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Planning and Land Use Management Committee
Los Angeles City Council
City Hall, Room 395
Los Angeles, CA 90012
clerk.plumcommittee@lacity.org
Attn: City Clerk

RE: Case Nos. CF 20-1026; CHC-2020-896-HCM (and Related Case DIR-2018-
6634-TOC)

Honorable Councilmembers:

This firm represents AYM Investments, Inc (“AYM”) the owner of that certain real 
property commonly referred to as 1251 to 1259 West Sunset Boulevard (the “Property”). AYM 
is currently proposing to redevelop the Property pursuant to the City’s Transit Oriented 
Communities (“TOC”) program. The Related Case, noted above, was filed on November 13, 
2018. AYM proposes to improve the Property with up to 70 residential dwelling units, including 
6 units affordable to extremely low income households and 4 units affordable to low income 
households (the “Project”). The Property is currently improved with 10 existing dwelling units 
that are subject to the City’s rent stabilization ordinance (the “Existing Units”). Most tenants 
who occupied the Existing Units have been legally relocated pursuant to applicable provisions of 
the Ellis Act and the Los Angeles Municipal Code (“LAMC”). A few tenants remain on the 
Property. The Related Case has not been decided. Approval or denial depends on the outcome of 
the Cultural Heritage Commission’s (“CHC”) recommendation set forth in the CHC case 
referenced above (the “CHC Recommendation”).

I. LAST MINUTE HISTORIC DESIGNATIONS ARE NOW PRECLUDED BY
STATE LAW

The CHC Recommendation results from an application filed by the Silver Lake Heritage 
Trust (“SLHT”) in October 2019 almost one year after the Related Case was filed. CHC Staff 
did not notify AYM of this application until February 10, 2020, approximately 15 months after 
the Related Case was filed and approximately 5 months after SLHT filed their application. The 
SLHT application has delayed progress toward Project implementation and is depriving
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Angelinos of a new development that will replace 10 rent stabilized units with 10 55-year 
covenanted affordable units and many new market rate units.1 These tactics are precisely what 
Senate Bill 3302 intended to proscribe by requiring an historic determination to occur at the time 
an application is deemed complete.3 Unfortunately for AYM, their application was deemed 
complete sometime in 2019 before SB 330 became effective and prohibited such last minute 
development halting tactics. Had the Related Case been filed after January 1, 2020 this last hour 
effort to designate the Property historic would have been improper.

II. SURVEYLA DID NOT IDENTIFY THE PROPERTY AS POTENTIALLY
HISTORIC-SLHT REMAINED SILENT THEN

A. Investors Rely on SurveyLA for Certainty; The Property was not 
Identified

Prior to acquiring the Property, AYM consulted the City of Los Angeles’ (“City”) 
SurveyLA. The Los Angeles City Planning Department describes SurveyLA as: “the 
groundbreaking citywide historic resources survey, serv[ing] as the primary planning tool for 
identifying, recording, and evaluating historic properties and districts in Los Angeles.” The 
Property was not identified in SurveyLA as a potentially eligible historic resource. SurveyLA 
identified 1282-1298 Sunset Boulevard (across the street and approximately 260 feet west from 
the Property) as a potentially historic district. This SurveyLA record also notes that the property 
at 1288 Sunset Boulevard (the Leno Brick Court) is designated HCM#968. SurveyLA also 
identified the staircase at 1270 Sunset Boulevard (across the street and approximately 135 feet 
west of the Property). The SurveyLA record for both 1282-1298 Sunset Boulevard and 1270 
Sunset Boulevard are attached hereto as Exhibit A. How a staircase was recorded by SurveyLA, 
yet a 10 unit development was missed boggles the mind. There is no question that the City’s 
historic resource experts dismissed the Property because it is not historic.

B. SLHT Remained Silent for Years, then Attacked the Project

SurveyLA was completed for the Community Plan area in May 2014. SurveyLA did not 
identify the Property as potentially eligible. SLHT did not utter a word about the City’s 
excluding the Property form SurveyLA. SLHT’s application was prepared and filed directly in 
response to the Project, although almost one year after the AYM application was filed. If the 
Project application were not filed, SLHT would remain silent as it had for years. SLHT’s 
application was designed to stop the Project because of concerns over tenant relocation and 
gentrification under the guise of preservation. AYM has legally relocated all but a few tenants 
pursuant to applicable state and local ordinances, rules, and policies. Moreover, AYM commits 
to provide all tenants (both relocated and remaining) with a right of first refusal to a comparable

1 There is a common misconception that rent stabilized units are affordable units, but they are not. While a tenant 
resides in a unit, rent increases are regulated and restricted by the LAMC. When tenant(s) voluntarily vacate a unit 
or are legally evicted as stated in the LAMC, however, rent for that unit can be increased to market rent (See LAMC 
Section 151.06.C.1)

SB 330, Housing Crisis Act of 2019, approved by the Governor October 9, 2019
California Government Code Section 65913.10, effective January 1, 2020 (added by Senate Bill 330).
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unit in the Project at an affordable rent.4 AYM understands the difficulty created by the ongoing 
housing crisis. AYM has done, and will continue do, their part to ensure Project implementation 
has minimal impact on tenants’ long term housing opportunities. SLHT’s application has 
delayed the Project’s progress by no less than 8 months. If this Committee recommends the 
Council adopt the CHC Recommendation, the Project will not materialize, and the Property 
would remain improved with 10 dilapidated Existing Units for the foreseeable future.

III. THE RECORD BEFORE THIS COMMITTEE DOES NOT SUPPORT AN
HCM NOMINATION

This Committee should not recommend the Council adopt the CHC Recommendation for 
many reasons. First, the CHC Staff report recommended denial of the SLHT application.
Second, the SLHT application was flawed and contained various errors. Third, the CHC voted 3 
to 2 in favor of the SLHT application, a split vote that demonstrates the tenuous nature of the 
SLHT application. Finally, the Property was not identified on SurveyLA as potentially historic.

A. The Staff Report Recommended Denial of the SLHT Application

The CHC Staff report recommended CHC deny the SLHT application because Staff 
could not make any of the findings required by Los Angeles Administrative Code Section 
22.171.7 to support a Historic-Cultural Monument (“HCM”) designation. Staff’s 
recommendation was based on the SLHT application, a site visit, an Historic Memorandum for 
the Record dated July 14, 2020 prepared by Sapphos Environmental Inc. (the “Sapphos Memo”) 
and SurveyLA. After reviewing all relevant information, Staff strongly concluded that the 
Property was “not identified as significant in the [C]ity’s historic resources survey, SurveyLA, 
and does not meet any of the three Historic-Cultural Monument criteria.

Specifically, the Staff report concluded that the Property “is not a unique or outstanding 
example of the bungalow court typology or the Mission Revival architectural style. 
concluded that the application of the Mission Revival style was limited to superficial features 
and was not a dominant architectural theme. Moreover, significant alterations were found: (1) 
nearly all original windows have been removed; (2) original flooring has been removed; and (3) 
and most historic fabric in kitchens and bathrooms has been removed.

5

6 Staff

Staff further found that the Property does not exemplify significant contributions to the 
broad cultural, economic, or social history of the nation, state, city, or community because the 
Property does not represent streetcar urbanization of the neighborhood. Specifically, the 
“streetcar line played a key role in laying the groundwork for future growth in the area decades 
prior to the construction of the subject property in 1922, and it does not represent rail led

4 SB 330 imposes this as on obligation on all housing projects filed on or after January 1, 2020. AYM will take on 
this obligation and should similarly be granted the protection against last minute historic attacks also afforded by SB 
330.

Staff report page 4.5

6 Id.
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7settlement at the peak of rail access... 
foundation for spreading density to parts of the City other than Downtown.

Finally, staff concluded that the Property is not associated with the lives of historic 
personages. Staff found that Lilly Baldwin Howard lacks strong association with the Property. 
There is no evidence in the record to support any other conclusion. The record does not contain 
any evidence that Lily Baldwin ever lived at the Property or even visited the Property. The 
association between Lily Baldwin and the Property is that of owner and nothing more. As shown 
below such a flimsy connection is insufficient to support an HCM nomination.

B. Without Supporting Evidence in the Record, the CHC Nevertheless 
Recommended HCM Nomination

The Property was built toward the end of street car’s

At its August 6, 2020 meeting, the CHC, in a 3 to 2 vote, disregarded the Staff 
recommendation and concluded the Property satisfied all HCM criteria because: (1) the Property 
is an example of working class housing developed adjacent to the Sunset Boulevard streetcar 
line; (2) the Property is associated with historic personages because it was owned by Lily 
Baldwin who was important in the banking industry; and (3) the Property embodies the 
distinctive characteristics of a style, type, period or method of construction as an excellent 
example of a hillside bungalow court.

There is no evidence in the record to support a conclusion that the Property is an example 
of working class housing. SLHT simply assumed the working class nature of the Property’s 
occupants almost 100 or so years ago. According to a Second Memorandum for the Record 
dated October 27, 2020 prepared by Sapphos Environmental, Inc. (the “Second Sapphos 
Memo”), attached hereto as Exhibit B, the Property is located in the more affluent eastern border 
of Angelino Heights where restrictive covenants were common to ensure a wealthier 
demographic. These covenants began to expire in the 1930s. The ensuing Great Depression 
likely reduced investment in the area leading to a less wealthy demographic. By 1939 the FDA 
redlining maps showed many working class persons resided in the area surrounding Sunset 
Boulevard from Hollywood to Downtown LA. Accordingly, historic records show that working 
class persons likely did not occupy the Property for almost 2 decades after it was constructed. 
SLHT’s assumption that the Property was occupied by working class people during the period of 
significance is not supported by evidence in the record. The CHC’s reliance on this assumption 
is similarly not supported by any evidence. Accordingly, the Property does not meet this HCM 
criteria.

The Second Sapphos Memo also demonstrates that the Property does not have a strong 
association with Lilly Baldwin because she was only the Property’s owner for a short period of 
time. National Register Bulletin 15, “How to Apply the National Register Criteria for 
Evaluation,” (the National Register criteria mirrors the criteria for City HCMs) states that a 
property is not eligible for listing for its association with a person solely based on ownership. 
Properties eligible under this criterion must be associated with a person’s productive life,

7 Id.
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reflecting the period when they achieved significance. There is no evidence in the record to 
suggest that Lilly Baldwin achieved independent significance in the baking field or any other 
field. Additionally, records show that Lily Baldwin lived at 624 S. Mariposa Avenue between 
1927 and 1938. She only owned the Property from 1934 to 1938 when she passed away. 
Attached as Exhibit C is a Chain of Title Guarantee dated August 26, 2020 showing Lily 
Baldwin’s limited ownership of the Property. Accordingly, Baldwin has only a tenuous 
association with the Property and the CHC’s findings are not supported by any evidence in the 
record. The Property, therefore, does not satisfy this HCM criteria.

Finally, the CHC’s finding that the Property is an excellent example of a hillside 
bungalow is fatally flawed. Hillside bungalow is not a theme within SurveyLA and is not a 
significant property type. In fact, SurveyLA’s historic context statement for the Community 
Plan area identified staircases as a common feature of the local area due to the hilly topography. 
Moreover, the Staff report states, and the photos included with the Staff report clearly 
demonstrate, that the Existing Units are significantly altered. Nearly all windows have been 
replaced, original flooring is gone and most historic fabric from kitchens and bathrooms are 
gone. The CHC Recommendation, however, states that only minor alterations have occurred, 
which is clearly contrary to the record before you. The CHC was reaching to conclude that the 
Property should qualify as an HCM and did so despite substantial evidence to the contrary. The 
Property, therefore, does not satisfy this HCM criteria.

8

IV. CONCLUSION

The record before this Committee is unambiguously clear. The Property was not 
identified in SurveyLA as potentially eligible for local designation. The SLHT application was 
submitted under the guise of preservation when the application’s true aim is to stop the Project. 
Yet the record is clear: The Property does not satisfy any of the HCM criteria. The Staff report 
refuted SLHT’s application and arguments in favor of local designation because the Property did 
not satisfy any of the HCM criteria. In a 3 to 2 vote (reflecting the lack of evidence to support 
designation), the CHC disregarded Staff and chose to nonetheless support designation 
notwithstanding the lack of evidence. The record does not support HCM designation because 
there is no evidence the Property was occupied by working class person during the period of 
significance (in fact working class people likely did not occupy the Property for almost two 
decades after it was constructed). The record does not support HCM designation because Lily 
Baldwin owning the Property for four years near the end of her life is not a strong enough 
association with the Property. The record does not support HCM designation because hillside 
bungalow is not a theme within SurveyLA and is not a significant property type.

The record before you does support a decision by this this Committee to not recommend 
the Council adopt the CHC Recommendation. Allowing the CHM Recommendation to proceed 
with no substantial evidence in the record would preclude Project implementation for the 
foreseeable future. Alternatively, Project implementation would deliver 6 extremely low

8 The Property, however, did not transfer to her estate until 1942, presumably due to probate issues. Nevertheless, it 
is clear Lily Baldwin passed in 1938.
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income, 4 very low income and 60 market rate units to the Property. AYM has also committed 
to a right of return to both relocated and remaining tenants. We urge this Committee to not 
support the CHC Recommendation and allow the Project to proceed.

Very truly yours,
/r

i

Michael Gonzales 
Gonzales Law Group APC

Attachments

cc Gerald Gubatan, Senior Planning Deputy Council District 1.


