remedy: 

• Demolition of interior walls and finishes. 
• New offices and doors. 
• Office appropriate casework and furniture.   
• Improved HVAC zoning 

2. Improved electrical and technology integration - $840,000 

Deficiency: Not designed as an Administration Building. 
Remedy: 

• Additional technology access points. 
• Fire Alarm and Security monitoring. 
• Improved lighting. 
• Additional electrical outlets. 

*Kitchen Equipment and Fixtures renovation cost of $154,234 can be subtracted from these 
additional costs as this would no longer be needed. 

Replacement Value vs. Renovation Cost 

Rehabilitation 

For this evaluation, the replacement value of the building was calculated using a unit construction 
cost of $535 per square foot applied to the total building area of 6,720 square feet. This results 
in a calculated replacement value of: 

Replacement Value = $535 × 6,720 SF = $3,595,200 

The proposed renovation project for the building has an estimated construction cost of 
$2,047,619.   
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The ratio of the renovation cost to the replacement value is calculated as follows: 

$2,047,619 ÷ $3,595,200 = 56.95% 

Based on this comparison, the renovation cost represents 56.95 percent of the building’s 
replacement value. 

Rehabilitation and Reconfiguration 

For this evaluation, the replacement value of the building was calculated using a unit construction 
cost of $535 per square foot applied to the total building area needed for an administration 
building of 4,035 square feet. This results in a calculated replacement value of: 

Replacement Value = $535 × 4,035 SF = $2,158,725 

The proposed rehabilitation and reconfiguration project for the building has an estimated 
construction cost of $4,144,585.   

The ratio of the rehabilitation and reconfiguration cost to the replacement value is calculated as 
follows: 

$4,144,585 ÷ $2,158,725= 191.99% 

Based on this comparison, the rehabilitation and reconfiguration cost represents 191.99 percent 
of the building’s replacement value. 

Methodology for Cost Estimates 

Cost estimates for the identified building deficiencies are derived using a replacement-value-
based proportional methodology. This approach provides a rational and scalable framework for 
estimating modernization and system replacement costs in the absence of detailed construction 
documents. 

This proportional allocation methodology allows remedy costs estimation in a consistent and 
defensible manner across multiple facilities without requiring full architectural design or detailed 
takeoffs at this stage.  This methodology produces planning-level estimates, not construction 
bid-level costs. Actual project costs may vary due to: 

• Market conditions and escalation. 
• Site-specific complexities. 
• Code-triggered upgrades. 
• Design choices and material selections. 
• Phasing and occupancy constraints. 

The first step in the process is to establish the building replacement value, calculated by 
multiplying the current estimated cost per square foot to construct a comparable new facility by 
the total square footage of the existing building. This results in a total estimated cost for replacing 
the building in its entirety under current market conditions. 
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Replacement Value = (Current Cost per Square Foot) × (Building Square Footage) 

Each building component, such as HVAC, roofing, windows, electrical, interior finishes, or 
plumbing, is assigned a percentage of the overall replacement value. These percentages reflect 
the typical proportional contribution of each system to total construction cost based on industry 
cost modeling, historical construction data, and standard building cost breakdown structures. 

The replacement value of the existing school building is determined using the replacement cost 
per square foot established in Section 3.1.1.1 of DSA Interpretation of Regulations IR EB-4. This 
approach is used because it represents the default valuation method adopted by the Division of 
the State Architect (DSA) for K-12 public school projects when performing the cost comparison 
required under California Administrative Code (CAC) Section 4-309(c), Item 1.  

Section 3.1 of IR EB-4 establishes that the replacement value of an existing school building should 
be based on construction cost values published by the Office of Public-School Construction 
(OPSC) and adopted by the State Allocation Board. These values are derived from the RSMeans 
Construction Cost Index and represent current statewide construction cost data for school 
facilities.  

For 2026, the OPSC-adopted construction cost for typical school construction is $535 per square 
foot, as outlined in Section 3.1.1.1 of the IR. This cost represents the estimated expense to 
construct a new school building of comparable size, configuration, materials, systems, and 
quality of finishes that complies with the current California Building Code.  

 

 



Findings 
 

   
 

4.0 Findings 
Historic Significance and Regulatory Context 

The Historic Architectural Survey Report (January 3, 2026) determined that the 1945 Library, 1945 
Southeast Classroom Wing/Kindergarten (Buildings C and D), and the 1947 Multi-Purpose 
Room/Auditorium (Building G) are individually eligible for listing in the California Register of 
Historical Resources under Criteria 1 and 3. As such, these structures are considered historical 
resources under CEQA (14 CCR §15064.5), and any project affecting them must evaluate whether 
proposed actions would result in a substantial adverse change in significance. 

Rehabilitation, which complies with the Secretary of the Interior’s Standards for Rehabilitation, 
would avoid a significant adverse impact. However, compliance with those Standards must be 
balanced against requirements imposed by the California Building Code (CBC), California Historic 
Building Code (CHBC), accessibility mandates, fire and life-safety regulations, and contemporary 
public school performance expectations. 

The feasibility analysis therefore evaluated whether rehabilitation could retain historic integrity 
consistent with federal and state preservation standards, and meet current educational, 
operational, safety, and fiscal performance thresholds comparable to new construction. 

Physical Condition and Systems Performance 

The evaluation confirms that the Multi-Purpose Room/Auditorium exhibits substantial age-
related deterioration and systemic obsolescence. While primary structural systems remain intact, 
nearly all major building systems have reached or exceeded their expected service life. 

Key findings include: 

• Roofing Systems: End-of-life conditions with widespread deterioration and failure risk. 
• Windows and Doors: Original single-pane assemblies (approximately 80 years old) with 

corrosion, cracked glazing, thermal inefficiency, and operational deficiencies. 
• HVAC System: End-of-life equipment with diminished reliability, inadequate ventilation 

performance, and noncompliance with modern indoor air quality and energy efficiency 
expectations. 

• Water and Sanitary Sewer Main Distribution:  The  underground water distribution 
systems are original to the building’s construction and have exceeded their intended 
service lives. 

• Electrical and Lighting Systems: Outdated, inefficient fixtures lacking modern controls 
and emergency egress components. 

• Fire and Life Safety: Partial absence of NFPA-compliant fire sprinkler systems, 
emergency lighting, and illuminated exit signage. 

• Accessibility: Noncompliant restroom layouts and circulation deficiencies relative to ADA 
and California accessibility standards. 

• Interior Finishes: Worn, deteriorated finishes negatively affecting acoustics, durability, 
hygiene, and instructional quality. 

• Site Drainage: Adverse grading and water pooling against building foundation, creating 
long-term building envelope and structural risk. 
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Collectively, these deficiencies indicate that the subject building has surpassed its functional 
service life in critical systems and would require comprehensive modernization rather than 
targeted or limited rehabilitation. The scope of work necessary extends beyond cosmetic 
restoration and would involve full system replacement across mechanical, electrical, plumbing, 
roofing, fire/life safety, and accessibility components. 

Educational Adequacy 

At approximately 6,720 square feet, the existing multipurpose facility reflects outdated 
enrollment assumptions and programming standards. It presents significant constraints in: 

• Assembly capacity. 
• Lunch circulation and queuing. 
• Staging and support space for performances. 
• Simultaneous function flexibility. 
• Occupancy load and accessibility compliance margins. 

Modern elementary campuses rely heavily on multipurpose facilities as central operational hubs. 
The existing building size and configuration materially limit program flexibility and operational 
efficiency. 

Financial and Lifecycle Considerations 

Using a replacement-value-based proportional methodology, planning-level cost estimates were 
developed for required rehabilitation actions. The required corrective work for each building is 
extensive and system wide. 

The rehabilitation scope includes: 

• Full HVAC replacement. 
• Complete roofing replacement. 
• Window and door replacement. 
• Fire sprinkler installation. 
• ADA restroom reconfiguration. 
• Lighting modernization. 
• Interior finish replacement. 
• Drainage and grading correction. 
• Kitchen modernization 

These interventions represent comprehensive modernization rather than selective preservation. 
When aggregated, the level of investment approaches the functional equivalent of new 
construction in several systems while still retaining inherent limitations of: 

• Constrained building footprints. 
• Outdated spatial configurations. 
• Energy performance limitations. 
• Seismic and structural constraints of legacy construction. 
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• Ongoing maintenance burden of aged envelopes and assemblies. 

Additionally, rehabilitation under the Secretary’s Standards would limit the extent of alteration 
permissible to character-defining features, potentially constraining cost-effective modernization 
strategies. 

From a lifecycle cost perspective, rehabilitated historic facilities would incur: 

• Higher long-term maintenance demands. 
• Reduced energy performance relative to new high-performance construction. 
• Greater exposure to unforeseen conditions during construction. 
• Reduced adaptability over time. 

While rehabilitation is technically feasible, the estimated capital investment of approximately 60% 
of replacement value would modernize major systems without delivering equivalent long-term 
performance, capacity, or adaptability benefits. When considered through a lifecycle cost lens, 
including maintenance, energy use, operational efficiency, and risk exposure, replacement 
construction represents the more fiscally prudent and strategically aligned investment. 

Conclusion 

Based on comprehensive documentary review, on-site assessment, facility performance analysis, 
educational adequacy evaluation, site planning considerations, and lifecycle cost comparison, the 
following conclusions are reached: 

1. The subject building retains historical significance and integrity sufficient to warrant 
CRHR eligibility. However, significance alone does not establish rehabilitation feasibility 
within the context of contemporary public school performance standards. 

2. The building has exceeded its functional service life in nearly all major systems. 
Rehabilitation would require wholesale replacement of mechanical, electrical, roofing, life-
safety, accessibility, and interior systems, effectively constituting comprehensive 
reconstruction within existing shells. 

3. Educational functionality is materially constrained by historic configurations and 
building size. 
The undersized multipurpose facility does not align with current instructional delivery 
models, capacity requirements, or long-term district objectives. 

4. Lifecycle cost and performance outcomes favor replacement construction. 
While rehabilitation is technically possible, it would require significant capital investment 
approaching replacement value, without delivering equivalent long-term performance, 
adaptability, or operational efficiency. 

Accordingly, it is concluded that rehabilitation of Multi-Purpose Room/Auditorium is not 
practicable when evaluated against contemporary educational standards, regulatory compliance 
requirements, and long-term fiscal stewardship obligations. 
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Demolition and replacement as part of the proposed campus master plan represents the 
alternative that most effectively: 

• Meets current and future educational programming needs. 
• Ensures full compliance with life-safety and accessibility mandates. 
• Provides cohesive and secure campus organization. 
• Optimizes lifecycle cost efficiency. 
• Supports long-term operational sustainability. 

While demolition would constitute a significant impact on a historical resource under CEQA, the 
analysis demonstrates that rehabilitation would not achieve functional parity with replacement 
and would impose substantial long-term constraints. Therefore, from a technical, operational, and 
fiscal feasibility standpoint, replacement construction is the more appropriate course of action. 

Possible Mitigation 

Although the CRHR-eligible buildings cannot be practicably rehabilitated, Calwa Elementary’s 
historic significance can still be retained in meaningful ways. A robust mitigation program would 
permanently preserve the historic record through professional documentation, conserve select 
character-defining materials through a salvage and reuse plan and embed the school’s 
architectural and community story into the new campus through an integrated interpretive 
program. Supplemented by oral histories and contextual design references, these measures 
would maintain continuity of identity, provide enduring public benefit, and allow the replacement 
campus to acknowledge—and teach—the history it replaces. 
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