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EXECUTIVE SUMMARY

This Memorandum for the Record (MFR) documents supplemental research in response to the City 
of Los Angeles Historical-Cultural Monument (HCM) nomination submitted for the subject property 
which was carried forward by the Cultural Heritage Commission on August 6, 2020. In October 
2019, Silver Lake Heritage Trust completed the HCM nomination for the property located at 1251 — 
1259 Sunset Boulevard, Los Angeles, Los Angeles County, California, known as the Stires Staircase 
Bungalow Court. The subject property is located at 1251-1259 Sunset Boulevard and is made up of 
two parcels (APNs 5406-016-026; 5406-015-001). The subject property was not identified as a 
potential historical resource or as a contributor to a potential historic district through the Citywide 
Historic Resources Survey, SurveyLA. Sapphos Environmental, Inc. (Ms. Kasey Conley and Ms. Carrie 
Chasteen) was retained by the property owner's representative, Mr. Michael Gonzales, to complete 
a peer review of the nomination in order to evaluate the subject properties' significance for 
designation as a Los Angeles HCM in July 2020. This MFR documents additional research completed 
in response to the Cultural Heritage Commission's decision to support the nomination and continue 
it onto the Planning and Land Use Management Committee (PLUM) for consideration. Research 
methods included inspecting building permits from the City of Los Angeles, completing online 
research using archives and newspaper repositories, and completing site visits to the property on 
April 1, 2020 and June 26, 2020. Sapphos Environmental, Inc. also completed preliminary 
background research to inform a timeline of the subject property's development and use history.

Based on further research, Sapphos Environmental, Inc. remains resolute in the conclusion that the 
Stires Staircase Bungalow Court is ineligible for listing as a City of Los Angeles HCM as it does not 
meet the criterion set out in Section 22.171.7 of the City Cultural Heritage Ordinance.
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INTRODUCTION

This Memorandum for the Record (MFR) documents supplemental research in response to the City 
of Los Angeles Historical-Cultural Monument (HCM) nomination submitted for the subject property 
which was carried forward by the Cultural Heritage Commission on August 6, 2020. In October 
2019, Silver Lake Heritage Trust completed the HCM nomination for the property located at 1251
1259 Sunset Boulevard, Los Angeles, Los Angeles County, California, known as the Stires Staircase 
Bungalow Court. The subject property is located at 1251-1259 Sunset Boulevard and is made up of 
two parcels (APNs 5406-016-026; 5406-015-001). The nomination alleges the property is significant 
under City of Los Angeles Criterion 1 for identifying 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; Criterion 2 for being associated with the lives of historic 
personages important to national, state, city, or local history; and Criterion 3 for embodying 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 not identified as a potential historical resource or as a contributor to a 
potential historic district through the Citywide Historic Resources Survey, SurveyLA. Sapphos 
Environmental, Inc. (Ms. Kasey Conley and Ms. Carrie Chasteen) was retained by the property 
owner's representative to peer review the nomination in July 2020. Ms. Kasey Conley and Ms. Carrie 
Chasteen meet the Secretary of the Interior's Professional Qualifications Standards in the field of 
Architectural History and History. The HCM was supported by the Cultural Heritage Commission on 
August 6, 2020 and moved forward for review by PLUM. Site visits were completed on April 1, 2020 
and June 26, 2020 where the condition of the buildings and the site was ascertained. Additionally, 
research was conducted to verify the information provided by Silver Lake Heritage Trust in the HCM 
nomination and to determine if the subject property does meet the HCM eligibility criteria. 
Supplemental research was completed to review additional information provided during the Cultural 
Heritage Commission Meeting on August 6, 2020.

REGULATORY FRAMEWORK

City of Los Angeles

Historic-Cultural Monument (HCM). Section 22.171.7 of the City Cultural Heritage Ordinance 
defines an HCM:

For purposes of this article, an HCM 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 of Los Angeles. A proposed Monument may be designated by the City Council upon the 
recommendation of the Commission if it meets at least one of the following criteria:

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;

1.

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

2.

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.

3.
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Unlike the National and California Registers, the City Cultural Heritage Ordinance makes no mention 
of concepts such as integrity or period of significance. Although not codified in the municipal code, 
lack of integrity may materially alter in an adverse manner those physical characteristics of the 
property that convey its historical significance, should it be found to possess any, that would justify 
its designation as an HCM. Additionally, properties do not have to reach a minimum age, such as 45 
to 50 years, to be designated as HCMs. 1

Historic Preservation Overlay Zone. The City has established 36 HPOZs, or historic districts. City 
Ordinance No. 175891 amended Section 12.20.3 of the City's municipal code regarding HPOZs. 
The purpose of the ordinance was stated as:

It is hereby declared as a matter of public policy that the recognition, preservation, 
enhancement, and use of buildings, structures, landscaping, natural features, and areas 
within the City of Los Angeles having historic, architectural, cultural, or aesthetic significance 
are required in the interest of the health, economic prosperity, cultural enrichment, and 
general welfare of the people.

Contributing elements are defined as any building, structure, landscape, or natural feature identified 
in a historic resource survey as contributing to the historic significance of the HPOZ, including a 
building or structure which has been altered, where the nature and extent of the alterations are 
determined reversible by the historic resources survey.

1251-1259 Sunset Boulevard

Property History

The subject property is located in the Angelino Heights tract, which was recorded in 1886 for owner 
William W. Stilson.2 William W. Stilson was a developer in Los Angeles, best known for this 
subdivision, who passed away in 1888, two years after it was recorded.3 The Angelino Tract 
(originally spelled Angeleno) was one of the earliest subdivisions in the City and was marketed as 
having the "finest lots in the City of Los Angeles" with the elevation of the hill offering beautiful vistas 
west of the city.4 The tract was accessed by the cable car lines that ran along Temple Street, and later 
by the streetcar lines that ran along Sunset Boulevard. The tract boosted 250 lots which began to be 
infilled by large Victorian homes right after its subdivision. The economic recession in 1888 halted 
most construction within the tract, and a second wave took place in 1900-1915 bringing in a 
concentration of California Bungalow Courts. After World War II, higher density housing began to 
infill the tract to support the population boom, and the tract lost much of its original housing stock. 
The Angelino Heights HPOZ was the first City-designated historic district which is roughly bounded 
by Lilac Terrace to the north, Echo Park Avenue to the west, Bellevue Avenue to the south, and 
Sunset Boulevard to the east. The subject property is not in the Angelino Heights HPOZ and is 
located one block from the eastern boundary of the Angelino Heights HPOZ. The district is noted

5

1 City of Los Angeles. 2018. Ordinance No. 185472, Section 22.171.7. Available at:
https://preservation.lacity.org/sites/default/files/Cultural%20Heritage%20Ordinance%2C%20Revised%202018.pdf
County of Los Angeles Department of Public Works. June 1886. Land Records Information. Tract Map No. MR 10
63. Available at: https://pw.lacounty.gov/sur/nas/landrecords/misc/MR010/MR010-063.pdf

Creason, Glen. 21 November 2013. "CityDig: The Living History of Angelino Heights." Los Angeles Magazine. 
Display Ad 3. 11 April 1886. Los Angeles Times.

Echo Park Historical Society. "Angelino Heights." Accessed April 2020. Available at: 
http://historicechopark.org/history-landmarks/places-landmarks/angelino-heights/

2

3

4

5
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for containing some of the best remaining examples of Victorian-era architectural styles in 
the city, as well as later examples of Craftsman and Mission Revival styles.6 Many of the 
Victorian residences are large-scale, opulent, and reflected the high economic status of the 
residents in this area of the city.

The subject property was constructed in 1922 for owner Vernon S. Stires.7 The subject property is a 
bungalow court consisting of 10 individual bungalows, constructed in a 'U'-shaped footprint 
oriented toward the west, and nestled into a hillside with a staircase at the center. The subject 
property sits on two parcels within the Silver Lake-Echo Park-Elysian Valley Community Plan Area 
(CPA) of the City.8 The current owner is AYM Investments, LLC.

Property Description and Integrity

Site

The subject property is in the Angelino Heights community just southwest of Dodgers Stadium 
(Attachment 1, Location Map). The setting surrounding the property is heavily commercial with 
contemporary multi-family infill. The buildings sit approximately 75 feet up the hill which rises from 
Sunset Boulevard, and a concrete staircase with metal handrails runs through the center of the site. 
The courtyard at the center of the site is terraced. The staircase and terracing are the result of the 
steep and hilly topography of this site and merely reflect necessity instead of the alleged design 
intent.

Exterior (Attachment 2, Property Photograph Log)

The subject property is a 'U'-shaped bungalow court constructed in 1922 in the Spanish Colonial 
Revival style. It consists of 10 individual 1-story bungalows which rise westward from Sunset 
Boulevard on a terraced hillside with a central staircase. The buildings are clad in stucco with flat 
roofs and red-clay tiling coping at the parapets. Four units flank the staircase on either side (totaling 
eight) and two larger units sit at the top of the hillside.

The eight units along the staircase are fronted by small lawns or concrete patios, some enclosed by 
wood or chain link fences, and the entrances are accessed by concrete walkways radiating off from 
the central staircase. The entrances to the eight units are located off-center on the interior facing 
facades, and they are covered by awnings clad in varying materials including clay tiles, vinyl, and 
corrugated sheet metal. Some of the units along the staircase have added wood support posts and/or 
small porches to the entrances. Most of the units are boarded up, but those still occupied have paired 
single-hung vinyl windows or jalousie (louvered) windows with altered window openings.

6 City of Los Angeles Department of Planning. "Angelino Heights Historic Preservation Overlay Zone." Accessed April 
2020. Available at: https://planning.lacity.org/preservation-design/overlays/angelino-heights
City of Los Angeles. Issued 1 7 April 1922. Permit No. 12641.
City of Los Angeles. May 2014. "Historic Resources Survey Report Silver Lake - Echo Park - Elysian Valley 
Community Plan Area." Prepared by: GPA Consulting, Inc., Los Angeles, CA. Available at: 
https://planning.lacity.org/odocument/1473a5d4-1e90-4000-9b7b- 
110d08c8488a/SLEPEV_Historic_Resources_Survey_Report_HPLAEdit_0.pdf

7

8
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The entrances to the units at the top of the staircase also face the interior of the courtyard and are 
very close together. Both entrances are covered by vinyl awnings, and all the windows have been 
boarded up. All 10 units have small wood doors on the eastern facades that allow access to a crawl 
space; not basements as alleged in the HCM nomination.

Interior

During the site visit on April 1, 2020, the interiors of the property were not accessed due to 
constraints. Most of the units have been boarded up for safety, and two units are still occupied with 
no access. The unit identified as the former manager's was accessed on Friday, June 26, 2020, as a 
representation of all the interiors. Intact features of the unit included hardwood floors in some but 
not all rooms, lathe and plaster walls in some locations, basic and common wood molding and 
casings around doors and windows, and wood paneled doors typical of the era. The kitchen and the 
bathroom had been updated in the unit and did not retain original features. According to the HCM 
nomination completed by Silver Lake Heritage Trust, a clawfoot bathtub was still present in the unit 
accessed; however, the manager's unit merely had a modern vinyl, walk-in shower stall. Clawfoot 
tubs were seen as a sign of luxury in the early 19th century, but became common place during the 
20th century and eventually fell out of style as the built-in tub was easier to install.9 Numerous 
windows have been replaced, and numerous window openings that have also been changed were 
clearly visible based upon difference of surround and wall cladding materials (vinyl wood-patterned 
siding).

According to the HCM nomination, original interior features that make the subject property unique 
include "lath[e] and plaster walls, basic wood moldings and casings around doors and windows, 
panel doors with mortise locks, wood built-ins and picture rail throughout."10 Yet, these materials 
and features were mass produced, common practice, and not unique for this period. Furthermore, 
these features are not uniformly present. Lathe and plaster was a common technique in finishing 
interior walls of buildings well into the mid-20th century. "Drywall" did not catch on as the dominant 
form of interior finishing until the late 1940s, since it was faster to put up and could accommodate 
the housing boom of post-World War II.11 Mortise locks have been in use since the mid-18th century 
and became commonly used on most buildings after the innovation of the mortise cylinder lock in 
1865.12 After World War I, interest in household efficiency lead to the reimagining of the home's 
design and layout, and built-in cabinets became a prominent feature for their minimalist 
characteristic and space saving capabilities.13 Furthermore, wood panel doors, basic wood moldings 
and casings around doors and windows, and picture rails are not unique features to the architectural 
style or the time period. Rather, these materials are extremely common and mass produced, and do 
not reflect a unique trend or period of design. Therefore, the interior features noted in the HCM 
nomination do not render the interiors of these buildings unique or high-style.

9 Garland, Erica. 12 April 2016. "History of the Clawfoot Tub." Modern Bathroom.

Silver Lake Trust. October 2019. "Stire Staircase Bungalow Court HCM Nomination."
Rae, Haniya. 29 July 2016. "An Exciting History of Drywall." The Atlantic. Available at: 
https://www.theatlantic.com/technology/archive/2016/07/an-exciting-history-of-
drywall/493502/#:~ :text = DrywaM%20was%20invented%20in%201916,man's%20answer%20to%20plaster%20w

10

alls
12 "The Evolution of Everyday Objects." 15 May 2012. Slate. Available at:

http://www.slate.com/articles/arts/design/2012/05/the_evolution_of_everyday_objects_the_key_the_book_the_phone 
_and_more_.html#slide_4

Lange, Alexandra. 25 October 2012. "The Woman Who Invented the Kitchen." Slate. Available at: 
https://slate.com/human-interest/2012/10/lillian-gilbreths-kitchen-practical-how-it-reinvented-the-modern- 
kitchen.html

13
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Character-Defining Features: Exterior

RankingFeature
'U'-shaped footprint S
Landscaped open courtyard A
Central staircase NS
Flat roofs with clay-tile coping and no eaves C
Stucco cladding C
One story in height NS
Individual units C
KEY: MS = Most Significant; S = Significant; C 
Historic; Not Significant; A= Altered

Common and Not Significant; NS Not Significant; NHNS = Not

Character-Defining Features: Interior

RankingFeature
Lathe and plaster walls C
Hardwood floors C; A
Basic wood moldings and casings C; A
Panel doors with mortise locks C
Wood built-ins and picture rails C
Clawfoot bathtubs, if extant C; A
KEY: MS = Most Significant; S = Significant; C 
Historic; Not Significant; A= Altered

Common and Not Significant; NS Not Significant; NHNS = Not

Construction History

The original building permits for the construction of the property were pulled from the City 
Department of Building and Safety. According to the permits, the subject property was constructed 
in 1922 for owner Vernon S. Stires (See Ownership History) and designed and constructed by 
architect/builders the Fidroeff Brothers. Four permits were issued in March of that year and the 
remaining permits were issued a month later in April for the completion of 10 bungalows.14 The trail 
of original building permits suggests the courtyard was not built as originally envisioned and was 
added to maximize profit returns as potential was realized and achieved. Daniel and Henry Fidroeff 
were brothers from South Dakota who worked as local contractors in the Los Angeles area. Daniel 
was a carpenter and Henry was a painter/builder. 
the Pacific Coast Architecture Database or the city-wide SurveyLA, and based on a lack of press 
coverage, the Fidroeff Brothers do not appear to be master designers, builders, or architects whose 
individual genius influenced their age.

15,16 No work completed by the brothers is listed in

Ownership History

At the time this MFR was prepared, the Assessor was closed to the public, and a complete history of 
ownership was not prepared as a result. A timeline of the property's ownership was ascertained

14 City of Los Angeles. Issued 22 March 1922; 17 April 1922. Permit Nos. 91 73, -74, -75, -76; 12641, -42, -43, -44, - 
45, 12766.
Ancestry.com. Year: 1940; Census Place: Los Angeles, Los Angeles, California; Roll: m-t0627-00378; Page: 15A; 
Enumeration District: 60-749.

Ancestry.com. Year: 1930; Census Place: Beverly Hills, Los Angeles, California; Page: 8B; Enumeration 
District: 0828; FHL microfilm: 2339859.

15

16
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based on building permits pulled from the City Department of Building and Safety (Table 1, Property 
Ownership).

TABLE 1
PROPERTY OWNERSHIP

Building PermitOwnerYear
Permit Nos. 91 73, -74, -75, -76; 12641, -42, 
-43, -44, -45, 12766____________________Vernon S. Stires1922

Lilly B. Howard1937 Permit No. 38281
K. Kebar1938 Permit No. 42255
Sam Posner1962 Permit No. 01618
Joseph Hatman1983 Permit No. 64645
Eldolye Company2000 Permit No. 07478

According to a 1930s census, Vernon S. Stires was a real estate salesman.17 Lilly B. Howard was the 
fourth and final wife of Elias Jackson "Lucky" Baldwin. She married Baldwin at the age of 16 and 
flourished in her later years working in the financial world, heading multiple banks such as the 
Hollywood State Bank, the Broadway State Bank, the First National Bank of Pasadena, and the 
Continental Bank, which later became Bank of America. Her 1938 The New York Times obituary 
called her a "financial genius," for "guiding the destiny of over a dozen banks."18 Although Baldwin 
owned the property, there is no indication she resided at the subject property nor had a significant 
association with the property. The property appears to be one small component of her financial 
portfolio. No information was found on K. Kebar, Samuel Posner, Joseph Hatman, or the Eldolye 
Company in historic issues of the Los Angeles Times, Los Angeles Sentinel, census records, or City 
directories.

FINDINGS

The subject property was evaluated based on the City of Los Angeles HCM Criteria pursuant to 
Section 22.171.7 of the City Cultural Heritage Ordinance (See Regulatory Framework).

Criterion 1

Streetcar Subdivision

During the late 19th and early 20th century, numerous tracts were platted and subdivided throughout 
Los Angeles as a result of the growing streetcar lines. Angelino Heights, which was subdivided in 
1886, is considered one of the earliest suburbs outside of downtown Los Angeles. The horse- or 
mule-drawn streetcar line which ran along Temple Street, later electrified, and supplemented by the 
Pacific Electric Railway Red Car line along Sunset Boulevard allowed for outward growth from the 
city center. Yet, most subdivisions outside of the city center were platted within 0.5 mile of a streetcar 
line, and thus not all properties near a streetcar line are significant for this reason. Henry Huntington 
formed the Pacific Electric Railway in 1901, and streetcar development saw its peak in 1911 with 
more than 1,000 miles traveled and 2,000 commuter cars run a day. The Temple Street line was

17 Ancestry.com. Year: 1930; Census Place: Los Angeles, Los Angeles, California; Page: 12B; Enumeration 
District: 0031; FHL microfilm: 2339868.

"Mrs. Lily Howard, Coast Financier, Widow of Lucky Baldwin, Dies in Los Angeles." 9 November 1938. The New 
York Times.
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electrified in 1902 and by 1909, five lines served the Angelino Heights tract.19 By the 1920s, new 
development around streetcar lines was just infill within already established tracts with significant 
development associated with the early placement of the streetcar lines occurring in the earlier part 
of the 20th century. By the 1920s, the idea of placing housing near a streetcar line was not novel, 
and new development in these areas was not unique or significant. The subject property was not 
developed until 1922, roughly 40 years after the Temple Street line was developed, 20 years after 
the line was electrified, and 14 years after the line became prominent in the area. Additionally, the 
subject property was developed 36 years after the Angelino Heights tract was platted and has no 
association with early residential development of this area of the city. The 1921 Baist's Real Estate 
Atlas of Surveys of Los Angeles show that much of the Angelino Heights tract had already been 
developed with single and multi-family housing by this time.20 The streets and lots on the edges of 
the tract were the last to be developed making the development of the subject property a minor 
contribution to the development of the area. This pattern of development was likely associated with 
the desirability of the interior lots of the tract where the least desirable was the last to be developed. 
The 1939 Federal Housing Authority (FHA) Redlining Maps of the area cited that this area was 
"Dependent upon the bus line on Figueroa Street for transportation" with no mention of the use of 
the Red Car line on Sunset Boulevard.21

Working Class Housing

The HCM nomination additionally claims the subject property as a significant example of working- 
class housing within Los Angeles. Working-Class Housing is not an identified theme within 
SurveyLA, and no context is available for evaluation. Additionally, the subject property is on the 
eastern border of Angelino Heights, which was an upscale affluent community platted in 1886. The 
area stayed mostly upscale through the beginning of the 20th century since restrictive covenants on 
housing usually lead to a wealthier demographic. The area most likely did not start to decline until 
the 1930s when many of initial covenants began to expire and investment into properties ceased 
due to the Great Depression. The FHA Redlining Maps from 1939 documented most land east and 
west of Sunset Boulevard from Hollywood Boulevard in the north to Downtown Los Angeles in the 
South (approximately 7 miles) as having apartments, flats or bungalows inhabited by laborers, Works 
Progress Administration (WPA) workers, skilled artisans, and businessmen. Multi-family housing, like 
the bungalow court, which housed middle-class families was so common during this time that the 
SurveyLA Multi-Family Residential Development theme states, "By the 1920s, all manner of multi
family housing types could be found in any part of the city that could support such density."22 Based 
on location near the affluent Angelino Heights, it is not likely that the subject property was initially 
constructed for working-class housing. When the subject property was constructed, it is not known 
to have been inhabited by working-class residents. By 1939, it was occupied by laborers and WPA 
workers, yet most of the 7 miles along Sunset Boulevard from Hollywood Boulevard to Downtown 
Los Angeles was inhabited by middle- and working-class residents living in apartments, bungalows, 
and flats making this a common and not rare type within the area. It is not documented that the

19 Creason, Glen. 21 November 2013. "The Living History of Angelino Heights." Los Angeles Magazine.

Historic Map Works. "Los Angeles 1921 Baist's Real Estate Surveys," Plate 006. Accessed July 2020. Available at: 
http://www.historicmapworks.com/Map/US/19412/Plate + 006/Los + Angeles + 1921+ Baist%27s + Real + Estate + Surv 
eys/California/
University of Richmond. 27 February 1939. "Mapping Inequality." Elysian Park and Dogtown District, Section D35.
City of Los Angeles Office of Historic Resources. December 2018. "Los Angeles Citywide Historic Context 
Statement, Residential Development and Suburbanization 1880-1980, Multi-Family Residential Development 
1895-1970." Available at: https://planning.lacity.org/odocument/1a7b1647-4516-45da-9cff-db2db3b9b440/Multi- 
FamilyResidentialDevelopment_1910-1980.pdf

20

21

22
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subject property housed middle- and worker-class occupants until at least 17 years after it was 
developed, and no information was found to identify the subject property with important events of 
national, state, or local history, or that it is linked to significant contributions to the broad cultural, 
economic, or social history of the area related to multi-family or working-class housing.

According to National Register Bulletin 15, "How to apply the National Register Criteria for 
Evaluation," properties significant under this criterion must show that the property's specific 
association with the event is considered important as well.23 The information shows that the subject 
property is not specifically associated with streetcar subdivisions, working-class housing, or other 
important events of national, state, or local history, and does not exemplify significant contributions 
to the broad cultural, economic or social history of the nation, state, city or community, and therefore 
is ineligible for listing as a HCM under Criterion 1.

Criterion 2

The subject property was designed and constructed by Daniel and Henry Fidroeff for original owner 
Vernon S. Stires. The Fidroeff brothers were originally from South Dakota and worked as local 
contractors in Los Angeles. Their work is not listed in the Pacific Coast Architecture Database, is not 
noted in SurveyLA, and based on lack of press coverage in the historical issues of the Los Angeles 
Times and Los Angeles Sentinel, they do not appear significant at the national, state, or local level, 
nor do they appear to rise to the level of master designer, builder, or architect whose individual 
genius influenced their age.

Vernon S. Stires was a local real estate salesman and based on lack of press coverage in the historical 
issues of the Los Angeles Times and Los Angeles Sentinel, does not appear significant at the national, 
state, or local level.

Lily B. Howard was the fourth and final wife of Elias Jackson "Lucky" Baldwin. Howard married 
Baldwin in 1884 and separated from him a year later. Lucky Baldwin gained great wealth through 
his early land purchases in Southern California, and Lily would have inherited a fortune from her 
marriage. Lily headed multiple banks such as the Hollywood State Bank, the Broadway State Bank, 
the First National Bank of Pasadena, and the Continental Bank which later became Bank of America. 
However, she appears to have merely been a figurehead of these banks due to extensive investment. 
Extensive research does not indicate she made significant contributions to the field of banking nor is 
she noted as a savvy female banker at a time when the field was dominated by men. She is identified 
in the historic Los Angeles City Directories from 1927 to 1938 (first appearance through her death) 
as Vice-President of W.D. Howard & Co, President of Hollywood State Bank, and President of 
Broadway State Bank. Although Lily B. Howard is identified as the president and vice-president of 
several banks in Los Angeles, there is no scholarly work or research to indicate that she had an impact 
on the history of the financial institutions she headed within Los Angeles. There is no evidence to 
show that her work with these banks was historically important or significant within the history of 
banks in Los Angeles or anywhere else. A Pasadena Post newspaper article from just after her death 
writes about her work with the First National Bank as hands-off and referred to the branch managers 
as managing the businesses in her lifetime.24

23 National Park Service, U.S. Department of the Interior. 1995. "How to Apply the National Register Criteria for 
Evaluation." National Register Bulletin 15.

Colwell, Max. 12 April 1942. "Father, Son Purchase Controlling Interest in First National Bank." Pasadena Post 
(Pasadena, CA), p. 13.

24
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Additionally, Howard's ownership of this property does not convey a significant association with her 
as an historic personage in Los Angeles. National Register Bulletin 15, "How to Apply the National 
Register Criteria for Evaluation," (the National Register criteria mirrors the criteria for Los Angeles 
HCMs) states that a property is not eligible for listing for its association with a person solely based 
on ownership.25 Properties eligible under this criterion must be associated with a person's productive 
life, reflecting the period when they achieved significance. Although Baldwin was a well-known 
figure for her marriage to E.J. Lucky Baldwin and headed multiple banks locally, there is no evidence 
to suggest that she achieved significance in the banking field or any field. Additionally, Howard did 
not live at the subject property, but lived at 624 S. Mariposa Avenue between 1927 and 1938, the 
year Ms. Howard passed away. The subject property was only owned by Howard during her lifetime 
for four years, from 1934 to1938 (the year of her death), and remained as part of her estate after her 
death at the age of 66 until 1950. Howard had no significant association with the property aside from 
ownership, her estate holdings were numerous and diverse, and Howard was not a significant person 
in the history of banking in Los Angeles or anywhere else. Based on this information, the subject 
property is not associated with the lives of historic personages important to national, state, city, or 
local history and therefore is ineligible for listing under Criterion 2.

Criterion 3

The subject property is a 'U'-shaped bungalow court constructed in 1922 in the Spanish Colonial 
Revival style. The bungalow court housing style's period of significance is 1910-1939 and the type 
is cited as being one of the earliest forms of low-rise high-density multi-family housing. Based on 
SurveyLA guidelines, eligibility standards for bungalow courts are:

• A good to excellent example of the type
• Was constructed during the period of significance
• Represents an intact court plan from the period of construction

Additionally, integrity standards for the type include:

Should retain integrity of Location, Design, Materials, Setting (must retain the relationship 
between the units and the courtyard), and Feeling 
Some original materials may be altered or replaced
Replacement of some windows may be acceptable if the openings have not been changed 
or resized
Security bars may have been added
Original landscaping may have been altered or removed
Surrounding buildings and land uses may have changed
If it is a rare surviving example of its type, or is a rare example in the community in which it 
is located, a greater degree of alteration or fewer character-defining features may be 
acceptable
Where this property type is situated within a grouping of multi-family residences, it may also 
be significant as a contributor to a multi-family residential district; a grouping may be 
composed of a single property type or a variety of types

25 National Park Service, U.S. Department of the Interior. 1995. "How to Apply the National Register Criteria for 
Evaluation." National Register Bulletin 15.
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The subject property is not a "good or excellent" example of the bungalow court type as it has been 
substantially altered through the use of modern materials, modern windows, and visible scarring 
from window opening changes compromising its integrity of design and materials. Integrity of design 
is defined as "the combination of elements that create the form, plan, space, structure, and style of a 
property" and materials is defined as 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. 
Alterations to the exterior of the property include the addition of metal handrails on the staircase, the 
alteration of interior courtyards with concrete patios and cinderblock retaining walls, the alteration 
of entrance porches on individual units, and the alteration of original entrance awnings with vinyl or 
corrugated sheet metal, window replacement, and window opening alterations. Alterations to the 
interior of the property include remodeling the bathrooms and kitchens and laminate flooring. The 
central staircase is a non-significant character-defining feature as the entire area consists of hills, 
making the staircase a necessity rather than a significant design feature. The landscaped features 
fronting each bungalow have been altered with concrete patios and fencing, removing historic fabric 
and original open-court plan. The subject property no longer retains integrity of design or materials 
compromising its ability to convey its significance as an "excellent" example of a bungalow court. 
Since the integrity of design and materials can no longer be conveyed, the property has also lost its 
integrity of feeling, or its "expression of the aesthetic or historic sense of a particular period of time. 
Based on this information, the property is not a high-style example of the bungalow court type. 
SurveyLA identified six courtyard apartment buildings within the CPA with the description "excellent 
example of a 1920s Spanish Colonial Revival courtyard apartment. One of the very few remaining 
in the area with integrity."28 The subject property was not identified along with these six buildings 
as it does not rise to the same level of design and does not retain sufficient integrity.

26

27

The central staircase on the subject property has also been identified as a unique feature to the site. 
The property has been identified by the HCM application as a "hillside bungalow apartment" yet this 
is not a theme within SurveyLA and is not a known significant property type. The Historic Context 
Statement for the CPA identifies staircases as a common feature of the local area due to the hilly 
topography stating, "many of the early tracts in Silver Lake featured public stairways because of the 
hillside terrain of its neighborhoods. 
own theme, and over 60 staircases were identified as potential historical resources. This did not 
include staircases associated with building construction as they were a necessity and not unique to 
a specific building's designs. The staircase at the center of the property is not unique or rare as the 
subject property is surrounded by numerous other properties with staircases, three within view from 
the subject property. Additionally, the Lento Brick Bungalow Court at 1288-1291 Sunset Boulevard 
was declared an HCM in 2010 as a "distinctive multi-family residential complex designed as 
courtyard housing."30 The central concrete staircase is mentioned only once in the nomination when

29 Public staircases within the CPA were evaluated under their

26 National Park Service, U.S. Department of the Interior. 1995. "How to Apply the National Register Criteria for 
Evaluation." National Register Bulletin 15.

National Park Service, U.S. Department of the Interior. 1995. "How to Apply the National Register Criteria for 
Evaluation." National Register Bulletin 15.

City of Los Angeles. May 2014. "Individual Resources Silver Lake - Echo Park - Elysian Valley Community Plan 
Area." Prepared by: GPA Consulting, Inc. Available at: https://planning.lacity.org/odocument/a080fbe5-33f7-4135- 
bade-1e38fe55dc78/Silver_Lake_-_Echo_Park_-_Elysian_Valley_Individual_Resources_needs_spacing.pdf
City of Los Angeles. May 2014. "Historic Resources Survey Report Silver Lake - Echo Park - Elysian Valley 
Community Plan Area." Prepared by: GPA Consulting, Inc. Available at: 
https://planning.lacity.org/odocument/1473a5d4-1e90-4000-9b7b- 
110d08c8488a/SLEPEV_Historic_Resources_Survey_Report_HPLAEdit_0.pdf
Los Angeles Department of City Planning Cultural Heritage Commission, CHC-2010-534-HCM ENV-2010-640-CE. 
May 2010.

27

28

29
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describing the building and is not described as a unique feature as staircases were essentially a 
requirement within the area. Additionally, the Sunrise Court, the Scott Avenue Court, and Edinburgh 
Bungalow Court are all listed as HCMs and identified by the Office of Historic Resources in their 
staff recommendation reports as "better examples of the type and style and maintain a higher degree 
of integrity...built on sloping sites and oriented around a central staircase."31 Furthermore, the CPA 
survey did not elaborate or give significance to the construction of buildings with staircases as they 
were so common. The survey only identified one building as significant for its hillside construction 
at 1665 Lemoyne Street which was described as a "unique adaptation to its steep hillside site, 
including brick lower levels and four car garage."32 The subject property was not identified through 
SurveyLA for unique hillside construction and is representative of a common building type within 
the hilly topography of the CPA.

Additionally, the property was assessed as an example of Spanish Colonial Revival architecture 
within the community. According to A Field Guide to American Houses, the commonly accepted 
authoritative book on residential architecture, the characteristics of the Spanish Colonial Revival style 
of architecture that are most common are low-pitched roof, usually with little or no eave overhang; 
red-tile roof covering; typically with one of more prominent arches placed above the door or 
principal window, or beneath a porch roof; wall surface that is usually stucco; wall surface extends 
into gable without break (eave or trim normally lacking beneath gable); and fagade that is normally 
asymmetrical.33 Many examples have at least one large focal window and doors that are heavy wood, 
sometimes with an above arch. The subject property is a low-style example of the architectural type. 
It does not exhibit a focal window, prominent arches on any fagades, nor convey a high quality of 
design or construction which would make it an excellent example of the type. The features of the 
buildings are common for the architectural style and since the Spanish Colonial style was highly 
popular during this period, the features are not unique or rare. The subject property does not rise to 
the level of an excellent, distinction, or high-style example of the Spanish Colonial Revival type. 
Based on this information, the subject property does not embody the distinctive characteristics of a 
style, type, period, or method of construction. As stated above, the subject property also does not 
represent a notable work of a master designer, builder, or architect whose individual genius 
influenced his or her age. Therefore, the subject property is ineligible for listing under Criterion 3.

Based on this further research, Sapphos Environmental, Inc. remains confident in the conclusion that 
the property located at 1251-1259 Sunset Boulevard, known as the Stires Staircase Bungalow Court, 
is not eligible for listing as a City HCM in light of the eligibility criteria.

If there are any questions regarding the contents of this MFR or additional information is 
required, please contact Ms. Conley at (626) 683-3547, extension 135, or email at 
kconley@sapphosenvironmental.com.

31 Los Angeles Department of City Planning. 6 August 2020. Recommendation Report. Case No. CHC-2020-896- 
HCMENV-2020-897-CE.
City of Los Angeles. May 2014. "Individual Resources Silver Lake - Echo Park - Elysian Valley Community Plan 
Area." Prepared by: GPA Consulting, Inc., Los Angeles, CA. Available at:
https://planning.lacity.org/odocument/a080fbe5-33f7-4135-bade-1e38fe55dc78/Silver_Lake_-_Echo_Park_- 
_Elysian_Valley_Individual_Resources_needs_spacing.pdf
McAlester, Virginia and Lee. 1992. A Field Guide to American Houses. New York, NY: Alfred A. Knopf.
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1. 1251-1259 Sunset Boulevard, Primary (western) Fagade (view east); April 1, 2020
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2. 1251-1259 Sunset Boulevard, Central Staircase (view west); April 1, 2020
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3. 1251-1259 Sunset Boulevard, Individual Bungalow with Porch Alterations (view southwest);
April 1, 2020
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4. 1251-1259 Sunset Boulevard, Individual Bungalow with Altered Courtyard Cinderblock 
Retaining Walls and Altered Porch (view southwest); April 1, 2020
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5. 1251-1259 Sunset Boulevard, Individual Bungalow with Corrugated Sheet Metal Awning
(view northwest); April 1, 2020
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6. 1251-1259 Sunset Boulevard, Individual Bungalow Courtyard Alterations and Vinyl Awning

(view northwest); April 1, 2020
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7. 1251-1259 Sunset Boulevard, View of Large Bungalows with Vinyl Awnings (view west);
April 1, 2020
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8. 1251-1259 Sunset Boulevard, Crawl Space below Units (view southeast); April 1, 2020
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9. 1251-1259 Sunset Boulevard, Manager's Unit Kitchen Alteration; June 26, 2020
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10. 1251-1259 Sunset Boulevard, Manager's Unit Window Alteration; June 26, 2020
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251-1259 Sunset Boulevard, Manager's Unit Bathroom Alteration; June 26, 202011. 1



12. 1251-1259 Sunset Boulevard, Manager's Unit Tub Alteration; June 26, 2020



fl.'*

...-----------J—

e

i

\
V-

v A
13. 1251-1259 Sunset Boulevard, Manager's Unit Living Room; June 26, 2020


