
 
 

 
 

July 1, 2020 
 
 
VIA E-MAIL ATTACHMENT TO:  
CLERK.PLUMCOMMITTEE@LACITY.ORG 
 
LOS ANGELES CITY CLERK 
Room 395, City Hall 
200 North Spring Street 
Los Angeles, CA 90012Addressee 
 
Re: City Council File No. 19-12c72 

Public Hearing re: 1054 – 1056 S. Orange Grove Ave, Los Angeles, CA 90019 As 
to Historical-Cultural Monument status 
July 2, 2020, 10:30 a.m. 
Public Comment Submission of 1054 Orange Grove, LLC 

 
Dear Planning and Land Use Management Committee: 
 

This office represents 1054 Orange Grove, LLC, the owner of the two-story duplex 
property located at 1054 – 1056 S. Orange Grove Ave, Los Angeles, California 90019 (the 
“Orange Grove Property”) which is the subject of the above referenced hearing. This 
correspondence is sent as a written comment regarding the Committee’s consideration of 
the Cultural Heritage Commission’s Findings, dated March 5, 2020 regarding the 1054 – 
1056 S. Orange Grove Ave property, and to be included in the official record of the hearing 
on this matter. 

 
I. Background of Application for Historic-Cultural Monument Status of the 

Orange Grove Property 
 
The consideration of the Orange Grove Property for Historic-Cultural Monument 

status was initiated by a Motion filed by Councilman Herb Wesson on October 22, 2020. 
The Council Motion, pursuant to 22.171.10(a) of the Los Angeles Administrative Code 
directed the Planning Department to prepare a Historic Cultural Monument Application for 
review and consideration by the Cultural Heritage Commission. The Motion was seconded 
by Council Member Harris-Dawson. The Planning and Land Use Management Committee, 
at a regular meeting held on October 29, 2019, considered the Motion, and recommended 
that the City Council adopt the motion on consent. On November 8, 2019 the City Council 
adopted the Motion, subject to reconsideration, and the decision became final on November 
12, 2019. 
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A. Application/Nomination Form 
 
The Los Angeles Department of City Planning prepared a Nomination Form, dated 

December 16, 2019, seeking Historic-Cultural Monument status for the Orange Grove 
Property. The Nomination Form asserted that the Orange Grove Property met only one of 
the three criteria for historic-cultural Monument status, criteria number 3 under Los 
Angeles Administrative Code 22.171.7. 

 
A copy of the Nomination Form is attached hereto as Exhibit “1.” 

 
B. Los Angeles Department of City Planning Staff Report Found that the 

Orange Grove Property Fails to Meet Any of the Criteria for Historic-
Cultural Monument Status 

 
After the City Council initiated the Cultural-Historic Monument application 

process, on December 12, 2019 a subcommittee of the Los Angeles Cultural Heritage 
Commission (“CHC”) and Los Angeles City Planning Staff inspected the Orange Grove 
Property. The subcommittee and staff inspected the interior of the duplex and the outside 
area of the Orange Grove Property, including inspecting all sides of the duplex, the 
backyard area and garage area. Staff took numerous photographs of the interior of the 
duplex units, as well as the exterior of the duplex on all side, as well as the front yard, rear 
yard, garage area, and side areas of the Orange Grove Property. 

 
Based on the extensive historical research and investigations of the Orange Grove 

Property, the staff rendered a Los Angeles Department of City Planning Recommendation 
Report (“Recommendation Report”). The Final Recommendation Report concluded that 
the Orange Grove Property failed to meet any of the criteria for cultural-historical 
preservation status set forth in Los Angeles Administrative Code 22.171.7, for the reasons 
stated as follows: 
 

i. The Orange Grove Property Failed to Meet Criteria 1: The 
Recommendation Report found that the Orange Grove Property “does 
not individually reflect the broad cultural, economic or social history 
of the nation, state or community.” Their Recommendation Report 
noted that the Orange Grove Property “exhibits a common typology 
for this time period, and there is a plethora of 1930s multi- family 
residences” in the Wilshire neighborhood “and across the city.” 

 
ii. The Orange Grove Property Failed to Meet Criteria 2: The 

Recommendation Report found that the Orange Grove Property is not 
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associated with the life of any historic personages important to 
national, state or local history. 

 
iii. The Orange Grove Property Failed to Meet Criteria 3: The 

Recommendation Report found the Orange Grove Property failed to 
meet criteria 3, which requires that the subject property “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.” 

 
The City Planning Recommendation Report directed the CHC as follows: 

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 
 

In determining that the Orange Grove Property failed to meet all of the three criteria, 
the Recommendation Report noted that while the property does display “some” of the 
defining features of a one- over-one grand stair duplex in the French Norman architecture 
style, it is not “a unique or outstanding example of an architectural typology or the 
French Norman Revival style,” and that any such French Norman architecture features 
have been applied in a “highly simplified” manner, and are only found on the front 
façade of the property. The Final Staff Report also found that the Orange Grove 
Property’s architectural intent has been “compromised” by the replacement of many of 
the original windows (with aluminum and plastic windows), particularly on the primary 
façade side; the addition of security bars on many windows of the duplex; and a poor 
“non smooth” stucco job done on the entire property. 

 
The Recommendation Report makes clear that the Orange Grove Property was 

never a cohesive work of French Norman Revival one-over-one grand staircase 
architecture, and whatever such architectural attributes it may have once had have been 
destroyed by subsequent neglect and mistreatment of the property. 

 
With regard to the architect who designed the Orange Grove Property, the 

Recommendation Report finds that while Clarence J. Smale was a “noted local architect” 
the Orange Grove Property is not “notable” within his body of work. Further, Mr. Smale 
is clearly not a “master designer, builder or architect whose individual genius influenced 
his or her age,” as required by criteria 3. 
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The conclusion of the Los Angeles Planning Departments Findings are as follows:  
 

“The Walter Bollenbacker Duplex does not meet the criteria for 
designation under the Cultural Heritage Ordinance. The subject property 
does not individually reflect the broad cultural, economic, or social history 
of the nation, state or community. Residential development in the Wilshire 
area boomed during the 1920s and 1930s and tracts sited close to major 
corridors such as Wilshire Boulevard and Olympic Boulevard boasted an 
array of duplexes, triplexes, fourplexes, apartment houses, and courtyard 
apartments like the subject property. The subject property exhibits a common 
typology for this time period and there is a plethora of 1930s multifamily 
residences extant in the Wilshire neighborhood and across the city.” 

 
A copy of the Final Staff Report is submitted herewith as Exhibit “2.” 

 
C. The Historic Resources Assessment report of Environmental Science 

Associates Finds that the Orange Grove Property Fails to Meet any of 
the Criteria for Historical-Cultural Monument Status 

 
A Historical Resources Assessment Report prepared by the cultural resources firm 

Environmental Sciences Associates (“ESA”), which was prepared independently of the 
Final City Planning Department Recommendation Report, also found that the Orange 
Grove Property does not meet any of the three criteria to support granting it Cultural -
Historic Monument status. 

 
ESA’s Assessment Report was presented to the Cultural Heritage Commission prior 

to its March 5, 2020 meeting and is part of the record of this matter. A copy of the 
Assessment Report is submitted herewith as Exhibit “3.” 

 
The Assessment Report was prepared by a team of Architectural Historians, with 

educational background up to the Ph.d level in Art History, Architectural History, 
Historical Archeology Historical Preservation, and work experience ranging up to 30 years 
in environmental documentation and preservation projects throughout the Los Angeles 
metropolitan area. The preparation of the Assessment Report was headed by Margarita 
Jebarek, Ph.d, Director of Historical Resources, and Hanna Winzenreid, a Masters Level 
Architectural Historian. 

 
In preparing the Assessment Report, ESA visited the Orange Grove Property, took 

digital photographs of the interior and exterior of the property and surrounding grounds of 
the Orange Grove Property; recorded information on California Department of Recreation 
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and Parks forms; conducted research as to the Orange Grove Property’s construction and 
occupancy; and analyzed the history of the property, within the context of the development 
of the Wilshire neighborhood and the specific tract in which the Orange Grove Property is 
built. The extensiveness of the research undertaken by the ESA team is set forth in Section 
1.3, found on page 3 of the Assessment Report. 

 
With regard to the Orange Grove Property, the Assessment Report found as follows: 

 
The ESA Historical Resources Assessment Report (“Assessment Report”) 

concluded, independently, with the same findings as the Los Angeles Department of City 
Planning’s Recommendation Report. The ESA Study goes into greater detail as to why the 
Orange Grove Property fails to meet any of the Federal, State and Local eligibly as follows: 

 
“ESA finds that the subject property lacks both historical significance 

and architectural integrity to convey any significance under applicable 
eligibility criteria, A1/1/, B2/2, or C/3/3. Historical research on the history 
of the parcel and tract, and occupancy history research does not indicate that 
the property is associated with any significant event or pattern of history or 
with any significant personage, While the subject property retains some 
defining features of the French Norman style such as second-story overhangs 
and balconies, irregular massing, and steeply- pitched mansard roof, the 
original exterior stucco finishes have been substantially altered with heavily 
textured thickly applied stucco, the majority of the original fenestration has 
been lost (the existing windows are incompatible non original replacements). 
Unfortunately, the heavy stucco was applied over the entire building, 
covering all the architectural features, details and finishes that are now 
obscured by the thick stucco. The exterior finish of what was once a fairly 
handsome building has been ruined and it would be difficult to bring it back 
to its original appearance, these changes adversely affect the subject 
property’s integrity, detracting from its integrity of design, materials, and 
workmanship. Furthermore, an incompatible porch addition to the rear of the 
building was constructed in 1977, after the period of significance, and the 
adjacent exterior staircase to the rear entrance of the second floor unit has 
been altered. These alternations have substantially diminished the 
architectural integrity of the subject property (design, workmanship, 
materials) such that it no longer retains the majority of its character defining 
features (original stucco finish not visible, fenestration removed and 
replaced, finishes and materials obscured) that convey its association with 
the French Norman style. Since these changes strongly detract from the 
visual appearance of the building as an example of period Revival multi-
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family development, these changes also detract from its integrity of 
association and feeling with early development of Wilshire.” 
 
ESA concludes; “Therefore, the subject property at 1054-1056 S. Orange Grove 

Avenue does not appear to meet the integrity or significance requirements as a HCM, and 
it is ESA’s recommendation that the subject property be assigned a California Historical 
Resource Status Code of “6L” meaning it is “Determined ineligible for local listing or 
designation through local government review process.” Based upon our evaluation, the 
subject property does not appear to meet the SurveyLA requirements to warrant the 
assignment of a “5D3” status code as a district contributor. While it retains some vestiges 
of architectural character partially visible underneath the heavy stucco coating, its 
architectural character is not intact enough to warrant its individual designation as an 
Historic Cultural Monument nor its identification as a contributor in the Historic 
District.” (P. 38 & 39.) 

 
Noted additional ESA Findings: 
 

• The Orange Grove Property lacks the integrity to convey any individual 
historical or architectural significance. The property is not associated with 
any significant event or pattern of history, or with any significant personage. 
(Assessment Report Executive Summary p. 2; Assessment Report pgs. 35-
36.) While the property is an example of multi- family residence constructed 
in a French-Norman Revival style architecture, it is not a rare or particularly 
good example of such architecture, particularly due to the damaging 
alterations that have been made to it subsequent to its original construction. 
(Assessment Report pg. 36.) There are many other more intact and better 
examples of multi-family Period Revival and French-Norman style 
architecture in the Wilshire area, that better convey the developmental 
patterns an architectural style than does the Orange Grove Property. 
(Assessment Report p. 36.) 

 
• The Orange Grove Property is not associated with any famous personages or 

events. (Assessment Report Executive Summary p.2; Assessment Report 
pgs. 26-27.) 

 
The lack of architectural integrity of the Orange Grove Property is set forth in further 

detail in the analysis sections of the Assessment Report. The Historic Resources 
Assessment Report succinctly addresses this as follows: 

 
“The subject property is an example of a multi-family residence 

constructed in 1937 in a period revival style (French Norman) within the 
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period of significance for the French Norman style (1919-1940) during the 
development period of the Historic District (1927-1950). While the subject 
property is an example of this kind of development, there are many multi-
family residences in the Period Revival styles all over the Wilshire area 
which boomed in the 1920s and 1930s. It is not a rare nor a particularly 
good example of this type of Period Revival or French Norman style duplex 
development in Wilshire, partially due to alterations since its original 
construction that detract from its integrity of design, workmanship and 
materials. Its integrity has been impacted by substantial alterations that 
have ruined the architectural features, details and finishes of the building 
including the heavily textured, thick stucco that covers the original 
architectural details and exterior finishes such as decorative quoins, 
corbels, band courses. Furthermore, the porch addition to the rear that 
encompasses half of the rear elevation was constructed after the period of 
significance, and the rear exterior staircase has also been altered. 
Additionally, almost all of the windows have been replaced with non-
compatible aluminum windows, many of which are covered in security 
bars. While the second-floor entrance retains its original wood door, the 
ground-floor entrance has an incompatible later replacement. 
Furthermore, the subject property’s integrity of association and feeling with 
early development of the Wilshire has been impaired by the adverse impacts 
of the aforementioned alterations to materials, workmanship, and design.” 
(Assessment Report, P. 36) (emphasis added.) 

 
The findings of the Assessment Report are consistent with the findings of the Los 

Angeles City Planning Department Recommendation Report. The Orange Grove Property 
had, at best, minimal architectural significance with regard to including some elements of 
French-Norman Revival multi-family architecture, and whatever architectural significance 
it may have originally had has been destroyed by subsequent alterations done to the 
property. It is not a noted work of a famous architect, and it is not associated with any 
famous or important persons of history. The Orange Grove Property is not identified with 
important event of national, state or local history, and does not exemplify significant 
contributions to broad cultural, economic or social history of the nation, state or locality. 
 
II. The Findings of the Cultural Heritage Commission that the Orange Grove 

Property Meets the Criteria for Historic – Cultural Monument Status Lacks 
any Support, contradicts its Own Staff Report, and is Arbitrary and 
Capricious 

 
In complete disregard of the evidentiary record in this matter, including the findings 

and conclusion of the Final Staff Report of its own staff, and the findings of the Assessment 
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Report, and with no reference to any analytical support whatsoever, at its March 5, 2020 
meeting the Cultural Heritage Commission (“Commission”) found that the Orange Grove 
Property met not only one, but two of the criteria for Historical-Cultural Monument status. 
In making these findings, the Commission somehow found that the Orange Grove Property 
met criteria No. 1 under LAAC 22.171.7, pertaining to the property exemplifying 
significant contributions to the broad cultural, economic or social history of the nation, 
state, city or community, which not even the nominating Applicant claimed that it did. 
(See Historic Cultural Monument Nomination Form, Section 6.) The Commission’s 
findings also claimed that the Orange Grove Property met criteria 3, pertaining to 
 

Finding 1: The Commission’s Findings that the Orange Grove Property 
Meets Criteria 1 Lack any Support 

 
The HCH Commission’s Findings are in direct conflict with the Council Motion 

and direction given and the City of Los Angeles Planning Department Recommendation to 
the Commission. 
 

“The Walter Bollenbacher Duplex ‘exemplifies significant 
contributions to the board cultural economic or social history of the nation, 
state, city or community’ as representing 1930’s working class housing.” 
 
The first finding is in direct conflict with the City of Los Angeles Planning 

Department Recommendation Report. The Commission’s Discussion of Findings note, 
simply that in the 1920s and 1930s there was a “massive population influx into Los 
Angeles, resulting in a construction boom and spread of the city in all directions.” The 
findings also state that “in 1937, multi-family construction multiplied by a factor of 
fourteen over the previous year, as new multi-family dwellings numbered into the 
hundreds.” Taken at their best, in the context of trying to support a finding that the Orange 
Grove Property Meets Criteria 1 for Historical-Cultural Monument status, these basic and 
general observations as to the growth of the Los Angeles population would mean that any 
multi-family residential building built in the 1920 – 1930-time period period qualifies for 
historical-cultural preservation status, simply because it was built during this time of 
population growth. As the relevant Los Angeles Administrative Code states, in order to 
qualify as a Historic- Cultural Monument, a site, building or structure of “particular 
historic or cultural significance to the City of Los Angeles.” There is nothing “particular” 
about the Orange Grove Property, and in fact the Discussion of Findings states that 
hundreds of such multi-family buildings were built during this time in the Mid-Wilshire 
and Mid-City areas. 

 
Los Angeles City Planning Department Recommendation Report and the ESA 

Assessment Historic Report set forth the point that there is nothing specific or noteworthy 
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about the Orange Grove Property individually to qualify for preservation status under 
Criteria 1. The Final Staff Report states that “the subject property exhibits a common 
typology for this time period and there is a plethora of 1930s multi-family residences extant 
in the Wilshire neighborhood and across the city.” (Final Staff Report p. 3.) The 
Assessment Report states that “[w]hile the subject property is an example of this kind of 
development, there are many multi-family residences in the Period Revival styles all over 
the Wilshire area which boomed in the 1920s and 1930s. It is not a rare nor a particularly 
good example of this type of Period Revival or French Norman style duplex development 
in Wilshire…” (Assessment Report p. 36.) 

 
Summary: The Great Depression was a severe worldwide economic depression that 

took place between 1929 and 1941. The subject site was built as the United States was 
exiting the Great Depression. All but a few developments could be identified as workforce 
housing and represent such housing. 
 
Finding 2: The Commission’s Findings that the Orange Grove Property Meets 

Criteria 3 Lack Support 
 

The Commission also found that the Orange Grove Property “’embodies the 
distinctive characteristics of a style, type, period or method of construction’ as an 
exemplary one-over-one grand stair duplex in the French Norman Revival architectural 
style” and therefore qualifies for Historic-Cultural Monument status under LAAC Criteria 
3. The Commission’s Discussion of Findings with regard to the property meeting criteria 
No. 3 equally fails to set forth any evidentiary support. Other than referencing that the 
Orange Grove Property exhibits “a prominent exterior stair ascending to the second-floor 
unit’s entrance from a small patio on the lower level,” there is no discussion whatsoever of 
any other architectural characteristics of French-Norman Revival architecture in the 
Discussion of Findings. As set forth in the Final Staff Report and the ESC Assessment 
Report, there are many other architectural attributes that go into establishing French- 
Norman Revival architecture, none of which are discussed in the Commission’s findings. 

 
The Commission asserts that the Orange Grove Property is, “an exemplary one-

over-one grand stair duplex in the French Norman Revival architectural style. 
 
The Los Angeles City Planning’s Recommendation Report address the architectural 

style as follows’ “Though the property displays some of the defining features of a one-
over-one grand stair duplex in the French Norman Revival architectural style, such as 
prominent front staircase, steeply pitched hipped and mansard roof, and irregular massing, 
staff does not find it to be a unique or outstanding example of an architectural typology 
of the French Norman Revival style. The French Norman Revival style is applied to the 
property in highly simplified manner and or only on the front street visible façade. 
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Summary, the north, south, east walls of the structure along with the parking garage 

have no French Norman Revival Style. The subject site has a façade to look like a French 
Norman but is not one. All three sides are flat and baer with zero architectural design and 
or integrity. What does remain of the features on the façade have been compromised and 
altered. 

 
With regard to the alterations done to the Orange Grove Property, the Commission 

describes these alterations as “minor,” and claims that despite these “minor” alterations the 
property maintains “sufficient integrity” to meet the architectural requirements of French 
Norman. There is no support for these assertions. Listed are identified as alternation and 
modifications in the Los Angeles City Planning Recommendation Report and ESA Historic 
Resource Report: 

 
a) Replacement of many of the windows including those on the primary 

façade 
b) Addition of security bars 
c) Non smooth stucco cladding compromise the original design intent 
d) Incompatible porch addition after the period of significance 
e) Rear exterior staircase altered and modified 
 
These alterations are hardly “minimal.” As the Assessment Report states, the thickly 

applied stucco on the duplex has covered “all of the architectural features, details and 
finishes of the building exterior,” and as a result of this stucco work “[t]he exterior finish 
of what was once a fairly handsome building has been ruined…” (p. 37) 
 

“These alterations have substantially diminished the architectural integrity of 
the subject property (design, workmanship, materials) such that it no longer 
retains the majority of its character defining features (original stucco finish 
not visible, fenestration removed and replaced, finishes and materials 
obscured) that convey its associations with the French Norman style. Since 
these changes strongly detract from the visual appearance of the building as 
an example of Period Revival mulita-family development, these changes also 
detract from its integrity of association and feeling with early development 
of Wilshire.” 
 
Furthermore, its architectural character is not intact enough to warrant its individual 

designation as an HCM nor its identification as a contributor the Historic District. 
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The Commission’s Findings are an Abuse of Discretion and Arbitrary and Capricious 
 

Administrative conduct that is not supported by fair or substantial reason may be 
categorized as arbitrary and capricious. (A.B.C. Federation of Teachers v. A.B.C. Unified 
School District (1977) 75 Cal.App.2d 332, 343 (citing Bedford Investment Co. v. Folb, 79 
Cal.App.2d 363, 366, 180 P.2d 361.)  The courts often characterize unsubstantiated 
determinations as arbitrary. (Stewart v. State Personnel Board, 250 Cal.App.2d 445, 447, 
58 Cal.Rptr. 280; Lorimore v. State Personnel Board, 232 Cal.App.2d 183, 186, 42 
Cal.Rptr. 640.) 

 
The Commission Findings, which are set forth with almost no factual support and 

are starkly at odds with the Final Staff Report of the City of Los Angeles Planning Staff 
and the expert, thoroughly researched and supported ESA Historic Assessment Report, 
makes clear that the Commission not only abused its discretion in its Findings as to the 
Orange Grove Property, but has also acted in an arbitrary and capricious manner. 
 
III. The Orange Grove Property is Structurally Damaged and Needs to be 

Replaced 
 
The Orange Grove Property has recently been inspected by a licensed structural 

engineer, and found to have serious structural foundation problems. The June 26, 2020 
report, based on a personal inspection of the Orange Grove Property by Armin Gharai, PE, 
of G.A. Engineering, Inc., and review of photographs taken of the crawl space under the 
building, found multiple cracks in the foundation of the duplex, deteriorating condition of 
the concrete in the foundation, and evidence of severe crumbling of the original footings. 

 
The G.A. Engineering Report notes the following significant issues with the 

foundation of the Orange Grove Property: 
 
1. Cracks appearing in the foundation. 
2. White powder that comes off upon touch 
3. High level of humidity in the basement 
4. Brittle joints in the concrete block foundation. 
5. Pieces of concrete falling off 
6. Large cracks in exterior cladding 
7. Bubbles forming in the foundation. 

 
The Owners representative Athena Novak of AHN & Associates addressed the 

structural damage and compromised integrity of the building in verbal testimony at the 
March 5, 2020 CHC Hearing. The Commission was unwilling to allow the information to 
continue and ordered the topic of the any structural damage and or integrity of the building 



 
LOS ANGELES CITY CLERK 
Re: City Council File No. 19-1272 1054 -1056 S. Orange Grove Ave 
June 29, 2020 
Page 12 
 
 
be ceased immediately. After the meeting Athena Novak met the prior owner in the corridor 
where she was informed that he was aware of the shifting foundation and made the 
substantial repairs without the proper building permit. 

 
IV. The Proposed Project Will Bring Much Needed Affordable Housing to the 

Area 
 
The proposed project to be built on the site of the Orange Grove Property will 

include 16 total units, including two low income units which will rent for $705 per month, 
and 14 additional market rate units. Thus, the two current duplex units, which rent for 
$2750 per month each, will be replaced by 2 affordable units at $705 per month each, and 
there will be an additional 14 units of housing in an area of the city desperately in need 
of additional housing. Los Angeles currently suffers from a severe housing shortage, and 
experts agree that only the construction of significant new additional housing units will 
alleviate the problem. (See Bloomberg News, “How California Became America’s 
Housing Market Nightmare” (Noah Buhayar and Christopher Cannon, November 6, 2019); 
Los Angeles Times Editorial “California Finally Acted on the Housing Crisis: will 2020 
be Even Better?” (Los Angeles Times Editorial Board, December 29, 2019).) The proposed 
project will bring new housing to the area, helping to alleviate the shortage of housing and 
provide available housing for young families who currently cannot afford to purchase a 
singe family home in the Fairfax area. 

 
For all of the reasons set forth herein, 1054 Orange Grove, LLC requests that the 

Planning and Land Use Management Committee recommend: 
 

1) The Los Angeles City Council Deny the Determination that the 
property conforms with the definition of a Monument pursuant to Section 
22.171.7 of the Los Angeles Administrative Code; 

 
2) Recommend the Los Angeles City Council Not declare the 

property a Historic Cultural Monument and is a non-contributor in any 
Historic District. 

 
Very truly yours, 
 
DAVIDOVICH STEIN LAW GROUP 

 
NIV V. DAVIDOVICH 



EXHIBIT NO. 1  
  







File No. 19-1272

PLANNING AND LAND USE MANAGEMENT COMMITTEE REPORT relative to a Historic-
Cultural Monument application for the property located at 1054 South Orange Grove Avenue.
 
Recommendation for Council action, pursuant to Motion (Wesson - Harris-Dawson):
 
INSTRUCT the Department of city Planning to prepare a Historic-Cultural Monument application
for review and consideration by the Cultural Heritage Commission for the property located at
1054 South Orange Grove Avenue.
 
Fiscal Impact Statement: Neither the City Administrative Officer nor the Chief Legislative Analyst
has completed a financial analysis of this report.
 
Community Impact Statement: None submitted.
 
Summary:
 
At a regular meeting held on October 29, 2019, the Planning and Land Use Management
Committee considered a Motion (Wesson - Harris-Dawson) relative to a Historic-Cultural
Monument application for the property located at 1054 South Orange Grove Avenue. After
providing an opportunity for public comment, the Committee recommended that Council adopt
the Motion on consent. This matter is now forwarded to Council for its consideration.

Respectfully Submitted,

PLANNING AND LAND USE MANAGEMENT COMMITTEE
 
 
 
MEMBER VOTE
HARRIS-DAWSON YES
BLUMENFIELD YES
PRICE YES
CEDILLO YES
LEE YES

AC

-NOT OFFICIAL UNTIL COUNCIL ACTS-

https://cityclerk.lacity.org/lacityclerkconnect/index.cfm?fa=ccfi.viewrecord&cfnumber=19-1272
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Los Angeles Department of City Planning 
RECOMMENDATION REPORT 

 
 
 
 
 
 
 
 
 
 
 
 
 
PROJECT: Historic-Cultural Monument Application for the  

 WALTER BOLLENBACHER DUPLEX 
  
REQUEST:  Declare the property an Historic-Cultural Monument 
 
OWNER: Adi Perez 
 133 North Stanley Drive 
 Beverly Hills, CA  90211 

      
APPLICANT: City of Los Angeles 
 221 North Figueroa Street, Suite 1350 
 Los Angeles, CA  90012 
 

 
   
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 
 
[SIGNED ORIGINAL IN FILE]  [SIGNED ORIGINAL IN FILE] 
    
Ken Bernstein, AICP, Manager  Lambert M. Giessinger, Preservation Architect 
Office of Historic Resources  Office of Historic Resources 
 
[SIGNED ORIGINAL IN FILE] 
   
Melissa Jones, City Planning Associate  
Office of Historic Resources   
 
Attachments: City Council Motion 19-1272 
 Historic-Cultural Monument Application 
 Commission/Staff Site Inspection Photos—December 12, 2019 
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FINDINGS 

 
• The Walter Bollenbacher Duplex 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 Walter Bollenbacher Duplex is a two-story, multi-family property and detached garage located 
on the southeast side of Orange Grove Avenue between Whitworth Drive and the intersection of 
San Vicente Boulevard and Olympic Boulevard in the Mid-Wilshire neighborhood of Los Angeles. 
Constructed in 1937, the property was designed in the French Norman Revival architectural style 
by Clarence J. Smale for developer and contractor Walter Bollenbacher, who put it up for sale 
later that year. 
 
Irregular in plan, the property consists of two intersecting primary volumes, one of which projects 
in the front. The building is of wood-frame construction with stucco cladding and has steeply-
pitched mansard and hipped roofs with composition shingles. The primary, northwest-facing 
elevation features a walled front patio, projecting volume with a bay window on the ground floor 
and a pediment projecting above the eaves, and a staircase leading to the second floor unit. There 
is a stringcourse separating the first and second floors, a thin dentilled cornice, and a decorative 
metal handrail and balustrade on the staircase. At the north of the primary elevation, there is a 
smaller projecting volume at the second floor that has corbels and a tripartite art glass window. 
On the south-west facing elevation there is a brick chimney. The rear, south-east facing elevation 
has a staircase to the second floor unit and an enclosed porch on the ground floor. Fenestration 
consists of tripartite fixed windows, multi-lite picture windows, aluminum sliding windows, vinyl 
windows, and wood multi-lite casement windows.The interiors maintain a number of original 
features including arched doorways, built-in cabinets and shelving, fireplaces, and tiled bathrooms 
and kitchens. 
 
The property has experienced some alterations over the years that include the addition of a 
covered porch at the rear in 1977, and the replacement of windows, installation of security bars, 
and restuccoing, all at unknown dates. 



CHC-2019-7391-HCM  
1054-1056 South Orange Grove Avenue 
Page 3 of 4 
 
 
 
The citywide historic resources survey, SurveyLA, identified the subject property as eligible for 
listing under the national, state, and local designation programs as a contributor to the potential 
Orange Grove Avenue-Ogden Drive-Genesee Avenue Multi-Family Residential Historic District. 
The district is characterized by two-story duplexes, triplexes, fourplexes, and courtyard 
apartments in Period Revival or Minimal Traditional styles. 

 
DISCUSSION 
 
The Walter Bollenbacher Duplex does not meet the criteria for designation under the Cultural 
Heritage Ordinance.  
 
The subject property does not individually reflect the broad cultural, economic, or social history of 
the nation, state, or community. Residential development in the Wilshire area boomed during the 
1920s and 1930s and tracts sited close to major corridors such as Wilshire Boulevard and Olympic 
Boulevard boasted an array of duplexes, triplexes, fourplexes, apartment houses, and courtyard 
apartments like the subject property. The subject property exhibits a common typology for this 
time period and there is a plethora of 1930s multi-family residences extant in the Wilshire 
neighborhood and across the city. 
 
The subject property is not identified with any historic personages or important historical events. 
 
Though the property displays some of the defining features of a one-over-one grand stair duplex 
in the French Norman Revival architectural style, such as a prominent front staircase, steeply-
pitched hipped and mansard roofs, and irregular massing, staff does not find it to be a unique or 
outstanding example of an architectural typology or the French Norman Revival style. The French 
Norman Revival style is applied to the property in a highly simplified manner and only on the front 
street-visible façade. Also, the replacement of many of the windows, including those on the 
primary facade, the addition of security bars on some of the windows, and the non-smooth stucco 
cladding compromise the original design intent. There are a number of more exemplary and intact 
French Norman Revival-style multi-family properties that are Historic-Cultural Monuments, 
including Burnside Manor (1931, HCM #701), Villa Serrano (1936, HCM #646), and Chateau 
Alpine (1936, HCM #928). Other, more intact and architecturally significant one-over-one grand 
staircase duplexes that are already designated include the Charlotte Chase Apartments (HCM 
#1179) and the Charles H. Bevis Duplex (HCM #1180), both of which are located in the same 
neighborhood as the subject property.  
 
Furthermore, while Clarence J. Smale (1886-1966) was a noted local architect, the subject 
property does not appear to be “notable” within his body of work. Smale designed numerous 
multifamily, single-family, and commercial structures in Los Angeles and across Southern 
California. Some of Smale’s more significant projects include the Berendo Apartments (aka 
Superba Apartments, 1925) at 335 South Berendo Street, a stone-veneer mansion for George 
W. Lemon at 268 St. Pierre Road (1937), and the Loyola Theater (1946, HCM #259). 
 
Staff supports SurveyLA’s findings that the subject property is eligible for designation as a 
Contributor to the potential Orange Grove Avenue-Ogden Drive-Genesee Avenue Multi-Family 
Residential Historic District, but finds that the property does not appear to rise to the level of 
historic significance to be individually eligible for designation as a City Historic-Cultural 
Monument. 
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BACKGROUND 
 
On November 8, 2019, the Los Angeles City Council voted to initiate consideration of the property 
following a motion introduced by Councilmember Herb Wesson Jr. On December 12, 2019, a 
subcommittee of the Commission consisting of Commissioners Milofsky and Kanner visited the 
property, accompanied by staff from the Office of Historic Resources. In accordance with LAAC 
22.171.10, on December 18, 2019, the owner’s representative requested up to a 60-day extension 
to the time for the Commission to act. 
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1054-1056 S. ORANGE GROVE AVENUE  

Historic Resources Assessment 

1.0 Introduction 

1.1 Executive Summary 

Environmental Science Associates (ESA) was retained by Mr. Adi Perez (Client) to prepare this 

Historic Resources Assessment Report (Report). The purpose of this Report is to identify and 

evaluate potential historical resources located at 1054-1056 S. Orange Grove Avenue (subject 

property) in Tract No. 9721 in the Wilshire Community Plan Area in Los Angeles (City), 

California, on assessor parcel number (APN: 5086-013-006). The subject property, which 

consists of a two-story duplex in the French Norman style, is evaluated in this Report for its 

potential eligibility for listing on the National Register of Historic Places (National Register), the 

California Register of Historical Resources (California Register), or for local designation as a 

City of Los Angeles Historical Cultural Monument (LAHCM). This Report is being prepared as 

due diligence in preparation for the possible redevelopment of the subject property. The Report 

includes a discussion of the survey methods used, a brief overview of the history of the property 

and surrounding area, and the identification and evaluation of the subject property.  

The multi-family residence situated on the subject property was constructed in 1937 and executed 

in the French Norman style. The first owner of the subject property was Mary Moore, the 

architect’s name on the original building permit is Clarence J. Smale, and the contractor was 

Walter Bollenbacker. The subject property was previously identified as part of a survey effort of 

the Wilshire Community Plan Area conducted by Architectural Resources Group, Inc. (ARG), in 

2015 for the Los Angeles Historic Resources Survey (SurveyLA). The subject property was 

previously identified as a contributor to the potential Orange Grove Avenue-Ogden Drive-

Genesee Avenue Multi-Family Residential Historic District (Historic District) identified in 2015 

by SurveyLA. The subject property was assigned the status codes of 5D3, 3CD, and 3D under 

Criterion A/1/1 meaning that the property was found to be a contributor to a historic district 

eligible for national, state, and local listing through survey evaluation. It was also nominated as a 

Historical Cultural Monument (HCM) on October 22, 2019 as an “excellent example of a French 

Revival (Norman) multi-family (duplex) residence in the city.”1 

ESA’s qualified architectural historians—Margarita Jerabek, Ph.D. and Hanna Winzenried, 

M.Sc.—conducted a site survey of the subject property on January 22, 2020. This survey 

documented the existing conditions of the subject property and vicinity. As part of the survey, the 

                                                   
1  Historic-Cultural Monument Nomination Form, Walter Bollenbacher Duplex, 1054 South Orange Grove Avenue, 

December 16, 2019. 
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subject property was documented with digital photography and recorded on California 

Department of Parks and Recreation (DPR) forms. ESA also conducted research on the subject 

property’s construction and occupancy. In addition, its history within the context of the 

development of the Wilshire neighborhood—and, specifically, Tract No. 9721—was analyzed.  

Through this research, ESA found that the subject property lacked integrity to convey any 

individual historical or architectural significance.  Historical research on the history of the parcel 

and tract, and occupancy history research does not indicate that the property is associated with 

any significant event or pattern of history or with any significant personage.  As a result of our 

research and survey investigations and by application of the applicable federal, state and local 

eligibility evaluation criteria, ESA finds that the subject property lacks both historical 

significance and architectural integrity to convey any significance under any of the applicable 

eligibility criteria, A/1/1, B/2/2, or C/3/3.  While the subject property retains some defining 

features of the French Norman style such as second-story overhangs and balconies, irregular 

massing, and a steeply-pitched mansard roof, the original exterior stucco finishes have been 

substantially altered with heavily textured thickly applied stucco, and the majority of the original 

fenestration has been lost (the existing windows are incompatible non-original aluminum 

replacements). Unfortunately, the heavy stucco was applied over the entire building, covering all 

the architectural features, details and finishes that are now obscured by the thick stucco.  The 

exterior finish of what was once a fairly handsome building has been ruined and it would be 

difficult to bring it back to its original appearance.  These changes adversely affect the subject 

property’s integrity, detracting from its integrity of design, materials, and workmanship.  

Furthermore, an incompatible porch addition to the rear of the building was constructed in 1977, 

after the period of significance, and the adjacent exterior staircase to the rear entrance of the 

second-floor unit has also been altered. These alterations have substantially diminished the 

architectural integrity of the subject property (design, workmanship, materials) such that it no 

longer retains the majority of its character-defining features (original stucco finish not visible, 

fenestration removed and replaced with aluminum windows, all exterior finishes and materials 

obscured) that convey its associations with the French Norman style. Since these changes 

strongly detract from the visual appearance of the building as an example of Period Revival 

multi-family development (duplex), these changes also detract from is integrity of association and 

feeling with early development of Wilshire. Therefore, the subject property at 1054-1056 S. 

Orange Grove Avenue does not appear to meet the integrity or significance requirements as an 

HCM, and it is ESA’s recommendation that the subject property be assigned a California 

Historical Resource Status Code of “6L” meaning it is “Determined ineligible for local listing or 

designation through local government review process; may warrant special consideration in local 

planning.”  Based upon our evaluation, the subject property does not appear to meet the 

SurveyLA requirements to warrant the assignment of a “5D3” status code as a district contributor.  

While it retains some vestiges of architectural character partially visible underneath the heavy 

stucco coating, its architectural character is not intact enough to warrant its individual designation 

as an HCM nor its identification as a contributor in the Historic District. 
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1.2 Project Location 

The subject property is located at 1054-1056 S. Orange Grove Avenue in the Wilshire 

neighborhood in the City of Los Angeles, as shown on Figure 1, Regional and Project Vicinity 

Map. As previously mentioned above, the Project Site is improved with a two-story duplex, the 

location of the structure is shown in Figure 2, Aerial Photograph of Project Site, the subject 

property is located along Orange Grove Avenue which is developed with duplexes and apartment 

houses. 

1.3 Research and Field Methodology 

This Report was prepared by a team of ESA’s architectural historians—including Margarita 

Jerabek, Ph.D., Director of Historical Resources; and Hanna Winzenried, M.Sc., Associate. —all 

of whom meet and exceed the Secretary of the Interior’s Professional Qualification Standards in 

history and architectural history. Professional qualifications are provided in Appendix A. 

Preparation of this Report involved a review of the National Register and its annual updates, the 

California Register, the Statewide Historical Resources Inventory (HRI) database maintained by 

the State Office of Historic Preservation (OHP), SurveyLA findings, and the City of Los 

Angeles’s inventory of historic properties in order to identify any previously recorded properties 

within or near the subject property. An intensive-level pedestrian survey was also undertaken to 

document the existing conditions of the subject property and its vicinity. In addition, other tasks 

also were performed for the study, as follows: 

 Conducted field inspections of the subject property and utilized the survey methodology of 

the State OHP. 

 Photographed the subject property and associated landscape features, and examined other 

properties in the vicinity that exhibited potential architectural and/or historical associations. 

 Conducted site‐specific research on the property utilizing building permits, Sanborn Fire 

Insurance Maps (Sanborn Maps), Assessor records, City directories, historical photographs, 

Online Archive of California, Calisphere, University of Southern California (USC) Digital 

Collections, the historical Los Angeles Times, and other published sources.  

 Conducted archival records search through the California Historical Resources Information 

System at the South Central Coastal Information Center (SCCIC) located at California State 

University, Fullerton. 

 Conducted research at the City’s Building and Safety and Planning departments as well as the 

Los Angeles County Office of the Assessor (Assessor). 

 Reviewed and analyzed ordinances, statutes, regulations, bulletins, and technical materials 

relating to federal, state, and local historic preservation, designation assessment processes, 

and related programs. 

 Evaluated potential historical resources based upon criteria used by the National Register, 

California Register, and City of Los Angeles Cultural Heritage Ordinance. 
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Regional and Project Vicinity Map
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Figure 2
Aerial Photograph of Project Site
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2.0 Regulatory Framework  

Historical resources fall within the jurisdiction of the federal, state, and local designation 

programs. Federal laws provide the framework for the identification, and in certain instances, 

protection of historical resources. Additionally, state and local jurisdictions play active roles in 

the identification, documentation, and protection of such resources within their communities. The 

National Historic Preservation Act (NHPA) of 1966, as amended and the California Public 

Resources Code (PRC), Section 5024.1, are the primary federal and state laws and regulations 

governing the evaluation and significance of historical resources of national, state, regional, and 

local importance. Descriptions of these relevant laws and regulations are presented below. 

2.1 Federal Eligibility Criteria and Integrity Aspects 

National Register of Historic Places 

The National Register was established by the NHPA as “an authoritative guide to be used by 

federal, state, and local governments, private groups and citizens to identify the Nation’s cultural 

resources and to indicate what properties should be considered for protection from destruction or 

impairment.”2 The National Register recognizes properties that are significant at the national, 

state, and/or local levels. 

To be eligible for listing in the National Register, a resource must be significant in American 

history, architecture, archaeology, engineering, or culture. Four criteria for evaluation have been 

established to determine the significance of a resource: 

A. Associated with events that have made a significant contribution to the broad patterns of our 

history; 

B. Associated with the lives of persons significant in our past; 

C. Embodies 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; 

D. Yields, or may be likely to yield, information important in prehistory or history.3 

Districts, sites, buildings, structures, and objects that are 50 years in age must meet one or more 

of the above criteria and retain integrity (that is, convey their significance) to be eligible for 

listing.  

Under the National Register, a property can be significant not only for the way it was originally 

constructed, but also for the way it was adapted at a later period, or for the way it illustrates 

changing tastes, attitudes, and uses over a period of time.4 

                                                   
2  36 CFR Section 60.2. 
3  “Guidelines for Completing National Register Forms,” in National Register Bulletin 16, U.S. Department of 

Interior, National Park Service, September 30, 1986. This bulletin contains technical information on comprehensive 
planning, survey of cultural resources and registration in the NRHP. 

4  National Register Bulletin 15, p. 19. 
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Within the concept of integrity, the National Register recognizes seven aspects or qualities that, in 

various combinations, define integrity: Location, Design, Setting, Materials, Workmanship, 

Feeling, and Association: 

Location is the place where the historic property was constructed or the place where the historic 

event occurred. 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 (or its significant alteration) 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. Whereas location refers to the specific 

place where a property was built or an event occurred, setting refers to the character of the place 

in which the property played its historic role. It involves how, not just where, the property is 

situated and its relationship to surrounding features and open space. 

Workmanship is the physical evidence of the crafts of a particular culture or people during any 

given period in history or prehistory. 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. 

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 key exterior materials dating from the period of its historic significance.  

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. 
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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.5 

To retain historic integrity, a property will always possess most of the aspects and depending upon 

its significance, retention of specific aspects of integrity may be paramount for a property to convey 

its significance.6 Determining which of these aspects are most important to a particular property 

requires knowing why, where and when a property is significant.7 For properties that are considered 

significant under National Register Criteria A and B, National Register Bulletin 15: How to Apply 

the National Register Criteria for Evaluation (National Register Bulletin 15) explains, “a property 

that is significant for its historic association is eligible if it retains the essential physical features that 

made up its character or appearance during the period of its association with the important event, 

historical pattern, or person(s).”8 In assessing the integrity of properties that are considered 

significant under National Register Criterion C, National Register Bulletin 15 states, “a property 

important for illustrating a particular architectural style or construction technique must retain most 

of the physical features that constitute that style or technique.”9 

2.2 State Register and Eligibility Criteria 

California Register of Historical Resources 

The OHP, as an office of the California Department of Parks and Recreation (DPR), implements 

the policies of the NHPA on a statewide level.  

The OHP also carries out the duties as set forth in the PRC and maintains the HRI and the 

California Register. The State Historic Preservation Officer (SHPO) is an appointed official who 

implements historic preservation programs within the state’s jurisdictions.  

Also implemented at the state level, CEQA requires projects to identify any substantial adverse 

impacts which may affect the significance of identified historical resources. 

                                                   
5 National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation, 44-45, 

http://www.nps.gov/nr/publications/bulletins/pdfs/nrb15.pdf, accessed July 7, 2013. 
6  The National Register defines a property as an “area of land containing a single historic resource or a group of 

resources, and constituting a single entry in the National Register of Historic Places.” A “Historic Property” is 
defined as “any prehistoric or historic district, site, building, structure, or object at the time it attained historic 
significance.” Glossary of National Register Terms, http://www.nps.gov/nr/publications/bulletins/nrb16a/
nrb16a_appendix_IV.htm, accessed June 1, 2013. 

7  National Register Bulletin 15, p. 44. 
8  “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. Because feeling and association depend on individual perceptions, their 
retention alone is never sufficient to support eligibility of a property for the National Register.” Ibid, p. 46. 

9  “A property that has lost some historic materials or details can be eligible if it retains the majority of the features 
that illustrate its style in terms of the massing, spatial relationships, proportion, pattern of windows and doors, 
texture of materials, and ornamentation. The property is not eligible, however, if it retains some basic features 
conveying massing but has lost the majority of the features that once characterized its style.” Ibid. 
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The California Register was created by Assembly Bill 2881 which was signed into law on 

September 27, 1992. The California Register is “an authoritative listing and guide to be used by 

state and local agencies, private groups, and citizens in identifying the existing historical 

resources of the state and to indicate which resources deserve to be protected, to the extent 

prudent and feasible, from substantial adverse change.”10 The criteria for eligibility for the 

California Register are based upon National Register criteria.11  

The California Register consists of resources that are listed automatically and those that must be 

nominated through an application and public hearing process. The California Register 

automatically includes the following: 

 California properties listed on the National Register and those formally Determined Eligible 

for the National Register; 12 

 California Registered Historical Landmarks from No. 770 onward; 

 Those California Points of Historical Interest (PHI) that have been evaluated by the OHP and 

have been recommended to the State Historical Commission for inclusion on the California 

Register.13 

Other resources which may be nominated to the California Register include: 

 Individual historical resources; 

 Historical resources contributing to historic districts; 

 Historical resources identified as significant in historical resources surveys with significance 

ratings of Category 1 through 5; 

 Historical resources designated or listed as local LAHCMs, or designated under any local 

ordinance, such as an HPOZ.14 

To be eligible for the California Register, a historical resource must be significant at the local, 

state, or national level, under one or more of the following four criteria: 

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; or 

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

Additionally, a historical resource eligible for listing in the California Register must meet one or 

more of the criteria of significance described above and retain enough of its historic character or 

                                                   
10  PRC Section 5024.1(a). 
11  PRC Section 5024.1(b). 
12  PRC Section 5024.1(d). 
13 PRC Section 5024.1(d). 
14  PRC Section 5024.1(e) 
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appearance to be recognizable as a historical resource and to convey the reasons for its 

significance. Historical resources that have been rehabilitated or restored may be evaluated for 

listing. Integrity is evaluated with regard to the retention of seven aspects of integrity similar to 

the National Register (location, design, setting, materials, workmanship, feeling, and association). 

Also like the National Register, it must also be judged with reference to the particular criteria 

under which a resource is proposed for eligibility. Alterations over time to a resource or historic 

changes in its use may themselves have historical, cultural, or architectural significance. 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. A 

resource that has lost its historic character or appearance may still have sufficient integrity for the 

California Register if it maintains the potential to yield significant scientific or historical 

information or specific data.15 

2.3 Local Cultural Heritage Ordinance and Eligibility 
Criteria 

City of Los Angeles 

The City enacted a Cultural Heritage Ordinance in April 1962 which defines Historic-Cultural 

Monuments. According to the Cultural Heritage Ordinance, Historic-Cultural Monuments are 

sites, buildings, or structures of particular historic or cultural significance to the City in which the 

broad cultural, political, or social history of the nation, state, or City is reflected or exemplified, 

including sites and buildings associated with important personages or which embody certain 

distinguishing architectural characteristics and are associated with a notable architect. These 

Historic-Cultural Monuments are regulated by the City’s Cultural Heritage Commission and the 

City Council. 

Los Angeles Cultural Heritage Ordinance Eligibility Criteria 

The Los Angeles City Council adopted the Cultural Heritage Ordinance in 1967 and amended it 

in 2018 (Los Angeles Administrative Code, Chapter 9, Division 22, Article 1, Section 22.171.7). 

The Cultural Heritage Ordinance establishes criteria for designating a local historical resource as 

an LAHCM. An LAHCM is any site (including significant trees or other plant life located on the 

site), building, or structure of particular historic or cultural significance to the City that 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; or 

2. Is associated with the lives of historic personages important to national, state, city or local 

history; or 

                                                   
15  Codified in California Code of Regulations, Title 14, Chapter 11.5, Section 4852(c) which can be accessed on the 

internet at http://ohp.parks.ca.gov 
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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. 

Los Angeles Historic Preservation Overlay Zone (HPOZ) Ordinance Eligibility 
Criteria 

City of Los Angeles Ordinance Number 175891, found in Section 12.20.3 of the Los Angeles 

Municipal Code, describes the procedures for creation of new HPOZs, the powers and duties of 

HPOZ Boards, and the review processes for projects within HPOZs. The Ordinance was created 

in 1979 and most recently amended and re-adopted by the Los Angeles City Council in 2017.16 

An HPOZ is an area of the City which is designated as containing structures, landscaping, natural 

features or sites having historic, architectural, cultural or aesthetic significance. Before an HPOZ 

may move into the formal adoption process, an historic resources survey of the proposed district 

must be completed. The survey studies the historic and architectural significance of the 

neighborhood and identifies structures and features as either “contributing” or “non-contributing” 

to the district. A contributing structure is a building that was constructed during the predominant 

period of development in the neighborhood and that has retained most of its historic features. A 

non-contributing structure is one that was either constructed after the major period of the 

neighborhood’s development, or has been so significantly altered that it no longer conveys its 

historic character.17  

According to Section 12.20.3 of the City of Los Angeles Municipal Code, features designated as 

contributing shall meet one or more of the following criteria: 

 Adds to the Historic architectural qualities or Historic associations for which a property is 

significant because it was present during the period of significance, and possesses Historic 

integrity reflecting its character at that time; or 

 Owing to its unique location or singular physical characteristics, represents an established 

feature of the neighborhood, community or city; or 

 Retaining the building, structure, Landscaping, or Natural Feature, would contribute to the 

preservation and protection of the resource and its environment.18  

 

                                                   
16  “Citywide HPOZ Ordinance,” City of Los Angeles Office of Historic Resources, http://www.preservation

.lacity.org/hpoz/citywide-hpoz-ordinance, accessed July 24, 2013. 
17  “How to Establish an HPOZ,” City of Los Angeles Office of Historic Resources, http://www.preservation

.lacity.org/hpoz/how-establish-hpoz, accessed July 24, 2013. 
18  “Citywide HPOZ Ordinance,” City of Los Angeles Historic Resources, http://www.preservation.lacity.org/hpoz/

citywide-hpoz-ordinance, accessed July 24, 2013, pgs. 11-12. 

http://www.preservation.lacity.org/hpoz/how-establish-hpoz
http://www.preservation.lacity.org/hpoz/how-establish-hpoz
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3.0 Identification of Potential Historical Resources 
within the Subject Property and Surrounding Area 

3.1 Archival Research 

Methods 

A records search for the proposed project was conducted by ESA staff on February 5, 2020 at the 

California Historical Resources Information System’s South Central Coastal Information Center 

(SCCIC) housed at California State University, Fullerton. The records search included a review 

of all previously documented historic architectural resources and studies within a 0.25-mile radius 

of the Project Site and archaeological resources within or immediately adjacent to the Project 

Site. The records search also included a review of listings for the National Register, California 

Register, California Points of Historical Interest, California Historical Landmarks, California 

State Historic Resources Inventory, and Los Angeles Historic-Cultural Monuments. 

Results 

Previous Cultural Resources Investigations 

The records search results indicate that three cultural resources studies have been conducted 

within a 0.25-mile radius of the Project Site. Of the three previous studies, none have included the 

Project Site.  

Previously Recorded Cultural Resources 

According to the SCCIC files, one historic architectural resource has been previously recorded 

within a 0.25-mile radius of the Project Site (Table 1); however, none have been recorded within 

the Project Site boundaries. No archaeological resources have been previously recorded within or 

adjacent to the Project Site.  
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TABLE 1 
PREVIOUSLY RECORDED HISTORIC ARCHITECTURAL RESOURCES ON FILE AT SCCIC  

Primary 
Number 

(P-19-) 

OHP 
Property 

Number Address Resource Type 

*Resource Attribute/Resource 

Description Date Recorded 

*CHR Status 

Code 

Approx. Distance 

from Project Site 

190069 N/A 6001 W. Olympic Boulevard Structure 
HP6: 1-3 Story Commercial 
Building 

2012 (K.A. Crawford, 
Crawford Historic 

Services) 

N/A 800 ft. NE 

Source: SCCIC, 2020 
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3.2 Nearby Resources  

Below in Table 2 are all of the historic resources found on Historic Places LA within .25 miles of 

the subject property. While there are many historic resources within a quarter mile of the subject 

property, only one is located in the immediate proximity of the subject property, the Orange 

Grove Avenue-Ogden Drive-Genesee Avenue Multi-Family Residential Historic District 

(Historic District), of which the subject property is a part. Due to their distance from the subject 

property and absence of any views of it, none of the other identified resources listed in Table 2 

below would be potentially impacted by redevelopment of the subject property other than the 

Historic District within which it is situated. 

TABLE 2 
NEARBY HISTORIC RESOURCES  

Address/Name Date *Resource Description 

*CHR 

Status 
Code 

Approx. 

Distance from 
Project Site 

Orange Grove Avenue-Ogden 
Drive-Genesee Avenue Multi-

Family Residential Historic 
District 

1927-1950 Period Revival style multi-family 
residential development  

3CS; S3; 
5S3 

Project site 
located within 

district 

South Fairfax Avenue 
Commercial Planning District 

1920s-
1950s 

Low-scale commercial 
development in Wilshire 

6LQ 264 ft W outside 
of district 

Genesee Avenue Residential 
Historic District 

1925-1931 1920s and 1930s automobile 
suburb  

5S3; 3S; 
3CS 

682 ft S outside 
of district 

Westside Jewish Community 
Center 

5870 W. Olympic Blvd 

1954 Community center associated with 
the Jewish Community’s move 
westward in the postwar period.  

3CS; 3S; 
5S3 

934 ft E outside 
of district 

Orange Grove Avenue-
Spaulding Avenue Residential 
Historic District 

1924-1948 1920s-1940s automobile suburb 3S; 5S3; 
3CS 

828 ft N outside 
of district 

Carthay Circle HPOZ 1922-1944 Planned community with Period 
Revival style homes 

5S1 742.71 ft N 
outside of 
district 
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4.0 Environmental Setting 

4.1 Neighborhood Development 

Wilshire 

The Subject property is located within the Wilshire Community Plan Area. A history of the 

Wilshire CPA can be found in the Historic Resources Survey Report for the Wilshire Community 

Plan Area.19 The subject property is also located within the potential Orange Grove Avenue-

Ogden Drive-Genesee Avenue Multi-Family Residential Historic District (Historic District) as 

identified by SurveyLA in 2015 under the themes Multi-family residential district (1910-1980) 

and Period Revival Multi-Family Residential Neighborhoods (1918-1942). The Historic District 

includes 117 properties, only four (4) of which are non-contributors. It was developed with Period 

Revival multi-family residences from 1927-1950 (Figure 3). Information about this potential 

historic district can be found at planning.lacity.org/preservation-design/historic-resources-

survey.20  

                                                   
19  SurveyLA, “Wilshire Community Plan Area,” prepared of the City of Los Angeles Department of Planning, 

January 23, 2015, 3-20. 
20  SurveyLA, “Historic Districts, Planning Districts, and Multi-Property Resources,” Wilshire Report, January 26, 

2015, 492-493. 
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   1632 Crescent Pl. HRA / D191041.00 
SOURCE: SurveyLA  

Figure 3 
Map of the Orange Grove Avenue-Ogden Drive-Genesee 
Avenue Multi-Family Residential Historic District, subject 

property indicated in red.  

Tract History: 

Tract No. 9721 (1930) 

The subject property located on lot 50 of Tract No. 9721 which was subdivided in 1930 by the 

Title Guarantee and Trust Company (Figure 4). Tract No. 9721 was a subdivision of a portion of 

Lot 1 and Lot 2 of Tract No. 4181 which was subdivided in 1923 by the Sherman Company. In 

turn, Tract No. 4181 was a subdivision of lot 6 and a portion of lot 5 of Rodeo, subdivided in 

19014 by B. Lombard Jr. of the Rodeo Oil Company (Tract Maps shown in whole in Appendix 

B). Tract No. 9721 has 140 lots all roughly rectangular in shape and is bounded to the north by 

San Vicente Boulevard, to the west by Fairfax Avenue, and to the south by an alley called 

Edgewood Place which is no longer extant, and to the east by the east side of Spaulding Avenue. 

By 1938, the tract appears to have been developed with duplexes and apartment houses, including 

the subject property, and courtyard apartments in the northeast corner of Orange Grove Avenue 

and the alley south of San Vicente Boulevard. However, the lots along Fairfax Avenue were not 

yet developed with commercial buildings (Figure 5). These commercial lots were developed by 

1948 and according to the 1950 Sanborn map, these lots were developed with stores and one 

office and one restaurant (Figure 6). In 1970, a new commercial building was constructed on the 

northern portion of Fairfax Avenue on the tract. The residential part of the tract is part of the 

potential Orange Grove Avenue-Ogden Drive-Genesee Avenue Multi-Family Residential Historic 
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District identified in the 2015 survey of the Wilshire CPA. SurveyLA found it significant as “an 

excellent example of a 1920s to early 1950s multi-family residential neighborhood in the 

Wilshire CPA, and as an excellent concentration of period revival and minimal traditional style 

residences.”21 At the time of the survey, of the 117 properties, only four were surveyed as non-

contributing at the time of the survey. More information about the potential district can be found 

at https://planning.lacity.org/preservation-design/historic-resources-survey (Figure 7). However, 

since the survey, two of the contributors were demolished and redeveloped with a single new 

multi-family residential building in the Spanish Colonial style across Orange Grove Avenue from 

the subject property at1047-1055 S. Orange Grove Avenue, bringing the new number of 

noncontributory to five (Figure 8). 

   1054-1056 S. Orange Grove Ave HRA / D.191454.00 
SOURCE: Los Angeles County 

department of Public 
Works  

Figure 4 

Excerpt of Tract No 9721 with the subject property in red 
(district outline in the dashed blue) 

 

 

                                                   
21 , 492. 

https://planning.lacity.org/preservation-design/historic-resources-survey
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   1054-1056 S. Orange Grove Ave HRA / D.191454.00 
SOURCE: EDR 

Figure 5 

Excerpt of an aerial photograph from 1938, subject property outlined 
in red, district outlined in the blue dashed shape   

 



Historic Resources Assessment 

1054-1056 S. Orange Grove Ave 19 ESA / D191454.00 

Historic Resources Assessment March 2020 

  1054-1056 S. Orange Grove Ave HRA / D.191454.00 
SOURCE: EDR 

Figure 6 
Excerpt of the 1950 Sanborn (subject property outlined in red, district 

boundary in blue)   
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  1054-1056 S. Orange Grove Ave HRA / D.191454.00 
SOURCE: SurveyLA, 2015 

Figure 7 
Orange Grove Avenue-Ogden Drive-Genesee Avenue Multi-Family 

Residential Historic District. Green checks indicate contributors while 
red exes indicate non-contributors. The subject property is outlined in 

blue.   
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  1054-1056 S. Orange Grove Ave HRA / D.191454.00 
SOURCE: Google Maps, 2020 

Figure 8 
Aerial photograph from 2020, subject property outlined in red (new 

non-contributor outlined in yellow, district boundary in blue   

4.2 History of the Subject Property 

Construction and Occupancy History of 1054-1056 S. Orange Grove 
Ave. 

Construction History 

Building permits on file with the Los Angeles Department of Building and Safety were used to 

create a construction history (Building Permits are included in Appendix D). The first permit on 

file was issued on April 19, 1937, to Mary Moore for the construction of a two-story duplex with 

stucco siding. On June 4, 1937, a permit was issued to Walter Bollenbacher for interior tilework. 

The permit for the garage that is still extant at the rear of the lot was also issued the same day. 

The assessor records (included in Appendix E) from August 23, 1937 say that a two-story stucco, 

two-flat residence and garage were constructed with a hipped and flat roof, respectively. The 

assessor classified the building as “special.”  

In 1977, a permit was issued for a patio addition and cover to the rear of the building (at the rear 

northeast corner). In 1994, the brick masonry chimney had to be repaired and security bars were 

installed over the windows and security doors also added. The permit history for the building is 



Historic Resources Assessment 

1054-1056 S. Orange Grove Ave. 22 ESA / D191454.00 

Historic Resources Assessment March 2020 

summarized below in Table 3. Additional observed physical alterations include the change in 

stucco finish (heavily textured thick stucco over the original stucco) and the replacement of most 

of the windows.  

TABLE 3 
1054-1056 S. ORANGE GROVE AVE. 

LOS ANGELES DEPARTMENT OF BUILDING AND SAFETY BUILDING PERMITS22 

Issued 
Permit/Assessor 
Record Owner 

Contractor (C) 
or Architect (A) Valuation ($) Description 

4/19/1937 12374 Mary 
Moore 

Clarence J. 
Smale (A) 

Walter 
Bollanbach (C) 

10,000 Construction of two-story duplex with stucco 

siding 

4/19/1937 12375 Mary 
Moore 

Clarence J. 
Smale (A) 

Walter 

Bollanbocher (C) 

350 Construction of a garage 

6/4/1937 18605 W. 
Bollenback
er 

Selectile 
contractors (C) 

- Interior tile 

6/21/1977 LA 46878/77 H. Sample C. F. Knowlton 600 Patio addition and cover 17x19.6’ to the rear 

of the building 

7/28/1994 17064 - - - Repair of masonry chimney 

12/2/1994 94HO 33950 Herbert 
Sample 

- - Install security bars with quick release 

devices 

4/3/1996 1996LA49677 Herb 
Sample 

Owner 3,000 Relocate water heaters 

11/29/2010 10042-90000-
20465 

Herbert 
Sample 

Fast Water 
Heater Partners 
ILP 

- Remove and replace gas water heater 

 

Clarence J. Smale 

The architect of the subject property was Clarence J. Smale, a notable architect in the City of Los 

Angeles. Smale was born in 1884 in California, and married to Rose Smale (born in 1849 in 

Canada) with whom he had one daughter, Virginia Smale in 1919 in Washington.23 Smale began 

to practice architecture in Seattle, Washington, in about 1916 while partnered with his brother, 

Perry K. Smale. By roughly 1920, he was practicing in Los Angeles until sometime in the 

1960s.24 He designed a number of residences and theaters in the Los Angeles area during his 

career. Five of Smale’s works are designated HCM’s in Los Angeles, including 130 N. Catalina 

Street. (1925), Burnside Manor (1931), Chateau Alpine (1936), and Villa Serrano (1936). The 

table below shows all of his designated buildings located in Los Angeles, which are more 

historically significant, have greater integrity, and are better examples of their style and type than 

the subject building. For example, The Smith House is described by David Gebhard and Robert 

                                                   
22 Documentation exists for all permits and certificates of occupancy listed in this table. 
23  United States Federal Census, 1940. 
24 “Smale, Clarence J., Architect,” PCAD, accessed February 28, 2020, http://pcad.lib.washington.edu/firm/829/. 

http://pcad.lib.washington.edu/firm/829/
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Winter as “a rare concrete Art Deco house. It is very elegant in an extremely elegant 

neighborhood. Paris would be proud of it.”25 

TABLE 4 
DESIGNATED WORKS BY CLARENCE J. SMALE 

Address 
and Name Designation  Date Built  Photograph   

Burnside 
Manor 

600 S. 
Burnside 
Ave 

HCM No. 701 1931 

 

Source: Historic Places LA 

Chateau 
Alpine 

918 S. 
Serrano Ave 

HCM No. 928 1936 

 

Source: Historic Places LA 

                                                   
25  David Gebhard and Robert Winter, An Architectural Guidebook to Los Angeles (Gibbs Smith, Publisher, Salt Lake 

City, 2003), 210. 
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Address 
and Name Designation  Date Built  Photograph   

Villa Serrano 

930 S. 
Serrano Ave 

HCM No. 646 1936 

 

Source: Historic Places LA 

Monsignor 
O’Brien 
House 

130 N. 
Catalina St. 

HCM No. 861 1925 

 

Source: Historic Places LA 
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Address 
and Name Designation  Date Built  Photograph   

Loyola 
Theater 

HCM No. 259 1946 

 

Source: Cinematreasures.org 

Residence 
for C.J. 

Smale 

625 S. 

Rimpau 
Blvd. 

Contributor to the 
Hancock Park 

HPOZ 

1925 

 

Source: Historic Places LA 
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Address 
and Name Designation  Date Built  Photograph   

Residence 
for Chisholm 
& Merkle 

543 S. 
Muirfield Rd. 

Contributor to the 
Hancock Park 
HPOZ 

1923 

 

Source: Historic Places LA 

Smith House 

189 S. 

Hudson Ave. 

Contributor to the 
Hancock Park 
HPOZ 

1929 

 

Source: Historic Places LA 

 

Occupancy and Ownership History 

Los Angeles-area directories and phone books, City of Los Angeles building permits on file with 

the City’s Building Division, as well as U. S. Census data and other records were reviewed to 

determine if the subject property has any significant associations with the productive lives of 

historic personages. Table 5 below summarizes the occupancy and ownership history of 1054-

1056 S. Orange Grove Avenue.  

TABLE 5 
OCCUPANCY HISTORY OF 1054-1056 S. ORANGE GROVE AVE.  

Year Address Source Owner/Occupant Occupation 

1937 - Building Permits Mary Moore  Owner 

1937 - Building Permits Walter Bollenbacher Owner 

1942 1054 Los Angeles Directory 
Co. 

Joseph Frisch 

Juliette Frisch 

Marc J. Frisch 

Jewel Frisch 

Melville R. Brume 

Buyer 

- 

Assistance buyer 
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Year Address Source Owner/Occupant Occupation 

1942 1056 Los Angeles Directory 
Co. 

Fred D Miller 

Esther Miller 

Furn. Co. 

1962-
1971 

1054 Pacific Telephone Mrs. Rose Segal  

1962 1056 Pacific Telephone Perry Oppenheimer Salesman 

1964 1056 Pacific Telephone Natalie H. Harris  

1976-
2006 

1054 Pacific Telephone Ramona W Sample 

Herbert W. Sample 

Owner 

2000-
2006 

1056 Haines & Company Manuchehr Z. Foroutan  

2010 1056 EDR Digital Archive Haddads Printing 
Service 

 

2014 1056 EDR Digital Archive H&C Sample LLC  

 

The original owner of the subject property was Mary Moore.26 The man listed as the contractor 

for the house in the original permits, Walter Bollenbacher, was listed as owner of the duplex in 

the subsequent building permit. Bollenbacher was a contractor who worked in Southern 

California. In 1958, he and his partner, Louis L. Kelton were presented with a plaque by Home 

Builders Association for building 35,000 homes in Southland.27 They subdivided a 1,000 acre 

subdivision, Allied Gardens, in 1954 in San Diego. Kelton built homes on the east coast before 

moving to California to join Bollenbacher in 1930. Along with residential subdivisions, they 

constructed military facilities during World War II. Kelton’s grandson, Mark Kelton, continues 

working as a developer.28 From checking other buildings in the tract, it appears that the tract was 

not developed by Bollenbacher, but was a speculative property by the builder. 

In 1942, the Frisch family resided at the subject property. Joseph Frisch passed away in April of 

1942, so he may not have lived at the property.29 Melville R. Brume was Juliette Frisch’s son and 

Joseph Frisch’s step son. Juliette and Joseph’s children were Marc and Jewel. The Frisch’s were 

Jewish of Czechoslovakian background.30 In 1942, Fred D. and Esther Miller lived in the upstairs 

apartment. Fred Miller was a furniture salesman. Other subsequent occupants were Rose Segal, 

Perry Oppenheimer, Natalie H. Harris, Ramona W. and Herbert W. Simple, who owned the 

buildings from around 1976 to 2006, and Manuchehr Z. Foroutan. Research of all these occupants 

did not reveal anyone of historical importance locally, in the state, or nationally.  

Architectural Description 

The subject property is a two story, stucco duplex in the French Norman style constructed in 

1937. The duplex has an irregular footprint, stucco siding and a steeply pitched mansard roof. The 

duplex is set back from Orange Grove Avenue. There is a parkway with a scored concrete 

sidewalk and a street tree. There is a grass lawn with planters around the perimeter of the primary 

                                                   
26 Mary Moore is a common name and no verifiable information was found about her. 
27 The Los Angeles Times (Los Angeles, CA), June 29, 1958, pg. 160. 
28 “About Us,” Ferrini Ranch, accessed March 2, 2020, http://www.ferriniranch.com/aboutus.php. 
29 “Deaths,” The Los Angeles Times (Los Angeles, CA) April 6, 1942, pg. 17. 
30 United States Federal Census, 1940. 

http://www.ferriniranch.com/aboutus.php


Historic Resources Assessment 

1054-1056 S. Orange Grove Ave. 28 ESA / D191454.00 

Historic Resources Assessment March 2020 

(west) façade of the duplex. A courtyard surrounded by a masonry garden wall (stuccoed) 

encloses a patio at the northwest corner of the residence. The entrance to the ground-floor 

apartment is recessed under an exterior staircase.  The staircase is accessed from the courtyard 

patio.  There is a rectangular garage in the rear yard area near the rear of the property that is 

accessed by a driveway that runs across the north (side) property line (Figure 9).  

    1054-1056 S. Orange Grove Ave. HRA / D191454.00 
SOURCE: Google Maps, 2019 

Figure 9 
Current aerial view of the subject property 

West (primary) façade 

The first floor and the second floor are separate apartments and have their own entrances. The 

two stories are visually separated by a molded belt course on the front elevation.  At the 

northwest corner, there is an entrance courtyard surrounded by a concrete wall (stuccoed) with a 

belt course of wood trim and molded cap details. A metal decorative baluster rail runs along the 

top of the wall flanking the exterior staircase.  The first story entrance is recessed underneath the 

staircase and the second story entrance porch. There are aluminum windows replacement 

windows on either side of the first floor recessed entrance. On the wall to the north there is an 

aluminum casement window. The south wing projects forward and features a bay window with 

brick footings, molded trim detailing and a denticulated cornice under a curved metal roof. Nearly 

all the windows have been replaced (alteration). Above that there is a casement window with a 

wood sill and dentils that have been stuccoed over (alteration).  

Within the entrance courtyard, a stairway leads up to the second story apartment entrance which 

is recessed under the roof. There is a large casement wood window within the entrance porch. On 

the north side of the south wing there is an aluminum casement window. The northernmost 

window is a fixed stained glass window which now fills the opening of the former casement 
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windows (alteration) with quoin detailing which has since been stucoed over. The window bay is 

cantilevered over the first floor and has four corbels (stuccoed) (Figure 10).  

   1054-1056 S. Orange Grove Ave. HRA / D191454.00 
SOURCE: ESA, 2020 Figure 10 

West (primary) façade, view facing southeast  

South (side) elevation 

On the north (side) elevation, there are nine aluminum double-hung sash windows (alteration) and 

two small original wood casement windows on the second story. Security bars have been added to 

the first floor windows (alteration) (Figure 11). 

 



Historic Resources Assessment 

1054-1056 S. Orange Grove Ave. 30 ESA / D191454.00 

Historic Resources Assessment March 2020 

  1054-1056 S. Orange Grove Ave. HRA / D191454.00 
SOURCE: ESA, 2020 

Figure 11 
South (side) elevation, view facing north 

East (rear) elevation 

The east (rear) elevation has a covered shed-roofed porch addition and stone-veneered knee wall 

completed in 1977 that encompasses the north half of the elevation (alteration). Exterior stairs 

lead to the rear kitchen entrance to the second story apartment (altered stair rail and recessed 

opening to kitchen door). There are five double-hung aluminum sash windows (alteration) and 

two original wood casement windows (Figure 12).  

   1054-1056 S. Orange Grove Ave. HRA / D191454.00 
SOURCE: ESA, 2019 

Figure 12 
East (rear) elevation of the residence, view facing West   

North (side) elevation 

On the north (side) elevation, there are four aluminum windows with security bars (alteration) 

and a side entrance on the first floor. On the second floor, there is an original wood casement 

window and three other windows (Figure 13). 
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   1054-1056 S. Orange Grove Ave. HRA / D191454.00 
SOURCE: ESA, 2020 

Figure 13 
North (side) elevation, view facing south 

Interior 

The interior of the duplex is relatively intact. Original wood moldings, doors, some wood floors, 

and bathroom hardware is intact. Much of the plan and layout remains intact as well. Alterations 

include new wood flooring in the rear bedroom, new flooring in the kitchen, and replacement 

windows (Figure 14).  

   1054-1056 S. Orange Grove Ave. HRA / D191454.00 
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SOURCE: ESA, 2020 
Figure 14 

The entryway, view facing north  

Garage 

In the west (rear) yard area, there is a four-car garage finished with stucco (restuccoed) with a 

shed roof (Figure 15).  The garage doors are likely later replacements and the garage appears to 

have been reroofed. 

   1054-1056 S. Orange Grove Ave. HRA / D191454.00 
SOURCE: ESA, 2020 

Figure 15 

West elevation of the garage, view facing east  
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4.3 Historic Context 

The property history, architectural description and historic context provides the background 

necessary to evaluate the historic and architectural significance of the subject property, including 

the history of its construction and alterations. The period of significance associated with the 

Historic District is 1918-1942, the period of significance established by SurveyLA for the 

potential Orange Grove Avenue-Ogden Drive-Genesee Avenue Multi-Family Residential Historic 

District, in which the subject property is located. ESA evaluated the subject property under the 

historical and architectural theme that follows: Context: Architecture and Engineering, 1850-

1980, Theme: Period Revival (1919-1950), Sub-Theme: French Norman (1919-1940).31 This 

context can be reviewed on Preservation.LACity.org.  

 

                                                   
31  SurveyLA, “Period Revival, 1919-1950,” Los Angeles Citywide Historic Context Statement, prepared for the City 

of Los Angeles Department of City Planning, January 2016, 11-14. 
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5.0 Evaluation 

5.1 SurveyLA Registration Requirements and Eligibility 
Standards 

Based upon the historical and architectural themes developed in the Environmental Setting section 

and in the Los Angeles Historic Context Statement, there is one significant SurveyLA theme 

associated with the subject property: Context: Architecture and Engineering, 1850-1980, Theme: 

Period Revival (1919-1950), Sub-Theme: French Norman (1919-1940). The following is a Context 

Summary Table, as developed by the OHR, that defines the eligibility standards, character-defining 

features, and integrity aspects a historical resource needs to have in order to be considered eligible 

in association with the aforementioned theme. These standards were utilized in the evaluation of 

the Primary Residence on the subject property that follows below.  

TABLE 6 
CONTEXT SUMMARY TABLE FOR ARCHITECTURE AND ENGINEERING, 1850-1980 

Context Architecture and Engineering 

Sub Context No sub-context 

Theme Period Revival, 1919-1950 

Sub Theme French Norman, 1919-1940 

Property Type No property type 

Property Sub Type No property sub type 

Geographic Location  Though the French Norman style can be found in communities throughout the city, it is 
mostly concentrated in the neighborhoods of Hollywood, Mid-Wilshire, Westlake, 
Wilmington, and Bel Air. 

Area of Significance  Architecture 

Criteria C/3/3 

Period of Significance  1919-1940 

Eligibility Standards  Exhibits quality of design through distinctive features 

 Is an excellent example of the French Norman style 

 Was constructed during the period of significance 

Character Defining/
Associative Features 

 Retains essential character-defining features from the period of significance 

 Balconies and second-story overhangs 

 Dormers 

 Half-timbering 

 Horizontal massing 

 Massing and fenestration irregular 

 May be associated with important architects and/or landscape designers 

 Roofs with long pitches, may be steeply pitched, hipped, clipped 

 Stucco, brick and stone exteriors 

 Village feel 

 White or lightly colored walls 
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TABLE 6 
CONTEXT SUMMARY TABLE FOR ARCHITECTURE AND ENGINEERING, 1850-1980 

Integrity Considerations  Should retain integrity of Location, Design, Materials, Workmanship, and Feeling from 
the period of significance 

 Some windows and doors may have been replaced, as long as openings have not been 
altered and original fenestration patterns have not been disrupted 

 Original wood shingle roof may be replaced if replacement material is visually 
compatible 

 

5.2 Previous Evaluations of the Subject Property 

The subject property was previously evaluated during SurveyLA’s survey of the Wilshire 

Community Plan Area, which was conducted in 2015. As part of that survey effort, the subject 

property was identified as a contributor to the potential Orang Grove Avenue-Ogden Drive-

Genesee Avenue Multi-Family Residential Historic District which was given the status codes of 

3S; 3CS; and 5S3 under Criterion C/3/3 for its association with the theme of Multi-Family 

Residential District, 1910-1980 and for its theme as a Period Revival Multi-Family Residential 

Neighborhood, 1918-1942. The status codes mean that the district was found to appear eligible 

for local, state, and national listing through survey research. The subject property was identified 

by SurveyLA as a residential-multi family; apartment house in the French Revival (Norman) 

style.  

5.3 Significance Evaluation  

1054-1056 S. Orange Grove Avenue was evaluated in this Report under the historical and 

architectural theme that follows: Context: Architecture and Engineering, 1850-1980, Theme: 

Period Revival (1919-1950), Sub-Theme: French Norman (1919-1940). ESA also conducted 

research on the subject property’s construction and occupancy history. ESA evaluated the subject 

property against the criteria for listing in the National Register, California Register, and as a Los 

Angeles Historic Cultural Monument (LAHCM).  

Broad Patterns of History 

With regard to broad patterns of history, the following are the relevant criteria: 

 National Register Criterion A: Is associated with events that have made a significant 

contribution to the broad patterns of our history. 

 California Register Criterion 1: Is associated with events that have made a significant 

contribution to the broad patterns of California's history and cultural heritage. 

 Los Angeles Historic Cultural Monument Criterion 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. 

The subject property is located in the Wilshire CPA in Los Angeles. The subject property is part 

of Tract no. 9721 which was subdivided in 1930. Much of the tract is located within the potential 

Orange Grove Avenue-Ogden Drive-Genesee Avenue Multi-Family Residential Historic District 

(Historic District) as shown in Figure 3 above. The Historic District is potentially significant as a 

Period Revival multi-family residential neighborhood developed primarily between 1927 and 
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1950. The subject property is an example of a multi-family residence constructed in 1937 in a 

period revival style (French Norman) within the period of significance for the French Norman 

style (1919-1940) during the development period of the Historic District (1927-1950). While the 

subject property is an example of this kind of development, there are many multi-family 

residences in the Period Revival styles all over the Wilshire area which boomed in the 1920s and 

1930s. It is not a rare nor a particularly good example of this type of Period Revival or French 

Norman style duplex development in Wilshire, partially due to alterations since its original 

construction that detract from its integrity of design, workmanship and materials.  It’s integrity 

has been impacted by substantial alterations that have ruined the architectural features, details and 

finishes of the building including the heavily textured, thick stucco that covers the original 

architectural details and exterior finishes such as decorative quoins, corbels, band courses.  

Furthermore, the porch addition to the rear that encompasses half of the rear elevation was 

constructed after the period of significance, and the rear exterior staircase has also been altered. 

Additionally, almost all of the windows have been replaced with non-compatible aluminum 

windows, many of which are covered in security bars. While the second-floor entrance retains its 

original wood door, the ground-floor entrance has an incompatible later replacement.  

Furthermore, the subject property’s integrity of association and feeling with early development of 

the Wilshire has been impaired by the adverse impacts of the aforementioned alterations to 

materials, workmanship, and design.  As such, the subject property does not exemplify the 

significant development patterns of this area of the City. There are many other more intact 

examples of Period Revival style and French Norman style multi-family residences within the 

Wilshire CPA that are documented in SurveyLA that better convey the development patterns and 

architectural styles/types of this era than the subject property.  

As a result, 1054-1056 S. Orange Grove Avenue does not appear to meet the thresholds of 

significance for individual eligibility under National Register Criterion A, California 

Register Criterion 1, or LAHCM Criterion 1.  

Significant Persons 

With regard to associations with important persons, the following are the relevant criteria: 

 National Register Criterion B: Is associated with the lives of persons significant in our past. 

 California Register Criterion 2: Is associated with the lives of persons important in our 

past. 

 Los Angeles Historic Cultural Monument Criterion 2: Is associated with the lives of 

historic personages important to national, state, city or local history. 

The occupancy and ownership history for the subject property was researched by reviewing City 

directories, building permits, Los Angeles County Assessor records, and the U. S. Census. This 

research effort did not identify any persons significant to local, state, or national history. 

Therefore, 1054-1056 S. Orange Grove Avenue does not appear to meet the eligibility 

requirements under National Register Criterion B, California Register Criterion 2 or the 

LAHCM Criterion 2.  
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Architecture 

With regard to architecture, design, or construction, the following are the relevant criteria: 

 National Register Criterion C: Embodies 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. 

 California Register Criterion 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. 

 Los Angeles Historic Cultural Monument Criterion 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 

The subject property was constructed in 1937 and designed in the French Norman style by noted 

local architect Clarence J. Smale, and contractor Walter Bollenbacher who was a notable builder 

in Los Angeles’s history, but the subject property is not among his most notable works. 

Furthermore, the subject duplex is not among the Smale’s best works, which include Villa 

Serrano, Burnside Manor, and Chateau Alpine, which are all designated HCM’s. The subject 

property does not have the same quality of design or elegance as as these other buildings which 

were much more important commissions for more prominent clients. The subject building was 

constructed as an investment property intended for and used as a rental, an income-generating 

development.  While the subject property retains some defining features of the French Norman 

style such as second-story overhangs and balconies, irregular massing, and a steeply-pitched 

mansard roof, the original exterior stucco finishes have been substantially altered with heavily 

textured thickly applied stucco, and the majority of the original fenestration has been lost (the 

existing windows are incompatible non-original aluminum replacements). Unfortunately, the 

heavy stucco was applied over the entire building, covering all the architectural features, details 

and finishes that are now obscured by the thick stucco.  The exterior finish of what was once a 

fairly handsome building has been ruined and it would be difficult to bring it back to its original 

appearance.  These changes adversely affect the subject property’s integrity, detracting from its 

integrity of design, materials, and workmanship.  Furthermore, an incompatible porch addition to 

the rear of the building was constructed in 1977, after the period of significance, and the adjacent 

exterior staircase to the rear entrance of the second-floor unit has also been altered. These 

alterations have substantially diminished the architectural integrity of the subject property 

(design, workmanship, materials) such that it no longer retains the majority of its character-

defining features (original stucco finish not visible, fenestration removed and replaced, finishes 

and materials obscured) that convey its associations with the French Norman style. Since these 

changes strongly detract from the visual appearance of the building as an example of Period 

Revival multi-family development, these changes also detract from is integrity of association and 

feeling with early development of Wilshire. Finally, there are far better examples of the French 

Norman Revival style in the Wilshire CPA area such as Mary Andrews Clark Residence of the 

YWCA and the Beverly Sycamore, both of which have a higher quality of design and are far 

more intact than the subject property.  
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Therefore, 1054-1056 S. Orange Grove Avenue does not meet the significance threshold 

requirements for individual eligibility under National Register Criterion C, California 

Register Criterion 3 or LAHCM Criterion 3. 

Data 

 National Register Criterion D: It yields, or may be likely to yield, information important in 

prehistory or history. 

 California Register Criterion 4: Has yielded, or may be likely to yield, information 

important in prehistory or history. 

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to 

buildings, structures, and objects that contain important information. In order for these types of 

properties to be eligible under Criterion D/4, they themselves must be, or must have been, the 

principal source of the important information. None of the buildings on the subject property 

appear to yield significant information that would expand our current knowledge or theories of 

design, methods of construction, operation, or other information that is not already known about 

the period in which they were constructed, their method of construction, or their design. The 

building reflects common building practices and materials of the early twentieth century, which 

have already been well documented.  Therefore, 1054-1056 S. Orange Grove Avenue does not 

meet the eligibility requirements under National Register Criterion D and California 

Register Criterion 4. 

5.4 Conclusion 

As a result of our research and survey investigations and by application of the applicable federal, 

state and local eligibility evaluation criteria, ESA finds that the subject property lacks both 

historical significance and architectural integrity to convey any significance under any of the 

applicable eligibility criteria, A/1/1, B/2/2, or C/3/3.  Historical research on the history of the 

parcel and tract, and occupancy history research does not indicate that the property is associated 

with any significant event or pattern of history or with any significant personage.  While the 

subject property retains some defining features of the French Norman style such as second-story 

overhangs and balconies, irregular massing, and a steeply-pitched mansard roof, the original 

exterior stucco finishes have been substantially altered with heavily textured thickly applied 

stucco, and the majority of the original fenestration has been lost (the existing windows are 

incompatible non-original replacements). Unfortunately, the heavy stucco was applied over the 

entire building, covering all the architectural features, details and finishes that are now obscured 

by the thick stucco.  The exterior finish of what was once a fairly handsome building has been 

ruined and it would be difficult to bring it back to its original appearance.  These changes 

adversely affect the subject property’s integrity, detracting from its integrity of design, materials, 

and workmanship.  Furthermore, an incompatible porch addition to the rear of the building was 

constructed in 1977, after the period of significance, and the adjacent exterior staircase to the rear 

entrance of the second-floor unit has also been altered. These alterations have substantially 

diminished the architectural integrity of the subject property (design, workmanship, materials) 

such that it no longer retains the majority of its character-defining features (original stucco finish 

not visible, fenestration removed and replaced, finishes and materials obscured) that convey its 
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associations with the French Norman style. Since these changes strongly detract from the visual 

appearance of the building as an example of Period Revival multi-family development, these 

changes also detract from is integrity of association and feeling with early development of 

Wilshire. Therefore, the subject property at 1054-1056 S. Orange Grove Avenue does not appear 

to meet the integrity or significance requirements as an HCM, and it is ESA’s recommendation 

that the subject property be assigned a California Historical Resource Status Code of “6L” 

meaning it is “Determined ineligible for local listing or designation through local government 

review process; may warrant special consideration in local planning.”  Based upon our 

evaluation, the subject property does not appear to meet the SurveyLA requirements to warrant 

the assignment of a “5D3” status code as a district contributor.  While it retains some vestiges of 

architectural character partially visible underneath the heavy stucco coating, its architectural 

character is not intact enough to warrant its individual designation as an HCM nor its 

identification as a contributor in the Historic District. 
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rights for commercial reproduction of maps by the Sanborn Library LLC, the copyright holder for the collection.  Results can be

authenticated by visiting www.edrnet.com/sanborn.

The Sanborn Library is continually enhanced with newly identified map archives. This report accesses all maps in the collection as of the

day this report was generated.
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Maps Provided:

D191454.00
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ESA  (the client) is permitted to make up to FIVE photocopies of this Sanborn Map transmittal and each fire insurance map accompanying this report solely for the

limited use of its customer. No one other than the client is authorized to make copies. Upon request made directly to an EDR Account Executive, the client may be

permitted to make a limited number of additional photocopies. This permission is conditioned upon compliance by the client, its customer and their agents with EDR's

copyright policy; a copy of which is available upon request.

This Report contains certain information obtained from a variety of public and other sources reasonably available to Environmental Data Resources, Inc. It cannot

be concluded from this Report that coverage information for the target and surrounding properties does not exist from other sources. NO WARRANTY

EXPRESSED OR IMPLIED, IS MADE WHATSOEVER IN CONNECTION WITH THIS REPORT. ENVIRONMENTAL DATA RESOURCES, INC. SPECIFICALLY

DISCLAIMS THE MAKING OF ANY SUCH WARRANTIES, INCLUDING WITHOUT LIMITATION, MERCHANTABILITY OR FITNESS FOR A PARTICULAR USE

OR PURPOSE. ALL RISK IS ASSUMED BY THE USER. IN NO EVENT SHALL ENVIRONMENTAL DATA RESOURCES, INC. BE LIABLE TO ANYONE,

WHETHER ARISING OUT OF ERRORS OR OMISSIONS, NEGLIGENCE, ACCIDENT OR ANY OTHER CAUSE, FOR ANY LOSS OF DAMAGE, INCLUDING,

WITHOUT LIMITATION, SPECIAL, INCIDENTAL, CONSEQUENTIAL, OR EXEMPLARY DAMAGES. ANY LIABILITY ON THE PART OF ENVIRONMENTAL

DATA RESOURCES, INC. IS STRICTLY LIMITED TO A REFUND OF THE AMOUNT PAID FOR THIS REPORT. Purchaser accepts this Report "AS IS". Any

analyses, estimates, ratings, environmental risk levels or risk codes provided in this Report are provided for illustrative purposes only, and are not intended to

provide, nor should they be interpreted as providing any facts regarding, or prediction or forecast of, any environmental risk for any property. Only a Phase I

Environmental Site Assessment performed by an environmental professional can provide information regarding the environmental risk for any property.

Additionally, the information provided in this Report is not to be construed as legal advice.

Copyright 2020 by Environmental Data Resources, Inc. All rights reserved. Reproduction in any media or format, in whole or in part, of any report or map of

Environmental Data Resources, Inc., or its affiliates, is prohibited without prior written permission.
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DPR 523A (9/2013) *Required information 

Page  1    of   8    *Resource Name or #: (Assigned by recorder)   1054-1056 S. Orange Grove Ave.             
P1. Other Identifier:                                                                        ____ 
*P2. Location:  ☐  Not for Publication     ☒  Unrestricted   

 *a.  County   Los Angeles                      and (P2c, P2e, and P2b or P2d.  Attach a Location Map as necessary.) 

 *b. USGS 7.5' Quad  Date  T   ; R    ;  W  ☐ of    ☐ of Sec   ;   B.M. 

c.  Address    1054-1056 S. Orange Grove Ave.            City    Los Angeles      Zip   90019           

d.  UTM:  (Give more than one for large and/or linear resources)  Zone   ,        mE/           mN 
 e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, decimal degrees, etc., as appropriate)   
  APN: 5086-013-006 
*P3a. Description: (Describe resource and its major elements.  Include design, materials, condition, alterations, size, setting, and boundaries) 
The subject property is a two story, stucco duplex in the French Norman style constructed in 1937. The duplex has an 
irregular footprint, stucco siding and a steeply pitched mansard roof. The duplex is set back from Orange Grove Avenue. 
There is a parkway with a scored concrete sidewalk and a street tree. There is a grass lawn with planters around the 
perimeter of the primary (west) façade of the duplex. A courtyard surrounded by a masonry garden wall (stuccoed) 
encloses a patio at the northwest corner of the residence. The entrance to the ground-floor apartment is recessed under 
an exterior staircase.  The staircase is accessed from the courtyard patio.  There is a rectangular garage in the rear yard 
area near the rear of the property that is accessed by a driveway that runs across the north (side) property line.  
[See Continuation Sheets] 
 
 
*P3b. Resource Attributes:  (List attributes and codes) HP3 (Multiple Family Property)                                  
*P4. Resources Present: 

 ☐ Building ☒ Structure ☐ Object 
☐ Site ☐ District ☐ Element of District 
☐ Other (Isolates, etc.)  
P5b. Description of Photo: (view, date, 

accession #) View the west facade 
(view facing east) 
*P6. Date Constructed/Age and 
Source: ☒ Historic  ☐ Prehistoric   
  ☐ Both 

1937/Los Angeles County Assessor 
*P7. Owner and Address: 

Adi Perez 
439 N. Canon Dr 
Beverly Hills, VA 90210 
*P8. Recorded by: (Name, affiliation, and 

address) Hanna Winzenried            
ESA                                     
626 Wilshire Blvd., Suite 1100 
Los Angeles, CA 90017         

*P9. Date Recorded: March 2020                          
*P10. Survey Type: (Describe)  
 Intensive Pedestrian            
*P11.  Report Citation: (Cite survey 

report and other sources, or enter "none.")  
ESA, 1-54-1056 S. Orange Grove 
Avenue Los Angeles, California 
Historic Resources Report, March 

2020. 
*Attachments: ☐NONE  ☐Location Map ☒Continuation Sheet  ☒Building, Structure, and Object Record 
☐Archaeological Record  ☐District Record  ☐Linear Feature Record  ☐Milling Station Record  ☐Rock Art Record   
☐Artifact Record  ☐Photograph Record   ☐Other (List):                                                   

State of California  The Resources Agency   Primary #      
DEPARTMENT OF PARKS AND RECREATION  HRI #     

PRIMARY RECORD    Trinomial         

       NRHP Status Code 6L or 5D3  
    Other 
     Listings                                                       
    Review Code           Reviewer                  Date                  

P5a.  Photograph or Drawing  (Photograph required for buildings, structures, and objects.) 

 



 

DPR 523B (9/2013) *Required information 

*Resource Name or # (Assigned by recorder)    1054-1056 S. Orange Grove Ave          *NRHP Status Code   6L/5D3          
Page  2   of   8   

 
B1. Historic Name:                                                                           
B2. Common Name:                                                                          
B3. Original Use:   Multi-Family Residence             B4.  Present Use:  Multi-Family Residence                
*B5. Architectural Style:  French Norman                                        
*B6. Construction History:  (Construction date, alterations, and date of alterations) 
Building permits on file with the Los Angeles Department of Building and Safety were used to create a construction history 
. The first permit on file was issued on April 19, 1937, to Mary Moore for the construction of a two-story duplex with stucco 
siding. On June 4, 1937, a permit was issued to Walter Bollenbacher for interior tilework. The permit for the garage that is 
still extant at the rear of the lot was also issued the same day. The assessor records from August 23, 1937 say that a 
two-story stucco, two-flat residence and garage were constructed with a hipped and flat roof, respectively. The assessor 
classified the building as “special.” 
[See Continuation Sheets] 
 
 
*B7. Moved?   ☒No   ☐Yes   ☐Unknown   Date:                     Original Location:                  

*B8. Related Features: 
 
 
 
B9a. Architect:  Clarence J. Smale                                       b. Builder:  Walter Bollenbacher                
*B10. Significance:  Theme   Context: Architecture and Engineering, 1850-1980, Theme: Period Revival (1919-1950), 

Sub-Theme: French Norman (1919-1940)          Area   Wilshire  

 Period of Significance 1920; 1924; 1928    Property Type   Multi-Family Residential     Applicable Criteria   A, C        
(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Also address integrity.) 

1054-1056 S. Orange Grove Avenue was evaluated in this Report under the historical and architectural theme that follows: 
Context: Architecture and Engineering, 1850-1980, Theme: Period Revival (1919-1950), Sub-Theme: French Norman 
(1919-1940). ESA also conducted research on the subject property’s construction and occupancy history. ESA evaluated 
the subject property against the criteria for listing in the National Register, California Register, and as a Los Angeles 
Historic Cultural Monument (LAHCM).  
[See Continuation Sheets] 
 
B11. Additional Resource Attributes: (List attributes and codes)                                               
*B12. References: 
[See Continuation Sheets] 
 
B13. Remarks: 

 
*B14. Evaluator:  Hanna Winzenried 

*Date of Evaluation:  March 2020 

State of California  The Resources Agency  Primary #                              
DEPARTMENT OF PARKS AND RECREATION HRI#                                            

BUILDING, STRUCTURE, AND OBJECT RECORD  

(Sketch Map with north arrow required.) 

  

(This space reserved for official comments.) 
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*P3a. Description (continued): 

Residence 

The first floor and the second floor are separate apartments and have their own entrances. The two 

stories are visually separated by a molded belt course on the front elevation.  At the northwest corner, 

there is an entrance courtyard surrounded by a concrete wall (stuccoed) with a belt course of wood trim 

and molded cap details. A metal decorative baluster rail runs along the top of the wall flanking the 

exterior staircase.  The first story entrance is recessed underneath the staircase and the second story 

entrance porch. There are aluminum windows replacement windows on either side of the first floor 

recessed entrance. On the wall to the north there is an aluminum casement window. The south wing 

projects forward and features a bay window with brick footings, molded trim detailing and a 

denticulated cornice under a curved metal roof. Nearly all the windows have been replaced (alteration). 

Above that there is a casement window with a wood sill and dentils that have been stuccoed over 

(alteration).  

Within the entrance courtyard, a stairway leads up to the second story apartment entrance which is 

recessed under the roof. There is a large casement wood window within the entrance porch. On the 

north side of the south wing there is an aluminum casement window. The northernmost window is a 

fixed stained glass window which now fills the opening of the former casement windows (alteration) 

with quoin detailing which has since been stucoed over. The window bay is cantilevered over the first 

floor and has four corbels (stuccoed). 

On the north (side) elevation, there are nine aluminum double-hung sash windows (alteration) and two 

small original wood casement windows on the second story. Security bars have been added to the first 

floor windows (alteration). The east (rear) elevation has a covered shed-roofed porch addition and 

stone-veneered knee wall completed in 1977 that encompasses the north half of the elevation 

(alteration). Exterior stairs lead to the rear kitchen entrance to the second story apartment (altered stair 

rail and recessed opening to kitchen door). There are five double-hung aluminum sash windows 

(alteration) and two original wood casement windows. On the north (side) elevation, there are four 

aluminum windows with security bars (alteration) and a side entrance on the first floor. On the second 

floor, there is an original wood casement window and three other windows.  

The interior of the duplex is relatively intact. Original wood moldings, doors, some wood floors, and 

bathroom hardware is intact. Much of the plan and layout remains intact as well. Alterations include 

new wood flooring in the rear bedroom, new flooring in the kitchen, and replacement windows. 

Garage 

In the west (rear) yard area, there is a four-car garage finished with stucco (restuccoed) with a shed roof.  

The garage doors are likely later replacements and the garage appears to have been reroofed. 

State of California  Natural Resources Agency  Primary#                         

DEPARTMENT OF PARKS AND RECREATION  HRI #                  

       Trinomial                    

CONTINUATION SHEET     

Property Name:                                             

Page    3     of      8       
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*B6. Construction History (continued): 

In 1977, a permit was issued for a patio addition and cover to the rear of the building (at the rear 

northeast corner). In 1994, the brick masonry chimney had to be repaired and security bars were 

installed over the windows and security doors also added. Additional observed physical alterations 

include the change in stucco finish (heavily textured thick stucco over the original stucco) and the 

replacement of most of the windows. 

*B10. Significance (continued): 

National Register and California Register 

a. Broad Patterns of History 

With regard to broad patterns of history, the following are the relevant criteria: 

National Register Criterion A: Is associated with events that have made a significant contribution to the 

broad patterns of our history. 

California Register Criterion 1: Is associated with events that have made a significant contribution to the 

broad patterns of California's history and cultural heritage. 

Los Angeles Historic Cultural Monument Criterion 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. 

The subject property is located in the Wilshire CPA in Los Angeles. The subject property is part of Tract 

no. 9721 which was subdivided in 1930. Much of the tract is located within the potential Orange Grove 

Avenue-Ogden Drive-Genesee Avenue Multi-Family Residential Historic District (Historic District) as 

shown in Figure 3 above. The Historic District is potentially significant as a Period Revival multi-family 

residential neighborhood developed primarily between 1927 and 1950. The subject property is an 

example of a multi-family residence constructed in 1937 in a period revival style (French Norman) within 

the period of significance for the French Norman style (1919-1940) during the development period of 

the Historic District (1927-1950). While the subject property is an example of this kind of development, 

there are many multi-family residences in the Period Revival styles all over the Wilshire area which 

boomed in the 1920s and 1930s. It is not a rare nor a particularly good example of this type of Period 

Revival or French Norman style duplex development in Wilshire, partially due to alterations since its 

original construction that detract from its integrity of design, workmanship and materials.  It’s integrity 

has been impacted by substantial alterations that have ruined the architectural features, details and 

finishes of the building including the heavily textured, thick stucco that covers the original architectural 

details and exterior finishes such as decorative quoins, corbels, band courses.  Furthermore, the porch 

addition to the rear that encompasses half of the rear elevation was constructed after the period of 

significance, and the rear exterior staircase has also been altered. Additionally, almost all of the 

windows have been replaced with non-compatible aluminum windows, many of which are covered in 

security bars. While the second-floor entrance retains its original wood door, the ground-floor entrance 

has an incompatible later replacement.  Furthermore, the subject property’s integrity of association and 
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feeling with early development of the Wilshire has been impaired by the adverse impacts of the 

aforementioned alterations to materials, workmanship, and design.  As such, the subject property does 

not exemplify the significant development patterns of this area of the City. There are many other more 

intact examples of Period Revival style and French Norman style multi-family residences within the 

Wilshire CPA that are documented in SurveyLA that better convey the development patterns and 

architectural styles/types of this era than the subject property.  

As a result, 1054-1056 S. Orange Grove Avenue does not appear to meet the thresholds of significance 

for individual eligibility under National Register Criterion A, California Register Criterion 1, or LAHCM 

Criterion 1. 

b. Significant Persons 

With regard to associations with important persons, the following are the relevant criteria: 

National Register Criterion B: Is associated with the lives of persons significant in our past. 

California Register Criterion 2: Is associated with the lives of persons important in our past. 

Los Angeles Historic Cultural Monument Criterion 2: Is associated with the lives of historic personages 

important to national, state, city or local history. 

The occupancy and ownership history for the subject property was researched by reviewing City 

directories, building permits, Los Angeles County Assessor records, and the U. S. Census. This research 

effort did not identify any persons significant to local, state, or national history. 

Therefore, 1054-1056 S. Orange Grove Avenue does not appear to meet the eligibility requirements 

under National Register Criterion B, California Register Criterion 2 or the LAHCM Criterion 2. 

c. Architecture 

With regard to architecture, design, or construction, the following are the relevant criteria: 

National Register Criterion C: Embodies 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. 

California Register Criterion 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. 

Los Angeles Historic Cultural Monument Criterion 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 

The subject property was constructed in 1937 and designed in the French Norman style by noted local 

architect Clarence J. Smale, and contractor Walter Bollenbacher who was a notable builder in Los 
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Angeles’s history, but the subject property is not among his most notable works. Furthermore, the 

subject duplex is not among the Smale’s best works, which include Villa Serrano, Burnside Manor, and 

Chateau Alpine, which are all designated HCM’s. The subject property does not have the same quality of 

design or elegance as as these other buildings which were much more important commissions for more 

prominent clients. The subject building was constructed as an investment property intended for and 

used as a rental, an income-generating development.  While the subject property retains some defining 

features of the French Norman style such as second-story overhangs and balconies, irregular massing, 

and a steeply-pitched mansard roof, the original exterior stucco finishes have been substantially altered 

with heavily textured thickly applied stucco, and the majority of the original fenestration has been lost 

(the existing windows are incompatible non-original aluminum replacements). Unfortunately, the heavy 

stucco was applied over the entire building, covering all the architectural features, details and finishes 

that are now obscured by the thick stucco.  The exterior finish of what was once a fairly handsome 

building has been ruined and it would be difficult to bring it back to its original appearance.  These 

changes adversely affect the subject property’s integrity, detracting from its integrity of design, 

materials, and workmanship.  Furthermore, an incompatible porch addition to the rear of the building 

was constructed in 1977, after the period of significance, and the adjacent exterior staircase to the rear 

entrance of the second-floor unit has also been altered. These alterations have substantially diminished 

the architectural integrity of the subject property (design, workmanship, materials) such that it no 

longer retains the majority of its character-defining features (original stucco finish not visible, 

fenestration removed and replaced, finishes and materials obscured) that convey its associations with 

the French Norman style. Since these changes strongly detract from the visual appearance of the 

building as an example of Period Revival multi-family development, these changes also detract from is 

integrity of association and feeling with early development of Wilshire. Finally, there are far better 

examples of the French Norman Revival style in the Wilshire CPA area such as Mary Andrews Clark 

Residence of the YWCA and the Beverly Sycamore, both of which have a higher quality of design and are 

far more intact than the subject property.  

Therefore, 1054-1056 S. Orange Grove Avenue does not meet the significance threshold requirements 

for individual eligibility under National Register Criterion C, California Register Criterion 3 or LAHCM 

Criterion 3.  

d. Data 

National Register Criterion D. It yields, or may be likely to yield, information important in prehistory or 

history. 

California Register Criterion 4. Has yielded, or may be likely to yield, information important in prehistory 

or history. 

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to buildings, 

structures, and objects that contain important information. In order for these types of properties to be 

eligible under Criterion D/4, they themselves must be, or must have been, the principal source of the 

important information. None of the buildings on the subject property appear to yield significant 

information that would expand our current knowledge or theories of design, methods of construction, 

operation, or other information that is not already known about the period in which they were 
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constructed, their method of construction, or their design. The building reflects common building 

practices and materials of the early twentieth century, which have already been well documented.  

Therefore, 1054-1056 S. Orange Grove Avenue does not meet the eligibility requirements under 

National Register Criterion D and California Register Criterion 4. 

*B12. References (continued): 
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