
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

View southwest of the “patio-lobby” of Mariners’ Medical Arts building (Photo credit:  Julius Shulman photograph 
in Thomas S. Hines, Richard Neutra and the Search for Modern Architecture (New York:  Rizzoli, 2005), 309 
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INTRODUCTION 
 
PURPOSE 
This report documents the Mariners’ Medical Arts building (Fig. 1) located at 1901 Westcliff 
Drive in the City of Newport Beach, Orange County, California  (“subject property”).  The site 
of the subject property (hereinafter referenced as “site of the subject property” or “site”) entails a 
nearly square-shaped parcel situated in the middle of a rectangular block bounded by Westcliff 
Drive to the north, Dover Drive to the east, Sherington Place to the south and Irvine Avenue to 
the west (Figs. 2 and 3).  Irvine Avenue is the border between the cities of Newport Beach and 
Costa Mesa.  The site is partially occupied by a building complex (or “building”) comprised of 
three component buildings or structures (“structures”) that combine together to form an 
integrated whole.  The buildings are further linked with exterior structural canopies enclosing an 
exterior landscaped circulation spine, with the rest of site developed as surface parking lots.  The 
subject property has been identified as the 1963 work of the 20th-century American master 
architect Richard Neutra. 
 
The building owner is proposing a project in which the building would be altered in an early 
project phase and demolished and replaced with new construction in a later phase.  The proposed 
project would have potentially adverse environmental impacts.  Thus, we were engaged to 
prepare this historical resource evaluation on the behalf of the City of Newport Beach. 
 
Currently, the building is not listed on any historic registers at the federal, state or local levels.  
The Newport Beach Register of Historical Property (“Newport Beach Register”) is contained in 
the City of Newport Beach General Plan 2006 and includes seven properties, but at this time it 
does not include the subject property.  Mariners’ Medical Arts building was initially identified as 
one of 61 buildings in the 1992 Historic Resource Inventory by an Ad Hoc Historic Preservation 
Advisory Committee established by the Newport Beach City Council.1  The building complex 
was identified in the inventory as being significant at the local level. 
 
Under California Environmental Quality Act (“CEQA”), a property need not be designated at 
any level to be considered an historical resource.  The measure of determination for historical 
resource eligibility is the California Register of Historical Resources (“California Register”).  As 
defined in CEQA Statues at §21084.1: 
 

[A]n historical resource is a resource listed in, or determined to be eligible for listing in, 
the California Register of Historical Resources.  Historical resources included in a local 
register of historical resources as defined in subdivision (k) of Section 5020.1, or deemed 
significant pursuant to criteria set forth in subdivision (g) of Section 5024.1, are 
presumed to be historically or culturally significant for purposes of this section, unless 
the preponderance of the evidence demonstrates that the resource is not historically or 
culturally significant.  The fact that a resource is not listed in, or determined to be eligible 
for listing in, the California Register of Historical Resources, not included in a local 
register of historical resources, or not deemed significant pursuant to criteria set forth in 

                                                 
1 The 1992 Historic Resource Inventory produced by an Ad Hoc Historic Preservation Advisory Committee 

established by the Newport Beach City Council was never officially adopted.   
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subdivision (g) of Section 5024.1 shall not preclude a lead agency from determining 
whether or the resource may be an historical resource. 

 
The purpose of this report is to identify whether a historical resource is present on the site for the 
purposes of CEQA and to establish its historical and architectural significance so that this 
information may guide decision-makers as to the future development of the property. 
 
EXECUTIVE SUMMARY 
The findings contained herein are based on substantial evidence including original research and 
inspection, application of applicable federal, state and local historical resource eligibility criteria 
and professional opinion.  The subject property is an historical resource for the purposes of the 
CEQA, and alternatives to lessen the significant adverse environmental impacts of adverse 
alteration or demolition would need to be considered in the context of an environmental impact 
report (EIR).  This assessment evaluates the building complex and its setting on the project site, 
under applicable statutes and regulations of the CEQA, National Register of Historic Places 
(“National Register”), California Register and Newport Beach Register.  Based on application of 
the criteria, Mariners’ Medical Arts building is eligible for listing in the National, California and 
Newport Beach registers. 
 
The Mariners’ Medical Arts building represents the culmination of ideas American master 
architect Richard Neutra was exploring throughout the course of his long and illustrious career.  
The skillful dexterity with which Neutra handled the medical building typology is present 
throughout the Mariners’ Medical Arts building.  It is evidenced both in the manner in which he 
creatively treated the architecture as an expressive sculptural form as well as the way his ideas 
regarding health of the human body in relation to architecture manifested themselves fully within 
the design.  As one the best examples of Neutra’s medical building typology, and as one of the 
few remaining intact examples, the Mariners’ Medical Arts building is highly significant, and is 
an exemplary execution of Neutra’s approach to designing architectural environments in a 
holistic manner for the medical profession.  As such, the Mariners’ Medical Arts building is 
eligible for listing in the National Register at the statewide level of significance under Criterion 
C for architecture, despite its age of less than 50 years, having met the test of exceptional 
importance under Criterion Consideration G.  Mariners’ Medical Arts building is eligible for 
listing in the California Register under Criterion 3 as the exceptional work of a master architect.  
The subject property was previously surveyed by a local Ad Hoc Historic Preservation Advisory 
Committee in 1992 and identified as a potential Class 3 – Local Historic Site.  This report finds 
the Mariners’ Medical Arts building eligible for listing in the Newport Beach Register as a Class 
1 – Major Historic Landmark due to its statewide significance.  Thus, the subject property is an 
historical resource under CEQA, and its adverse alteration or demolition would result in a 
significant effect on the environment and require preparation of an EIR. 
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CONSULTANT QUALIFICATIONS 
Chattel Architecture, Planning & Preservation, Inc. is a full service historic preservation-
consulting firm with over 14 years of statewide practice.  Located in Los Angeles, the firm 
represents governmental agencies and private ventures, successfully balancing project goals with 
a myriad of historic preservation regulations without sacrificing principles on either side.  
Comprised of professionals meeting the Secretary of the Interior’s Professional Qualifications 
Standards (36 CFR Part 61, Appendix A) in architectural history and historic architecture, the 
firm offers professional services including historical  resources assessment and project effects 
analysis, and consultation on federal, state and local historic preservation statutes and 
regulations. 
 
Employees of the firm engage in a collaborative process and work together as a team on 
individual projects.  For preparation of this report, a team of four professionals within the firm 
was assembled, with Robert Chattel and Gabrielle Harlan assuming the lead roles for the project 
and Kathryn McGee and Justin Greving offering staff support.  Robert Chattel, as principal 
architectural historian was responsible for overseeing the project, conducting the initial on-site 
assessment of the building’s condition, and for editorial review of the completed report.  
Gabrielle Harlan, an architectural historian, served as project manager and was responsible for 
directing support staff in the research effort and for writing and assembling the report with staff 
assistance.  Each team member’s qualifications including academic training and experience are 
briefly described below: 
 
Robert Jay Chattel, AIA, President, Preservation Architect 
Both a licensed general contractor and architect in California with more than 25 years’ 
experience in planning, design and construction, Robert Chattel’s unique qualifications include 
meeting the Secretary of the Interior’s Professional Qualifications Standards in architectural 
history and historic architecture.  Robert has experience working for non-profit, government, and 
for-profit entities, including the Los Angeles Conservancy, the Community Redevelopment 
Agency of the City of Los Angeles and a private real estate developer.  In 1994, he established 
Chattel Architecture, Planning & Preservation, Inc., a Los Angeles-based historic preservation 
consulting firm.  The firm works on design collaboration, environmental review and preservation 
policy projects in California and Nevada.  As President, Robert specializes in applying the 
Secretary of the Interior’s Standards for the Treatment of Historic Properties and interpreting 
federal, state and local historic preservation law and regulations.  Robert and his firm have 
received awards from the California Preservation Foundation, Los Angeles Conservancy, 
American Planning Association and the City of Los Angeles for projects ranging from 
preservation of the Beverly Hills Waterworks (the subject of his master’s thesis), to stabilization 
of the Breed Street Shul in east Los Angeles and rehabilitation of the downtown Los Angeles 
Central Library.  Robert holds an A.B. in Architecture from University of California, Berkeley 
and a M.S. in Historic Preservation from Columbia University. 
 
Gabrielle Harlan, Associate, Architectural Historian 
With a M.A. in Architectural History from the University of Virginia and a Bachelor of 
Architecture from the University of Arizona, Gabrielle Harlan is currently a candidate for a 
Ph.D. in Architectural and Art History from the University of Virginia.  Ms. Harlan’s credentials 
also include meeting the Secretary of the Interior’s Professional Qualifications Standards in 
historic architecture and architectural history.  Ms. Harlan’s role at Chattel Architecture includes 
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professional work on Multiple Property Nominations.  Prior to joining Chattel Architecture, Ms. 
Harlan worked with Phoenix, Arizona based Metropolis Design Group, where she developed the 
historic contexts for the nomination of twenty-four properties to the National Register of Historic 
Places.  She also surveyed areas in Clifton, Arizona and Albuquerque, New Mexico to identify 
National Register eligible properties.  Ms. Harlan worked as a member of a three-person team to 
research and develop historic contexts for two early 20th century neighborhoods for the 2002 
Historic Chicago Bungalow Initiative sponsored by Mayor Richard M. Daley, the results of 
which were submitted in a Chicago Bungalow Multiple Property Nomination to the National 
Register of Historic Places.  Gabrielle’s master’s thesis was on the nationally-recognized 
Arizona architect, Judith Chafee, while her dissertation investigates late-19th and 20th century 
American Southwest regional imagery. 
 
Kathryn McGee, Junior Associate, Planner 
Kathryn McGee holds a M.A. in Urban and Regional Planning from the University of California, 
Irvine with a focus on preservation planning and a B.A. in Art History from the University of 
California, Santa Barbara.  Her graduate work culminated in preparation of a preservation plan, 
examining cultural resources in Old Towne Orange, in coordination with Old Towne 
Preservation Association.  Kathryn also attended the University of Southern California’s summer 
course in historic preservation.  At Chattel Architecture, she performs a wide variety of work, 
from historic resource surveys, to preparing cultural resources elements as part of general plan 
updates. 
 
Justin Greving, Research Associate 
Justin Greving holds a double B.A. in Fine Art and French and Francophone Studies from the 
University of California, Los Angeles.  At Chattel Architecture, Justin conducts research on 
buildings requiring historical resource assessments and identifies possible grant opportunities for 
building restoration in Los Angeles.   
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BACKGROUND 
The Mariners’ Medical Arts building, located at 1901 Westcliff Drive in Newport Beach, 
California, was designed by the architect Richard Neutra and completed in 1963.  It was 
developed for medical office use, and has been in continuous use for its intended purpose since 
that time.  The subject property appears to meet at least one of the four basic National and 
California Register criteria for architecture as an exemplary commercial building designed by a 
master architect in the mid-century period.  Richard Neutra has long been recognized as one of 
the preeminent modern American architects of the 20th century, having received worldwide 
acclaim as early as 1932 when his work was included in the groundbreaking International Style 
exhibition at the Museum of Modern Art in New York.  Mariners’ Medical Arts building was 
designed in an architectural style that is today termed Mid-Century Modern.   
 
Richard Neutra, master architect 
The architect of Mariners’ Medical Arts building, Richard Neutra, was best known for his work 
in his adopted state of California, although during the course of his long career, he executed 
work across the United States as well as in several countries.  Born in Vienna, Austria in 1892, 
Neutra spent his early life and career there.  He studied architecture with some of the most 
eminent figures in the history of modern architecture, such as Adolf Loos and Erich Mendelsohn, 
until deciding at the age of 21 to immigrate to the United States.  Upon arriving, Neutra worked 
for two years in Chicago and Wisconsin, in which time he briefly apprenticed to Frank Lloyd 
Wright at Taliesin.  However, in 1925, Neutra was invited by his friend and fellow Austrian, 
architect Rudolph Schindler, to come to work with him in Los Angeles.  Neutra started his own 
architecture and design practice a year later, and by 1932 he had firmly established an 
international reputation when his Lovell Health House in Los Angeles was included in one of the 
most influential exhibits of modern architecture in the 20th century.  “The International Style” 
exhibition at New York’s Museum of Modern Arts featured what was considered to be the best 
modern architecture then being produced around the world with more than 50 architects 
representing the work produced in 15 countries.  Neutra was among the seven architects chosen 
to represent the best work produced in the United States.  Neutra’s growing acclaim and the 
extent of his influence was expressed during the course of that exhibition by the museum’s 
director, Alfred Barr, who prefaced the opening of the exhibition with the statement that 
“Richard Neutra is among American architects second only to [Frank Lloyd] Wright in his 
international reputation.”2 
 
Neutra continued to be an extremely influential architect throughout the duration of his career, 
and his work in California following World War II is also considered to be some of his best.  
During this period, his participation in the highly-acclaimed Case Study House program, 
instituted in southern California by Arts and Architecture magazine editor, John Entenza, as well 
as his commercial and residential buildings for individual clients, helped to define the Mid-
Century Modern architecture with which California became particularly associated (and, thus, 
the Mid-Century Modern style practiced by Neutra is sometimes also referred to as “California 
Modern”).3  Richard Neutra continued to work throughout the decade preceding his death in 

                                                 
2 As quoted in Richard Neutra’s Architecture of Social Concern in Regions of Mild Climate (Sao Paulo: G. 

Todtmann, 1948), 26. 
3 The purpose of the Case Study program was to promote the redefinition of the American home through 

modernist design and cost-effective materials and construction, and it resulted in 36 prototype homes that could be 
easily and inexpensively constructed during the postwar housing boom. 
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1970.  During his lifetime, he was the recipient of over 50 awards for his architecture, and many 
of them were highly prestigious such as the American Institute of Architects Gold Medal.4  He is 
widely regarded as one of the “masters” of modern architecture in the 20th century.  This is 
reflected in the numerous scholarly books on his life and work, such as architectural historian 
Thomas S. Hines’ Richard Neutra and the Search for Modern Architecture, the many 
architectural books in which he is featured such as Masters of World Architecture: Walter 
Gropius, Richard Neutra, Louis Sullivan, Oscar Niemeyer and Eric Mendelsohn series edited by 
James Marston Fitch,5 and the substantial attention devoted to his work with its inclusion in 
major surveys of American and world architecture, such as William J.R. Curtis’s Modern 
Architecture Since 1900. 
 
Mid-Century Modern architecture 
“Mid-Century Modern” is a term used to describe the postwar iteration of the International Style 
that was first popularized in the Museum of Modern Art’s 1929 exhibition and which featured 
Richard Neutra’s Lovell Health House.  The International Style was characterized by geometric 
forms, smooth wall surfaces, and an absence of exterior decoration.  However, in the two 
decades that followed the introduction of the International Style, architects continued to work in 
a stylistically modern manner even as they sought new ways to better resolve old concerns, such 
as how to deal with local climate or topography, or attempted to address new concerns, such as 
how to build efficiently, moderately-priced architecture following World War II.  The Mid-
Century Modern style was popularized in California by architects formerly considered 
practitioners of the International Style, such as Richard Neutra and Rudolph Schindler, as well as 
by a new generation of architects that the prominent architectural historian Esther McCoy 
dubbed “The Second Generation,” such as J.R. Davidson, Harwell Hamilton Harris, Gregory 
Ain, and Raphael Soriano.6  The Mid-Century Modern style was equally applied to both 
residential and commercial building types alike.  Commercial buildings in the style, as 
represented by Mariners’ Medical Arts building, are characterized by a clear expression of 
structure and materials, large expanses of glass, and open interior plan with the following 
character defining features: 
 

• One or two-story configuration 
• Simple geometric forms 
• Expressed post-and-beam construction, in wood or steel 
• Flat roof with wide overhanging eaves and cantilevered canopies 
• Unadorned wall surfaces 
• Exterior panels of stucco, stone, wood, or brick 
• Flush mounted metal frame full-height and clerestory windows 
• Exterior staircases, decks, patios and balconies 
• Little or no decorative detailing

                                                 
4 The AIA Gold Medal was awarded posthumously to Neutra in 1977. 
5 The specific book on Richard Neutra in this series devoted to master architects of the world was written 

by the pre-eminent California architectural historian, Esther McCoy. 
6 See Esther McCoy, The Second Generation (Salt Lake City: Peregrine Smith Books, 1984). 



MARINERS’ MEDICAL ARTS BUILDING 
 
 

 
CHATTEL ARCHITECTURE, PLANNING & PRESERVATION, INC.  8 

ENVIRONMENTAL REGULATIONS 
 
The national, state and local level regulatory settings under which a historical resource may be 
evaluated are described within this section.  For each regulatory setting described, a brief 
paragraph follows that explains whether the Mariners’ Medical Arts building is or is not 
potentially eligible under that regulatory setting, and establishes the particular criteria for which 
the building would be evaluated.  Some general information on historic preservation law, 
policies, and mechanisms is also provided. 
 
 
NATIONAL REGISTER OF HISTORIC PLACES 
The National Register of Historic Places (“National Register”) is the nation’s official list of 
historic and cultural resources worthy of preservation.  Authorized under the National Historic 
Preservation Act of 1966, as amended, the National Register is part of a national program to 
coordinate and support public and private efforts to identify, evaluate, and protect the country’s 
historic and archaeological resources.  Properties listed in the National Register include districts, 
sites, buildings, structures, and objects that are significant in American history, architecture, 
archaeology, engineering, and culture.  The National Register is administered by the National 
Park Service (“NPS”), which is part of the U.S. Department of the Interior.   
 
As part of this program, the National Park Service publishes a series of bulletins designed to 
provide the definitive guidance to appropriately documenting, evaluating and nominating 
historically significant sites to the National Register.  As defined in National Register Bulletin 
15:  How to Apply the National Register Criteria for Evaluation, properties are eligible for the 
National Register if they: 
 
 

A) are associated with events that have made a significant contribution to the broad 
patterns of our history; or     

B) are associated with the lives of significant persons in our past; or  
C) embody the distinctive characteristics of a type, period, or method of 

construction, or that represent the work of a master, or that possess high artistic 
values, or that represent a significant and distinguishable entity whose 
components may lack individual distinction; or  

D) have yielded or may be likely to yield, information important in history or 
prehistory.” 

 
Once a resource has been determined to satisfy one of the above-referenced criteria, then it must 
be assessed for “integrity.”  Integrity refers to the ability of a property to convey its significance, 
and the degree to which the property retains the identity, including physical and visual attributes, 
for which it is significant under the four basic criteria listed above.  The National Register 
recognizes seven aspects or qualities of integrity: location, design, setting, materials, 
workmanship, feeling, and association.  To retain its historic integrity, a property must possess 
several, and usually most, of these aspects. 
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National Register eligible properties must retain a high level of integrity and either meet an 
arbitrary 50-year cut-off for eligibility or be found to be exceptionally important.  For properties 
that have achieved significance within the last 50 years National Register guidance states: 
 

Justifying the importance of properties that have achieved significance in the last fifty 
years…The rationale or justification for exceptional importance should be an explicit 
part of the statement of significance.  It should not be treated as self-explanatory…It 
must discuss the context used for evaluating the property.  It must demonstrate that the 
context and the resources associated with it can be judged to be “historic.”  It must 
document the existence of sufficient research or evidence to permit a dispassionate 
evaluation of the resource. 7 (Emphasis theirs). 

 
Mariners’ Medical Arts building is not currently listed in the National Register.  While the 
subject property is not yet 50 years of age, the National Register has provisions for evaluating 
certain kinds of properties not usually considered for listing in the National Register, such as 
those that have achieved significance within the past fifty years.  These properties can be eligible 
for listing if they meet special requirements, called Criteria Considerations, in addition to 
meeting the regular requirements (that is, being eligible under one or more of the four Criteria 
and possessing integrity).8  One of the Criteria Considerations, Criteria Consideration G, is 
specifically designed to account for the fact that properties exist across the nation that have 
achieved significance in the past fifty years and that it is important to properly identify and 
recognize them prior to their reaching the arbitrary 50 year cut-off for eligibility. In applying 
National Register Criteria Consideration G, The Mariners’ Medical Arts building is 
exceptionally important for representing the culmination of American master architect Richard’s 
Neutra’s career-long exploration of the relationship between health and environment.  The 
building is significant as a work of Mid-Century Modern style, for representing the work of a 
master, and for possessing high artistic values. 
 
Since the Mariners’ Medical Arts building requires evaluation for exceptional importance, it is 
necessary to determine the National Register criteria by which it could be deemed eligible.  The 
subject property was considered for evaluation under two different eligibility criteria, Criterion A 
for its association with broad patterns of development and Criterion C for architecture.  
However, while it is possible the property may be eligible under Criterion A in the context of late 
postwar new town development, it is not possible to make such a finding at this time based on 
research performed.  Mariners’ Medical Arts building is eligible for National Register listing 
under Criterion C for it embodies the distinctive characteristics of a group medical office type, 
Mid-Century Modern style, and represents the culmination of a master architect’s lifelong 
exploration of health in relation to the human body’s interaction with the built environment.  The 
building has sustained relatively few alterations to its historic fabric over the years, and therefore 
                                                 

7National Park Service, National Register Bulletin 22:  Guidelines for Evaluating and Nominating 
Properties That Have Achieved Significance Within the Last Fifty Years (Washington D.C.: National Park Service, 
undated), 9. 

8 Part VII of National Register Bulletin 15:  How to Apply the National Register Criteria for Evaluation 
provides guidelines for determining which properties must meet these special requirements and for applying each 
Criteria Consideration.  More thoroughly detailed information regarding the application  of Criteria Consideration G 
is offered in a bulletin specifically dedicated to this kind of property; see National Park Service, National Register 
Bulletin 22:  Guidelines for Evaluating and Nominating Properties That Have Achieved Significance Within the Last 
Fifty Years (Washington D.C.: National Park Service, undated). 
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retains integrity of design, materials and workmanship, the aspects of integrity most closely tied 
to significance for architecture. 
 
 
CALIFORNIA REGISTER OF HISTORICAL RESOURCES 
The California Register of Historical Resources (“California Register”) was established in 1992 
to serve as an authoritative guide to the state’s significant historical and archaeological 
resources.9  State law provides that in order for a property to be considered eligible for listing in 
the California Register, it must be found by the State Historical Resources Commission to be 
significant under any of the following four criteria; if the resource: 
 

1) Is associated with events that have made a significant contribution to the broad 
patterns of California’s history and cultural heritage. 

2) Is associated with the lives of persons important in our past. 
3) Embodies the distinctive characteristics of a type, period, region, or method of 

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

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

 
In addition to meeting one of the four above criteria, California Register-eligible properties must 
also retain sufficient integrity to convey historic significance.  California Register regulations 
contained in Title 14, Chapter 11.5, §4852 (c), provide that “it is possible that historical 
resources may not retain sufficient integrity to meet the criteria for listing in the National 
Register, but they may still be eligible for listing in the California Register.”  The California 
Office of Historic Preservation (OHP) has consistently interpreted this to mean that a property 
eligible for listing in the California Register have the same level of significance as a National 
Register-eligible property and must retain integrity associated with the applicable significance 
criteria.   
 
The California Register also includes properties which: have been formally determined eligible 
for listing in, or are listed in the National Register of Historic Places (National Register); are 
registered State Historical Landmark Number 770, and all consecutively numbered landmarks 
above Number 770; points of historical interest, which have been reviewed and recommended to 
the State Historical Resources Commission for listing; and city and county-designated landmarks 
or districts (if criteria for designation are determined by OHP to be consistent with California 
Register criteria).  PRC §5024.1 states: 
 

(g) A resource identified as significant in an historical resource survey may be listed 
in the California Register if the survey meets all of the following criteria: 

 
(1) The survey has been or will be included in the State Historical Resources 

Inventory. 
(2) The survey and the survey documentation were prepared in accordance with 

[OHP]… procedures and requirements. 
(3) The resource is evaluated and determined by the office to have a significance 

                                                 
9 Public Resources Code (PRC) §5024.1. 
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rating of category 1-5 on DPR [Department of Parks and Recreation] form 523. 
(4) If the survey is five or more years old at the time of its nomination for inclusion in 

the California Register, the survey is updated to identify historical resources 
which have become eligible or ineligible due to changed circumstances or further 
documentation and those which have been demolished or altered in a manner that 
substantially diminishes the significance of the resource. 

 
In addition, while the California Register generally does not maintain an arbitrary cut-off for 
eligibility at 50 years of age, it does, however, provide a special consideration for historical 
resources achieving significance within the past 50 years.  Under Section 4852 (d)(2): 
 

Historical resources achieving significance within the past fifty (50) years.  In order to 
understand the historic importance of a resource, sufficient time must have passed to 
obtain a scholarly perspective on the events or individuals associated with the resource.  
A resource less than fifty (50) years old may be considered for listing in the California 
Register if it can be demonstrated that sufficient time has passed to understand its 
historical importance. 

 
Mariners’ Medical Arts building was evaluated for listing in the California Register under both 
Criterion 1 for its association with broad patterns of development and Criterion 3 for its 
architecture.  The criteria for California Register listing are virtually the same as those 
established by the National Register.  Under Criterion 1, the subject property was considered for 
its association with the development of the Irvine Ranch as part of the “New Town Movement” 
in the late 1950s and early 1960s.  Based on building research, it appears that the Irvine 
Company may have had a very close relationship with architects involved with the Case Study 
House program, most notably Richard Neutra and Edward Killingsworth, as part of their 
comprehensive town planning concept.  If such a relationship existed, it might suggest that not 
only is the Mariners’ Medical Arts building an individual historical resource, but might be 
included with other buildings in the immediate vicinity constructed within the same period to 
form a historic district.  However, very little scholarship currently exists at the present time to 
establish this context for Mariners’ Medical Arts building and the development of such a 
multiple-property context is beyond the scope of this report.  Thus, the report is inconclusive 
with respect to Mariner’s Medical Arts building’s eligibility under Criterion 1. 
 
The Mariners’ Medical Arts building is significant, however, under California Register Criterion 
3 in the context of the work of American master architect Richard Neutra for embodying the 
distinctive characteristics of a type, representing the work of a master, and possessing high 
artistic values.  In applying the above-referenced special consideration for California Register 
eligibility, sufficient time has passed to evaluate this building in the context of American master 
architect, Richard’s Neutra’s career-long exploration of the relationship between health and 
environment.  Mariners’ Medical Arts building is significant as a group medical office building 
in the context of Mid-Century Modern architecture.  It both represents the work of an important 
creative individual and possesses high artistic values.  The building has sustained relatively few 
alterations to its historic fabric over the years, and therefore retains sufficient integrity to be 
considered California Register-eligible. 
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NEWPORT BEACH REGISTER OF HISTORICAL PROPERTY 
The Newport Beach Register of Historical Property (“Newport Beach Register”) was adopted on 
May 28, 1985 and subsequently amended on January 24, 1994 and January 25, 1999.  The 
Newport Beach Register is comprised of historical properties designated by City Council to be of 
importance to the history or architecture of the City of Newport Beach, and is maintained by the 
City Clerk.  The register is not a static document, but instead an evolving one, as the City 
Council may at any time repeal, revise or modify designations upon reconsideration of the 
historical or architectural importance of the properties listed.  The City Council has outlined its 
policies regarding places of architectural and historical importance in The Newport Beach City 
Council Manual. 10  As described in that document, the City Council considers properties for 
designation if they meet any of the following standards for architectural significance (1): 
 

a) Structures or areas that embody distinguishing characteristics of an architectural 
style, period, or method of construction, or of architectural development with the 
City. 

b) Notable works of a master builder, designer, or architect whose style influenced 
the City’s architectural development, or structures showing the evolution of an 
architect’s style. 

c) Rare structures displaying a building type, design, or indigenous building form 
d) Structures which embody special architectural and design features. 
e) Outstanding examples of structures displaying original architectural integrity, 

structurally or stylistically, or both. 
f) Unique structures or places that act as focal or pivotal points important as a key to 

the character or visual quality of an area. 
 

The standards of historical significance for consideration as historical property (2) in the 
Newport Beach Register are as follows:  
 

a) Sites and structures connected with events significant in the economic, cultural, 
political, social, or civic history of the City of Newport Beach, the County of 
Orange, the State of California, or the United States of America. 

b) Structures or areas identified with the lives of historical personages of the City of 
Newport Beach, the County of Orange, the State of California, or the United 
States of America. 

c) Sites and groups of structures representing historical development patterns, 
including, but not limited to, urbanization patterns, railroads, agricultural 
settlements, and canals. 

 
Once a property is deemed eligible for designation on the Newport Beach Register, it is 
categorized in relation to its significance under a hierarchical classification system. 
The classification system five classes that are described as follows:  
                                                 

10 The Newport Beach Council Policy Manual is available online at http://www.city.newport-
beach.ca.us/ClerkNotices/CouncilPolicyManual.asp.  It is Council Policy K2 that describes the policies regarding 
places of architectural or historical significance.  
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• Class 1 - Major Historic Landmark. A building, structure, object, site, or natural 

feature of major historical significance. The property exemplifies 
historic/architectural themes of local and statewide importance and serves as a 
significant part of the heritage of Newport Beach. 

• Class 2 - Historic Landmark. A building, structure, object, site, or natural feature 
of historical significance. The property is representative of historic/architectural 
themes of local and statewide importance and serves as a physical link to the 
historical past of Newport Beach. 

• Class 3 - Local Historic Site. A building, structure, object, site, or natural feature 
of local significance only. The property is representative of historic/architectural 
themes of local importance. 

• Class 4 - Structure of Historic Interest. A building, structure, object, site, or 
natural feature that has been altered to the extent that the historic/architectural 
integrity has been substantially compromised but is still worthy of recognition. 

• Class 5 - Point of Historic Interest. A site of a building, structure, or object that no 
longer exists, but is associated with historic events or persons, or architecturally 
significant structures. 

 
The classification system outlined above is used to ascertain to which historical properties on the 
Newport Beach Register the California Historical Building Code11 (“CHBC”) should apply.  
However, the CHBC is statutory and its intent is to make provisions for special treatment of 
qualified historic buildings.  A “qualified historical building or property” is defined as: 
 

[A]ny building, site, structure, object, district or collection of structures, and their 
associated sites, deemed of importance to the history, architecture, or culture of an area 
by an appropriate local, state or federal governmental jurisdiction.  This shall include 
designated buildings or properties on, or determined eligible for, official national, state or 
local historical registers or official inventories such as the National Register of Historic 
Places, California Register of Historical Resources, State Historical Landmarks, State 
Points of Historical Interest, and officially adopted city or county registers, inventories, 
or surveys of historical or architecturally significant sites, places or landmarks.12 

 
As provided in guidance issued by the City of Newport Beach, only those buildings or structures 
included in the Newport Beach Register and rated as Class 1, 2, 3 or 4 are deemed a “qualified 
historical building or structure” for the purposes of applying the CHBC.13  The Director of the 
Building Department is also provided with discretion in applying the CHBC to historical 
properties as long as the highest standards of structural and fire safety are maintained.  The 
Newport Beach Register does not provide for application of the CHBC to Class 5 properties 
listed in the Newport Beach Register, but, instead, designates these properties for recognition 
purposes only.   

                                                 
11 2007 California Historical Building Code (Part 8 of Title 24) is the most recent published regulation of 

the State Historical Building Code. 
12 CHBC, Section 8-218-Q. 
13 The guidelines for  the Newport Beach Register cite Part 2.7 of Division 13 (commencing with section 

189050) of the Health and Safety Code of the State of California and Part 8 of Title 24 of the California 
Administrative Code as the basis for this application of the State Historical Building Code. 
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The Mariners’ Medical Arts building is not currently included among the seven properties listed 
in the Newport Beach Register.14  It was identified as one of 61 buildings in the 1992 Historic 
Resource Inventory by an Ad Hoc Historic Preservation Advisory Committee established by the 
Newport Beach City Council.  Mariners’ Medical Arts building is listed as record #21 on the 
1992 Historic Resource Inventory and is assigned a “Class 3” status for significance at the local 
level.  While the 1992 Historic Resource Inventory has not yet been officially adopted, the 61 
properties classified for their significance according to the criteria established by the Newport 
Beach Register, are all eligible to use the CHBC.   
 
The Mariners Medical Arts building is eligible for listing on the Newport Beach Register as it 
meets not just one but five of six criteria for designation for architectural significance (1) as 
described below: 
 

a) It embodies the distinguishing characteristics of an architectural style, and period 
with its Mid-Century Modern architecture. 

b) It is the notable work of the internationally-recognized American master architect, 
Richard Neutra.  The building represents the culmination of his group medical 
office building typology in southern California. 

c) It is a rare structure as it is the most intact example of Neutra’s group medical 
office building type. 

d) It embodies special architectural and design features as it integrates interior and 
exterior spaces to form a setting conducive to medical treatment. 

e) It is an outstanding example of a structure that displays original architectural 
integrity, both structurally and stylistically, as building permits and photographic 
documentation reveal that the building has an extremely high degree of integrity. 

 
It appears that based on the new information provided in this report, the subject property would 
be eligible for listing in the Newport Beach Register as Class 1 – Major Historic Landmark due 
to its statewide significance.  The Mariners’ Medical Arts building may be nominated for 
designation in the Newport Beach Register by the building owner, Newport Beach Historical 
Society or by recommendation of the Parks, Beaches and Recreation Commission, Arts 
Commission, or by City Council itself, through the submission of an application to City Council.  
After receipt of such a recommendation, planning staff shall prepare an application for the 
property, seek the consent of the property owner, and refer the application to the City Manager 
for review and City Council consideration. If the consent of the property owner cannot be 
obtained, planning staff will notify the City Council of the reasons, withdraw the application, and 
seek City Council direction on further negotiations, if any.  The City of Newport Beach does 
offer incentives for preservation, and the City Council may consider granting reductions or 
waivers of applications fees, permit fees, and/or any liens placed by the City in exchange for 
preservation easements for properties listed in the Newport Beach Register. 

                                                 
14 See Section 6-9 of the “Historical Resources Element” in the Newport Beach General Plan adopted by 

the City of Newport Beach July 25, 2006 and approved November 7, 2006.  
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HISTORIC CONTEXT 
 
PLANNING AND URBAN DESIGN 
The Mariners Medical Arts building, located at 1901 Westcliff Drive in Newport Beach, is 
located in the Southern Section of the master-planned Irvine Ranch property.  While it is 
significant for its architecture, it may also important for its association with local and regional 
urban planning by the architect, William Pereira, as an example of the early master planning of 
communities in California. The urban planner and author, William Fulton, in his book Guide to 
California Planning, states:  
 

[T]he work architect William Pereira did for The Irvine Company is the best example of 
early master planning in California.  Unlike other developers, who simply built houses 
and a shopping center, The Irvine Company, at Pereira’s direction, created the footprint 
for an entire community from scratch, with houses, apartments, a university, office 
complexes, and so forth.15 
 

The master planning of the Irvine Ranch property was the largest private development project in 
the world at the time of its designs and implementation, and it was considered to be a pioneering 
effort in community design.16  In the decade prior to the construction of Mariners’ Medical Arts 
Building, the area surrounding the building site was almost entirely undeveloped (Fig. 4). Major 
primary streets were laid out in an orthogonal pattern and given numbered and named 
designations.  Westcliff Drive had not yet been named as such, but was merely an extension of 
neighboring 17th Street from Costa Mesa. Although primary streets were laid out, very few 
secondary streets existed and almost all of the land between Irvine Avenue to the west of the site 
and the Upper Newport Bay to the east was devoid of development. The Newport Harbor Union 
High School to the south, and a few curvilinear residential streets adjacent to the Coast Highway, 
were the only indications of the massive development of the area that would follow in the 
ensuing decade. Up until this time, this entire area had remained undeveloped as it was 
encompassed as part of the vast land holdings of the Irvine Company.  
 
The land in the Irvine Company’s ownership dated back to 1876 when 94,000 acres were 
purchased by James Irvine for use as a ranch. By 1894, shortly after James’s son acquired the 
land upon his death, the large land holdings were incorporated as “The Irvine Company.”17 The 
land continued to be used primarily for agricultural purposes throughout the first half of the 
twentieth century, and the company remained in control of the Irvine family. In the late 1950s, 
Myford Irvine, an Irvine family descendant who succeeded his father as president of the Irvine 
Company in 1947, made the decision to plan the ranch for urbanization.18 One reason the Irvine 
Company chose to develop a comprehensive vision for the Irvine Ranch was so that it could 
capitalize upon the massive suburban development that ensued nationwide following World War 

                                                 
15 William Fulton, Guide to California Planning, (Point Arena: Solano Press Books, 2005), 48. 
16 “The Man With The Plan.” Time Magazine, September 6, 1963 (accessed online on 11/24/08 at  

http://timeinc8-sd11.websys.aol.com/time/magazine/article/0,9171,870487-4,00.html), n.p.  See also Nathaniel M. 
Griffin,  Irvine: The Genesis of a New Community (Washington, D.C.: The Urban Land Institute, 1974),  1. 

17 Robert Glass Cleland, The Irvine Ranch (San Marino, California: The Huntington Library, 1966), 101. 
18  Robert Glass Cleland, The Irvine Ranch (San Marino, California: The Huntington Library, 1966), 137. 
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II. 19  However, unlike many other suburban developments in which land previously developed 
provided constraints to new development, the vast undeveloped land holdings of the Irvine 
Company provided a blank slate upon which a new community could be planned. Although it 
was Myford Irvine who first envisioned development of the ranch for urbanization, it was not 
until his death in 1959 that comprehensive plans for the ranch property were undertaken.  
 
In 1960, the Irvine Company hired architect William Pereira to prepare a master plan for the 
ranch property.20 The Irvine Company envisioned master planned development of the ranch 
property to be a significant marketing opportunity; all new development could be required to 
meet certain standards of architectural quality and land use could be highly regulated. Pereira’s 
firm had already been engaged in the previous year for the planning of the new University of 
California campus on the ranch property, and, thus, the firm was also a logical choice to create 
the plans of the larger community in which the new university would be ensconced.21 Pereira’s 
firm would subsequently be involved in the master planning of the ranch in a variety of 
capacities for more than a decade. Creating the master plan for the Irvine Ranch was a huge 
undertaking, given the large size of the property involved and the considerable amount of 
undeveloped land, and, therefore, Pereira decided to plan the ranch in three distinct sectors: the 
Southern Sector, the Valley Sector, and the Coastal Sector.22  
 
The area in which the Mariners’ Medical Arts building is encompassed was part of the Southern 
Sector plan, and that plan was, in 1963, the first of the three plans for the Irvine Ranch to be 
completed by Pereira.23  The Southern Sector encompassed over 34,000 acres and it extended to 
the San Diego freeway to the north, to the eastern boundary of Costa Mesa to the west, to the 
Pacific Ocean to the south, and to the western boundary of Laguna Beach to the east.24  The 
significance of these large-scale planning efforts for the Irvine Ranch are revealed in the fact 
that, in the same year that Pereira completed them, they were featured in the national publication, 
Time magazine (Fig. 5).  Pereira was featured on the cover, and an article entitled “The Man with 
the Plan” described his planning efforts to create an entirely new community of 100,000 people 
on the Irvine Ranch property. Included within his plan for the Southern Sector area was the new 
University of California campus and the undeveloped San Joaquin Hills. For this part of the 
ranch, Pereira prepared a “South Irvine Ranch General Plan,” that considered a variety of land 
uses such as residential, commercial, industrial, and manufacturing- research, and recreational 
uses (Fig. 6). Pereira allocated the majority of the land on the eastern half of the Southern Sector 
plan to low density residential use, while an intensely developed axis was envisioned for the 
western half. This western half comprises sites today occupied by the Newport Center, the Irvine 

                                                 
19 Diane Grinkevich Kane, Westlake and Irvine, California: Paradigms for the 21st Century? (Santa 

Barbara: Ph.D. Diss. University of California, 1996),  220. 
20 Robert Glass Cleland, The Irvine Ranch (San Marino, California: The Huntington Library, 1966), 153. 
21 Robert Glass Cleland, The Irvine Ranch (San Marino, California: The Huntington Library, 1966), 151. 
22 The scale of this undertaking is also indicated by the amount of money spent on the planning effort. The 

Irvine Company spent over one million dollars from 1960-1970 for planning efforts on the ranch property. See “A 
City is Born: Irvine, California,” The Register.  13 Sept 1970, 2. 

23 Julie Liebeck,  Irvine: A History of Innovation and Growth (Houston: Pioneer Publications, 1990), 88. 
24 Diane Grinkevich Kane, Westlake and Irvine, California: Paradigms for the 21st Century? Dissertation 

completed in partial satisfaction of the requirements for the degree of Doctor of Philosophy in Architectural History, 
University of California, Santa Barbara, June 1996, 220. 
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Industrial Complex, and development in Upper Newport Bay.25 Upon completion of Pereira’s 
plan, the Irvine Company immediately began to implement it. 26  
 
While Pereira’s plan indicated land uses for all of the land encompassed within the boundaries of 
the South Irvine Ranch, several large areas within it were left un-demarcated as to their specific 
use or were merely called out with verbiage. These areas included the future sites for the 
University of California at Irvine, the Orange County Airport, some property immediately 
fronting the Pacific Ocean, and the area surrounding the Mariners’ Medical Arts building.27 
Likewise, nowhere on Pereira’s Southern Sector was the future site for the Newport Center 
indicated, and the complex was one for which Pereira was currently preparing a detailed specific 
plan (Fig. 7). It appears likely that, despite the broad outlines provided by Pereira’s 1963 South 
Irvine Ranch General Plan that final decisions may not yet have been made as to the exact 
placement of areas subject to more intensive study and design. Other areas left unspecified as to 
use on Pereira’s plan, such as the Westcliff Drive area, may also have been the subject of more 
intensive study in the form of specific plans. No specific plan for the Westcliff area has yet been 
located, but the immediate construction of Mariners’ Medical Arts Building in 1963 when the 
Irvine Company first began to implement Pereira’s master plan suggests that one was in place by 
this time.  Moreover, the carefully-controlled manner in which the area is planned suggests a 
high level of planning. 
 
As previously mentioned, in the decade before construction of Mariners’ Medical Arts building, 
almost the entire area in which the building is situated was undeveloped. However, by 1965, 
commercial buildings lined the entire block surrounding the subject property on present-day 
Westcliff Drive (which was still called 17th Street at this time). A large curvilinear street grid for 
residential development had been laid out to the north, but only about ten houses, located next to 
one of the coves off of the Upper Newport Bay, were yet constructed  (Fig. 8). The commercial 
buildings along Westcliff Drive were obviously intended to serve as a nucleus for the new 
planned residential development, for the Westcliff Drive served as a core from which a radiating 
pattern of  the residential streets were laid. The land use today, which photographic evidence 
suggests has not changed much since the area was developed in the 1960s, suggests that the 
entire area was conceived of as centered on Westcliff Drive, with that street having the greatest 
amount of public activity in a commercial zone. Adjacent areas were intended to have 
increasingly decreased densities of people as well as increased privacy with outward movement 
from this core area (Fig. 9). By 1970, the rest of the Westcliff area would develop around the 
commercial area. In the areas immediately adjacent to the Westcliff area, multi-family housing 
was constructed while beyond that, to the north, rows of single-family homes were built along 
the gently undulating streets (Fig. 10).   
 
The immediate setting of the Mariners Medical Arts building is characterized by mixed-use 
buildings of a similarly low scale set a consistent distance from the primary street, Westcliff 
Drive, upon which they front (Figs. 11 and 12) . The subject property is set in the middle of a 
rectangular block on a primary street with other low-rise commercial buildings are located to 

                                                 
25 Diane Grinkevich Kane, Westlake and Irvine, California: Paradigms for the 21st Century? Dissertation 

completed in partial satisfaction of the requirements for the degree of Doctor of Philosophy in Architectural History, 
University of California, Santa Barbara, June 1996, 227. 

26 “A City is Born: Irvine, California,” The Register,  13 Sept 1970, 2. 
27 Robert Glass Cleland, The Irvine Ranch (San Marino, California: The Huntington Library, 1966), 151. 
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both the southeast and northwest of the subject property (Figs. 13, 14, 15, and 16).  A building 
on the adjacent site to the northwest is also a medical office complex (Figs. 17, 18).  Built a year 
prior to the subject property, it shares a similar scale and stylistic vocabulary with the subject 
property.28  Several  multi-family residential apartment complexes are located across the street 
fronting on Westcliff Drive opposite the subject property (Figs. 19, 20).29  
 
The development of the Westcliff Drive area in which the Mariners’ Medical Arts building is 
located represents the desire of the Irvine Company to create a perfectly-planned, utopian 
community in which a strong sense of civic participation could be engendered in residents 
through the careful design of a private development. As suburban developments grew rapidly in 
the United States following World War II, many worried that this type of land development 
would consume all open space and result in towns and cities lacking in character. Another source 
of anxiety was the fear that the residential development occurring farther from city centers, was 
leading to dissolution of social ties. It was in the public gathering places, such as the public 
institutions and commercial establishments of city centers, that the communal relationships of 
the past were believed to be cultivated. This anxiety about an individual’s loss of connection to a 
larger community is reflected in a book published around the time of the implementation of 
Pereira’s plan that describes how the intent of the development of the Irvine Ranch was to 
“revitalize the basic meaning of a community, somewhat on the pattern of a colonial New 
England town with political and civic interests taking the place of religious ties.”30 The Irvine 
Company planned to create such a community through the creation of large-scale town centers, 
such as the Newport Center, that would serve as a focus for the development and that would be 
supplemented by smaller scale commercial centers such as that planned for Westcliff Drive. 
 
The Irvine Company sought to design a community that could accommodate growth but that 
would do so in an orderly manner. The people associated with the planning of the Irvine Ranch, 
such as the architect William Pereira and The Irvine Company, were striving to perfect the form 
of the built environment.  The development of the Irvine Ranch is not a reaction against the 
suburban development of the 1950s, but an attempt to create a suburban development in which a 
higher degree of community would be felt and where more access to natural and man-made 
resources would be provided than other suburban developments then emerging across the United 
States. As the 1963 article in Time magazine described, it was “the chance - and the challenge – 
to build a huge new community alongside the urban disorder of the boom town of the boom state 
in the boom country of the world.”31 High quality design was believed to be a key component in 
                                                 

28 The medical office building adjacent to the subject property was built in 1962, a year prior to the 
construction of Mariner’s Medical Arts building, and may possibly be attributed to the architectural firm of 
Killingsworth, Brady and Associates. Further research not within the scope of this report would be necessary to 
determine whether this building was, in fact, designed by Killingsworth, Brady and Associates, as research 
conducted thus far has been inconclusive. 

29 The firm of Killingsworth, Brady and Associates may have also executed the apartments on Westcliff 
Drive directly across the street from the Mariners’ Medical Arts building as part of the Case Study program, as 
suggested by an article published in Arts and Architecture magazine. Further research not within the scope of this 
report would be necessary to determine whether this building was, in fact, designed by Killingsworth, Brady and 
Associates, as research conducted thus far has been inconclusive. See “Case Study Apartments No. 2 by 
Killingworth-Brady and Associate, Architects,” Arts and Architecture, 81 (May 1964): 28-32. 

30 Robert Glass Cleland, The Irvine Ranch (San Marino, California: The Huntington Library, 1966), 153. 
31 “The Man With The Plan,” Time Magazine, September 6, 1963 (accessed online on 11/24/08 at 

http://timeinc8-sd11.websys.aol.com/time/magazine/article/0,9171,870487-4,00.html), n.p. 
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creating the ideal environment in which people would work and live. The Irvine Company’s 
ownership of the vast swath of 88, 256 acres planned for the development ensured that a high 
degree of control could be exerted over the project from the scale of the development as a whole 
down to the scale of the individual buildings within it. 
 
The Irvine Company’s emphasis on good design as the way to create the ideal community were 
quite likely the impetus for the selection of other highly-skilled architects for individual 
buildings on the Irvine Ranch property. Although William Pereira’s firm was responsible for the 
master planning of the entire ranch site, as well as for specific high-profile and large-scale 
projects such as the Newport Center and the new University of California campus, the vast scale 
of the Irvine Ranch development and the tempo planned for its execution necessitated that other 
architects  also be engaged. The Irvine Company ensured design controls throughout the Irvine 
Ranch development by maintaining ownership of the property within its bounds and offering 
long-term leases on property to residents, commercial and industrial enterprises. Lessees would 
finance buildings constructed upon Irvine Company land, but the company would maintain 
ownership of the land.32 As a vast private development in which more than one million dollars 
was expended on master planning alone, the Irvine Company was not going to leave the 
development of these individual lessee-owned buildings to chance, however. It also instituted 
aesthetic criteria for buildings erected in the ranch development.33 Given The Irvine Company’s 
strong desire to create a sense of community through high-quality design, they also may have 
dictated for buildings both the architectural styles that could be employed and the architects that 
could be selected for their design, especially for buildings of a more public nature than 
residential use.  
 
Currently, relatively little scholarship exists on the precise relationship between the Irvine 
Company and designers other than William Pereira that were engaged in the design of individual 
buildings on the Irvine ranch property in the 1960s. However, the selection of master architect 
Richard Neutra and the engagement of the regionally-significant architect, Edward 
Killingsworth, for the design of individual buildings on present-day Westcliff Drive during the 
first years of implementation of Pereira’s plan for the Southern Sector of the ranch property 
suggests a strong relationship between these designers and the Irvine Company.  Further research 
would be necessary to determine the significance of the relationship to these individual 
properties to the Irvine Company and the Irvine Ranch master plan as prepared by architect 
William Pereira. Therefore, for the purposes of evaluating the significance of the Mariners’ 
Medical Arts Building under National Register criterion A and California Register criterion 1, 
the finding of this report is, at the present time, inconclusive in regard to the subject property’s 
association with broad patterns of development. However, given the information that is currently 
available, as described above, it appears highly likely that, with additional research, such 
significance could be readily established at a future date. 
 

                                                 
32 Diane Grinkevich Kane, Westlake and Irvine, California: Paradigms for the 21st Century? (Santa 

Barbara: Ph.D. Dissertation, University of California, 1996), 230. 
33 The Irvine Company spent over one million dollars from 1960-1970 for planning efforts on the ranch 

property. See “A City is Born: Irvine, California,” The Register.  13 Sept 1970, 2. For more on the aesthetic controls 
instituted, see Diane Grinkevich Kane, Westlake and Irvine, California: Paradigms for the 21st Century? (Santa 
Barbara: Ph.D. Dissertation, University of California, 1996), 230. 
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PHYSICAL DESCRIPTION 
 
Site 
The building complex and its entry courtyard are closely aligned with the “T” intersection of 
Westcliff Drive and Rutland Road.  The subject property, like its neighboring buildings, is 
substantially set back from the principal street by a drive aisle separating two rows of 
perpendicular parking.  This off-street parking continues to the northwest and southeast.  The 
only sidewalk provided on the site is closely aligned with the principal façade.  A substantial 
parkway covered in lawn separates off-street parking from the street and breaks at the entry 
courtyard to provide one of but few access points to the street.  A driveway along with southeast 
elevation provides access to the rear.  A secondary street known as Sherington Place runs along 
the southwest elevation where additional access points are provided to the rear surface parking 
area.  The sidewalk along Sherington runs immediately adjacent to the curb. 
 
Exterior Building Description 
The building is comprised of ten individual functional units (or medical office suites) grouped in 
three separate structures that are designated as Buildings “A”, “B”, and “C” within the building 
complex (Fig. 21) known as Mariners’ Medical Arts building. These structures are connected 
together through exterior roof canopies which help to define the outdoor circulation space that 
runs between them.  While Buildings A and B are low slung one-story masses, Building C rises 
to two stories.  Each of the structures in the building complex is unique in its overall massing, the 
number of units grouped within it, and the configuration of those units in relation both to each 
other as well as to exterior landscaped space within the complex.  Building A is the largest of the 
three structures at 9,000 square feet and encompasses four different units, while Building B, with 
only two units, is the smallest of the three structures at 2,350 square feet.  Building C, has two 
units each on two separate floors and is substantially larger than Building B at 6,150 feet. 
 
Each of the ten units encompassed within these three structures has a relatively simple block-like 
shape, but is arranged in its own unique position relative to the other units with which it is 
grouped.  In each structure, the block-like masses of the individual units are configured as 
interlocking volumes so that, in their varied combinations, they help to define outdoor spaces to 
each structure’s exterior.  Moreover, the relationship to each other of the three structures 
comprised by these units also serves to define space exterior to the buildings as enclosed in a 
manner that is similar to the way the space of a room is enclosed and defined by wall and ceiling 
planes.  The most clearly delineated exterior space is that created by the relationship between 
Buildings A and B.  These buildings are both oriented so that they face parallel to the principal 
street, Westcliff Drive, by which the Mariners Medical Arts building is typically approached.  
Situated approximately 35 feet away, the two facades of the structures that face each other define 
a roughly square-shaped exterior entry courtyard (Figs. 22a and 22b).  This entry courtyard was 
intended by the building’s architect to serve as a common “patio-lobby” to the complex.34  
 
The space of the patio-lobby also establishes the primary axis of the exterior circulation that runs 
through the complex (Fig. 23a and 23b).  It is this axis, which runs northeast to southwest, 
which leads to Building C located to the rear of the complex.  The primary axis is bisected in the 
middle of the site by a secondary axis that provides for circulation between the three buildings.  
                                                 

34 Richard Neutra, Richard Neutra: 1961-66; Buildings and Projects (New York: Praeger, 1966), 62. 
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A progression of outdoor spaces is arranged along these axes (Fig. 24a and 24b).  Originally, a 
series of three water features arranged along the primary axis also helped to reinforce it as the 
more important of the two circulation paths; however, while the water has been removed in the 
intervening years since the building’s original construction, the infrastructure for the pools 
remains.  Also reinforcing the primary axis as the more important of the two axes is the large 
amount of carefully landscaped space adjacent to the circulation path that helps to define it as an 
important corridor (Fig. 25a and 25b).  A roof canopy runs the length of the exterior circulation 
paths and further defines the exterior space.  Moreover, the square-shaped steel frames that 
support the exterior canopy extend far beyond plane of the roof so that they frame exterior space 
to define a series of room-like spaces (Fig. 26a, 26b, 27a, and 27b).  The secondary axis, on the 
other hand, leads in each direction to parking areas located around the perimeter of the site at the 
southwest and southeast. These parking areas are largely unarticulated architecturally, but 
instead are defined only by the surface ground plane as a flat expanse of asphalt.  The exception 
is a small covered parking area on the northwest side of the subject property and immediately 
adjacent to the building. 
 
The building complex generally has a horizontal emphasis as it is comprised of structures with 
long, low-slung massings.  The three structures within the building complex each possess 
facades that are composed of horizontal and vertical elements arranged in different patterns to 
create visual interest.  These elements include the smooth white planar surfaces created through 
the use of stucco, the primary material used on the structures’ facades, as well as ashlar masonry 
that is cut and arranged with a vertical orientation (Fig. 28a and 28b). Other materials used in 
significant quantities throughout the building are glass, metal, and wood.  
 
Much of the building’s massing is articulated as block-like forms created through the use of low, 
flat parapets (Fig. 29a and 29b).  However, in other locations of the building complex, flat roofs 
are extended far past the wall planes with canopies or wide overhanging eaves that impart a 
strong sense of horizontality to the volumes they shelter (Fig. 30a and 30b).  Outriggers at the 
roof plane sometimes extend beyond eaves in a manner recalling Japanese joinery and further 
serve to accentuate the compositional interplay of planes.  The horizontality of the building is 
emphasized by the facades of the three structures that comprise the building complex.  The 
facades of the buildings are treated in a very geometric and block-like manner that is 
characteristic of architectural Mid-Century Modernism (Fig. 31a and 31b).  These facades 
visually read as relatively flat, unbroken horizontal planes as their surfaces are predominantly 
articulated with broad expanses of a single material.  Openings for fenestration also emphasize 
the building’s horizontal massing. They are typically arranged in groupings to visually read as 
long, linear strips (Fig. 32a and 32b).  Mullions between units of glazing are simply detailed 
with small, square-shaped profiles so that the glazed surface appears minimally uninterrupted.  
Moreover, the simple detailing of the fenestration creates the visual impression that wall and 
window surfaces are one. 
 
Both the composition of elements on the facades and the articulation of their surfaces is treated 
in a very sculptural manner.  Visual interest is created through the contrast of planes against 
volumes and the juxtaposition of vertical compositional arrangements against horizontal ones.  
The broad planes of stucco and ashlar masonry walls throughout the complex are punctuated by 
the long, linear shapes of smaller building elements, such as metal louvers over window 
openings and a wood screen wall at the stairs to the second level of Building C (Fig. 33a and 
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33b).  The patterns of light and dark manifested on facades as created through the arrangements 
of building elements is also an important feature of the building’s composition.  This visual 
interest is further heightened by the interplay of materials of different shades and texture used 
throughout the building. 
 
On the facades, arrangements of like vertical elements, such as louvers, are often arranged in 
close proximity to each other to create the appearance of a solid plane (Fig. 32a and 32b).  . 
Their actual physical separation in space, however, serves to create lighting effects on the façade 
in which patterns of light and dark play off each other (Fig. 34a and 34b).  This rhythmic 
vertical pattern of light and dark created on the light-colored surface of the structures’ facades is 
often juxtaposed with what appears to be a dark horizontal plane. However, this is a visual effect 
created not through a solid element but, instead, through a void in the structure’s massing.  An 
asymmetrical composition in which balance is achieved through the visual weight of the 
different architectural elements employed is evidenced on nearly all of the facades.  There is a 
unity in the compositional arrangement of the complex as a whole through the use of a limited 
palette of materials; however, everywhere in the complex, different spatial experiences are 
created through the subtle manipulation of that palette as the elements of that palette are 
combined in varied ways to create singular compositional arrangements. 
 
Interior Building Description 
The three structures that comprise the Mariners’ Medical Arts Building each has its own 
arrangement of block-like units that comprise it (Fig. 21).  These units are spatially independent 
of each other functionally, and each unit corresponds to the medical office of a single medical 
practitioner within the complex.  Each unit has its own unique orientation in relation to the other 
units within the structure in its placement on the building site, as well as its own internal 
arrangement of rooms.  Moreover, much of the exterior space in the Mariners’ Medical Arts 
Building is treated as an extension of interior space as large glazed openings provide views to 
carefully landscaped areas and minimize the separation between interior and exterior space.  
Each unit in the structure is configured to have a direct relationship with exterior space, and the 
exterior spaces appear conceived as a series of “rooms.” 
 
Each unit has a different configuration of spaces.  Floor plans consist of a series of rectangular 
spaces in which solid walls are often minimized to keep a flowing space and open plan (Fig. 35a 
and 35b).  It is only those spaces requiring a high degree of privacy or security that are 
completely enclosed, such as restrooms, staff rooms, examination and consultation rooms.  
Generally, floor plans follow conventions of a small medical practice; spaces move from the 
most public at the entry, and patients are increasingly diverted into spaces more tailored to 
individual experience.  For example, the individual space of a dentist’s chair is one in which all 
equipment and activity is designed to be centered on the chair’s occupant.  In almost all of the 
units, it is the patient rooms that have the most direct relationship with adjacent outdoor spaces 
with large expanses of glass to the outside (Fig. 36a and 36b).  Much of these large expanses of 
glass are mediated with operable lovers mounted to the exterior and operated with internal 
mechanisms.  However, relationships to the exterior are often present throughout the suites, such 
as in Suite H, in which the reception area and the primary circulation space of the unit are both 
arranged around an internal atrium. In Building A, the four suites that comprise that building are 
arranged so that they share an internal courtyard, while the arrangement of each suite also 
maximizes opportunities for relationships with adjacent exterior space to their perimeter.  
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Landscaping 
The landscaping of Mariners’ Medical Arts Building occurs directly adjacent to the exterior 
walls of the three structures that comprise the complex (Fig. 21).  The only landscaping features 
not in direct contact with the building complex are the linear plots of grass dividing the main 
parking lot of Mariners’ Medical Arts Building from Westcliff Drive to the north and a similar 
plot to the south that separates the parking lot behind the complex from Sherington Place.  The 
linear plot of grass along Westcliff Drive is also planted with a row of mature eucalyptus trees. 
 
Each of these linear plots serves to define the site as an environment separate from the streets 
that border it. The facades of the building that face outward to the parking lots to the front and 
the rear of the complex have shallow plots of landscaping abutting them. The depth of these plots 
appears dictated by the overhang of the roofs that float above them, as they extend from the face 
of the building to a point just beyond that of the roofline where they are terminated by sidewalks. 
The façade facing Westcliff Drive is set back from the parking lot by a small sidewalk and it is 
there that the patients are intended to approach the building on foot.  The south portion of the 
façade has a shallow landscaped area adjacent to it that contains a common olive tree that is 
original to the building complex. The tree is situated directly in front of a wide panel of glass on 
the building façade beyond it, and it provides shade for the glass. A small strip of landscaped 
area is also immediately adjacent to the northern portion of the main façade, but no trees are 
planted to shade glass here as windows on this façade are placed high on the wall as clerestories. 
In this landscaped strip are low, wide-leafed plants and small bushes. The rear portion of the 
building complex that fronts a parking lot, with Sherington Place beyond, features mature 
eucalyptus and olive trees arranged in similarly shallow planting strips that are adjacent to the 
exterior facades of the building. 
 
Once within the building complex, however, the plots of land allocated to landscaping are much 
larger. The sidewalk that sits in front of the building opens up to a large space exterior courtyard 
space that is defined by the walls of two of the structures that comprise the complex, a large roof 
overhead, and a rectangular concrete floor (Figs. 23a and 23b). It was this space that the 
architect, Richard Neutra, designated as the “patio-lobby” for the complex. The “patio-lobby” is 
entered directly from the front of the building complex, and in comparison to the minimal 
planting strips that abut the front façade, it has expansive landscaped areas to both sides of it. 
Originally, in this “patio-lobby,” a concrete curb elevated approximately six inches above the 
level of the sidewalk defined a rectangular area filled with a pool of water (Figs. 25a and 25b). 
This pool of water was on axis with a large concrete table that served as a directory to the 
building complex as well as with a flagpole to the exterior of the building. This pool, however, is 
today filled in with dirt covered with a flat plane of gravel and stones, although the concrete curb 
that defined it remains in place.  
 
The main corridor of the complex opens up beyond this patio lobby as a corridor of exterior 
space internal to the building complex is defined by a roof canopy above the primary circulation 
path. Adjacent to this circulation path is a series of rectangular-shaped outdoor spaces that are 
defined by building walls to one side and the edge of the concrete circulation path to the other 
(Figs. 24a and 24b). These landscaped areas are further defined as spaces by steel structural 
elements that extend above from the roof canopy, and also serve to segment them into individual 
spaces (Figs. 26a and 26b). Landscaping materials such as coulter pines, small bushes, small 
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colored pebbles and large rocks are arranged in these planters. Along the main circulation path 
through the building are two additional rectangular basins that were also once pools, and they are 
defined by a concrete curb similar to the one described previously. They are also now filled with 
a flat expanse of dirt covered with small pebbles. In one of these pool areas sits round, cast-
concrete forms that originally served as individual planter containers within the pool. Each of 
these planters was originally planted with papyrus, and this planting material still exists in these 
containers today (Figs. 27a and 27b).  
 
In addition to the carefully delineated landscaped areas arranged around the public circulation 
axes though the building, each structure also has a relationship to more private landscaped space, 
as defined by building walls that enclose courtyard gardens or fencing materials. These private 
gardens are intended to be viewed primarily through the windows of patient rooms in individual 
doctor’s suites. The solidity of the walls or fencing materials that define these private gardens 
areas contrast against the lightness of the glass expanses that mediate between interior and 
exterior space, and help to create the impression of these landscaped areas as extension of the 
interior spaces to which they are adjacent (Figs. 36a and 36b).  
 
Alterations 
When evaluating a property for evidence of alterations, there are several sources of information 
that are gathered that help to provide a baseline understanding of the building as a historical 
resource so that its integrity may be properly assessed. A visual inspection of a historical 
resource is a preliminary way to observe signs of change, as professionals trained in 
architecture/historic preservation/ architectural history are often familiar with common building 
methods. They are able, therefore, to find visual evidence of alterations to a building or its 
setting. A visual inspection of the Mariners’ Medical Arts Building was conducted on September 
23, 2008, in which the interiors of all of the individual suites of the three structures that comprise 
the building were entered. The entire building complex and exteriors of the building were 
visually surveyed for indications of major alteration to the buildings, and both interiors and 
exteriors were extensively photographed.  
 
Historic records of the building, such as architectural drawings, photographs, building permits, 
and written descriptions are also an effective way of establishing a historical resource’s original 
condition so that its integrity may then be assessed.  These records can also be compared to 
similar contemporary items that document the resource for evidence of change. Research on 
Mariners Medical Arts building was intensively conducted over a month long period that 
commenced in mid-October 2008 to ascertain the buildings original condition as well as changes 
that occurred over the years.  The collection and inventory of all building permits issued since 
the building was first constructed revealed the extent of permitted changes made throughout the 
years (Fig. 38). This information was supplemented with historic photographs of the building 
that were collected from major architectural archival repositories at the University of California, 
Los Angeles and at the Getty Institute and Research Library. These historic images visually 
document the building at the time of its construction, and they reveal the extent of changes to the 
building when they are compared to contemporary photographs of the building taken from the 
same view. A discussion of the alterations to Mariners’ Medical Arts building follows.  
 
Alterations to Mariners’ Medical Arts building are relatively insignificant as demonstrated both 
through photographic evidence and in the record of changes to the building fabric established by 
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the permits over the years (see Figs. 22a,b - 36a,b for a comparison of historic and 
contemporary views).  Most of the permits noted relate to minor tenant improvements on the 
interiors of units, such as the addition of sinks, light fixtures, or electrical receptacles.  Interiors 
of most units have had minor tenant alterations over the years, such as the replacement of 
original cabinetry.  However, the Mariners’ Medical Arts Building is a highly intact example of 
Neutra’s work, as major structural elements and architectural features are relatively untouched.  
The building currently suffers from a lack of adequate maintenance, but this, too, in no way 
diminishes the building’s significance. 
 
The most important alteration to the building is the recent loss of the metal louvers from the 
windows of one of the suites.  These louvers were illegally removed and reported stolen from 
Suite 6 in November 2008 (Figs. 39 and 40).  The windows of this suite face directly into the 
central landscaped area defined by the primary circulation axis, which makes the loss of the 
louvers in this location more significant than if it had occurred in a more private space of the 
building such as an interior courtyard.  However, the loss of the louvers does not seriously 
compromise the building’s integrity, as the louvers in this location comprised a very small 
percentage of the historic building fabric still present.  Moreover, similar louvers that express the 
original design intent are present throughout the building complex. 
 
The second important alteration to the building complex is not to the building fabric, itself, but to 
the central landscaped area defined by the three structures of the building.  Historically, the 
primary exterior circulation axis through the complex was defined by long, linear water elements 
aligned with that axis.  These reflecting pools were emptied and the areas that they once defined 
infilled with earth topped in a gravel and/or stone surface.  Although the loss of this landscaping 
feature is important, given that the landscape was such an integral part of Neutra’s design, the 
alteration, as executed, is fairly minor.  The original intent of the design is still apparent as the 
original curbs that once defined the pools are still in place as are the round concrete planters that 
once appeared to float on the surface of the water. 
 
Another feature that was removed was a large cast concrete element shaped like a table that was 
located in the “patio-lobby” of the building complex.  This concrete element was both a 
utilitarian and a decorative feature.  It served as a way-finding device, as it contained a listing of 
doctor’s suites, and was also highly decorative with an intricate mosaic tile map on its surface. 35  
However, as an element functioning only as a directory to the building, the loss of this element 
does not detract from the building complex’s ability to communicate original design intent. 
 
Any loss to the historic building fabric is regrettable in regard to a historical resource’s ability to 
convey its historic context.  However, alterations described above, while important, are still 
relatively minor and do not constitute a significant compromise to the overall high degree of 
integrity evidenced in the building complex. 
 

                                                 
35 The cast concrete slab of the doctor’s directory may very well have been designed by Neutra as an 

integral design element in the complex.  However, the mosaic tile-work was designed by an artist.  The artist’s name 
remains unknown, although information contained in the Richard and Dion Neutra Papers at UCLA Special 
Collections reveal that she was married to one of the doctors in the complex.  
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SIGNIFICANCE 
The Mariners’ Medical Arts building may be understood as the culmination of Neutra’s life-long 
interest in issues of health in relation to the human body’s interaction with the built environment. 
The very phrasing of the name bestowed on the building, positing medicine as an art practiced 
within a space configured specifically for that purpose, is highly indicative of Neutra’s 
philosophy towards the role of architecture in facilitating the “art” of medicine.  Neutra 
conceived of the space in which medicine was practiced as having a certain set of functional 
requirements that must be met in order for healing to occur, much like the space allocated to 
other art practices, such as dance, must be properly fitted to allow the activity occurring within to 
be properly practiced.  Just as a dance studio must have the proper allocation of space to 
accommodate dancers’ movements, or the provision of mirrored walls so that they might monitor 
their gestures, so, too, did Neutra believe that the art of medicine must be properly 
accommodated spatially.  Moreover, he envisioned the architect’s role as being very similar to 
that of a doctor performing a diagnosis.  The architect’s task was to create a therapeutic 
“affective environment” for the patient, and the achievement of this task was highly dependent 
on the skill of the practitioner.36  To Neutra, the architect, like the doctor, possessed the 
“ominous power” of affecting people’s well-being.37  Like the doctor’s art of diagnosis, the 
architect could either create a setting conducive to the physical and psychological well-being of 
the user by correctly assessing his or her needs spatially, or, the architect could create 
pathologies with an incorrect assessment.  Neutra’s idea of architect as medical practitioner was 
once explained by him in a lecture as he stated: 
 

But I know that designing a setting for human beings is an important branch of 
preventative medicine, an intuitive art with a scientific footing, like “Medical Art”, which 
has to act more speedily than the detached scientist who prides himself on his patience in 
reaching a minute decision after ten years of delayed action. The physician and the 
architect are honorable, much-called-for “in-betweens”, drawing on science and acting 
upon the intuition of an artist, sometimes even on split-second emergencies.38 

 
As evidenced in this speech, Neutra believed that the practices of both medicine and architecture 
shared much in their scientific foundations. However, he believed that they shared something 
even more important in their practices as “arts”: they required the very unscientific intuition 
characteristic of a medium, or an “in-between.” This idea of the role of intuition in the practice 
of his art is one that Neutra often explored in his many writings. As revealed in this particular 
speech on the relation of medicine to architecture, Neutra strongly believed that both the doctor 
and the architect’s skill in the practice of his art was derived not from dispassionate scientific 
                                                 

36 The scholar Sylvia Lavin discusses extensively Neutra’s belief of creating both physical and 
psychological well-being for his building’s users through the creation of an “affective environment.” See Sylvia 
Lavin, Form Follows Libido: Architecture and Richard Neutra in a Psychoanalytic Culture (Cambridge: MIT Press, 
2004). 

37 Neutra felt very strongly that the practice of medicine as a healing art had important parallels to the 
practice of architecture. Neutra described these ideas more fully in his writings, in which he describes architects as 
possessing “ominous power” similar to that possessed by doctors. This power was the ability to make people either 
sick or well.  Therefore, he saw the task of creating a medical office building as one in which he was responsible for 
creating the physical and psychological setting conducive to patient well-being. See typed manuscript entitled 
“Doctors and Architecture” dated October 1969 in the Richard and Dion Neutra Papers, UCLA Special Collections 
Library. 

38 Richard Neutra, “Medical Group Practice” in Richard Neutra, 1950-1960 (New York: Praeger, 1959), 
120. 
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observation of conditions, but rather from the ability to empathize with the people under his care. 
The necessity for such empathy on the part of the doctor and the architect was Neutra’s belief 
that psychosomatic factors - physical disorders of the body influenced or aggravated by people’s 
emotional states - played a strong role in patients’ health. Moreover, Neutra believed that the 
creation of a physical environment could not only serve patients physical needs in their 
treatment, but also their psychological needs by providing a setting that would alleviate their 
fears and anxiety in regard to their medical treatment. This idea was central in Neutra’s designs 
for health-related buildings. Almost two decades before the construction of Mariners’ Medical 
Arts building, Neutra expounded upon this idea in an article entitled “The Modern Health Center 
Designed for Regions of Mild Climate,” for Modern Hospital, a magazine oriented towards both 
design professionals and the medical profession. In that 1946 article, Neutra described how it 
was the task of the architect to address both patients’ physical and psychological needs in the 
design of a medical facility, and he once again linked the responsibilities of the architect and the 
medical practitioner in the patient’s treatment as he stated: 
 

The psychosomatic approach to souls and body alike depends a great deal on the physical 
setting. The architect, expert in human reactions to physical surroundings, is here a 
natural ally to the medical team and the social worker.39 

 
While an intimate connection between the mind and body in relationship to the health of the 
patient within a setting for treatment did not emerge as a fully articulated concept in Neutra’s 
work until the 1940s, ideas about the relationship of the healthy body to architectural space were 
a preoccupation very early in his career.  They manifested themselves in his very first major 
American commission in 1927 when he was engaged by Philip Lovell, the Los Angeles Times 
writer of a column called “Care of the Body,” to design his private residence in Los Angeles.  
The Lovell Health House, as it was named, became an emblematic icon of architectural 
modernism when it was subsequently featured in one of the most significant exhibitions of 
architecture in the 20th century, the International Style exhibition held at the Museum of Modern 
Art in New York in 1932.  The catalogue that accompanied that exhibition helped to establish 
Neutra as an important figure in American architectural modernism, as it explained that the 
Lovell House was “without question, stylistically the most advanced house built in America 
since the War.”40   
 
Neutra had first come into contact with the clients, Philip and Leah Lovell, in 1926 when 
working on another residence commissioned by them, the Lovell Beach House in Newport 
Beach.  However, on that project, it was not Neutra who was responsible for the building design 
but rather his mentor, Rudolph Schindler.  Neutra, still establishing himself as a designer in the 
Los Angeles area, worked as the landscape designer for the house. 41  The impression Neutra 
made upon Lovell must have been a strong one, however, because when Lovell chose to build a 
Los Angeles residence in 1927, it was Neutra rather than Schindler whom Lovell selected as his 
architect.  Neutra’s work on the project would begin his lifelong interest in the nexus of health, 

                                                 
39 Richard Neutra, “The Modern Health Center Designed for Regions of Mild Climate,” Modern Hospital, 

66 (Feb. 1946), 46. 
40 Alice Friedman, Women and the Making of the Modern House (New Haven: Yale University Press, 

2007), 166. 
41 Thomas S. Hines, Richard Neutra and the Search for Modern Architecture (New York: Rizzoli, 2005), 

78. 
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medicine, and the human body in its relationship to architecture, for it was here that he began to 
conceive of architecture as possessing the power to have an ameliorative effect on the human 
body.  He later described how this idea had first emerged in his work for the Lovells, as he said: 

 
I was perhaps not so radical, but I began to think that medicine was best when well-
versed in prevention and that city planning and building design might be the most 
promising package of preventative medicine and a strong influence factor in originating 
the inner chemistry of wholesomeness.42 

 
Neutra’s interest in architecture as it related to the biological fitness of the human body was a 
theme that would be present throughout his nearly 50-year career practicing architecture in the 
United States.  At the Lovell Health House, Neutra explored the idea of creating health through 
architecture at the level of the individual and within a domestic setting.  Although he would 
continue to incorporate approaches to healthy living in his domestic work for the tenure of his 
career, in the decades following the construction of the Lovell Health House he would also 
receive opportunities to extend his ideas regarding health and architecture to a broader set of 
users. 
 
For Neutra, health in the human body encompassed physical as well as psychological health.  At 
the beginning of his career, he was deeply influenced not only by practitioners of healthy living, 
such as Lovell, but by the ideas emerging in the first decade of the 20th century regarding the 
state of health in the human mind and its relationship to physical disorders in the body.  These 
ideas were explored by the Austrian psychiatrist, Sigmund Freud, founder of the psychoanalytic 
school of psychology and the father of Ernst Freud, an architect and close friend of Neutra’s 
from his early life in Austria. Neutra spent a lot of time with the Freud family, and the influence 
of its renowned patriarch upon Neutra is one that has been extensively explored in scholar Sylvia 
Lavin’s Form Follows Libido: Architecture and Richard Neutra in a Psychoanalytic Culture. As 
Lavin explores throughout the book, Neutra conceived of the role of the architect as 
encompassing profound social responsibility and one in which the architect, through his designs, 
acted as a “healer” of society. Therefore, in the architect’s role as social healer, it was his 
responsibility to create an “affective environment” conducive to creating for its inhabitants or 
users a state of mind responsive to treatment.  By setting the proper psychological mood, Neutra 
believed, he could physically and psychologically affect his users’ well-being. 43 
 
As Neutra became more established in his career, he was able to take on broader scale 
institutional and commercial projects that would affect the lives of larger social groupings than 
merely that of the individual family unit.  While Neutra was able to explore his ideas regarding 
health and the human body in many of his designs, there is perhaps no building typology that 
better offered him the opportunity to explore these ideas directly as did his designs for medical 
facilities.  His work on larger-scale projects with health-related programs began by 1945, when 
he designed the Norman Clinic in the San Pedro district of Los Angeles, California.  In the 
ensuing two decades, he would produce at least four more medical complexes in California 
before reaching the end of his career with his death in 1970: the Beckstrand Medical Building in 
Long Beach and the San Bernardino Medical Center in 1953, the Mariners’ Medical Arts 
                                                 

42 Richard Neutra, Life and Shape (New York: Appleton-Century-Crofts, 1962), 220. 
43  Sylvia Lavin, Form Follows Libido: Architecture and Richard Neutra in a Psychoanalytic Culture 

(Cambridge: The MIT Press, 2004), 143. 
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building in 1963, and the La Veta Medical Square in Orange in 1966.  At least three of the four 
medical complexes are no longer extant or lack sufficient integrity as intact examples of Neutra’s 
medical group clinic typology (See Figs. 44 and 45 for additional information on these 
buildings).  Neutra may have also executed designs for medical complexes in other countries, as 
suggested in his 1948 book entitled Architecture of Social Concern in Mild Climates in which 
the medical office building typology was explored. 
 
Based on the building permit, and as discussed in the planning context for the Newport Beach 
area, at the time of the building’s construction, the Irvine Company owned the site of the subject 
property as it did all of the land encompassed on the Irvine Ranch property.  A group of doctors 
joined together to form a corporate entity to practice together as a group and they entered into a 
long-term lease with the Irvine Company for the site of the subject property.  The original 
doctors ranged from dentists to child psychiatrists, as illustrated in the following table (Table A) 
that provides a list of the original clients and individual units in the building associated with 
them.  (Both lettered and numerical designations for suite locations within the building complex 
are provided in the table, as Neutra chose to use letters in floor plans of the building published in 
architectural magazines, while in actual practice, a numbering system was employed to designate 
the suite addresses both in the past and presently).  Together, they commissioned Neutra to 
design the Mariners’ Medical Arts building which would subsequently be constructed for 
$500,000 with a significant portion of that amount, nearly $24,000, expended upon the 
landscaping.44  As stated by Neutra in his description of the project, the doctors desired the 
creation of a building that would address each doctors’ specific needs.45   
 

                                                 
44 Richard J. Neutra and Associates, “Medical Buildings that Work Two Ways: Mariners Medical Arts 

Building, Newport, Cal.,” Fortune, 73 (January 1966), 178. 
45 “Project Description” located in Box 78F.3 in the Richard and Dion Neutra Papers 1925-1970, UCLA 

Special Collections. 
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Table A: List of Original Clients and Individual Units within Mariners’ Medical Arts 
Building 

 
Suite 
(From 
floor 
plan) 

Location 
(From 
Directory) 

Name Specialty Home Address 

A 1 Boyd, Dr. Edward A. Orthodontics  44 Ketch Road, Beacon Bay, Newport Beach 

B 4 Hodges, Dr. George T. Otolaryngology          
(Ear, Nose, and 
Throat) 

2200 Bayside Dr., Corona del Mar 

C  6 Doan, Dr. Thomas W. Dentistry 1907 Sabrena Terrace, Corona del Mar 

D 9 Button, Dr. Richard Ophthalmology 2048 Commodore, Newport Beach 

E 7 Robinson, Dr. Tom W.  Pediatrics 2652 Circle Dr., Newport Beach  

E (shared) 7 Plumb, Dr. Hugh J Pediatrics 200 Via Barcelona, Newport Beach 

F 8 Riley, Dr. Roger Dentistry 1934 Highland, Newport Beach 

G 3 Holmes, Dr. William R. Oral Surgery 2021 Leeward Lane, Newport Beach 

H 2 Gerrie, Dr. Wallace A. Urology 1820 Sandalwood Lane, Newport Beach 

J 10 Herold, Dr. Ray Psychiatry 1320 East Ocean Front, Balboa 

J  
(shared) 

10 Carpenter, Dr. Stewart Child Psychiatry 307 Onyx, Balboa 

M 5 Graham, Angus Harbor 
Medical Laboratories 

Bioanalyst Unknown 

 
 
According to Neutra, it was specifically his interest in health and the human body as it relates to 
architectural space that led the clients of Mariners’ Medical Arts building to choose him as their 
architect.  A few years prior to the commission, in 1960, Neutra had again published his ideas 
regarding the architect’s role in the design of medical facilities in an article entitled “What 
Architects Should Know About Patients” in Modern Hospital  magazine.46 The placement of the 
article in a publication oriented towards the medical profession as its intended audience 
represents Neutra’s continued attempts to find new clients who might share his views. The article 
described how the physical and psychological needs of both the patients and the medical 
personnel who served them needed to be carefully considered in any medical building design. In 
the consortium of doctors who commissioned Mariners’ Medical Arts building, Neutra once 
again found clients sympathetic to his views that the health of both the mind and the body must 
be addressed in the design of a medical facility. The fact that the doctor-clients and Neutra 
shared similar views was described by Neutra several years after the building’s completion as he 
stated that he was selected “for his philosophy concerning the psychosomatic effects on the 
patients which can be produced by the architect’s design.” 47   A letter written to Neutra prior to 
the building’s completion also reveals that at least one of the doctor-client’s views on the 

                                                 
46 Richard Neutra, “What Architects Should Know About Patients,” Modern Hospital, October 1960, 90-

93, 144. 
47 Neutra described the reason for his selection as architect for Mariners Medical Arts Building in a book he 

published of his work in which the building was prominently featured. See Richard Neutra, Richard Neutra: 1961-
66; Buildings and Projects (New York: Praeger, 1966), 62. 
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architectural space of the building closely paralleled those previously expressed by Neutra in his 
1960 article. This letter was written on August 17, 1962 by Dr. Thomas W. Doan, the dentist 
who would later occupy Suite 6 of the Mariners’ Medical Arts building (Fig. 37).  Written during 
the time that Neutra was beginning the design for the building, it expressed briefly the doctor’s 
own spatial and physical needs, before going into great detail on the physical and psychological 
needs of the patient, as he perceived them, in the medical setting. 
 
By the time the clients of Mariners’ Medical Arts building approached Neutra for its design, 
Neutra was well acquainted with the difficulties inherent in the building typology having already 
executed three of his southern California medical office designs.  In a lecture that he delivered 
sometime in the decade prior to the commission, he stated the primary problem in the design of a 
medical group clinic explicitly as he stated that “The problem of a group practice clinic is that 
each medical specialty has its own time requirements, that the patient contacts, treatment period, 
consultation conversations vary tremendously, and so the number of patients which can be seen 
during an hour or a day.”48  The Mariners’ Medical Arts building, therefore, offered Neutra yet 
another opportunity to explore his ideas and refine his solutions regarding the design of a 
medical building or group clinic.  
 
In the Mariners’ Medical Arts building, Neutra was able to solve the problem presented by the 
individual needs of the different practitioners by creating individual spaces within the medical 
building that allowed for different time and space requirements. It is evident that each unit has 
been designed with the function of the doctor in mind.  The first unit in the building, southeast of 
the patio-lobby, built for an orthodontist, is dominated by the operating room and its four dentist 
chairs face floor-to-ceiling glass panels.  By positioning the operating room on the main façade 
of the building, the patients, instead of staring at a blank wall, face the glass that reveals the 
activity outside.  While chairs for the orthodontist face the street, in other units, Neutra 
consistently arranges operating rooms of the dentists and oral surgeons inward towards 
individual gardens.  Each operating room looks out into a garden while allowing for privacy by 
blocking the window with louvered blinds or walls. 
 
Whereas in many other designs of this era the car was celebrated as an intrinsic part of the 
design, here the car is virtually banished to the perimeter of the site in an effort to create a 
tranquil garden setting.  In fact, extreme care is taken by Neutra to minimize the appearance of 
cars on site.  While the necessity of direct access to the medical complex at its most visible point 
of entry on Westcliff Drive necessitated that parking be located in front of the building, Neutra 
took care to minimize the amount of cars that might be parked in front of the building’s most 
visible approach at any one time.  A wall that extends the horizontal plane of the front façade of 
the building serves as a screen that effectively hides from view a covered parking area adjacent 
to the northwest side of the building.  While the number of cars driven by patients might vary in 
front of the building during the business day, Neutra knew that automobiles owned by his doctor 
clients and their employees would remain relatively fixed in place during business hours.  
Therefore, he consigned them to a single location and screened them from view.  The relegation 
of automobiles to the perimeter of the site at Mariners’ Medical Arts building is an important 
aspect of how the space to the interior of the space is conceived.  It is the centralized garden 
space of the building complex that knits together the three structures in which medical offices are 
housed as well as the parking areas to the periphery of the building complex by which people 
                                                 

48 W. Boesiger (Ed.), Buildings and Projects 1950-1959 (New York: Praeger, 1959), 120. 
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enter the complex. 49 This central garden space was intended to serve an important function in 
the treatment of patients within the complex.  It serves as an important transition between the 
busy activity of everyday life, as signified by the streets and parking lots that surround the 
building, and the quiet space established upon entry to each individual doctor’s suite. 
 
The landscape design of Mariners’ Medical Arts building references principles of Japanese 
garden design throughout in the way that the ground plane is treated like a flat geometric surface 
similar to that evidenced in a Japanese Zen garden.  The Zen garden, traditionally used as a 
means to induce a tranquil and reflective mental state, also helps to establish a mood of quiet 
reflection at the Mariners’ Medical Arts Building.  The principles of Zen garden design are 
summoned in the articulation of surfaces as a series of flat horizontal planes, the manner in 
which surfaces are treated materially in regard to landscape elements such as rocks and water, 
and in the sculptural quality of some of the plant materials used.  One such plant material is the 
papyrus that was originally used extensively throughout the complex, where its sculptural 
qualities as a somewhat geometric form were emphasized in its placement in round containers 
against the flat plane created by the pools of water arranged adjacent to the primary circulation 
path.  Although the water no longer exists, this landscape material is still evidenced in locations 
throughout the complex such as in the atrium space of Suite H. 
 
Although it is uncertain who may be credited with the landscape design itself, Neutra 
undoubtedly played a strong role in the choice of landscape architect.50  Neutra’s interest in 
Japanese gardens was evidenced at least five years prior to the construction of the Mariners’ 
Medical Arts building when he wrote the forward to book on Japanese garden design.51  Neutra 
believed that the design of Japanese gardens evidenced the same biological, naturalistic approach 
to design manifest in his architecture.  A few years prior to the construction of Mariners’ 
Medical Arts Building, Neutra described the appeal to him of Japanese gardens as a place in 
which time was suspended, as he said: 
 

Leaving aside the matter of ritual symbolism, I have always felt the Japanese garden to be 
a design in time as well as in space. In it, the eternity of shape is kept before our soul by 
many laborious but rewarding hours of inconspicuous maintenance. In its volumes and in 

                                                 
49 The strong relationship between interior and exterior space is characteristic of Neutra’s work, and has 

been explored extensively in the scholarship on his work. This emphasis on blending the natural environment and 
the built environments was often articulated by Neutra in a concept that he coined as “biorealism.” His concept was 
based on the premise that human beings, as living organisms, are highly responsive to the environment in which 
they are placed, and therefore response to environmental stimuli in a given environment just as do other living 
organisms.   Therefore, Neutra sought to minimize environmental stimuli within the built environment that might act 
as stressors to the users of that space. See Barbara Lamprecht’s chapter on biorealism entitled “Biorealism: Bodily 
Substrate of the Mental Life” in Richard Neutra: Complete Works. Los Angeles: Taschen, 2000, 42-49. 

50 That Neutra was responsible for selection of the landscape architect is strongly suggested by a letter in 
the Richard and Dion Neutra Papers at UCLA Special Collections Library.  In that letter, Jocelyn Domela of the 
landscape architecture firm, Domela Brinkerhoff and Associates relates how she believes Neutra may select her for 
the job. The letter is addressed to Mr. Dennis Carpenter, the lawyer who helped the doctor-clients of Mariners 
Medical Arts building, to form a corporation to establish their practices together. In the letter Domela indicates she 
was recommended to Mr. Carpenter by Neutra as a landscape architect as she had worked on buildings by Neutra in 
the past. While this letter helps to establish that Neutra was probably responsible for the choice of the landscape 
architect for the work at the building, it is unknown if Domela’s firm was ultimately selected. 

51 David Harris Engel (with a foreword by Richard Neutra), Japanese Gardens for Today (Rutland,  
Vermont: Charles E. Tuttle Co., 1959), xi-xii. 
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its space relations a twelfth-century garden looks today just as it did hundreds of years 
ago, although it is composed, not of mummies and relics, but largely of living plants. 
This is a time cult; it points to the significance time has to life. 

 
In Mariners' Medical Arts building, the significance of time to life, as represented by the living 
plant materials of the garden, is important. In the space of the doctor’s waiting room, the busy 
activity of life is temporarily suspended for a quieter psychological state in which a remove from 
normal activity is necessary to provide diagnosis of the patient.  Moreover, Neutra believed that 
nature, as represented by the garden, could be a therapeutic force in the treatment of the patient.  
In Japanese Gardens for Today, he described the effects of the garden upon the human being 
who might interact with it, as he stated:  
 

Thus a visitor to such a jewel of gardening is kept, with brilliant foresight, tenderly 
activated by the multi-sensorial appeal of the sounds, odors and colors of nature, the 
thermal variations of shade, sunlight and air movements. Happy endocrine discharges and 
pleasant associations play through the visitor’s body and mind as he views and 
promenades. Or, even when he sits seemingly in full repose, that strangely emotive “force 
of form” that exists in the garden keeps eliciting the vital, vibrating functions of the 
subtle life processes within him that we call delight.52 

 
The garden is employed to provide a calming effect for patients through “the multi-sensorial 
appeal of the sounds, odors and colors of nature, the thermal variations of shade, sunlight and air 
movements.”  The covered walkways that connect each of the units were intentionally designed 
to be surrounded with a natural landscape and outdoor reflecting pools that, as Neutra stated, 
might “calm the patients’ nerves” and “distract patients’ attention from their less pleasant 
medical problems.”53  Neutra felt so strongly about water as a healing force, that he deliberately 
placed the water features where all patients would have to pass them.54  It is interesting to note, 
too, that the water features reinforce the axis to the two child psychiatrists’ offices in Building C, 
given Neutra’s fascination with the psychological ideas of his friend, Sigmund Freud, and the 
significance of water as a symbol in the unconscious in the latter’s writings.  However, as the 
preceding passage reveals, Neutra believed that the garden not only produced important 
psychological effects upon the human body, but with the release of “endocrine discharges” 
within the body, important physical effects that could be therapeutically beneficial to patients as 
well.  
 
In Neutra’s previous health-related buildings, such as in the domestic building type represented 
best by the Lovell Health House, he emphasized principles of health through design by placing 
an architectural emphasis on the building’s ventilation.  By doing so, he ensured that fresh air 
would be constantly introduced into the space of the house in a manner that parallels the idea that 
the constant introduction of fresh air is healthy to the human body.  In the interior spaces of 
                                                 

52 David Harris Engel (with a foreword by Richard Neutra), Japanese Gardens for Today (Rutland, 
Vermont: Charles E. Tuttle Co., 1959), xiii. 

53 Thomas S. Hines, Richard Neutra and the Search for Modern Architecture (New York: Rizzoli, 2005), 
305. 

54The evidence that Neutra intentionally placed the water elements in a place where all patients would have 
to walk by them is provided in a caption written by Neutra for one of the photographs of the complex taken by the 
photographer, Julius Shulman.  The caption states that “The end building is shared by 2 psychiatrists. All patients 
have to pass the lovely reflection pool.” See Julius Shulman Collection, Getty Archives. 
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Mariners’ Medical Arts building, however, the relationship to the air and light that the natural 
world affords is less direct between the interior and the exterior of the building.  Perhaps due to 
more stringent demands for a sterile environment in the medical practice, the connection between 
interior and exterior space is less permeable than in some of Neutra’s other buildings.  While the 
interior of the individual units of doctor’s suites, large windows in waiting rooms, patient rooms, 
and offices suggest a close relationship with exterior space, there are no operable windows to 
introduce the fresh air that Neutra considered so vital to the body’s health.  However, Neutra was 
careful to design the interiors in such a way that the occupants might never lose contact with the 
natural world by providing views throughout the sequence of spaces in each individual unit.  
There are few interior spaces that do not afford views to the exterior, and these few rooms are 
typically those of a very utilitarian nature, such as storage, or those requiring a high degree of 
privacy, such as bathrooms.  On interior space, the linking of interior space with exterior space is 
mediated by the fixed glass that provides views to the carefully landscaped grounds.  The louvers 
mounted over windows to the exterior of the building, while they are suggestive of ventilation, 
were, in fact, designed to let the occupants of the building modify their environment in terms of 
light and views.  However, almost all of the units in the building open upon the courtyard, with 
the exception of those units where the building configuration does not allow it.  It is here in the 
heart of the complex, that the patient is brought into direct contact with the plant life, air and 
sunlight that Neutra considered so therapeutic to the patient.  
 
At the Mariners’ Medical Arts building, Neutra successfully brought together all of his ideas 
regarding the healthy human body and its relationship to the environment. The result is a 
masterful architectural environment in which the interior and exterior space of the building and 
the garden is interwoven into a singular and clearly-articulated architectural composition.  The 
Mariners’ Medical Arts Building was intended not only to introduce delight to its users through 
the skillful manipulation of man-made elements integrated with those of the natural world, but 
just as importantly, to create a therapeutic environment.  In such an environment, with the human 
body almost everywhere in contact with nature, the activity of everyday life might seem 
momentarily suspended to allow the introspection and diagnosis necessary to provide healing. 
Neutra considered the Mariners Medical Arts Building, an important project within his own body 
of work.  This is demonstrated by the fact that, of the medical buildings he designed, it was the 
example that he chose to publish extensively.  In 1965, shortly after the building’s completion, 
Neutra published the Mariners’ Medical Arts building as a demonstration of his skill in two of 
the most prestigious architectural magazines in the United States, Architectural Design and 
Progressive Architecture.  The design for the building also reached a wider audience than that 
available through readers of architectural journals when an article was published in Fortune 
magazine in 1966.  Neutra also used the design of the Mariners’ Medical Arts Building to bolster 
his reputation internationally as articles on its design appeared in the French architectural 
magazine, Architecture, Formes et Fonctions, as well as the Italian magazine Architettura: 
Cronache e Storia (See Figs. 48 – 52 for copies of these articles in their entirety).55  Neutra’s son 
                                                 

55  See “Medical Building, California,” Architectural Design, v. 35 (August 1965), 389-393; Richard J. 
Neutra and Associates, “Medical Buildings that Work Two Ways: Mariners Medical Arts Building, Newport, Cal.,” 
Fortune, v. 73 (January 1966), 178; “A Clinic Can Be Homelike,” Progressive Architecture, v 47 (Jan-Mar 1966), 
11; Richard Neutra, “Des Architectes et des Malades,” Architecture, Formes et Fonctions, 12 (1965-1966): 24-29; 
and “Centro Clinico Per Dieci Specialsti a Newport Beach, California.” Architettura: Cronache e Storia, v. 10, no. 
111 (January 1965), 605-608. 
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Dion, who practiced alongside his father for many years, recently confirmed the importance of 
the building to Neutra, himself, as the most skilled example of his medical office building type as 
Dion stated that  “We built a number of facilities like this one in Orange County, but this was his 
[Richard Neutra’s] favorite. He felt it was the most successful.”56 
 
INTEGRITY 
Historic properties must retain integrity in order to be eligible for the national, state and local 
registers, since having integrity allows a resource to physically demonstrate significant aspects of 
its past.  The National Register program has the most extensive written guidance on the subject 
of integrity and is used at the state and local levels as a reference.  As defined in the National 
Register Bulletin 15:  How to apply National Register criteria, there are seven aspects of 
integrity, and a historic property is required to retain a majority of them.  These aspects are 
location, design, setting, materials, workmanship, feeling and association.  Evaluation of 
integrity involves ascertaining the amount of change that a potential historic property has 
undergone since the period of its “association” or “significance” in regard to the seven aspects of 
integrity. The seven aspects of integrity are explained in more detail below: 
 

• Location is the place where the historic property was constructed. The 
relationship between the property and its location is often important to 
understanding why the property was created or why something happened. The 
actual location of a historic property, complemented by its setting, is particularly 
important in recapturing the sense of historic events and persons. Except in rare 
cases, the relationship between a property and its historic associations is destroyed 
if the property is moved.  

• Design is the combination of elements that create the form, plan, space, structure, 
and style of a property. It results from conscious decisions made during the 
original conception and planning of a property and applies to activities as diverse 
as community planning, engineering, architecture, and landscape architecture. 
Design includes such elements as organization of space, proportion, scale, 
technology, ornamentation, and materials. A property's design reflects historic 
functions and technologies as well as aesthetics. It includes such considerations as 
the structural system; massing; arrangement of spaces; pattern of fenestration; 
textures and colors of surface materials; type, amount, and style of ornamental 
detailing; and arrangement and type of plantings in a designed landscape.  

• Setting is the physical environment of a historic property and refers to the 
character of the place in which the property played its historical role. It involves 
how, not just where, the property is situated and its relationship to surrounding 
features and open space. Setting often reflects the basic physical conditions under 
which a property was built and the functions it was intended to serve. In addition, 
the way in which a property is positioned in its environment can reflect the 
designer's concept of nature and aesthetic preferences. The physical features that 
constitute the setting of a historic property can be either natural or manmade, 
including such elements as vegetation, simple manmade features such as 

                                                                                                                                                             
 
56 Paul Hodgins, “Architect Fights City Hall to Preserve Building Some Call “Blah,”  The Orange County 

Register,  Monday, July 7, 2008 (accessed online on 10/20/2008 at www.ocregister.com/articles/neutra-linnert-
building-2086348-county-buildings), 2. 
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sidewalks, and relationships between buildings and other features or open space. 
These features and their relationships should be examined not only within the 
exact boundaries of the property, but also between the property and its 
surroundings.  

• Materials are the physical elements that were combined or deposited during a 
particular period of time and in a particular pattern or configuration to form a 
historic property. The choice and combination of materials reveal the preferences 
of those who created the property and indicate the availability of particular types 
of materials and technologies. A property must retain the key exterior materials 
dating from the period of its historic significance. The property must also be an 
actual historic resource, not a recreation; a recent structure fabricated to look 
historic is not eligible. Likewise, a property whose historic features and materials 
have been lost and then reconstructed is usually not eligible.  

• Workmanship is the physical evidence of the crafts of a particular culture during 
any given period in history. It is the evidence of artisans' labor and skill in 
constructing or altering a building, structure, object, or site. Workmanship can 
apply to the property as a whole or to its individual components.  

• Feeling is a property's expression of the aesthetic or historic sense of a particular 
period of time. It results from the presence of physical features that, taken 
together, convey the property's historic character.  

• Association is the direct link between an important historic event or person and a 
historic property. A property retains association if it is the place where the event 
or activity occurred and is sufficiently intact to convey that relationship to an 
observer. Like feeling, association requires the presence of physical features that 
convey a property's historic character.  

 
As further provided in National Register guidance, a property eligible for its architecture must 
retain high integrity of design, materials and workmanship.  The period of significance for 
Mariners’ Medical Arts building is the completion date of 1963.  In assessing integrity of the 
property as a historical resource, all seven aspects were evaluated.  The building, as well as its 
immediate surroundings including landscape and hardscape features of the site, retains an 
extremely high level of integrity in respect to all seven aspects of integrity.  Therefore, the 
essential physical features of the Mariners’ Medical Arts building that made up its appearance 
during the past are present today.  The building thus retains integrity for listing in the National, 
California and Newport Beach registers. 
 
COMPARABLE PROPERTIES 
To be eligible for listing in the National Register a comparison to other extant properties must be 
made.  National Register Bulletin 15, states that “Once the historic context is established and the 
property type is determined, it is not necessary to evaluate the property in question against other 
properties if: It is the sole example of a property type that it is important in illustrating the 
historic context or; it clearly possesses the defined characteristics required to strongly represent 
the context.”57  Mariners’ Medical Arts building is not the sole example of Richard Neutra’s 
medical office type as he designed a total of five medical office buildings in southern California 

                                                 
57 National Park Service, National Register Bulletin, 15 (: Washington D.C.: U.S. Department of the 

Interior National Park Service Cultural Resources, 1991), 9. 
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during the course of his career.  Therefore, it was necessary to briefly survey those other four 
properties to determine the skill with which they were rendered as examples of Neutra’s work 
within the context of his health-related work, and to assess their current integrity, the results of 
which are presented in Table A. 
 
The first task was achieved by surveying the existing scholarship on Neutra’s health-related 
buildings to ascertain which of the five buildings could be considered the most skilled of 
Neutra’s health-related work.  Neutra, himself, considered the Mariners’ Medical Arts building 
to be his most successful building of this type, and scholars appear to agree that it, along with the 
San Bernadino Medical Clinic, are the most successful of Neutra’s projects within this building 
typology.58  The results of this first task are summarized in Table A under the column headed 
“Importance as an Example of Neutra’s Medical Office Building Type.” 
 
The second task required assessing the integrity of the other four medical office buildings 
relative to Mariners’ Medical Arts building. As discussed in the previous section on integrity, the 
Mariners’ Medical Arts building is a highly intact example of Neutra’s medical office buildings 
However, comparing the building against the integrity of other Neutra-designed medical office 
buildings helps to establish its importance as an example within the context of his work in this 
type.  Only three of the four other medical office buildings designed by Richard Neutra are still 
extant, as the La Veta Medical Center in Orange was demolished.  Therefore, each of the three 
extant Neutra-designed medical office buildings was briefly surveyed and photographically 
documented to establish its integrity relative to the Mariners’ Medical Arts building. 
 
The photographic assessment for integrity of all three extant medical office buildings is provided 
as well as an image of the one building in the grouping that is demolished (Appendix D, Figs. 
41-47).  The results are of this assessment are summarized in the following table in the column 
headed with “Description of Alterations.” All three of these remaining medical office buildings 
have sustained varying degrees of alteration to their original designs over the years. When 
compared to the other four medical office buildings designed by Richard Neutra, Mariners’ 
Medical Arts Building emerges as not only one of the best examples of Richard Neutra’s medical 
office building type but also the most intact example, as summarized in the table under the 
heading “Assessed Importance Today.” 
 

                                                 
58 Neutra’s son, Dion, who practiced alongside his father for many years, recently confirmed the 

importance of the building to Neutra, himself, as the most skilled example of his medical office building type as 
Dion stated that “We built a number of facilities like this one in Orange County, but this was his [Richard Neutra’s] 
favorite. He felt it was the most successful.” See Paul Hodgins, “Architect Fights City Hall to Preserve Building 
Some Call “Blah,”  The Orange County Register,  Monday, July 7, 2008 (accessed online on 10/20/2008 at 
www.ocregister.com/articles/neutra-linnert-building-2086348-county-buildings), 2. 
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Table B: Assessment of Other Medical Office Buildings in Southern California by 
Richard Neutra 

 
Name Importance as an example  

of Neutra’s medical office 
building type 

Description of 
Alterations 

Documentary 
Evidence 

Assessed 
Importance Today 

Norman Clinic 
(San Pedro 
district of Los 
Angeles) 

Not a refined example of 
Neutra’s medical office 
buildings as per photo. No 
known scholarly research 
on building. 

Building has been 
"significantly altered". 
Portion of building has 
been demolished. 
Windows have been 
altered as well as the 
entrance. 

Photos recently taken 
on site of building and 
quote pertaining to its 
condition in Thomas 
S. Hines Richard 
Neutra and the Search 
for Modern 
Architecture 

This building is not 
considered to be one 
of Neutra’s 
important works, 
and has been 
significantly 
modified. 

Beckstrand 
Medical 
Building 
(Long Beach) 

Considered “small but 
riveting” by Neutra 
scholar, Barbara 
Lamprecht, in her book 
Neutra: The Complete 
Works. Lamprecht 
remarks the façade is, 
“disciplined, ethereal, 
stern, beautiful.”59 

Brown metal siding has 
replaced a significant 
portion of the building. 
Original windows have 
been infilled with stone 
bricks. 

Photos recently taken 
on site of building. 
 
 

Although this 
building was 
regarded as a fine 
example of Neutra’s 
work, it has been 
significantly 
modified. 

San Bernardino 
Medical Clinic 
(San 
Bernardino) 

In his book, Richard 
Neutra and the Search for 
Modern Architecture, 
Thomas Hines states that 
“the San Bernardino 
clinic, whose simple 
geometry and linear 
fenestration recalled 
Neutra’s earlier work of 
the thirties.” This may be 
understood as an 
endorsement of the 
building as an excellent 
example of Neutra’s 
work, as it is generally 
recognized that the thirties 
was one of the high points 
in Neutra’s career.60 

Original sign has been 
removed. Original 
emergency entrance no 
longer exists, and the 
wide overhang has been 
removed. Additions have 
been made to the 
building and the main 
entrance has been 
significantly altered. 

Photos recently taken 
on site of building. 
 

Although this 
building was 
considered one of 
the finer examples 
of Neutra’s medical 
office building type, 
the alterations to the 
building have 
changed the overall 
design of the 
building. 

La Veta 
Medical Square 
(Orange) 

Thomas S. Hines 
considers this building to 
be one of the bland, 
lifeless monuments 
created in the late 1960s. 
Hines notes in his book, 
Richard Neutra and the 
Search for Modern 
Architecture, that the 
“sunscreens” at La Veta 
are, “superfluous and 
disingenuous.”61 

Building no longer 
extant. 

Newsletter published 
online through the 
Neutra Institute for 
Survival Through 
Design. See their E-
Zine, Issue 2 dated 
July 15th, 2001 
available online at 
http://www.neutra.org 
/ezine3.html 

This building was 
not considered to be 
a good example of 
Neutra’s work and 
no longer exists. 

 

                                                 
59 Barbara Lamprecht, Richard Neutra: Complete Works, (Los Angeles: Taschen, 2000), 259. 
60 Thomas S. Hines, Richard Neutra and the Search for Modern Architecture (New York: Rizzoli, 2003), 

305. 
61 Thomas S. Hines, Richard Neutra and the Search for Modern Architecture (New York: Rizzoli, 2003), 

333. 
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CONCLUSION 
 
The Mariners’ Medical Arts building represents the culmination of ideas American master 
architect Richard Neutra was exploring throughout the course of his long and illustrious career.  
The skillful dexterity with which Neutra handled the medical building typology is present 
throughout the Mariners’ Medical Arts building.  It is evidenced both in the manner in which he 
creatively treated the architecture as an expressive sculptural form as well as the way his ideas 
regarding health of the human body in relation to architecture manifested themselves fully within 
the design.  As one the best examples of Neutra’s medical building typology, and as one of the 
few remaining intact examples, the Mariners’ Medical Arts building is highly significant, and is 
an exemplary execution of Neutra’s approach to designing architectural environments in a 
holistic manner for the medical profession.  As such, the Mariners’ Medical Arts building is 
eligible for listing in the National Register at the statewide level of significance under Criterion 
C for architecture, despite its age of less than 50 years, having met the test of exceptional 
importance under Criterion Consideration G.  Mariners’ Medical Arts building is eligible for 
listing in the California Register under Criterion 3 as the exceptional work of a master architect.  
The subject property was previously surveyed by a local Ad Hoc Historic Preservation Advisory 
Committee in 1992 and identified as a potential Class 3 – Local Historic Site.  This report finds 
the Mariners’ Medical Arts building eligible for listing in the Newport Beach Register as a Class 
1 – Major Historic Landmark due to its statewide significance.  Thus, the subject property is an 
historical resource under CEQA, and its adverse alteration or demolition would result in a 
significant effect on the environment and require preparation of an EIR. 
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APPENDIX A:  HISTORICAL CONTEXT OF SITE FOR  
   MARINERS’ MEDICAL ARTS BUILDING 
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Figure 2: Location of Mariners’ Medical Arts Building (Image credit: 
Google Map Data, Tele Atlas, 2008) 
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Figure 1: Mariners’ Medical Arts Building. (Photo credit: Chattel Architecture, October 2008) 
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Figure 4: 1951 Map of Newport Beach with future vicinity of Mariners’ Medical Arts  
Building indicated (Image credit: USGS maps available at The Sherman Library,  
Corona del Mar, CA) 
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Figure 3: Location of Mariners’ Medical Arts Building (Image credit: 
1970 aerial photo courtesy of the Orange County Archives) 
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    “The Man With the Plan,” Time  
    (September 6, 1963). 

Figure 5: Article featured in  a national 
publication on William Pereira, the plan-
ner of the South Sector Plan for the Irvine 
Ranch and the site of  the Mariners’ 
Medical Arts Building at the time of the 
building’s construction 
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Figure 6: South Irvine Ranch General Plan with area of Mariners’ Medical Arts Building indicated 
(Image credit: Nathaniel M. Griffen, Irvine, The Genesis of a New Community (Washington D.C.: The Urban Land 
Institute, 1974), 38) 
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— APPENDIX A 

Figure 8: 1965 map of Newport Beach with general vicinity of Mariners’ medical Arts  
Building (Image Credit:  USGS maps available at The Sherman Library, Corona del 
Mar, CA) 

Figure 7: This drawing of the Newport Center was prepared by William Pereira by 
1962, as indicated by the copyright date of a book in which it was included. Despite its 
prominence as a design feature in the development of the Southern Sector of the Irvine 
Ranch, it was neither called out on the South Irvine Ranch Plan nor was the space it 
currently occupies allocated to it (Image credit: Robert Glass Cleland, The Irvine Ranch 
(San Marino, CA: The Huntington Library, 1962, page opposite 121). 
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Figure 10: A current land use map of Upper Newport 
Beach indicates that the development pattern hasn’t 
changed much since 1970 when the photo to the left 
was taken. Current land use shows areas clearly  
designated for single family residential in yellow, 
multi-family residential in brown, commercial in red , 
and institutional in orange. (Image credit: City of 
Newport General Plan, Figure LU10) 
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Figure 9: Aerial photo of Westcliff Drive six  years 
after the Irvine Company began  
implementing Pereira’s plan with location of  
Mariners’ Medical Arts Building indicated.  
(Image credit: Orange County Archives) 
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Figure 11: 1966 photo taken from southeast looking towards Sherington Place with Westcliff Drive beyond 
(Image credit: Orange County Archives) 

Figure 12: 1966 photo taken from Dover Drive with Sherington Place and Westcliff Drive in view.  
(Image credit: Orange County Archives) 
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Figure 13: Commercial block on Westcliff Dr. southeast of Mariners’ Medical Arts Building, 
view southwest, northeast façade. (Photo credit: Chattel Architecture, November 2008) 

Figure 14: Commercial block on Westcliff Dr. southeast of Mariners’ Medical Arts Building, 
view southwest, northeast façade. (Photo credit: Chattel Architecture, November 2008) 
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Figure 15: Building on Westcliff Dr. southeast of Mariners’ Medical Arts Building, view 
southwest, northeast façade. (Photo credit: Chattel Architecture, November 2008) 

Figure 16: Commercial block on Westcliff Dr. northwest of Mariners’ Medical Arts Building, 
view southwest, northeast façade. (Photo credit: Chattel Architecture, November 2008) 
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Figure 17: Medical building northwest of Mariners’ Medical Arts Building, view southwest, northeast 
façade. (Photo credit: Chattel Architecture, October 2008) 

Figure 18: Interior of medical building northwest of Mariners’ Medical Arts Building, view southwest, 
northeast façade. (Photo credit: Chattel Architecture, October 2008) 
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Figure 19: View of apartment block from Mariners’ Medical Arts Building, view northeast, 
southwest façade. (Photo credit: Chattel Architecture, November 2008) 

Figure 20: View of apartment block from Mariners’ Medical Arts Building, view northeast, 
southwest façade. (Photo credit: Chattel Architecture, November 2008) 
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APPENDIX B:  MARINERS’ MEDICAL ARTS BUILDING - 
   ARCHITECTURAL FLOOR PLAN, HISTORIC AND  
   CONTEMPORARY VIEWS, AND  
   ORIGINAL CLIENT LETTER IN REGARD TO THE  
   BUILDING DESIGN  
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Figure 21: The Mariners Medical Arts’ Building floor plan with lettered building designations added by Chattel Architecture 
(Image Credit: Richard Neutra Buildings and Projects 1961-1966 (New York, Praeger, 1966), 71. 
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Figure 22a: Mariners’ Medical Arts Building, View southwest, northeast façade. (Photo credit: Chattel 
Architecture, October 2008) 

Figure 22b: Historic photo of same view taken in 1964. (Photo credit: Julius Shulman Photography 
Archive, Getty Research Library) 
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Figure 23a: Mariners’ Medical Arts Building, view southwest, northeast façade. (Photo credit: Chattel 
Architecture, October 2008) 

Figure 23b: Historic photo of same view taken in 1964. (Photo credit: Julius Shulman photograph in, Tho-
mas S. Hines, Richard Neutra and the Search for Modern Architecture, (New York: Rizzoli, 2005), 309.) 
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Figure 24a: Mariners’ Medical Arts Building, Main corridor, view southwest. (Photo credit: Chattel Ar-
chitecture, October 2008) 

Figure 24b: Historic photo of same view taken in 1969. (Photo credit: Yukio Futagawa, Richard and 
Dion Neutra Papers 1925-1970, UCLA Special Collections) 
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Figure 25a: Mariners’ Medical Arts Building, main corridor, view southwest. (Photo 
credit: Chattel Architecture, October 2008) 

Figure 25b: Historic photo of same view taken in 1964. (Photo credit: Julius Shulman 
Photography Archive, Getty Research Library) 
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Figure 26a: Mariners’ Medical Arts Building, View 
southwest, central walkway. (Photo credit: Chattel  
Architecture, October 2008) 

Figure 26b: Historic photo of same view taken in 
1964. (Photo credit: Julius Shulman photograph in, 
Thomas S. Hines, Richard Neutra and the Search for 
Modern Architecture, (New York: Rizzoli, 2005), 309.) 
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Figure 27a: Mariners’ Medical Arts Building, 
Building “C”, view southwest, northeast facade. 
(Photo credit: Chattel Architecture, October 2008) 

Figure 27b: Historic photo of same view taken in 
1969. (Photo credit: Yukio Futagawa, Richard and 
Dion Neutra Papers 1925-1970, UCLA Special Col-
lections) 
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Figure 28a: Mariners’ Medical Arts Building, view southwest, northeast façade. (Photo credit: Chattel 
Architecture, October 2008) 

Figure 28b: Historic photo of same view taken in 1964. (Photo credit: Julius Shulman Photography Ar-
chive, Getty Research Library) 
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Figure 29a: Mariners’ Medical Arts Building, view northwest, southeast façade. (Photo credit: 
Chattel Architecture, October 2008) 

Figure 29b: Historic photo of same view taken in 1964. (Photo credit: Julius Shulman Photography 
Archive, Getty Research Library) 
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Figure 30a: Mariners’ Medical Arts Building, view northeast, southeast façade. (Photo credit: Chattel Ar-
chitecture, October 2008) 

Figure 30b: Historic photo of same view taken in 1969. (Photo credit: Yukio Futagawa, Richard and Dion 
Neutra Papers 1925-1970, UCLA Special Collections) 
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Figure 31a: Mariners’ Medical Arts Building, view northeast, southwest façade. (Photo 
credit: Chattel Architecture, October 2008) 

Figure 31b: Historic photo of same view taken in 1964. (Photo credit: Julius Shulman Pho-
tography Archive, Getty Research Library) 
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Figure 32a: Mariners’ Medical Arts Building, View northeast, southwest façade. (Photo credit: Chattel 
Architecture, October 2008) 

Figure 32b: Historic photo of same view taken in 1969. (Photo credit: Yukio Futagawa, Richard and 
Dion Neutra Papers 1925-1970, UCLA Special Collections) 
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Figure 33a: Mariners’ Medical Arts Building, view southeast, northwest façade. (Photo credit: 
Chattel Architecture, October 2008) 

Figure 33b: Historic photo of same view taken in 1964. (Photo credit: Julius Shulman Pho-
tography Archive, Getty Research Library) 
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Figure 34a: Mariners’ Medical Arts Building, view 
southeast, northwest façade. (Photo credit: Chattel  
Architecture, October 2008) 

Figure 34b: Historic photo of same view taken in 
1969. (Photo credit: Yukio Futagawa, Richard and 
Dion Neutra Papers 1925-1970, UCLA Special Col-
lections) 
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Figure 35a: Mariners’ Medical Arts Building, waiting room. (Photo credit: Chattel Ar-
chitecture, September 2008) 

Figure 35b: Historic photo of waiting room taken in 1964. (Photo credit: Julius Shulman 
Photography Archive, Getty Research Library) 
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Figure 36a: Mariners’ Medical Arts Building,  
dentist exam room. (Photo credit: Chattel  
Architecture, September 2008) 

Figure 36b: Historic photo of dentist exam room 
taken in 1964. (Photo credit: Julius Shulman photo-
graph in, Barbara Lamprecht, Richard Neutra: Com-
plete Works, (Los Angeles: Taschen, 2000) 428.) 
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Figure 37: Letter from one of the original doctor-clients to Richard  
Neutra regarding the design of  Mariners’ Medical Arts Building  
(UCLA Special Collections, The Richard and Dion Neutra Papers) 
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APPENDIX C:  LIST OF KNOWN ALTERATIONS TO  
   MARINERS’ MEDICAL ARTS BUILDING AND 
    PHOTOS OF RECENT ILLEGAL ALTERATION  

— APPENDIX C 
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Figure 38: Extent of Alterations to Mariners’ Medical Arts Building as  
evidenced in building permits  for minor changes issued  since the  building was 
originally constructed (Prepared by Chattel Architecture, November 2008) 
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— APPENDIX C 

Figure 39: Recent Illegal Alteration to Mariners’ Medical Arts  
Building at Suite 6 involved the removal of the original metal louvers 
from the exterior windows. The louvers were reported stolen in  
November 2008 (Photo: Jaime Murillo, Associate Planner for City of 
Newport Beach, November 2008)  

Figure 40: Although not exactly the same view as 
the photo shown above, this photograph shows the 
original louvers recently reported stolen from Suite 6 
are shown to the left side of the image.  
(Photo: Chattel Architecture, October 2008) 
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APPENDIX D:  DOCUMENTATION OF INTEGRITY OF OTHER  
   MEDICAL CLINIC BUILDINGS IN SOUTHERN  
   CALIFORNIA BY RICHARD NEUTRA 

— APPENDIX D 
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Figure 41: Documentation of Integrity of Other Medical Clinics by Richard Neutra  
(Prepared by Chattel Architecture, November 2008) 

— APPENDIX D 



 

 
    MARINERS’ MEDICAL ARTS BUILDING 
    

 
CHATTEL ARCHITECTURE, PLANNING & PRESERVATION, INC.  

Figure 42b: Historic photo of Norman Clinic. (Photo credit: Julius Shulman photograph in Barbara 
Lamprecht, Richard Neutra: Complete Works (Los Angeles: Taschen, 2000), 179. 

Figure 42a: Norman Clinic, view northeast, west façade.  
(Photo credit: Chattel Architecture, November 2008) 
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Figure 43b: Historic photo from same view. (Photo credit: Julius Shulman, Richard Neu-
tra: Complete Works, Barbara Lamprecht. Los Angeles: Taschen, 2000), 259. 

Figure 43a: Beckstrand Medical Clinic, View southwest, north façade.  
(Photo credit: Chattel Architecture, October 2008) 
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Figure 44a: Beckstrand Medical Clinic, View southeast, north and west façades.  
(Photo credit: Chattel Architecture, November 2008) 

Figure 44b: Historic photo from similar view. (Photo credit: Julius Shulman photograph in Wally 
Boesinger, Richard Neutra: 1950-1960; Buildings and Projects. New York: Praeger, 1959), 118. 
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Figure 45b: Historic photo of San Bernardino Medical Clinic shows evidence of alterations to build-
ing signage,  to the canopy on right side of image, and to landscaping (Photo credit: Julius Shulman 
photograph from Thomas S. Hines, Richard Neutra and the Search for Modern Architecture (New 
York: Rizzoli, 2005), 308. 

Figure 45a : Photograph of front facade of San Bernadino Medical Clinic 
 (Photo credit: Chattel Architecture, November 2008) 
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Figure  46b: Historic photo of entrance to San Bernardino Medical Clinic shows that alterations to 
the exterior are extensive.  
(Photo credit: Willy Boesiger, Richard Neutra, Buildings and Projects, 1950 - 1960 (New York: 
Praeger, 1959), 113. 

Figure 46a : Photograph of entrance to San Bernadino Medical Clinic 
 (Photo credit: Chattel Architecture, November 2008) 
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Figure 47: Historic photo of La Veta Medical Square. 
(Photo credit: Julius Shulman photograph from Thomas S. 
Hines, Richard Neutra and the Search for Modern Architecture 
(New York: Rizzoli, 2005), 310. The building is no longer ex-
tant today, and, therefore, no contemporary  
photograph is provided. 
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APPENDIX E:  PUBLICATIONS FEATURING  
   MARINERS’ MEDICAL ARTS BUILDING 
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    “Medical Building, California.” Architectural Design,  
    35 (August 1965), 389-393. 

Figure 48: Article featuring Mariners’ Medical Arts Building 
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    Neutra, Richard J. and Associates, “Medical  
    Buildings that Work Two Ways: Mariners Medical  
    Arts Building, Newport, Cal.” Fortune, 73 (January 
    1966), 178. 

Figure 49: Article featuring Mariners’ Medical Arts Building 
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    “A Clinic Can Be Homelike.” Progressive  
    Architecture, 47 (Jan-Mar 1966).  

Figure 50: Article featuring Mariners’ Medical Arts Building 
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    Richard Neutra, “Des Architectes et des Malades,”  
    Architecture, Formes et Fonctions, 12 (1965-1966): 
    24-29.  

Figure 51: Article featuring Mariners’ Medical Arts Building 
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    “Centro Clinico Per Dieci Specialsti a Newport  
    Beach, California.” Architettura: Cronache e  
    Storia, v. 10, no. 111 (January 1965), 605-608. 

Figure 52: Article featuring Mariners’ Medical Arts Building 
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