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BY EMAIL  

The Honorable Planning and Land Use Management Committee 
 of the Los Angeles City Council 
200 N. Spring Street, Room 375 
Los Angeles, CA 90012 
 
Attn: Rita Moreno, PLUM Committee Clerk 
clerk.plumcommittee@lacity.org 
 

Re:  1276 W. 29th Street Project (Case No. DIR-2017-4072-COA-DRB-SPP-WDI-1A) 

Dear Committee Members: 

We represent The Pews at SC LLC (“Applicant”), which is seeking approvals for the 
adaptive reuse on the existing church building at 1276 W. 29th Street as a 7-unit apartment 
building with associated parking and amenities (the “Project”).  The Project was approved by the 
Director of Planning, including the adoption of two CEQA categorical exemptions (Class 31 and 
32).  That determination was appealed to the South Los Angeles Area Planning Commission who 
failed to reach a consensus on the appeal, so the Director’s approval remained, and the appeal 
was deemed denied.  Subsequently, the North University Park Community Association 
(“NUPCA”) further appealed the Project to the City Council (the “Appeal”).  The Project is  
nearly completed.  As set forth in the detailed responses below, the Appeal is meritless.  
Therefore, we respectfully request the Committee deny the Appeal and approve the Project. 

The Appeal makes no mention of the Class 32 CEQA Categorical Exemption (“Class 32 
CatX”).  The Class 32 CatX is an independent categorical exemption that provided CEQA 
clearance for the Project, that remains appropriate and unchallenged.  On this basis alone, the 
Committee can deny the Appeal. 

NUPCA’s arguments against the Class 31 CEQA Categorical Exemption (“Class 31 
CatX”) are unavailing for the following reasons.  NUPCA’s claim that the use of the Class 31 
CatX is “unreasonable” because the building was briefly associated with the Los Angeles Korean 
Methodist Church is nonsensical.  A determination of whether the Project qualifies for the Class 
31 CatX is not a test of reasonableness.  Rather, the exemption lays out specific criteria to 
qualify for the exemption each of which the Project must meet and, indeed, does meet.  Those 
criteria consist of (1) specific activities, (2) an historic resource, and (3) compliance with the 
Secretary of Interior Standards.  The Project meets each of these criteria.  The Project consists of 



ARMBRUSTER GOLDSMITH & DELVAC LLP 
 
The Honorable Planning and Land Use Management Committee 
September 27, 2019 
Page 2 
 
a listed activity (rehabilitation and restoration) on a historic resource meeting the Secretary of 
Interior Standards.     

NUPCA makes much to do about the building’s brief association with Los Angeles 
Korean Methodist Church as a basis to claim individual eligibility as a historic resource.  Both 
historic experts (Kathryn McGee and Jenna Snow) concluded to the contrary after extensive 
review.  Moreover, it matters not on what basis the Project building was determined to be an 
historical resource.  The fact remains that the building is treated as an historical resource as a 
Contributing Structure to a designated historic district, the North University Park Specific Plan 
Area.  (See August 2017 Kathryn McGee “1276 W. 29th Street, Historic Resource Assessment 
and Impacts Analysis” [HRA]; June 5, 2018 determination letter; and June 4, 2018 Justification 
for Project Exemption, Case No. ENV-2017-4073-CE.)   

NUPCA generically claims the restoration work does not meet the Secretary of Interior 
Standards, but provides no substantial evidence to support this allegation (in direct contrast to the 
three Project expert reports (the HRA, September 18, 2019 Supplemental Evaluation by Kathryn 
McGee [Supplemental HRA; Exhibit A hereto] and September 23, 2019 Peer Review 
Memorandum by Jenna Snow [Peer Review Memo; Exhibit B hereto], as well as review by the 
Office of Historic Resources and confirmation by the Planning Department). 

NUPCA’s further allegations against the Class 31 CatX meet a similar fate.  NUPCA 
alleges the interior renovation fails to meet the Secretary of Interior Standards, again without any 
evidence whatsoever.  The only interior character defining feature is the former church 
sanctuary.  The Supplemental HRA and Peer Review Memo demonstrate that the rehabilitation  
of the sanctuary space meets the Secretary of Interior Standards – Supplemental HRA: “At the 
interior . . . the configuration of apartment units interprets the former church sanctuary as an 
open-plan, high volume space by revealing high ceilings”; Peer Review Memo: “All four units 
within the former sanctuary have high ceilings and/or high-volume spaces that allow the original 
volume of the sanctuary to be visible.  I agree with Ms. McGee’s conclusion that even if the 
subject building had been identified as eligible for designation, the Project conforms with the 
Secretary’s Standards.”  These are uncontested expert evaluations and reports. 

NUPCA claims the Project will create a cumulatively considerable impact, yet, again 
submits no evidence of such, but rather mentions other churches that have been adaptively 
reused. 

Finally, NUPCA refers to an undisclosed Department “internal guideline” that purports to 
state that a CEQA exemption can only be used for one entitlement request for a project.  We are 
not aware of any such “internal policy” and there is nothing in the CEQA Guidelines that so 
limits the use of a categorical exemption as stated by NUPCA. 
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Thank you for your consideration.  We are available to provide any additional 
information you may request.  

 

      Very truly yours,  
       
 
      Damon P. Mamalakis 

  
Attachments: Exhibit A: September 18, 2019 Supplemental Evaluation by Kathryn McGee 
  Exhibit B: September 23, 2019 Peer Review Memorandum by Jenna Snow 

cc: Hon. Curren Price 
Luci Ibarra  
Heather Bleemers  

 Micaela Torres-Gil  
 



Memo 
 
To:  Dan Stein and Jerry Wise, Co-Managing Members 
 The Pews at SC, LLC 
 
From:  Kathryn McGee, Architectural Historian 
 kathryn@mcgeehistoric.com 
 
Date:  September 18, 2019 
 
Re:  2909 S. Orchard Avenue, Los Angeles, CA  90007 
 Appeal of Proposed Project 
 Case No: DIR-2017-4072-COA-DRB-SPP-WDI 

CEQA: ENV-2017-4073-CE 
 
Introduction  
 
This memo addresses the appeal of the California Environmental Quality Act (CEQA) findings for the 
adaptive reuse project (Project) at 2909 S. Orchard Avenue1 in Los Angeles, California (subject property). 
In particular, it assesses the subject property’s historic significance and the Project’s impact on the subject 
property.  
 
The Project entails reuse of a c. 1895 church building for student housing and includes rehabilitation to 
allow for ongoing use, while also restoring key features of the building exterior and making visible 
portions of the former interior, high-volume assembly space. Construction is complete and the building is 
fully occupied. The appellant claims the City of Los Angeles did not properly implement CEQA in 
project review and asserts that the subject property should have been treated as an individually eligible 
historical resource because of its association with the Los Angeles Korean Methodist Church,2 which 
owned and occupied the building for about thirteen years, from 1945-1958.3 This memo addresses the 
appellant’s concerns and is supported by photographs showing the subject property before and after 
implementation of the Project (see attached). 
 
The subject property was evaluated for potential individual eligibility in an historic resource assessment 
report prepared by this author in August 2017 (assessment report) and was not found individually eligible 
in that document.4 While the property was found historically significant for association with early 
neighborhood development, it has been substantially altered since its date of construction and does not 
retain integrity from that date. The property was not found significant for association with the Los 
Angeles Korean Methodist Church or any of the other congregations that have occupied the building. 
 
Nevertheless, the building is a contributor to an historic district, and was treated as an historical resource 
in project review by the City. The exterior of the Project was evaluated by the City for conformance with 
the Rehabilitation Standards of the Secretary of the Interior’s Standards for the Treatment of Historic 
Properties (Secretary’s Standards). Projects that are in conformance with the Secretary’s Standards are 

                                                
1 The address of the subject property has been changed from 1276 W. 29th Street to 2909 S. Orchard Avenue. 
2 Jim Childs and Laura Meyers, North University Park Community Association, Appeal Application, Case No. ENV-2017-407-CE, 

City of Los Angeles, Department of City Planning, September 25, 2018. 
3 The Los Angeles Korean Methodist Church moved out of the building in 1958 and sold the property to a new owner in 1959. 
4 Kathryn McGee, “1276 W. 29th Street, Historic Resource Assessment and Impacts Analysis,” prepared for The Pews at SC, LLC, 

August 2017. 
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 generally considered mitigated to a less than significant level or are categorically exempt under CEQA. In 
the event the subject property had been identified as individually eligible, it is possible that the City of 
Los Angeles would have evaluated the Project’s potential impact on the interior of the subject property. 
As previously noted, the appellant’s concerns relate to whether or not the property should have been 
treated as an individually eligible historical resource, which may have necessitated evaluation of the 
interior of the Project.  
 
This memo provides an analysis of the Project, as implemented at both the exterior and interior, and 
concludes that it is in conformance with the Secretary’s Standards.  
 
Prior Evaluations 
 
The subject property was previously evaluated in an historic resource survey conducted in 1983. While 
the 1983 survey form does not contain a California Historical Resource Status Code (CHRSC), the survey 
finding is listed in the Los Angeles County Historic Property Data File (HPDF) with CHRSC “7R,” 
which means the property needs to be reevaluated. The property was not identified as individually eligible 
in SurveyLA, the City of Los Angeles’ recent citywide historic resources survey. However, it is included 
in the SurveyLA historic context statement, Korean Americans in Los Angeles, 1905-1980. While the 
historic context statement was finalized and published by the City after the assessment report was 
completed, an early partial draft was made available to this author during preparation of the assessment 
report.  
 
As previously noted, the property was owned and occupied by the Los Angeles Korean Methodist Church 
for about thirteen years, from 1945-1958.5 This association does not by default make the property an 
historical resource, nor does inclusion in the context statement constitute a finding of eligibility. The 
context statement is intended to serve as a planning tool by identifying all properties known to have 
historical associations with the history of the Korean American community in Los Angeles. Properties 
identified in that document would need to be thoroughly evaluated and proven to meet relevant eligibility 
criteria at local, state, or federal levels to assert significance as an historical resource. That historic 
context statement provides the following: 
 

Known resources may be eligible for designation under local, state, and/or federal 
programs. However, inclusion in this list as a resource does not ensure eligibility. 
Properties must be fully evaluated under relevant criteria to determine if they meet 
significance and integrity thresholds.6 

 

The aforementioned assessment report gives the required full evaluation. That document concluded the 
property was not individually eligible for association with the Los Angeles Korean Methodist Church. 
While churches are inherently community centers, they are not by default considered historically 
significant for association with their congregations. As provided in the historic context statement, Korean 
Americans in Los Angeles, 1905-1980, National Register Criteria Consideration A must be met to prove 
significance of religious properties:  
 

A religious property is eligible if it derives its primary significance from architectural or artistic 
distinction or historical importance.7 

 
                                                

5 The Los Angeles Korean Methodist Church moved out of the building in 1958 and sold the property to a new owner in 1959. 
6 Page & Turnbull, “Appendix A: Korean American Known and Designated Resources,” SurveyLA, Los Angeles Citywide Historic 
Context Statement, Context: Korean Americans in Los Angeles, 1905-1980, prepared for City of Los Angeles, Department of City 

Planning, Office of Historic Resources, April 2018: 1. 
7 Page & Turnbull, 48. 
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 Thus, the property must have met this requirement of primary significance for architecture or historical 
importance for association with its congregation to be eligible. While the appellant has asserted that 
association with the Korean American community by default makes the property significant, the National 
Park Service provides the following guidance on evaluation of such properties:  
 

A religious property cannot be eligible simply because it was the place of religious services for a 
community, or was the oldest structure used by a religious group in a local area.8 

 
In order for a church property to be considered historically significant for association with its 
congregation, the congregation must have played a major role in the political, social, or cultural history of 
the community. The Los Angeles Korean Methodist Church had a relatively brief, thirteen-year, 
association with the subject property and it would need to be proven that the history of Korean Americans 
in Los Angeles was substantially changed or otherwise embodied by the congregation’s time at that 
location. No evidence was found to support such a claim. Given that the church’s history has been 
characterized by near constant moves between locations; it is difficult for any one building to convey its 
history.  
 
As background, the Los Angeles Korean Methodist Church grew out of the Methodist Mission on Hill 
Street in the early 1900s; over the next few decades, the church rented space in at least four different 
locations before purchasing the subject property in 1945, where it operated until 1958. The Los Angeles 
Korean Methodist Church then sold the subject property in 1959 and constructed a new building at 
Washington Boulevard and Virginia Road (extant). In 1968, it left that building and merged with 
Robertson Methodist Church at 1068 S. Robertson Boulevard. The Los Angeles Korean Methodist 
Church moved twice in the 1980s, settling in 1989 at 7500 Osage Avenue, where it is currently located. 
Thus, the church has had at least ten different locations since the early twentieth century. 
 
Although the subject property was not considered significant for association with the Korean American 
community during project review, it was nevertheless treated as an historical resource as a Contributing 
Structure to a designated historic district, the North University Park Specific Plan Area. The North 
University Park Specific Plan was established in 1983 and has a period of significance 1870-1941 (prior 
to when the Los Angeles Korean Methodist Church moved into the property in 1945). Because of this 
association, the exterior of the proposed Project was evaluated by the City for potential historical 
resources impacts on the historic district. A determination letter, dated June 5, 2018, evaluated potential 
impacts of the Project for conformance with Secretary’s Standards, finding the Project in conformance, 
with conditions of approval. Staff also prepared a four-page document, “Justification for Project 
Exemption, Case NO. ENV-2017-4073-CE,” dated June 4, 2018, providing further explanation of project 
review under CEQA. Below is an additional evaluation of the Project, as implemented, including a 
discussion of evaluation methodology and analysis of the manner in which the Project treats both exterior 
and interior features and spaces. 
 
Secretary’s Standards 
 
The Secretary’s Standards consist of four treatments. Applicable to the review of the Project is 
Rehabilitation, defined as, “the act or process of making possible a compatible use for a property through 
repair, alterations, and additions while preserving those portions or features which convey its historical, 
cultural, or architectural values.”9 The Secretary’s Standards allow for a new use and recognize the 

                                                
8 “How to Apply the Criteria Considerations,” National Register Bulletin 15, National Park Service, U.S. Department of the Interior, 

available https://www.nps.gov/nr/publications/bulletins/nrb15/nrb15_7.htm#crit%20con%20a.  
9 “Standards for Rehabilitation,” Technical Preservation Services, National Park Service, available, 

https://www.nps.gov/tps/standards/four-treatments/treatment-rehabilitation.htm.  
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 necessity of achieving a balance of continuity and change. They are intended to be flexible and adaptable 
to specific project conditions. 
 
Evaluation of a project for conformance with the Secretary’s Standards focuses on the degree to which a 
project retains character-defining features, the physical features from the period of significance that 
convey important historical associations. The National Park Service provides guidance on identification 
of character-defining features in the publication, Preservation Brief 17, Architectural Character: 
Identifying the Visual Aspects of Historic Buildings as an Aid to Preserving Their Character.10 This brief 
outlines a three-step process for identifying character-defining features: (1) by looking at overall visual 
aspects of a building, (2) by identifying visual character at close range, and (3) by identifying important 
interior spaces, features and finishes. With regard to a church, the guidance notes that historic importance 
may be derived from of the overall shape of the interior space reflecting its history as an assembly hall:   
 

With other groups of buildings the visual qualities of the interior are related to the plan of the 
building, as in a church with its axial plan creating a narrow tunnel-like space which obviously 
has a different character than an open space like a sports pavilion. Thus the shape of the space 
may be an essential part of its character.11 

 
If the subject property had hypothetically been found significant for association with the Los Angeles 
Korean Methodist Church, the character-defining features would have been those that reflected the 
building’s role as a gathering place in the community, as opposed to being focused on architectural design 
or elements of religious history. As provided by the historic context statement:  
 

Generally, the architectural qualities of religious buildings associated with Asian Americans are 
less important factors in the evaluation under Criterion A.12 

 
The Los Angeles Korean Methodist Church does not appear to have made major alterations during its 
occupation in 1945-1958 (see below summary of alterations for more information). In the event the 
subject property had been found individually eligible, the character-defining features at the exterior would 
have been consistent with those identified in project review by the City:13 
 

• One-story stucco church 
• Rectangular plan 
• Spanish Colonial Revival style design 
• Raised central entrance 
• Symmetrical façade 
• Flat roof with stepped parapet wall 
• Prominent cross on the roof 
• Two rear wings 
• Dual entrance doors 
• Multi-paned windows 
• Absence of ornamentation 
• Side entrance 

                                                
10 Lee H. Nelson, “Preservation Brief 17: Architectural Character: Identifying the Visual Aspects of Historic Buildings as an Aid to 

Preserving their Character,” National Park Service, United States Department of the Interior, available https://www.nps.gov/tps/how-to-
preserve/briefs/17-architectural-character.htm, September 1988. 

11 Nelson. 
12 Page & Turnbull, 55. 
13 Case No: DIR-2017-4072-COA-DRBSPP-WDI-1A, CEQA Case No: ENV-2017-4073-CE, Project Location: 1276 W. 29th Street, 

Department of City Planning Appeal Recommendation Report, South Los Angeles Area Planning Commission, September 4, 2018, P-2. 
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If the interior had been included, character defining features would have reflected the sanctuary’s role as 
an assembly space, primarily with regard to its open plan and high-volume ceiling. As noted above, 
National Park Service guidance notes that “the shape of the space may be an essential part of its 
character.” The sanctuary was historically simple and unadorned; there would not have been other 
character-defining features at the interior. Character-defining features would not have included the two-
story rear office/day care space, as this space was utilitarian and did not strongly reflect an historical 
association with the church as a gathering space.  
 
Alterations 
 
Prior to implementation of the Project, the building at the subject property had already been substantially 
altered since its original construction in the late nineteenth century (see figure A below). Research based 
on available building permits and historic Sanborn maps and aerial photographs shows that early tower 
elements at northeast corners of the sanctuary were removed during 1928-1939. A rear and side addition 
was made in 1911, which also included alteration of the west elevation of the original sanctuary. The 
original roof material was changed in 1937. After 1950, the windows throughout the sanctuary were 
changed and an entry canopy was added to the main, north façade entrance.  
 

 
Fig A: Diagram of Exterior Alterations Prior to Implementation of Project 
 
Alterations to the interior of sanctuary over time had included removal of the baptismal pool associated 
with original Baptist church (date unknown), addition of lobby restrooms and raised balcony seating at 
north end of sanctuary (after 1950, see below, figures B and C), and seismic retrofit in sanctuary (extent 
of work and date unknown, some contemporary bolting was visible). 
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Fig B: Sanctuary interior in 1950, view north. Note entry vestibule, which has since been altered (USC Digital 
Library). 
 

 
Fig C: Sanctuary interior in 2017, view northeast. Note alteration of entry vestibule with restrooms and 
addition of raised balcony seating above, as well as addition of seismic retrofit (McGee). 
 

EXHIBIT A



 2909 S. Orchard Avenue 
September 18, 2019 
Page 7 
 
 Existing Conditions Prior to Implementation of Project 
 
A detailed description of existing conditions in 2017 prior to implementation of the Project is included in 
the aforementioned assessment report. The following provides a brief overview of pre-Project conditions 
(see attached photographs for “before” images).  
 
Prior to implementation of the Project, the subject property consisted of one building with a one-story 
church sanctuary at the north end and two-story office and day care at the south end. The exterior had 
elements of the Spanish Colonial Revival style, including simple building forms and exterior walls clad in 
stucco, though it did not strongly represent the style. The north portion had a gambrel-type roof over the 
church sanctuary, with a parapet and simple wood cross supported on a triangular steeple, while the rear 
portion had a flat roof. The north façade was symmetrical and contained the main entrance centered in the 
elevation. Fenestration on north, east and west elevations included contemporary, vertical-sliding sash 
with textured yellow glazing. The east elevation was relatively simple and unadorned and contained a 
secondary entrance positioned within a stucco enframement that projected from the elevation. The south 
end of the building was simple and unadorned.  
 
The church interior was accessed by double-doors in the north facade, which lead into a simple entry 
lobby flanked by contemporary restrooms. Another pair of doors then accessed the sanctuary, which 
opened up into a high-volume space with visible wood ceiling. To the rear, the south wall of the sanctuary 
accessed a double-height hallway open to second floor offices above, running east-west behind the pulpit. 
Stairs on either end provide access to the second floor, while two sets of doors provide access to the south 
portion of the building that functioned as a day care.  
 
Description of Project 
 
The Project entailed rehabilitation and reuse of the existing building as a 7-unit apartment building (see 
attached photographs for “before” and “after” images showing the conditions prior to and after 
implementation of the Project, figures 1-10). The original scale and mass as a one-story building with a 
generally rectangular floor plan were retained. The original roof shape and triangular steeple were 
retained. Fenestration patterns at exterior walls of the sanctuary portion were retained. Windows that had 
previously been altered with contemporary sash and glazing were restored with new sash and glazing to 
match historic photographs. The historic entry sequence with stairs to the main entrance at the north 
elevation was retained and historic doors were restored based on other extant historic doors. The historic 
secondary entrance at the east elevation was retained with original doors repaired and reused. Exterior 
wall cladding, with textured painted stucco was retained, repaired, and repainted. At the secondary 
elevations, the south and the southernmost part of the east elevations, modest architectural features, 
including new doors and windows, were added to define and allow access to rear residential spaces. 
 
Seven new apartment units were inserted within the existing footprint of the original building (see floor 
plans, figures D and E below). All units are two-stories and contain two or three bedrooms. Four of the 
units (Units 1, 2, 3 and 7) are located either wholly or partially in the former church sanctuary. Units 1 
and 2 are located entirely within the former sanctuary at the north end of the building. Unit 3 is located in 
the southeast corner of the former sanctuary, with a portion at its first floor extending into the rear of the 
building, and its entire second floor situated within the former sanctuary. Unit 7 is located partially within 
the southwest corner of the former sanctuary and extends into the westerly wing of the building at first 
and second floors. The remaining three units (Units 4, 5, and 6) are located in the rear and westerly 
portions of the building formerly used as a day care and office, are accessed off the south elevation, and 
feature two-story configurations.  
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Units 1, 2, 3, and 7 all have high ceilings and/or high-volume spaces that allow the original volume of the 
sanctuary interior and early wood ceiling to be visible. These units are accessed through the original 
building entrances in the north and east elevations and each features a unique layout. Units 1 and 2 each 
have bedrooms on the ground floor that showcase high volumes and early wood ceilings visible (see 
figures 17 and 18), as well as stairs leading up to kitchens and common space on the second floor where 
the original sanctuary ceiling is visible (see figures 11-16 for typical layouts). Unit 3 has bedrooms on the 
first floor and stairs accessing a kitchen and common space on the second floor, also with the original 
sanctuary ceiling visible. Unit 7 has a bedroom and a kitchen on the first floor and features a double-
height stairwell emphasizing the tall volume of the former sanctuary, leading up to a second floor with 
bedrooms located in the westerly portion of the building.  
 

 
Fig D: First floor plan showing unit configuration in the implemented Project. Original sanctuary space 
depicted by dashed red line.  
 

 
Fig E: Second floor plan showing unit configuration in the implemented Project. Original sanctuary space 
depicted by dashed red line.  
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 Evaluation of Conformance with the Secretary’s Standards 
 
The Rehabilitation Standards are listed below in italics with a standard-by-standard analysis of the 
Project, as implemented. This is a hypothetical analysis assuming character-defining features include both 
the exterior and interior of the subject property.  
 

1. A property will be used as it was historically or be given a new use that requires minimal change 
to its distinctive materials, features, spaces, and spatial relationships. 
 
The Project is in conformance with Standard 1. As the church use was sold to a new user, the 
Project gave the subject property a new use that required minimal change to distinctive materials, 
features, spaces, and spatial relationships. The Project did not expand the existing building 
footprint and inserted apartment units into the existing floorplan. Historic building entrances at 
the north and east elevations were reused as residential entrances, maintaining the historic entry 
sequence. Historic fenestration patterns were retained, and previously altered window sash and 
glazing were restored to more closely match historic windows shown in photographs. At the 
building interior, the configuration of apartment units interprets the former church sanctuary as an 
open-plan, high-volume space by revealing high ceilings in certain bedrooms while also offering 
double-height units, where stairwells and second floor kitchens and common spaces allow the 
volume of the former assembly space to be interpreted. 

 
2. The historic character of a property will be retained and preserved. The removal of distinctive 

materials or alteration of features, spaces, and spatial relationships that characterize a property 
will be avoided. 
 
The Project is in conformance with Standard 2. The historic character of the property was 
retained and preserved, and distinctive materials, features, spaces, and spatial relationships that 
characterize the property were not generally removed. The building exterior was rehabilitated, 
and windows were restored. The south elevation and southernmost part of the east elevation were 
slightly reconfigured to respond to a new use, but new architectural features are simple and 
recede visually, and are distinct from historic exterior walls of the sanctuary portion. At the 
interior, as noted above, the configuration of apartment units interprets the former church 
sanctuary as an open-plan, high-volume space by revealing high ceilings.  
 

3. Each property will be recognized as a physical record of its time, place, and use. Changes that 
create a false sense of historical development, such as adding conjectural features or elements 
from other historic properties, will not be undertaken. 
 
The Project is in conformance with Standard 3. The subject property continues to be recognizable 
as a physical record of its time, place, and use. The exterior of the sanctuary was rehabilitated 
with previously altered and missing elements restored. While the south elevation and 
southernmost part of the east elevation were slightly reconfigured to respond to the new user, new 
architectural features are simple and differentiated from historic exterior walls of the sanctuary. 
The new hardscape and landscape are simple and do not detract from nor compete with the 
historic architecture.  
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 4. Changes to a property that have acquired historic significance in their own right will be retained 

and preserved. 
 

The period of significance for the historic district in which the subject property is located is 1870-
1941. As discussed in this memo, the subject property was substantially altered during that time, 
but was nevertheless still found to be a Contributor to the district. Therefore, early alterations 
made prior to 1941, such as to the façade with removal of original tower elements, are considered 
part of the resource and are treated as character-defining features.  
 
There do not appear to have made major alterations made to the subject property by the Los 
Angeles Korean Methodist Church, which occupied the building from 1945-1958. There are no 
available historic building permits documenting work done by the congregation during this time 
period. Alterations after 1950 included replacement of the sanctuary window sash and addition of 
the front entry canopy, but there are no building permits documenting the exact date(s) of these 
alterations. The only available photographs of the Los Angeles Korean Methodist Church 
congregation at the subject property were taken in 1950 and do not show these alterations. It is 
likely these alterations were added by a later user. Thus, there are no known changes that would 
have been associated with the Los Angeles Korean Methodist Church and/or taken on 
significance over time. 

 
5. Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved. 
 
The Project is in conformance with Standard 5. The building at the subject property is a relatively 
simple structure and was retained with the new use inserted. Other relevant features and finishes 
that were retained include the exterior walls, which are clad in painted stucco; the steeple for the 
church cross; fenestration patterns; and entrances, all of which were retained and preserved. At 
the interior, portions of the original wood ceiling remain visible from apartment units located in 
the former sanctuary.  

 
6. Deteriorated historic features will be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature will match the old in 
design, color, texture, and, where possible, materials. Replacement of missing features will be 
substantiated by documentary and physical evidence. 
 
The Project is in conformance with Standard 6. This standard applies specifically to the windows 
in the north portion of the building corresponding to the early sanctuary. Window sash had been 
altered with non-historic sash and tinted glazing, and both were restored to match historic 
photographs. Additionally, missing historic doors at the north elevation were restored and 
replicated based on the east elevation entrance doors.  

 
7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 

possible. Treatments that cause damage to historic materials will not be used. 
 
The Project is in conformance with Standard 7. Exterior walls were treated with appropriate care. 
Stucco at the exterior walls of the sanctuary was retained, repaired, and repainted. 
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 8. Archeological resources will be protected and preserved in place.  If such resources must be 

disturbed, mitigation measures will be undertaken. 
 
This standard does not readily apply. There is no evidence of archaeological resources at the 
subject property and no archeological resources were found during construction. 

 
9. New additions, exterior alterations, or related new construction will not destroy historic 

materials, features, and spatial relationships that characterize the property. The new work will be 
differentiated from the old and will be compatible with the historic materials, features, size, scale 
and proportion, and massing to protect the integrity of the property and its environment. 

 
The Project is in conformance with Standard 9. Exterior alterations in the north portion of the 
building rehabilitated and restored existing features and materials. The south elevation and 
southernmost part of the east elevation were slightly reconfigured to respond to the new user, but 
the new architectural features are simple and differentiated from historic exterior walls of the 
sanctuary. These alterations were focused in areas that were utilitarian and were not considered 
character-defining. The alterations to the interior to allow for insertion of the new apartment units 
were carefully designed so that new interior walls do not interrupt any windows. Additionally, the 
configuration of apartment units interprets the former church sanctuary as an open-plan, high-
volume space by revealing high ceilings in certain bedrooms while also offering double-height 
units, where stairwells and second floor kitchens and common spaces allow the volume of the 
former assembly space to be interpreted.   

 
10. New additions and adjacent or related new construction will be undertaken in such a manner 

that, if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired. 

 
The Project is in conformance with Standard 10. At the building exterior, character-defining 
features that contribute to the historic district were rehabilitated and restored. At the building 
interior, character-defining features include the high-volume, open space of the original sanctuary 
and the early wood ceiling. While removal of the apartment units at the interior is not anticipated, 
in the event a future user removed those units, the essential structure, including a high-volume, 
open sanctuary space, would be extant. Therefore, the Project, as implemented, may be 
considered reversible. The essential form and integrity of the historic property and its 
environment would be unimpaired if the apartment units were removed. 

 
Conclusion 
 
The Project implemented at 2909 S. Orchard Avenue achieves an effective balance of continuity and 
change and is in conformance with the Secretary’s Standards. Character-defining features of the building 
exterior have been thoughtfully rehabilitated and restored. Elements of the former interior assembly space 
have been retained as well, showcasing the original high-volume of the sanctuary and early wood ceiling 
throughout apartment units, facilitating interpretation of the building’s early use as a church. While 
adaptive reuse necessitates change, it also encourages preservation of the built environment when the 
historic use is no longer viable, allowing buildings such as this one to continue to serve as neighborhood 
touchstones. The rehabilitation and reuse of 2909 S. Orchard Avenue appears to be a sensitive and 
meaningful approach to historic preservation.  
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 Should you have any questions, please contact me. 
 
Sincerely, 
 

 
Kathryn McGee 
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Memorandum 
 
 
DATE:  September 23, 2019 
 
TO:  Bill Delvac 

Armbruster Goldsmith & Delvac LLP 
 
FROM: Jenna Snow 
 
RE:   Peer Review 

The Pews, 1276 W 29th Street, Los Angeles, CA 
 
 
The following provides a peer review of Kathryn McGee’s memo dated September 18, 2019 
regarding the appeal of the project known as “The Pews” (“Project”) located at 1276 West 29th 
Street in Los Angeles, California (“subject building”). The memo was prepared in response to an 
appeal of the California Environmental Quality Act (CEQA) findings of the Project. The building at 
1276 West 29th Street was constructed in 1895 as a Baptist church and functioned as a church of 
various denominations until 2017.  
 
Background 
In 2017, Ms. McGee prepared a Historic Resource Assessment and Impacts Analysis that found the 
subject building does not appear individually eligible for listing in the National Register of Historic 
Places (National Register), California Register of Historical Resources (California Register), or as a 
local Historic Cultural Monument (HCM). I provided editorial assistance and a peer review of the 
2017 Historic Resource Assessment and concurred that the subject building does not appear 
individually eligible for designation for the reasons outlined in the report. However, the subject 
building is located within the North University Park Specific Plan Area, a designated historic district, 
and has been identified as a contributing resource to that historic district.  
 
Because the subject building is a contributing resource to a designated historic district, exterior 
modifications were evaluated for conformance with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties (Secretary’s Standards). The Project sensitively rehabilitated the exterior of 
the building, restoring several lost features, including windows that had previously been replaced. 
Rehabilitation of the exterior did not destroy any character-defining features, as outlined in Ms. 
McGee’s memo. 
 
1276 West 29th Street does not appear eligible for individual designation 
The CEQA appeal asserts that the building is individually eligible for designation for its association 
with the Los Angeles Korean Methodist Church, who used the building between 1945 and 1958, 
and therefore, impacts to the interior of the building should have been considered when the City 
issued a Categorical Exemption. Other than attaching the SurveyLA’s complete historic context 
entitled Korean Americans in Los Angeles, 1905-1980, the CEQA appeal does not provide any 
additional information regarding the significance of the subject building or its association with the 
Los Angeles Korean Methodist Church. 
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As demonstrated in the 2017 Historic Resource Assessment and further explained in Ms. McGee’s 
memo, the subject building was owned and operated by the Los Angeles Korean Methodist Church 
for a limited period of time between 1945 and 1958. The church has had at least 10 different 
locations since it was established in the early 1900s. The 2017 Historic Resource Assessment did not 
identify any important event that occurred at the subject building associated with the Los Angeles 
Korean Methodist Church, nor did this period in the church’s history represent any political, social, 
or cultural shift in the community.  
 
Although a photo and mention of the subject building appears in SurveyLA’s historic context 
statement Korean Americans in Los Angeles, 1905-1980, inclusion the context statement does not impart 
significance. Rather, the historic context statement provides a background by which to assess 
significance. The historic context statement describes its purpose on page 1: “While this context 
provides a framework for identifying and evaluating properties relating to Korean American history 
in Los Angeles, it is not intended to be a comprehensive history of the Korean community.” As 
accurately described in Ms. McGee’s memo, an historic context statement is intended to be a 
planning document. Properties identified in an historic context statement require thorough 
evaluation to prove they meet eligibility criteria established by that historic context statement.  
 
Adaptive reuse of a church does not inherently impact the building 
The CEQA appeal also contends that adaptive reuse in general of former churches inherently is an 
impact. The Secretary’s Standards for Rehabilitation anticipates that buildings may undergo changes in 
use over their lifetime. Rehabilitation is defined as “the process of returning a property to a state of 
utility, through repair or alteration, which makes possible an efficient contemporary use while 
preserving those portions and features of the property which are significant to its historic, 
architectural, and cultural values.” In particular, Standard 1 states, “A property shall be used for its 
historic purpose or be placed in a new use that requires minimal change to the defining 
characteristics of the building and its site and environment.” Indeed, reuse of church buildings is 
becoming an increasingly pertinent topic with church membership steeply down over the past 20 
years, according to a recent Gallup poll.1 It is crucial not to view adaptive reuse of former churches 
as demolition, as contended in the CEQA appeal. It is my understanding is that the categorical 
exemption for projects that conform with the Secretary's Standards was enacted to create a 
regulatory incentive. If projects cannot use this exemption, it may lead developers to undertake less 
sensitive rehabilitations or even demolish buildings.  
 
Under CEQA, the key issue relates to how a proposed development may impact the potential 
eligibility of a structure(s) or a site for designation as an historic resource. The Secretary’s Standards 
were developed by the U.S. Department of the Interior as a means to evaluate and approve work for 
federal grants for historic buildings and then for the federal rehabilitation tax credit (see 36 Code of 
Federal Regulations Section 67.7). Similarly, the City’s Cultural Heritage Ordinance provides that 
compliance with the Secretary’s Standards is part of the process for review and approval by the 
Cultural Heritage Commission of proposed alterations to Historic-Cultural Monuments (see Los 
Angeles Administrative Code Section 22.171.14. a.1). Therefore, the Secretary’s Standards are used for 
regulatory approvals for designated resources. Similarly, CEQA recognizes the value of the Secretary’s 
Standards by using them to demonstrate that a project may be approved without an EIR. In effect, 
CEQA has a “safe harbor” by providing either a categorical exemption or a negative declaration for 

 
1 Jeffrey M. Jones, “U.S. Church Membership Down Sharply in Past Two Decades,” Gallup, April 18, 2019, 

https://news.gallup.com/poll/248837/church-membership-down-sharply-past-two-decades.aspx.  

EXHIBIT B



3 | P a g e  
 

a project which meets the Secretary’s Standards (see State CEQA Guidelines Section 15331 and 
15064.S(b )(3)). 
 
McGee’s memo considers if the rehabilitation would conform with the Secretary’s Standards if the 
building had been found eligible for designation for its association with the Los Angeles Korean 
Methodist Church. The memo outlines potential associated character-defining features of both the 
interior and exterior and identifies the open plan with a high-volume ceiling of the sanctuary as the 
only character-defining feature of the interior. Based on previous alterations and the hypothetical 
significance of the building, I concur with that this would be the only interior character-defining 
space.  
 
The Project adaptively reuses the subject building for multi-family residential. As described in Ms. 
McGee’s memo, seven new apartment units were inserted within the existing footprint of the 
original building, four of which are located in the former church sanctuary and the remaining three 
in the non-character-defining side and rear addition. All four of the units within the former 
sanctuary have high ceilings and/or high-volume spaces that allow the original volume of the 
sanctuary to be visible. The memo clearly describes how the Project conforms with the Secretary’s 
Standards. I agree with Ms. McGee’s conclusion that even if the subject building had been identified 
as eligible for designation, the Project conforms with the Secretary’s Standards. Reuse of a church 
building does not inherently impact the building. 
 
Conclusion 
This is a model project that adaptively reuses a building. I concur with Ms. McGee’s findings and 
conclusions. The Project does not demolish the subject building, as contended in the CEQA appeal. 
Even if the subject building had been identified as appearing eligible for designation, the project 
overall appears to conform with the Secretary’s Standards. 
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