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REQUEST:

Declare the property an Historic-Cultural Monument

OWNERS:

Janet Yonjung Jha
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William J. Foster and Timothy L. Robbins
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RECOMMENDATION

That the Cultural Heritage Commission:

1. Not declare the property an Historic-Cultural Monument per Los Angeles Administrative Code
Chapter 9, Division 22, Article 1, Section 22.171.7
2. Adopt the report findings.
VINCENT P. BERTONI, AICP
Director of Planning
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Office of Historic Resources
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FINDINGS
•

The Stokes’ Angelus Vista Tract Residence does not meet any of the three criteria of the
Cultural Heritage Ordinance and therefore is ineligible for designation as an Historic-Cultural
Monument.

CRITERIA
The criterion is the Cultural Heritage Ordinance which defines a historical or cultural monument as any
site (including significant trees or other plant life located thereon) building or structure of particular
historic or cultural significance to the City of Los Angeles if it meets at least one of the following criteria:
1. Is identified with important events of national, state, or local history or exemplifies significant
contributions to the broad cultural, economic or social history of the nation, state, city or
community;
2. Is associated with the lives of historic personages important to national, state, city, or local
history; or
3. Embodies the distinctive characteristics of a style, type, period, or method of construction; or
represents a notable work of a master designer, builder, or architect whose individual genius
influenced his or her age.

SUMMARY
The Stokes’ Angelus Vista Tract Residence consists of a two-story single-family residence located on
the east side of Gramercy Place between Washington Boulevard and 18th Street in the Arlington
Heights neighborhood of Los Angeles. Built in 1907 by noted Los Angeles builder Naldo F. Stokes and
his wife Minnie Stokes as part of the Angelus Vista Tract development, the residence exhibits qualities
of Craftsman and Tudor Revival architectural styles. Over the years, a series of owners and renters
occupied the residence, and currently it serves as a sober living facility.
Though promoted in 1902 as one of Los Angeles’s elite residential neighborhoods, the Angelus Vista
Tract was not an initial success, as most of the wealthy targeted by the developers were already living
in grand houses in other new developments. Between 1908 and 1910 the city’s population had more
than doubled, leading to a building explosion. Most homes in Angelus Vista date from this period.
Washington Boulevard, envisioned as the future grand boulevard from Los Angeles to the Pacific
Ocean, played a key role in the development of the community. In September 1902 the Washington
Boulevard rail line was extended through West Adams Heights, prompting developers to lay out
residential tracts along the main thoroughfare to Santa Monica and the sea.
Irregular in plan, the subject property is of wood frame and concrete construction with wood shingle and
stucco cladding. The steeply-pitched side-gabled roof has composition shingles, wide overhanging
eaves, and exposed rafter tails. The primary, west-facing elevation features a large bay window on the
lower level, a second story projecting front gable with decorative half-timbering, and a small recessed
balcony with lattice railing, also on the second floor. The entryway is off-centered and accessed via a
protruding porch with a gabled roof and square columns. There is a porte-cochere of cross-truss
construction attached to the south-facing elevation of the building and a one-story addition off the rear,
east-facing elevation. Fenestration consists of double-hung wood windows, multi-lite wood fixed and
casement windows, wood hopper windows, and aluminum windows. There is a small shed at the rear
of the property. Interior features include wood floors, built-in wood benches, wood ceiling beams in the
living room, a river rock fireplace surround, built-in china cabinets and bookcases, and reverse board
and batten wainscoting.
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Based on available permit records and visual observation during the Cultural Heritage Commission site
inspection, there have been a number of alterations to the property over the years that include a 20-foot
by 23-foot one-story rear addition in 1920, installation of a rear staircase in 1982, as well as kitchen and
bathroom remodels, the enclosure of the porch on the primary elevation, re-stuccoing of the stucco
cladding with course concrete plaster, replacement of some windows, addition of a porte-cochere,
installation of partitions in many of the rooms, enclosure of the rear service porch, and a second-story
addition to the 1920 rear addition, all at unknown dates.
The subject property was identified as eligible for historic designation under the local designation
program as a Contributor to an identified historic district in the June 21, 1996 Historic Resources Final
Report for the South Central Los Angeles District Plan Area prepared by Richard Starzak of Myra L.
Frank & Associates, Incorporated. However, it was found to be ineligible for listing individually on the
National Register of Historic Places in a 1987 Section 106 review survey and was also not identified as
eligible individually or as part of a historic district for listing under the national, state, or local designation
programs in the recent citywide historic resources survey, SurveyLA. Within the same neighborhood as
the subject property, SurveyLA did identify a potential Angelus Vista Historic District, an important
representative of a residential suburb with a significant concentration of Craftsman and Period Revival
dwellings exhibiting quality of craftsmanship and distinctive features, and an excellent example of early
20th century streetcar suburbanization. The subject property was not included within the district
boundary.

DISCUSSION
The Stokes’ Angelus Vista Tract Residence does not meet the criteria for designation under the
Cultural Heritage Ordinance. The preparer argues that the property is eligible under two criteria of the
Ordinance: that it "is identified with important events of national, state, or local history or exemplifies
significant contributions to the broad cultural, economic or social history of the nation, state, city or
community” for its association with the early development of the Angelus Vista Tract and a California
Supreme Court case involving restrictive use covenants, Werner v. Graham, and that it "embodies the
distinctive characteristics of a style, type, period, or method of construction; or represents a notable
work of a master designer, builder, or architect whose individual genius influenced his or her age” as an
unique example of Craftsman-style architecture and an exemplary work of noted builder Naldo F.
Stokes.
The subject property is not associated with any significant historical events and does not exemplify any
contributions to history. Even though the subject property does date from the early period of the
neighborhood’s development, it no longer retains sufficient integrity to individually convey its
significance. The cumulative alterations, particularly on the primary, east-facing elevation, have
substantially impacted the original design intent, materials, feeling, and association with the
development of the Angelus Vista Tract. Further, the court case cited by the preparer may have had
some impact on the development of Washington Boulevard as a commercial corridor; however, while
the owner of the house was one of the named defendants, the case does not appear to have any direct
association with the subject property.
Although the subject property retains original elements such as wood windows, decorative half
timbering, wide over-hanging eaves, exposed rafter tails, and built-in furniture typical of the style, staff
does not find it to be a distinctive or outstanding example of Craftsman-style architecture. As noted
above, the house has experienced a number of alterations, particularly to the primary fa?ade, that
compromise the integrity and original design of the house; therefore it is not a distinguished example of
the style. More intact and exemplary Craftsman-style single-family residences that are already
designated include the Kissam House, 2160 West 20th Street (1907, HCM #761), Perrine House, 2229
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South Gramercy Place (1908, HCM #6662), and the Edward Alexander Kelley Hackett House, 1317
South Westlake Avenue (1910, HCM #719).
The property is also not a notable example of a master designer, builder, or architect. While Naldo
Stokes built at least 50 single-family residences across Los Angeles, some of which were
collaborations with master architect Frank M. Tyler, he is not recognized as a master builder or
architect. The majority of Stokes’ body of work consists of speculative ventures for himself and his wife.
The subject property was not identified by the citywide historic resources survey, SurveyLA, as eligible
for designation under the national, state, or local designation programs and staff finds that it does not
appear to rise to the level of historic significance to be individually eligible for designation as a Los
Angeles City Historic-Cultural Monument.

BACKGROUND
On May 1, 2018, the Los Angeles City Council, acting upon a motion introduced by Councilmember
Herb Wesson, initiated consideration of the subject property as a potential Historic-Cultural Monument.
On May 24, 2018, a subcommittee of the Cultural Heritage Commission consisting of Commissioners
Barron and Kennard visited the property, accompanied by staff from the Office of Historic Resources.

