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 PROJECT 

LOCATION: 
2323 South Scarff Street 
 

   
 PROPOSED 

PROJECT: 
The applicant has requested a State Density Bonus compliance review to allow an 
additional 35% height increase, and an open space reduction of 20%. This 
accompanies a request for a Conditional Use Permit to allow the construction, use 
and maintenance of a four-story, ten-unit apartment building with five bedrooms 
per unit in half the units and four bedrooms. Finally, the applicant has requested a 
Certificate of Compatibility for a project located in the University Park Historic 
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Preservation Overlay Zone to allow the construction, use and maintenance of a 
four-story apartment building, with on-site covered parking, on a vacant lot. 

 

 

 APPEAL: An entire appeal of the August 25, 2022, Zoning Administrator’s Determination 
which: 
 
1. Determined, based on the whole of the administrative record, that the Project 

is exempt from CEQA pursuant to the State CEQA Guidelines, Article 19, 
Section 15332, Class 32; and there is no substantial evidence demonstrating 
that an exception to a Categorical Exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies; and, 
 

2. Approved a 35% Density Bonus Compliance Review, pursuant to the Los 
Angeles Municipal Code (LAMC) Section 12.22-A 25,  for a project totaling 10 
dwelling units, reserving one (1) unit for Very Low Income Household 
occupancy for a period of 55 years, with two Base Incentives, which are a 35-
percent increase in height to allow a height of 40.5 feet in lieu of the otherwise 
maximum 30 feet for residential buildings in the [Q]RD2-1XL-O-HPOZ zone, 
and a 20-percent decrease in open space resulting in 1,400 square feet in lieu 
of the otherwise required 1,750 square feet of open space for a four-story 
building in the [Q]RD2-1XL-O-HPOZ zone; and, 

 
3. Approved a Conditional Use, pursuant to Los Angeles Municipal Code 

Section 12.24-W, 52, to permit 10 dwelling units, half of which contain more 
than five habitable rooms, within the North University Park – Exposition Park – 
West Adams Neighborhood Stabilization Overlay; and, 
 

4. Approved, with conditions, a Certificate of Compatibility, pursuant to Los 
Angeles Municipal Code Section 12.20.3.L, within the University Park Historic 
Preservation Overlay Zone (HPOZ) for the construction of a 20,996 square-
foot, 10-unit residential apartment building measuring 40 feet, six inches in 
height and providing 18 parking spaces on the ground level, on a vacant Non-
Contributing Lot; and, 

 
5. Adopted the Conditions of Approval and Findings. 

 
RECOMMENDATION:   

 
1. Deny the appeal; 

 
2. Determine, based on the whole of the administrative record, that the project is exempt from CEQA 

pursuant to State CEQA Statute and Guidelines, Article 19, Section 15332 (Class 32 Urban In-
Fill Development), and there is no substantial evidence demonstrating that an exception to a 
categorical exemption pursuant to State CEQA Statute and Guidelines, Section 15300.2 applies; 
 

3. Sustain the Zoning Administrator’s Determination; and 
 

4. Adopt the Conditions of Approval and Findings. 
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 VINCENT P. BERTONI, AICP 
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Sergio Ibarra,  
City Planner 

Rafael Fontes,  
City Planning Assistant 

ADVICE TO PUBLIC:  *The exact time this report will be considered during the meeting is uncertain since there may be 
several other items on the agenda.   Requirements for submission of materials can be found on the Department of City Planning 
website at https://planning.lacity.org/about/virtual-commission-instructions. If you challenge these agenda items in court, you 
may be limited to raising only those issues you or someone else raised at the public hearing agendized herein, or in written 
correspondence on these matters delivered to this agency at or prior to the public hearing.  As a covered entity under Title II of 
the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, 
will provide reasonable accommodation to ensure equal access to its programs, services and activities. Sign language 
interpreters, assistive listening devices, or other auxiliary aids and/or other services may be provided upon request.  To ensure 
availability of services, please make your request no later than three working days (72 hours) prior to the meeting by calling the 
Commission Secretariat at (213) 978-1300. 

��I��
Associate Zoning Administrator 
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PROJECT SUMMARY 
 
The proposed project is to develop a 100% residential building consisting of ten units, and four 
stories, with a height of 40 feet, 6 inches, on a presently vacant lot. The total proposed floor area 
is 12,426 square feet, and the project proposes to provide 1,750 square feet of usable open 
space, 18 parking spaces for residential use, 12 bicycle parking spaces, and one (1) dwelling unit 
for Very Low Income Households. Parking spaces are at-grade, integrated into the ground floor 
level of the building envelope, and accessed from an alley at the rear of the site. The side and 
front yards will be landscaped, and plant materials will include ground cover, a variety of shrubs, 
and trees. 
 
A public hearing was held telephonically on Thursday, April 27, 2022 at 10:00 a.m. in conformance 
with the Governor's Executive Order N-29-20 (March 17, 2020) and due to concerns over COVID-
19. The purpose of the hearing was to obtain public testimony from affected and/or interested 
persons regarding the application. Interested parties were also invited to submit written comments 
regarding the request prior to the public hearing. The purpose of the hearing was to obtain public 
testimony from affected and/or interested persons regarding the application. Interested parties 
were also invited to submit written comments regarding the request prior to the public hearing 
(Exhibit F). 
 
The University Park Historic Preservation Overlay Zone (HPOZ) Board also held a hearing on the 
proposed project, which took place telephonically on November 16, 2021 at 6:00 p.m.  in 
conformance with the Governor's Executive Order N-29-20 (March 17, 2020) and due to concerns 
over COVID-19. The purpose of the hearing was for the board to obtain public testimony prior to 
making a recommendation on the subject application pursuant to LAMC 12.20.3 M. The board 
recommended denial of the project and found that the project did not comply with the University 
Park Preservation Plan guidelines.  
 
On August 25, 2022, the Zoning Administrator issued a Determination (Exhibit D), which 
determined that the project is categorically exempt from CEQA, approved a State Density Bonus 
Compliance Review, a Conditional Use and a Certificate of Compatibility, and approved the 
proposed architectural plans (Exhibit A). As part of the approval, the project was found to be 
exempt from CEQA pursuant to State CEQA Statute and Guidelines, Article 19, Section 15332 
(Class 32 Urban In-Fill Development), and there is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to State CEQA Statute and Guidelines, Section 
15300.2 applies (Exhibit E).  
 
The determination was appealed by the West Adams Heritage Association (Jean Frost), in 
conjunction with the Adams Dockweiler Heritage Organizing Committee (ADHOC, Jim Childs), 
and Gary Kousnetz.  
 
In order to provide sufficient time for the Commission to decide the subject case and meet the 
City’s obligations pursuant to LAMC 12.36 F, Staff requested an extension of time from the 
applicant. This was required to extend the time to act beyond the LAMC mandated 75 day limit 
starting at the end of the appeal period, which was November 8, 2022 in this case. The applicant 
agreed to this extension on September 21, 2022 (Exhibit G). 
 
No additional communication was provided by the appellants to Planning Staff at the time of the 
preparation of the staff report. Therefore, this staff report addresses the appeal points raised in 
the initial appeal filing.  
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BACKGROUND 
 
Site Characteristics and Existing Buildings and Structures  
 
The subject property is a level, rectangular-shaped, parcel of land consisting of two (2) lots totaling 
approximately 12,426 square feet. The project site has a frontage of approximately 71 feet along 
the south side of Scarff Street to the east, abutting a 20-foot-wide alley to the west. The property 
is vacant. 
 
Land Use and Zoning  
 
The subject property is zoned RD2-1XL-O-HPOZ and is located within the South Los Angeles 
Community Plan Area. The South Los Angeles Community Plan Area Map designates the land 
use of the subject site as Low Medium II Residential, corresponding to the RD2 Zone. The 
property’s zoning is thus consistent with the General Plan’s land use designation for the site. The 
subject property is located within the South Los Angeles Alcohol Sales Specific Plan (ZI-1231), 
State Enterprise Zone (Zl-2374), Transit Priority Area (ZI-2454). Neighborhood Stabilization 
Overlay (Zl-2397), the University Park Historic Preservation Overlay Zone (HPOZ) (Zl-2440), and 
the St. James Park National Register District. Physical changes to the exterior of a property in an 
HPOZ are required to be reviewed by the appointed University Park HPOZ Board and/or 
Department of City Planning Staff, pursuant to the provisions of Los Angeles Municipal Code 
Section 12.20.3. The subject property is currently vacant and is a Non-Contributor to University 
Park HPOZ and a Non-Contributor to the St. James Park National Register District. Non-
Contributing lots are often vacant, significantly altered, or include buildings developed outside of 
the period of significance for the historic district.  
 
The development of University Park as a residential area was spurred by the founding of the 
nearby University of Southern California in 1880, and bolstered by the extension of the streetcar 
routes from downtown Los Angeles in 1891. Prominent citizens, lured by the large lots and 
suburban ambiance, migrated south from Bunker Hill to build large mansions alongside existing 
modest houses in the neighborhood. With residences built between 1885 and the 1920s, the 
HPOZ includes fine examples of the 19th century Queen Anne style as well as later Craftsman, 
Spanish Colonial Revival, and American Colonial Revival styles. University Park contains one of 
the highest concentrations of City Historic–Cultural Monuments of any HPOZ in Los Angeles. Two 
historic districts listed in the National Register of Historic Places, Twentieth Street and Saint 
James Park, as well as the National Register eligible Chester Place Historic District, are located 
within the boundaries of the HPOZ.  
 
Surrounding Properties  

The adjacent properties to the north and south, along with properties to the east across Scarff 
Street and to the west across the alley, are zoned [Q]RD2-1XL-O-HPOZ. These are developed 
with two and three-story residential structures built between 1895 and 2014. These consist of a 
mix of single- and multi-family structures, and all of the properties abutting the site are contributors 
to the University Park HPOZ. 
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APPROVED ACTIONS 
 
Density Bonus 
 

A Density Bonus Compliance review is an entitlement issued to allow for the Implementation of 
State Density Bonus Laws (Government Code Sections 65400 and 65915-65918). The proposed 
project is eligible for a Density Bonus as it meets the requirements for For Sale or Rental Housing 
with Low or Very Low Income Restricted Affordable Units per LAMC Section 12.22-A 25(c). The 
proposed Density Bonus project is only requesting On-Menu incentives, and the granting of a 
Density Bonus would solely consist of a ministerial review process that will not trigger an analysis 
under CEQA. CEQA review is triggered in this case as the project is requesting additional 
discretionary approvals. The Zoning Administrator shall approve a Density Bonus and requested 
incentive(s) unless the Administrator finds that said “incentives do not result in identifiable and 
actual cost reductions to provide for affordable housing costs...” Alternatively, the Administrator 
could also deny a Density Bonus if they find that “The incentive(s) will have a specific adverse 
impact upon public health and safety or any real property that is listed in the California Register 
of Historical Resources…” Density Bonus cases are not appealable unless they include additional 
approvals, in which case they are appealable to the City Planning Commission per LAMC Section 
12.36. 
 
Conditional Use Permit 
 

Section 12.24 of the Los Angeles Municipal Code (LAMC) authorizes Conditional Use Permits 
and other similar quasi-judicial approvals. In this case, a Conditional Use Permit is required by 
the North University Park – Exposition Park – West Adams Neighborhood Stabilization Overlay 
(NSO), pursuant to LAMC Section 12.24-W, 52. The NSO applies to Projects within its 
boundaries, and defines a Project as “the construction, erection, addition to, enlargement of or 
reconfiguration of any one-family dwelling or multiple-family dwelling units or portions of dwelling 
units in the R2, RD, R3, RAS, R4, R5, CR, C1, C1.5, C2, C4, C5 or CM zones that create at least 
one dwelling unit with five or more habitable rooms.” As the subject case includes units with five 
or more habitable rooms, it is considered a Project per the NSO, and “shall, in addition to 
complying with the parking requirements of Section 12.21 A4(a) of this Code, also provide one 
additional parking space for each habitable room at or above five habitable rooms.” 
 
Certificate of Compatibility 
 

A Certificate of Compatibility (CCMP) is an entitlement issued for the construction of a new 
building or structure, demolition, or building replacement on lots identified as Non-Contributing 
within a Historic Preservation Overlay Zone. Non-Contributing lots are often vacant, significantly 
altered, or include buildings developed outside of the Period of Significance for the historic district. 
The proposed project is eligible for a CCMP as it meets the requirements stated in Los Angeles 
Municipal Code (LAMC) Section 12.20.3 L.1(a) (1), because it is a vacant lot and the project 
proposed is for the construction of a new mixed-use structure. The purpose of the CCMP is to 
ensure that new construction on Non-Contributing lots does not impair the essential form and 
integrity of the overall historic district. In order to grant a CCMP the Director must find that the 
project conforms to the Preservation Plan for the historic district. The Preservation Plan includes 
guidelines to evaluate all types of work from rehabilitation of historic buildings to new infill projects. 
Appeals of Certificates of Compatibility are heard by the Area Planning Commission, except for 
when the project includes additional approvals that are appealable to the City Planning 
Commission per LAMC Section 12.36, as is the case here.  
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APPEAL AND APPELLATE BODY 
 
On August 25, 2022, the Zoning Administrator issued a Determination that conditionally approved 
a Density Bonus, Conditional Use, and a Certificate of Compatibility for the proposed project. On 
September 2, 2022, an appeal was filed by Gary Kousnetz, Jean Frost, and Jim Childs on behalf 
of the West Adams Heritage Association (and Adams Dockweiler Heritage Organizing 
Committee) challenging the entire Determination of the Density Bonus, Conditional Use, and 
Certificate of Compatibility. The appeal application and justification are provided in Exhibit B. 
Pursuant to Sections 12.36 C.4 and 16.05 H.1 of the Los Angeles Municipal Code (LAMC), the 
City Planning Commission is the appellate body for a State Density Bonus project appeal. The 
decision of the City Planning Commission is not further appealable for the entitlements.  
 
APPEAL POINTS AND STAFF RESPONSE 
 
Summaries from the appeal justification concerning land use entitlements and the staff responses 
are provided as follows:  
 
Density Bonus Program 
 
Appeal Point 1:  The approval of the Incentive will have a specific adverse impact upon 

public health and safety or the physical environment, and on any real 
property that is listed in the California Register of Historical Resources and 
for which there are no feasible methods to satisfactorily mitigate or avoid 
the specific adverse impact… Gov’t Code §65915, subdivision (e)(1) also 
allows the City to impose development standards that mitigate adverse 
impacts to historic resources. The Preservation Plan was adopted to 
provide development standards that prevent adverse impacts to the historic 
district; thus the City is allowed to impose these standards on development 
under SB1818. 

 
Staff Response 1:  Health and Safety 

 
Appellants have provided no evidence that the approval of On-Menu 
density bonus incentives for the project will have a specific adverse impact 
upon public health and safety or the physical environment.  
 
The subject site is zoned [Q]RD2-1XL-O-HPOZ. The first incentive is a 
height increase, as Height District No. 1XL restricts building height to a 
maximum of 30 feet. The applicant has requested an on-menu Incentive to 
permit an additional 10 feet six inches, resulting in an overall height of 40 
feet 6 inches from grade to the top of the parapet. 
 
The second incentive is an open space reduction, as a four-story building 
in the [Q]RD2-1XL-O-HPOZ zone requires a minimum of 1,750 square feet 
of open space. The applicant has requested an on-menu incentive to permit 
an 20% reduction, providing 1,400 square feet of overall open space. 
 
Both of these incentives work to increase the project’s floor area by 
expanding the proposed building envelope. This will allow for more market 
rate units that will subsidize the affordable units provided as part of the 
project, making the project feasible. 
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SB1818 and Preservation Plan 

 
The Appellant claims that a Density Bonus incentive cannot be granted 
under SB1818 if that incentive would have an adverse impact on a  property 
listed in the California Register of Historical Resources. However, the City 
of Los Angeles and State Density Bonus legislation allow for a density 
bonus to be granted for a Non-Contributing property. Though the property 
is located within the boundaries of the University Park and the St. James 
Historic district, the subject property is a vacant lot and was identified as a 
Non-Contributor in the University Park Historic Resources Survey. The 
property is also a Non-Contributor to the St. James Park Historic District. 
As such, the project does not involve a Contributing structure in a 
designated HPOZ, City of Los Angeles Historic-Cultural Monument, or the 
California Register of Historical Resources 

 
  The Appellant also claims that the project does not meet the development 

standards and guidelines adopted in the University Park HPOZ 
Preservation Plan. As detailed in Staff Response 5-9 and the Zoning 
Administrator's Determination, the project is consistent with the University 
Park HPOZ Preservation Plan and specifically the Residential Infill 
guidelines. Therefore, the approval of the Density Bonus incentive would 
not result in an adverse impact on a historic resource. 

 
Conditional Use Permit for the Neighborhood Stabilization Overlay  

Appeal Point 2:   The Zoning Administrator’s Determination erred in issuing a  Conditional 
Use Permit. The project will not enhance the built environment in the 
surrounding neighborhood as it is overscale and will degrade adjacent 
properties due to the project’s location, height, and ground level parking.  
The alley remains unimproved and is a health and safety issue. 

Staff Response 2:  The proposed 10-unit project is not considered overscale. There are 
several other relatively recently constructed multi-family buildings in the 
neighborhood. One such building is located one block west on Portland 
Avenue, constructed in 1979 comprised of four stories and 46,248 square 
of residential floor area, 38 units and 76 bedrooms. The parking for this 
building is at grade level.  Another such building is located one block south 
at the corner of Portland Scarff and Adams Boulevard. It is four stories, 
comprised of 52,767 square feet of residential floor area, 45 units and 99 
bedrooms. The parking for this building is situated below  grade level. 

With regards to the alley, asphalt pavement has been provided along some 
sections of the alley. The Zoning Administrator did not impose a condition 
to provide an asphalt pavement; however, it is perfectly within the authority 
of the Area Planning Commission to do so.  

The Zoning Administrator stands by the findings provided in the Letter of 
Determination.  
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California Environmental Quality Act (CEQA) 
 
Appeal Point 3: The City’s approval of the project based upon a Class 32 Categorical 

Exemption (CE) violates the requirements of CEQA. The project fails to 
meet the requirements necessary to rely upon a Class 32 CE.  The project 
fails to meet the Preservation Plan objective Standards, and, as such, has 
severe and irreparable negative impacts on the environment.   

 
Staff Response 3: CEQA Requirements 
 

Every discretionary action requires environmental review pursuant to the 
California Environmental Quality Act (CEQA). However, the CEQA 
(Sections 15300 to 15332) includes a list of classes of projects, which have 
been determined to not have a significant effect, known as Categorical 
Exemptions. If a project falls within one of these classes, it is exempt from 
the provisions of CEQA, and no further environmental review is required. 
The Class 32 Categorical Exemption (CEQA Guideline Section 15332), 
hereafter referred to as the Class 32 Exemption, exempts infill development 
within urbanized areas if the project  meets certain criteria. 

 A Class 32 Exemption applies to a project characterized as in-fill 
development meeting the conditions described below: 

 (a) The project is consistent with the applicable general plan 
designation and all applicable general plan policies as well as with 
the applicable zoning designation and regulations. 

 (b) The proposed development occurs within city limits on a project site 
of no more than five acres substantially surrounded by urban uses.  

 (c) The project site has no value as habitat for endangered, rare or 
threatened species.  

 (d) Approval of the project would not result in any significant effects 
relating to traffic, noise, air quality, or water quality.  

 (e) The site can be adequately served by all required utilities and public 
services. 

The appellant has not submitted any substantial evidence that the project 
will result in a significant environmental impact nor  that the project fails to 
meet the necessary requirements to rely on a Class 32 CE. The project site 
will be adequately served by all public utilities and services, such as water, 
sewer, solid waste, fire services, police services, schools, libraries, and 
parks, as discussed in the Class 32 Categorical Exemption Justification 
(Exhibit E). Given that the scope of work is characterized as an urban infill 
development, and that the project will be required to comply with 
Regulatory Compliance Measures, it can be found that the project meets 
the qualifications of the Class 32 Exemption. 
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Historic Resources and Preservation Plan 

The Appellant states that the project does not meet the University Park 
HPOZ Preservation Plan guidelines and will result in significant impacts, 
disqualifying the project from a Class 32 Categorical Exemption. As 
detailed in Staff Responses 5-9 below and the Zoning Administrator’s 
Determination, the project is consistent with the Residential Infill guidelines 
of the University Park HPOZ Preservation Plan. The project is located 
within the University Park Historic Preservation Overlay Zone (HPOZ), or 
historic district, and is designated a Non-Contributor. It has been designed 
to comply with the guidelines of the University Park Preservation Plan. As 
a Non-Contributing property dating from outside the period of significance, 
the project is subject to and conforms with the Residential Infill guidelines 
of the Preservation Plan. The design also meets the Secretary of the 
Interior’s Standards for Rehabilitation. The project does not create an 
adverse impact to a historical resource and qualifies for a Class 32 
Categorical Exemption.  

The Preservation Plan does not include guidelines or requirements for 
noise, traffic, water quality, or public utilities. 

 

Appeal Point 4: Even if a Categorical Exemption were applicable, exceptions apply to 
preclude reliance on an Exemption. The project may result in damage to 
scenic resources, including trees, historic buildings, rock outcroppings or 
similar resources and the CE ignores its unique place in the history of Los 
Angeles.  The documented loss of family housing, cumulative demolitions, 
and the replacement of family housing with student housing has cumulative 
impacts that need to be assessed.  

 
Staff Response 4: Exception applicability 
 

There is no evidence to support the appellants’ assertion that the project 
may result in severe and irreparable negative impacts on the environment. 
As part of the environmental review pursuant to CEQA, There are five (5) 
Exceptions which must be considered in order to find a project exempt 
under Class 32: 

(a) Cumulative Impacts. All exemptions for these classes are 
inapplicable when the cumulative impact of successive projects of 
the same type in the same place, over time is significant. 

(b) Significant Effect Due to Unusual Circumstances. A categorical 
exemption shall not be used for an activity where there is a 
reasonable possibility that the activity will have a significant effect 
on the environment due to unusual circumstances. 

(c) Scenic Highways. A categorical exemption shall not be used for a 
project which may result in damage to scenic resources, including 
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but not limited to, trees, historic buildings, rock outcroppings, or 
similar resources, within a highway officially designated as a state 
scenic highway. 

(d) Hazardous Waste Sites. A categorical exemption shall not be used 
for a project located on a site which is included on any list complied 
pursuant to Section 65962.5 of the Government Code. 

(e) Historical Resources. A categorical exemption shall not be used for 
a project which may cause a substantial adverse change in the 
significance of a historical resource. 

 As supported by the information presented herein and in the Justification 
(Exhibit E) for the use of Categorical Exemption Class 32, the proposed 
project does not trigger any of the Exceptions listed. There are no other 
State Density Bonus projects, either on-menu or using additional 
incentives, within a 500-foot radius of the subject site. There are no 
additional Certificate of Compatibility cases within the same radius. There 
are no known unusual circumstances which may lead to a significant effect 
on the environment, and the subject site will not create any impacts within 
a highway designated as a state scenic highway. Furthermore, the 
appellants have provided no evidence to support their claim that the project 
will damage scenic resources, trees, historic resources or rock 
outcroppings on the site. 

 Historical Resources 

 The Appellant claims that the project proposal would result in both primary 
and secondary adverse impacts on both the subject property and the 
district as whole. The project site has not been identified as a historic 
resource by local or state agencies, and the project site has not been 
determined to be eligible for listing in the National Register of Historic 
Places, California Register of Historical Resources, the Los Angeles 
Historic-Cultural Monuments Register, and/or any local register; and was 
not found to be a potential historic resource through the University Park 
Historic Resources survey. While the project site is located within the 
boundaries of the University Park historic district and the St. James Historic 
District, the project site itself, a vacant lot, is a Non-Contributing element to 
the historic district. The proposed project conforms with the applicable 
guidelines of the University Park HPOZ Plan and the Secretary of the 
Interior’s Standards for Rehabilitation as further discussed in Staff 
Response 5-9.   

 The project does not result in adverse impacts to historic resources in the 
vicinity or the historic district as a whole. Though the project is surrounded 
by Contributors to the district, including three Historic Cultural-Monuments, 
the project will not result in either direct or indirect impacts to the existing 
street or district. The proposed project will not impair the integrity of Scarff 
Street or the University Park HPOZ. The project conforms with the 
guidelines in Section 8.10 Location and Site Design of the University Park 
HPOZ Preservation Plan and will not negatively impact the existing 
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streetscape. This is further discussed in Staff Response 6. As such, the 
project will not result in a substantial adverse change to the significance of 
a historic resource, so an exception to the use of a categorical exemption 
does not apply. The project will also not negatively impact University Park’s 
status as a historic district or the St. James Park District’s status as a 
National Register District. 

 
Certificate of Compatibility 
 
Appeal Point 5: The University Park HPOZ Board is the expert in administering and 

interpreting the University Park Preservation Plan which governs this 
project. They unanimously recommend denial of the project at the public 
hearing for the project. The expert opinion of numerous architects and 
professionals is that the project does not comply with the Preservation Plan 
and the ZA decision is replete with factual inaccuracies. The conclusions 
made by the Zoning Administrator regarding conformance to the University 
Park Preservation Plan is not supportable.  

 
Staff Response 5: A Certificate of Compatibility (CCMP) is an entitlement issued for the 

construction of a new building or structure, demolition, or building 
replacement on lots identified as Non-Contributing, or not listed in the 
Historic Resources Survey for the historic district. Non-Contributing lots are 
often vacant, significantly altered, or include buildings developed outside 
of the Period of Significance for the historic district. The proposed project 
is eligible for a CCMP because it meets the requirements stated in LAMC 
12.20.3 L.1(a) (1), because it is a vacant lot and the project proposed is 
construction of a new multi-family residential structure. The purpose of the 
CCMP process is to ensure compatibility of Non-Contributing Elements 
with the overall character of the historic district, and that any construction 
or demolition work is undertaken in a manner that does not impair the 
essential form and integrity of the historic character of its environment. In 
order to grant a CCMP the Director or Zoning Administrator must find that 
the project conforms to the Preservation Plan for the historic district. The 
Preservation Plan includes guidelines to evaluate all types of work from 
rehabilitation of historic buildings to new infill projects. 
 

 In making a decision on a CCMP, the Director or Zoning Administrator also 
receives input from the HPOZ board and from the designee of the Cultural 
Heritage Commission. These recommendations are advisory. Because this 
is a multiple approvals project and involves a Conditional Use Permit, the 
Zoning Administrator is the decision maker in this case.  

 
 The Cultural Heritage Commission designee, recommended approval of 

the project, finding that the project meets the objective design criteria 
identified in the Preservation Plan.  

 
 The University Park HPOZ Board recommended denial of the project at the 

public hearing held on November 16, 2021. The Board found that the 
project did not conform with all the guidelines in the Preservation Plan. The 
Board conveyed that the project did not conform with prevailing setbacks 
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and height, and that the massing was significantly out of scale. The Board 
was not satisfied with the design articulation and felt the project would 
negatively impact the HPOZ, National Register District, and nearby 
Historic-Cultural Monuments. The Board’s motion to recommend denial 
also cited that the project does not follow the previously established 
prevailing setback and heights as stated by the Director of Planning in their 
2008 determination for Case No. DIR 2008-3375-COA, which was an 
application for a multi-family development on the site adjacent to the 
subject property at 2317 Scarff Street 

 
 The HPOZ Board’s recommendation of denial is referenced in the Zoning 

Administrator’s Determination (Exhibit D) and summarizes the Board’s 
action as well as the number of public comments received both in favor of 
and in opposition to the project. The Los Angeles Municipal Code (LAMC) 
Section 12.20.3 L.3.(c) states that HPOZ Boards “shall submit their 
recommendations to the Director as to whether the [CCMP] should be 
approved, conditionally approved, or disapproved.” LAMC Section 12.20.3 
D.9.(d) states, under Powers and Duties of the HPOZ Board, that the Board 
is “to evaluate applications for Certificates of Appropriateness or 
Certificates of Compatibility and make recommendations to the Director or 
the Area Planning Commission.” The Zoning Administrator took into 
consideration the advisory recommendation of the University Park HPOZ 
Board as required by LAMC Section 12.20.3 L.3(c). Furthermore, the 
Zoning Administrator is not bound by the recommendation of the HPOZ 
Board. 

 
Furthermore, the findings included in the Zoning Administrator’s 
Determination are comprised of responses to all applicable guidelines from 
the Residential Infill chapter of the University Park HPOZ Preservation 
Plan. The categories applicable to the project include: Location and Site 
Design; Massing and Orientation; Roof Forms; Openings; and Materials 
and Details. The Preservation Plan is composed of guidelines that are 
derived from the Secretary of the Interior’s Standards for Rehabilitation. 
They are not prescriptive standards, but rather guidelines used to mold and 
shape a project to be compatible with its historic setting. The Certificate of 
Compatibility process therefore provides an element of interpretation when 
seeking conformance with the guidelines. The findings in the Zoning 
Administrator’s Determination serve as the evidentiary support for how the 
project conforms with the applicable preservation plan guidelines of 
Chapter 8: Residential Infill.  

It is important to note that the project is subject to the provisions of the 
Housing Accountability Act (HAA), a state law intended to facilitate the 
production of housing in California. The HAA applies to all multi-family 
housing developments, including market-rate projects and mixed-use 
projects, that comply with all applicable, objective general plan and zoning 
criteria. Under this law, local governments may not disapprove – or reduce 
the number of units of – these types of projects unless they find that the 
project would have an unavoidable impact on public health or safety that 
cannot be mitigated in any way other than rejecting the project or reducing 
its size. Cities can still require compliance with other design guidelines not 
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related to density, and as such, proposed projects subject to HAA (and 
located within Historic Preservation Overlay Zones) are still reviewed the 
same as any other project for conformance with the Preservation Plan. The 
subject project could not feasibly be made any smaller in size without 
forcibly reducing the floor area and in turn the unit count, which is not 
permissible per HAA. With this in mind, Planning Staff guided the applicant 
to incorporate design measures that would reduce the perceived height and 
bulk of the building’s overall massing and draw on surrounding architectural 
elements, with the intent of producing a project that, while larger than 
neighboring properties, would be aesthetically compatible with the district 
and for which findings of compliance with the Preservation Plan could be 
made. 

The Zoning Administrator's Determination includes the required findings to 
determine the project is in conformance with the University Park HPOZ 
Preservation Plan, and therefore the Zoning Administrator did not err in 
granting the Certificate of Compatibility. 

 
Appeal Point 6: The project does not follow the previously established prevailing setback 

and heights as stated by the Director of Planning in their 2008 ruling on 
DIR-2008-3375-COA. The Appellant states, “The basis of the Plan is the 
question of what is prevailing, e.g., the most commonly occurring on the 
block face on which the project is intended.” The proposed project does not 
respect the prevailing setback. The proposed structure intrudes 
approximately 13 feet into the front yard setback of the adjoining 
contributing structures and the Preservation Plan’s quantifiable guidelines 
clearly disallow this. 

 
Staff Response 6:  The Appellant asserts that the project does not meet the Location and Site 

Design guidelines as outlined in Section 8.10 of the Preservation Plan. The 
relevant guidelines related to this appeal point are:  

 
  8.10.1 New residential structures should be placed on their lots 

consistent with the existing historic setbacks of the block on which they 
are located.  
  

  8.10.6 If the historic development pattern for a vacant lot is known, new 
construction on the lot shall be encouraged to follow this pattern. 

 
  8.10.15 ldentify and respect the pattern of front and rear setbacks for the 

block. While side and rear setbacks may vary, the traditional siting 
relationships should be maintained 

   
� � ��������Respect the prevailing setback, i.e. the most commonly occuring 

setback and lot coverage of the historic properties on the block face on 
which the building will be sited. 

 
 
  The front yard setback is consistent with those of typical historic residential 

buildings on the street. Abutting and adjacent properties feature a wide 



ZA-2021-6672-DB-CU-CMMP-1A  Page A-12 

range of setbacks and the residential structures surrounding the project site 
contain a range of two to 26-foot setbacks along Scarff Street. Contributing 
properties on the same side of the block have front yard setbacks that 
range from eight feet to 52 feet, with an average setback of 37 feet as 
shown in Table 1 below. Contributing multifamily structures on both sides 
of Scarff Street have front yard setbacks ranging from two to 26 feet. The 
changes made to the block over time have introduced a varying front yard 
setback. The required setbacks per the Los Angeles Municipal Code 
(LAMC) for the front, rear, and side yards are 15 feet, 15 feet, and seven 
feet, respectively. The proposed project provides a 35-foot setback, which 
complies with the setbacks required per code and is also  generally 
consistent with the average setback of Contributing properties on the west 
side of Scarff Street.  

 

Table 1: Front yard setback of Contributing properties on west side of Scarff 
Street 

Contributors 
West Side of 
Scarff St. 

2301 
Scarff 

2303 
Scarff 

2309 
Scarff 

2317 
Scarff 

2327 
Scarff 

2341 
Scarff 

2343 
Scarff 

2361 
Scarff 

2365 
Scarff 

2375 
Scarff 

Front Yard 
Setback 

46 46 46 46 46 52 16 38 30 8 

Average 37 feet 

Required by 
Code 

15 feet 

Provided by 
project 

35 feet  

 
 
  The Appellant also claims that the prevailing setback for Scarff Street was 

established in the determination made under planning Case No. DIR-2008-
3375-COA. This case pertains to a project proposal on a vacant lot, 
specifically the development of a 4-unit condominium at 2317 Scarff Street, 
which is adjacent to the subject property. That determination was for the 
approval of that specific project and did not establish new guidelines for the 
University Park HPOZ or change the required setbacks per the zoning 
code. The University Park HPOZ Preservation Plan serves as the 
established set of design guidelines for the district.  

 
  The Preservation Plan defines the prevailing setback as the most 

commonly occurring setback and lot coverage of the historic properties on 
the block face on which the building will be sited. As demonstrated in Table 
1 above, the average setback for Contributing properties on the west side 
of Scarff Street is 37 feet, and the proposed 35-foot setback is substantially 
consistent with this. The intent of guidelines 8.10.1, 8.10.6, 8.10.15, and 
8.11.12 is that the siting of the project should be similar to and respectful 
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of existing historic development. The most commonly occurring front yard 
setback along the west side of Scarff Street is 46 feet. However, setbacks 
along Scarff Street range from 8 to 52 feet, with an average of 37 feet. 
Though the proposed 35-foot setback is lower than the most commonly 
occuring 46-foot setback, it is in line with the range of setbacks and the 
average setback on the street. The placement of the proposed project is 
still substantially consistent with and respects the pattern of the existing 
historic setbacks. As such, the proposed 35-foot setback meets the 
applicable guidelines despite being lower than the most commonly 
occuring 46-foot setback. 

   
The Appellant also states that the proposed project intrudes into the front 
yard setback of the abutting properties. The immediate abutting properties 
on either side of the project site are located at a 46-foot setback. The 
guidelines state that the setbacks should respect the pattern of front and 
rear yard setbacks on the block. Though the project is not sited as far back 
as the immediately abutting properties, the proposed 35-foot setback is still 
consistent with the range of setbacks present on the block and therefore 
meets the Preservation Plan guidelines. 
 

  Furthermore, the required front yard setback is not determined by the 
prevailing setback on Scarff Street. The required setbacks are based on 
the Los Angeles Municipal Code (LAMC). The required setbacks per the 
zoning code for the front, rear, and side yards are 15 feet, 15 feet, and 
seven feet, respectively. 
  
As proposed and demonstrated in the Proposed Plans (Exhibit A), the 
project proposes a 35-foot setback on Scarff Street, and therefore, the 
project is in compliance with the zoning requirements and is consistent with 
the range of setbacks on the block. 
 
Appeal Point 7: The project is incompatible with the Preservation Plan 
guidelines regarding height, massing, and scale.   
 
Staff Response 7: The HPOZ Preservation Plan provides guidelines in 
Chapter 8 for residential infill projects. These guidelines are intended to 
help shape the design of new projects so that new construction will be 
compatible within the historic district, while still reading as new 
construction. The residential infill guidelines are not stringent objective 
standards that prescribe the scale and massing of a new structure. The 
guidelines relevant to mass and scale include: 
 

8.11.1 New residential structures should be consistent in scale and 
massing with the existing historic structures with the prevailing block. For 
instance, a narrow 2.5 story structure should not be built in a block largely 
occupied by one-story bungalows.  
   
8.11.2 New structures which will be larger than their neighbor's should be 
designed in modules, with the greater part of the mass located away from 
the main facade to minimize the perceived bulk of the structure.  
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8.11.7 If the prevailing height is less than prescribed by code, then a new 
project should adopt a height similar to the prevailing.  
 
8.11.8 If the prevailing coverage on a block side on which the project is 
to be built is less than the zoning allows, then the new coverage should 
be similar to the prevailing.   
 
8.11.11 New residential structures should harmonize in scale and 
massing with the existing historic structures in surrounding blocks. The 
property owner should provide an analysis of the building lot coverage 
using the City of Los Angeles' Zoning Information Map Access System 
(ZIMAS) and Sanborn Maps for the Contributing existing residential 
buildings with frontage on both sides of the block of the same street as 
the frontage of the subject lot, except for vacant lots, to demonstrate that 
their proposal does not exceed the prevailing lot coverage on the block 
for the proposed development.  
 
8.11.14 The property owner should provide an analysis of the building 
heights as defined by Los Angeles Municipal Code (L.AMC) Section 
12.21.1 of the Contributing existing residential buildings with frontage on 
both sides of the block of the same street as the frontage of the subject 
lot, except for vacant lots, to demonstrate that their proposal does not 
exceed the prevailing height of these buildings.  

The Appellant states that the project does not conform with the prevailing 
height and dominates the existing buildings. However, the project has been 
designed to meet the guidelines of the Preservation Plan pertaining to 
mass, scale, and height. The height of the Contributing structures along 
Scarff Street ranges from 20 to 50 feet. The property that measures 50 feet 
high is located at 2343 Scarff and is within the same block of the subject 
property. The proposed project is 40 feet, 6 inches in height and falls within 
the range of heights along Scarff Street. 

Though the project’s proposed height is taller than the average height of 
34 feet, the project’s height is still substantially similar to the heights of 
existing residential structures on Scarff Street. It is important to note the 
project is subject to the provisions of the Housing Accountability Act, or 
HAA. This state law applies to all multifamily housing developments that 
comply with all applicable, objective general plan and zoning criteria. Under 
HAA, local governments may not deny multifamily projects, or condition 
them in a way to reduce density, unless it can be found that the project will 
cause unavoidable impacts on public health or safety. The project was 
reviewed for compliance with underlying zoning, and except for the density 
bonus incentives and bonus award the City is required to grant under state 
law (65915), the project complies with all other objective standards. 

The Appellant also states that the front of the building has not been 
designed in modules to help minimize the massing. However, the 4th floor 
is designed to read as an attic with dormer windows. This helps the building 
read as a three-story building rather than a four-story building. As such, the 
proposed design is articulated and incorporates modules. Furthermore, the 
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project is designed in a Prairie-inspired style which emphasizes the 
horizontality of the building. Not only does this reference the horizontality 
seen with other Prairie and Craftsman-style buildings on Scarff Street, but 
this helps minimize the perceived massing and scale of the building and 
ensure it does not overwhelm any existing structures. 

The applicant provided a substantive Context Analysis that included a 
summary of lot coverage and building heights on both sides of Scarff 
Street. The data contained in this analysis support the original findings 
made in the Zoning Administrator’s Determination. A copy of the Context 
Analysis can be found in Exhibit H.  

 
Appeal Point 8: The project is incompatible with the Preservation Plan 
guidelines in Section 8.12 Roof Forms and Section 8.13 Openings. 
 
Staff Response 8: The findings in the Zoning Administrator’s 
Determination serves as the evidentiary support for how the project 
conforms with the applicable preservation plan guidelines in Section 8.12 
Roof Forms and Section 8.13 Openings as further discussed below. 
 
The project proposes a hipped roof form, which is in line with the Prairie-
style structures present along on Scarff Street and seen throughout the 
district. The guidelines call for the roof form to be consistent with 
surrounding historic structures, and the project’s hipped roof meets this 
guideline. Furthermore, the guidelines state the roof should be similar to 
the prevailing roof form in the district. Prairie-style structures with hipped 
roofs are seen throughout the district and the proposed project is consistent 
with this. The guidelines also call for the roof details to echo traditional 
details in a simplified form. The proposed overhanging eaves and fascia 
boards are a simplified version of the roof details seen with other Prairie 
style buildings in the HPOZ, and conforms with this guideline. As such, the 
project complies with guidelines in Section 8.12 Roof Forms.   
 
The guidelines in Section 8.13 Openings call for windows that echo 
surrounding historic structures in terms of their solid-to-void ratio, shape, 
scale. They also state that windows should maintain window rhythms and 
articulation that are consistent with existing windows. The project proposes 
windows that are appropriately scaled with no large voids on any of the 
elevations. The proposed wood-framed rectangular windows are  also 
consistent with the size and shape of the windows found on surrounding 
historic structures. The windows are arranged in symmetrical horizontal 
bands with consistent spacing between the windows, creating a rhythmic 
window pattern that is in line with the Prairie style. The window operations 
consist of casement and fixed windows, which is consistent with the historic 
window operations seen with the Prairie style. The window material will 
consist of either a wood composite or wood clad frame, which is a simplified 
material that references historic window patterns seen in the district while 
differentiating itself as new construction.  
   
For entryways, the guidelines call for the main entrance to be located at the 
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main public street and for the size and scale of the entrance to maintain the 
domestic image of the area. The main entrance consists of a central 
doorway that is accessed from Scarff Street, which is the main public street. 
The doorway is recessed and covered by a hipped roof with two supporting 
columns. Its size, scale, and design details are in line with the historic 
structures along Scarff Street. 
   
Furthermore, the Appellant fails to state how or why the evidence provided 
is insufficient. 
 
Appeal Point 9: The Preservation Plan urges consideration of the historic 
pattern of development on the parcel and adjacent parcels. 
 
Staff Response 9: The Appellant states that a Victorian cottage was 
originally located on the project site, and that the proposed project is not in 
line with the historic pattern of development. The following is the guideline 
related to the historic pattern of development: 
 

8.11.13 If the historic development pattern for a vacant lot is known, new 
construction on the lot should be encouraged to follow this historic 
pattern.  

  
Historic documentation and a Sanborn Fire Insurance Map indicate that a 
single-family residence had previously been located on the site, and that it 
was redeveloped early on and replaced by a men’s dormitory. The 
dormitory had a rectangular form and its front yard setback was 
substantially similar to the proposed project (please see Sanborn map 
below). The project will consist of multifamily housing, which is compatible 
with the men’s dormitory previously on the site. As such, the project 
proposal takes the historic development pattern into account and complies 
with guideline 8.11.13. As detailed in Staff Response 6-7, the project is also 
in line with the historic development pattern in terms of massing, height, 
and scale and complies with the applicable guidelines for these elements.  

 
An image of the Sanborn Fire Insurance map and the project site plan are 
below. A comparison of the two demonstrates that the project is in line with 
the historic development pattern of the site. 
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Image 1: Historic Sanborn Fire Insurance Map showing 2323 Scarff Street (subject property), with project 
site plan below.  
 
 
STAFF RECOMMENDATION 
 
In consideration of the foregoing, it is submitted that the Zoning Administrator acted reasonably 
in conditionally approving a State Density Bonus Compliance Review, Conditional Use, and 
Certificate of Compatibility for a 100% residential building consisting of ten units, four stories with 
a height of 40 feet 6 inches. The total proposed floor area is 12,426 square feet and the project 
proposed to provide 1,750 square feet of usable open space. Based on the complete plans 
submitted by the applicant and considering the Appellant’s arguments for appeal, staff finds that 
the project meets the required findings. Staff recommends that the Los Angeles City Planning 
Commission deny the appeal, determine that the project is categorically exempt from CEQA as a 
Class 32 Urban Infill Project, sustain the action of the Zoning Administrator in approving a Density 
Bonus, Conditional Use, and Certificate of Compatibility, and adopt the Findings of the Zoning 
Administrator. 
 
 
 







































1. THERE ARE NO PROTECTED TREES IN THE PROPERTY.
2. FOR PROJECT THAT INCLUDE LANDSCAPE WORK, THE LANDSCAPE CERTIFICATION, FORM GNR 12, SHALL BE

COMPLETED PRIOR TO FINAL INSPECTION APPROVAL.
3. A MINIMUM 3-INCH LAYER OF MULCH SHALL BE APPLIED ON ALL EXPOSED SOIL SURFACES OF PLANTING AREAS

EXCEPT TURF AREAS, CREEPING OR ROOTING GROUND COVERS, OR DIRECT SEEDING APPLICATIONS WHERE
MULCH IS CONTRAINDICATED.

4. FOR SOILS LESS THAN 6% ORGANIC MATTER IN THE TOP 6 INCHES FOR SOIL, COMPOST AT A RATE OF A MINIMUM
OF FOUR CUBIC YARDS PER 1,000 SQUARE FEET OF PERMEABLE AREA SHALL BE INCORPORATED TO A DEPTH OF
SIX INCHES INTO THE SOIL.

5. COMPOST SHALL BE CLASS I OR CLASS II PRODUCED USING CITY ORGANIC MATERIALS (TOPGRO) IN A MAJORITY
IN ALL LANDSCAPED AREAS.

6. AT THE TIME OF FINAL INSPECTION, THE PERMIT APPLICANT MUST PROVIDE THE OWNER OF THE PROPERTY WITH
A CERTIFICATE OF COMPLETION, CERTIFICATE OF INSTALLATION, IRRIGATION SCHEDULE AND A SCHEDULE OF
LANDSCAPE AND IRRIGATION MAINTENANCE.

7. FILL SHRUBS AND GRASSES IN ALL PLANTERS FROM EDGE TO EDGE WITHOUT VOID PER PLANT SPACING NOTED
IN THE PLANT LEGEND.

8. OVER 75% OF PLANTS ARE LESS THAN WUCOLS PLANT FACTOR OF 0.3.
9. I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE OF

WATER IN THE LANDSCAPE DESIGN PLANS.
10. A CERTIFICATION OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY EITHER THE SIGNER OF THE

LANDSCAPE PLANS, THE SIGNER OF THE IRRIGATION PLANS, OR THE LICENSED LANDSCAPE CONTRACTOR FOR
THE PROJECT.

PLANTING NOTES

I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE WATER EFFICIENT LANDSCAPE ORDINANCE AND SUBMIT A
COMPLETE LANDSCAPE DOCUMENTATION PACKAGE.

APPLICANT DATE

1. ALL CONCRETE SHALL BE REINFORCED UNLESS SPECIFICALLY MARKED "NOT REINFORCED"
2. NON-SHRINK GROUT SHALL BE PREMIXED, NON-STAINING, NON-SHRINK, ASTM C 1107.
3. CONCRETE MIX SAMPLES TO BE REVIEWED BY TESTING LAB DESIGNATED BY ENGINEER AND SUBMITTED TO

ENGINEER AT CONTRACTOR'S EXPENSE.
4. PIPES AND ELECTRICAL CONDUITS SHALL NOT BE EMBEDDED IN THE TOPPING SLAB EXCEPT WHERE

SPECIFICALLY APPROVED BY ENGINEER.
5. PROVIDE SLEEVES FOR PLUMBING AND ELECTRICAL OPENINGS IN CONCRETE BEFORE PLACING. DO NOT CUT ANY

REINFORCING WHICH MAY INTERFERE. CORING IN CONCRETE IS NOT PERMITTED EXCEPT AS SHOWN. NOTIFY
ENGINEER IN ADVANCE OF CONDITIONS NOT SHOWN ON THE DRAWINGS.

6. CONSTRUCTION JOINTING FOR CONCRETE TOPPING SLAB AND CONCRETE SIDEWALK SHALL CONFORM TO
DRAWINGS. EXPANSION JOINTS AT 20' O.C. MINIMUM.

7. ALL REINFORCEMENT SHALL BE CONTINUOUS, STAGGER SPLICES WHERE POSSIBLE.
8. 3" MINIMUM CLEAR CONCRETE COVER FOR REINFORCEMENT UNLESS OTHERWISE NOTED.

ALL SITE WORK SHALL BE IN CONFORMANCE WITH TITLE 24 OF THE CALIFORNIA ADMINSTRATIVE CODE AND
AMERICANS WITH DISABILITIES ACT ACCESSIBILITIES GUIDELINES (ADA).

1. LANDSCAPE DRAWINGS REFLECT IMPROVEMENTS ASSOCIATED TO SITE DEVELOPMENT WITH REGARD TO
DESCRIPTIONS OF PLANTING, IRRIGATION, PAVEMENT TYPES AND TREATMENTS, LANDSCAPE WALLS AND SITE
FURNISHINGS ONLY. REFER TO APPROPRIATE DISCIPLINES FOR OTHER ASSOCIATED SITE IMPROVEMENTS DESIGN
AND DOCUMENTATION.

2. CONTRACTOR SHALL BE RESPONSIBLE TO CONSULT WITH ENGINEER, SITE SUPERINTENDENT, APPROPRIATE
AGENCIES AND AS BUILT CONSTRUCTION DOCUMENTATION FOR THE LOCATIONS OF ALL UNDERGROUND
UTILITIES, PIPES AND STRUCTURES. CONTRACTOR SHALL TAKE SOLE RESPONSIBILITY FOR ANY COST INCURRED
DUE TO DAMAGE OF UTILITIES.

3. CONTRACTOR IS RESPONSIBLE FOR REPLACEMENT OF ANY EXISTING MATERIALS THAT ARE DAMAGED DURING
CONSTRUCTION.

4. CONTRACTOR SHALL NOT WILLFULLY PROCEED WITH CONSTRUCTION AS DESIGNED WHEN IT IS OBVIOUS THAT
UNKNOWN OBSTRUCTIONS, AREA DISCREPANCIES AND/OR GRADE DIFFERENCES EXIST THAT MAY NOT HAVE BEEN
KNOWN DURING DESIGN. SUCH CONDITIONS SHALL BE IMMEDIATELY BROUGHT TO THE ATTENTION OF THE
ENGINEER. THE CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY FOR ALL NECESSARY REVISIONS DUE TO
FAILURE TO GIVE SUCH NOTIFICATIONS.

5. CONTRACTOR SHALL BE RESPONSIBLE FOR ANY COORDINATION WITH SUBCONTRACTORS AS REQUIRED TO
ACCOMPLISH ALL CONSTRUCTION OPERATIONS. ALL DRAIN LINES, IRRIGATION SUPPLY LINES, CONDUIT, SLEEVES,
ETC. SHALL BE IN PLACE PRIOR TO INSTALLATION OF SITE LANDSCAPE CONSTRUCTION.

6. ALL LIMIT LINES SHALL BE VERIFIED PRIOR TO COMMENCING WORK.
7. ALL WORK SHALL BE PERFORMED IN CONFORMANCE WITH ALL APPLICABLE LOCAL CODES AND ORDINANCES.
8. CONTRACTOR SHALL REMOVE FROM THE SITE ALL DEBRIS AND UNSUITABLE MATERIAL GENERATED BY THE

CONTRACTOR'S OPERATIONS. CONSTRUCTION SITE SHALL BE MAINTAINED AT ALL TIMES SO THAT NO
OBSTRUCTION, CONSTRUCTION EQUIPMENT OR CONSTRUCTION PROCESS CAUSES POTENTIAL HARM OR DANGER
TO PUBLIC OR CONSTRUCTION SITE. CONTRACTOR SHALL TAKE FULL RESPONSIBILITY FOR NEGLIGENCE.

9. THE CONTRACTOR SHALL VERIFY THE MEASUREMENT OR LOCATION PRIOR TO BEGINNING WORK. IMMEDIATELY
BRING DISCREPANCIES TO THE ATTENTION OF THE ENGINEER. CONTRACTOR SHALL BE RESPONSIBLE FOR ALL
COSTS DUE TO FAILURE TO GIVE SUCH NOTIFICATION.

10. ALL SHOP DRAWINGS REQUIRED, AS PART OF LANDSCAPE IMPROVEMENTS SHALL BE COORDINATED WITH ALL
ASSOCIATED DISCIPLINES, SITE AND ARCHITECTURAL CONDITIONS. DRAWINGS SHALL SHOW ADJACENT
INFORMATION THAT WILL GIVE CLEAR INDICATION OF THE INTERFACE TO STRUCTURES, FOUNDATIONS, UTILITIES,
PROPERTY LINES AND EASEMENTS, AND OTHER NECESSARY INFORMATION.

11. CONTRACTOR SHALL PERFORM ALL PROTECTION, DEMOLITION, REMOVAL AND SITE PREPARATION NECESSARY
FOR THE PROPER EXECUTION OF ALL WORK SHOWN ON THE DRAWINGS AND DESCRIBED IN THE SPECIFICATIONS.

12. ALL SUBCONTRACTOR'S WORK SHALL BE UNDER PRIME CONTRACTOR'S CONTRACT.
13. ALL VERTICAL ELEMENTS ABUTTING CONCRETE SLAB SHALL HAVE A 3/8" EXPANSION JOINT UNLESS OTHERWISE

NOTED.
14. CONTRACTOR SHALL PROVIDE POSITIVE DRAINAGE AND INSURE THAT NO PONDING OF WATER OCCURS.
15. QUANTITIES NOTED ON PLAN ARE FOR REFERENCE ONLY.  CONTRACTOR SHALL VERIFY ALL QUANTITIES.

GENERAL NOTES

LANDSCAPE CALCULATION

LOT AREA 12,426 S.F.

POINTS REQUIRED 15

TECHNIQUES POINTS POINTS
DETAILS    CLAIMED

TOTAL POINTS    70

1 X 70' 70

9. SITE DESIGN

LANDSCAPE POINTS

1. STREET TREES TO SHADE THE STREET

CONTINUOUSLY PLANTED PARKWAY (PER
LINEAR FOOT OF PARKWAY)

9. SITE DESIGN

USE OF CLASS I OR CLASS II COMPOST
AS A SOIL AMENDMENT IN ALL
LANDSCAPED AREAS

3  3

10/15/2021

ACCESSIBILITY NOTES

SITE LANDSCAPE CONCRETE WORK

TOTAL LOT AREA 12,426 S.F.

TOTAL OPEN SPACE REQUIRED 1,400 S.F.

TOTAL OPEN SPACE PROVIDED 1,447 S.F.

TOTAL COMMON OPEN SPACE PROVIDED 897 S.F.

TOTAL LANDSCAPE AREA REQUIRED 225 S.F.
(25% OF EXTERIOR COMMON OPEN SPACE)

TOTAL PLANTED OPEN SPACE PROVIDED         227 S.F

TOTAL PLANTED LANDSCAPE AREA 3,490 S.F

NUMBER OF UNITS 10

TREES REQUIRED 3
(1 TREE PER 4 UNITS)

TREES PROVIDED 4

PLANT LEGEND

TREES

SYMBOL SCIENTIFIC NAME COMMON NAME SIZE WUCOLSQTY

SHRUBS/GROUND COVERS

ACHILLEA 'MOON SHINE' MOONSHINE YARROW 1 GAL L

GAURA LINDHEIMERI
'PINK CLOUD' BEEBLOSSOM

1 GAL L

SCENECIO ROWLEYANUS STRING OF PEARLS 4" POT L

SALVIA CEDROSENSIS
'BAJA BLANCA' CEDROS ISLAND SAGE

MUHLENBERGIA
CAPILLARIS 'REGAL MIST' PINK MUHLY GRASS

SESLERIA AUTUMNALIS AUTUMN MOOR GRASS

SYSRINCHIUM BELLUM BLUE EYED GRASS

CEANOTHUS 'DIAMOND
HEIGHTS'

DIAMOND HEIGHT
CEANOTHUS L

L

M

M

L

L

5 GAL

1 GAL

5 GAL

5 GAL

5 GAL

1 GAL

SEDUM SPECTABILIS AUTUMN JOY SEDUM 5 GAL L

EXISTING STREET
TREE TO REMAIN

ACER PALMATUM
'EMPEROR I'

EMPEROR I JAPANESE
MAPLE 24" BOX M

MATERIALS LEGEND

FIBERGLASS PLANTER

SYMBOL ITEM/DESCRIPTION MATERIAL/MODEL COLOR/FINISH

48"x41"x30" HIGH
PRE-FABRICATED
WILSHIRE RECTANGLE
FIBERGLASS PLANTER

1

PAVING/WALLS

CIP CONCRETE PAVING

COLOR: ITALIAN TERRA
COTTA
FINISH: SMOOTH

MANUFACTURER

TOURNESOL
SITEWORKS

P4

MATERIAL: FRP
MODEL: WR-484830 MODIFIED
TO 41" LONG WITH MATCHING
IRRIGATION CWM-R2020-2k
AND DRAIN HOLE, NUMBER
OF IRRIGATION MODULES
PER MANUFACTURER'S
RECOMMENDATION

REFERENCE

4,9/LD1.01

QTY

PV1

PV2

COLOR: NATURAL GRAY
FINISH: MEDIUM SANDBLASTN/A N/A 1,323 S.F.

P6

W1 LID PLANTER COLOR: NATURAL GRAY
FINISH: BOARD FORM

SEE LID PLAN AND
LD SHEETS FOR
PLANTER DETAILS

18"X36" PORCELAIN TILE
PAVER

NOTES

STANARD4

2

48"x72"x30" HIGH
PRE-FABRICATED
WILSHIRE RECTANGLE
FIBERGLASS PLANTER

COLOR: ITALIAN TERRA
COTTA
FINISH: SMOOTH

TOURNESOL
SITEWORKS

MATERIAL: FRP
MODEL: WR-724830 WITH
MATCHING IRRIGATION
CWM-R1620-4k AND DAIN
HOLE, NUMBER OF IRRIGATION
MODULES PER
MANUFACTURER'S
RECOMMENDATION

MIRAGE USA

N/A

3/LD1.01

1,2/LD1.01

5/LD1.01

4,9/LD1.01

MATERIAL: PORCELAIN
TILE: EVO_2/e
COLLECTION: TRIBECA

COLOR: TB01 WATTS 2,587 S.F.

2

P7 1

48"x84"x30" HIGH
PRE-FABRICATED
WILSHIRE RECTANGLE
FIBERGLASS PLANTER

COLOR: ITALIAN TERRA
COTTA
FINISH: SMOOTH

TOURNESOL
SITEWORKS

MATERIAL: FRP
MODEL: WR-964830 MODIFIED
TO 84" LONG WITH MATCHING
IRRIGATION CWM-R1620-4k
AND DRAIN HOLE, NUMBER OF
IRRIGATION MODULES PER
MANUFACTURER'S
RECOMMENDATION

4,9/LD1.01

PLANT
FACTOR

0.2

0.2

0.2

0.2

0.4

0.2

0.2

0.4

0.4

0.2

0.2

W2
PLANTER COLOR: NATURAL GRAY

FINISH: BOARD FORM
SEE LD SHEETS
FOR PLANTER
DETAILS

N/A 6/LD1.01

WESTRINGIA FRUTICOSA
'GRAY BOX' COAST ROSEMARY L5 GAL 0.2

ALOE 'BLUE ELF' BLUE ELF ALOE

RIBES VIBURNIFOLIUM CATALINA PERFUME 5 GAL VL

LEYMUS CONDENSATUS
'CANYON PRINCE'

CANYON PRINCE WILD
RYE

DIETES GRANDIFOLIA FORTNIGHT LILY

VL

L

5 GAL

5 GAL

HEUCHERA 'SANTA ANA
CARDINAL'

SANTA ANA CARDINAL
CORAL BELL 1 GAL L

0.1

0.2

0.1

0.2

FESTUCA MAIREI ATLAS FESCUE L1 GAL 0.2
MYOPORUM
PARVIFOLIUM MYOPORUM L1 GAL 0.2 4' O.C.

NO. ISSUE DATE

21-01SCPROJECT NUMBER :

DATE :

DRAWN BY :

CHECKED BY :

APPROVED BY :

EMAIL: YUNSOO@YUNSOOKIMDESIGN.COM
TEL: 213 220 9699

2629 FOOTHILL BLVD. SUITE 204

YKD
LANDSCAPE
ARCHITECTURE

LA CRESCENTA, CA 91214

23
23

 S
C

A
RF

F 
ST

RE
ET

 A
PA

RT
M

EN
T

23
23

 S
C

A
RF

F 
ST

RE
ET

, L
O

S 
A

N
G

EL
ES

, C
A

 9
00

07
N

EW
 1

0 
UN

ITS
 D

EN
SI

TY
 B

O
N

US
 P

RO
JE

C
T

CAPITAL
LLC

ORION

Y ZHANG

Y KIM

Y KIM

10/15/21

90% CD/PLAN CHECK SET  10/15/21

LP1.00

LANDSCAPE
NOTES AND  LEGEND



52 SESLERIA AUTUMNALIS

6 WESTRINGIA FRUTICOSA
'GRAY BOX'

7 GAURA LINDHEIMERI 'PINK CLOUD'

76 ACHILLEA 'MOONSHINE'

40 SALVIA CEDROSENSIS
'BAJA BLANCA'

25 ALOE
'BLUE ELF'

14 CEANOTHUS
'DIAMOND HEIGHT'

13 SEDUM SPECTABILIS

10 SYSRINCHIUM BELLUM

PROPERTY LINE

3 RIBES VIBURNIFOLIUM CONCRETE PAVING

4 ACER PALMATUM
'EMPEROR I'

EXISTING SIDEWALK

(2) EXISTING
CAMPHOR TO REMAIN

15 DIETES GRANDIFLORA

 68 MYOPORUM
PARVIFOLIUM

7 LEYMUS 'CANYON
PRINCE

10 WESTRINGIA FRUTICOSA
'GRAY BOX'

7 GAURA LINDHEIMERI
'PINK CLOUD'

22 SEDUM SPECTABILIS

16 SYSRINCHIUM BELLUM

10 DIETES GRANDIFLORA

22 HEUCHERA 'SANTA
ANA CARDINAL'
18 FESTUCA MAIREI

7 RIBES VIBURNIFOLIUM

15 LEYMUS 'CANYON
PRINCE'

3 RIBES VIBURNIFOLIUM

7 LEYMUS 'CANYON
PRINCE

9 RIBES VIBURNIFOLIUM

17 LEYMUS 'CANYON
PRINCE'

7 DIETES GRANDIFLORA

14 HEUCHERA 'SANTA
ANA CARDINAL'

12 FESTUCA MAIREI

27 SALVIA CEDROSENSIS
'BAJA BLANCA'

70 ACHILLEA 'MOONSHINE'

14 CEANOTHUS
'DIAMOND HEIGHT'

39 ALOE 'BLUE ELF'

55 SESLERIA AUTUMNALIS

SC
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EE

T
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3/16" = 1'-0"

LP1.01

GROUND
PLANTING PLAN

NOTES:

1. SEE SHEET LP1.00 FOR PLANT LEGEND,
MATERIALS LEGEND AND LANDSCAPE NOTES.

2. SEE LM SHEETS FOR LANDSCAPE MATERIALS.
3. SEE LD SHEETS FOR CONSTRUCTION DETAILS.



OUTDOOR FURNITURE,
SEE ARCH.

PROPERTY LINE

PV1
1,2

LD1.01

P.AP.A

P.A

P.A

W1
5

LD1.01

P.A P.A

P.A

P.A

W2
6

LD1.01W1
5

LD1.01

P.A

P.A

W1
5

LD1.01W1
5

LD1.01 W1
6

LD1.01

W2
6

LD1.01

W2
6

LD1.01

P.A

MATERIALS LEGEND

FIBERGLASS PLANTER

SYMBOL ITEM/DESCRIPTION MATERIAL/MODEL COLOR/FINISH

48"x41"x30" HIGH
PRE-FABRICATED
WILSHIRE RECTANGLE
FIBERGLASS PLANTER

1
COLOR: ITALIAN TERRA
COTTA
FINISH: SMOOTH

MANUFACTURER

TOURNESOL
SITEWORKS

P4

MATERIAL: FRP
MODEL: WR-484830 MODIFIED
TO 41" LONG WITH MATCHING
IRRIGATION CWM-R2020-2k
AND DRAIN HOLE, NUMBER
OF IRRIGATION MODULES
PER MANUFACTURER'S
RECOMMENDATION

REFERENCE

4,9/LD1.01

QTY

P6 2

48"x72"x30" HIGH
PRE-FABRICATED
WILSHIRE RECTANGLE
FIBERGLASS PLANTER

COLOR: ITALIAN TERRA
COTTA
FINISH: SMOOTH

TOURNESOL
SITEWORKS

MATERIAL: FRP
MODEL: WR-724830 WITH
MATCHING IRRIGATION
CWM-R1620-4k AND DAIN
HOLE, NUMBER OF IRRIGATION
MODULES PER
MANUFACTURER'S
RECOMMENDATION

4,9/LD1.01

P7 1

48"x84"x30" HIGH
PRE-FABRICATED
WILSHIRE RECTANGLE
FIBERGLASS PLANTER

COLOR: ITALIAN TERRA
COTTA
FINISH: SMOOTH

TOURNESOL
SITEWORKS

MATERIAL: FRP
MODEL: WR-964830 MODIFIED
TO 84" LONG WITH MATCHING
IRRIGATION CWM-R1620-4k
AND DRAIN HOLE, NUMBER OF
IRRIGATION MODULES PER
MANUFACTURER'S
RECOMMENDATION

4,9/LD1.01

PAVING/WALLS

CIP CONCRETE PAVINGPV1

PV2

COLOR: NATURAL GRAY
FINISH: MEDIUM SANDBLASTN/A N/A 1,323 S.F.

W1 LID PLANTER COLOR: NATURAL GRAY
FINISH: BOARD FORM

SEE LID PLAN AND
LD SHEETS FOR
PLANTER DETAILS

18"X36" PORCELAIN TILE
PAVER MIRAGE USA

N/A

3/LD1.01

1,2/LD1.01

5/LD1.01

MATERIAL: PORCELAIN
TILE: EVO_2/e
COLLECTION: TRIBECA

COLOR: TB01 WATTS 2,587 S.F.

W2
PLANTER COLOR: NATURAL GRAY

FINISH: BOARD FORM
SEE LD SHEETS
FOR PLANTER
DETAILS

N/A 6/LD1.01
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LM1.01

GROUND
MATERIALS PLAN1. REFER TO SHEET LP1.00 FOR

LANDSCAPE CONSTRUCTION  NOTES

NOTES



CONCRETE PAVING,
SANDBLAST FINISH

#4 REBAR 18" O.C.
EACHWAY,CENTERED IN SLAB

CMB

COMPACTED SUBGRADE

SEALANT COLOR TO
MATCH  CONC. COLOR

3/8" PRE-MOLDED
EXPANSION JOINT FILLER

1/4" Ø SAWCUT JOINT 1/4
DEPTH OF SLAB 1" MIN.

1
4"

VA
R

IE
S

VA
R

IE
S

1/
16

"
M

AX
.

1"

3
8"

BACKER ROD

DOWELCL

9" TYP

NOTES:
1. JOINT LOCATION AND SPACING PER PLAN UNLESS OTHERWISE NOTED.
2. DISCONTINUE REBAR AT EXPANSION JOINT AND CONTROL JOINT, TYP.
3. EQUALLY DIVIDE SCORED AREAS BETWEEN EXPANSION JOINTS WITH

CONTROL JOINTS. DO NOT EXCEED 30' O.C. SPACING BETWEEN EXPANSION
AND SCORE JOINTS OR BETWEEN CONSECUTIVE CONTROL JOINTS / UNLESS
OTHERWISE NOTED.

1/2" Ø 18" LONG SMOOTH
STEEL REINFORCING BAR,
CENTER BETWEEN SLABS,
2' OC., GREASE ONE END

PORCELAIN PAVER, SEE PLAN

 MORTAR SETTING BED

4" CONCRETE SUB-SLAB

STRUCTURAL SLAB, SEE ARCH

EXPANSION JOINT

BUILDING OR WALL

WATERPROOFING AND DRAINAGE
BOARD, SEE ARCH.

FIBERGLASS PLANTER, SEE PLAN
AND MATERIALS LEGEND

3" MULCH AS SPECIFIED

LIGHTWEIGHT PLANTING MIX

30"

STRUCTURAL SLAB, SEE ARCH

3
LD-01

ROOF DECK, SEE PLAN

MORTAR SETTNG BED

PORCELAIN PAVER

NOTE:
1. SEE DETAIL 9 THIS SHEET

FOR PLANTER IRRIGATION
SYSTEM DETAIL.

BUILDING, SEE
ARCH

3" AGED BARK MULCH

PERMAVOID, SEE LID DETAIL

UNDISTURBED OR COMPACTED SOIL

PAVING, SEE PLAN

SHRUB/ GROUNDCOVER

NOTES:
1. FINISHED SURFACE OF THE PLANTER

WALL MUST CLEARY SHOW THE
GRAINS AND TEXTURE OF THE
INDIVIDUAL FORM BOARDS. SEE
EXAMPLE PHOTOGRAPH.

LID PLANTER WALL,
BOARD FORM FINISH

WATERPROOFING AND
DRAINAGE BOARD

SEE LID PLANTER
DETAILS FOR PLANTER

WALL AND DRAIN

AMENDED LIGHT WEIGHT
PLANTING SOIL

EXPANSION JOINT

BUILDING, SEE ARCH

3" AGED BARK MULCH

ROOTBALL

BUBBLER

COMPACT SOIL UNDER ROOTBALL
TO PREVENT SETTLING
FILTER FABRIC, TURN UP 12" AT EDGES

12" WASHED DRAINAGE GRAVEL

UNDISTURBED OR COMPACTED SOIL

PLANTER WALL, BOARD
FORM FINISH

AMENDED PLANTING SOIL

PAVING, SEE PLAN

NOTES:
1. FINISHED SURFACE OF THE PLANTER

WALL MUST CLEARY SHOW THE
GRAINS AND TEXTURE OF THE
INDIVIDUAL FORM BOARDS. SEE
EXAMPLE PHOTOGRAPH.

EXPANSION JOINT

3'-3"

4" PERFORATED PVC PIPE
WRAPPED WITH FILTER
CLOTH, SLOPE TO DRAIN,
CONNECT TO STORM LINE

WTERPROOFING AND
DRAINAGE BOARD

CWM™ MODULAR IRRIGATION SYSTEM
1. A micro-porous sensor tube acts as a simple

valve. It allows air to pass when the soil is dry,
closes when soil is moist.

2. Reservoir modules are filled through a hole at
the top of a fill pipe, which extends above the
soil. Water flows from the fill module to the others
via a tube connecting them at the bottom.

3. Once the modules are full, the fill pipe is closed
with tamper-resistant stopper, which creates an
airtight seal.

4. When the soil is moist, the sensor tube is closed
and a vacuum is created above the water,
preventing it from flowing. The vacuum is shared
by a tube connecting the tops of the modules.

5. When the soil dries, air is allowed through the
sensor tube and breaks the vacuum. Water flows
into the soil from holes in the bottom of each
module, and wicks up into the soil like a sponge.

6. When the roots become moist, the sensor closes
and the vacuum is created – stopping the flow
until the plant uses the water and the process
starts again.

7. When it rains, excess water builds up in the
bottom of the container. The modular system
includes an overflow drain adapter over the drain
hole. Excess water flows out, preventing
oversaturation.

8. Select and install the Modular Irrigation System
for each planter as directed by the
manufacturer's instructions.

MULCH AS SPECIFIED

TREE BACKFILL  

ROOT BALL

TREE BUBBLER SYSTEM

UNDISTURBED SOIL OR COMPACTED
SUBGRADE SURROUNDING PLANT PIT

(2) WOOD POLE STAKES. DO NOT
PUNCTURE ROOTBALL WITH STAKE

TREE TIES

TREE PLANTING NOTES
1. SET ROOT CROWN 1" ABOVE THE

TREE ROOT COLLAR.
2. CLEAR MULCH 6" AWAY FROM THE

TREE TRUNK
3. SET TREE PLUMB AND STRAIGHT
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CONCRETE PAVING
N.T.S.1

CONCRETE PAVING JOINT
N.T.S.2

PORCELAIN TILE PAVER ON ROOF
N.T.S.3

GROUNDCOVER SPACING
N.T.S.7 LD1.01

CONSTRUCTION
DETAILS

BOARD FORM CONCRETE PLANTER

N.T.S.

SHRUB PLANTING IN FIBERGLASS PLANTER ON ROOF
N.T.S.4

TREE PLANTING IN PLANTER AT GROUND6

SHRUB PLANTING IN LID PLANTER AT GROUND
N.T.S.5

PLANTER MODULAR IRRIGATION SYSTEM
N.T.S.9

TREE PLANTING AT GRADE
N.T.S.8

NOT IN USE

NOT IN USE
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LI 1.00

IRRIGATION
NOTES AND  LEGEND

HYDRO PLANT IRRIGATION IRRIGATION ETAF SQ FT ETAF
ZONE DESCRIPTION WATER USE FACTOR (PF) METHOD EFFICIENCY (IE) (PF/IE) AREA (HA) x HA EAWU

1 MIXED LOW 0.20 DRIP 0.81 0.247 3490 861.73 26,767
2 TREE LOW 0.10 BUBBLER 0.81 0.123 400* 49.38 1,534

REGULAR AREA TOTAL 28,301
SPECIAL LANDSCAPE AREA TOTAL       0

TOTAL EAWU 28,301 MAWA 59,624 DIFFERENCE 31,323
SAVINGS 53%

EAWU EAWU =  (ETO - EFFECTIVE RAIN) x IN TO GAL x( (PF/IE x AREA)

ET DATA FROM: LOS ANGELES
ETO EFFECTIVE PRECIP IN TO GAL ET ADJ FACTOR TOTAL AREA SPECIAL AREAS
50.1 0.00 0.620 0.55 3490 0
MAWA = 59,624 GAL/YEAR

MAWA MAWA = ETO - EFFECTIVE RAIN X IN TO GAL X( (ET ADJ FACTOR X TOTAL AREA) + (SPECIAL AREA X 0.45) )

* NOTE: THE TREE HYDROZONE SHOWS ADDITIONAL SQUARE FOOTAGE FOR DEEP
WATERING OF TREES. ALL TREES ARE WITHIN THE HYDROZONES OF THE MIXED
AREAS, SO THERE IS NO CHANGE TO THE TOTAL SQUARE FOOTAGE IRRIGATED.

I HAVE COMPLIED WITH THE CRITERIA OF THE WATER USE ORDINANCE AND APPLIED
THEM FOR THE EFFICIENT USE OF WATER IN THE LANDSCAPE DESIGN PLANS.
I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE PRESCRIPTIVE
COMPLIANCE OPTION OF MWELO.

APPLICANT DATE

MFGR/MODELSYMBOL
IRRIGATION LEGEND

LATERAL (NON-PRESSURE) PIPING, SIZE AS SHOWN
MAIN LINE (PRESSURE) PIPING, SIZE AS SHOWN

REDUCED PRESSURE BACKFLOW PREVENTER

SHUT-OFF VALVE, LINE SIZE, W/ BRONZE CROSS HANDLE
WATER METER

DESCRIPTION RADGPMPSI

NIBCO T-580

SLEEVE, PER PLAN, 2x DIAM OF CARRYING PIPE, MIN.

REMOTE CONTROL VALVE RAIN BIRD 100-PESB

FLOW SENSOR (HYDROMETER)

PER COUNTY REQUIREMENTS

FS

M

RP

SCH 40
SCH 40

BUBBLER HEAD (2 PER TREE) --0.530 RAIN BIRD 1402
SUB SURFACE DRIPLINE, 18 SPACING, 18" O.C. --0.01/FOOT RAIN BIRD XFS-09-18

MASTER VALVEMV

30

SCH 40

FEBCO L825Y W/ WILKINS 500Y STRAINER

REMOTE CONTROL VALVE FOR DRIP SYSTEMS RAIN BIRD XCZ-100-PRB-LC

RAIN BIRD 100-PESB

RAIN BIRD FS100P

RAINBIRD LXME/F W/ ETC-LX MANAGER
& FSMLXMEF FLOW SMART MODULES

AUTOMATIC IRRIGATION CONTROLLER, 12 STATION, WALL MOUNT
- ET BASED WITH FLOW SENSOR AND RAIN GAGE

A
F

RAIN BIRD ARV-050
RAIN BIRD FLUSH CAP

DRIP IRRIGATION AIR/VACUUM RELIEF VALVE
DRIP IRRIGATION FLUSH VALVE
QUICK COUPLER VALVE RAIN BIRD 44LRC W/ 44K KEY & SH-1 SWIVEL

CONTROLLER SEQUENCE NUMBER
APPROXIMATE GPM VALVE SIZE, INCHES

HYDROZONE

1 EXISTING UTILITIES AND CONDITIONS:  PRIOR TO CUTTING INTO THE
SOIL OR PAVING, LOCATE ALL CABLES, CONDUITS, AND OTHER
UTILITIES COMMONLY FOUND UNDERGROUND, AND TAKE PROPER
PRECAUTIONS NOT TO DAMAGE OR DISTURB SUCH IMPROVEMENTS.
IF A CONFLICT EXISTS BETWEEN SUCH OBSTACLES AND THE
PROPOSED WORK, PROMPTLY NOTIFY THE OWNER.  PROCEED IN THE
SAME MANNER IF ROCK LAYERS OR ANY OTHER CONDITIONS
ENCOUNTERED UNDERGROUND MAKE CHANGES ADVISABLE.

2 THE INSTALLATION OF THE IRRIGATION SYSTEM SHALL CONFORM TO
ALL APPLICABLE REGULATIONS AND CODES.

3 THE IRRIGATION SYSTEM IS SHOWN DIAGRAMMATICALLY FOR
CLARITY. LOCATE ALL PIPING, EQUIPMENT AND APPURTENANCES
WITHIN THE PLANTING AREAS SHOWN UNLESS NOTED OR DIRECTED
OTHERWISE.  LOCATE ALL VALVES AND VALVE BOXES 6" MIN., 12" MAX
FROM ADJACENT PAVING.  LOCATE PRESSURE MAIN LINES WITHIN 18"
OF EDGE OF PLANTING AREAS.

4 ALL PRESSURE PIPE AND WIRING UNDER PAVING SHALL BE SLEEVED,
2X THE DIAMETER OF CARRYING PIPE. ADD TO SIZE IF CARRYING
WIRING IN SAME SLEEVE. COORDINATE SLEEVE INSTALLATION WITH
OTHER TRADES TO ENSURE PROPER AND TIMELY INSTALLATION IN
LOCATIONS REQUIRED. PIPES MAY BE SLEEVED TOGETHER IF AN
EQUIVALENT INCREASE IN SLEEVE SIZE IS MADE.

5 USE 3/4" MIN. WIDE TEFLON PIPE TAPE ON ALL THREADED
CONNECTIONS.

6 SYSTEM DESIGN IS BASED ON STATIC PRESSURE OF 90 PSI,
REGULATED TO 50 PSI OPERATING PRESSURE.

7 WIRING IS BASED ON THE USE OF ONE 24 VOLT DC REMOTE CONTROL
VALVE OPERATING AT ONE TIME.

8 UNLESS NOTED OTHERWISE ON PLANS, LATERAL END RUNS ARE TO
BE 3/4" SIZE

IRRIGATION NOTES
9 CONTRACTOR SHALL SECURE & COORDINATE  CONNECTIONS FOR

120 VAC 60 HZ ELECTRICAL SERVICE TO CONTROLLER LOCATION.
10 SET UP CONTROLLER TO ACHIEVE OPTIMUM WATERING BASED ON

WATER USE CALCULATIONS AND ET DATA.
11 ALL CONTROL WIRING TO BE 14 GAUGE MINIMUM. COMMON WIRES

TO BE WHITE WITH DIFFERENT COLOR STRIPE FOR EACH CONTROL
VALVE. COMMON CONTROL WIRE TO BE SOLID COLOR.

12 END RUNS OF ALL DRIP LINES ARE TO INCLUDE A FLUSH VALVE ASSEMBLY.
13 INSTALL WEATHER SENSOR ON ROOF PER MANUFACTURER'S

RECOMMENDATIONS AND RUN WIRING BACK TO CONTROLLER LOCATION
IN 3/4" CONDUIT. PAINT CONDUIT TO MATCH ADJACENT SURFACE COLOR.

14 THE LANDSCAPE CERTIFICATION, GRN 12, SHALL BE COMPLETED PRIOR TO
FINAL INSECTION APPROVAL.

15 PRESSURE REGULATING DEVICES ARE REQUIRED IF WATER PRESSURE
EXCEEDS OR IS BELOW THE RECOMMENDED PRESSURE OF THE SPECIFIED
IRRIGATION DEVICES.

16  A DIAGRAM OF THE IRRIGATION PLAN SHOWING HYDROZONES SHALL BE
KEPT WITH THE IRRIGATION CONTROLLER FOR SUBSEQUENT
MANAGEMENT PURPOSES.

17 A CERTIFICATION OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED
BY EITHER THE SIGNER OF THE LANDSCAPE OR IRRIGATION PLANS, OR
THE LICENSED LANDSCAPE CONTRACTOR FOR THE PROJECT.

18 AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED AT THE TIME OF
FINAL INSPECTION.

19 WATER SUPPLY FOR IRRIGATION ON THIS PROJECT IS POTABLE
WATER.

20 ALL METAL EQUIPMENT IS TO BE LEAD FREE.

16
A-1

10/15/21



.

FS MV RP

POC
1 1/2

.

.

.

1 1/2

1 1/2

1 1/2

M

12
A-3
HZ 2

17.3
A-1
HZ 1

16.3
A-4
HZ 1

14
A-2
HZ 2

14.6
A-6
HZ 1

13.6
A-5
HZ 1

FA

F
A

FA

FA

F F

3/4 TYP.

3/4

3/4

3/4

3/4

3/4

3/4

3/4

3/43/4 TYP.

3/4 TYP.

3/4 TYP.

SC
AR

FF
 S

TR
EE

T

NO.                   ISSUE                      DATE

21-01SCPROJECT NUMBER :

DATE :

DRAWN BY :

CHECKED BY :

APPROVED BY :

EMAIL: YUNSOO@YUNSOOKIMDESIGN.COM
TEL: 213 220 9699

2629 FOOTHILL BLVD. SUITE 204

YKD
LANDSCAPE
ARCHITECTURE

LA CRESCENTA, CA 91214

23
23

 S
C

A
RF

F 
ST

RE
ET

 A
PA

RT
M

EN
T

23
23

 S
C

A
RF

F 
ST

RE
ET

, L
O

S 
A

N
G

EL
ES

, C
A

 9
00

07
N

EW
 1

0 
UN

ITS
 D

EN
SI

TY
 B

O
N

US
 P

RO
JE

C
T

CAPITAL
LLC

ORION

Y ZHANG

Y KIM

Y KIM

10/15/21

90% CD/PLAN CHECK SET  10/15/21

3/16" = 1'-0"

LI 1.01

GROUND
IRRIGATION PLAN

AUTOMATIC IRRIGATION CONTROLLER 'A', 8 STATIONS
MINIMUM, WALL MOUNTED. CONNECT FLOW SENSOR AT
THE POC AND ROOF MOUNTED WEATHER SENSOR PER

MANUFACTURER'S RECOMENDATIONS TO CONTROLLER IN
3/4" ELECTRICAL CONDUITS.  CONTRACTOR TO ARRANGE

FOR AND COORDINATE 120V 60HZ CONTINUOUSLY HOT
POWER TO THIS LOCATION ON SEPARATE 15 AMP CIRCUIT

1" REDUCED PRESSURE BACKFLOW
PREVENTER, 1" MASTER VALVE AND 1"
FLOW SENSOR. INSTALL ALL EQUIPMENT
IN PLANTING AREA.

FIRST ROW OF DRIPLINES TO BE 9"
FROM EDGE OF PLANTING AREAS.
TYPICAL ALL DRIP SYSTEMS.

SLEEVE ALL WIRING AND
PIPING UNDER PAVING, TYP.

1 1/2" MASTER
SHUTOFF VALVETHESE PLANS ARE DIAGRAMMATIC. INSTALL

ALL EQUIPMENT AND PIPING IN PLANTING
AREAS WHEREVER POSSIBLE, TYP. POINT OF CONNECTION TO POTABLE

WATER SOURCE WITH NEW 1" METER
AND SERVICE DEDICATED TO

IRRIGATION SYSTEM

CORE THROUGH PLANTER WALLS AS REQUIRED AND SEAL
PIPE WITH SILICONE SEALANT, TYPICAL ALL PLANTERS

LOCATE PIPE, WIRING AND EQUIPMENT
WITHIN PLANTERS, TYPICAL.

3" SLEEVE
4"

SLEEVE

HYDROZONES
1 TREE/SHRUB/GC MIXED
2 TREE DEEP WATER
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IRRIGATION DETAILS

ST. ANDREWS PL.

SLOPE TO EDGES

REDUCED PRESSURE BACKFLOW PREVENTER
NTSA

WYE STRAINER. REPLACE HOSE BIBB W/
STOP COCK

REDUCED PRESSURE TYPE BACKFLOW
PREVENTER W/ GATE VALVES & TEST COCKS

SEE DETAIL "I", THIS SHEET FOR TRENCH DEPTHSOUTLET FITTINGS TYPICAL TO INLET FITTINGS

CONCRETE BASE 6" MIN THICK

FINISH GRADE

6" MIN ALL AROUND

PRESSURE REGULATOR

THREADED BRASS RISER

BRASS UNION

THRUST BLOCKS - SIZE AS REQUIRED FOR
SOIL TYPE

PIPE ADAPTER AS REQUIRED
12" MIN CLEAR

SHORT BRASS NIPPLE

BRASS ELL

1 2 3

4

5

6

78
9

10

11

12

13

14

FLOW

1

2

3

4

5
6

7

8

14

13

12

11

10

9

9

10

OFF

ON

1

1

2

3
4
5

6
7

8
9

10

11 3" LAYER PEA GRAVEL MIN.

VALVE ID TAG

PLASTIC VALVE BOX W/ LOCKING COVER
MARKED "QCV" (PURPLE FOR RECYCLED WATER

FEMALE ADAPTER

30" LENGTHS OF CONTROL WIRES - COILED

PRESSURE REGULATING FILTER

FINISH GRADE

LATERAL PIPE
REMOTE CONTROL VALVE
PVC TEE OR ELL AT MAINLINE

WATERPROOF CONNECTORS
2 3 4 5 6

7 89

10

11

DRIP CONTROL VALVE
NTSC

NOTES:
1. PLACE TIE DOWN STAKES EVERY THREE FEET IN SAND, F0UR FEET IN LOAM, AND FIVE FEET IN CLAY.
2. AT FITTINGS WHERE THERE IS A CHANGE OF DIRECTION SUCH AS TEES OR ELBOWS, USE TIE-DOWN

STAKES ON EACH LEG OF THE CHANGE OF DIRECTION.
3. INSERTION PLOW AND TRENCHED INSTALLATIONS DO NOT REQUIRE TIE DOWN STAKES.

SUBSURFACE DRIP LINE
NTSE

4
5

1
2

3

COMPRESSION TEE
SUBSURFACE DRIP LINE

IN-LINE EMITTER

TIEDOWN STAKE / LANDSCAPE PIN
FINISH GRADE

5

1 2 3 4

FLUSH VALVE
NTSF

1

4
5

6

1
2

3

TOP OF MULCH LAYER

FINISH GRADE

EMITTER BOX

COMPRESSION FITTING AND FLUSH CAP
12" LENGTH OF SOLID DRIP HOSE

3-INCH MIN. DEPTH OF 3/4" WASHED GRAVEL

2 3

4

5

6

SECTION

PLAN

ROOT BALL

PVC LATERAL LINE PIPE

NATIVE SOIL BACKFILL

BUBBLER HEAD

1/2 INCH DIAMETER PVC ELL (SxT)

DRILL THROUGH 4 INCH DRAIN PIPE

BACKFILL

PVC LATERAL LINE

NATIVE SOIL

SCH 80 NIPPLE, LENGTH AS REQ'D

FINISH GRADE

TREE BUBBLER
NTSG

1

1

2

2

3

3

4

4

5

5

6

6

7

7

8

8

9

9

10

10

11
1213

13

4

14 14

13

12

11

4" DIA. RUBBER DRAIN CAP. SECURE W/
SS HOSE CLAMP

1"

4" DIA. X 36" LONG PERFORATED DRAIN
PIPE. FILL W/ 3/4" GRAVEL.

CONCRETE WALK OR OTHER FIXED
IMPROVEMENTS WHERE OCCURS

USE TEFLON PIPE TAPE ON ALL
THREADED FITTINGS

4

9

PIPE & WIRE TRENCHING
NTSI

INSTALL ALL PIPE IN ACCORD WITH MANUFACTURERS SPECIFICATIONS
SNAKE ALL PLASTIC PIPING WITHIN TRENCHES

ADIMENSION

1/2"  TO  1 1/2" SIZE

2"  TO  2 1/2" IN SIZE

3" AND LARGER

12

12"

18"
PLAN VIEW - N.T.S.

B

18"

24"

18"

C D

6"

6"

6"

20"

26"

20"

18"

18"

E F

6"

6"

6"

G

EE F
G

EE

G

DCBA

24"

24"

24"

PAVING OR CURB EDGE1

2

3

4
5

6
7

8

FINISH GRADE

UNDISTURBED SOIL

CLEAN COMPACTED BACKFILL

LATERAL PIPE

PRESSURE MAIN LINE PIPE

CONTROL WIRES. LAY NEXT TO MAINLINE.
BUNDLE AND TAPE AT TEN FOOT INTERVALS
CLEAN SAND BACKFILL

9 120V POWER WIRES IN SCH 40 CONDUIT
TIE A 36" LOOP IN ALL WIRING AT ALL
CHANGES OF DIRECTION  GREATER THAN 30
DEGREES, UNTIE AFTER ALL CONECTIONS
HAVE BEEN MADE

1 2 3

4

5

6 7 8 9

GATE VALVE
NTSB

2 CU FT PEA GRAVEL MIN.

SCH 80 PVC ADAPTER (FxF)

FINISH GRADE

COVER OPENINGS WITH LANDSCAPE FABRIC

PLASTIC VALVE BOX W/ LOCKING COVER
MARKED "GV"

GATE VALVE, LINE SIZE

1" IN GROUND COVER, FLUSH IN TURF

PVC MAIN

SCH 80 PVC ADAPTER (FxF)

SCH 80 PVC NIPPLE (TxT)

SET BOX ON FOUR BRICKS

2" MIN 6" MAX CLEAR

SCH 80 PVC NIPPLE (TxT)

EXTENSIONS AS REQUIRED

1

2

3

4

5

6

7

8
SEE DETAIL "I", THIS SHEET

9

10

11

12

13
14

15

12 3 4

5 6

7

8

9

10

11

12

13

14

15

MASTER & REMOTE CONTROL VALVE
NTSD

1

1

2

2
3
4

3 4 5
5

6 67

7

8

8

9

9

10

1011

11
12
13

12

14

13

15

14

16

17

15

18

16
17

19

PLASTIC VALVE BOX W/ LOCKING COVER
MARKED "RCV"

REMOTE CONTROL VALVE

SOLENOID

EPOXY CONNECTORS

18" MIN EXPANSION LOOPS

6" MIN, 12" MAX FROM FIXED IMPROVEMENTS
3" MIN. SCH 80 PVC NIPPLE (TxT)

20

18 20

LATERAL PIPING

SCH 80 PVC PIPE. LENGTH AS REQ'D
PVC SCH 80 TEE OR ELL AT MAIN

3" MIN. SCH 80 NIPPLE (TxT)

SCH 80 ADAPTER (FxF)

FINISH GRADE

COVER OPENINGS W/ 15# FELT OR
LANDSCAPE FABRIC

2" MIN. 6" MAX CLEAR

SET VALVE BOX ON FOUR (4) BRICKS

2 CU. FT. PEA GRAVEL

19

NOTE: ONE BALL VALVE MAY PRECEED A
GROUP OF VALVES IN A MANIFOLD.

2" IN GROUND COVER, 1" IN TURF

BUNDLE & TAPE CONTROL WIRES TO PIPE

SCH 80 PVC ELL (SxT)

QUICK COUPLER VALVE
NTSJ

ALL BRASS FITTINGS TO BE RED BRASS

2 CU FT PEA GRAVEL MIN.

COVER OPENINGS WITH 15# FELT OR
FIBERGLASS MATTING

PLASTIC VALVE BOX W/ LOCKING COVER
MARKED "QCV"

1" IN GROUND COVER, FLUSH IN TURF

SCH 80 PVC PIPE. LENGTH AS REQUIRED

SET BOX ON FOUR BRICKS

EXTENSIONS AS REQUIRED

THREADED BRASS RISER. LENGTH AS
REQUIRED

FINISH GRADE
3" MIN., 6" MAX CLEAR

QUICK COUPLER VALVE W/ LOCKING
RUBBER CAP

SCH 80 PVC TEE OR ELL AT MAIN

SCH 80 PVC ADAPTER (SxT)

1 CU FT CONCRETE BASE

UNDISTURBED OR 95% COMPACTED SOIL

3" LONG THREADED BRASS NIPPLE

BRASS ELL

1

2

3

4

5

6
7

8

9

10

11

1 2 3 4
5

6

7

8

9

10
1112131415

16

17

16
15

14

13

12

17

CONTROLLER - WALL MOUNT INTERIOR
NTSH

10

11

1

2

3

4

5

8

9

RAIN SWITCH - ROOF MOUNT PER
MANUFACTURERS RECOMMENDATIONS

GALV. STEEL J BOXES AND CONDUIT THROUGH
WALL. SEAL OPENINGS WITH APPROVED SEALANT.

3/4" MARINE PLYWOOD BACKING. SECURE TO WALL
WITH TWO (2) 1" BOLTS, CADMIUM PLATED. LENGTH
AS REQUIRED.

IRRIGATION CONTROLLER IN STAINLESS STEEL
ENCLOSURE

3" DIAM SCH 40 STEEL CONDUIT. LENGTH AS REQUIRED.

6

7

1" GALVANIZED METAL CONDUIT FOR POWER
WIRES W/ 120V AC 60 HZ 15 AMP ELECTRICAL
POWER FROM EQUIPMENT POWER PANEL

FINISH FLOOR

SCH 80 PVC PIPE AND FITTINGS

2" DIA. PVC LONG SWEEP ELL FOR CONTROL WIRES

FINISH GRADE

12

CONTROL WIRES. BUNDLE AND TAPE @ 10 FT
INTERVALS. RUN ASIDE  MAINLINE PIPE IN SAME
TRENCH WHERE FEASIBLE

EXTERIOR WALL

4.0
 +

/- 
FT

.

1

2

12

11
10

4

3

5

6

7

9

8

2

3

3

NOTE: FOR PLANTERS ON ROOFTOP, REFER TO DETAIL 9, SHEET LD1.01

1
2

3
4

6

6

7

8

9

10

SCH 40 LATERAL PIPE FROM CONTROL
VALVE OR OTHER PLANTERS

PVC RISER & FITTINGS AS REQUIRED

LID PLANTER

PERMAVOID, SEE LID PLAN

MULCH LAYER
SOIL LAYER

DRIP TUBING

DRIP SYSTEM HEADER AND FITTINGS

USE PLANTER CUTOUT OR CORE
THROUGH PLANTER WALL AND SEAL
PIPE WITH SILICONE SEALANT

1

2

3

4

5

5 FINISH GRADE (VARIES)

7 8

9 10

DRIP AT LID PLANTER
NTSK

LI 1.02



CP-7769 Appeal Application Form (1/30/2020) Page 1 of 4  

 
Related Code Section: Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 

 

Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

 
A. APPELLATE BODY/CASE INFORMATION 

1. APPELLATE BODY 
 

✔ Area Planning Commission  City Planning Commission  City Council  Director of Planning 

 Zoning Administrator    
 

Regarding Case Number:  ZA-2021-6672-DB-CU-CCMP  
 

Project Address: 2323 Scarff Street 
 

 

Final Date to Appeal: 09/01/2022 
 

 

2. APPELLANT 
 

Appellant Identity: 
(check all that apply) 

 Representative 
 Applicant 

 Property Owner 
 Operator of the Use/Site 

✔ Person, other than the Applicant, Owner or Operator claiming to be aggrieved 

 

 Person affected by the determination made by the Department of Building and Safety 

 Representative 
 Applicant 

 Owner 
 Operator 

 Aggrieved Party 

 

 
3. APPELLANT INFORMATION 

 

Appellant’s Name: Gary Kousnetz, Jean Frost (WAHA), Jim Childs (ADHOC)  

 

Company/Organization: West Adams Heritage Association (WAHA), ADHOC 
 

 

Mailing Address: 2326 Scarff Street 
 

 

City: Los Angeles State: CA 
 

Zip: 90007 
 

 

Telephone: (213) 747-2526  
 

E-mail: jeanjim2341@att.net  

 
 

a. Is the appeal being filed on your behalf or on behalf of another party, organization or company? 
 

✔ Self ✔ Other:   
 

b. Is the appeal being filed to support the original applicant’s position?  Yes ✔  No 

 

 

APPEAL APPLICATION 

Instructions and Checklist 

mailto:jeanjim2341@att.net


CP-7769 Appeal Application Form (1/30/2020) Page 2 of 4  

GENERAL APPEAL FILING REQUIREMENTS 

4. REPRESENTATIVE/AGENT INFORMATION 
 

Representative/Agent name (if applicable):     

Company:      

Mailing Address:      

City:  State:   . Zip:   

Telephone:    E-mail:    

5. JUSTIFICATION/REASON FOR APPEAL 

a. Is the entire decision, or only parts of it being appealed?  Entire  Part 

b. Are specific conditions of approval being appealed?  Yes  No 

If Yes, list the condition number(s) here:   

Attach a separate sheet providing your reasons for the appeal. Your reason must state: 

 The reason for the appeal  How you are aggrieved by the decision 

 Specifically the points at issue  Why you believe the decision-maker erred or abused their discretion 

 
6. APPLICANT’S AFFIDAVIT 

I certify that the statements contained in this application are complete and true: 

Appellant Signature: Date: 9 . 2 . 2 0 2 2   
 
 

B. ALL CASES REQUIRE THE FOLLOWING ITEMS  - SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES 

1. Appeal Documents 

a. Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates) 
Each case being appealed is required to provide three (3) sets of the listed documents. 

 Appeal Application (form CP-7769) 

 Justification/Reason for Appeal 

 Copies of Original Determination Letter 

b. Electronic Copy 

 Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 
during filing and return the flash drive to you) or a CD (which will remain in the file). The following items must 
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf”, “Justification/Reason 
Statement.pdf”, or “Original Determination Letter.pdf” etc.). No file should exceed 9.8 MB in size. 

c. Appeal Fee 

 Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 
receipt(s) to calculate the fee per LAMC Section 19.01B 1. 

 Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01B 1. 

d. Notice Requirement 

 Mailing List - All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide 
noticing per the LAMC 

 Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City 
Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment. 
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C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC) 

1. Density Bonus/TOC 
Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f. 

 

NOTE: 
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed. 

 

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 
and always only appealable to the Citywide Planning Commission. 

 Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 

bill, property tax bill, ZIMAS, drivers license, bill statement etc. 
 
D. WAIVER OF DEDICATION AND OR IMPROVEMENT 

Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I. 
 

NOTE: 
- Waivers for By-Right Projects, can only be appealed by the owner. 

 

- When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a 
project, the applicant may appeal pursuant to the procedures that governs the entitlement. 

 
E. TENTATIVE TRACT/VESTING 

 

1. Tentative Tract/Vesting - Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A. 

NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City 
Planning Commission must be filed within 10 days of the date of the written determination of said Commission. 

 Provide a copy of the written determination letter from Commission. 

F. BUILDING AND SAFETY DETERMINATION 
 

 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 

Original Applicant and must provide noticing and pay mailing fees. 
 

a. Appeal Fee 
 Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges. (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code) 

 
b. Notice Requirement 
 Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment. 
 

 2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved 
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination. 

a. Appeal Fee 
 Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a. 

b. Notice Requirement 
 Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply. 
 Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of 

receipt must be submitted as proof of payment. 

SPECIFIC CASE TYPES - APPEAL FILING INFORMATION 
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G. NUISANCE ABATEMENT 

1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4 

NOTE: 
- Nuisance Abatement is only appealable to the City Council. 

 
a. Appeal Fee 

 Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1. 

2. Plan Approval/Compliance Review 
Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4. 

 
a. Appeal Fee 

 Compliance Review - The fee charged shall be in accordance with the LAMC Section 19.01 B. 

 Modification - The fee shall be in accordance with the LAMC Section 19.01 B. 

 
 

 

NOTES 

 
A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
individual on behalf of self. 

 
 
 
 
 

Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant. 

 
 
 
 
 
 
 
 
 
 
 
 

This Section for City Planning Staff Use Only 

Base Fee: Reviewed & Accepted by (DSC Planner): Date: 

Receipt No: Deemed Complete by (Project Planner): Date: 

 Determination authority notified  Original receipt and BTC receipt (if original applicant) 

 



ZA-2021-6672-DB-CU-CCMP, DENSITY BONUS, CONDITIONAL USE, CERTIFICATE OF COMPATIBILITY 

 

1 

 

APPEAL JUSTIFICATION 

GARY KOUSNETZ/WEST ADAMS HERITAGE ASSOCIATION/ADHOC MASTER APPEAL CONTINUATION 

ZA-2021-6672-DB-CU-CCMP, DENSITY BONUS, CONDITIONAL USE, CERTIFICATE OF COMPATIBILITY 

 

On behalf of Gary Kousnetz (property owner,) Jean Frost for the West Adams Heritage Association 

(W.A.H.A.) and Jim Childs for ADHOC who are aggrieved parties, we do object to and appeal the Zoning 

Administrator’s Letter of Determination decision of August 25, 2022  by Theodore Irving, Associate 

Zoning Administrator (AZA) of the Office of Zoning Administration, Los Angeles Department of City 

Planning, to approve: 

1.  Pursuant to CEQA Guidelines Section 15332 that the project is exempt from CEQA and that 

there is no substantial evidence demonstrating that an exception to a categorical exemption 

pursuant to CEQA Guidelines, section 15300.2 applies 

 

There is substantial evidence in the record that the AZA ignored as the record shows. 

 

2. Pursuant to LAMC Section 12.22-A,25 approve a 20% Density Bonus (with 11% of the base a 

Density Bonus for the construction, use and maintenance of a 21,265 square-foot, 10 unit 

residential apartment building, including one unit for a Very Low Income Household, and 

measuring 40 feet, six inches in height and providing 18 parking spaces on the ground level, on a 

vacant Non-Contributing Lot.  

 

The approval of the Incentive will have a specific adverse impact upon public health and safety 

or the physical environment, or on any real property that is listed in the California Register of 

Historical Resources and for which there are no feasible method to satisfactorily mitigate 

or avoid the specific adverse Impact without rendering the development unaffordable to 

Very Low, Low and Moderate Income households.  

 

3. Pursuant to LAMC Section 12.24-W, 52, a Conditional Use for the construction, use and 

maintenance of a 21,265 square-foot, 10 unit residential apartment building including one unit 

for a Very Low Income Household, and measuring 40 feet, six inches in height and providing 18 

parking spaces on the ground level, on a vacant Non-Contributing Lot, within a Neighborhood 

Stabilization Overlay area. the North University Park – Exposition Park – West Adams 

Neighborhood Stabilization Ordinance Overlay 

 

The findings for the Conditional Use cannot be made based on the facts. 

 

4. A Certificate of Compatibility for the construction, use and maintenance of a 21,265 square-foot, 

1 0-unit residential apartment building including one unit for a Very Low Income Household, and 

measuring 40 feet, six inches in height and providing 18 parking spaces on the ground level, on a 

vacant Non-Contributing Lot within the University Park Historic Preservation Overlay Zone 

(HPOZ), 
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Item 1. CEQA 

There is substantial evidence in the record that the AZA ignored as the record shows. The exemption 

pursuant to CEQA Guidelines 15332 does not apply because the project falls within the exception under 

Section 15300.2. The project is a flagrant abuse of the standards set forth by the South Community Plan 

and the HPOZ Preservation Plan.  The project fails to meet the Preservation Plan objective standards, 

and, as such, has severe and irreparable negative impacts and is not CEQA exempt.  A CE is not the 

vehicle for this project. 

A range of experts and stakeholders provided fact-based analysis: 

The University Park HPOZ Board unanimously found The project is a flagrant abuse of the standards 

set forth by the South Community Plan and the HPOZ Preservation Plan.  The project fails to meet the 

Presrevation Plan objective standards, and, as such, has severe and irreparable negative impacts and 

is not CEQA exempt.  A CE is not the vehicle for this project.1 

The Los Angeles Conservancy, West Adams Heritage Association, Ward Economic Development 

Corporation, the Empowerment Congress North Area Neighborhood Development Council (NANDC), 

NUPCA, ADHOC, UPAC,  Preservation Consultant Laura Meyers, City Living Realty, Jim and Janice 

Robinson (Robinson Residences),  (WAHA President) John Arnold (KFA), John Kaliski, Tom Michali, 

Steven Fader, Gary and Karen Kousnetz, Amy Minteer, Roland Souza  and  numerous others have all 

provided factual comment that the project will have serous impacts. 

The project will have a demonstrable significant effect on the environment and does not qualify under 

Article III, Class 32 exemption A categorical exemption is not the appropriate level of environmental 

review for a project that is highly discretionary, is in a historically sensitive environmental, and meets no 

established standards. 

The Class 32 “Infill” Categorical Exemption (CEQA Guideline Section 15332 exempts infill development 

within urbanized areas if it meets certain criteria. The class consists of environmentally benign infill 

projects that are consistent with the General Plan and Zoning requirements. This class is not intended 

for projects that would result in any significant traffic, noise, air quality, or water quality impacts. 

There are unusual circumstances creating the reasonable possibility of significant effects which prohibits 

the City from using a CE.  The project may result in damage to scenic resources, including, but not 

limited to, trees, historic buildings, rock outcroppings, or similar resources; a CE ignores its unique place 

in the history of Los Angeles as an area so significant that the State after intense scrutiny confirmed its 

place on the National Register of Historic Places. 

The applicant would have us believe that because this project may not cause de-listing as a District, 

therefore there is no impact; and presses the fact that because it is a vacant lot there is no impact.  

Nothing could be farther from the truth.  There are both primary and secondary impacts to historic 

resources and the District itself is a historic resource. 

 
1 University Park HPOZ Board Meeting Minutes (approved), November 16, 2021 
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As Historic Preservation Consultant Mitzi March Mogul wrote: 

Stating that because this is a vacant lot there is no impact is wrong on its face.  Consider the 

streetscape which an infill development affects and the three Victorians to the North, a Prairie style 

Building to the south. There is no question that there are secondary (also known as indirect) impacts 

of the project on adjacent and neighboring historic resources and on the University Park HPOZ and the 

St’ James Park National Register District. The immediate surrounding includes three HCMs, at 2309, 

2305, and 2327 Scarff Street; and an infill development at 2317 Scarff that does meet the 

requirements of the Preservation Plan.2 

In the record of this project there is more than what is required to constitute substantial evidence in the 

record and yet the City continues to look the other way and not look at the facts. 

Substantial evidence, which is defined in the CEQA statute to mean “facts, reasonable assumptions 

predicated on facts, and expert opinion supported by facts” (14 CCR Section 15064.7(b)).    

• “Substantial evidence” as used in these (CEQA) guidelines means enough relevant information 

and reasonable inferences from this information that a fair argument can be made to 

support a conclusion, even though other conclusions might also be reached. 3 

 

The fact that the site is currently vacant does not relieve the obligation to understand that it is in the St. 

James Park National Register District. The applicant in his insistence that this is a vacant lot has ignored 

the specific City directions which he was provided by Planning that historic assessments must include: 

3. Evaluation of a proposed project’s impacts to designated or eligible historical resource(s) on the 

project site or in the vicinity.  

• For projects within a historic district, impacts to the district as a whole must be considered.  

• Projects impacting district contributors must also consider impacts to the contributor as well as 

to the district as a whole.4 

The Project Would Result in Cumulatively Considerable Impacts 

A categorical exemption is “inapplicable when the cumulative impact of successive projects of the same 

type in the same place, over time is significant.”  (CEQA Guidelines § 15300.2(b).)  The City adopted the 

NSO for this area to address the negative impacts multi-habitable room projects cause, including traffic 

impacts due to lack of parking, incompatible character of multi-habitable room projects, impacts to the 

quality of life for existing residents from noise and traffic.  Thus, the NSO acknowledges an existing 

cumulative impact caused by the type of student housing provided by the Project.   

 
2 Letter to HPOZ Board and Planner from Preservation Consultant Mitzi Mark Mogul, dated November 15, 2021  

3 14 CCR § 15384, § 15384. Substantial Evidence. 

4 REQUIREMENTS FOR HISTORICAL RESOURCES ASSESSMENT REPORTS, OFFICE OF HISTORIC RESOURCES, City of 

Los Angeles 
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The documented loss of family housing, cumulative demolitions, and the replacement of family housing 

with student housing monetized by selling beds, has impacts that need to be assessed.   

Item 2.   Density Bonus 

 

Pursuant to LAMC Section 12.22-A,25 approve a 20% Density Bonus (with 11% of the base number of 

units set aside for very low-income households) for a project totaling 10 dwelling units. 

 

The approval of the Incentive will have a specific adverse impact upon public health and safety or the 

physical environment, and on any real property that is listed in the California Register of Historical 

Resources and for which there are no feasible method to satisfactorily mitigate or avoid the specific 

adverse Impact.  

SB1818 

Gov’t Code §65915, subdivision (d)(3) reconfirms that the City is not required to approve a specific 

incentive for a project under SB1818 if that incentive (for example, height increase) would have an 

adverse impact on historic resources: 

“Nothing in this subdivision shall be interpreted to require a local government to grant an incentive or 

concession that would have an adverse impact on any real property that is listed in the California 

Register of Historical Resources.” (Gov’t Code §65915, subdivision (d)(3).) 

Gov’t Code §65915, subdivision (e)(1) also allows the City to impose development standards that 

mitigate adverse impacts to historic resources. The Preservation Plan was adopted to provide 

development standards that prevent adverse impacts to the historic district, thus the City is allowed to 

impose these standards on development under SB1818. 

“Nothing in this subdivision shall be interpreted to require a local government to waive or reduce 

development standards that would have an adverse impact on any real property that is listed in the 

California Register of Historical Resources, or to grant any waiver or reduction that would be contrary to 

state or federal law.” (Gov’t Code §65915, subdivision (e)(1).) 

Item 3.  Pursuant to LAMC Section 12.24-W, 52, a Conditional Use. 

The findings for the Conditional Use cannot be made based on the facts. 

Student Housing and the NSO 

Purpose. This section sets forth procedures, guidelines and standards for the establishment of "NSO" 

Neighborhood Stabilization Overlay Districts in areas of the City that are proximate to colleges and 

universities. The purpose of the NSO District is to protect and preserve the existing low density housing 

stock; to maintain and enhance the quality of life of area residents; to promote well-planned student 

housing; to establish regulations that address the negative impacts multi-habitable room projects cause; 

to address inadequate parking; to prevent irreversible damage associated with oversized multi-habitable 
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room projects and to help stabilize neighborhoods. The purpose of the NSO District is also to ensure that 

future Projects are designed to be compatible with buildings that are adjacent or across the street.5 

The ZA, based on the record, cannot make the findings required by 12.24.W52 

E.   Findings for Approval. (Amended by Ord. No. 182,095, Eff. 5/7/12.) A decision-maker shall not grant a 

conditional use or other approval specified in Subsections U., V., W., or X. of this Section without finding: 

    1.   that the project will enhance the built environment in the surrounding neighborhood or will 

perform a function or provide a service that is essential or beneficial to the community, city, or region; 

   2.   that the project's location, size, height, operations and other significant features will be compatible 

with and will not adversely affect or further degrade adjacent properties, the surrounding neighborhood, 

or the public health, welfare, and safety; and 

    3.   that the project substantially conforms with the purpose, intent and provisions of the General Plan, 

the applicable community plan, and any applicable specific plan. 

    The decision-maker shall also make any additional findings required by Subsections U., V., W. and X., 

and shall determine that the project satisfies all applicable requirements in those subsections. 

The project will not enhance the built environment in the surrounding neighborhood and provides a 

function that will be of great detriment: the overscale 45-bedroom box like building that will place 45 to 

90 students circulating on Scarff Street, Portland Street and the unimproved non-engineered Victorian 

era alley in between, featuring blind turns and dangerous access to the parking.   

That the project's location, elephantine size, overscale height, ground level parking will not be 

compatible with and will adversely affect or further and degrade adjacent properties, the surrounding 

neighborhood, or and the public health, welfare, and safety is clearly demonstrated.  The developer’s 

comment that the NSO is about parking shows he lacks understanding of the need for community 

conservation and stemming displacement of families, a concept foreign to the applicant. 

Health and Safety 

In the 2008, 2323 Scarff Street Project approval, the DAA required “that the alley have a 2-foot 

22 wide longitudinal gutter, together with •any necessary removal and reconstruction of existing 

improvements. And   3.A cash payment shall be made in lieu of constructing the above improvements 

satisfactory to the Bureau of Engineering for the cost of the existing alley improvements necessary to 

provide a 20-foot wide alley and the construction of a 2-foot wide longitudinal gutter, and any related 

costs taking into consideration the historic nature of the area. 

 

Pursuant to Council File #092395 (Councilmember Ed. P. Reyes), the cash payment shall be made only 

relative to the required alley improvements and said payment shah be made into an account(s) 

established by the Board of Public Works within the Public Works Trust Fund No. 834-50 for the receipt 

 
5 SEC. 13.12. "NSO" NEIGHBORHOOD STABILIZATION OVERLAY DISTRICT. 

   (Added by Ord. No. 180,219, Eff. 11/16/08.) 
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and deposit of funds identified for the proposed complete green alley project for the alley located at the 

rear of the subject property that provides access to/from 23rd Street to the northeast and Portland 

Street to the northwest- and authorize the City Engineer to make any technical corrections or 

clarifications to this instruction in order to effectuate the intent of this Motion. In the event that the 

applicant posts a bond for future improvements, the bond proceeds shall be likewise deposited into the 

account(s) established within the Public Works Trust Fund No. 834-50  for the receipt and deposit of 

funds identified for the proposed complete green alley project noted above. In the event the complete 

green alley project is abandoned, the BOE will utilize the funds to construct the required improvements.” 

 

The alley remains unimproved and is an environmental health and safety issue that needs to be 

addressed when a developer considers introducing 90 students and their guests in the proposed project. 

This applicant repeatedly stated that they have done enough by changing the front yard setback to 35 

feet.  An applicant that will not hear after (what he has said)  “11 meetings” (only 2 were with the HPOZ 

Board) about the negative impacts of this project will remain ignorant until his project is denied.    

The conditional use should have been denied as the basis for approval is not present.  

Item 4. a Certificate of Compatibility for the construction, use and maintenance of a 21,265 square-

foot, 1 0-unit residential apartment building including one unit for a Very Low-Income Household, and 

measuring 40 feet, six inches in height and providing 18 parking spaces on the ground level, on a vacant 

Non-Contributing Lot within the University Park Historic Preservation Overlay Zone (HPOZ) 

The University Park HPOZ Board is the expert in administering and interpreting the University Park 

Presrevation Plan which governs this project.  They unanimously found at the decision-making Board 

hearing: 

  “I, Mark Malan, move that the recommendation of the University Park HPOZ be to deny this project 

on the basis that it does not comply with the Preservation Plan, generally all of section 8 for 

residential infill, specifically in the area of 8.10 Location and Site Design and 8.11 Massing and 

Orientation and does not follow the previously established prevailing setback and heights as stated by 

the Director of Planning in their 2008 ruling on DIR 2008-3375-COA.  Specifically, we find the proposed 

structure to be out of scale with the adjacent properties and the larger context of the historic district 

in the issues of height, massing, setback, and design articulation.  This project as presented presents a 

significant adverse impact to the historic resources of the district:  The HPOZ, The National Registered 

District, and the Landmark Properties along Scarff Street.”   

There has been no disclosure of what the Director then subsequently opined.  But the expert opinion of 

numerous architects and professionals is that the project does not comply with the Preservation Plan 

and the ZA decision is replete with factual inaccuracies.  We cannot comment on what 

recommendations may have been made by the Director and CHC designee, but the conclusions made by 

the ZA regarding conformance to the University Park Presrevation Plan is not supportable. 

How a project of this massing, scale, setback, bedroom count, height, and design could have the ZA 

approval decision flies in the face of any fact-based analysis of the project’s merits and compliance with 

the University Park Preservation Plan  



ZA-2021-6672-DB-CU-CCMP, DENSITY BONUS, CONDITIONAL USE, CERTIFICATE OF COMPATIBILITY 

 

7 

 

The applicants met with the Board twice.  In March, the applicant unveiled their plans to significant 

negative comment.  As the Board architect summed up the comment,  It is too big for the site and too 

close to the street.  Even if it is pushed back, it still feels like a very big building.  Steven does not believe 

that the Four-stories are compatible in any extent.6 

The applicants were urged to go back to 

the Preservation Plan since so many of the 

proposed elements were found wanting 

(massing, scale, setback, lot coverage, 

height.) A great deal of discussion involved 

the requirement to meet the setback 

required by the Preservation Plan, which 

is the prevailing setback of 47 feet.  Two 

previous applicants at 2317 and 2323 

Scarff Street were able to meet the required setback and received Certificates of Compatibility or 

Appropriateness.  The current applicants were also urged to look at the infill building adjacent, at 2317 

Scarff Street which met the requirements of the Preservation Plan and has a successful project.  OHR 

staff, Katie Knudson, had provided the applicants with another example, the 2007 approved project at 

2323 Scarff, to provide some guidance to the applicant. 

A note about prevailing:  Prevailing is one of the seminal concepts of the University Park Preservation 

Plan.  It is a unique Plan, the second Plan adopted by the City after a yearlong process of hearings.  It 

was tailored to this HPOZ and drew many of its core concepts from the CRA Adams Normandie 4321 

Urban Design Program, adopted for this area in 1991 to insure compatibility, which had prevailing as a 

benchmark for review.  The basis of the Plan is the question what is prevailing, e.g., the most commonly 

occurring on the block face on which the project is intended.  Here, for example, is a prevailing 47-foot 

setback.  That is a finite  measure with a number, not a subjective interpretation.   Regarding massing, 

the prevailing massing is two stories.   One must go to the Preservation Plan Section “Residential Infill” 

pages  84 through 103 for detailed and objective guidance on how to create an infill project that meets 

the Preservation Plan standards.  Instead, the applicant hired their own consultants that created 

misleading, confusing and inaccurate guidelines.  For example: The setback per the Plan requires: 

12. Respect the prevailing setback, i.e., the most commonly occurring  setback and lot coverage of 

the historic properties on the block face on which the building will be sited.7 

The ZA, contrary to the Preservation Plan adopted his and the applicants’ criteria and on page 25 of the 

ZA decision completely embrace setback and lot coverage criteria that does not apply in this 

Presrevation zone.  How many times regarding height, do they say this proposed building is not the 

highest building on the block to justify this project’s four stories?   

 
6 HPOZ Board Minutes, approved, March 16, 2021 

7 University Park Preservation Plan, Section 8.11 Massing and Orientation, page 95, guideline #12. 
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The proposed building is consistent in scale, height and massing with the contributing three-story 1910 

multi-family building at 2343 Scarff street, four parcels to the south of the subject site8 

That is NOT even remotely the criteria for height (per the Preservation Plan):  

 Height should be measured from grade to the highest point on the main roof.  

The prevailing height is the most commonly occurring height on a block face on which a project is 

proposed.  

A new project should not dominate existing buildings and structures.  

Prevailing lot coverage is defined by the most commonly occurring lot coverage on the block and across 

the street.  

(and on page 93) 

7. If the prevailing height is less than prescribed by code, then a new project should adopt a height 

similar to the prevailing.9 

There are so many inaccuracies and misleading remarks and mistakes in the ZA decision.  The Myra 

Frank Historic Survey shows there are NO FOUR STORY BUILDINGS.  The measurement that 2343 Scarff 

Street is 50 feet high is simply wrong  

We offer the expert comments from former Board architect John Kaliski:   

“First and foremost, the proposed structure, per the drawings posted on site for the Board meeting, 
intrudes approximately 13’ into the front yard setback of the adjoining contributing structures. The 
Preservation Plan’s quantifiable guidelines clearly disallow this as follows. 
 
• Section 8.10: Location and Site Design (page 90): 1. New residential structures should be placed 
on their lots consistent with the existing historic setbacks of the block on which they are 
located. 
 
The proposed structure would substantially break by approximately 13’ the plane of the historic 
setbacks of the contributing buildings on the block face between W. Adams Blvd. and Oak St. In 
particular this pushing forward into the historic pattern of the front yard setback would break the 
uniform front yard setback pattern and integrity of the five contributing structures along the west 
and north side of the block face. 
 
• Section 8.10: Location and Site Design (page 91): 5 For larger lots and contiguous lots, the side 
yard and overall lot coverage of the proposed new development should be compatible with the 
historic development pattern of the block… 
 
As noted above, the approximate 13’ projection of the proposed structure into front yards of 

 
8 Kaplan Chen Kaplan “Evaluation of Compatibility Historic Resource Evaluation” 

9 University Park Preservation Plan  
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contiguous lots is quantifiably not in keeping with the historic development pattern. 
 
• Section 8.10: Location and Site Design (page 92): 15. Identify and respect the pattern of front 
and rear setbacks for the block. While side and rear setbacks may vary, the traditional siting 
relationships should be maintained. 
 
As noted above, the approximate 13’ projection of the proposed structure into the front yards does 
not maintain traditional siting relationships. 
The Project also does not meet numerous other measurable (yes or no) guidelines as follows. 
 
• 8.11 Massing and Orientation (page 94): 2. New structures which will be larger than their 
neighbor’s should be designed in modules, with the greater part of the mass located away from 
the main façade to minimize the perceived bulk of the structure. 
 
The front portion of the building is not designed with modules to minimize the perceived bulk, as 
are the contributing and contiguous structures along the north and west block face, and the 
projection of the proposed structure into the historic front yard pattern of these same lots 
maximizes the perceived bulk of the structure. 
 
• 8.11 Massing and Orientation (page 94): 8. If the prevailing coverage on a block side on which 
the project is to be built is less than the zoning allows, then the new coverage should be similar 
to the prevailing. 
 
No substantive nor quantifiable lot coverage analysis appears to have been provided in the 
package of materials made available for the Hearing. By definition, permitted present zoning lot 
coverages are greater than prevailing historic lot coverages. While some allowance for new 
buildings and bonus density projects has to be provided to applicants, particularly at rear yards, 
the projection of the proposed building into the prevailing front yard setback exacerbates the lack 
of compliance with prevailing coverage requirements. 
 
• 8.11 Massing and Orientation (page 95): 11. …The property owner should provide an analysis of 
the building lot coverage using the City of Los Angeles’ Zoning Information Map Access System 
(ZIMAS) and Sanborn Maps for the Contributing existing residential buildings with frontage on 
both sides of the block of the same street as the frontage of the subject lot, except for vacant 
lots, to demonstrate that their proposal does not exceed the prevailing lot coverage on the 
block for the proposed development. 
 
As noted above, this requirement of the Preservation Plan has not been provided and the 
projection of the proposed building into the prevailing front yard setback exacerbates the lack of 
compliance with prevailing coverage requirements. 
 
• 8.11 Massing and Orientation (page 95): 12. Respect the prevailing setback, i.e. the most 
commonly occurring setback and lot coverage of the historic properties on the block face on 
which the building will be sited. 
 
As noted above, this measurable standard for lot coverage has not been analyzed, and when 
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analyzed in relationship to front yards, not met by the siting of the structure. 
 
There are additional quantifiable guidelines that this proposed project is not meeting including the 
following: 
• Section 8.12 Roof Forms - No. 1, No. 2, No. 4, No. 10, No. 13 
• Section 8.13 Openings – No. 14 
 
In reviewing the project, I also note that there are critical design element that will likely force the 
design to evolve including the following: 
 
• No information is provided regarding fire sprinkler backflow devices, typically located at front 
yards, and a transformer. While the project may be able to utilize overhead power service from 
the rear, staff should note that the placement of a transformer into the front yard, as well as 
other utilities will substantially diminish the integrity of the front yard setbacks and prohibit 
these as a condition of approval. 
 
• As presented in the materials, both building exits open into the garage, a clear code violation. 
Additionally, the ADA parking as presented is likely non-compliant as it requires users of the 
path of travel to move within an active driveway and behind moving vehicles moving into and 
out of parking spaces. Reconfiguration of the building to meet basic code requirements should 
be a requirement to ensure that subsequent building design changes to meet code, do not 
further exaggerate the building’s noncompliance with quantifiable preservation provisions. 
Based upon the above review, the proposed project does not meet critical measurable and quantifiable 
Preservation Plan standards. The design is also not sufficiently developed from a code standpoint or 
utility standpoint to ensure that the design will not change in such a way as to be further noncompliant 
with preservation guidelines. 
 
I also note that the building program is such that it can be reduced in scale and scope to meet the 
quantifiable criteria noted in the guidelines without reducing the residential density, inclusive of the 
proposed residential density bonus. Given this last fact, I believe the application and hearing should be 
“continued” to allow additional time to bring the project into compliance with the guidelines noted 
above, or the Project should not be approved. 
 
Thank you for your consideration of the above. 
 
Respectfully, 

John Kaliski” 

This is just one of four current and Board architects that determined that the project fails to meet the 

requirements of the University Park Presrevation Plan.    In the record Stene Fader, Tom Michali and 

John Arnold also concluded that this does not meet the requirements of the Presrevation Plan which as 

sitting Board architects they were expert in interpreting.  
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And the Preservation Plan urges consideration of the historic pattern of development on the parcel and 

adjacent parcels.  The original historic building was a one and a half story cottage Victorian.  It is a 

quantum leap to go from that historic pattern of development to the project currently being proposed.  

It is so unfortunate that the development fails to meet the setback, break up the mass of the building 

into modules, or provide an articulated front face.  

‘This project has not even perceptibly changed since 

the last presentation.  All of [the board and the 

public’s] comments from the last go around remain 

relevant.  It is too high.  It towers over adjacent 

buildings.  There is no articulation in the façade.  It 

presents as a huge rectangle.  The design of it as 

Prairie Style – it just isn’t.  This project looks like a 

Suburban Motel plopped down on this site.  It is too 

big.  It is inarticulate.  It is most inappropriate for 

this street.  What we have here is a rectangular box 

that is sitting on the street and is put so far forward.  Nothing has changed.  Steven was not willing to 

support this in its earlier presented form.  The parking needs to be underground, the height needs to be 

reduced one story, the façade needs to be pushed back [to the Prevailing 47’].  This project as presented 

is totally inappropriate for this district.”   

  Whether you can consider this prairie or not 

(and no reasonable person not on the 

development team has considered this 

prairie), the Board has deliberately not gotten 

into a deep or theoretical conversation about 

style because the basics are so wrong 

(massing, scale setback, height, lot coverage.) 

Rearranging the dormers or roof overhang will 

not solve the fundamental issues with this 

design. It is a gigantic 45 bedroom, over 20,654 

sf building, 40’4” in height, 40’6” to the 

parapet, with incompatible lot coverage.   

None of this conforms to the Preservation Plan 

requirements.   As architect John Arnold wrote:    Objective Issues: The objective issues that concern me 

are related to the bulk of the building that is squeezing the lot coverage to the maximum. This has 

obviously been a self-inflicted creation by the developer who is trying to maximize the project rents with 

large 5-bedroom/5-bath units, as well as creating space for 2 future ADUs in the large “recreation” and 

“lounge” spaces. Despite all of the above being allowed by the LAMC and/or state law, the envelope of 

the building has made the structure’s mass non-compliant with prevailing setback and lot coverage 

prescriptions outlined in the Preservation Plan. This could be mitigated not by reducing density, but by 

lowering the average unit size. 
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The applicant has refused to make any of the major changes that could bring this project closer to 

compliance and believes he is entitled to build a project that does not meet the Presrevation Plan 

standards.   

The record clearly shows that the proposed project is not compatible and does not comply with the 

University Park Preservation Plan as the HPOZ Board determined in a 3-0 vote and based on the expert 

testimony in the record. 

The decision of the AZA for items 1, 2, 3 and 4 should be reversed.  
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CASE: ZA-2021-6672-DB-CU-CCMP 
DENSITY BONUS, CONDITIONAL USE, 
CERTIFICATE OF COMPATIBILITY 
2323 South Scarff Avenue 
South Los Angeles 
Community Plan Area 
Zone: [Q]RD2-1XL-O-HPOZ 
D. M.: MR 10-91 
C. D.: 1 - Gilbert Cedillo 
CEQA: ENV-2021-6673-CE 
Legal Description: Lot FR 80, Ellis Tract 

Pursuant to CEQA Guidelines Section 15061, I hereby DETERMINE: 

based on the whole of the administrative record, that the Project is exempt from CEQA 
pursuant to the State CEQA Guidelines, Article 19, Section 15332, Class 32; and there is 
no substantial evidence demonstrating that an exception to a Categorical Exemption 
pursuant to CEQA Guidelines, Section 15300.2 applies; and, 

Pursuant to Los Angeles Municipal Code Section 12.22 A.25(c), I hereby APPROVE: 

a Density Bonus for the construction, use and maintenance of a 21,265 square-foot, 1 O
un it residential apartment building, including one unit for a Very Low Income Household, 
and measuring 40 feet, six inches in height and providing 18 parking spaces on the ground 
level, on a vacant Non-Contributing Lot. 

Pursuant to Los Angeles Municipal Code Section 12.24 W.52, I hereby APPROVE: 

a Conditional Use for the construction, use and maintenance of a 21,265 square-foot, 1 O
un it residential apartment building including one unit for a Very Low Income Household, 
and measuring 40 feet, six inches in height and providing 18 parking spaces on the ground 
level, on a vacant Non-Contributing Lot, within a Neighborhood Stabilization Overlay area. 

Pursuant to Los Angeles Municipal Code Section 12.20.3.L, I hereby APPROVE: 

a Certificate of Compatibility for the construction, use and maintenance of a 21,265 
square-foot, 1 0-unit residential apartment building including one unit for a Very Low 
Income Household, and measuring 40 feet, six inches in height and providing 18 parking 
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spaces on the ground level, on a vacant Non-Contributing Lot within the University Park 
Historic Preservation Overlay Zone (HPOZ), and 

pursuant to LAMC 12.20.3 C, determine that the Project is not subject to street dedication 
and/or improvement requirements as set forth under LAMC 12.37 A-C and 17.05, provided 
that the existing sidewalk(s) is in compliance with the accessibility guidelines adopted to 
comply with Title II of the Americans with Disabilities Act. 

Upon the following additional terms and conditions: 

1. All other use, height and area regulations of the Municipal Code and all other applicable 
government/regulatory agencies shall be strictly complied with in the development and use 
of the property, except as such regulations are herein specifically varied or required. 

2. The use and development of the property shall be in substantial conformance with the plot 
plan submitted with the application and marked Exhibit "A", except as may be revised 
because of this action. 

3. The authorized use shall be conducted at all times with due regard for the character of the 
surrounding district, and the right is reserved to the Zoning Administrator to impose 
additional corrective Conditions, if, in the Administrator's opinion, such Conditions are 
proven necessary for the protection of persons in the neighborhood or occupants of adjacent 
property. 

4. All graffiti on the site shall be removed or painted over to match the color of the surface to 
which lt is applied within 24 hours of its occurrence. 

5. A copy of the first page of this grant and all Conditions and/or any subsequent appeal of this 
grant and its resultant Conditions and/or letters of clarification shall be printed on the building 
plans submitted to the Zoning Administrator and the Department of Building and Safety for 
purposes of having a building permit issued. 

6. Prior to issuance of any permits relative to this matter, a covenant acknowledging and 
agreeing to comply with all the terms and conditions established herein shall be recorded in 
the County Recorder's Office. The agreement (standard master covenant and agreement 
for CP-6770) shall run with the land and shall be binding on any subsequent owners, heirs 
or assigns. This agreement with the conditions attached must be submitted to the 
Department of City Planning for approval before being recorded. After recordation, a 
certified copy bearing the Recorder's number and date shall be provided to the Department 
of City Planning for attachment to the subject case file. 

7. Authorized herein is the construction, use, and maintenance of a 21,265 square-foot, 10-
unit residential apartment building, including one unit for a Very Low Income Household, 
and measuring 40 feet, six inches in height and providing 18 parking spaces on the ground 
level. 

a. Floor Area. A maximum floor area ratio of 2.4: 1 shall be permitted on the site. 

b. Parking. The project shall provide a minimum of 18 vehicular parking spaces as 
provided in Exhibit "A." 

c. Height. The project shall be limited to four levels and maximum building height of 
40 feet 6 inches, as shown in Exhibit "A". 



CASE NO. ZA 2021-6672(DB)(CU)(CCMP) PAGE3 

d. Trash. All trash collection and storage areas shall be located on-site and not visible 
from the public right-of-way. Trash pickup shall occur along the 20-foot wide alley. 

Density Bonus Conditions 

8. Prior to the issuance of any building permit, the applicant shall register the affordable (Very 
Low Income Household) unit with the Los Angeles Housing Department and proof of the 
recorded agreement shall be submitted to the Planning Department case file. 

9. Every five years from the effective date of this grant, the owner, or subsequent owners, shall 
submit to the Office of Zoning Administration, proof that the affordable unit is registered with 
the Los Angeles Housing Department and proof that said unit is occupied a Very Low 
Income Household. 

10. The height of the proposed building shall not exceed 40 feet and 6 inches, as permitted 
pursuant to the On-Menu Density Bonus Incentive. 

11 . The minimum required public open space shall not be reduced greater than 20 percent. The 
location of the required open space shall comply with all other provisions of the municipal 
code. 

12. The applicant shall record a covenant with the Los Angeles County Registrar's Office 
restricting the use of the lounge and recreation room on the second level to open space and 
restricting the lounge on the third floor to open space. The public open space areas shall 
not be converted to dwelling units or rooms. 

Neighborhood Stabilization Overlay Conditions: 

13. The proposed project shall provide a minimum of 18 vehicular parking spaces. 

14. The outdoor open space shall not be used after 10:00 pm Sunday through Thursday 
evenings. 

15. Loading and unloading activities shall be conducted along the 20-foot-wide alley. 

16. The delivery and pickup of parcels shall be prohibited from the front of the property. 

17. There shall be no roof top deck area. 

Certificate of Compliance Conditions: 

18. The use and development of the subject property shall be in substantial conformance with 
this approval and the plans submitted by the applicant, signed and dated by staff and 
attached to the case file as Exhibit A. Any changes to the project or these plans shall be 
approved by the Director of Planning and may require additional review by the HPOZ Board. 
Each change shall be identified and justified in writing. Modified plans shall be signed and 
dated by staff and attached to the case file as Modified Exhibit A, etc. 

19. The project shall be executed with the following architectural features: 

a. Roof-mounted mechanical equipment shall be screened from view from the street and 
adjacent properties. 



CASE NO. ZA 2021-6672(DB)(CU)(CCMP) PAGE4 

b. All gutters and downspouts shall be a material other than plastic and painted to match 
the exterior of the structure and located on secondary elevations. 

c. Windows will be composed of wood composite or wood clad frames. 

20. Prior to the issuance of a building permit, the applicant shall submit the two final sets of 
architectural/construction drawings that have been reviewed by LADBS plan check 
engineers, as well as two additional sets of architectural drawings for final review and 
approval by Department of City Planning staff (four sets of plans total). Final drawings shall 
substantially resemble the Approved Exhibit (or any subsequent Modified Exhibits) and shall 
be stamped and dated by staff and attached to the case file as Final Exhibit. 

21 . Prior to the issuance of a building permit, the following statement shall be imprinted on the 
site plan, floor plan, elevations and any architectural detail sheets of any construction 
drawings submitted to the Department of Building and Safety: 

NOTE TO PLAN CHECKER AND BUILDING INSPECTOR - These plans, 
including conditions of approval, shall be complied with and the height, 
size, shape, location, texture, color, or material shall not differ from what 
the Director of Planning has approved under ZA-2021-6672-DB-CU
CCMP. Any change to the project shall require review by the Director of 
Planning and may require additional review by the Historic Preservation 
Overlay Zone (HPOZ) Board. A request for variation shall be submitted in 
writing and include a specific notation of the variation(s) requested. Should 
any change be required by a public agency then such requirement shall be 
documented in writing. 

ADMINISTRATIVE CONDITIONS 

22. Final Plans. Prior to the issuance of any building permits for the project by the Department 
of Building & Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building & Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a 
building permit by the Department of Building & Safety shall be stamped by Department of 
City Planning staff "Final Plans". A copy of the Final Plans, supplied by the applicant, shall 
be retained in the subject case file. 

23. Notations on Plans. Plans submitted to the Department of Building & Safety, for the 
purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet and shall include any modifications or notations 
required herein. 

24. Approval, Verification and Submittals. Copies of any approvals, guarantees or 
verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file. 

25. Corrective Conditions. The authorized use shall be conducted at all times with due 
regard for the character of the surrounding district, and the right is reserved to the City 
Planning Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code, 
to impose additional corrective conditions, if, in the Zoning Administrator's opinion, such 
conditions are proven necessary for the protection of persons in the neighborhood or 
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occupants of adjacent property. 

26. Enforcement. Compliance with and the intent of these conditions shall be to the 
satisfaction of the Department of City Planning. 

27. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS. 

Applicant shall do all the following: 

a. Defend, indemnify and hold harmless the City from any and all actions against the 
City relating to or arising out of, in whole or in part, the City's processing and 
approval of this entitlement, including but not limited to, an action to attack, 
challenge, set aside, void, or otherwise modify or annul the approval of the 
entitlement, the environmental review of the entitlement, or the approval of 
subsequent permit decisions, or to claim personal property damage, including from 
inverse condemnation or any other constitutional claim. 

b. Reimburse the City for any and all costs incurred in defense of an action related to 
or arising out of, in whole or in part, the City's processing and approval of the 
entitlement, including but not limited to payment of all court costs and attorney's 
fees, costs of any judgments or awards against the City (including an award of 
attorney's fees), damages, and/or settlement costs. 

c. Submit an initial deposit for the City's litigation costs to the City within 10 days' 
notice of the City tendering defense to the Applicant and requesting a deposit. The 
initial deposit shall be in an amount set by the City Attorney's Office, in its sole 
discretion, based on the nature and scope of action, but in no event shall the initial 
deposit be less than $50,000. The City's failure to notice or collect the deposit 
does not relieve the Applicant from responsibility to reimburse the City pursuant to 
the requirement in paragraph (b ). 

d. Submit supplemental deposits upon notice by the City. Supplemental deposits· 
may be required in an increased amount from the initial deposit if found necessary 
by the City to protect the City's interests. The City's failure to notice or collect the 
deposit does not relieve the Applicant from responsibility to reimburse the City 
pursuant to the requirement in paragraph (b). 

e. If the City determines it necessary to protect the City's interest, execute an 
indemnity and reimbursement agreement with the City under terms consistent with 
the requirements of this condition. 

The City shall notify the applicant within a reasonable period of its receipt of any action 
and the City shall cooperate in the defense. If the City fails to notify the applicant of any 
claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City. 

The City shall have the sole right to choose its counsel, including the City Attorney's office 
or outside counsel. At its sole discretion, the City may participate at its own expense in 
the defense of any action, but such participation shall not relieve the applicant of any 
obligation imposed by this condition. In the event the Applicant fails to comply with this 
condition, in whole or in part, the City may withdraw its defense of the action, void its 
approval of the entitlement, or take any other action. The City retains the right to make all 
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decisions with respect to its representations in any legal proceeding, including its inherent 
right to abandon or settle litigation. 

For purposes of this condition, the following definitions apply: 

"City" shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 

"Action" shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions include 
actions, as defined herein, alleging failure to comply with any federal, state, or local 
law. 

Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the Applicant otherwise created by this condition. 

OBSERVANCE OF CONDITIONS-TIME LIMIT- LAPSE OF PRIVILEGES 

All terms and conditions of the approval shall be fulfilled before the use may be established. The 
instant authorization is further conditional upon the privileges being utilized within three years 
after the effective date of approval and, if such privileges are not utilized or substantial physical 
construction work is not begun within said time and carried on diligently to completion, the 
authorization shall terminate and become void. 

TRANSFERABILITY 

This authorization runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent upon you to advise 
them regarding the conditions of this grant. 

VIOLATIONS OF THESE CONDITIONS. A MISDEMEANOR 

Section 12.29 of the Los Angeles Municipal Code provides: 

"A variance, conditional use, adjustment, public benefit or other quasi-judicial approval, or 
any conditional approval granted by the Director, pursuant to the authority of this chapter 
shall become effective upon utilization of any portion of the privilege, and the owner and 
applicant shall immediately comply with its Conditions. The violation of any valid Condition 
imposed by the Director, Zoning Administrator, Area Planning Commission, City Planning 
Commission or City Council in connection with the granting of any action taken pursuant 
to the authority of this chapter, shall constitute a violation of this chapter and shall be 
subject to the same penalties as any other violation of this Code." 

Every violation of this determination is punishable as a misdemeanor and shall be punishable by 
a fine of not more than $2,500 or by imprisonment in the county jail for a period of not more than 
six months, or by both such fine and imprisonment. 

APPEAL PERIOD - EFFECTIVE DATE 

The applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any Condition of this grant is violated or if the same be not complied with, then the 
applicant or his successor in interest may be prosecuted for violating these Conditions the same 
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as for any violation of the requirements contained in the Municipal Code. The Zoning 
Administrator's determination in this matter will become effective after September 9 1 2022, unless 
an appeal therefrom is filed with the City Planning Department. It is strongly advised that appeals 
be filed early during the appeal period and in person so that imperfections/incompleteness may 
be corrected before the appeal period expires. Any appeal must be filed on the prescribed forms, 
accompanied by the required fee, a copy of the Zoning Administrator's action, and received and 
receipted at a public office of the Department of City Planning on or before the above date or the 
appeal will not be accepted. Forms are available on-line at http://planning.lacity.org. Public 
offices are located at: 

Downtown 
Figueroa Plaza 

201 North Figueroa Street, 
4th Floor 

Los Angeles, CA 90012 
(213) 482-7077 

San Fernando Valley 
Marvin Braude San Fernando 
Valley Constituent Service 

Center 
6262 Van Nuys Boulevard, 

Room 251 
Van Nuys, CA 91401 

(818) 374-5050 

West Los Angeles 
West Los Angeles 

Development Services 
Center 

1828 Sawtelle Boulevard, 
2nd Floor 

Los Angeles, CA 90025 
(310) 231-2598 

If you seek judicial review of any decision of the City pursuant to California Code of Civil Procedure 
Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than 
the 90th day following the date on which the City's decision became final pursuant to California 
Code of Civil Procedure Section 1094.6. There may be other time limits which also affect your 
ability to seek judicial review. 

NOTICE 

The applicant is further advised that subsequent contact regarding this determination must be 
with the staff assigned to this case. This would include clarification, verification of condition 
compliance and plans or building permit applications, etc., and shall be accomplished BY 
APPOINTMENT ONLY, in order to assure that you receive service with a minimum amount of 
waiting. You should advise any consultant representing you of this requirement as well. 

FINDINGS OF FACT 

After thorough consideration of the statements contained in the application and the plans 
submitted therewith, all of which are by reference made a part hereof, as well as knowledge of 
the property and surrounding district, and statements made at the public hearing on April 27, 
2022, I find that the requirements for authorizing a Density Bonus, a Conditional Use, and a 
Certificate of Compatibility under the provisions of LAMC Section 12.22 A.25(c), LAMC Section 
12.24 W.52, and LAMC Section 12 .20.3 have been established by the following facts: 

BACKGROUND 

The subject property is within the South Los Angeles Community Plan Area. The South Los 
Angeles Community Plan Area Map designates the subject property's land use as Low Medium 
II Residential, with a corresponding RD2 Zone. The subject property is zoned [Q]RD2-1XL-O
HPOZ, which is thus consistent with the General Plan's land use designation for the site. The 
subject property is located within the South Los Angeles Alcohol Sales Specific Plan (Zl-1231 ), 
State Enterprise Zone (Zl-2374), Transit Priority Area (Zl-2454), Neighborhood Stabilization 
Overlay (Zl-2397), the University Park Historic Preservation Overlay Zone (HPOZ) {Zl-2440), and 
the St. James Park National Register Historic District. The [Q] Qualified Condition of the zone was 
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adopted pursuant to Ordinance No. 185,926(SA 14 7) and established regulations for side yard 
and rear yard setbacks for project on Unified Lots. 

Pursuant to LAMC Section 13.12, the purpose of the ordinance establishing the Neighborhood 
Stabilization Overlay District is to protect and preserve the existing low density housing stock; to 
maintain and enhance the quality of life of area residents; to promote well planned student 
housing; to established regulations that address the negative impacts multi-habitable rooms 
project cause; to address inadequate parking; to prevent irreversible damage associated with 
oversize multi-habitable room projects and to help stabilize neighborhoods. Pursuant to LAMC 
Section 13.12 C.2, "Any project shall, in addition to complying with the parking requirements of 
Section 12.21 A.4(a) of this Code, also provide one additional parking space for each habitable 
room at or above five habitable rooms." 

Pursuant to Assembly Bill 2345, the bill which amended the State Density Bonus Law, a 
development project that contains 11% Very Low Income or 20% Low Income units and located 
within one-half mile of a major transit stop is now eligible for a parking ratio of 0.5 spaces per unit 
regardless of the number of bedrooms per unit. 

The development of University Park as a residential area was spurred by the founding of the 
nearby University of Southern California in 1880 and bolstered by the extension of the streetcar 
routes from downtown Los Angeles in 1891. Prominent citizens, lured by the large lots and 
suburban ambiance, migrated south from Bunker Hill to build large mansions alongside existing 
modest houses in the neighborhood. With residences built between 1885 and the 1920s, the 
University Park HPOZ includes fine examples of the 19th century Queen Anne style as well as 
Craftsman, Spanish Colonial Revival, and American Colonial Revival styles which emerged later. 
University Park contains one of the highest concentrations of City Historic-Cultural Monuments 
of any Historic Preservation Overlay Zones in Los Angeles. Two historic districts listed in the 
National Register of Historic Places, Twentieth Street and Saint James Park, as well as the 
National Register eligible Chester Place Historic District, are located within the boundaries of the 
Historic Preservation Overlay Zone. In this Historic Preservation Overlay Zone area, physical 
changes to the exterior of a property are required to be reviewed by the appointed University Park 
HPOZ Board and/or Department of City Planning Staff, pursuant to the provisions of Los Angeles 
Municipal Code Section 12.20.3. 

The adjacent properties to the north and south, along with properties to the east across Scarff 
Street and to the west across the alley, are zoned [Q]RD2-1XL-O-HPOZ. The properties are 
developed with two and three-story residential structures built at varying times, around the turn of 
the 20th Century. The properties consist of a mix of single- and multi-family structures, and all of 
the properties abutting the site are contributors to the University Park HPOZ. 

Scarff Street, adjoining the subject property to the east, is a designated Collector Street -
Standard, dedicated to a right-of-way width of 66 feet and improved with asphalt roadway, 
concrete curb, gutter, and sidewalk. 

Alley, adjoining the subject property to the west, is undesignated by the Mobility Plan, dedicated 
to a right-of-way width of 20 feet and improved with an asphalt roadway. 

The subject property is a level, rectangular-shaped, parcel of land consisting of two (2) lots totaling 
approximately 12,426 square feet. The project site has a frontage of approximately 71 feet along 
the south side of Scarff Street to the east and abuts a 20-foot-wide alley to the west. The subject 
property's former use was a dormitory, but it is presently vacant. 
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The proposed project is the construction, use and maintenance of a four-level, 40 and one-half 
feet tall, ten-unit apartment building with 18 parking spaces, where five units will contain five 
bedrooms and five bathrooms each and five units will contain four bedrooms four bathrooms each. 
The project proposes an open space area in the front yard, a lobby, three lounge areas, a 
recreation room, and a roof top patio area. The proposed development will provide vehicular 
access from the rear alley and will observe a 35-foot front yard setback, a 5-foot rear yard setback, 
and ?-foot side yard setbacks. 

The applicant is requesting a State Density Bonus compliance review to allow the proposed 
project to enjoy a 35% increase in density, observe an additional 35% height increase, and an 
open space reduction of 20% in exchange for providing one unit for a Very Low Income 
Household; a request for a Conditional Use Permit to allow the proposed project to be constructed 
in the Neighborhood Stabilization Overlay Zone. Finally, the applicant is requesting a Certificate 
of Compatibility Review to allow the construction, use and maintenance of a four-story apartment 
building, with on-site covered parking, on a vacant lot located in the University Park Historic 
Preservation Overlay Zone. The proposed project application is submitted pursuant the State's 
Housing Accountability Act (Senate Bill No. 167). 

Public Correspondences 

May 27, 2022 - West Adams Heritage Association (Roland Souza, President) - We agree with 
the University Park HPOZ to deny the proposed project on the basis that it does not comply with 
the Preservation Plan._ .. The project places a gigantic box with excessive height and lot coverage 
in the middle of a historic street introducing blight and effect the integrity of the district.. .. The 
project does not comply with the Preservation Plan and does not meet the CU required findings 
and does not qualify for a categorical exemption ... The applicant and the City are not aware that 
SB 1818 has a carve-out for resources that are listed on the National and California Register ... 
The broad intention of the Neighborhood Stabilization Ordinance was to discourage new student 
housing within the community's character neighborhoods and encourage such developments 
along the Figueroa Corridor ... The project ignores the purpose of the General Plan Amendment 
for Figueroa was expressly to move overscale and overdeveloped student housing from the 
internal neighborhood and encourage such buildings on Figueroa and Flower Corridors. 

May 26, 2022 - Ervin Cohen & Jessup, LLP - The letter provided additional information for the 
Zoning Administrator's consideration, specifically regarding the applicability of the State's 
Housing Accountability Act (HAA) on the proposed project's application process._ The letter 
provided a detail overview of the Housing Accountability Act and details of the applicability of the 
HAA on the proposed project. 

May 26, 2022 - Los Angeles Conservancy - The overall scale of the new development is 
incompatible and does not respond to the established, prevailing patterns of the existing buildings, 
setbacks, and fabric of this historic neighborhood. The University Park HPOZ Preservation Plan 
is clear, and presses for infill development that respects the historic pattern of development on 
this and adjacent parcels ..... The City has full discretion in this matter, as afforded to it by specific 
provisions stated with SB 1818 and Density Bonuses. Specifically, SB 1818 offers the following 
language and guidance, as adopted by the state legisl,_ature and the governor. 

Nothing in this subdivision shall be interpreted to require a local government to grant an 
incentive or concession that would have an adverse impact on any real property that is listed 
in the California Register of Historic Resources." Gov't Code §65915, subdivision (d)(3). 

Given that this project is located within the St. James Park Historic District, which is listed in the 
California and National Register, and it will result in an adverse impact, this provision of SB 1818 



CASE NO. ZA 2021-6672(OB)(CU)(CCMP) PAGE 10 

applies. 

May 25, 2022 - Adams Dockweiler Heritage Organizing Committee - submitted a letter stating 
another letter (May 19) was submitted questioning a key element in the applicant's submitted 
plans for the proposed project, specifically, the factual height of the historic Albemarle Apartments 
at 2343 Scarff Street, and its number of floors. The statistical data from the 2323 W. Scarf reports 
by JPARK Architects for Orion Capital states the 3½-story building's height being "50 feet." ... The 
applicants and their agents have erroneously and stridently proclaimed with unwavering 
consistency over and over and over again that the Albemarle Apts are : 50 feet high. 

May 22, 2022 -Adams Dockweiler Heritage Organizing Committee - submitted a letter stating the 
LA-HCM No, 408, the 1887 Queen Anne Victorian at 2341 Scarff Street has been mis
characterized .... There have been multiple errors in the context data to the UP-HPOZ Board at 
their consultation meeting ... The UP-Board and the community have been denied the right to 
publicly comment on a critical element of an approval process. 

May 19, 2022 - Adams Dockweiler Heritage Organization Committee - Submitted a letter 
claiming the Albemarle Apartment at 2343 Scarff Street is a "Contributor" and the factual height 
is currently under question with respect to the statistical data from the reports submitted by the 
applicant's representative. 

April 27, 2022 - Charles Kim submitted an email as a follow up to the information provided at the 
public hearing. The follow up information included portions of the preservation plan, a HAA 
Summary from the Sate of California, and a copy of the actual Senate Bill 167. 

April 27, 2022 - David Raposa - Writing to discuss the University Park HPOZ Board's decision to 
DENY the proposed project, recommend that the Office of Historic Resources (OHR) and the 
Director of Planning NOT APPROVE the project. The University Park HPOZ: 

[Motioned) to recommend against this project: Move that the recommendation of the University 
Park HPOZ be to deny this project on the basis that it does not comply with the Preservation 
Plan, generally all of sections 8 for residential infill, specifically in the area of 8.10 Location 
and Site Design and 8. 11 Massing and Orientation and does not follow the previously 
prevailing setback and heights as stated by the Director of Planning in their 2008 ruling on 
DIR 2008-3375 GOA. Specifically, we find the proposed structure to be out scale with the 
adjacent properties and the larger context of the historic district in the issues of height, 
massing, setback and design articulation. This project as presented presents a significant 
adverse impact to the historic resources of the district: The HPOZ, the National Registered 
District, and the Landmark Properties along Scarff Street. 

An approval of the project would create an exceptional precedent that likely would harm the 
University Park HPOZ. 

April 27, 2022 -Hugo Ortiz - District Director - Council District 1 Office - We are opposed to the 
project. We echo the community's concern regarding the out of character design, a need for more 
affordable housing and our office has never been consulted. We ask that the project [be] denied 
or at minimum, withhold a decision until the applicant has the opportunity to address our concerns 
and meet our office and the community. (Following the hearing, the applicant met with the Council 
District 1 Office and obtained support from the Council Office.) 

April 27, 2022 - Laura Meyers (N.U.P.C.A.) - There is serious concerns about the lack of 
transparency on the part of OHR relative to community requests for information regarding the 
Director's Determination or the recommendation report .... The ordinance that governs HPOZ 
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case processing gives to an HPOZ board the decision making authority for certain categories of 
cases (Conforming Work) and recommendation authority for certain cases (Certificate Cases) ... 
The HPOZ Board voted that this project does not meet the requirements of the Preservation Plan, 
and voted to recommend to the Director of Planning to reject the project as presented ... l do not 
understand why OHR would be playing an interpretive role between the HPOZ Board and [the 
decision maker] .... The City's intention when adopting a zone change in 2017 to become RD2-
1 XL-H POZ was to say the height is not to exceed two stories or 30 feet and a project needs to 
meet the HPOZ requirements. 

April 27, 2022 - Andrea Mauk - Opposes the project on the basis of that the style, massing, and 
setbacks are detrimental to the continuity of the National Register Historic District and the North 
University Park HPOZ. The developer's monstrously scaled modern box is an insult to the 
architects that designed the original building in the St. James Park Historic District. The oversize 
structure is a true and worrisome safety hazard. The planned structure creates an inroad for the 
erosion of a National Historic District and a local Historic Preservation Overlay Zone. 

April 26, 2022 - Laura Meyers expressed strong opposition to the proposed multi-family project in 
the heart of the University Park Historic Preservation Overlay Zone, within a designated National 
Register District (the Saint James Park Historic District). The writer expressed concern with 
proposal to designate a large portion of the front yard setback as the primary required open space, 
and ask "why would the project be permitted to build a non-permeable 70-foot long and 
approximately 15-foot deep front yard outdoor space with furnishings to count as open space. 
The writer is a strong supporter of new housing, particularly, affordable housing. 

April 13. 2022 - Empowerment Congress North Area Neighborhood Development Council 
(NANDC) submitted a letter expressing opposition to the proposed development. By unanimous 
vote (14-0) the NANDC Board moved to support the University Park HPOZ Board 
recommendation and deny the DB, CU and CCMP for the proposed project as the project does 
not conform to the HPOZ Preservation Plan, find that the current project would have severe 
adverse effects on the historic district and the surrounding community and finds that a categorical 
exemption is not adequate. 

December 30. 2021 - Evaluation of Compatibility - submitted by the Kaplan Chen Kaplan; The 
report concludes the proposed building meets the University Park HPOZ Preservation Plan's 
Residential Design Guidelines and will not have an adverse impact on the University Park HPOZ. 

November 16, 2021 - Laura Meyers - I do not believe this project as submitted comes close to 
objectively meeting the University Park HPOZ Preservation Plan, nor any other design guidelines 
adopted as part of the South Los Angeles Community Plan Update. The applicant wishes to 
develop a much larger, out of scale and much bulkier building without respecting lot coverage, 
and prevailing setback. I'm concern with the proposal to designate a large portion of the front yard 
as the primary required open space. 

Public Hearing on the Conditional Use Permit, Density Bonus and Certificate of 
Compatibility 

The public hearing was held telephonically on Thursday, April 27, 2022 at 10:00 a.m. in 
conformance with the Governor's Executive Order N-29-20 (March 17, 2020) and due to concerns 
over COVID-19. The purpose of the hearing was to obtain public testimony from affected and/or 
interested persons regarding the application. Interested parties were also invited to submit written 
comments regarding the request prior to the public hearing. The purpose of the hearing was to 
obtain public testimony from affected and/or interested persons regarding the application. 
Interested parties were also invited to submit written comments regarding the request prior to the 
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public hearing. 

Charles Kim , Applicant Representative -
• The property is located in the North University Park, HPOZ, 
• This is not a contributor; the site has been vacant for 15 years, 
• The proposed project is utilizing the state density bonus, 
• But for the CUP and CCMP request; it is otherwise an administrative project, 
• The project is 10 units, four floors, and height of 40.5 feet, 
• The FAR is 2.37 and less than the by-right FAR of 3.0, 
• We started with OHR in 2020; there have been 11 meetings; Office of Historic Resources, 
• There have been seven redesigns; we started with a modern contemporary design, 
• We didn't want to mimic any style; we've complied with all the objective standards, 
• We are using state density bonus; under HAA, we comply with all objective standards, 
• We have addressed height, massing and front yard setbacks, 
• The immediate street is comprised of contributing and non-contributing structures, 
• With regards to front yard setbacks, there is no consistency; it is jagged, 
• Front yard setbacks are short as 4 feet and wide as 46 feet, 
• Our building is not the widest on the street, we are not the tallest; the tallest is 50 feet, 
• Given the project is multi-family, we selected the Prairie design, 
• We are at 40.5 feet in height; there are buildings taller and buildings shorter, 
• Regarding the front yard setback, by right we are at 15 feet, 
• We pushed our front yard to 35 feet, 
• Given the last discussion with some board members, we eliminated the roof top, 
• The stair well and elevate shaft are no longer going to be part of the project, 
• The roof deck is eliminated; the shaft and mechanical will no longer be included, 
• We included window treatment with different material, a front porch entry, hip roof, dormers, 
• We've made lots of modifications to comply, 
• The local NSO has two aspects; one related to alcohol and one relates to parking, 
• The project is five 5-bedrooms and five 4-bedrooms; it requires CUP, 
• SB 2345 further reduces parking requirements to 0.5 per unit, 
• We are required to provide 5 parking spaces; we are providing 17, 
• The site has been vacant for 15 plus years; we have a project that utilizes the state density 

bonus program, 
• We comply with all the objective standards of the preservation plan, 
• It's a much better building than the one we started with, 

Steve Koo - Supporter of the pro ject 
• I'm here to express strong support for the project; the area is in need of housing, 
• The plan complies with the building and parking codes 
• The land has been vacant for more than a decade, 

Thyeris Mason - Pres. Empower Congress North Area Neighborhood Development Council 
• We request you deny the density bonus and conditional use, 
• We had a unanimous vote to oppose the project, 
• The scale, massing and height is in contrast to the existing character, 
• The denial is warranted; the state density bonus has a carve out for HPOZ communities, 
• The project is not exempt from compliance with the University Park Preservation Plan, 
• We are aware of the City's mission to resolve the houselessness crisis, 
• This property will not cater to those in need of housing; deny, deny, deny. 

Mark Malan - University Park HPOZ Secretary 
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• This is the University Park HPOZ, not North University Park, 
• We understand the applicant's frustration, 
• We don't feel the community's concerns were being heard, 
• It may not be the tallest, but it is the widest and the largest building, 
• The Board voted unanimously in opposition, because of the scale, size and massing, 
• The Director of Planning has a determination for prevailing setback, 
• While the applicant has by-right to build 6 units, I have the by-right expectation to comply 

with the H POZ, 
• We all know this is going to be student housing; We'd like to have housing built for families, 
• This is not a family development; it will do nothing to improve elementary school registration, 
• Transient students do not benefit the community; we submitted minutes from three earlier 

meetings; this project does not solve the housing crisis 

Jean Frost - Scarf Street Resident 
• I've participated many years in planning related activities, 
• I'm one of the creators of the preservation plans, 
• We're very disappointed in the failure of the applicant to comply with the preservation plans, 
• We set forth specific conditions to encourage developers not to proceed with a project like 

that before you today, 
• I've submitted comments in writing; I'd like to draw your attention to the letter from John 

Kaliski and the letter from John Arnold, 
• This project puts aside 40 years of planning, 
• The front yard setback from 15 to 30 feet, seems accommodating, 
• We have a preservation plan adopted 2005; we had the Adams-Normandie 431 urban 

design guidelines adopted under the CRA in 1991, 
• Both documents encourage the prevailing setback be observed, 
• In this instance, it is 47 feet, 
• Secondly, the property is in the St. James Park National Register Historic District, 
• As this is a vacant parcel in the historic district, it is not removed from consideration of impact 

on adjacent properties, 
• SB 1818 has a carve out for registered historic properties, 
• The record shows the development with significant environmental impacts, 
• The density bonus is not by-right; it has carve outs, 
• The project is subject to the carve out; the NSO is not just about parking, 
• It was about how the city deals with an over proliferation of multiple bedroom units, 
• The findings required for a conditional use cannot be made, 
• The project will not enhance a National Historic District or community, 
• There is a proliferation of student housing; this will contribute to that, 
• The CCMP should not be found appropriate for this setting, 
• Other developments have gotten approvals complying with the setback and HPOZ 

regulations, 
• The 47-foot setback is very critical, 
• The HPOZ Board approved a 27-unit affordable housing project on Oak Street, 
• This project should not be approved for an infill development. 

Laura Meyer- Former of the Adams Normandie 321 Redevelopment Area 
• We worked on the neighborhood protection ordinance, prior to the Neighborhood 

Stabilization Ordinance, 
• It was intended to move student housing out of the family-based neighborhoods, 
• To retain families with roots to the community, it moved the student housing to Fiqueroa, 
• First was to dis-incentivize student housing, by looking at the number bedrooms that 
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triggered parking, 
• Figueroa Corridor plan amendment incentivized citing student housing on Figueroa, 
• The Community Plan update was intended to down zone, 
• The Community Plan update change the zone to [Q]RD2-1XL, 
• In every step of the way, the plan was to not have student housing, 
• SB 1818 says there should not be design reasons why a developer can't build the number 

of desired units, they do not consider the number of bedrooms, 
• It's not about it being too dense because of the 1 O units, it is about it too dense because of 

the number of bedrooms, 
• It is not unlikely there may be 2 beds per bedroom; there may be 90 students, 
• If there is not a 1 to 1 ratio of bedroom to bathroom, some problems could be fixed, 
• While parking is the symbolic thing, the intent should be considered, 
• There are ways to comply with the Director's stated setback, 
• The lounge/ recreation room can later be changed to ADUs ministerially, 
• There is a Public Review within the Planning Department, 
• What is the Q condition on the site? lt appears to reflect character residential overlay zones 

that were adopted in the South LA Community Plan. 
• The Q condition is to help maintain the character of a historical community, 
• On unified lots in the RD zone, the development should honor the character of the 

neighborhood by making a large development look like two units, 
• On the RD Zone, the side yard setbacks should be 9 feet not 7, 

Cathy Estrada - Resident Opposing the Project 
• I'm an Angelino; stakeholder of University Park since 2006, 
• New member of the university board; I would like to refer to LAMC re: 12.20.3 
• Ordinance No. 184,903, adopted 2017, 
• Neighborhood of University Park is worthy of preservation, 
• Scarff Street is one of the earlier developed streets in Los Angeles, 
• Uphold the purpose and intent of the University Park Plan. 

Hugo Ortitz - Council District 1 (Opposes the Project) 
• We are 100 percent in opposition to the project, 
• We re-iterate the concerns of the community, 
• We do need to look at the spirit of the intent of SB 1818, 
• We have an affordable housing crisis, 
• I just submitted comments on the opposition, 
• The applicant has not met with our office, 
• We request that the applicant's requests be denied, 
• This is not the venue to have a discussion with the applicant, 

Anthony Garcia - Supporter of the Project 
• I'm a resident of the area and an employee of the company, 
• I live and work, and was an undergraduate at USC, 
• Matching aesthetics to the area do not matter, 
• We are in a housing crisis; it affects us all, 
• You can't discriminate against who is housed, 
• Who is to say if built according to the regulations, that students still won't rent, 
• Students still want to rent, 

Celin Andrade - Supporter of the Project 
• I'm a resident and employee, 
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• There is a lack of supply of housing, 
• I don't qualify for Section 8, so looking for housing is tough, 
• Building this development in the area will be perfect for a family like mine. 

Lorenzo Bernal - Supporter of the Project 
• I'm a resident and I work in the area, 
• It is hard for lots of families, 
• I see lots of building that people are doing and this is good. 

Sunny Kang (Senior Pastor) United University Church 
• Religious Director of USC, 
• I couldn't find housing in the neighborhood, so I live an hour away, 
• There is a great need for housing in the area, 
• I work with many young people, 
• Even when they find jobs, they can't afford the housing, 
• It's a mistake to curtail development, especially on an empty lot, 
• The project will impact the neighborhood, 
• I'm in full support and so does my congregation. 

Robert Santillanes Jr. (Supporter of the Project) 
• Resident of South Los Angeles, and employed along South Central Avenue, 
• Drive around see buildings built, 
• Charles is complying and doing is best to comply with the law, 
• I see why the land is vacant for 15 years. 

Julie Chong (Supporter of the Project) 
• Work in the area; I have lots of friends in the area, 
• I notice there is a lack of places to rent; here to support the project and approve it. 

Vivian Tam (Supporter of the Project) 
• I'm an employee of the area and potential resident, 
• I'm looking to move into the area; I see there is a need for housing, 
• If students move into the project, this will open up other housing, 
• I understand the opposing side's desire to preserve the neighborhood, 
• We need housing. 

Adrian Scott Fine (Los Angeles Conservancy) Opposition to the Project 
• Will submit a letter later, 
• We generally support of infill/housing development; we can't support this project, 
• We believe this to be an adverse incompatible development on the historic neighborhood, 
• We echo the comments made by residents, organizations and the Council office, 
• We see this as adverse incompatible from a scale, bulk and massing perspective, 
• We request the project be denied, 
• It's not meeting the objective prevailing standards established for this neighborhood, 
• It doesn't comply with the HPOZ Preservation Plan, 
• Does not meet SB 1818 provisions stating no municipality is compelled to approve a project 

when it results in an impact on a historic neighborhood listed on the California Register, 
• All the testimony and documentation submitted, and findings made by the HPOZ Board 

make the case this project will result in an adverse impact. 
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Amy Minteer-Attorney for West Adams Heritage Association (WAHA) 

• 
• 

• 

• 

• 
• 
• 

• 

• 
• 
• 

• 

• 

I want to address the SB 1818 carve out, Government Code 65915( d .1 )(b) 
The city is not required to provide an incentive for a project that would have an adverse 
impact on property listed on the California Register, 
The project is listed within the National Register of Historic Districts which is automatically 
listed on the California Register, 
There has been expert testimony as to the adverse impact this project will on the historic 
district, 
The project is not compliance with the objective standards of the preservation plans . 
Therefore, the city is not required to grant the incentives, 
The [hearing) notice says the project is exempt, pursuant to CEQA Guidelines Section 
15303, that would be a Class 3 categorical exemption, 
Class 3 CEs are available for limit projects; for multi-family projects with no more than 4 
units; this project has more than four units, 
I believe it was a mistake to rely Class 3, Category Exemption, 
A categorical exemption should not be allowed for this project, 
Under CEQA Guidelines Section 15300.2f which states that an CE is not available if a 
project will have an adverse on a historic resource, 
Testimony has been provided and comments have been provided to the city that this project 
will have an impact on National Registered Historic District, and on this HPOZ. 
Therefore, the categorical exemption is not available to the project. 

John Jones - St. James Park Resident (Opposes the Project) 

• 
• 
• 
• 
• 
• 
• 
• 
• 
• 

• 
• 
• 
• 
• 
• 
• 
• 

The project will adversely impact our lives, 
I brought my house in 2000, and plan to live out my life here, 
I'm terrified of the proposal, 
We should be looking at what it's doing to the community, 
The project is incompatible with the community, 
Clearly, this is a college student dormitory style housing, 
This is intended to accommodate a transient population . 
The developers are not going to live there, 
The units are not designed to accommodate any family; designed for students, 
It is only designed to accommodate students which is why you have five bedrooms for each 
unit and two students per bedroom, 
Students have their own programs, independent family, cars to drive, or bike to park, 
This college housing and is a way to make money; Students don't care about community, 
Sanitation had to be called to remove mattresses, couches and bulky items, 
These folks will be moving from semester to semester, sometimes within semester, 
Do not allow the project to occur, 
The street is so narrow; cars are parked bumper to bumper, 
The project is something we fear; a low income [family] is not going to happen, 
This is going to have a terrible long-lasting impact, 

Jim Childs - Scarff Street Resident 
• I've submitted multiple letters to file, 
• The prevailing setback is established in the preservation plan, that the most common historic 

setback, will determine where any new infill housing will be located, 
• The development pattern of Scarff Street occurred at the turn of the 19th century, 
• We are dealing with that today because this a historic preservation overlay district. 
• Before the HPOZ, the neighborhood was part of CRA area that had urban design guidelines, 
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• Preservation plan purpose is to guide property owners, 
• The Planning Department uses the Preservation Plan Guidelines, 
• Compliance with Preservation Plan means compliance with CEQA, 
• The first six lots are still in line; the line is absence on the vacant lot, 
• This building will obscure the line; that is not permissible for compliance with the 

Preservation Plans, 
• It is important to see the CEQA connection to the intrusion of this building into the view 

corridor, 
• If not compliant with CEQA, then a higher level of review is required to disclose the impacts, 
• The historic district itself is a historic resource; the streetscape is a historic resource, 
• I've had 21 years of experience dealing with historic resources, 
• In 2008, the Director decision determined the prevailing setback was 47 feet, 
• It's been 47 feet since then; the building to the north solved all the problems, 
• That development met all the standards but still needed an MN□, 
• The goal of the preservation plan is a simple interpretation of the requirements by law of the 

compliance with the Secretary of Interior standards, 
• The Director's Determination established the prevailing setback, 
• The 47 feet is not negotiable; it is a reality set by the conditions on the street, 
• The board would have to apply the block face setback to its decision, 
• The setback established when development happened, 
• You must not approve the Categorical Exemption, 
• If [the project] intrudes into the setback, you change the historical narrative 
• The HPOZ is to discourage intrusion, 

Erwin Barrias - Supporter of the Proiect 
• The project will help lots of people; I respect everyone's opinion, 
• I work and live in the area, 
• Most people call just to say no; I believe it is a good idea, 
• Most people don't give any good options. 

Jill Hsu - Supporter of the Project 
• Five bedroom is perfect for a family, 
• I have a family of five and I take care of my parents, 
• I have 3 kids and a partner I family, 
• I work in the area and commute to work, 
• It is hard to find a place with five bedrooms. 

Sinyoung Song - Supporter of the Project 
• I live and work in the area for 30 years, 
• I love LA; I respect the preservation of the neighborhood, 
• Los Angeles is a city of diversity; we come from different backgrounds, 
• I love the different mixture; I don't think it's ugly, 
• In LA, you live with what you have; I don't think it's bad, 
• Considering the housing crisis, we need more units, 
• The people I know, say they want more housing, 
• Students come and go but that's what we work with, 
• Students are part of the community, 
• I appreciate a neighborhood with a front yard or back yard, 
• I think the building looks great, 

Angel Gonzalez - Supporter of the Project 
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• I work in the area, 
• There is not enough housing in the area, 
• The project will give anyone looking for house a chance. 

Roland Souza - Opposition to the Project 
• President of West Adams Heritage Association, 
• I echo what was said by people from the HPOZ, 
• This is both a HPOZ District and a National Register Historic District, 
• Housing must comply with the Community Plan, 
• I suggest we do not move forward with this project 

Tom Florio - Opposition to the Project 
• Former member of the CRA PAC. Former West Adams Heritage Association, Resident of 

North University Park, 
• City Planning is important; in 1986 nobody wanted to live here, 
• University Park was an undesirable area; SC students wouldn't live here unless they had to, 
• City Planning is a necessary effort to make life bearable, 
• We've come a long way since 1992 when the city was burning because of the errors of the 

Planning Department dating back in the 60s, 
• Allowing to the developer to do what they want was determined not workable, 
• It became apparent that there was a need for HPOZs, 
• If the planning department wants to reverse its decision on HPOZs, they should let all 

homeowners know; City Planning finally woke up to do its job, 
• We are not a nimby community; we've always look to have more people in an equitable way, 
• This building's mass, size and setback are inappropriate because of the design guidelines, 
• Very little has been said about the building rear, abutting the alley which has an impact, 
• The setbacks on the sides are inappropriate and setback in the rear is inappropriate, 
• We have had 60-80 years of students inundating the neighborhood, 
• A compromise was made to have students along commercial corridors, not infill, 
• Opposition is clear; it is well throughout and based in law, 
• Please understand the impact this one project will make on all future projects, 
• It will determine if the city supports the HPOZ board or the plan has any meaning, 
• It's mind boggling the project has gotten this far, 

Henry Fan - Related Party to the Developer 
• I want to provide the Government Code Section 65589.5 Housing Accountable Act, 
• It established guidelines to limit the ability of a City to deny housing projects, 
• If you operate within the confines of the building code section then local agencies such as 

HPOZs cannot further limit you, to further reduce any density, 
• We really just needed to meet the 15-foot front yard setback; we still made concession by 

pushing the setback to 35 feet, 
• A lot of concessions were made that we did not have to make, 
• The government code was set forth in 1982 and strengthen in 2020, to take power from 

local agencies to prevent the development of housing, 
• It encourages housing development, 
• The Housing Accountability Act does take precedence over the HPOZ, 

Charles Kim - Applicant's Representative 
• As for CD·1, we reached out to Gerald; we made multiple conversations, 
• We worked using Density Bonus guidelines, 
• There are lots of opinions; I suggest reading the specific plans, 
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• There is a distinction between words like shall, and words like should, 
• No context of Housing Accountability Act, 
• [conferred] with OHR about the setback, 
• Encourage ZA to read the specific plan; the HPOZ Board is a recommendation body, 
• Ultimately, the OHR makes the determination, 
• Looked at St. James designation, looked at the report submitted the OHR, 
• As it relates to the CCMP, the context is the front design and massing. 
• The commentary about the interior is not in the scope, 
• CCMP is design compatibility; we've done seven iterations, 
• This is not done in a vacuum; not done overnight or in the dark, 
• Follow up w/our team, 
• State regulations 65589.5 is very clear, 
• We are trying to provide more housing, 

Following is a delineation of the findings and the application of the relevant facts to same: 

DENSITY BONUS/ AFFORDABLE HOUSING INCENTIVES FINDINGS 

1. Government Code Section 65915 and LAMC Section 12.22 A.25(c) states that the 
Zoning Administrator shall approve a density bonus and requested incentive(s) unless 
the Administrator finds that: 

a. The incentives do not result in identifiable and actual cost reductions to provide for 
affordable housing as defined in California Health and Safety Code Section 50052.5 
or Section 50053 for rents for the affordable units. 

The record does not contain substantial evidence that would allow the Zoning 
Administrator to make a finding that the requested incentives do not result in identifiable 
and actual cost reduction to provide for affordable housing costs per State Law. The 
California Health & Safety Code Sections 50052.5 and 50053 define formulas for 
calculating affordable ho1,1sing costs for very low, low, and moderate income households. 
Section 50052.5 addresses owner-occupied housing and Section 50053 addresses rental 
households. Affordable housing costs are a calculation of residential rent or ownership 
pricing not to exceed 25 percent gross income based on area median income thresholds 
dependent on affordability levels. 

Height Increase: 

The subject site is zoned [Q]RD2-1XL-O-HPOZ. Height District No. 1 XL restricts building 
height to a maximum of 30 feet. The applicant requests an on-menu incentive to permit 
an additional 1 O feet six inches, resulting in an overall height of 40 feet 6 inches from grade 
to the top of the parapet. 

The proposed building will be four stories tall to accommodate the allowed density bonus. 
By contrast, if the base height limitation is applied, it would only be possible to construct 
a three-story building (assuming a typical three 10-foot residential levels). Assuming the 
fourth story, as designed, were to be eliminated, this would reduce the Project's habitable 
floor area by approximately 5,828 square feet. 

The loss of floor area directly limits the proposed project's ability to construct residential 
dwelling units (including affordable units) as the top level proposes to establish four units. 
As proposed, the additional height will physically permit the construction of the project at 
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the permitted density by expanding the allowable building envelope. The additional 
building envelope allows for more market rate units that will subsidize the affordable unit 
provided as part of the project, making the project feasible. 

Open Space Reduction: 

The subject site is zoned [Q]RD2-1XL-O-HPOZ, which for a four-story building requires a 
minimum of 1,750 square feet of open space. The applicant requests an on-menu 
incentive to permit an 20% reduction, providing 1,400 square feet of overall open space. 
Open space is already being provided in the form of an unobstructed front yard. Providing 
an additional 350 square feet of open space on an already constrained site would 
necessitate the inclusion of a rooftop or balcony space. When factoring in the municipal 
code's height limitations and incentives {detailed in the previous finding), this would likely 
result in the elimination of one or more units from the project. 

The loss of floor area in exchange for more open space would directly limit the project's 
ability to construct residential dwelling units (including affordable units). As proposed, the 
additional height and expanded footprint will physically permit the construction of the 
proposed project at the permitted density. This expanded building envelope will allow for 
more market rate units that will subsidize the one affordable unit being provided as part of 
the project, making the project feasible. 

Further, the granting of the density bonus is conditioned upon restricting the recreation 
room and lounges to open spaces uses in perpetuity, in exchange for the loss of exterior 
open space. 

b. The incentive(s) will have a specific adverse impact upon public health and safety 
or any real property that is listed in the California Register of Historical Resources 
and for which there are no feasible method to satisfactorily mitigate or avoid the 
specific adverse impact without rendering the development unaffordable to Very 
Low, Low and Moderate Income households. Inconsistency with the zoning 
ordinance or the general plan land use designation shall not constitute a specific, 
adverse impact upon the public health or safety (Government Code Section 
65915{d)(1)(B) and 65589.5(d)). 

There is no substantial evidence in the record that the proposed incentive(s) will have a 
specific adverse impact A "specific adverse impact" is defined as, "a significant, 
quantifiable, direct and unavoidable impact, based on objective, identified written public 
health or safety standards, policies, or conditions as they existed on the date the 
application was deemed complete" (LAMC Section 12.22 A.25(b)). As required by Section 
12.22 A.25 (e)(2), the project meets the eligibility criterion that is required for density bonus 
projects. The project also does not involve a contributing structure in a designated Historic 
Preservation Overlay Zone or on the City of Los Angeles list of Historical-Cultural 
Monuments. Therefore, there is no substantial evidence that the proposed incentive(s) will 
have a specific adverse impact on public healtli and safety. 

Analysis of the proposed Project determined that it is Categorically Exempt from 
environmental review pursuant to Article 19, Class 32 (Infill) of the CEQA Guidelines. The 
Categorical Exemption (CE} could be adopted, including, on the basis that none of the 
potential environmental effects of the proposed Project would cause substantial adverse 
effects on human beings, on public health and safety, or on property listed in the California 
Register of Historic Resources. Based on all of the above, there is no basis to deny the 
requested incentive. 
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c. The incentive(s} are contrary to state or federal law. 

There is no evidence in the record that the proposed incentives are contrary to state or 
federal law. 

2. Government Code Section 65915 and LAMC Section 12.22 A.25(c) state that the 
Commission shall approve a density bonus and requested Waiver of Development 
Standard(s) unless the Commission finds that: 

There are no Waivers of Development Standards being requested as part of this project 
proposal. Additional findings required for Waivers, pursuant to Government Code Section 
65915, are not required. 

CONDITIONAL USE FINDINGS 

3. The project will enhance the built environment in the surrounding neighborhood or will 
perform a function or provide a service that is essential or beneficial to the community, 
city or region. 

The neighborhood in which this project is located, generally bounded by Hoover Steet to the 
west, Figueroa Street to the east, Washington Boulevard to the north and Adams Boulevard 
to the south, is densely populated by students enrolled at the University of Southern California 
(USC) and non-university affiliated residents. The neighborhood as described above is part of 
the North University Park - Exposition Park - West Adams Neighborhood Stabilization Overlay 
(NSO) District, which was established by Los Angeles City Ordinances 1802181 and 
1802192. The NSO was established to address issues of compatibility, on- and off-site parking 
and over-concentration of multi-bedroom off-campus housing associated with oversized multi
bedroom developments in the vicinity of USC and other higher education institutions in the 
area. The NSO further clarifies the process as it pertains to conditional use permit applications 
in order to mitigate the effects of building multiple-habitable room projects that would be 
otherwise incompatible with the surrounding development pattern. Any proposed project must 
be reviewed in light of the following statements of intent, outlined in Section 2 of Ordinance 
180218. 

A - "promote well planned housing to meet the needs of college/university student 
housing, and the needs of the community" 

The proposed project provides ten units of housing on a currently vacant site. The 
project would not only serve the demand for student housing by increasing the 
occupancy on the site but will also mitigate this increased occupancy by providing 
parking in excess of the amount required by the code. The proposed project will 
provide 18 parking spaces, as opposed to five parking spaces that are permitted to be 
pursuant to the State's Density Bonus regulations. 

B- "address impacts of multiple-habitable room projects which may be incompatible with 
surrounding development." 

The proposed project exceeds the number of habitable rooms typically allowed in the 
RD2 zone. However, numerous other developments are underway or have been 
recently completed in the surrounding area with similar intended uses and number of 
habitable rooms. In this instance, the increased occupancy creates a greater demand 
for parking spaces, which are being placed at-grade level, accessed from the alley and 
being visually obscuring from the street. As such, the residential structure itself better 
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conforms to the surrounding development pattern. 

C - "encourage well-planned neighborhoods with adequate parking and to individually 
review proposed large multiple-habitable room projects." 

The proposed project increases the occupancy of the site via ten multiple-habitable 
room units and increases the demand for parking. By utilizing the State's Density 
Bonus provision to provide reduced parking, a smaller parking area is provided which 
discourages the use of vehicles by occupants and guests. And by obscuring the 
proposed at-grade parking, the proposed project is able to mimic the massing, footprint 
and height of surrounding developments. 

D - "assure that the project provides adequate on-site parking." 

Per Exhibit A, the proposed project will provide 55 habitable rooms (45 bedrooms plus 
10 living room/kitchens). The Neighborhood Stabilization Overlay requires the 
proposed project provide two parking spaces plus an additional parking space per 
habitable room at or above five habitable rooms. As written, the ordinance requirement 
cannot be enforced on a project utilizing the parking incentives pursuant to the State's 
Density Bonus regulations, and in this instance, the required parking is five spaces for 
the .10-unit project. The proposed project provides 18 parking spaces, which is far 
greater than the otherwise required parking capacity of five spaces per the State's 
Density Bonus and accessed via a driveway off of the alley. 

E - "address a concentration of campus-serving housi~g in the vicinity." 

Numerous other developments have been recently completed with similar intended 
uses and similar number of habitable rooms in the surrounding area, but not in the 
immediate vicinity. 

Therefore, the request should result in a use which is compatible with, and an asset to, the 
local neighborhood and the community at large 

4. The project's location, size, height, operations and other significant features will be 
compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare and safety. 

The subject site is currently vacant and undeveloped. The applicant is requesting a 
Conditional Use Permit, as required by the Neighborhood Stabilization Ordinance (Ordinance 
No. 180218), to construct a ten-unit apartment building with five bedrooms in five units and 
four bedrooms in the other five, with required additional at-grade parking. 

While the immediate neighborhood consists predominantly of older structures reflecting its 
historic character, there are recently developed multi-family structures with three levels of 
residential units above an at-grade garage structure found on neighboring streets. Portland 
Street, Severance Street and Adams Boulevard have structures with three levels of residential 
units above a garage parking structure. The recently developed multi-family buildings appear 
to have no adverse effect on the older properties with which they share a street. Therefore, 
based on the facts herein, the project's location, size, height, operations and other significant 
features will be compatible with and will not adversely affect or further degrade adjacent 
properties, the surrounding neighborhood, or the public health, welfare and safety. 

5. The project substantially conforms with the purpose, intent and provisions of the 
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General Plan, the applicable community plan, and any specific plan. 

The General Plan is the City's roadmap for future growth and development. The General Plan 
Elements establish goals, policies, purposes, and programs that provide for the regulatory 
environment in managing the City, and for addressing environmental concerns and problems. 
The majority of the policies derived from these elements are implemented in the form of 
Municipal Code requirements. The General Plan is comprised of the Framework Element, 
seven state-mandated elements, and four additional elements. The Framework Element 
establishes the broad overall policy and direction for the General Plan. 

The Land Use Element of the City's General Plan divides the City into 35 Community Plans. 
The subject property is zoned [Q]RD2-1 XL-O-HPOZ and is located within the South Los 
Angeles Community Plan Area. The South Los Angeles Community Plan Area Map 
designates the land use of the subject site as Low Medium II Commercial, corresponding to 
RW 1, RD 1.5, RD 2 Zones. The property's zoning is thus consistent with the General Plan's 
land use designation for the site. 

The subject property is located within the University Park Historic Preservation Overlay Zone 
area. The development of University Park as a residential area was spurred by the founding 
of the nearby University of Southern California in 1880, and bolstered by the extension of the 
streetcar routes from downtown Los Angeles in 1891. Prominent citizens, lured by the large 
lots and suburban ambiance, migrated south from Bunker Hill to build large mansions 
alongside existing modest houses in the neighborhood. With residences built between 1885 
and the 1920s, the University Park HPOZ includes fine examples of the 19th century Queen 
Anne style as well as Craftsman, Spanish Colonial Revival, and American Colonial Revival 
styles which emerged later. University Park contains one of the highest concentrations of City 
Historic-Cultural Monuments of any Historic Pres~rvation Overlay Zones in Los Angeles. Two 
historic districts listed in the National Register of Historic Places, Twentieth Street and Saint 
James Park, as well as the National Register eligible Chester Place Historic District, are 
located within the boundaries of the Historic Preservation Overlay Zone. In this Historic 
Preservation Overlay Zone area, physical changes to the exterior of a property are required 
to be reviewed by the appointed University Park HPOZ Board and/or Department of City 
Planning Staff, pursuant to the provisions of Los Angeles Municipal Code Section 12.20.3. 

The proposed project was reviewed by the University Park HPOZ Board, which met on 
November 16, 2021. The HPOZ Board, with a three-member quorum, recommended denial 
of the project. The proposed project was subsequently reviewed by the Cultural Heritage 
Commission designee (Office of Historic Resources Staff), which recommended approval of 
the project, finding that the project meets the objective design criteria identified in the 
Preservation Plan. The findings of Cultural Heritage Commission are in the section below. 

In addition to the goals, objectives, and their policies described above, granting the request 
fulfills the intent of the South Los Angeles Community Plan provisions regarding land use 
compatibility, by preserving and enhancing an existing residential land use and conforming to 
the prevailing neighborhood character. As such, the proposed project substantially conforms 
with the purpose. intent and provisions of the General Plan, and the applicable community 
plan: 

6. That the Project provides additional on-site parking under Section 13.12 C.2. of this 
Code. 

The proposed project provides 18 parking spaces. This is far greater than the site's current 
parking capacity of zero spaces. Per Exhibit A, the project will have fifty-five (55) habitable 
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rooms. Per the municipal code, each unit is required to provide two parking spaces plus an 
additional parking space per habitable room at or above five habitable rooms. However, the 
local parking requirement cannot be enforced as the project seeks on-menu incentives per 
the State Density Bonus regulations and permitted reduced parking minimums. 

While the amount of parking proposed is not enough to meet the requirements spelled out by 
the NSO, the subject site is well within a five-minute walking distance to USC campus. The 
site is also within a quarter mile of the LATTC/Ortho Institute stop of the Metro E (Expo) Line, 
in addition to several bus lines. Therefore, based on the facts herein, the proposed the 
proposed project provides additional on-site parking as generally required. 

7. That there is no detrimental concentration of large scale, campus serving housing 
within a one thousand-foot radius of the proposed Project. 

The proposed project intends to construct a ten-unit apartment building with five bedrooms in 
five units and four bedrooms in the other five, with additional required at-grade parking; it is 
not considered large scale. Numerous other developments have been recently completed with 
similar intended uses and number of habitable rooms in the surrounding area. However, most 
of these developments have been constructed beyond historic designated area, with only a 
couple lying within the one thousand-foot radius of the proposed project site. Therefore, based 
on the facts herein, there is no detrimental concentration of large scale, campus serving 
housing within a one thousand-foot radius of the proposed Project. 

8. That the Project conforms to any applicable Historic Preservation Overlay Zone (HPOZ) 
or Specific Plan. 

The subject property is currently within the boundaries of the University Park HPOZ, and as a 
vacant lot, it is designated as a Non-Contributor. While the University Park HPOZ found the 
project did not comply with its guidelines, the Cultural Heritage Commission (Office of Historic 
Resources) found the proposed project to be conformity with the University Park Preservation 
Plan. The findings for the proposed project's conformity with the University Park Preservation 
Plan for a Certificate of Compatibility are included below. 

CERTIFICATE OF COMPATIBILITY FINDINGS 

9. Pursuant to LAMC Sections 12.20.3 L.3(c) and 12.20.3 M - Recommendations from the 
University Park HPOZ Board and the Cultural Heritage Commission, and Notice and 
Public Hearing: 

After ten (10) days of public notice, the University Park HPOZ Board met on November 16, 
2021 and conducted a public hearing on the proposed project, pursuant to LAMC Section 
12.20.3 M: Notice and Public Hearing. The HPOZ Board, with a three-member quorum, 
recommended denial of the project. The Board found that the project did not conform with all 
the guidelines in the Preservation Plan. The Board conveyed that the project did not conform 
with prevailing setbacks and height, and that the massing was significantly out of scale. The 
Board was not satisfied with the design articulation and felt the project would negatively impact 
the HPOZ, National Register District, and nearby Historic Cultural Monuments. No comments 
were received at the hearing in support of the project and seven comments were received in 
opposition of the project. Seven comment letters were received, none in support and seven 
in opposition. 

The Cultural Heritage Commission designee recommended approval of the project, finding 
that the project meets the objective design criteria identified in the Preservation Plan. 
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The HPOZ Board and the CHG designee have provided recommendations on the subject 
application. The subject application is therefore consistent with the procedures of Section 
12.20.3 K of the LAMC. 

10. Pursuant to LAMC Section 12.20.3 L.4. (b) • Standards for Issuance of Certificate of 
Compatibility for New Building Construction or Replacement, and the Relocation of 
Buildings or Structures Not Dating from the Preservation Zone's Period of Significance 
onto a Lot Designated as a Non- Contributing Element, as it relates with the adopted 
Preservation Plan. 

The proposed project, as conditioned in this Determination, substantially complies with LAMC 
Section 12.20.3.L.4 because the proposed project complies with and is consistent with the 
adopted University Park Preservation Plan. 

Residential Design Guidelines - Infill 

8.1 O Location and Site Design 

8_ 10. 1 New residential structures should be placed on their lots consistent with the existing 
historic setbacks of the block on which they are located. 

8. 10. 6 If the historic development pattern for a vacant lot is known, new construction on the 
lot shall be encouraged to follow this pattern. 

8. 10. 15 ldentif y and respect the pattern of front and rear setbacks for the block. While side 
and rear setbacks may vary, the traditional siting relationships should be maintained. 

The proposed project includes a front yard setback of 35 feet. The required setbacks per 
zoning code for the front, rear, and side yards are 15 feet, 15 feet, and seven feet, 
respectively. Contributing properties on the same side of the block have front yard 
setbacks that range from eight feet to 52 feet. Contributing multifamily structures on both 
sides of Scarff Street have front yard setbacks ranging from two to 26 feet. The immediate 
abutting properties on either side .of the project site are located at a 46-foot setback. 
According to Sanborn Fire Insurance Maps and historic aerial photographs, the subject 
property has been vacant since between 1952 and 1964. The development prior to the 
lot's vacancy was a men's dormitory set back in line with the single-family houses on the 
northern end of the block at approximately 40 feet. The changes made to the block over 
time has introduced a varying front yard setback. Given the varying depth of front yard 
setbacks on the block face, the proposed 33-foot setback is appropriate for a multifamily 
structure on this street. 

8.10.2 Front and side yard areas should be dedicated to planting areas. Concrete and parking 
areas in the front and side yards are inappropriate. 

The front and side yards are composed of planting areas with lawn, shrubs and trees. A 
central walkway will lead to a porch area that is proposed across the front of the building. 
There will also be a paved access from the porch to the bicycle parking on the southwest 
side of the structure, located approximately 40 feet from the front facade. 

8.10.5 For larger lots and contiguous lots, the side yard and overall lot coverage of the 
proposed new development should be compatible with the historic development pattern of the 
block. There is an exception for relocating historic structures onto sites. 
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The approximate average lot coverage of Contributing structures on ·the block is 43.5%. 
The lot coverage proposed by the new project is 60%. While higher in percentage of lot 
coverage compared to the average, the coverage is similar to that of other Contributing 
multifamily structures on the block, as shown in the table below. 

Address 2323 Scarff 2343 2326 887 2327 2336 2375 2310 

(Contributors) (subject Scarff Scarff w. Scarff Scarff Scarff Scarff 
property) 23rd 

Lot Coverage 60% 51% 50% 70% 60% 50% 64% 52% 

8.10.3 Paving and parking areas should be located to the rear of new residential structures 
whenever possible. 

8.10.4 Attached garages that face the street are inappropriate in new construction. 

8. 10. 13 Large expanses of concrete or asphalt are generally undesirable because they attract 
and hold heat in summer and are not visually attractive or historically appropriate. 

The parking for the structure is located at the rear of the first floor under the residential 
upper floors. Access to the parking area is off the rear alley. No large expanses of concrete 
are proposed at the site. 

8.10.8. Mature trees on a lot should be preserved when feasible. 

8.10.9 Development of an appropriate landscape plan is encouraged for all projects. 

8.10.11 The original open front lawns become a "common" amenity against which the houses 
repose in a "park-like" setting. The uniformity of the houses in scale, form and appearance 
compliments that image. 

8. 10.12 Discourage installation of landscaping or monumental hedges, which interrupt the 
continuous open area between the facade and street and/or obscure the view of the house 
from the street. 

A landscape plan which includes 1, 172 square feet of front, side, and rear lawn, shrubs 
and trees is proposed. Two existing camphor trees are proposed to remain on the lot with 
the addition of two Japanese Maple trees at the front of the property. A variety of plants 
and shrubs are proposed for the front and rear yards as detailed by the landscape plan 
found on page LP-01 of the proposed plan set. The proposed fence is an appropriate 
element in the landscape plan as it is a simple wrought iron fence continuing the pattern 
created by a large number of properties on Scarff Street including the immediate 
neighbors on either side of the project site. 

8. 10. 14 Outdoor lighting should be located in a manner that reduces direct lighting of 
neighborhood properties. 

Outdoor lighting planned for the property is positioned to highlight the landscaping and not 
direct toward other properties. 

8. 10.16 Five-foot overhangs over the driveways are to be avoided. 
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8. 10. 17 Paving materials historically used are still appropriate today. For Paths: Sod, brick, 
stone, slabs, slate, cobblestone. For Courtyards or patios: Cobblestones, slate, brick. For 
Driveways: Brick, stone, cobblestones. 

8. 10. 18 Minimize the width of the driveway to avoid extensive paved surfaces. The use of 
Hollywood drives is recommended (A middle planting strip between two adjacent driveways.) 

No overhangs are proposed over the rear entrance to the parking at the ground floor. 
Slabs of medium sandblast finish decorative concrete pavement with saw-cut control joints 
at every eight feet are proposed for the front walkway and porch area, which is consistent 
with the Preservation Plan guidelines. The minimal driveway at the rear off of the alley will 
be paved in concrete. 

8. 11 Massing and Orientation 

8. 11. 1 New residential structures should be consistent in scale and mass! ng with the existing 
historic structures with the prevailing block. For instance, a narrow 2.5 story structure should 
not be built in a block largely occupied by one-story bungalows. 

8. 11. 2 New structures which will be larger than their neighbor's should be designed in 
modules, with the greater parl of the mass located away from the main facade to minimize the 
perceived bulk of the structure. 

The proposed project is consistent in massing and scale to the multifamily structures found 
on the block, both Contributing and Non-Contributing. The Prairie-inspired design echoes 
the horizontality of the style that is seen in other Prairie and Craftsman buildings along the 
street.The height of Contributors on Scarff Street ranges from 20 to 50 feet in height with 
a majority of structures reaching between two and three-and-a-half storie~ in height. The 
proposed project falls within this range at 40 feet, six inches in height. While the project is 
four levels, it has designed to read as a three-story building, with additional units included 
on the 4th floor which reads as an attic with dormer windows. 

8. 11. 3 New residential structures should present their front door and major architectural 
facades to the primary street, and not to the side or rear yard. 

The proposed project's primary fac,;:ade and entrance are proposed on the front (southeast) 
elevation facing Scarff Street. 

8. 11. 5 A progression of public to private spaces in the front yard is encouraged. One method 
of achieving this goal is through the use of a porch to define the primary entryway. 

The new apartment building will include a front porch as a way to define the primary 
entryway. A central walkway will lead to the porch and provide a clear progression of public 
to private spaces from the sidewalk to the front yard, walkway, porch, and center entryway. 

8. 11. 6 New structures should be massed such that their floor plan should be consistent with 
the pattern of development of historic structures of the neighborhood. 

The proposed project is massed as a basic rectangular form consistent with the 
architectural style. As a Prairie-inspired style, the proposed design reflects the emphasis 
on horizontal lines, natural materials, with symmetry and a box shape. The rectangular 
form is similar to the other Contributing multifamily structures that present this basic form 
along Scarff Street specifically at 2310, 2322, 2343, and 2375 Scarff Street, and 887 W. 
23rd Street. A rectangular floor plan is consistent with the pattern of development of 
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historic structures in the neighborhood. 

8. 11. 7 If the prevailing height is less than prescribed by code, then a new project should adopt 
a height similar to the prevailing. 

The average height of Contributing structures on the west side of Scarff Street is 34 feet 
and on the east side, 31 feet. The structures flanking the project site range from 25 feet to 
50 feet in height with four of the eight structures on either side measuring more than 40 
feet. The structures on the immediate north and south of the project site are multifamily 
with a combination of both single family and multifamily structures throughout Scarff 
Street. While taller than the average height of 34 feet, the proposed 40-foot roof ridge 
height of the project is comparable in height to similar multifamily structures found on 
Scarff Street. 

The project is subject to the provisions of the Housing Accountability Act, or HM. This 
state law applies to all multifamily housing developments that comply with all applicable, 
objective general plan and zoning criteria. Under HAA, local governments may not deny 
multifamily projects, or condition them in a way to reduce density, unless it can be found 
that the project will cause unavoidable impacts on public health or safety. As such, the 
project was reviewed for compliance with underlying zoning, and determined that the 
project meets all objective zoning requirements. 

8. 11. 8 If the prevailing coverage on a block side on which the project is to be built is less than 
the zoning allows, then the new coverage should be similar to the prevailing. 

The approximate average lot coverage of Contributing structures on the block is 43.5%. 
The lot coverage proposed by the new project is 60%. While higher in percentage of lot 
coverage compared to the average, the coverage is compatible with the other Contributing 
multifamily structures on the same block side. 2343 Scarff Street has a Jot coverage of 
70%, 2327 Scarff Street at 51%, and 2375 Scarff Street at 64%. The project's proposed 
lot coverage of 60% is appropriate since it is within the range of Contributing multifamily 
buildings on the block side. Lot coverage of the three Non-Contributing properties on the 
block side range from 52-68%, placing the proposed project within the prevailing 
coverage. Again, under HAA, local governments may not deny multifamily projects, or 
condition them in a way to reduce density when they meet objective zoning requirements. 

8. 11. 9 The arrangement of the parts and the ornamentation of the components should reflect 
the character of the immediate surroundings and should be limited to adjacent blocks. 

The architectural details and ornamentation of the building design echoes the character 
of other historic Prairie style structures on the block and in surrounding blocks of the 
district. The architectural details and ornamentation of the new building have been 
simplified to differentiate them as new construction from the existing historic structures in 
the University Park HPOZ. Examples of surrounding properties and comparisons with the 
proposed development can be found at 2326, 2327, 2336, and 2310 Scarff Street. These 
examples include shallow hipped roof forms, stucco wall surfaces, single- and multi-pane 
casement windows, earth tone colors, wide overhanging eaves and other details typical 
of Prairie-style buildings. The proposed project incorporates similar elements in its design 
and ornamentation. 

8, 11. 1 0 Many owners will wish to enlarge their houses by extending to the rear. In general, 
the HPOZ board would like to see the relationship of building to lot area not exceed 35%, It is 
important to retain rear area for backyard use. 
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Multi-family residential structures on the block do not have a 35% building to lot area. This 
guideline is geared towards single-family additions and not infill multi-family projects. The 
new construction proposed on the project site is a multifamily structure that is zoned for 
ten units and provides a small rear yard. Lot coverage of the proposed project at 60% 
reflects similar coverage as other multifamily structure properties on the block which range 
from 51-70% as discussed with guidelines 8.10.5 and 8.11.8. A portion of the rear alley, 
in addition to the proposed rear yard, provides the required 15-foot rear setback, meeting 
zoning code requirements and adhering to Housing Accountability Act regulations. 

8. 11. 11 New residential structures should harmonize in scale and massing with the existing 
historic structures in surrounding blocks. The property owner should provide an analysis of 
the building lot coverage using the City of Los Angeles' Zoning Information Map Access 
System (ZIMAS) and Sanborn Maps for the Contributing existing residential buildings with 
frontage on both sides of the block of the same street as the frontage of the subject lot, except 
for vacant lots, to demonstrate that their proposal does not exceed the prevailing lot coverage 
on the block for the proposed development. 

8. 11. 14 The property owner should provide an analysis of the building heights as defined by 
Los Angeles Municipal Code (L.AMC) Section 12. 21. 1 of the Contributing existing residential 
buildings with frontage on both sides of the block of the same street as the frontage of the 
subject lot, except for vacant lots, to demonstrate that their proposal does not exceed the 
prevailing height of these buildings. 

The applicant provided a Context Analysis that included a summary of lot coverage and 
building heights on both sides of Scarff Street. The analysis is summarized below: 

Table 1: Height & Lot Coverage of Contributing Properties on west ·side of Scarff Street: 

2301 2303 2309 2317 2327 2341 2343 2361 2365 2375 
Address Scarff Scarff Scarff Scarff Scarff Scarff Scarff Scarff Scarff Scarff 

40 ft 40 ft 40 ft 34 ft 25 ft 35 ft 50 ft 20 ft 25 ft 24 ft 
Height 

32% 35% 32% 37% 51% 25% 70% 20% 33% 65% 
Lot 
Coverage 

Table 2: Height & Lot Coverage of Contributing Properties on east side of Scarff Street 

Address 2310 2322 2326 2336 2342 845 (825) 

Scarff Scarff Scarff Scarff Scarff Adams 

Height 24 ft 25 ft 24 ft 24 ft 34 ft 40 ft 

Lot 52% 25% 60% 50% 60% 31% 

Coverage 

An analysis of the heights of the structures on Scarff Street was provided by the applicant 
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showing a wide range of 24 feet to 50 feet in height that includes Contributing single and 
multifamily structures. While the proposed project has greater lot coverage than prevailing, 
is taller and larger in square footage than prevailing, it is comparable in lot coverage, height, 
and size to other Contributing multifamily property types on the block. 

8.11.12 Respect the prevailing setback, i.e. the most commonly occurring setback and lot 
coverage of the historic properties on the block face on which the building will be sited. 

The proposed project provides a 35-foot setback, while the zoning code requires only a 
15 foot setback. While a number of single-family dwellings on the block contain larger 
setbacks, the Contributing multifamily structures on the block exhibit a range of setbacks 
from two to 26 feet. Placing the structure at 35 feet behind the front property line is 
compatible with the variety of building types and setbacks on the block. 

8. 11. 13 If the historic development pattern for a vacant lot is known, new construction on the 
lot should be encouraged to follow this historic pattern. 

Historically, the property contained a men's dormitory for the nearby university. Historic 
documentation indicates that the dormitory was rectangular in form and set back from the 
street at a similar distance as the surrounding structures, and similar to the set back of the 
proposed project. The Sanborn Fire Insurance Map indicates the dormitory was 
approximately one and a half stories tall. A multifamily dwelling is compatible with this 
historic development. 

8.12 Roof Forms 

8. 12. 1 Roofs on new residential structures should be consistent with the roof forms of the 
surrounding historic structures. The roof of a building should be similar in character to the roof 
structures on the blockface. It is imporlant that new roofs are similar to the prevailing roof form 
found with the HPOZ district. 

8.12.2 Flat roofs were uncommon in most single-family residences in this area historically and 
should be avoided for new residential construction. 

8. 12. 3 Roofing materials should appear similar to those used traditionally in surrounding 
historic residential structures. 

8.12.6 Roofs shall should be either gable, perpendicular or parallel to the street, or hip. • 

8.12.10 Although they do not have to copy the existing it is important that roofs reflect the 
prevailing roof form found in the area. 

The project proposes a hipped roof form consistent with the Prairie-style structures on 
Scarff Street and throughout the district. The hip roof shall be clad in an architectural 
composite shingle in a medium gray color. The center of the roof will include a flat portion 
where there will be an open air roof deck along with concealed mechanical equipment. 

8.12,4 Dormers and other roof features on new construction should echo be consistent with 
the size and placement of such features on historic structures within the HPOZ. Additional 
roof features should form a unified composition. 

8. 12. 7 The roof should be articulated with secondary roois or rooftops elements such as 
dormers, room projections, and balconies projecting into or from the surface. 
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Two dormers are proposed for the primary elevation of the hipped roof and are consistent 
with typical dormer size and placement. Inset windows are proposed along the north and 
south elevations of the hipped roof. An interior rooftop deck is proposed at the roof level. 
The project has been designed to read as a three story building, with additional units 
included on the 4th floor which reads as an attic. 

8.12.5 In HPOZs where roof edge details, such as corbels, rafter tails, or decorative 
vergeboards are common, new construction should incorporate roof edge details which echo 
these traditional details in a simplified form. 

8. 12. 8 Secondary roof elements should be used to indicate the location of entrances, porches 
and other major components of the exterior surface of the building. 

8. 12. 11 Additional roof features should form a unified composition. 

8. 12. 12 Where the roof meets the vertical walls of a building, the roof should project from the 
vertical surfaces and create an overhang. 

The proposed project contains moderately sized overhanging eaves with defined fascia 
boards. The eaves present simple roof details that echo other Prairie style structures in 
the HPOZ. The roof deck is contained within the interior space of the roof to not detract 
from the hip roof form and not increase the height with a central roof ridge. 

8.12.9 Many gutter profiles are available to provide a compatible or matching design for 
external alterations. Selection of materials can be critical since plastic gutters may be shiny 
and seem quite different in appearance after installation. Locate down spouts at appropriate 
spacing for good drainage but avoiding conspicuous locations. 

8.12.14 Plastic gutters and downspouts are inappropriate. 

The proposed roof deck provides the opportunity for drainage that does not require 
conspicuous downspouts. All exterior drainage materials are required to be a material 
other than plastic and painted to match the exterior of the structure as required in Condition 
2.c. The downspouts will be located on secondary elevations. 

8. 12. 13 Roof mounted equipment such as air conditioning and solar collectors are not allowed 
unless concealed from public view. 

The proposed project includes rooftop mechanicals including solar panels and elevator 
block. Mechanical equipment is proposed in an off-white color to minimize the visual 
impact from the public right-of-way. 

8.13 Openings 

8. 13. 1 New construction should have a similar far;ade solid-to-void ratio to those found in 
surrounding historic structures. Generally, large expanses of glass are inappropriate. 

8. 13. 2 Windows should be similar in shape and scale to those found on adjacent and/or 
abutting historic structures. 

8. 13. 3 All windows should be in character with the particular style of the building. Windows 
should be consistent in materials and details throughout. 
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8.13.4 The shapes, proporlion, orientation, subdivision, and proporlion of windows to the 
exterior surface area should be related to the building and secondly to other buildings on the 
block. 

The proposed structure contains appropriately sized residential windows with no expanses 
of glass on any elevation. The windows are consistent in size and shape as well as in 
solid-to-void ratios with the windows of surrounding historic structures. The casement and 
fixed windows proposed are in character with the Prairie style and are comprised of 
consistent materials and details throughout the design. The proposed windows, while not 
true wood, will contain a wood composite or wood clad frame consistent with the 
architectural style as stated in Condition 2.c. Newer materials such as a wood composite 
or wood clad window provides the appropriate consistency in materials as historic 
structures while also differentiated to indicate new construction. 

8. 13. 5 The size, scale and ornamentation of a building entrance should maintain the domestic 
image of the area. 

8. 13. 6 A main entrance should be from the main public street Stairs, stoops. Overhangs, and 
porches should be part of this entrance. 

8. 13. 7 New buildings should provide an entrance element for each unit or groups of units that 
reflect the prevailing number of entrances on the side of the block on which the property is 
located. 

The entryway proposed includes a central recessed doorway accessed from the proposed 
walkway off of Scarff Street. The entryway is covered by a hipped-roof porch structure 
with two supporting columns. The entryway and porch columns will contain a porcelain tile 
finish to provide a decorative ornamentation to the building entrance. 

8.13.8 The introduction of new rhythms or patterns to the arrangement of windows or other 
openings, such as the relationship between the width of window openings and the wall space 
between windows or walls without any openings, should remain consistent with the existing 
window arrangement. 

The proposed project is symmetrical in design, both in structure and fenestration. No new 
rhythms or patterns are proposed. The windows are arranged in symmetrical lines both 
vertically and horizontally. The consistent spacing of the windows emphasizes the 
horizontality of the Prairie style. 

8.13.9 Window arliculation like decorative windows, a patterned sash, or predominantly 
double hung or casement windows on new infill projects should remain consistent with the 
existing window details and style. 

8. 13. 10 New windows should be wood-framed (with true-divided lights if desired) and 
proportional to the original window openings in the building. Aluminum windows should not be 
allowed within the district. 

8. 13. 11 Secondary features such as shutters, railings, or exterior wall panels also contribute 
to the decoration and patterning of the exterior form, but the appropriate use of such elements 
should be carefully determined. Any window and door openings should align with these 
openings of the existing structure. Alignment of the top of door/window openings is important 
in evaluating the proposed design. Detailing and material of windows and doors should be 
specified to match existing, such as wood windows with genuine divided lights. 
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The project proposes casement and fixed window operation throughout the structure. The 
wood-framed rectangular casement windows are arranged in horizontal bands, indicative 
of the Prairie style. No secondary features are proposed in relation to the windows. The 
windows are aligned in symmetrical levels throughout the structure with emphasis on the 
horizontality that characterizes the Prairie style. 

8. 13. 12 Burglar bars over windows and doors, that are visible from the street are discouraged, 
unless the decorative design is compatible with the original design/style of house. 

8. 13. 15 A metal or wooden storm door and its frame should be painted in the same color as 
the main entry door and screen doors. 

No security bars or storm doors are proposed on the building. 

8. 13. 13 Place windows to promote privacy between properties. 

8. 13. 14 Maintain privacy between houses when locating a new balcony that may overlook an 
existing patio or balcony. 

In general, the placements of proposed windows have been placed to maintain privacy 
between properties. The roof deck of the proposed project is set back from the facades of 
the structure so that there is minimal visibility to the front, side, or rear yard areas of 
properties located adjacent to the project site. 

8.14 Materials and Details 

8.14.1 New construction should incorporate materials similar to those used traditionally in 
historic structures in the area. It is important to maintain a sense of authenticity of materials 
in the district. Accordingly, materials such as pressed hardboard or vinyl that replicate the 
appearance of historical materials should not be allowed. New construction should incorporate 
materials similar to those used traditionally in historic structures in the district. 

8.14.2 Materials used in new construction should be in units similar in scale to those used 
historically. For instance, bricks or masonry units should be of the same size as those used 
historically. 

The proposed project utilizes the simple materials of smooth stucco, asphalt roof shingles, 
and wood-framed windows that are appropriate for the Prairie-inspired style of the building 

8.14.3 Architectural details such a newel posts, porch columns, rafter tails, etc., should be 
consistent with echo, but not exactly imitate, architectural details on adjacent and/or abutting 
surrounding historic structures. 

8. 14.4 The traditional architectural details found on historical structures add a sense of scale 
and texture to the construction. It is not necessary to replicate historic details, but new 
construction should include a similar level of and approach to detail. 

The project contains two porch columns that are simple in form and design with a basic 
square form clad in porcelain tile. The roof contains wide overhanging boxed eaves 
indicative of the Prairie style. Contrasting window frames are proposed to provide visual 
emphasis on the horizontal arrangement giving the design a pronounced style. 

8.14.5 Avoid long blank walls. 
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All elevations propose an appropriate solid-to-void ratio with no blank .walls. 

8.14.6 Each floor-to-floor division should be arliculated on the building surface of the building. 
Horizontal bands, small curvatures of the wall surface at the floor line, roofs, bay windows, 
etc. should be used to detail the exterior of the building. 

Floor-to-floor divisions are articulated through the arrangement of fenestration decorative 
score lines, and boxed eaves. These features emphasize the low, wide form of the project 
indicative of the Prairie style from which the project takes design cues. 

8. 14. 7 Ornamentation of a building should be consistent in material and detailing throughout. 
New projects should reflect the prevailing ornamental character on the side of the block on 
which it is located. 

8.14.8 Buildings should have consistent materials throughout. The detailing, type and quality 
of materials should be similar on all sides of the project. The surface qualities of the materials 
should be similar in color, texture, scale, reflectance, and visual appearance as those found 
in the HPOZ district. 

8.14.9 Keep the materials palette simple and appropriate to the house style. 

The proposed building is simple in design with elements that evoke the Prairie style 
including a rectangular box shape, emphasis on horizontal lines, symmetry in fenestration, 
and overhanging eaves. The architectural style is simplistic in design that does not 
overshadow original Contributing historic structures on the block with more ornamentation 
and echoes the level of ornamentation of the Contributing multifamily structures on the 
block. All materials and details are consistent throughout the proposed building. 

8. 14. 10 A minimum of three paint colors should be required. Body, trim and windows. 

8.14.11 Staining of natural wood siding/shingle materials is recommended. 

8.14. 12 The color of the walls should dominate the house's appearance more than trim and 
door color. A muted tone for the base color is the wisest choice and will be the best 
complement to any bright colors you may choose to emphasize the trim of your home and this 
will determine how the house harmonizes with its neighbors. 

8.14.13 When you are painting, remember that the roof is a part of your color scheme and 
must relate to the rest of the house. Similarly, when you are roofing, choose a dark or neutral 
material that does not "compete" with the other house colors. 

8.14.14 Color has its greatest clarity when seen alone, or against a background of white, 
black, gray, or a muted tone. Two strong colors may not be effective on a building style. If you 
use more than two colors you can take away the effect of each color alone and create a garish 
look. 

8. 14. 15 Very bright colors, especially if a high gloss paint is used, are best avoided altogether. 
However, a semi-gloss bright colored door, when other colors on the house enhance it, can 
be very effective. 

The structure is proposed with a light neutral beige color for the body, a contrasting wood 
window trim color, and roof and fascia materials to be a dark gray in color. The decorative 
tile work around the entry and on the porch columns will be a matte medium gray. The 
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subdued color palette with the wood trim material is appropriate for the Prairie style. No 
bright color or gloss finishes are proposed. 

ADDITIONAL MANDATORY FINDINGS 

11 . The National Flood Insurance Program rate maps, which are a part of the Flood Hazard 
Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have been 
reviewed and it has been determined that this project is located in Zone B, areas between 
limits of 100-year flood and 500-year flood. 

12. The Project is for the construction of a 21,265 square-foot, 10-unit residential apartment 
building measuring 40 feet, six inches in height and providing 18 parking spaces on the ground 
level. Based on the whole of the administrative record, the Project is exempt from CEQA 
pursuant to State CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no 
substantial evidence demonstrating that an exception to a categorical exemption pursuant to 
CEQA Guidelines, Section 15300.2 applies. 

CEQA Determination - Class 32 Categorical Exemption Applies 

A Project qualifies for a Class 32 Categorical exemption if it is developed on an infill site and 
meets the conditions as follows: (a) The Project is consistent with the applicable general plan 
designation and all applicable general plan policies as well as with the applicable zoning 
designation and regulations; (b) The proposed development occurs within city limits on a 
Project Site of no more than five acres substantially surrounded by urban uses; (c) The Project 
Site has no value as a habitat for endangered, rare, or threatened species; (d) Approval of the 
Project would not result in any significant effects relating to traffic, noise, air quality, or water 
quality; and (e) The Site can be adequately serviced by all required utilities and public 
services. 

a. The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning designation 
and regulations. 

The subject site is located within the South Los Angeles Planning Area and is designated 
for Low Medium II Residential, with a corresponding zone of RD2. This land use 
designation and zoning allows for multifamily residential development. The proposed 
project is for the construction, use and maintenance of a three-story, ten-unit apartment 
building on two (2) vacant lots, totaling approximately 12,426 square feet, in the [Q]RD2-
1 XL-O-HPOZ zone. The project is located within the University Park Historic Preservation 
Overlay Zone (HPOZ), or historic district, and is designated a Non-Contributor. It has been 
designed to comply with the applicable guidelines of the University Park Preservation 
Plan. Half of the unit total consists of five-bedroom units, with the remaining half made up 
of four-bedroom units. The project provides 18 automobile spaces on-site. Additionally, 
ten long-term and two short-term bicycle parking spaces are included in the project. As 
such, the project is consistent with the applicable South Los Angeles Planning Area 
designation and policies and all applicable zoning designations and regulations, including 
the Historic Preservation Overlay Zone Ordinance. 

b. The proposed development occurs within city limits on a project site of no more 
than five acres substantially surrounded by urban uses. 

The subject site consists of a level, rectangular parcel measuring 0.285 acres and is wholly 
within the City of Los Angeles. The properties to the north, south, east, and west are 
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developed with a mix of single- and multi-family residences. All immediately surrounding 
properties are in the same RD2-1XL-O-HPOZ zone. 

c. The project site has no value as habitat for endangered, rare or threatened species. 

The subject site is currently vacant, undeveloped, and is surrounded by existing residential 
properties. Three trees within the public right of way, all with diameters less than 8 inches, 
will be preserved and unaffected by the project construction. There are no protected trees 
on site, and a single Yucca elephantipes on site is designated to be removed as part of 
the scope of work. Therefore, the subject site is not, and has no value as a habitat for 
endangered, rare, or threatened species. 

d. Approval of the project would not result in any significant effects relating to 
traffic, noise, air quality, or water quality. 

The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, 
dewatering, stormwater mitigations: and Best Management Practices for stormwater 
runoff. More specifically, RCMs include but are not limited to: 

• Regulatory Compliance Measure RC-AQ-1(Demolition, Grading and 
Construction Activities): Compliance with provisions of the SCAQMD District Rule 
403. The project shall comply with all applicable standards of the Southern California 
Air Quality Management District, including the following provisions of District Rule 403: 
o All unpaved demolition and construction areas shall be wetted at least twice daily 

during excavation and construction, and temporary dust covers shall be used to 
reduce dust emissions and meet SCAQMD District Rule 403. Wetting could reduce 
fugitive dust by as much as 50 percent. 

o The construction area shall be kept sufficiently dampened to control dust caused 
by grading and hauling, and at all times provide reasonable control of dust caused 
by wind. 

o All clearing, earth moving, or excavation activities shall be discontinued during 
periods of high winds (i.e., greater than 15 mph), so as to prevent excessive 
amounts of dust. 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust. 

o All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust. 

o General contractors shall maintain and operate construction equipment so as to 
minimize exhaust emissions. 

o Trucks having no current hauling activity shall not idle but be turned off. 

• Regulatory Compliance Measure RC-GE0-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

• Regulatory Compliance Measure RC-N0-1 (Demolition, Grading, and 
Construction Activities): The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible. 

These RCMs will reduce any potential impacts to less than significant, and will ensure the 
project will not have significant impacts on noise and water. 
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Furthermore, per the City of Los Angeles VMT Calculator, Version 1.3, the project will 
generate a net increase of 33 daily vehicle trips. This is well below the threshold criteria 
established by the Los Angeles Department of Transportation (LADOT) for preparing a 
traffic study (250 daily vehicle trips). As such, the project will not have any significant 
impacts to traffic. ln regards to Air Quality, interim thresholds were developed by the Los 
Angeles Department of City Planning staff based on California Emissions Estimator Model 
(CalEEMod) runs relying on reasonable assumptions, consulting with AQMD staff, and 
surveying published air quality studies for which criteria air pollutants did not exceed the 
established SCAQMD construction and operational thresholds. 

e. The site can be adequately served by all required utilities and public services. 

The project site is currently undeveloped, but previously had been developed. The subject 
site will be adequately served by all public utilities and services given that the construction 
of a four level, multi-family residential building with ten dwelling units and ground floor 
parking is in a highly urbanized area with existing utilities and public services. Therefore, 
the Project meets the qualifications of the Class 32 Exemption. 

CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 

There are five ( 5) Exceptions which must be considered in order to find a project exempt under 
Class 32: 

a. Cumulative Impacts. Afl exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over time is 
sign if leant. 

There are no other State Density Bonus projects, either on-menu or using additional 
incentives, within a 500-foot radius of the subject site at 2323 S. Scarff Street. There are 
likewise no additional Certificate of Compatibility cases, or Conditional Use cases related 
to the Neighborhood Stabilization Overlay within the same 500-foot radius. Therefore, 
there is no cumulative impact of successive projects of the same type in the same place 
as the proposed project. 

b. Significant Effect Due to Unusual Circumstances. A categorical exemption shall not 
be used for an activity where there is a reasonable possibility that the activity will have a 
significant effect on the environment due to unusual circumstances. 

The proposed project is for the construction of a three-story, multi-family residential 
building with ten dwelling units and ground floor parking, totaling 21,265 square feet in the 
[Q]RD2-1 XL-O-HPOZ zone, which is designated for such development. All surrounding 
properties are developed with residential buildings. This type of project is not unusual for 
the vicinity of the Subject Site and is similar in scope to other existing residential uses in 
the area. There are no known unusual circumstances which may lead to a significant effect 
on the environment. 

c. Scenic Highways. A categorical exemption shall not be used for a project which may 
result in damage to scenic resources, including but not limited to, trees, historic buildings, 
rock outcroppings, or similar resources, within a highway officially designated as a state 
scenic highway. 

The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 
State Scenic Highway, State Route 27, which travels through a portion of Topanga State 
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Park. The portion of State Route 27 which travels through the Los Angeles city limits is 
approximately 18 miles from the subject site. Therefore, the subject site will not create any 
impacts within a highway designated as a state scenic highway. 

d. Hazardous Waste Sites. A categorical exemption shall not be used for a project located 
on a site which is included on any list complied pursuant to Section 65962. 5 of the 
Government Code. 

According to Envirostor, the State of California's database of Hazardous Waste Sites, 
neither the subject site, nor any site within a 1,000-foot radius of the subject site, is 
identified as a hazardous waste site. 

e. Historical Resources. A categorical exemption shall not be used for a project which may 
cause a substantial adverse change in the significance of a historical resource. 

The project site is presently vacant and undeveloped. While the site itself is not a historic 
resource, it is located within the University Park Historic Preservation Overlay Zone 
(HPOZ) and the St. James Park National Register District. Since the subject property is a 
vacant parcel, it is Non-Contributing to the historic districts. The Project has been reviewed 
for conformance with the Secretary of Interior's Standards for Rehabilitation and the 
University Park HPOZ Preservation Plan and was found to conform. As such, the Project 
will not result in a substantial adverse change to the significance of a historical resource. 

Inquiries regarding the matter shall be directed to Rafael Fontes, Planning Staff for the 
Department of City Planning at (213) 978-1189 or rafael.fontes@lacity.org. 

~~ 
THEODORE~ °'NG, AICP ' 
Associate Zoning Administrator 

cc: Councilmember Gilbert Cedillo 
First Council District 
Adjacent Property Owners 
Interested Parties 
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PO Box 18769 
Los Angeles, CA 90018 
board@nandc.org  |  www.NANDC.org 

April 13, 2022  

 

Via email:  Rafael.Fontes@lacity.org 

 

Rafael Fontes 

Zoning Administrator 

City Hall 

200 N. Spring Street 

LA, CA  90012 

 

 

RE: ZA-2021-6672-DB-CU-CCMP-HCA, CEQA No.: ENV-2021-6673-CE 

Dear Mr. Fontes: 

On behalf of the Empowerment Congress North Area Neighborhood Development 

Council (NANDC), we submit the following comments in opposition to the 

development proposed for 2323 Scarff Street and its entitlements. The request is 

for the construction, maintenance, and use of a 10-unit (5-5 BR, 5-4 BR), four 

story apartment, with a density  bonus, requesting 2 on menu incentives, (35% 

height increase and 20% open space reduction, a CUP to comply with the NSO,  a 

CCMP to comply with the HPOZ.  One unit, or 10% of the unit total, will be set 

aside for Very Low-Income households. 

The NANDC Board met on April 7, 2022.  By unanimous vote (14-0) the NANDC 

Board moved to support the University Park HPOZ Board recommendation and 

deny the DB, CU and CCMP for this project as the project does not conform to the 

HPOZ Preservation Plan, finds that  the current project would have severe 

adverse effects on the historic district and the surrounding community, and finds 

that a categorical exemption is not adequate.  
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PO Box 18769 
Los Angeles, CA 90018 
board@nandc.org  |  www.NANDC.org 

The NANDC Policy Committee met on March 22 to review the project and make a 

recommendation to the full Board.  The developers, Henry Fan and Charles Kim, 

presented their project stating they are using SB1818 to build a 10 unit building 

with five 5-bedroom and four 4-bedroom units with the 35% height increase and a 

20% open space reduction. One unit will be affordable to account for their density 

bonus. 

Two HPOZ Board members, Chair David Raposa and Secretary Mark Malan,  

were present to answer questions about the University Park Preservation Plan and 

the HPOZ Board decision. Chair Raposa noted that for the first time in his 20 years 

on the board he has never had as much negative feedback to a project as he has 

with this one, and after many hours of deliberation and research, the HPOZ board 

voted unanimously against this project. 

Numerous stakeholders via ZOOM and telephone raised issues of scale, massing, 

compatibility, volume, height, safety and failure to comply with the University Park 

Preservation Plan. Cathy Estrada reminded those in attendance that although the 

project may be in line with state bonuses, it is still required to conform with the 

preservation guidelines. Laura Meyers echoed this, pointing out that state 

legislation has carve outs for historic neighborhoods and that this project has not 

been given a waiver on that nor can they obtain such a waiver. 

The Developer Charles Kim restated that he believes his project to be by right; he 

thinks he has made enough accommodations and does not intend to do more. 

The Policy Committee by a vote of 8 ayes and 0 nays recommended that the 

NANDC Board oppose the project and its entitlements, that it does not conform to 

the HPOZ Preservation Plan, finds that  the current project would have severe 

adverse effects on the historic district and the surrounding community, and finds 

that a categorical exemption is not adequate.  

NANDC urges the ZA to deny the entitlements requested.  
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PO Box 18769 
Los Angeles, CA 90018 
board@nandc.org  |  www.NANDC.org 

NANDC is a self-governed, self-directed, and independent organization 

empowered by the Los Angeles City Charter. This charter offers neighborhood 

councils a role in the City’s decision-making process.  NANDC was certified by the 

City of Los Angeles on April 27, 2002 and was the 24th neighborhood council 

formed under the guidelines of the City Charter. 

Sincerely, 

 

Thryeris Mason, President 

Empowerment Congress North Area Development Council (NANDC) 

www.NANDC.com 
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Jean Frost 

2341 Scarff Street 

Los Angeles, CA  90007 

indiejean@att.net 

213 747-2526 

April 25, 2922 

Hon. Zoning Administrator Theodore Irving 

Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org) 

Dear Mr. Irving, 

I write to you today as a historic preservation and land use expert on the University Park area; 

as the first University Park HPOZ Chair, and a participant in the creation of the University Park 

Preservation Plan.  The items before you are: the density bonus (DB), conditional use (CU), and 

a CCMP for a project that ought never to have progressed this far in the approval chain.  

The project  has little merit in terms of the density bonus granting because it inflicts severe and 

adverse impacts to a historic district; proposes a conditional use that cannot be justified 

because of the findings required cannot be reasonably made, a CCMP for a project that cannot 

be determined to be in conformance to the University Park Preservation Plan.  The record 

clearly demonstrates the project does not support a ZA approval. And, given all of the severe 

and irreparable impacts and unique circumstances, should not be CEQA exempt. 

The Preservation Plan ought to have prevented the current project at 2323 Scarff Street from 

even coming forward, with its revisionist benchmarks to review compatibility and context.  The 

project as proposed, and the attendant compatibility analysis and suggested conformance to 

the Preservation Plan creates false, misleading and inaccurate criteria in an attempt to push this 

project through. 

It is shocking that paid professional consultants could get this so completely wrong. For 

example: 

The Proposed Project’s request for an additional 10.5 feet is not detrimental to the character of 

the block, and is in fact, very appropriate with existing developments. Additionally, given that 

the Project site is within a TOC Tier 3 area, it is an indication that level of density of future 

development in the area will likely be more consistent with that of the project than of the 

existing environment. Incentives such as increased height, are required to accommodate density 

bonuses. Further, a four-story building is appropriate for this corridor of South Los Angeles, 

which sits just under 2,000 feet away from the relatively busy intersections of W. 23rd Street 

and Figueroa and Flower Streets that have three to six story buildings, as well as about 1,500 
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feet from the 110 Freeway. Additionally, the height increase is necessary to provide the 

additional units needed to make the Project financially feasible for the Applicant to construct a 

housing project with 11% of the base density set aside for Very Low-Income households.1 

To infer TOC Tier 3 (which this project is not) and its applicability and citing other very large 

projects along the Figueroa Corridor is a complete misrepresentation of the planning strategies 

that created larger projects along the Figueroa corridor with the GPA and attempt to protect 

the historic character residential interior neighborhoods.    

As Laura Meyers wrote on November 16, to OHR, Another perhaps more important initiative 

was the Figueroa Corridor General Plan Amendment (GPA), which was specifically intended to 

transfer density for student housing to both Figueroa and Flower – with a higher FAR (4.5:1) 

than had previously been allowed, and an allowable height of eight stories (Height District 2D). 

As a part of this adoption process, at the Los Angeles City Planning Commission hearing, the 

Commissioners adopted and the City Council later adopted a policy that not only would these 

new grants (height, FAR) be amended into the South Los Angeles / Southeast Los Angeles 

Community Plans, but also at the same time the Commission instructed staff to begin the 

process for downzoning the residential University Park neighborhood – to protect its overall 

character and to protect its many historic resources. The Commission also specifically EXCLUDED 

the west side of Figueroa, between 23rd and Adams, from the GPA’s height and FAR increases 

for the same reason 

In the most recent South Community Plan revisions, Scarff Street was one of the few down 

zoned parcels, including a Q condition, so that future development by any developer would be 

compatible with the HPOZ and National Register District contributing buildings.2  In discussion 

with planning staff in the Plan review process, there was a legitimate concern for finding areas 

for new greater density while codifying zoning in the significant historic areas for lesser density 

in the effort to assuage developer expectations in such critically significant areas such as Scarff 

Street.  

The Kaplan report demonstrates the complete lack of understanding of the years of planning 

that has an explicit and dedicated goal to have infill housing development in University Park be 

compatible.  It also creates its own fanciful measuring systems completely unrelated to the 

Preservation Plan. Before the UPHPOZ Preservation Plan, the City (through CRA) in  1991 

adopted the Urban Design Program for the Adams Normandie 4321 Project Area which had as 

its goal encouraging  compatible development and utilizing prevailing as a significant and 

objective guideline, adaptable to the existing built environment. 

The CRA acknowledged the unique needs for the Adams-Normandie community (now 

University Park) by putting guidelines in place that allowed for development but protected and 

 
11 Kaplan Chen Kaplan Preservation Plan Analysis, July 8, 2021, p2-3 
2 ORDINANCE NO. 185926 
An ordinance amending Section 12.04 of the Los Angeles Municipal Code by amending the zoning map. 
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conserved the community character. The Community Redevelopment Agency realized that out 

of scale development would inflict harm on the project area and the community and sought to 

have a Guide that both the community, the developer and planners could implement to provide 

criteria so that compatibility on each parcel would not have to be fought one site at a time. 

In 2000, CRA transitioned and the University Park HPOZ was created.  The HPOZ Board used the 

Urban Design Guidelines until such time as, after a year of public meetings and discussion, the 

University Park Preservation Plan was adopted on July 14, 2005.  Again, the Preservation Plan 

has a history and basis in the 1991 Urban Design Program adopted by the City Community 

Redevelopment Agency to address  compatibility issues with infill development. 

The project that triggered the creation of the Urban Design Program was a proposed nine-unit 

project at 2377 Scarff Street.  The Design Program established a methodology based on 

prevailing conditions on a block face to determine the various issues of compatibility: height, 

massing, setback, etc. And it defined prevailing to avoid confusion.  

This Urban Design Program was utilized by the HPOZ Board along with the Secretary of the 

Interior’s Standards to review proposed infill projects until the Preservation Plan (“the Plan”) 

was  formally adopted.  The Plan is the barometer to evaluate a project and the standards are 

specific and objective.  The basis of the Plan is the question what is prevailing, e.g., the most 

commonly occurring on the block face on which the project is intended.  Here, for example, is 

a prevailing 47-foot setback.   That is a finite  measure with a number, not a subjective 

interpretation.   Regarding massing, the prevailing massing is two stories.    

Somehow the consultant went through extensive graphs and studies all of which are not the 

barometer with which development is assessed and modified through the University Park 

Preservation Plan.  You can have all the graphs and numbers in the world which prove 

misleading when the basis is wrong. Averages or median are not the same as prevailing and 

prevailing is the Preservation Plan yardstick. 

8.1.12. Respect the prevailing setback i.e., the most commonly occurring setback and lot 

coverage of the historic properties on the blackface on which the building will be set. 3 

Another example of the consultant overreach to support this project  is regarding height.  They 

continually point to the 1910 Mission Revival 2343 Scarff Street and its height;  it is a three-

story historic building and yes, it is tall.  But it does not create a prevailing height; it rather is an 

anomaly.  It is NOT a standard.  And the consultant can take a photograph of every boxy 

building in the University Park HPOZ; these buildings do not create the context of 2323 Scarff 

Street and is not the lens through which a project is evaluated.4 

Perhaps this was an effort to compete with and override the University Park Board’s formal 

vote and unanimous determination on November 16, 2021 that the project failed to conform to 

 
3 University Park Preservation Plan, Section 8.11 Massing and Orientation, Residential Design Guidelines Infill  
4 Kaplan Chen Kaplan, Historic Resource Evaluation, December 30, 2021  
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the Preservation Plan and would have severe impacts on the historic district and the 

community.  The Board, whose charge is to implement the HPOZ Ordinance and the University 

Park Preservation Plan, has the expertise to do so. This Preservation Plan was the second such 

Plan adopted under the HPOZ Ordinance and is specific to University Park, not  a cookie cutter 

plan as the City later promulgated. When a Board finds the project does not conform to the 

Preservation Plan it triggers greater environmental analysis than a CE. 

Neither the Preservation Plan nor the South Community Plan supports this development.  It 

also completely contradicts the goals of the NSO.  

(LAMC §13.12(A).)  Under the NSO, the Project is required to “provide one additional parking 

space for each habitable room at or above five habitable rooms.”  (LAMC §13.12(C)(2).)  The 

Project fails to provide additional parking spaces for the 10 units that include five habitable 

rooms. SEC. 13.12.  "NSO" NEIGHBORHOOD STABILIZATION OVERLAY DISTRICT.   (Added by 

Ord. No. 180,219, Eff. 11/16/08.) 

The purpose of the NSO:  LAMC Section 13.12 

   A.   Purpose.  This section sets forth procedures, guidelines and standards for the 

establishment of "NSO" Neighborhood Stabilization Overlay Districts in areas of the City that are 

proximate to colleges and universities.  The purpose of the NSO District is to protect and 

preserve the existing low density housing stock; to maintain and enhance the quality of life of 

area residents; to promote well-planned student housing; to establish regulations that address 

the negative impacts multi-habitable room projects cause; to address inadequate parking; to 

prevent irreversible damage associated with oversized multi-habitable room projects and to 

help stabilize neighborhoods.  The purpose of the NSO District is also to ensure that future 

Projects are designed to be compatible with buildings that are adjacent or across the street. 

The NSO triggers a conditional use and required findings. 

Findings Required 

a. The project will enhance the built environment in the surrounding neighborhood or 

will perform a function or provide a service that is essential or beneficial to the community, 

city, or region; 

The record shows that this project will not enhance the built environment in the surrounding 

neighborhood.  Rather it will, as the HPOZ Board and the Neighborhood Council found, have 

severe impacts on the historic district and the community.  It intrudes into the historic setback 

affecting the historic two-story prairie style building at 2327 Scarff to he south and the adjacent 

infill at 2317 on the north 

As expressed by  David Raposa,  Chair of  the University Park HPOZ,  “for the first time in his 20 

years on the board he has never had as much negative feedback to a project as he has with this 

one. After many hours of deliberation and research, the HPOZ board voted unanimously against 
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this project.”  As consultant Mitzi March Mogul found:  “The parcel is vacant, but this does not 

remove it from the St. James Park National Register District. The EAF submitted by the applicant 

states that this is not in any National Register District, which is simply not true. Even though the 

parcels are vacant, this parcel is located in the St. James Park National Register District as well 

as within the HPOZ. The area is rich in historic resources which is why the infill demands of the 

Preservation Plan are so crucial. The secondary impacts to those resources have been 

completely ignored. A 4-story “faux” prairie style contemporary building protruding and looming 

over 2-story historic buildings is a major impact.” 

This project does not provide an essential service but rather places a massive building with 45 

beds designed for student not family housing whose entire vehicle access is through a Victorian 

era unimproved alley to the west, originally designed for carriages and SFDs. That 90 students 

will be driving into 18  parking spaces raises questions of safety and health. 

b. The project’s location, size, height, operations and other significant features will be 

compatible with and will not adversely affect or further degrade adjacent properties, the 

surrounding neighborhood, or the public health, welfare and safety.  

The record clearly shows that 

this will adversely affect or 

further degrade adjacent 

properties, the surrounding 

neighborhood, and the public 

health, welfare and safety. 

c. The proposed Project is not 

in substantial conformance 

with the purposes, intent and 

provisions of the General Plan, 

applicable community plan, 

and applicable specific plan.   

The project is inconsistent with 

the Preservation Plan and the 

NSO. 

The Project is also inconsistent with policies and goals set forth in the South Los Angeles 

Community Plan.  The Community Plan sets forth that “Projects should contribute to reinforcing 

the distinctive and historical character of the corridors and the residential neighborhoods they 

serve.”  (South LA Community Plan. p. 3-6.)  The Project is incompatible with the historic 

character of the surrounding neighborhood, in particular Scarff Street.  

The Project is not architecturally compatible with the historic neighborhood, making it 

inconsistent with Community Plan policy LU 4.1, and others. 
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d. The developer claims the proposed Project is not subject to LAMC Section 12.12 C.2.   

(Did they mean 12.13.C2? The NSO? ) We believe this is in error.  We also question how one out 

of ten units reaches an 11% set aside as the developer claims. Math would suggest 1 out of 10 

is 10%. 

e. That there are detrimental concentrations of large scale, campus serving housing 

within a one-thousand-foot radius of the proposed project.   There is a detrimental 

concentration of large-scale student housing: at 806 West Adams there are submitted and 

approved project plans for 102 units, 99- 5 bedroom, 3- 3 bedrooms for student housing by 

Champion development.  In addition, family housing has been replaced by student housing 

focusing on the number of beds and bathrooms.  The Victorian at 2301 Scarff Street is one such 

example, which has 13 bedrooms and 4 bedrooms in rear ADUs.   Orion Housing is self-

described as housing for students and young professionals.  Family housing has been 

consistently removed and replaced by student housing. There is an over concentration of 

student housing .  One view of the Orion USC Student Housing and the STUHO web sites clearly 

demonstrates the over-proliferation of student housing. When developers can monetize beds, 

family housing is pushed out of the marketplace. The NSO adoption itself demonstrates that 

there is an unchecked proliferation of student housing which it attempts to mitigate.  

CEQA 

 

In their EAF application (above) the developer failed to inform the City that this site is in the St. 

James Park National Register District in an attempt to lessen the City’s scrutiny of impacts to 

the built environment.    

The exemption pursuant to CEQA Guidelines 15332 does not apply because the project falls 

within the exception under Section 15300.2.   
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This project IS an exception to the CEQA exemptions.  There ARE unusual circumstances:  the 

site is in the University Park HPOZ and the St. James Park National Register District. 

The record shows that substantive fact-based arguments have been made by an entire phalanx 

of stakeholders which include the current HPOZ Board, all four previous Board architects, all 

current and previous Board Chairs, the Neighborhood council, and experts in historic 

Preservation and many other stakeholders who are eyewitnesses to the experience of historic 

Scarff Street that this project has severe negative impacts.  

Substantial evidence is defined in the CEQA statute to mean “facts, reasonable assumptions 

predicated on facts, and expert opinion supported by facts” (14 CCR Section 15064.7(b)).    

(a) “Substantial evidence” as used in these (CEQA) guidelines means enough relevant 

information and reasonable inferences from this information that a fair argument can be made 

to support a conclusion, even though other conclusions might also be reached.  

In the record of this project there is more than what is required to constitute substantial 

evidence in the record that there are severe and irreparable negative impacts.  

There are impacts to the surrounding properties and streetscapes and elevations clearly show 

this. 

Given all of the record, A categorical exemption is not the appropriate level of environmental 

review for a project that fails to conform to the University Park Preservation Plan.   If the 

developer wishes to proceed with his project as currently proposed, an EIR is required and 

probably a statement of overriding considerations if indeed that can be justified.  

Cumulative impacts of the proliferation of student housing and the displacement of families 

require other than a CE. 

Regarding a project only two bocks away, the City found that: 

The cumulative impacts exception to categorical exemptions provides that “[a]ll 

exemptions…are inapplicable when the cumulative impact of successive projects of the same 

type in the same place, over time is significant.” (CEQA Guidelines, 15300.2(b).)  In this case, the 

City has failed to analyze the cumulative impacts of the proliferation of student housing in the 

area, and the City has recognized the negative impacts of multi-habitable room projects in this 

area through the establishment of the Neighborhood Stabilization Ordinance, which limits 

parking for projects targeting student housing.  In addition, as stated above, the analysis of 

cumulative impacts related to air quality, construction noise and construction related 

transportation is not adequate to support the determination in the narrative supporting the 

Class 32 exemption dated CEQA Narratives dated August 30, 2018 and September 2019 to 
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support its conclusion that the cumulative impact exception set forth in CEQA Guidelines, 

15300.2(b) does not apply. 5   

We offer this case and planning department letter of August 12, 2021 to show that in this case 

also there is evidence that this IS an exception to exemptions 

Exhibit A 6 
  

List of Related Projects (Student Housing)  

  

Address:  Case Number:   Unit Count:  

243 W Adams  
Boulevard  

CPC-2016-3312-GPA-
VZCDB-SPR,  
ENV-2016-3313-MND  

296 
apartments   

505 W 31st Street  CPC-2017-111-DB-SPR, 
ENV-2017-112-CE  

73 
apartments  

2595 S Hoover Street  None  46 
townhomes  

2321 S Flower Street  DIR-2020-996-SPR-HCA, 
ENV-2020-997-CE  

280 
apartments  

2813 S Flower Street  DIR-2020-7585-RDP, ENV-
2020-7592-EAF  

47 hotel 
rooms  

1069 W Exposition  
Boulevard  

ADM-2021-1387-CPIOC  52 
apartments  

1265 W Exposition  
Boulevard  

CPC-2020-415-DB-
SPRCUW,  
ENV-2020-415-CE  

108 
apartments  

1421 W Adams  
Boulevard  

DIR-2019-2727-CCMP(-1A),  
ENV-2019-2728-CE,  
ADM-2020-5776-CPIOC  

45 
apartments  

1840 W Adams  
Boulevard  

VTT-83081-SL-HCA, ENV-
2020-3308-CE  

10 SL 
townhomes  

  

 

CONCLUSION 

A project can be developed in conformance to the 

Preservation Plan. 2317 Scarff is such a project.  It 

has a 47-foot setback and parking is set underground 

to mitigate possible height issues. 

 
5 Staff report, August 12, 2021, CF 19-1603-S1 
6 Ibid 

2317 Scarff Street (infill market rate)  
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A  completely affordable project met the 

requirements of the Preservation Plan: the 

Norwood Learning Village, 2003 Oak 

Street. 

 

We urge the ZA to deny the DB, realize that 

the findings required for a CU cannot be 

made, that the issuance of a CCMP cannot 

be supported because of the failure to 

meet the requirements of the University 

Park Presrevation Plan, and that the 

project as currently constituted qualifies for an exception to a Categorical exemption.  

 

Sincerely, 

 
 

 

Jean Frost 

Former Board Member and Chair, University Park HPOZ 

Appointed Member CRA Interagency and Community Task Force on Presrevation 

Recipient, Cultural Heritage Commission Achievement in Preservation Excellence Award 

Chair, CRA Adams Normandie PAC 

2341 Scarff Street. LA, CA  90007 

213 747-2526 

 

2003 Oak Street, 27 units100% affordable  



 

LAURA MEYERS 
1818 South Gramercy Place • Los Angeles, CA 90019 

Tel: 323-868-0854 • Fax: 323-730-0432 • E-mail: lauramink@aol.com 
April 26, 2022 
  
TO: Theodore Irving, Associate Zoning Administrator 
CC: Rafael Fontes 
RE:  ZA-2021-6672-DB-CU-CCMP-HCA, and ENV-2021-6673-CE,  

2323 Scarff Street, Los Angeles, CA 90007  
 
I am writing today to express my strong OPPOSITION to the proposed multi-family project located at 
2323 Scarff Street, in the heart of the University Park Historic Preservation Overlay Zone and also 
within a designated National Register District (the Saint James Park Historic District).  
 
Although it is, obviously, a vacant lot, its location within designated historic districts subject any 
development proposal to a strict set of not just design guidelines but also objective and measurable 
requirements relative to setbacks, lot coverage, and massing/bulk.  I believe you have many letters in 
your files addressing these issues. 
 
I have appended to this communication my prior letter to the Office of Historic Resources, which 
addressed many zoning matters that are before you today. I also noted, as have others, that the Applicant 
failed to include the designated National Register District in Applicant’s EAF, Environmental 
Assessment Form (and did not correct the form/application after this was pointed out). 
 
In addition, I’d like to point out a few brief items: 
 
1). I had asked for staff or Applicant to explain why the zoning is “Q” RD2? I understood the 1XL 
height district, e.g., super tall structures not allowed, this is a limited-height height district, in keeping 
with the historical overlays. But the “Q” was a mystery until a few days ago, when it was revealed to 
another community member that the Qualified Condition actually somehow reflects the “Q” that was 
adopted for the Arlington Heights Character Residential Overlay District CPIO and apparently after that 
for the ten South LA Character Residential Overlay Districts and for the University Park residential 
neighborhood that includes Scarff.  What that Qualified Condition requires is following the side and rear 
setbacks of the respective block, and if there is a unified lot (such as this one, which is one full lot and 
one half lot), then there should (shall?) be a setback between buildings at the lot line. I am not sure why 
this “Q” is present nor how it should be applied; I would like to note, however, that the Applicant did not 
apply for relief from this. 
 
2). I believe there is a mistake as it relates to the proposed side yard setbacks. The plans are showing a 
total of 7 feet on either side – a 5-foot minimum requirement plus 2 more feet because it is four stories, 
not two stories.  However, the lot width is 71 feet; RD2 requires, if I am not mistaken, 10% (or 7 feet, 
rounded) minimum plus 1 foot for every story over 2.  The Applicant also did not apply for relief or for 
an extra incentive relative to this. 
 



 

It is important to realize that City Planning’s own Policy team created  Planning tools so that this 
particular type of development (e.g., over-bulked student housing) would be rejected as non-compliant at 
point of application submittal, given the City’s long-standing policy and efforts to have student housing 
located on Figueroa and other commercial corridors (plus University Village, of course) and NOT within 
the residential neighborhoods of University Park, to avoid further displacement of families. 
 
It is egregiously not in compliance with any of the South L.A. initiatives regarding this (see my previous 
letter) or the University Park Preservation Plan or National Register standards for Infill. 
 
 Thank you very much. 
 

Laura Meyers 



Laura Meyers 
1818 S. Gramercy Place Los Angeles CA 90019 

 
November 16, 2021 
 
TO: Katie Knudson 

via email @ katie.knudson@lacity.org 
 
RE:  2323 Scarff,  

Case No. ZA-2021-6672-DB-CU-CCMP,  
 Related Case No. ENV-2021-6673-EAF 
 
Dear Ms. Knudsen: 

I would like to briefly weigh in with some background information for tonight’s hearing at the 
University Park HPOZ. 

Broadly speaking, I do not believe this project as submitted comes close to objectively meeting 
the University Park HPOZ Preservation Plan, nor any other design guidelines adopted as part of the 
South Los Angeles Community Plan Update process. It also ignores other adopted City initiatives with 
objectives that were meant to prevent a project such as this one (not prevent new housing; just a project 
as this one is defined and designed).  

I am a longtime community member, and land use/preservation advocate, in the West Adams 
District, and have experience in particular in University Park as it relates to the zoning, the Preservation 
Plan, and multiple prior City actions which all had the intent to prevent student housing projects such as 
the one before you today. I served for 25 years representing the North University Park Community 
Association at the Community Redevelopment Agency’s former Hoover/University Park/Expo Park 
Project Area, and in that guise was involved in several land use initiatives that are applicable to this 
project. 

Many years ago, when Con Howe was still the Director of Planning, I was asked to lead a 
component of what was then an annual Planning Staff Training Day. My task was literally sitting at the 
head of a bus filled with some three dozen department staff members, including Mr. Howe, with 
microphone in hand, leading a tour of University Park and North University Park, while describing the 
land use issues that faced the community. Most of these were either related to historic preservation, or 
the intrusion of student housing into residential neighborhoods, or both. 

This first discussion eventually led to several initiatives that were adopted by City Council. One 
was the Neighborhood Stabilization Ordinance, whose intent was literally to stop multi-bed, multi-
bedroom developments with little to no parking and other negative impacts on what had previously been 
stable character neighborhoods.  We all recognize that this ordinance was adopted with many very 
porous loopholes, and it has NOT achieved its intention. But that was, and remains, the legislative 
intention. 

Another perhaps more important initiative was the Figueroa Corridor General Plan Amendment 
(GPA), which was specifically intended to transfer density for student housing to both Figueroa and 
Flower – with a higher FAR (4.5:1) than had previously been allowed, and an allowable height of eight 
stories (Height District 2D). As a part of this adoption process, at the Los Angeles City Planning 
Commission hearing, the Commissioners adopted and the City Council later adopted a policy that not 
only would these new grants (height, FAR) be amended into the South Los Angeles / Southeast Los 
Angeles Community Plans, but also at the same time the Commission instructed staff to begin the 
process for downzoning the residential University Park neighborhood – to protect its overall character 
and to protect its many historic resources. The Commission also specifically EXCLUDED the west side 
of Figueroa, between 23rd and Adams, from the GPA’s height and FAR increases for the same reason. 



The GPA’s adopted Goal 1 / Objective 1-1 / Policy 1-1.2 is to “Protect existing single-family and 
low density residential neighborhoods from encroachment by higher density residential and other 
incompatible uses.” This is a lower density historic neighborhood (RD2) and the project is, of course, 
rather high density (with 4- to 5-bedroom apartments designed for student housing) and is incompatible 
with the adjacent built forms, lot coverage, setbacks, etc. in this National Register-designated and local 
Historic District.  

Other objectives and policies in this adopted GPA state that new housing should be constructed 
on the commercial and transit corridors (not “near” them); and it lists as a specific objective “to preserve 
and enhance the varied and distinct residential character and integrity of existing single- and multi-
family neighborhoods.” 

Much more recently, but with an eye to this adopted component of the Community Plan(s), I 
accompanied Planning staff on another tour of University Park and specifically Scarff Street as a part of 
an updated discussion on how to implement the previously-adopted goals, objectives and policies above. 
The result was that this area was downzoned, with an explanation that the density was transferred to the 
Figueroa Corridor as a result of the prior action; this was the next step in its implementation. 

I understand that SB1818 was adopted between the first and the second City Council action. But 
the applicant is not prevented from developing a ten-unit, low-scale building. The problem here is that 
the Applicant wishes to develop a much larger, out of scale, and much bulkier, building without 
respecting the lot coverage, and prevailing setback. The design as presented ignores the edict that is 
imposed on almost any new development in our community, namely that there should not be a single 
plane across a long expanse of frontage but rather, the front plane should be divided into sections (there 
are many ways to do this, including differentiation the materials and placing some front exterior 
elements behind others; or emulating Row Houses; or emulating individual residences). These elements, 
if utilized, might create some design sympathy with the other historical properties that surround this 
parcel. 

I am also concerned with the proposal to designate a large portion of the front yard setback as the 
primary required Open Space. This option is not usually given to other developers. For example, 
Clifford Beers Housing, in proposing a 100% affordable, permanent supportive housing (22 units) 
project in another historical neighborhood nearby to this one, was not allowed to include the front yard 
setback (a required 30-35 feet) in the calculation for the project’s Open Space. Obviously it is open 
space but not for calculation purposes. Why would this project, in an HPOZ that has as an objective 
requirement a front setback equal to the prevailing setback; and in a National Register District, be 
permitted to build a non-permeable 70-foot-long and approximately 15-foot deep front yard outdoor 
space with furnishings (as shown) to count as its Open Space? Where is the parity? 

I also want to point out, as others may have, that the original submitted Environmental 
Assessment application failed to mention that this parcel is within a designated National Register 
District (which also means it is listed on the California Register) and therefore the federal Secretary of 
Interior requirements for infill development do apply; and since this project at this moment does not 
meet those requirements a categorical exemption is not the proper CEQA clearance.  

In conclusion, I also want to say that I am a strong supporter of new housing, particularly 
affordable housing. It is very, very possible to balance that important goal with the aforementioned, city-
adopted goals of protecting the integrity and character of a neighborhood and not erecting incompatible 
structures. 

Thank you very much, 
 

Laura Meyers 
 

323-868-0854 
lauramink@aol.com  

mailto:lauramink@aol.com






































 

David Raposa 
2515 4th Avenue   
Los Angeles, CA 90018 
 
April 27, 2022 
  
TO: Theodore Irving, Associate Zoning Administrator 
CC: Rafael Fontes 
RE:  ZA-2021-6672-DB-CU-CCMP-HCA, and ENV-2021-6673-CE,  

2323 S. Scarff Street, Los Angeles, CA 90007  
 
Dear AZA Irving: 
 
I am writing today to discuss the University Park HPOZ Board’s decision to DENY the 
proposed project at 2323 S. Scarff Street. Our decision was to recommend that the Office 
of Historic Resources (OHR) and the Director of Planning NOT APPROVE the project. 
 
I am the chair of the University Park HPOZ Board.  The Board reviewed this project 
several times in a consulting stage, and then it was agendized for a vote at a public 
hearing held on November 16, 2021.  At that time, we voted to not approve the Project 
because it does NOT meet the criteria for the University Park HPOZ Preservation Plan. 
And it would have severe adverse effects on the Historic District. 
 
OHR has not, as of this writing, informed the Board about its decision regarding this 
matter.  I am writing this letter as a result. 
 
Technically, an HPOZ Board is the final decision-maker for Conforming Work 
applications, but the HPOZ Ordinance handles Certificate cases such as this differently, 
in that the Board conducts a public hearing, but rather than making a final decision the 
Board instead makes a recommendation to the Director of Planning. In most instances, 
OHR and the Director will make a Determination that aligns with the HPOZ Board’s 
recommendation, as each Board member has significant expertise in historic 
preservation and is required to be familiar with the Preservation Plan.  
 
I would like to emphasize again that after careful consideration and after listening to a 
great deal of testimony, our recommendation in this case was against approval. 
 



You have already been provided the approved minutes from our initial consultation 
with the Applicant on May 4, 2021, where we recommended numerous changes that 
were not in the end incorporated into the project. You also have the draft minutes (e.g., 
we have not officially reviewed the minutes at a Board meeting) for our November 16, 
2021 hearing, where we passed the following motion: 
 
Motion to recommend against this project: “Move that the recommendation of the University 
Park HPOZ be to deny this project on the basis that it does not comply with the Preservation 
Plan, generally all of section 8 for residential infill, specifically in the area of 8.10 Location and 
Site Design and 8.11 Massing and Orientation and does not follow the previously established 
prevailing setback and heights as stated by the Director of Planning in their 2008 ruling on DIR 
2008-3375-COA. Specifically, we find the proposed structure to be out of scale with the adjacent 
properties and the larger context of the historic district in the issues of height, massing, setback, 
and design articulation. This project as presented presents a significant adverse impact to the 
historic resources of the district: The HPOZ, The National Registered District, and the 
Landmark Properties along Scarff Street.”  The motion to recommend against this project passes 
unanimously. 
 
I would like to make the following additional observations: 
 
In my nearly 20 years of being on the HPOZ board, the response to this project was 
unprecedented. The public comments on this project exceeded all other comments on 
any other project we have reviewed over the years. And all of the comments were 
strongly negative.  
 
Every past Chair of the HPOZ Board attended the meetings, and every past Architect of 
the Board attended – and they uniformly spoke against the project, and said it did not 
meet the Preservation Plan requirements.   
 
You have letters and communications in the file from three former University Park 
HPOZ Board architects: Thomas C. Michali (partner in M2A Architects), John Arnold 
(partner in KFA Architects whose specialty is multi-family housing), and John Kaliski 
(award-winning architect and urban designer who also wrote the former Community 
Redevelopment Agency’s Urban Design Guidelines, which served as the basis for the 
University Park HPOZ Preservation Plan). 
 
Please do read the letters these three architects wrote to the Board. Each of these 
gentlemen specifically and objectively stated why the proposed project at 2323 S. Scarff 
Street does NOT meet the requirements of the Preservation Plan.  
 



It is important to note that, first, all of these individuals are recognized experts.  
 
And, second, it is extremely unusual that former Board architects would take such a 
strong interest in a project, except that they recognize that an approval of this project 
against the backdrop of its being so out of line with the Preservation Plan would create 
an exceptional precedent that likely would harm not just the University Park HPOZ 
historic district, but all of the City’s historic districts. 
 
Due to my work schedule, I may not be able to attend the April 27, 2022 hearing in this 
matter.  I would, however, ask that the case file remain open for further comments, 
since neither I nor my fellow Board members have seen or been informed as to the 
position or recommendation that the Office of Historic Resources and the Director of 
Planning has taken regarding this project.  
 
Thank you very much for your consideration in this matter. 
 
Cordially, 
 
 
David Raposa 
 
323-573-4202 
davidr@citylivingrealty.com 
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Zone(s): RD1 .5-1-0-HPOZ 
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Last day to appeal: May 23, 2007 

Pursuant to Los Angeles Municipal Code Section 12.20.3 "HP" HISTORICAL 
PRESERVATION OVERLAY ZONE (HPOZ), I have reviewed and considered the 
submitted plans and materials in regards to the proposed project, and have considered 
the submitted recommendation from the University Park HPOZ Board. It is my 
determination that the proposed project complies with the applicable regulations, 
standards, and provisions of the HPOZ code. 

Therefore, as the designee of the Director of Planning, I hereby approve with 
conditions: 

The Certificate of Compatibility for the new construction of two maximum 33-foot 
in height residential structures totaling 7 units, including 23 subterranean parking 
spaces on a vacant lot within the University Park HPOZ. 

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER 
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THIS DETERMINATION HAS BEEN APPROVED WITH THE FOLLOWING 
CONDITIONS: 

A. DESIGN REVIEW CONDITIONS 

1. The new construction, along with the proposed landscaping, shall be in 
substantial conformance with the plans submitted by the Applicant, attached to 
the subject case file, labeled Exhibit "A" pages 1-12, stamped and dated May 8, 
2007, except as modified by Conditions below. 

2. Design elements shown on the approved renderings (pages 1-3 of Exhibit "A") 
shall be reflected on the final plans, specifically the trellis locations and porch 
details. 

3. All windows shall be Anderson 200 Series "Narroline" wood windows and shall 
be in substantial conformance with the design details shown on the elevations 
contained in Exhibit A, including the use of double-hung windows. Wood frames 
shall be used. 

4. The design specifications of all exterior doors (except the front entry door) must 
be approved by the Planning Department staff prior to sign-off. They shall be 
compatible with the Craftsman style of the building (page 38 of the University 
Park Preservation Plan lists typical Craftsman door details). A simplified version 
of the "TM Cobb Gamble" door, shown in Exhibit A, page 13, would be 
acceptable. 

5. The ceiling of the front porch shall be made of wood and its construction shall be 
detailed on final plans. The design shall be compatible with the use of historic 
porch ceilings on Craftsman homes in University Park. Tongue and groove, bead 
board and board and batten are most common in the Craftsman style. 

6. All references to "masonite" exterior siding must be removed from final plans. 
Wood siding shall be used and the specifications shall be indicated on plan. The 
siding shall not exceed 8" in exposure. 

7. The front handicap accessible ramps should not have a railing. If a railing is 
required by the Department of Building and Safety, its proposed design must be 
referred to the HPOZ Board and approved by the Director of Planning prior to 
final sign-off. 

8. The front porch column details shall be modified to reflect a bulkier, more 
substantial column that is a better expression of the Craftsman style of the 
structure. The final column and balustrade details shall be referred to the HPOZ 
Board and approved by the Director of Planning prior to final sign-off. 

9. Prior to the Certificate of Occupancy being issued, the exterior paint colors shall 
be shown to the HPOZ Board for their recommendation, and approved by the 
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Planning Department. At least 3 colors for wood shall be used and they shall be 
colors typically seen on Craftsman structures. 

10. The Director of Planning shall approve any proposed changes in project design 
from the aforementioned Exhibits and description. Each change shall be 
identified and justified in writing. Minor deviations may be allowed in order to 
comply with the provisions of the Los Angeles Municipal Code, the project 
conditions, or the project permit authorization. 

B. ENVIRONMENT AL CONDITIONS 

12. Aesthetics (Graffiti) 

a) Every building, structure, or portion thereof, shall be maintained in a safe 
and sanitary condition and good repair, and free from graffiti, debris, 
rubbish, garbage, trash, overgrown vegetation or other similar material, 
pursuant to Municipal Code Section 91.8104. 

b) The exterior of all buildings and fences shall be free from graffiti when 
such graffiti is visible from a public street or alley, pursuant to Municipal 
Code 91.8104.15. 

13. Aesthetics (Landscaping) All open areas not used for buildings, driveways, 
parking areas, recreational facilities or walks shall be attractively landscaped and 
maintained in accordance with a landscape plan, including an automatic irrigation 
plan, prepared by a licensed landscaped architect to the satisfaction of the 
decision maker. 

14. Aesthetics (Lighting and Glare) Outdoor lighting shall be designed and 
installed with shielding, so that the light source cannot be seen from adjacent 
residential properties. 

15. Air Pollution (Stationary) The applicant shall install an air filtration system 
capable of achieving a Minimum Efficiency Rating Value (MERV) or at least 8 or 
better in order to reduce the effects of diminished air quality on the occupants of 
the project. 

16. Tree Removal 

a) Prior to the issuance of a grading permit or building permit, a plot plan 
prepared by a reputable tree expert, indicating the location, size, type, and 
condition of all existing trees on the site shall be submitted for approval by 
the decision maker and the Urban Forestry Division of the Bureau of 
Street Services. All trees in the public right-of-way shall be provided per 
the current Urban Forestry Division standards. 

b) The plan shall contain measures recommended by the tree expert for the 
preservation of as many trees as possible. Mitigation measures such as 
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replacement by a minimum of 24-inch box trees in the parkway and on the 
site, on a 1: 1 basis, shall be required for the unavoidable loss of desirable 
trees on the site, and to the satisfaction of the Urban Forestry Division of 
the Bureau of Street Services and the decision maker. 

c) The genus or genera of the tree(s) shall provide a minimum crown of 30'-
50'. Please refer to City of Los Angeles landscape Ordinance (Ord. 
No.170,978), Guidelines K - Vehicular Use Areas. 

d) Removal of all trees in the public right-of-way shall require approval of the 
Board of Public Works. Contact: Urban Forestry Division at: 213-485-
5675. 

17. Seismic. The design and construction of the project shall conform to the Uniform 
Building Code seismic standards as approved by the Department of Building and 
Safety. 

18. Air Quality. 

a) All unpaved demolition and construction areas shall be wetted at least 
twice daily during excavation and construction, and temporary dust covers 
shall be used to reduce dust emissions and meet SCAQMD District Rule 
403. 

b) The owner or contractor shall keep the construction area sufficiently 
dampened to control dust caused by grading and hauling, and at all times 
provide reasonable control of dust caused by wind. 

c) All loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust. 

d) All materials transported off-site shall be either sufficiently watered or 
securely covered to prevent the generation of excessive amounts of dust. 

e) All clearing, grading, earth moving, or excavation activities shall be 
discontinued during periods of high winds (i .e., greater than 15 mph), so 
as to prevent the generation of excessive amounts of dust. 

f) General contractors shall maintain and operate construction equipment so 
as to minimize exhaust emissions. 

19. Noise. The project shall comply with the City of Los Angeles Noise Ordinance 
No. 144,331 and 161,57 4, and any subsequent ordinances, which prohibit the 
emission or creation of noise beyond certain levels at adjacent uses unless 
technically infeasible. 

a) Construction and demolition shall be restricted to the hours of 7:00 am to 
6:00 pm Monday through Friday, and 8:00am to 6:00 pm on Saturday. 

b) Construction and demolition activities shall be scheduled so as to avoid 
operating several pieces of equipment simultaneously, which causes high 
noise levels. 

c) The project contractor shall use power construction equipment with state
of-the-art noise shielding and muffling devices. 
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d) The project shall comply with the Noise Insulation Standards of Title 24 of 
the California Code Regulations, which insure an acceptable interior noise 
environment. 

20. General Construction. All waste shall be disposed of properly. Use 
appropriately labeled recycling bins to recycle construction materials including: 
solvents, water-based paints, vehicle fluids, broken asphalt and concrete; wood, 
and vegetation. Non-recyclable materials/wastes shall be taken to an 
appropriate landfill. Toxic wastes shall be discarded at a licensed regulated 
disposal site. 

a) Leaks, drips and spills shall be cleaned up immediately to prevent 
contaminated soil on paved surfaces that can be washed away into the 
storm drains. 

b) Pavement shall not be hosed down at material spills. Dry cleanup 
methods shall be used whenever possible. 

c) Dumpsters shall be covered and maintained. Place uncovered dumpsters 
under a roof or cover with tarps or plastic sheeting. 

d) Where truck traffic is frequent, gravel approaches shall be used to reduce 
soil compaction and limit the tracking of sediment into streets. 

e) All vehicle/equipment maintenance, repair, and washing shall be 
conducted away from storm drains. All major repairs shall be conducted 
off-site. Drip pans or drop clothes shall be used to catch drips and spills. 

21. Methane Gas Explosion/Release 

a) All multiple unit residential buildings shall have adequate ventilation, as 
defined in Section 91.7102 of the Municipal Code, of a gas-detection 
system installed in the basement or on the lowest floor level on grade, and 
within the under floor space in buildings with raised foundations. 

22. Stormwater and Urban Runoff Pollution Control. The project shall comply 
with the following: 

a) Ordinance Nos. 172, 176 and 173,494 (Stormwater and Urban Runoff 
Pollution Control), which require the application of Best Management 
Practices (BMPs). 

b) Chapter IX, Division 70 of the Municipal Code, which addresses grading, 
excavations, and fills. 

c) The Standard Urban Stormwater Mitigation Plan (SUSMP) approved by 
the Los Angeles Regional Water Quality Control Board (A copy of the 
SUSMP can be downloaded at http://www.swrcb.ca.gov/rwqcb4/). 

d) Applicable requirements associated with the National Pollutant Discharge 
Elimi·nation System Permit regulations. The developer shall file a Notice 
of Intent (NOi) with the State Water Resources Control Board prior to the 
issuance of any building or grading permits. A General Permit for 
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Stormwater Discharge shall be obtained from the Southern California 
Regional Water Quality Board, in accordance with NOi instructions. 

e) Stormwater BM P's shall be incorporated to retain or treat the runoff from a 
storm event producing 3/4 inch of rainfall in a 24 hour period. The design 
of structural BMP's shall be in accordance with the Development Best 
Management Practices Handbook Part B Planning Activities. A signed 
certificate shall be required from a California licensed civil engineer or 
licensed architect that the proposed BMP's comply with this numerical 
threshold standard. 

f) A Stormwater Pollution Prevention Plan shall be prepared by a California 
licensed civil engineer or licensed architect, to the satisfaction of the 
Stormwater Management Division of the Bureau of Sanitation, that shall 
include the following: 
i. Identifies the sources of sediments and other pollutants that affect 

the quality of storm water discharge; 
ii. A monitoring program and reporting plan for the construction 

period. The Stormwater Pollution Prevention Plan shall be retained 
at the construction site. 

g) Any connection to the sanitary sewer shall be required to receive 
authorization by the Bureau of Sanitation. 

h) All storm drain inlets and catch basins within the project area shall be 
stenciled with prohibitive language (such as "NO DUMPING - DRAINS TO 
OCEAN") and/or graphical icons to discourage illegal dumping. 

i) The owner shall record a covenant and agreement satisfactory to the 
Planning Department binding the owners to post construction 
maintenance on the structural BMP's in accordance with the Standard 
Urban Stormwater Mitigation Plan and/or per manufacturer's instructions. 

j) Design an efficient irrigation system to minimize runoff including: (1) drip 
irrigation for shrubs to limit excessive spray; (2) shutoff devices to prevent 
irrigation after significant precipitation; and (3) flow reducers. 

23. Noise (Parking Ramp). 

a) Concrete, not metal, shall be used for construction of parking ramps. 
b) The interior ramps shall be textured to prevent tire squeal at turning areas. 

24. Public Services (Fire) The following recommendations of the Fire Department 
relative to fire safety shall be incorporated into the building plans, which includes 
the submittal of a plot plan for approval by the Fire Department either prior to the 
recordation of a final map or the approval of a building permit. The plot plan shall 
include the following minimum design features: fire lanes, where required, shall 
be a minimum of 20 feet in width; all structures must be within 300 feet of an 
approved fire hydrant, and entrances to any dwelling unit or guest room shall not 
be more than 150 feet in distance in horizontal travel from the edge of the 
roadway of an improved street or approved fire lane. 

25. Public Services (Schools) 
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a) The applicant shall pay school fees to the Los Angeles Unified School 
District to offset the impact of additional student enrollment at schools 
serving the project area. 

b) The developer and contractors shall maintain ongoing contact with 
administrator of Lanterman High school. The administrative offices shall 
be contacted when demolition, grading and construction activity begin on 
the_project site so that students and their parents will know when such 
activities are to occur. The developer shall obtain school walk and bus 
routes to the schools from either the administrators or from the LAUSD's 
Transportation Branch (323)342-1400 and guarantee that safe and 
convenient pedestrian and bus routes to the school be maintained. 

c) The developer shall install appropriate traffic signs around the site to 
ensure pedestrian and vehicle safety. 

d) Haul route scheduling shall be sequenced to minimize conflicts with 
pedestrians, school buses and cars at the arrival and dismissal times of 
the school day. Haul route trucks shall not be routed past the school 
during periods when school is in session especially when students are 
arriving or departing from the campus. 

e) There shall be no staging or parking of construction vehicles, including 
vehicles to transport workers on any of the streets adjacent to the school. 

f) Due to noise impacts on the schools, no construction vehicles or haul 
trucks shall be staged or idled on these streets during school hours. 

g) Fences shall be constructed around the site to minimize trespassing, 
vandalism, short-cut attractions and attractive nuisances. 

26. Recreation. Per Section 17. 12-A of the LA Municipal Code, the applicant shall 
pay the applicable Quimby fees for the construction of condominiums, or 
Recreation and Park fees for construction of apartment buildings. 

27. Parking Capacity. The applicant shall provide parking spaces in addition to 
Code required parking which shall be readily accessible, conveniently located 
and specifically reserved for guests at a rate of one parking space per two units. 

28. Utilities (Solid Waste}. 

a) Recycling bins shall be provided at appropriate locations to promote recycling of 
paper, metal, glass, and other recyclable material. 

b) The recycling bins shall be emptied and recycled accordingly as a part of the 
project's regular solid waste removal program. 

C. ADMINISTRATIVE CONDITIONS 
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29. The use and development of the subject property shall be in substantial 
conformance with the plans submitted with the Certificate of Compatibility 
applications by the Applicant, stamped and dated May 8, 2007 (Exhibit A) 
attached to Case File No. DIR-2006-9654-CCMP. 

30. Any changes to the subject project shall be approved by the Director of Planning. 
Each change shall be identified and justified in writing. 

31. This entire Determination letter as well as the following statements shall be 
imprinted on the plans as part of the construction notes that will be submitted to 
the Department of Building and Safety. 

The following statement shall be imprinted on the cover sheet of plans submitted to the 
Department of Building and Safety: 

"NOTE TO PLAN CHECKER(S) AND BUILDING INSPECTOR(S) - These plans, 
including conditions of approval, shall be complied with and the height, size, 
shape, location, texture, color, or material shall not differ from what the 
Director of Planning has approved under DIR-2006-9654-CCMP. Any 
subsequent change to the project shall require review by the Director of 
Planning and, if necessary, a referral by the Historic Preservation Overlay 
Board. A request for variation shall be submitted in writing and include a 
specific notation of the variation(s) requested. Should any change be required 
by a public agency then such requirement shall be documented in writing. 

32. Prior to submitting plans to the Department of Building and Safety, the applicant 
shall bring three (3) sets of working drawings, in accordance with the approved 
determination by the Director of Planning, for approval by Planning Department 
staff for compliance with the Director's Determination. One set shall remain with 
the Department of City Planning. The remaining two (2) sets shall be forwarded 
by the Applicant to be submitted to the Department of Building and Safety, which 
requires one set for the Plan Check Division and the other set for the Field 
Inspector. 

33. Department of Building and Safety. The granting of this determination by the 
Director of Planning does not in any way indicate compliance with applicable 
provisions of Municipal Code Chapter IX (Building Code). Any corrections and/or 
modifications to plans made subsequent to this determination by a Department of 
Building and Safety Plan Check Engineer that affect any part of the exterior 
design or appearance of the project as approved by the Director, and which are 
deemed necessary by the Department of Building and Safety for Building Code 
compliance, shall require a referral of the revised plans back to the Department 
of City Planning for additional review and sign-off prior to the issuance of any 
permit in connection with those plans. 
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34. Expiration. As specified in Municipal Code Section 12.20.3.K., the term of this 
Determination is valid for a period of two (2) years, so long as all necessary 
building permits are obtained within that two years. In the event a building permit 
is obtained in a timely manner but subsequently expires, the Director's decision 
(or Area Planning Commission's decision on appeal) shall expire with the 
building permit. 

35. Approval, Verification and Submittals. Copies of any approvals, guarantees 
or verification of consultations, review or approval, plans, etc. as may be required 
by the subject conditions, shall be provided to the Planning Department for 
placement in the subject file. 

36. Code Compliance. All area, height and use regulations of the zone 
classification for the subject property shall be complied with and enforced by the 
Department of Building and Safety. 

37. Definition. Any agencies, public officials or legislation referenced in these 
conditions shall mean those agencies, public officials, legislation or their 
successors, designees or amendment to any legislation. 

38. Enforcement. Compliance with these conditions and the intent of these 
conditions shall be to the satisfaction of the Department of City Planning and any 
designated agency, or the agency's successor and in accordance with any stated 
laws or regulations, or any amendment thereto. 

39. Indemnification. The applicant shall defend, indemnify and hold harmless the 
City, its agents, officers, or employees from any claim, action, or proceeding 
against the City or its agents, officers, or employees to attack, set aside, void or 
annul this approval which action is brought within the applicable limitation period. 
The City shall promptly notify the applicant of any claim, action, or proceeding 
and the City shall cooperate fully in the defense. If the City fails to promptly 
notify the applicant of any claim action or proceeding, or if the City fails to 
cooperate fully in the defense, the applicant shall not thereafter be responsible to 
defend, indemnify, or hold harmless the City. 

OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF 
PRIVILEGES - TIME EXTENSION 

The conditions of this Determination shall be fulfilled before the use may be established. 
The instant authorization is further conditional upon the privileges being utilized within 
two years after the effective date of this determination and, if such privileges are not 
utilized or substantial physical construction work is not begun within said time and 
carried on diligently to completion, the authorization shall terminate and become void. 
The Director of Planning or his/her designee may extend the termination date for one 
additional period not to exceed one year, if a written request on appropriate forms, 
accompanied by the applicable fee is filed therefore with a public Office of the 
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Department of City Planning setting forth the reasons for said request and the Director 
of Planning or his/her designee determines that good and reasonable cause exists 
therefore. 
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FINDINGS 

1. Standards for Issuance of a Certificate of Compatibility for 
Construction, Addition, Alteration or Reconstruction. 

A. The proposed project substantially complies with the following 
applicable development regulations, standards and prov1s1ons as 
stipulated in Section 12.20.3 "HP" Historic Preservation Overlay 
Zone (Amended January 30, 2002) of the Los Angeles Municipal 
Code: 

Section 12.20.3.L.4 (a) The project substantially complies with the 
applicable Residential Infill Guidelines in the University Park 
Preservation Plan. 

A-1. Section 8.10 Location and Site Design. Guidelines 1-18. 

The location and site design of the new residential structures 
are consistent with the Preservation Plan's guidelines on 
residential infill development. 

The project consists of two structures (front and back) on a 
wider than normal lot. The front structure will be set back a total 
of 47 feet from the front, Scarff Street, property line. This is 
consistent with the prevailing setback of historic properties on 
the block. The next door structure, to the south, has a 47-foot 
setback, as do two other properties on the street. Only two of 15 
structures have a setback greater than 47-feet. The front and 
side yards are dedicated to planting and landscaping to the 
extent feasible, given the subterranean parking structure. One 
guest parking space will be available on grade, at the rear of the 
property. The side yards setbacks (at 12 and 6 feet) exceed City 
requirements. The project's lot coverage (39.4% of the lot) is 
compatible with other multiple-family structures on the block. 
Four other historical buildings on the West side of Scarff Street 
have lot coverage that exceed the proposal. 

Mature trees will be preserved and/or replaced according to City 
Urban Forestry standards, per Condition #16. The applicant's 
landscape plans indicate a total of four street trees to be planted 
in the public way. The plan leaves a large 4 7 foot front yard 
setback, which retains Scarff Street's "park-like setting." 
Because the project includes subterranean parking, the use of 
hardscape paving materials on the sides and rear of the site is 
unavoidable. However, substantial planter gardens are planned 
for the front (south) side and rear yards. A variety of shrubbery 
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and ground cover, along with trellis features, will help to soften 
the landscape. The proposed "Craftsman" style lighting is 
compatible with the structure's architectural style and will not 
negatively affect neighboring properties. 

A-2. Section 8.11 Massing and Orientation. Guidelines 1-14: 

The proposed development is being built on an irregular 70-foot 
wide lot, as a result of a previous lot tie. Most lots in the 
neighborhood are 50 feet. As a result, the proposed structures 
are wider than most in the area. However, the design of the 
structures is compatible in massing and scale with the existing 
historic structures in the area and does not overpower 
neighboring structures. The variety of historic building types on 
Scarff Street, including a much taller structure (55 feet) of 
comparable width located at 2343 Scarff Street, allows for more 
variety in new construction than may be permitted elsewhere. 

As stated above, the project respects the prevailing setback and 
lot coverage of Scarff Street. The maximum height of the 
structures, at 33 feet, will be shorter than 5 of the 6 closest 
historic buildings on the West side of Scarff Street. The site is 
broken up into two buildings, a larger front and smaller rear 
structure, which reflects the traditional building pattern in the 
neighborhood. Each structure is designed with sufficient 
articulation in their massing through the use of dormers, varied 
roof pitches, window balconies and modulation of the facades. 
The front fac;ade features a second-story gabled projection over 
the porch, approximately 28-feet wide, which evokes the thinner 
profile of most structures on Scarff Street. The use of different 
materials (wood and stucco) further breaks down the massing. 
The new structure presents a front door, porch and its major 
architectural fac;ade to Scarff Street. 

A.3 Section 8.12 Roof Forms. Guidelines 1-14: 

The roof forms of the new residential structures are consistent 
with the roof forms on the surrounding historic structures. The 
proposed 4: 12 roof pitch is compatible with the low roof pitch 
style common with Craftsman architecture. Secondary roofs as 
well as shed and gabled dormers echo the size, style and 
placement of similar features in the neighborhood. The roof 
projects over the vertical walls of the building and includes wood 
eaves and brackets, which are typical Craftsman details. No 
mechanical equipment will be mounted on the roof. 
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A.4 Section 8.13 Openings. Guidelines 1-15: 

The pattern of windows, doors and other openings on the 
fac;ade of the proposed structures reflects basic historic design 
patterns found in the neighborhood. The shape and design of 
the proposed Anderson "Narroline" double-hung wood windows 
is consistent with those normally found in the nearby historic 
structures. The fenestration achieves a proper ratio of glass to 
siding. Secondary features, including wood French doors, 
balconies, and corbels under the windows contribute to the 
historic decoration of the fac;ade. 

A-5. Section 8.14 Materials and Details. Guidelines 1-15: 

The predominant building materials being used (wood clapboard 
siding, wood shingle siding, wood finishes and details, as well 
as stucco) are consistent with those used traditionally in the 
district. In addition, the materials are characteristic of 
Craftsman-style architecture, which is common in the 
neighborhood. These quality historic materials are used 
throughout the project, on all four facades of both buildings. 

The Craftsman-style architectural design of the project is 
designed with sufficient quality to assure the new construction 
will contribute to the visual character of the HPOZ. Authentic 
craftsman architectural details such as the use of roof brackets 
and eaves, corbels under the wood windows and French doors, 
porch columns and trellises relate to, but do not imitate, those 
found historically in Craftsman architecture. The same level of 
detail is found on all the facades. Per condition #5, the front 
porch ceiling will be made of wood and its design compatible 
with the use of historic porch ceilings on Craftsman homes in 
University Park. Long blank walls are avoided through the high 
level of modulation and fenestration. Floor divisions are easily 
read through the use of a horizontal wood band separating the 
stucco first floor and wood second floor. 

The colors and textures of the proposed building are appropriate 
to its Craftsman style. Per Condition 9, at least three paint 
colors will be used that shall reflect typical Craftsman colors. 
They will be revised from the current plan and shown to the 
HPOZ Board prior to issuance of the Certificate of Occupancy. 
The dark composition roofing material (Stonegate grey by 
Certainteed) will compliment any Craftsman paint color 
arrangement. 
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8. ENVIRONMENT AL: The project incorporates mitigation 
measures, monitoring measures when necessary, or 
alternatives identified in the environmental review that would 
mitigate the negative environmental effects of the project, to the 
extent physically feasible. 

For the reasons set forth in the Mitigated Negative Declaration, 
ENV-2007-225-MND, the project will not have a significant 
effect on the environment. The potentially harmful effects of the 
project on the historic resources of the area are mitigated by this 
Certificate of Compatibility review and use of the University Park 
Preservation Plan in its evaluation. The period for public 
comment ended on March 28, 2007. 
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PROPERTY PROFILE 

The currently property at 2323-2325 % Scarff Street is located within the University Park 
Historic Preservation Overlay Zone (HPOZ). It encompasses a lot that was previously 
enlarged through a lot tie. The property is zoned RD1 .5-1-0-HPOZ. 

The property was not surveyed as part of the Historic Resources Survey, December 28, 
1998 because it was vacant at that time. The parcel was deemed a Non-Contributing 
property on the Survey map. The site is still vacant. The proposed project has 
completed this application for a Certificate of Compatibility under Section 12.20.3 L of 
the HPOZ Ordinance. 

Hearing Date: 

Time: 

Location: 

Board 

PUBLIC HEARING CASE BACKGROUND 

March 6, 2007 

6:00 p.m. 

2316 % S. Union Ave #2 
Los Angeles, CA 90007 

Attendance Vote: Approve Approve w/Conditions Disapprove 
x Jim Childs 

Janice Robinson x 
Tom Michali x 

Board members Jean Frost and David Raposa were not in attendance for the vote. 

On March 6, 2007, the University Park Historic Preservation Overlay Zone Board met, 
convened a quorum and held a public hearing for the proposed project. After 
presentations by the Applicant, and hearing pubic testimony, the Board reviewed the 
plans and materials. After discussion, the Board unanimously recommended approving 
the project design with conditions, with a vote of 3-0. The Board conditions were as 
follows: 1) That the trellis and porches shown on elevation and in the color renderings 
are accurate and final construction details will correspond, 2) That on plan page A-7, 
porch details "G" be noted to include a "tongue and groove" ceiling, that on detail #10 
the masonite reference should be removed and in detail #5 the type of siding should be 
spelled out, 3) That the front fac;ade disabled entrance ramping be designed so a ramp 
railing is not required by code, 4) That the front porch element (columns and balustrade) 
and final paint colors return to the Board for final detail review, 5) That the front building 
west fa9ade should have bathroom and kitchen windows to match the other windows. 
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CHRONOLOGY OF CASE ACTIVITY 

11/17/06 

01/17/07 

01/30/07 

03/01/07 

03/06/07 

The Department of City Planning Public Counter receives the application 
for Certificate of Compatibility and issues case number DIR-2006-9654-
CCMP. A Categorical Exemption environmental clearance (ENV-2006-
9655-CE) was improperly issued by the public counter. Upon reviewing 
the application, the Planning Department determined that an 
Environmental Assessment Form was required. 

The Environmental Assessment Form was submitted to the Planning 
public counter by the applicant. 

The case file is received by the Community Planning Bureau. A 
determination is made that the project will require a Mitigated Negative 
Declaration (ENV-2007-225-MND). 

The MND is completed and scheduled for publishing in the newspaper, 
per the requirements. The case is scheduled for the next available 
University Park HPOZ Board Meeting. City Planning staff mails out copies 
of the application materials to the Board 

The University Park HPOZ Board convenes a quorum and holds a public 
hearing. The Board recommends to the Director of Planning that DIR-
2006-9654-CCMP be approved with conditions. 

TRANSFERABILITY 

This Determination runs with the land. In the event the property is to be sold, leased, 
rented or occupied by any person or corporation other than yourself, it is incumbent that 
you advise them regarding the conditions of this grant. 

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 

Section 11.00 M of the Los Angeles Municipal Code states in part: "It shall be unlawful 
to violate any provision or fail to comply with any of the requirements of this Code. Any 
person violating any of the provisions or failing to comply with any of the mandatory 
requirements of this Code shall be guilty of a misdemeanor unless that violation or 
failure is declared in that section to be an infraction. An infraction shall be tried and be 
punishable as provided in Section 19.6 of the Penal Code and the provisions of this 
section. Any violation of this Code that is designated as a misdemeanor may be 
charged by the City Attorney as either a misdemeanor or an infraction." 
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Every violation of this determination is punishable as a misdemeanor and shall be 
punishable by a fine of not more than $1,000 or by imprisonment in the county jail for a 
period of not more than six months, or by both such fine and imprisonment. 

APPEAL PERIOD- EFFECTIVE DATE 

The applicant's attention is called to the fact that this grant is not a permit or license and 
that any permits and licenses required by law must be obtained from the proper public 
agency. Furthermore, if any condition of this grant is violated or if the same be not 
complied with, then the applicant or his successor in interest may be prosecuted for 
violating these conditions the same as for any violation of the requirements contained in 
the Municipal Code. 

The Determination in this matter will become effective after May 23, 2006, 15 days 
after the date of mailing, unless an appeal therefrom is filed with the Department of 
City Planning. It is strongly advised that appeals be filed early during the appeal period 
and in person so that imperfections/incompleteness may be corrected before the appeal 
period expires. Any appeal must be filed on the prescribed forms, accompanied by the 
required fee, a copy of this grant and received and receipted at a public office of the 
Department of City Planning on or before the above date or the appeal will not be 
accepted. Department of City Planning public offices are located at: 

Figueroa Plaza 
201 N. Figueroa St., #300 
Los Angeles, CA 90012 
(213) 977-6083 

6251 Van Nuys Blvd., First Floor 
Van Nuys, CA 91401 
(818) 756-8596 

The applicant is further advised that all subsequent contact with this office regarding this 
grant must be with the decision-maker who acted on the case. This would include 
clarification, verification of condition compliance and plans or building permit 
applications, etc., and shall be accomplished by appointment only, in order to assure 
that you receive service with a minimum amount of waiting. You should advise any 
consultant representing you of this requirement as well. 

S. GAIL GOLDBERG, AICP 
Dire 
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Department of Building and Safety, Plan Check Division 
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       May 14, 2022 
       2125 Bonsallo Ave. 
       Los Angeles, CA 90007 
 
 
AZA Theodore Irving c/o Rafael Fontes, Planning Assistant 
rafael.fontes@lacity.org 
200 North Spring Street, Room 720 
Los Angeles, CA, 90012 
(213) 978-1189 
 
Dear Mr. Fontes, 
 
I have resided at my home, 2125 Bonsallo Ave., for 42 years, and through this time 
have enjoyed tremendously its historic character and the sensible development that has 
occurred here during these years.  However, from time to time construction 
development has been proposed with completely inappropriate design features for this 
neighborhood.   
 
My letter here is sent to you to strongly object to just such a case.  This is the currently 
proposed development that constitutes case file ZA-2021-6672-DB-CU-CCMP-HCA, 
ENV-2021-6673-CE proposed to occur at 2323 Scarff Street, Los Angeles, CA 90007.  
This proposed building could add as much as 90 new residents to an already crowded 
neighborhood.  It does not provide enough parking for these new residents, who will be 
forced to use street parking which is already highly inadequate.  Because the proposed 
parking will be at grade, and not be underground, it will also make for an unusually large 
structure for this neighborhood.   
 
This is a historic neighborhood with many constraints which must also be met with new 
construction, but the proposed development: FAILS to comply with the University Park 
Preservation Plan; FAILS to comply with the Secretary of the Interiors Standards and 
Guidelines; FAILS to meet the "Prevailing front setback" of historic Scarff streetscape; 
FAILS to meet the "Prevailing height' of historic Scarff streetscape; FAILS to meet the 
"Prevailing lot coverage" of historic Scarff streetscape; FAILS to meet the "Prevailing 
FAR" of historic Scarff streetscape; and FAILS to meet the "Prevailing pattern of 
development" of historic Scarff streetscape. 
 
I am not opposed to healthy development for this area.  But, this development cannot 
be approved until plans to meet the above objections are produced. 
 
        Sincerely yours, 
 
        David J. Bottjer 
 

















Case No. ZA-2021-6672-DB-CU-CCMP / ENV-2021-6673-EAF 
 
May 23, 2022 
 
Hon. Zoning Administrator Theodore Irving  
Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org)  
 
Dear Mr. Irving, 
 
I’m writing to add my opposition to the structure planned for 2323 Scarff Street. As others have noted, 
the bulk, height, setbacks and design of this proposal would significantly violate the Preservation Plan 
designed to protect our historic neighborhood. 
 
The Context Analysis submitted by the Applicant is riddled with errors, including the mischaracterization 
of several contributing properties as non-contributors. 
 
For example, the “analysis” shows my home as a “non-contributor” at “36 St. James Parkway.” In fact, 
my address is 27 St. James Park; there is no “St. James Parkway” or number 36. My home is both a 
contributor and a monument (#434). My side yard stretches 204 feet along the east side of Scarff Street, 
making it the largest parcel on the block. 
 
I also own a house across the street at 2367 Scarff Street. Again, the Context Analysis describes it as a 
non-contributor, although the HPOZ’s Historic Survey lists it as an altered contributor. (The alterations 
have since been reversed.) This house, too, is a monument property (#457).  
 
On both sides of this house (2367), the Context Analysis wrongly describes contributors as non-
contributors. To the north, 2361 Scarff is actually a contributor; to the south, 2375 Scarff Street is an 
altered contributor and a monument (#467).   
 
These obvious errors – easily researched on ZIMAS – call into question the rest of the Context Analysis 
used to justify what is so obviously an inappropriate project. Before proceeding further, at the very 
least, the Context Analysis needs to be re-done. 
 
Sincerely 
 
 
Janice Robinson 
27 St. James Park 
Los Angeles, CA 90007-2521  
 
Founding vice chair, University Park HPOZ (2000-2008) 
Chair, University Park Block Club 
Owner, Robinson Residences     
janice@RobinsonResidences.com   
 

mailto:janice@RobinsonResidences.com
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ADDRESS:
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PROJECT DESCRIPTION:

TRACT:

LOT:
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APN #:

CONSTRUCTION TYPE:

ZONING:
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METHANE ZONE:
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EXISTING HEIGHT:

PROPOSED HEIGHT:

EXISTING OCCUPANCY TYPE:

PROPOSED OCCUPANCY TYPE:

EXISTING UNIT COUNT:

PROPOSED UNIT COUNT:

PROJECT INFORMATION
2343 SCARFF ST. ADUS

2343 SCARFF ST
LOS ANGELES, CA 90007

BRAD MANAGEMENT

(2) ADU CONVERSION OF EXISTING NON-LIVABLE BASEMENT 
AREA PER ORDINANCE NO. 186,481. NEW EXTERIOR 
WINDOWS.

ELLIS TRACT

FR96

NONE

512-401-2021

TYPE-V, FULLY SPRINKLERED

[Q]RD2-1XL-O-HPOZ

NONE
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8,780.3 SF PER ZIMAS

21,770 SF PER ZIMAS
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R-2

R-2

23 UNITS
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2020 LOS ANGELES MUNICIPAL CODE (LAMC)
2019 CALIFORNIA BUILDING CODE (CBC)
2019 CALIFORNIA ELECTRICAL CODE  (CEC)
2019 CALIFORNIA MECHANICAL CODE (CMC)
2019 CALIFORNIA PLUMBING CODE (CPC)
2019 CALIFORNIA FIRE CODE (CFC)
2019 CALIFORNIA RESIDENTIAL CODE (CRC)
2020 LOS ANGELES GREEN BUILDING CODE (LAGBC)
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ARCHITECT
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1810 14TH ST, STE 207
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THE WORK SHALL CONFORM TO THE APPLICABLE BUILDING CODE, AND ALL OTHER 
ORDINANCES, CODES, AND REGULATIONS LISTED IN THE SPECIFICATIONS OR ON THE 
DRAWINGS, AND REQUIRED BY LOCAL BUILDING AUTHORITES. THE GOVERNING 
CODES, RULES, AND REGULATIONS ARE COLLECTIVELY REFERRED TO AS "THE CODE". 
CONTRACTOR SHALL REPORT ANY INCONSISTENCIES, CONFLICTS OR OMISSIONS HE 
MAY DISCOVER TO THE ARCHITECT FOR INTERPRETATION PRIOR TO PERFORMING 
THE WORK.

CONSTRUCTION SHALL COMPLY WITH PERTINENT HEALTH AND SAFETY REGULATIONS 
FOR REQUIRED METHODS PROTECTING PUBLIC AND CONSTRUCTION WORKER'S 
HEALTH AND SAFETY DURING THE CONSTRUCTION PERIOD.

BEFORE ORDERING ANY MATERIAL, OR DOING ANY WORK, THE CONTRACTOR SHALL 
VERIFY ALL MEASUREMENTS AT THE BUILDNG SITE AND SHALL BE RESPONSIBLE FOR 
CORRECTNESS OF SAME.

DIMENSIONS SHALL BE AS INDICATED ON THE DRAWINGS. CLARIFICATIONS, IF 
REQUIRED, SHALL BE OBTAINED FROM THE ARCHITECT. THE DRAWING SHALL NOT BE 
SCALED.

ALL ITEMS MARKED N.I.C. ON THE SPECIFICATIONS AND DRAWINGS MEANS NOT IN 
CONTRACT.

DO NOT MAKE ANY SUBSTITUTIONS WITHOUT PERMISSION OF THE ACHITECT OR THE 
OWNER.

WORK INDICATED ON THE DRAWINGS OR IN THE SPECIFICATIONS AS N.I.C., OR BY 
SEPARATE CONTRACTORS, IS NOT PART OF THIS CONTRACT. CONTRACTOR SHALL 
COOPERATE FULLY WITH ALL SEPARATE CONTRACTORS EMPLOYED BY THE OWNER.

THE CLIENT, ARCHITECT, CONSULTANTS, AND ALL INSPECTORS FROM PERTINENT 
AGENCIES SHALL BE PERMITTED ACCESS TO THE JOB SITE AT ALL TIMES DURING 
NORMAL WORKING HOURS.

WINDOW AND DOOR DIMENSIONS FOR PREFABRICATED WINDOW AND DOOR UNITS 
HAVE BEEN ROUNDED TO THE NEAREST INCH ON THE DRAWINGS. SPECIFIC 
DIMENSIONS BY MANUFACTURERS MAY VARY FROM THE DRAWINGS.

THE CONTRACTOR SHALL VERIFY LOCATION AND SIZE OF ALL FLOOR, ROOF, AND 
WALL OPENINGS WITH ALL APPLICABLE DRAWINGS.

DETAILS ARE  INTENDED TO SHOW THE INTENT OF THE DESIGN. MINOR 
MODIFICATIONS MAY BE REQUIRED TO SUIT THE FIELD DIMENSIONS OR CONDITIONS, 
AND SUCH MODIFICATIONS SHALL BE INCLUDED AS PART OF THE WORK OF THE 
CONTRACT.

THE CONTRACT DRAWINGS AND SPECIFICATIONS REPRESENT THE FINISHED 
STRUCTURE AND DO NOT INDICATE THE METHODS OF CONSTRUCTION MEANS, 
METHODS, TECHNIQUES, SEQUENCES, AND PROCEDURES INCLUDING, BUT NOT 
LIMITED TO BRACING AND SHORING. OBSERVATION VISITS TO THE SITE BY FIELD 
REPRESENTATIVES OF THE ACHITECT AND/OR ENGINEER SHALL NOT INCLUDE 
INSPECTIONS OF THE PROTECTIVE MEASURES TO THE CONSTRUCTION PROCEDURES.

ANY SUPPORT SERVICES PERFORMED BY THE ARCHITECT AND/OR ENGINEER DURING 
THE CONSTRUCTION SHALL BE DISTINGUISHED FROM CONTINUOUS AND DETAILED 
INSPECTION SERVICES WHICH IS FURNISHED BY OTHERS. THESE SUPPORT SERVICES 
PERFORMED BY THE ARCHITECT AND/OR ENGINEER, WHETHER OF MATERIAL OR 
WORK, AND WHETHER PERFORMED PRIOR TO, DURING, OR AFTER COMPLETION OF 
CONSTRUCTION, ARE PERFORMED SOLELY FOR THE PURPOSE OF ASSISTING IN 
QUALITY CONTROL AND IN ACHIEVING  GENERAL CONFORMANCE WITH CONTRACT 
DOCUMENTS, BUT DO NOT GUARANTEE CONTRACTOR'S PERFORMANCE AND SHALL 
NOT BE CONSTRUED AS SUPERVISION OF CONSTRUCTION.

IN THE EVENT OF CONFLICTING REQUIREMENTS BETWEEN ITEMS ON THE DRAWING 
OR BETWEEN ITEMS IN THE SPECIFICATIONS, OR BETWEEN ITEMS ON THE DRAWINGS 
AND IN THE SPECIFICATIONS, THE MORE STRINGENT OR COSTLY SHALL GOVERN, 
UNLESS DECIDED OTHERWISE BY THE ARCHITECT.
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A. GENERAL NOTES:

1. ALL CONSTRUCTION SHALL BE DONE IN ACCORDANCE WITH THE REQUIREMENT OF
THE APPLICABLE CODES, LAWS & REQUIREMENTS APPLICABLE TO THE LOCATION OF
THE PROJECT.

2. THE CONTRACTOR (AND HIS/HER SUB-CONTRACTORS) SHALL STUDY AND COMPARE
THE CONTRACT DOCUMENTS AND SHALL AT ONCE REPORT TO THE OWNER/DESIGNER
IN WRITING ALL ERRORS, INCONSISTENCIES OR OMISSIONS DISCOVERED AND VERIFY
ALL DIMENSIONS ON SITE PRIOR TO COMMENCING THE WORK. IF THE CONTRACTOR
KNOWINGLY PROCEEDS WITH ANY OF THE WORK SO AFFECTED WITHOUT WRITTEN
INSTRUCTION OF THE OWNER/DESIGNER, THE CONTRACTOR SHALL MAKE GOOD AT HIS
OWN COST ANY RESULTING ERROR, DAMAGE, OR DEFECTS OR TIME DELAYS CAUSED.
THE CONTRACTOR SHALL PERFORM NO PORTION OF THE WORK WITHOUT CONTRACT
DOCUMENTS OR, WHERE REQUIRED, APPROVED SHOP DRAWINGS, PRODUCT DATA OR
SAMPLES FOR SUCH PORTION OF WORK.

3.NO WORK TO COMMENCE ON SITE UNTIL PLAN HAS BEEN APPROVED AND PERMIT
ISSUED BY THE DEPARTMENT OF BUILDINGS.

4. ALL STRUCTURAL WORK SHALL BE COORDINATED W/ DESIGN DRAWINGS AND SHALL
CONFORM TO THE PROJECT SPECIFICATIONS AND APPLICABLE BUILDING CODES.

5. ALL MECHANICAL AND ELECTRICAL WORK SHALL BE DESIGN BUILD, FILED BY THE
CONTRACTOR. RELATED FILINGS SHALL ALSO BE COORDINATED AND EXECUTED BY
THE CONTRACTOR. ANY DISCREPANCIES BETWEEN THE ENGINEERED SYSTEMS AND
THE DESIGN DRAWINGS SHALL BE BROUGHT TO THE ATTENTION OF THE DESIGNER
IMMEDIATELY, PRIOR TO ANY CONSTRUCTION OR PURCHASING OF MATERIAL.

6. CONTRACTOR SHALL PROVIDE TEMPORARY SHORING, BRACING, SHEETING AND
MAKE SAFE ALL FLOORS, ROOFS, WALLS AND ADJACENT PROPERTY AS PROJECT
CONDITIONS REQUIRE. SHORING AND SHEETING SHALL BE DESIGNED BY A STATE OF
CALIFORNIA LICENSED PROFESSIONAL ENGINEER HIRED BY THE CONTRACTOR, WHO
SHALL SUBMIT SHOP DRAWINGS AND CALCULATIONS FOR THE OWNER'S REVIEW.

7. DIMENSIONS AND ELEVATIONS OF EXISTING CONSTRUCTION GIVEN IN STRUCTURAL
DRAWINGS ARE BASED ON INFORMATION CONTAINED IN VARIOUS ORIGINAL DESIGN
AND CONSTRUCTION DOCUMENTS PROVIDED BY THE OWNER, AND LIMITED FIELD
OBSERVATIONS AND MEASUREMENTS. THE CONTRACTOR SHALL VERIFY ALL
INFORMATION PERTAINING TO EXISTING CONDITIONS BY ACTUAL MEASUREMENT AND
OBSERVATION AT THE SITE. ALL DISCREPANCIES BETWEEN ACTUAL CONDITIONS AND
THOSE SHOWN IN THE CONTRACT DOCUMENTS SHALL BE REPORTED TO THE 
DESIGNER
OF RECORD FOR HIS EVALUATION BEFORE THE AFFECTED CONSTRUCTION IS PUT IN
PLACE.

8. PRODUCTS: TRADE NAMES OR MANUFACTURERS NOTED WITHIN DRAWINGS AND/OR
SPECIFICATIONS ARE TO ESTABLISH A STANDARD OF QUALITY: CONTRACTOR MAY
SUBMIT OTHER MANUFACTURERS PRODUCTS EQUAL TO THOSE SPECIFIED FOR
APPROVAL.

9. THE CONTRACTOR SHALL MAKE NO DEVIATION FROM THE DRAWINGS WITHOUT
WRITTEN APPROVAL OF THE DESIGNER.

10. THE CONTRACTOR SHALL GUARANTEE ALL WORK PERFORMED UNDER THIS
CONTRACT FOR A PERIOD OF ONE YEAR AFTER COMPLETION AND FINAL ACCEPTANCE
BY THE OWNER.

11. THE CONTRACTOR SHALL INSPECT EXISTING CONDITIONS AT JOB SITE BEFORE
SUBMITTING BID. CONTRACTOR WILL BE RESPONSIBLE FOR ALL CONDITIONS ON SITE
WHETHER INDICATED ON DRAWINGS OR NOT. SUBMISSION OF A PROPOSAL SHALL
SIGNIFY THE CONTRACTOR'S ACCEPTANCE OF THE CONTRACT DOCUMENTS AND
EXISTING CONDITIONS.

12.CONTRACTOR MUST CONDUCT A PRE-DEMOLITION MEETING AND SITE
WALKTHROUGH WITH THE OWNER AND ARCHITECT BEFORE THE COMMENCEMENT OF
ANY DEMOLITION OR REMOVAL OF MATERIALS.

13. THE WORK TO BE PERFORMED CONSISTS OF FURNISHING ALL LABOR, EQUIPMENT,
TOOLS, TRANSPORTATION, SUPPLIES, FEES, MATERIALS, AND SERVICES IN
ACCORDANCE WITH THESE NOTES AND DRAWINGS; AND INCLUDES PERFORMING ALL
OPERATIONS NECESSARY TO CONSTRUCT AND INSTALL COMPLETE, IN SATISFACTORY
CONDITION, THE VARIOUS MATERIALS AND EQUIPMENT AT THE LOCATIONS SHOWN.

14. THE CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS TO INSURE THE
SAFETY OF THE BUILDING, ITS OCCUPANTS, AND THE GENERAL PUBLIC.

15. PROVIDE ALL WORK INDICATED OR IMPLIED BY THE DRAWINGS.

16. SUBMIT SHOP DRAWINGS TO DESIGNER FOR REVIEW. DO NOT COMMENCE WORK
UNTIL REVIEW OF SHOP DRAWINGS HAS BEEN COMPLETED AND THE DRAWINGS
APPROVED. ALLOW TEN (10) BUSINESS DAYS MIN FOR REVIEW.

17. THE CONTRACTOR SHALL PROVIDE ALL NECESSARY PROTECTION FOR HIS WORK
UNTIL TURNED OVER TO THE OWNER.

18. THE GENERAL CONSTRUCTION NOTES AND/OR DRAWINGS ARE SUPPLIED TO
ILLUSTRATE THE DESIGN AND THE GENERAL TYPE OF CONSTRUCTION DESIRED AND
ARE INTENDED TO IMPLY THE FINEST QUALITY OF CONSTRUCTION, MATERIAL AND
WORKMANSHIP THROUGHOUT.

19. THE CONTRACTOR SHALL MAKE ALL REQUIRED ARRANGEMENTS FOR DELIVERY OF
MATERIALS.

20. BUILDING CONDITIONS, INCLUDING SIZE OF SERVICE ELEVATORS, DOORWAYS,
STAIRS, CORRIDORS, WINDOW OPENINGS, ETC., SHALL BE CHECKED FOR ITEMS BEING
DELIVERED.

21.THE CONTRACTOR SHALL BE RESPONSIBLE FOR SECURING THE PREMISES EACH
EVENING PRIOR TO LEAVING THE JOB SITE. THE SITE SHALL REMAIN LOCKED AND
SECURED AT ALL TIMES WHEN THE GENERAL CONTRACTOR IS NOT ON SITE AND KEYS
FOR THE SITE SHALL BE HELD BY THE GENERAL CONTRACTOR. NO UNSUPERVISED
SUBCONTRACTORS SHALL HAVE KEYS OR ACCESS TO THE SITE WITHOUT THE
OWNER'S PRIOR CONSENT.

22. PRIOR TO BEGINNING ANY WORK, THE CONTRACTOR SHALL FURNISH A SCHEDULE
SHOWING THE CHRONOLOGICAL PHASES OF THE WORK. THIS SCHEDULE SHALL
INDICATE ALL ORDERING LEAD TIMES, LENGTH FOR EACH PHASE, ITS START AND
COMPLETION AND A PROJECTED COMPLETION DATE FOR THE PROJECT.

23. ANY COST CAUSED BY DEFECTIVE OR ILL-TIMED WORK, AS A RESULT OF, BUT NOT
LIMITED TO, INFERIOR WORKMANSHIP OR MATERIALS, IMPROPER SCHEDULING OR
DELINQUENT ORDERING SHALL BE BORNE BY THE CONTRACTOR.

24. ALL RUBBISH AND WASTE MATERIALS CAUSED BY THE INSTALLATION OF THE WORK
SHALL BE REMOVED FROM THE PREMISES PROMPTLY.

25. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH ALL RULES, REGULATIONS,
CODES AND ALL AUTHORITIES HAVING JURISDICTION. THE CONTRACTOR SHALL
COMPLY WITH ALL APPROPRIATE MUNICIPAL AND REGULATORY AGENCIES, CODES
AND REQUIREMENTS. THE CONTRACTOR SHALL

26. THE CONTRACTOR SHALL EXAMINE ALL AREAS OF CONSTRUCTION AFTER
COMPLETION OF WORK AND PROVIDE NECESSARY TOUCH UP PAINTING OR WALL
COVERING FOR PROTECTION.

27. THE CONTRACTOR SHALL INSPECT ALL EXISTING FINISHED SURFACES INCLUDING
CORNER BEADS, STOPS, ETC. FOR CHIPS, CRACKS, HOLES, DAMAGED SURFACES AND
ANY OTHER DEFECTS CAUSING AN APPEARANCE DIFFERENT FROM A NEW FIRST-CLASS
FINISHED INSTALLATION. ALL DEFECTS SHALL BE REPAIRED, OR IF BEYOND REPAIR,
THEN INSTALLED AND FINISHED TO THE SATISFACTION OF THE DESIGNER JUST PRIOR
TO BEING TURNED OVER TO THE OWNER.

28. THE CONTRACTOR SHALL THOROUGHLY CLEAN ALL LIGHT FIXTURES AND LENSES,
A/C DIFFUSERS AND REGISTERS, FLOORS AND BASES, DOORS, ETC. CONTRACTOR
SHALL ALSO PROVIDE A FULL POST-CONSTRUCTION CLEAN PRIOR TO FINAL PROJECT
ACCEPTANCE.

29. THIS PROJECT IS A CAPITAL IMPROVEMENT AND NO SALES TAX SHALL BE PAID FOR
THE PURCHASE OF EQUIPMENT AND MATERIALS BY OWNER.

30. THE CONTRACTOR SHALL PROTECT ALL INSTALLED WORK AND EXISTING,
EXTERIOR GLASS AGAINST ANY DAMAGE UNTIL PROJECT IS COMPLETED AND
ACCEPTED BY THE OWNER.

A. GENERAL NOTES (CONTINUED):

31. REMOVE ALL EXISTING APPLIANCES AND PLUMBING FIXTURES FROM THE SITE,
UNO.

32. PREPARE THE KITCHEN SURFACES FOR NEW EQUIPMENT AND CABINETS AND
PROVIDE UTILITIES AS REQUIRED TO CONNECT ALL NEW APPLIANCES.

33. CONTRACTOR SHALL CONSULT WITH REPRESENTATIVES OF APPLICABLE UTILITIES,
INCLUDING GAS, WATER, POWER, TELEPHONE AND CABLE TV AND DETERMINE EXACT
LOCATIONS AND AVAILABILITY OF UTILITIES AND DETERMINE CONDITION OF EXISTING
SERVICE PRIOR TO COMMENCING WORK OR CONNECTING UTILITIES.

34. CONTRACTOR SHALL PROVIDE TEMPORARY TOILET FACILITIES AT THE JOB SITE AS
NECESSARY AND REQUIRED BY CODE.

35. CONTRACTOR SHALL PROTECT FLOOR SURFACES FROM DAMAGE WITH RAMBOARD
AND EQUIP MOBILE EQUIPMENT WITH PNEUMATIC TIRES.

36. PRIOR TO ISSUANCE OF A BUILDING PERMIT THE CONTRACTOR SHALL HAVE THE
FOLLOWING: 1) CERTIFICATE OF WORKER'S COMPENSATION INSURANCE MADE OUT TO
THE CONTRACTOR'S STATE LICENSE BOARD 2) COPY OF BUSINESS TAX REGISTRATION
CERTIFICATE OR A NEWLY PAID RECEIPT FOR ONE FOR APPLICABLE JURISDICTION. 3)
NOTARIZED LETTER OF AUTHORIZATION FOR AGENTS 4) COPY OF CONTRACTOR'S
STATE LICENSE OR POCKET ID.

B. DEMOLITION NOTES:

1. AS REQUIRED TO INSTALL NEW SCOPE OF WORK.

2. ALL DEBRIS TO BE PROMPTLY REMOVED FROM SITE.

3. ANY DAMAGE DONE TO FLOORS, WALLS, ETC. DUE TO REMOVAL OF EXISTING
PARTITIONS, PLUMBING FIXTURES, OR ANYTHING REMOVED IN ORDER TO COMPLETE
THE SCOPE OF WORK AS INDICATED ON DRAWINGS SHOULD BE PATCHED TO MATCH
EXISTING AND MEET DESIGNER'S AND OWNER'S APPROVAL.

4. SEAL ALL VENTS AND OPENINGS AS REQUIRED DURING DEMOLITION TO PREVENT
DUST DAMAGE ACROSS ROOMS.

5. CONTRACTOR TO REMOVE ALL FURNITURE, APPLIANCES, ETC., IN ORDER TO ALLOW
FOR NEW CONSTRUCTION AS SHOWN.

6. CONTRACTOR TO PROVIDE ALL SCAFFOLDING AND BRIDGING AS REQUIRED TO
COMPLETE SCOPE OF WORK.

7. FOR ALL NEW STONE AND WOOD FLOORING, CONTRACTOR IS TO REMOVE ANY
EXISTING SUBSTRATE AS REQUIRED TO KEEP FLOORS LEVEL AND TRUE.

8. WHEN DEMOLITION IS REQUIRED ON SITE: 1) ALL DEBRIS SHALL BE WET AT THE TIME
OF HANDLING TO PREVENT DUST, 2) NO STRUCTURAL MEMBER OF ANY KIND SHALL BE
DEMOLISHED UNTIL THE STORY ABOVE IS COMPLETELY REMOVED, 3) FREE FALL
DUMPING OVER EXTERIOR WALL WILL NOT BE ALLOWED 4) DEMOLITION PERMIT SHALL
BE OBTAINED BY A LICENSED WRECKING CONTRACTOR (CLASS C-21) OR A LICENSED
GENERAL CONTRACTOR (CLASS B-1). 5) CONTRACTOR SHALL USE NEGATIVE
PRESSURE MACHINES AND

C. PRODUCT NOTES:
1. ALL PRODUCTS SPECIFIED SHALL BE PROVIDED IN LOCATIONS INDICATED AND
INSTALLED IN STRICT ACCORDANCE WITH THE MANUFACTURER'S PRINTED
INSTRUCTIONS.

2. PROVIDE BLOCKING WITHIN ALL WALLS TO SECURE SHELVING WHERE REQUIRED.

3. GENERAL CONTRACTOR (GC) TO ENSURE THAT ALL APPLIANCES, TO INCLUDE
CONDENSER AND AIR HANDLING UNITS, ARE OPERATIONAL BEFORE HANDING OVER TO
OWNER, ENSURE THAT ALL POWER, WATER AND VENTILATION PROVIDE AS
NECESSARY.

4. GC TO PROVIDE OWNER WITH PROJECT MANUALS AT CLOSE OF JOB INCLUDING ALL
OWNER'S MANUALS AND WARRANTIES FOR ALL EQUIPMENT AND APPLIANCES
INSTALLED WITHIN THE SCOPE OF WORK.

D. POWER AND TELEPHONE NOTES:

1. PROVIDE ALL ELECTRICAL WORK AS INDICATED ON OR IMPLIED BY THE CONTRACT
DOCUMENTS.

2. PROVIDE ALL ELECTRICAL POWER AS REQUIRED BY TELEPHONE COMPANY.
PROVIDE TELEPHONE AND DATA WIRING IN LOCATIONS INDICATED AND ALL
NECESSARY CONDUIT. VOICE WIRING TO BE CAT3, DATA WIRING TO BE CAT6. PATCH
PANEL TO BE PROVIDED IN LOCATION INDICATED. TERMINATIONS TO BE PROVIDED BY
GC AT LOCATIONS INDICATED. TELEPHONE EQUIPMENT TO BE PROVIDED BY OTHERS.

3. ALL ELECTRICAL WORK SHALL BE COORDINATED WITH THE WORK OF OTHER
TRADES.

4. ALL WORK SHALL BE INSTALLED IN STRICT ACCORDANCE WITH THE REQUIREMENT
OF ALL AUTHORITIES HAVING JURISDICTION.

5. ALL ELECTRICAL, SPEAKER, AND TELEPHONE WIRING SHALL BE CONCEALED IN
DRYWALL AND/OR CEILING. INSTALL SPEAKER WIRE IN LOCATIONS INDICATED.
TERMINATIONS AND SPEAKER INSTALLATION ARE BY OTHERS.

6. ALL ELECTRICAL, SPEAKER AND LIGHTING WORK IN CONJUNCTION WITH CABINET
WORK SHALL BE COORDINATED WITH THE MILLWORK CONTRACTOR.

7. REFER TO ELEVATIONS FOR DIMENSIONED LOCATIONS OF SWITCHES, PLATES, AND
OTHER EQUIPMENT.

8. ALL 125-V RECEPTACLES IN GARAGE (INCLUDING ANY CEILING OUTLETS) SHALL HAVE
GFCI PROTECTION.

9. ALL 125-V RECEPTACLES SERVING COUNTER TOP SURFACES IN THE KITCHEN SHALL
HAVE GFCI PROTECTION.

10. ALL 120-V BRANCH CIRCUITS SUPPLYING OUTLETS IN CLOSETS, HALLWAYS,
BEDROOMS AND OTHER HABITABLE ROOMS (EXCEPT KITCHEN) SHALL BE PROTECTED
BY A LISTED ARC-FAULT CIRCUIT INTERRUPTER (AFCI).

11. RECEPTACLE OUTLETS IN HABITABLE ROOMS SHALL BE SPACED 12' O.C. MAXIMUM
AND SHALL BE LOCATED WITHIN 6' OF WALL ENDS, DOOR OPENINGS, AND AT EVERY
2' OR WIDER WALL.

12. RECEPTACLE OUTLETS AT KITCHEN COUNTER-TOPS SHALL BE SPACED AT 4' O.C.
MAXIMUM AND WITHIN 2' OF ENDS/BREAKS OF COUNTERS.

13. PROVIDE AT LEAST ONE OUTDOOR RECEPTACLE OUTLET WITH WEATHER PROOF
COVER AND GFCI AT FRONT AND REAR OF DWELLING UNIT AND AT DECK/BALCONY
(EXCEPTION: DECK/BALCONY WITH USABLE AREA LESS THAN 20 SQ.FT.

14. ALL RECEPTACLE OUTLETS SHALL BE LISTED TAMPER-RESISTANT RECEPTACLE.

15. BATHROOM RECEPTACLES SHALL BE SERVED BY A DEDICATED 20 AMP CIRCUIT.

16. PROVIDE A WALL SWITCHED-CONTROLLED LIGHTING OUTLET ON THE EXTERIOR
SIDE OF OUTDOOR ENTRANCES OR EXITS WITH GRADE LEVEL ACCESS.

E. CEILING & LIGHTING NOTES:

1. CHECK AND VERIFY ALL DIMENSIONS AND CONDITIONS OF EXISTING LIGHTING AT
JOB SITE. CONTRACTOR TO NOTIFY DESIGNER OF ANY DISCREPANCIES IN FIELD.

2. PROVIDE LIGHTING FIXTURES INCLUDING RELATED ELECTRICAL WORK AND
LAMPING OF TYPES AND INSTALL AS PER MANUFACTURER'S WRITTEN INSTRUCTIONS
IN LOCATIONS AS INDICATED ON THE DRAWINGS.

3. SUBMIT CUTS OF ALL LIGHTING FIXTURES FOR DESIGNER'S REVIEW AND APPROVAL
PRIOR TO INSTALLATION.

4. ALL FIXTURES SHALL BE REMOTE SWITCHED UNLESS OTHERWISE NOTED.

E. CEILING & LIGHTING NOTES (CONTINUED):

5. ALL CEILING WORK SHALL BE SQUARE AND LEVEL.

6. PROVIDE CUTOUTS IN CEILING AS REQUIRED FOR NEW CONDUITS.

7. ALL WORK SHALL BE INSTALLED IN STRICT ACCORDANCE WITH THE REQUIREMENTS
OF ALL AUTHORITIES HAVING JURISDICTION AND WITH CEILING MANUFACTURER'S
PRINTED INSTALLATION INSTRUCTIONS.

8. ALL ACCESS PANELS TO BE RECESSED ACCESS DOORS FOR DRYWALL SURFACES.

9. REFER TO DESIGNER OR REFLECTED CEILING PLANS FOR LOCATIONS OF
SPEAKERS. WHERE DIMENSIONED NOT NOTED, GC TO COORDINATE PLACEMENT
WITH DESIGNER.

10. COORDINATE CEILING FRAMEWORK ALL TRADES.

11. ALL REVEALS IN CEILINGS TO BE FRY REGLET EXTRUDED ALUMINUM AS NOTED IN
CEILING DETAILS.

12. REFER TO DESIGN ELEVATIONS FOR DIMENSIONED LOCATIONS OF SWITCHES.
WHERE DIMENSIONED LOCATIONS ARE NOT NOTED, GC TO COORDINATE PLACEMENT
WITH DESIGNER.

F. MILLWORK NOTES:

1. CHECK AND VERIFY ALL DIMENSIONS AND CONDITIONS AT JOB SITE. CONTRACTOR
TO NOTIFY DESIGNER OF ANY DISCREPANCIES IN FIELD.

2. CONTRACTOR SHALL CHECK JOB PROGRESS AND COORDINATE WITH OTHER
TRADES INVOLVED.

3. PERFORM ALL FABRICATION FROM FIELD MEASUREMENT WITH PROVISION FOR
SCRIBING AS REQUIRED TO MEET BUILT-IN CONDITIONS.

4. ALL MILLWORK TO INCLUDE INSTALLATION SHALL BE AWI 'PREMIUM GRADE.

5. ALL WOOD SHALL BE FIRE-RATED IN ACCORDANCE WITH LOCAL FIRE RATING
REGULATIONS.

6. GROUNDS, FURRING, STRAPPING AND BLOCKING SHALL BE FREE FROM KNOTS
WHICH WOULD AFFECT THE STRENGTH OR RENDER NAILING DIFFICULT.

7. ALL MATERIALS FOR WOODWORK SHALL BE THOROUGHLY KILN-DRIED.

8. ALL FINISHED WORK SHALL AS FAR AS PRACTICABLE, BE ASSEMBLED AND FINISHED
IN THE SHOP AND DELIVERED TO THE BUILDING READY TO ERECT IN PLACE.

9. ALL WORK SHALL BE FABRICATED, ASSEMBLED, FINISHED AND ERECTED IN
ACCORDANCE WITH AWI 'PREMIUM GRADE' STANDARDS. SURFACES AND ARISES
SHALL BE TRUE, STRAIGHT, AND FREE FROM ALL MACHINE AND TOOL MARKINGS,
BRUISES, INDENTATIONS, CHIPS OR ABRASIONS.

10. WHERE MEMBERS ARE MITERED OR BUTTED, THEY SHALL BE JOINED AND IN A
MANNER TO INSURE AGAINST THE JOINT OPENING.

11. PROVIDE ALL CABINET DOOR AND SHELVING WORK HARDWARE AS REQUIRED FOR
A COMPLETE INSTALLATION. REFER TO HARDWARE SCHEDULE.

12. AFTER TOTAL COMPLETION OF ERECTION, ALL NAIL HOLES, SCRATCHES AND OPEN
JOINTS SHALL BE FILED AND TOUCHED UP SO AS TO BE INVISIBLE.

13. ALL WHITE LACQUER MDO AND WOOD VENEER PLYWOOD TO RECEIVE SOLID EDGE
BANDING TO CONCEAL LAMINATIONS. EDGE BANDING TO BE 3/8" THICK UNLESS
OTHERWISE NOTED.

14. FLITCHES TO BE MAXIMUM PRACTICABLE WIDTHS AND FULL HEIGHT IN
SEQUENTIAL BOOK MATCH PATTERN. GRAIN DIRECTION ON WALL PANELS AND
CABINET FACES TO BE VERTICAL UNLESS OTHERWISE NOTED.

15. FABRICATE UNITS IN LARGEST PRACTICABLE SECTIONS. ASSEMBLE IN THE SHOP
FOR TRIAL FIT. DISASSEMBLE FOR SHIPMENT AND REASSEMBLE WITH CONCEALED
FASTENERS.

16. MAINTAIN RELATIVE HUMIDITY AND TEMPERATURE DURING FABRICATION,
STORAGE AND FINISHING OPERATIONS MATCHING THAT OF THE AREAS OF
INSTALLATION.

17. FACTORY FINISH ALL ITEMS WHERE POSSIBLE. DEFER FINAL TOUCH-UP, CLEANING
AND POLISHING UNTIL AFTER DELIVERY AND INSTALLATION.

18. PANELING - PROVIDE CONCEALED WOOD BLOCKING AND FRAMING, ANCHORS,
CLIPS, SPLINES, SUPPORTING AND ATTACHING DEVICES. PROVIDE CUT-OUTS TO
RECEIVE ATTACHMENTS, MECHANICAL AND ELECTRICAL WORK AS REQUIRED.

19. MAKE ALL JOINTS HAIRLINE TIGHT, FITTED ACCURATELY AND JOINTED WITH
HARDWOOD SPLINES OR DOWELS, GLUED TOGETHER OR BY OTHER METHOD
APPROVED BY DESIGNER. USE SCREWS, NOT NAILS, FOR FASTENING TO GYPSUM
BOARD.

20. ALL DRAWERS SHALL BE MAXIMUM DEPTH OF THE HOUSE CABINET W/ FULL
EXTENSION, SOFT CLOSING SLIDES, 100 LBS MIN CAPACITY, UNO.

21. ALL CABINET DOORS SHALL HAVE SOFT CLOSING CONCEALED ERO HINGES,
UNO. WHEN THE DOOR OPEN ADJACENT TO A PERPENDICULAR WALL CONTRACTOR
SHALL PROVIDE LIMITER CLIPS TO PREVENT CLASHING DOOR W/ WALL, PROVIDE
HINGE AT MAX 16” O.C.

22. ALL DRAWERS & CABINET DOOR PANELS SHALL BE FITTED W/ (4) FOUR 1/8” THK
CLEAR SELF-ADHESIVE BUMPERS AS EACH CORNER.

23. ALL REVEAL JOINTS

G. GYPSUM BOARD NOTES:

1. GYPSUM BOARD PARTITIONS SHALL TYPICALLY CONSIST OF 2X4 WOOD STUDS AT
16" O.C. WITHOUT EXCEPTION, STUDS SHALL BE FIRMLY ANCHORED TO THE FLOOR
AND CEILING PLATES. THE FLOOR AND CEILING PLATES SHALL IN TURN BE
ANCHORED TO THE FLOOR AND CEILING STRUCTURES WITH TWO CONTINUOUS
BEADS OF ACOUSTIC/FIRE SEALANT BETWEEN SUBSTRUCTURE & RUNNER.

2. ALL GYPSUM BOARD WORK SHALL BE INSTALLED IN STRICT ACCORDANCE WITH
ALL AUTHORITIES HAVING JURISDICTION AND WITH MANUFACTURER'S PRINTED
INSTALLATION INSTRUCTIONS. ALL NEW GYPSUM SURFACES TO BE LEVEL 5
DRYWALL FINISH AND BOARDS TO HAVE TAPERED EDGES.

3. PROVIDE ALL REQUIRED FASTENERS, ANCHORS, ADHESIVES, COMPOUNDS, ETC.
AS INDICATED PER GYPSUM BOARD MANUFACTURE'S STANDARDS AND AS
REQUIRED FOR A COMPLETE INSTALLATION.

4. ALL EXPOSED EDGES AND/OR CORNERS OF GYPSUM BOARD SHALL RECEIVE A
HOT-DIPPED GALVANIZED METAL CORNER BEAD AND ALL EDGES OF A GYPSUM
BOARD ABUTTING OTHER MATERIAL SHALL RECEIVE A HOT-DIPPED GALVANIZED
METAL CASING BEAD, TAPED AND SPACKLED SMOOTH.

5. PROVIDE NEW SPECIAL WATER RESISTANT TYPE GYPSUM BOARD IN ALL WET
LOCATIONS SUCH AS BATHROOMS. PROVIDE CEMENT BOARD SUCH AS DUROCK AT
ALL SHOWER AND BATH AREAS OVER MEMBRANE WATER PROOFING.

6. WALLS SHOWN ALIGNED WITH EXISTING BUILDING CONSTRUCTION SHALL BE
FLUSH AND SMOOTH WITH EXISTING BUILDING CONSTRUCTION UNLESS
OTHERWISE INDICATED.

7. ALL PARTITIONS SHALL BE FURNISHED WITH BASES AS INDICATED IN THE
CONTRACT DOCUMENTS.

8. ALL NEW PARTITIONS SHALL BE TAPED, SPACKLED AND SANDED.

G. GYPSUM BOARD NOTES (CONTINUED):

9. WHERE SPECIFIED, PLYWOOD UNDERLAYMENT TO HAVE STAGGERED JOINTS,
GWB OVERLAY ALSO STAGGERED SO THAT PLYWOOD JOINTS DO NOT TELEGRAPH
THROUGH TO SURFACE OF GWB.

10. AT EXISTING PARTITIONS, CONTRACTOR TO PROBE WALL TO LOCATE STUDS
AND COORDINATE WITH NEW CONSTRUCTION.

11. PROVIDE A FULL SKIM COAT OF COMPOUND AT ALL EXISTING AND NEW GWB
SURFACES THAT ARE NOT SMOOTH AND TRUE.

12. ALL DRYWALL SURFACES ABUTTING FINISH CASEWORK SHALL RECEIVE SKIM
COATING AS REQUIRED TO MAKE SURFACE LEVEL AND PLUMB.

H. SHOP DRAWINGS & SAMPLES:

1. SUBMIT SHOP DRAWINGS FOR DESIGNERS APPROVAL FOR THE FOLLOWING
ITEMS: CABINETRY/MILLWORK, ALL DOOR & WINDOW ASSEMBLIES, ALL METAL
WORK & STRUCTURAL STEEL, TILE LAYOUT DETAILS WITH STARTING POINTS AND
JOINT LAYOUT, CUSTOM CONCRETE, MECHANICAL DUCTWORK, ELECTRICAL WORK, 
GLAZED ASSEMBLIES.

2. CONTRACTOR SHALL SUBMIT THREE SAMPLES OF ALL FINISH MATERIALS,
INCLUDING BUT NOT LIMITED TO, TILE, GLASS, STONE, WOOD VENEER FOR
DESIGNER/OWNER REVIEW. SAMPLES MAY BE REVIEWED ON SITE. SEE PROJECT
MANUAL.

I. HVAC NOTES:

1. CONTRACTOR TO TEST ANY FANS, EXHAUSTS, MECHANICAL EQUIPMENT PRIOR
TO HANDOVER OF PROJECT TO OWNER.

2. NEW DWELLING UNIT SHALL HAVE A MECHANICAL VENTILATION SYSTEM.

J. PAINTING NOTES:

1. ALL AREAS RECEIVING PAINT, AS INDICATED IN FINISH SCHEDULE, SHALL BE
PAINTED IN ACCORDANCE WITH PAINT MANUFACTURE'S WRITTEN INSTRUCTIONS.

2. WALLS SCHEDULED TO BE PAINTED SHALL INCLUDE SURFACES FROM FLOOR TO 
CEILING INCLUDING PILASTERS, FASCIAS, DOORS, BUCKS, REVEALS, AND ALL
SURFACES NOT INCLUDING FLOOR AND CEILINGS.

3. PAINT GYPSUM CEILINGS AND WALLS AS PER FINISH SCHEDULE.

4. PAINT COLORS AND TEXTURES SHALL BE SELECTED AND SPECIFIED IN FINISH
SCHEDULE, AND CONTRACTOR SHALL SUBMIT THREE 18"X18" SAMPLES OF EACH
SELECTED COLOR AND TEXTURE FOR DESIGNERS REVIEW.

5. ALL WALLS AND CEILINGS SHALL BE PROPERLY PREPARED, SPACKLED, SANDED, ETC., 
TO PROVIDE A PERFECTLY SMOOTH SURFACE TO RECEIVE PAINT, SKIM COAT, ETC. AS 
REQUIRED.

6. ALL PAINT SHALL BE WATER BASED PAINT, PROVIDE ONE (1) PRIMER COAT AND
TWO (2) FINISH COATS OF PAINT AS SPECIFIED IN FINISH SCHEDULE.

7. ALL ROOMS TO BE BENJAMIN MOORE AURA, DUNN EDWARDS SUPREMA OR
APPROVED EQUAL. COLORS & FINISH TBD BY DESIGNER.

K. PLUMBING NOTES:

1. PROVIDE ALL PLUMBING ROUGHING AS INDICATED OR IMPLIED BY CONTRACT
DOCUMENTS.

2. ALL FIXTURES AND ACCESSORIES TO BE PROVIDED AND INSTALLED BY
CONTRACTOR AS PER MANUFACTURER'S GUIDELINES. IF CONTRACTOR FINDS THAT 
COMPONENTS OR ITEMS ARE MISSING WHICH ARE REQUIRED FOR THE COMPLETE 
INSTALLATION AS IMPLIED IN THE CONTRACT DOCUMENTS THE GC SHALL NOTIFY THE 
DESIGNER IMMEDIATELY FOR COORDINATION.

3. PLUMBING WORK SHALL BE COORDINATED WITH ALL OTHER TRADES.

4. INSTALL FIXTURES, LINES OR PIECES OF THE APPROVED ALL VALVES AS INDICATED 
ON THE DRAWINGS OR AS MAY BE REQUIRED FOR THE PROPER CONTROL OF THE 
VARIOUS APPARATUS AND PIPELINES SO THAT ANY OF THE FIXTURE, LINES OR PIECES 
OF APPARATUS MAY BE CUT OFF FOR REPAIR WITHOUT INTERFERING OR 
INTERRUPTING SERVICE TO THE REST OF THE PROJECT. ALL VALVES SHALL BE 
DESIGNED FOR REPACKING WHEN WIDE OPEN UNDER PRESSURE.

5. BEFORE BEING COVERED UP OR BUILT IN, ALL PIPING SHALL BE TESTED AS
REQUESTED BY THE AUTHORITIES HAVING JURISDICTION AND WITNESS BY THE
OWNER, DESIGNER AND OR BUILDING ENGINEER.

6. DIVERSION OF PLUMBING SHALL NOT INTERRUPT DRAINAGE SERVICE IN ANY WAY.

7. REMOVE ANY DORMANT PIPES DISCOVERED.

8. CONTRACTOR TO ENSURE THAT ANY EXISTING PIPES ARE IN GOOD CONDITION OR 
REMEDY OR REPLACE EXISTING PIPES.

9. IDENTIFY ALL ITEMS REQUIRING SERVICE ACCESS AND PROVIDE APPROVED TYPE 
ACCESS DOORS. SUCH LOCATIONS TO BE COORDINATED AND APPROVED BY DESIGNER. 
ACCESS DOOR TO BE RECESSED FOR DRYWALL SURFACES.

10. IF REQUIRED A NEW WATER METER SHALL BE INSTALLED TO MEET CAPACITY OF THE 
NEW DOMESTIC AND SPRINKLER CAPACITY DEMANDS.

11. WATER METERS SHALL BE PLACED NEAR THE PROPERTY LINE AND OUT OF THE 
DRIVEWAY APPROACH WHENEVER POSSIBLE.

12. THE WATER METER BOX MUST BE PURCHASED FORM THE CITY AND MUST HAVE A 
TRAFFIC RATED LID IF THE BOX IS LOCATED IN THE DRIVEWAY.

L. WOOD FLOORING NOTES:

1. GENERAL STANDARDS TO COMPLY WITH RECOMMENDATIONS OF NATIONAL
FLOORING MANUFACTURER'S ASSOCIATION (NOFMA).

2. FLOORING TO BE INSTALLED AS SPECIFIED IN FINISH SCHEDULE AND AS PER
MANUFACTURER'S WRITTEN INSTALLATION INSTRUCTIONS.

3. PROTECT FLOORING FROM EXCESSIVE MOISTURE IN SHIPMENT, STORAGE AND
HANDLING. DELIVER IN UNOPENED CARTONS OR BUNDLES AND STORE IN A DRY
PLACE WITH ADEQUATE AIR CIRCULATION. DO NOT DELIVER MATERIAL TO BUILDING 
UNTIL WET WORK SUCH AS CONCRETE HAVE BEEN COMPLETED AND CURED TO A 
CONDITION OF EQUILIBRIUM.

4. PROVIDE MOCK-UP OF WOOD 4'X4' SQUARE ON SITE (TO BE REPLACED WITH FINAL 
FLOORING) FOR DESIGNER AND OWNER REVIEW AND APPROVE.

5. WHERE THE SUBFLOOR IS NOT LEVEL, THE CONTRACTOR SHALL TAKE MEASURES TO 
LEVEL THE SUBSTRATE WITHOUT AFFECTING THE INSTALLATION OF FLOOR.

6. GRAIN/BOARD DIRECTION SHALL BE INDICATED ON FLOOR PLAN.

7. CONTRACTOR SHALL PROVIDE MANUFACTURER RECOMMENDED VAPOR BARRIER 
OVER SUBFLOOR THROUGHOUT PROJECT AND PROVIDE 1/4" FLOOR UNDERLAYMENT

8. CONTRACTOR SHALL STORE WOOD FLOOR ON SITE FOR MINIMUM OF TWO WEEKS TO 
ALLOW WOOD TO ACCLIMATE PRIOR TO INSTALLATION. BOARDS SHALL BE SPACED OUT 
TO ALLOW AIR FLOW ACROSS ALL FACES OF EACH BOARD.

9. ADHESIVE AND FASTENING AGENTS USED TO INSTALL FLOORING SHALL BE
MANUFACTURER APPROVED ONLY.

10. CONTRACTOR SHALL COORDINATE AND ALLOW FOR (IF ANY) THERMAL EXPANSION 
TO PREVENT PLANKS FROM BUCKLING.

L. WOOD FLOORING NOTES (CONTINUED):

11. BOARDS SHALL BE A MINIMUM OF 60" IN LENGTH AND SHALL NOT ACCOUNT FOR 
MORE THAN 25% OF THE BOARD MIX. REMAINING MIX OF BOARDS SHALL BE AT MINIMUM 
25% 5'-8', 25% 8'-10' & 25% 10'-0" AND LONGER.

12. SEE FINISH AND MATERIAL SCHEDULE FOR MORE INFORMATION.

M. DOOR NOTES:

1. ALL DOORS TO BE 1-3/4" SOLID LUMBER CORE FLUSH BIRCH VENEER DOORS W/ 'A' 
FACE ON BOTH SIDES OR APPROVED EQUAL. DOORS IN EXCESS OF 36" IN WIDTH 
AND/OR 96" IN HEIGHT SHALL BE 2" IN THICKENSS.

2. DOORS SHALL BE MANUFACTURED BY WEYERHAEUSER, ALGOMA OR EGGERS
HARDWOOD PRODUCTS CORP., OR OTHER APPROVED EQUALS.

3. DOORS WHEN INSTALLED SHALL NOT BOW OR BECOME OUT OF PLANE. ALL DOORS 
SHALL BE FABRICATED TO ACCOMODATE SELF WEIGHT AND THE DISTRIBUTION OF 
WEIGHT SPECIFIC TO OPERATION AND ATTACHMENT OF ASSIGNED HARDWARE EACH 
DOOR.

4. ALL DOOR STOPS SHALL BE LOCATED IN THE FIELD W/ DESIGNER & OWNER PRIOR TO 
INSTALLATION.

N. GLASS NOTES:

1. ALL GLASS SHALL BE SIZE CRITICAL BASED ON FIELD DIMENSIONS

2. ALL GLASS, UON, SHALL BE WATER WHITE GLASS AND TEMEPRED WHERE REQUIRED 
BY CODE

O. LANDSCAPE & LANDSCAPE IRRIGATION NOTES:

1. ALL LANDSCAPE IRRIGATION BACKFLOW DEVICES MUST MEET CURRENT
JURISDICTION'S REQUIREMENTS FOR PROPER INSTALLATION.

P. FIRE PROTECTION NOTES:

1. SMOKE ALARMS SHALL BE INSTALLED INSIDE ALL BEDROOMS, ON THE CEILING OR 
WALL OUTSIDE OF EACH BEDROOM AND IN EVERY STORY.

2. CARBON MONOXIDE ALARMS SHALL BE INSTALLED IMMEDIATELY OUTSIDE OF ALL 
BEDROOMS AND ON EVERY LEVEL

3. CARBON MONOXIDE ALARMS SHALL RECEIVE THEIR PRIMARY POWER FROM THE 
BUILDING WIRING, SHALL BE EQUIPPED WITH A BATTERY BACKUP AND
INTERCONNECTED

Q. SOUND TRANSMISSION NOTES:

1. IN GROUP R OCCUPANCIES, WALL AND FLOOR- CEILING ASSEMBLIES SEPARATING 
DWELLING UNITS OR GUEST ROOMS FROM EACH OTHER AND FROM PUBLIC SPACE 
SUCH AS INTERIOR CORRIDORS AND SERVICE AREAS SHALL PROVIDE AIRBORNE SOUND 
INSULATION FOR WALLS, AND BOTH AIRBORNE AND IMPACT SOUND INSULATION FOR 
FLOOR-CEILING ASSEMBLIES. ALL SUCH SEPARATING WALLS AND FLOOR-CEILING 
ASSEMBLIES SHALL PROVIDE AN AIRBORNE SOUND INSULATION EQUAL TO THAT 
REQUIRED TO MEET A SOUND TRANSMISSION CLASS (STC) OF 50 (DN OF 45 IF FIELD 
TESTED). ALL SEPARATING FLOOR-CEILING SHALL PROVIDE IMPACT SOUND INSULATION 
EQUAL TO THAT REQUIRED TO MEET AN IMPACT INSULATION CLASS (IIC) OF 50 (FIIC OF 
45 IF FIELD TESTED). (1207.6.1, 1207.7, 1207.8)

D. ALL RIGID CONDUITS, DUCTS, PLUMBING PIPES, AND APPLIANCE VENTS LOCATED IN 
SOUND ASSEMBLIES SHALL BE ISOLATED FROM THE BUILDING CONSTRUCTION BY 
MEANS OF RESILIENT SLEEVES, MOUNTS, OR A MINIMUM 1/4" THICK APPROVED 
RESILIENT MATERIAL. VENTS LOCATED IN SOUND ASSEMBLIES SHALL BE ISOLATED 
FROM THE BUILDING CONSTRUCTION BY MEANS OF RESILIENT SLEEVES, MOUNTS, OR A 
MINIMUM 1/4" THICK APPROVED RESILIENT MATERIAL.

E. AN APPROVED PERMANENT, AND RESILIENT ACOUSTICAL SEALANT SHALL BE 
PROVIDED ALONG THE JOINT BETWEEN THE FLOOR AND THE SEPARATION WALLS. 
FLOOR-CEILING ASSEMBLIES SHALL BE SEALED, LINED OR INSULATED WITH 
________________________ .

F. CARPETS OR SIMILAR SURFACE MATERIAL WHICH ARE PART OF THE FLOOR-CEILING 
ASSEMBLY MUST BE INSTALLED AND INSPECTED BEFORE THE CERTIFICATE OF 
OCCUPANCY IS ISSUED AND MAY BE REPLACED ONLY BY OTHER FLOOR COVERING 
THAT PROVIDES THE REQUIRED IMPACT SOUND INSULATION. (1207.8)

G. METAL VENTILATING AND CONDITIONED AIR DUCTS LOCATED IN SOUND ASSEMBLIES 
SHALL BE LINED. (EXCEPTION: DUCTS SERVING ONLY EXIT WAYS, KITCHEN COOKING 
FACILITIES, AND BATHROOMS NEED NOT BE LINED).

H. MINERAL FIBER INSULATION SHALL BE INSTALLED IN JOIST SPACES WHENEVER A 
PLUMBING PIPING, OR DUCT PENETRATES A FLOOR-CEILING ASSEMBLY OR WHERE 
SUCH UNIT PASSES THROUGH THE PLANE OF THE FLOOR-CEILING ASSEMBLY FROM 
WITHIN A WALL. THE INSULATION SHALL BE INSTALLED TO A POINT 12" BEYOND THE PIPE 
OR DUCT. THIS REQUIREMENT IS NOT APPLICABLE TO FIRE SPRINKLER PIPE, GAS LINE 
OR ELECTRICAL CONDUIT.

I. ELECTRICAL OUTLET BOXES IN OPPOSITE FACES OF SEPARATION WALLS SHALL BE 
SEPARATED HORIZONTALLY BY 24" AND NOTE THAT BACK AND SIDES OF BOXES WILL BE 
SEALED WITH 1/8" RESILIENT SEALANT AND BACKED BY A MINIMUM OF 2" THICK MINERAL 
FIBER INSULATION. (TV, TELEPHONE AND INTERCOM OUTLETS MUST BE INSTALLED IN 
BOXES ACCORDINGLY.)

J. THE ENTRANCE DOORS TO RESIDENTIAL UNITS FROM INTERIOR CORRIDORS ARE 
REQUIRED TO HAVE A MINIMUM STC RATING OF 26. (LAMINATED 1 3/8" SOLID-CORE 
DOORS WITH RESILIENT STOPS AND GASKETS OR 18 GAUGE INSULATED STEEL SLAB 
DOORS WITH COMPRESSION SEALS ALL AROUND, INCLUDING THRESHOLDS WILL MEET 
THIS REQUIREMENT).

K. WALL MOUNTED LAVATORIES AND TOILETS ARE NOT PERMITTED IN SOUND RATED 
PARTITIONS.

L. ELECTRICAL PANELS ARE NOT PERMITTED IN SOUND RATED PARTITIONS.

2. THE BUILDING IS LOCATED WHERE THE ANNUAL LDN OR CNEL EXCEEDS 60 DB. 
PROVIDE ACOUSTICAL ANALYSIS SHOWING THAT THE PROPOSED DESIGN WILL ACHIEVE 
PRESCRIBED ALLOWABLE INTERIOR LEVEL, OR SHOW COMPLIANCE WITH PRESCRIPTIVE 
BUILDING STANDARDS OF P/BC 2017-074. (1207.11.3, 1207.11.1)

R. LADBS SINGLE FAMILY DWELLING/DUPLEX GENERAL NOTES:

1. THE CONSTRUCTION SHALL NOT RESTRICT A FIVE FOOT CLEAR AND UNOBSTRUCTED 
ACCESS TO ANY WATER OR POWER DISTRIBUTION FACILITIES (POWER POLES, PULL-
BOXES, TRANSFORMERS, VAULTS, PUMPS, VALVES, METERS, APPURTENANCES, ETC.) 
OR TO THE LOCATION OF THE HOOK-UP. THE CONSTRUCTION SHALL NOT BE WITHIN TEN 
FEET OF ANY POWER LINES-WHETHER OR NOT THE LINES ARE LOCATED ON THE 
PROPERTY. FAILURE TO COMPLY MAY CAUSE CONSTRUCTION DELAYS AND/OR
ADDITIONAL EXPENSES.

2. AN APPROVED SEISMIC GAS SHUTOFF VALVE WILL BE INSTALLED ON THE FUEL GAS 
LINE ON THE DOWNSTREAM SIDE OF THE UTILITY METER AND BE RIGIDLY CONNECTED 
TO THE EXTERIOR OF THE BUILDING OR STRUCTURE CONTAINING THE FUEL GAS 
PIPING. (PER ORDINANCE 170,158) (SEPARATE PLUMBING PERMIT IS REQUIRED).

3. PLUMBING FIXTURES ARE REQUIRED TO BE CONNECTED TO A SANITARY SEWER OR 
TO AN APPROVED SEWAGE DISPOSAL SYSTEM (R306.3).

4. KITCHEN SINKS, LAVATORIES, BATHTUBS, SHOWERS, BIDETS, LAUNDRYTUBS AND 
WASHING MACHINE OUTLETS SHALL BE PROVIDED WITH HOT AND COLD WATER AND 
CONNECTED TO AN APPROVED WATER SUPPLY (R306.4).

5. BATHTUB AND SHOWER FLOORS, WALLS ABOVE BATHTUBS WITH A SHOWERHEAD, 
AND SHOWER COMPARTMENTS SHALL BE FINISHED WITH A NONABSORBENT SURFACE. 
SUCH WALL SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 6 FEET ABOVE 
THE FLOOR (R307.2).

R. LADBS SINGLE FAMILY DWELLING/DUPLEX GENERAL NOTES (CONTINUED):

6. PROVIDE ULTRA-LOW FLUSH WATER CLOSETS FOR ALL NEW CONSTRUCTION. 
EXISTING SHOWER HEADS AND TOILETS MUST BE ADAPTED FOR LOW WATER 
CONSUMPTION. 

7. PROVIDE (70) (72) INCH HIGH NON-ABSORBENT WALL ADJACENT TO SHOWER AND 
APPROVED SHATTER-RESISTANT MATERIALS FOR SHOWER ENCLOSURE.

8.. WATER HEATER MUST BE STRAPPED TO WALL. (SEC. 507.3, LAPC)

9. SMOKE DETECTORS SHALL BE PROVIDED FOR ALL DWELLING UNITS INTENDED FOR 
HUMAN OCCUPANCY, WHERE A PERMIT IS REQUIRED FOR ALTERATIONS, REPAIRS, OR 
ADDITIONS. (R314.2)

10. WHERE A PERMIT IS REQUIRED FOR ALTERATIONS, REPAIRS OR ADDITIONS, 
EXISTING DWELLINGS OR SLEEPING UNITS THAT HAVE ATTACHED GARAGES OR FUEL-
BURNING APPLIANCES SHALL BE PROVIDED WITH A CARBON MONOXIDE ALARM IN 
ACCORDANCE WITH SECTION R315.2. CARBON MONOXIDE ALARMS SHALL ONLY BE 
REQUIRED IN THE SPECIFIC DWELLING UNIT OR SLEEPING UNIT FOR WHICH THE PERMIT 
WAS OBTAINED. (R315.2.)

11. EVERY SPACE INTENDED FOR HUMAN OCCUPANCY SHALL BE PROVIDED WITH 
NATURAL LIGHT BY MEANS OF EXTERIOR GLAZED OPENINGS IN ACCORDANCE WITH 
SECTION R303.1 OR SHALL BE PROVIDED WITH ARTIFICIAL LIGHT THAT IS ADEQUATE
TO PROVIDE AN AVERAGE ILLUMINATION OF 6 FOOTCANDLES OVER THE AREA OF THE 
ROOM AT A HEIGHT OF 30 INCHES ABOVE THE FLOOR LEVEL. (R303.1)
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111 SF
BEDROOM

135 SF
LIVING

92 SF
BEDROOM

121 SF
KITCHEN

152 SF
LIVING / KIT.

65 SF
BEDROOM

99 SF
BEDROOM

104 105 106

100

101102103

EGRESS DOOR

EGRESS DOOR

EXIT DOOR

(E) EXIT 
ACCESS DOOR

529 SF
UNIT A

673 SF
UNIT B

1-HR CORRIDOR

EXIT DISCHARGE

20-MIN DOOR

3' - 3"

20-MIN DOOR

20-MIN DOOR

1-HR CORRIDOR

(E) EXIT STAIR

673 SF
UNIT B

200 SF PER OCC.
3 OCCUPANTS

2 EXIT REQUIRED

529 SF
UNIT A

200 SF PER OCC.
2 OCCUPANTS

2 EXIT REQUIRED

4'
 - 

1"

4' - 8"

CBC 1030.1 EXCEPTION 6

Within individual dwelling and sleeping units in Groups R-2 and R-3, where 
the building is equipped throughout with an automatic sprinkler system 
installed in accordance with Section 903.3.1.1, 903.3.1.2 or 903.3.1.3, 
sleeping rooms in basements shall not be required to have emergency 
escape and rescue openings provided that the basement has one of the 
following:

6.1. One means of egress and one emergency escape and rescue opening. 

6.2. Two means of egress.

6.3. In Group R-2.2 occupancies a certified fire escape is acceptable as a 
secondary means of egress for existing buildings for this section of the 
code.
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1/8" = 1'-0"EGRESS AND NATURAL VENTILATION OPENINGS 1

WINDOW

100

101

102

103

104

105

106

NATURAL LIGHT

121 SF X 0.08 = 9.68 SF REQUIRED
GLAZED AREA PROVIDED = 10.08 SF

152 SF X 0.08 = 12.16 SF REQUIRED
GLAZED AREA PROVIDED = 12.22 SF

65 SF X 0.08 = 5.20 SF REQUIRED
GLAZED AREA PROVIDED = 7.94 SF

99 SF X 0.08 = 7.92 SF REQUIRED
GLAZED AREA PROVIDED = 9.78 SF

111 SF X 0.08 = 8.88 SF REQUIRED
GLAZED AREA PROVIDED = 9.78 SF

132 SF X 0.08 = 10.80 SF REQUIRED
GLAZED AREA PROVIDED = 11.00 SF

92 SF X 0.08 = 7.36 SF REQUIRED
GLAZED AREA PROVIDED = 7.94 SF

VENTILATION

121 SF X 0.04 = 4.84 SF REQUIRED
OPENABLE AREA PROVIDED = 5.04 SF

152 SF X 0.04 = 6.08 SF REQUIRED
OPENABLE AREA PROVIDED = 6.11 SF

65 SF X 0.04 = 2.60 SF REQUIRED
OPENABLE AREA PROVIDED = 3.97 SF

99 SF X 0.04 = 3.96 SF REQUIRED
OPENABLE AREA PROVIDED = 4.89 SF

111 SF X 0.04 = 4.44 SF REQUIRED
OPENABLE AREA PROVIDED = 4.89 SF

132 SF X 0.04 = 5.40 SF REQUIRED
OPENABLE AREA PROVIDED = 5.50 SF

92 SF X 0.04 = 3.68 SF REQUIRED
OPENABLE AREA PROVIDED = 3.97 SF

1/8" = 1'-0"GROUND FLOOR EGRESS 2
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1/8" = 1'-0"SITE PLAN 1

001 PROPERTY LINE
006E (E) TREE
301E (E) CONC CURB. NOT A PART.
302E (E) CONC WALK. NOT A PART.
305E (E) CONC STEPS. NOT A PART.
714E (E) CLAY ROOF TILES. NOT A PART.

KEYNOTES
001 PROPERTY LINE
006E (E) TREE
301E (E) CONC CURB. NOT A PART.
302E (E) CONC WALK. NOT A PART.
305E (E) CONC STEPS. NOT A PART.
714E (E) CLAY ROOF TILES. NOT A PART.
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1/4" = 1'-0"(D) GROUND FLOOR 1

001 PROPERTY LINE
020D (D) WALL
031D (D) WALL
035D (D) DOOR
300E (E) CONC COLUMN TO REMAIN
307D (D) PORTION OF CONC STEM WALL FOR

NEW WINDOW OPENING. SEE STRUCT
DWGS.

307E (E) CONC STEM WALL TO REMAIN
500E (E) STL COLUMN TO REMAIN.
913D (D) EXISTING CASEWORK
2210D (D) TOILET
2212D (D) SINK
2217D (D) SHOWER
2220E (E) AREA DRAIN
2604E RELOCATE EXIST. ELECTRICAL PANEL

NOTE: GC TO VERIFY IN FIELD THAT INTERIOR WALLS ARE NON 
LOAD-BEARING PRIOR TO DEMOLITION.
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EXISTING WALL TO REMAIN (NOT A PART)

NEW WALL, SEE A900 FOR WALL TYPE
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1-HR RATED WALL

WOOD POST PER STRUCT DWGS

WALL TAG. SEE A900 FOR WALL TYPE

DOOR TAG. SEE A900 FOR DOOR TYPE

WINDOW TAG. SEE A900 FOR WINDOW TYPE
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S.

ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO FINISH.

WALL BASE TO BE 4" REVEAL BASE MOLDINGS AT ALL WALLS

GRADE AWAY FROM FOOTINGS, 1% MIN

THE MAIN ELECTRICAL SERVICE PANEL SHALL HAVE A RESERVED SPACE TO ALLOW FOR 
INSTALLATION OF A DOUBLE POLE CIRCUIT BREAKER FOR A FUTURE SOLAR ELECTRIC 
INSTALLATION. THE RESERVED SPACE SHALL BE POSITIONED AT THE OPPOSITE (LOAD) END 
FROM THE INPUT FEEDER LOCATION OR MAIN CIRCUIT LOCATION AND SHALL BE 
PERMANENTLY MARKED AS ‘FOR FUTURE SOLAR ELECTRIC’.” CAL GREEN 4.211.4, ENERGY 
CODE 110.10, LAFD REQUIREMENT NO. 96.

HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE OF 68F AT A 
POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL HABITABLE 
ROOMS AT THE DESIGN TEMPERATURE

FIRE BLOCKING SHALL BE PROVIDED TO CUT OFF ALL CONCEALED DRAFT OPENINGS (BOTH 
VERTICAL AND HORIZONTAL) AND TO FORM AN EFFECTIVE FIRE BARRIER BETWEEN 
STORIES AND BETWEEN A TOP STORY AND THE ROOF SPACE PER R302.11

EDGE FLASHING TO BE 18 GA GALVANIZED SHEET METAL, PAINTED TO MATCH FASCIA

ROOFING MATERIAL TO BE MALARKEY ROOFING, ECOASIS SOL PREMIUM - MESQUITE, 
CLASS-A ROOF COVERING.

ROOF TO HAVE A 3-YEAR AGED SRI VALUE OF AT LEAST 16 OR BOTH A 3-YEAR AGED SOLAR 
REFLECTANCE OF AT LEAST 0.20 AND A THERMAL EMITTANCE OF AT LEAST 0.75. ESR #1475.

IN COMBUSTIBLE CONSTRUCTION, FIREBLOCKING SHALL BE PROVIDED TO CUT OFF ALL 
CONCEALED DRAFT OPENINGS (BOTH VERTICAL AND HORIZONTAL) AND TO FORM 
EFFECTIVE FIRE BARRIER BETWEEN STORIES, AND BETWEEN A TOP STORY AND THE ROOF 
SPACE PER R302.11.

IN COMBUSTIBLE CONSTRUCTION WHERE THERE IS USABLE SPACE OF A FLOOR/CEILING 
ASSEMBLY, DRAFTSTOPS SHALL BE INSTALLED SO THAT THE AREA OF THE CONCEALED 
SPACE DOES NOT EXCEED 1,000 SQUARE FEET. DRAFTSTOPPING SHALL DIVIDE THE 
CONCEALED SPACE INTO APPROXIMATELY EQUAL AREAS PER 302.12.

BUILDINGS SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR 
APPROVED BUILDING IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY LEGIBLE AND 
VISIBLE FROM THE STREET OR ROAD FRONTING THE PROPERTY PER R319.1.

PROTECTION OF WEOOD AND WOOD AGED PRODUCTS SHALL BE PROVIDED IN THE 
LOCATIONS SPECIFIED PER SECTION R317.1 BY 

THE USE OF NATURAL DURABLE WOOD OR WOOD THAT IS PRESERVATIVE-TREATED IN 
ACCORDANCE WITH AWPA U1 FOR THE SPECIES, PRODUCT, PRESERVATIVE AND END USE. 
PRESERVATIVES SHALL BE LISTED IN SECTION 4 OF AWPA U1.

PROVIDE ANTI-GRAFFITI FINISH WITHIN FIRST 9 FEET MEASURED FROM GRADE AT 
EXTERIOR WALLS AND DOORS. 

SHEET NOTES

CBC 1030.1 EXCEPTION 6

Within individual dwelling and sleeping units in Groups R-2 and R-3, where 
the building is equipped throughout with an automatic sprinkler system 
installed in accordance with Section 903.3.1.1, 903.3.1.2 or 903.3.1.3, 
sleeping rooms in basements shall not be required to have emergency 
escape and rescue openings provided that the basement has one of the 
following:

6.1. One means of egress and one emergency escape and rescue opening. 

6.2. Two means of egress.

6.3. In Group R-2.2 occupancies a certified fire escape is acceptable as a 
secondary means of egress for existing buildings for this section of the 
code.

SHEET TITLE:

©2020, JEFF ZBIKOWSKI ARCHITECTURE

ALL DESIGNS, IDEAS, ARRANGEMENTS AND PLANS INDICATED BY 
THESE DRAWINGS ARE THE PROPERTY AND COPYRIGHT OF THE 
ARCHITECT AND SHALL NEITHER BE USED ON ANY OTHER WORK NOR 
BE DISCLOSED TO ANY OTHER PERSON FOR ANY USE WHATSOEVER 
WITHOUT WRITTEN PERMISSION OF THE ARCHITECT.

KEYNOTES

SHEET NUMBER:

DATE:

JOB NUMBER:

SEAL:

PROJECT NAME:

PROJECT ADDRESS:

CLIENT NAME:

ARCHITECT
JEFF ZBIKOWSKI ARCHITECTURE
1810 14TH ST, SUITE 207
SANTA MONICA, CA 90404

REVISIONS:

STRUCTURAL ENGINEER
DKSE
18411 CRENSHAW BLVD, STE 408
TORRANCE, CA 90504

5/5/2020 7:09:02 PM

2343 SCARFF ST
ADUS

BRAD MANAGEMENT
12100 OLYMPIC BLVD #350
LOS ANGELES, CA 90064

2343 SCARFF ST
LOS ANGELES, CA 90007

A120

PROPOSED GROUND
FLOOR PLAN

5.5.2020

1901.1

PERMIT SET

NOT FOR CONSTRUCTION

1/4" = 1'-0"(N) GROUND FLOOR 1

001 PROPERTY LINE
300E (E) CONC COLUMN TO REMAIN
303 NEW CONC. TOPPING SLAB OVER

EXISTING SLAB ON GRADE
305E (E) CONC STEPS. NOT A PART.
307E (E) CONC STEM WALL TO REMAIN
500E (E) STL COLUMN TO REMAIN.
1013 WASHER / DRYER COMBINATION.

PROVIDE POWER, HOT & COLD WATER,
GAS LINE, & DIRECT VENT TO EXTERIOR
OF BUILDING.

1014 WASHER. PROVIDE POWER, HOT & COLD
WATER.

1015 DRYER. PROVIDE POWER, GAS LINE, &
DIRECT VENT TO EXTERIOR OF
BUILDING.

2220E (E) AREA DRAIN



1ST FL FFE
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001001

035D

SCOPE OF WORK

514E

802E

510E

515E

(E) PLASTER WALL

LEGEND

(E) BRICK

DEMOLISHED

A.

B.

C.

D.

E.

F.

ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO 
FINISH.

REPAIR AND REPLACE DAMAGED PLASTER AS NECESSARY. 
PAINT TO MATCH EXISTING FINISH.

REPAIR AND REPLACE DRY ROT AS NECESSARY. PAINT TO 
MATCH EXISTING FINISH. 

REMOVE ALL ANTENNAS THAT ARE NOT IN SERVICE.
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A200

EXISTING FRONT
ELEVATION

5.5.2020

1901.1

PERMIT SET

NOT FOR CONSTRUCTION

001 PROPERTY LINE
035D (D) DOOR
510E (E) STL GUARDRAIL, NOT A PART.
514E (E) STL WINDOW SECURITY GATE, NOT A

PART.
515E (E) MTL ROOF ACCESS LADDER, NOT A PART.
802E (E) WINDOW, NOT A PART.

1/4" = 1'-0"EAST ELEVATION - EXISTING 1



A.

B.

C.

D.

E.

F.

ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO 
FINISH.

REPAIR AND REPLACE DAMAGED PLASTER AS NECESSARY. 
PAINT TO MATCH EXISTING FINISH.

REPAIR AND REPLACE DRY ROT AS NECESSARY. PAINT TO 
MATCH EXISTING FINISH. 

REMOVE ALL ANTENNAS THAT ARE NOT IN SERVICE.

SHEET NOTES

(E) PLASTER WALL

LEGEND

(E) BRICK

DEMOLISHED

1ST FL FFE
+5' - 4"

2ND FL FFE
+15' - 4"

GROUND
+0' - 0"

TOP OF ROOF
+44' - 4"

3RD FL FFE
+25' - 4"

ROOF TOP
+35' - 4"

GROUND FLOOR
-5' - 6"

307D 036D 036D307D 307D
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+5' - 4"

2ND FL FFE
+15' - 4"
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+0' - 0"

TOP OF ROOF
+44' - 4"

3RD FL FFE
+25' - 4"

ROOF TOP
+35' - 4"

GROUND FLOOR
-5' - 6"

307D307D036D036D 307D307D
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EXISTING ELEVATIONS

5.5.2020

1901.1

PERMIT SET

NOT FOR CONSTRUCTION

036D (D) WINDOW
307D (D) PORTION OF CONC STEM WALL FOR NEW

WINDOW OPENING. SEE STRUCT DWGS.

1/4" = 1'-0"(D) NORTH ELEVATION 11/4" = 1'-0"(D) SOUTH ELEVATION 2



A.

B.

C.

D.

E.

F.

ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO 
FINISH.

REPAIR AND REPLACE DAMAGED PLASTER AS NECESSARY. 
PAINT TO MATCH EXISTING FINISH.

REPAIR AND REPLACE DRY ROT AS NECESSARY. PAINT TO 
MATCH EXISTING FINISH. 

REMOVE ALL ANTENNAS THAT ARE NOT IN SERVICE.

SHEET NOTES

(E) PLASTER WALL

LEGEND

(E) BRICK

DEMOLISHED

1ST FL FFE
+5' - 4"
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PROPOSED FRONT
ELEVATION
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PERMIT SET

NOT FOR CONSTRUCTION

001 PROPERTY LINE
035 NEW DOOR - REFER TO DOOR SCHEDULE

A800
305E (E) CONC STEPS. NOT A PART.
510E (E) STL GUARDRAIL, NOT A PART.
514E (E) STL WINDOW SECURITY GATE, NOT A

PART.
515E (E) MTL ROOF ACCESS LADDER, NOT A PART.
802E (E) WINDOW, NOT A PART.
2605 LIGHT FIXTURE - SEE REFLECTED CEILING

PLAN

1/4" = 1'-0"EAST ELEVATION - PROPOSED 1



1ST FL FFE
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GROUND
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TOP OF ROOF
+44' - 4"

3RD FL FFE
+25' - 4"

ROOF TOP
+35' - 4"

GROUND FLOOR
-5' - 6"

2
A300

2
A300

106 105 104

1ST FL FFE
+5' - 4"

2ND FL FFE
+15' - 4"

GROUND
+0' - 0"

TOP OF ROOF
+44' - 4"

3RD FL FFE
+25' - 4"

ROOF TOP
+35' - 4"

GROUND FLOOR
-5' - 6"

2
A300

2
A300

103 102 101 100

2605
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ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO 
FINISH.

REPAIR AND REPLACE DAMAGED PLASTER AS NECESSARY. 
PAINT TO MATCH EXISTING FINISH.

REPAIR AND REPLACE DRY ROT AS NECESSARY. PAINT TO 
MATCH EXISTING FINISH. 

REMOVE ALL ANTENNAS THAT ARE NOT IN SERVICE.

SHEET NOTES

(E) PLASTER WALL

LEGEND

(E) BRICK

DEMOLISHED
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G.
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R.
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ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO FINISH.

WALL BASE TO BE 4" REVEAL BASE MOLDINGS AT ALL WALLS

GRADE AWAY FROM FOOTINGS, 1% MIN

THE MAIN ELECTRICAL SERVICE PANEL SHALL HAVE A RESERVED SPACE TO ALLOW FOR 
INSTALLATION OF A DOUBLE POLE CIRCUIT BREAKER FOR A FUTURE SOLAR ELECTRIC 
INSTALLATION. THE RESERVED SPACE SHALL BE POSITIONED AT THE OPPOSITE (LOAD) END 
FROM THE INPUT FEEDER LOCATION OR MAIN CIRCUIT LOCATION AND SHALL BE 
PERMANENTLY MARKED AS ‘FOR FUTURE SOLAR ELECTRIC’.” CAL GREEN 4.211.4, ENERGY 
CODE 110.10, LAFD REQUIREMENT NO. 96.

HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE OF 68F AT A 
POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL HABITABLE 
ROOMS AT THE DESIGN TEMPERATURE

FIRE BLOCKING SHALL BE PROVIDED TO CUT OFF ALL CONCEALED DRAFT OPENINGS (BOTH 
VERTICAL AND HORIZONTAL) AND TO FORM AN EFFECTIVE FIRE BARRIER BETWEEN 
STORIES AND BETWEEN A TOP STORY AND THE ROOF SPACE PER R302.11

EDGE FLASHING TO BE 18 GA GALVANIZED SHEET METAL, PAINTED TO MATCH FASCIA

ROOFING MATERIAL TO BE MALARKEY ROOFING, ECOASIS SOL PREMIUM - MESQUITE, 
CLASS-A ROOF COVERING.

ROOF TO HAVE A 3-YEAR AGED SRI VALUE OF AT LEAST 16 OR BOTH A 3-YEAR AGED SOLAR 
REFLECTANCE OF AT LEAST 0.20 AND A THERMAL EMITTANCE OF AT LEAST 0.75. ESR #1475.

IN COMBUSTIBLE CONSTRUCTION, FIREBLOCKING SHALL BE PROVIDED TO CUT OFF ALL 
CONCEALED DRAFT OPENINGS (BOTH VERTICAL AND HORIZONTAL) AND TO FORM 
EFFECTIVE FIRE BARRIER BETWEEN STORIES, AND BETWEEN A TOP STORY AND THE ROOF 
SPACE PER R302.11.

IN COMBUSTIBLE CONSTRUCTION WHERE THERE IS USABLE SPACE OF A FLOOR/CEILING 
ASSEMBLY, DRAFTSTOPS SHALL BE INSTALLED SO THAT THE AREA OF THE CONCEALED 
SPACE DOES NOT EXCEED 1,000 SQUARE FEET. DRAFTSTOPPING SHALL DIVIDE THE 
CONCEALED SPACE INTO APPROXIMATELY EQUAL AREAS PER 302.12.

BUILDINGS SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR 
APPROVED BUILDING IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY LEGIBLE AND 
VISIBLE FROM THE STREET OR ROAD FRONTING THE PROPERTY PER R319.1.

PROTECTION OF WEOOD AND WOOD AGED PRODUCTS SHALL BE PROVIDED IN THE 
LOCATIONS SPECIFIED PER SECTION R317.1 BY 

THE USE OF NATURAL DURABLE WOOD OR WOOD THAT IS PRESERVATIVE-TREATED IN 
ACCORDANCE WITH AWPA U1 FOR THE SPECIES, PRODUCT, PRESERVATIVE AND END USE. 
PRESERVATIVES SHALL BE LISTED IN SECTION 4 OF AWPA U1.

PROVIDE ANTI-GRAFFITI FINISH WITHIN FIRST 9 FEET MEASURED FROM GRADE AT 
EXTERIOR WALLS AND DOORS. 

SHEET NOTES

SHEET TITLE:

©2020, JEFF ZBIKOWSKI ARCHITECTURE

ALL DESIGNS, IDEAS, ARRANGEMENTS AND PLANS INDICATED BY 
THESE DRAWINGS ARE THE PROPERTY AND COPYRIGHT OF THE 
ARCHITECT AND SHALL NEITHER BE USED ON ANY OTHER WORK NOR 
BE DISCLOSED TO ANY OTHER PERSON FOR ANY USE WHATSOEVER 
WITHOUT WRITTEN PERMISSION OF THE ARCHITECT.

KEYNOTES

SHEET NUMBER:

DATE:

JOB NUMBER:

SEAL:

PROJECT NAME:

PROJECT ADDRESS:

CLIENT NAME:

ARCHITECT
JEFF ZBIKOWSKI ARCHITECTURE
1810 14TH ST, SUITE 207
SANTA MONICA, CA 90404

REVISIONS:

STRUCTURAL ENGINEER
DKSE
18411 CRENSHAW BLVD, STE 408
TORRANCE, CA 90504

5/5/2020 7:12:43 PM

2343 SCARFF ST
ADUS

BRAD MANAGEMENT
12100 OLYMPIC BLVD #350
LOS ANGELES, CA 90064

2343 SCARFF ST
LOS ANGELES, CA 90007

A300

BUILDING SECTIONS

5.5.2020

1901.1

PERMIT SET

NOT FOR CONSTRUCTION

1/4" = 1'-0"EW SECTION 1 11/4" = 1'-0"NS SECTION 1 2

302E (E) CONC WALK. NOT A PART.
303 NEW CONC. TOPPING SLAB OVER

EXISTING SLAB ON GRADE
303E (E) CONC. SLAB ON GRADE
305E (E) CONC STEPS. NOT A PART.
306E (E) CONC FOOTING. NOT A PART.
307E (E) CONC STEM WALL TO REMAIN
400E (E) BRICK CLAD COLUMN. NOT A PART.
510E (E) STL GUARDRAIL, NOT A PART.
2605 LIGHT FIXTURE - SEE REFLECTED

CEILING PLAN
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EXISTING WALL TO REMAIN (NOT A PART)

NEW WALL, SEE A900 FOR WALL TYPE

DEMOLISHED WALL

1-HR RATED WALL

WOOD POST PER STRUCT DWGS

WALL TAG. SEE A900 FOR WALL TYPE

DOOR TAG. SEE A900 FOR DOOR TYPE

WINDOW TAG. SEE A900 FOR WINDOW TYPE

SMOKE DETECTOR (CEILING MOUNT)

CARBON MONOXIDE DETECTOR (CEILING MOUNT)

BATHROOM EXHAUST FAN

LEGEND
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XXX
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R.

S.

ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO FINISH.

WALL BASE TO BE 4" REVEAL BASE MOLDINGS AT ALL WALLS

GRADE AWAY FROM FOOTINGS, 1% MIN

THE MAIN ELECTRICAL SERVICE PANEL SHALL HAVE A RESERVED SPACE TO ALLOW FOR 
INSTALLATION OF A DOUBLE POLE CIRCUIT BREAKER FOR A FUTURE SOLAR ELECTRIC 
INSTALLATION. THE RESERVED SPACE SHALL BE POSITIONED AT THE OPPOSITE (LOAD) END 
FROM THE INPUT FEEDER LOCATION OR MAIN CIRCUIT LOCATION AND SHALL BE 
PERMANENTLY MARKED AS ‘FOR FUTURE SOLAR ELECTRIC’.” CAL GREEN 4.211.4, ENERGY 
CODE 110.10, LAFD REQUIREMENT NO. 96.

HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE OF 68F AT A 
POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL HABITABLE 
ROOMS AT THE DESIGN TEMPERATURE

FIRE BLOCKING SHALL BE PROVIDED TO CUT OFF ALL CONCEALED DRAFT OPENINGS (BOTH 
VERTICAL AND HORIZONTAL) AND TO FORM AN EFFECTIVE FIRE BARRIER BETWEEN 
STORIES AND BETWEEN A TOP STORY AND THE ROOF SPACE PER R302.11

EDGE FLASHING TO BE 18 GA GALVANIZED SHEET METAL, PAINTED TO MATCH FASCIA

ROOFING MATERIAL TO BE MALARKEY ROOFING, ECOASIS SOL PREMIUM - MESQUITE, 
CLASS-A ROOF COVERING.

ROOF TO HAVE A 3-YEAR AGED SRI VALUE OF AT LEAST 16 OR BOTH A 3-YEAR AGED SOLAR 
REFLECTANCE OF AT LEAST 0.20 AND A THERMAL EMITTANCE OF AT LEAST 0.75. ESR #1475.

IN COMBUSTIBLE CONSTRUCTION, FIREBLOCKING SHALL BE PROVIDED TO CUT OFF ALL 
CONCEALED DRAFT OPENINGS (BOTH VERTICAL AND HORIZONTAL) AND TO FORM 
EFFECTIVE FIRE BARRIER BETWEEN STORIES, AND BETWEEN A TOP STORY AND THE ROOF 
SPACE PER R302.11.

IN COMBUSTIBLE CONSTRUCTION WHERE THERE IS USABLE SPACE OF A FLOOR/CEILING 
ASSEMBLY, DRAFTSTOPS SHALL BE INSTALLED SO THAT THE AREA OF THE CONCEALED 
SPACE DOES NOT EXCEED 1,000 SQUARE FEET. DRAFTSTOPPING SHALL DIVIDE THE 
CONCEALED SPACE INTO APPROXIMATELY EQUAL AREAS PER 302.12.

BUILDINGS SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR 
APPROVED BUILDING IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY LEGIBLE AND 
VISIBLE FROM THE STREET OR ROAD FRONTING THE PROPERTY PER R319.1.

PROTECTION OF WEOOD AND WOOD AGED PRODUCTS SHALL BE PROVIDED IN THE 
LOCATIONS SPECIFIED PER SECTION R317.1 BY 

THE USE OF NATURAL DURABLE WOOD OR WOOD THAT IS PRESERVATIVE-TREATED IN 
ACCORDANCE WITH AWPA U1 FOR THE SPECIES, PRODUCT, PRESERVATIVE AND END USE. 
PRESERVATIVES SHALL BE LISTED IN SECTION 4 OF AWPA U1.

PROVIDE ANTI-GRAFFITI FINISH WITHIN FIRST 9 FEET MEASURED FROM GRADE AT 
EXTERIOR WALLS AND DOORS. 
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ENLARGED PLANS
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PERMIT SET

NOT FOR CONSTRUCTION

1/2" = 1'-0"ENLARGED BATH A102 PLAN 1

1/2" = 1'-0"ENLARGED BATH A104 PLAN 2

1/2" = 1'-0"ENLARGED BATH B103 PLAN 3

1/2" = 1'-0"ENLARGED BATH B106 PLAN 4

1/2" = 1'-0"ENLARGED KITCHEN A100 PLAN 5

1/2" = 1'-0"ENLARGED KITCHEN B100 PLAN 6

500E (E) STL COLUMN TO REMAIN.
913 WV CASEWORK [WD-2]
914 SOLID SURFACE COUNTERTOP
1000 30" REFRIGERATOR
1001 30" GAS RANGE
1002 24" UNDERCOUNTER DISHWASHER
2210 ELONGATED, LOW-FLOW TOILET
2211 SOLID SURFACE COUNTERTOP W/

INTEGRATED SINK
2212 KITCHEN SINK
2213 BATHTUB, SEE SPEC.
2217 DROP-IN FIBERGLASS SHOWERPAN.

PROVIDE HOT & COLD WATER & DRAIN.
2306 BATHROOM EXHAUST FAN ABOVE. FAN

TO BE ENERGY STAR COMPLIANT,
CONTROLLED BY HUMIDISTAT AND
DUCTED TO TERMINATE OUTSIDE OF
BUILDING
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[LT-1] RECESSED 4" LED LIGHT

[LT-2] CEILING MOUNT LED LIGHT

[LT-3] EXTERIOR WALL MOUNT LIGHT

SMOKE DETECTOR

CARBON MONOXIDE DETECTOR

EXIT SIGN
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ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO FINISH.

WALL BASE TO BE 4" REVEAL BASE MOLDINGS AT ALL WALLS

GRADE AWAY FROM FOOTINGS, 1% MIN

THE MAIN ELECTRICAL SERVICE PANEL SHALL HAVE A RESERVED SPACE TO ALLOW FOR 
INSTALLATION OF A DOUBLE POLE CIRCUIT BREAKER FOR A FUTURE SOLAR ELECTRIC 
INSTALLATION. THE RESERVED SPACE SHALL BE POSITIONED AT THE OPPOSITE (LOAD) END 
FROM THE INPUT FEEDER LOCATION OR MAIN CIRCUIT LOCATION AND SHALL BE 
PERMANENTLY MARKED AS ‘FOR FUTURE SOLAR ELECTRIC’.” CAL GREEN 4.211.4, ENERGY 
CODE 110.10, LAFD REQUIREMENT NO. 96.

HEATER SHALL BE CAPABLE OF MAINTAINING A MINIMUM ROOM TEMPERATURE OF 68F AT A 
POINT 3 FEET ABOVE THE FLOOR AND 2 FEET FROM EXTERIOR WALLS IN ALL HABITABLE 
ROOMS AT THE DESIGN TEMPERATURE

FIRE BLOCKING SHALL BE PROVIDED TO CUT OFF ALL CONCEALED DRAFT OPENINGS (BOTH 
VERTICAL AND HORIZONTAL) AND TO FORM AN EFFECTIVE FIRE BARRIER BETWEEN 
STORIES AND BETWEEN A TOP STORY AND THE ROOF SPACE PER R302.11

EDGE FLASHING TO BE 18 GA GALVANIZED SHEET METAL, PAINTED TO MATCH FASCIA

ROOFING MATERIAL TO BE MALARKEY ROOFING, ECOASIS SOL PREMIUM - MESQUITE, 
CLASS-A ROOF COVERING.

ROOF TO HAVE A 3-YEAR AGED SRI VALUE OF AT LEAST 16 OR BOTH A 3-YEAR AGED SOLAR 
REFLECTANCE OF AT LEAST 0.20 AND A THERMAL EMITTANCE OF AT LEAST 0.75. ESR #1475.

IN COMBUSTIBLE CONSTRUCTION, FIREBLOCKING SHALL BE PROVIDED TO CUT OFF ALL 
CONCEALED DRAFT OPENINGS (BOTH VERTICAL AND HORIZONTAL) AND TO FORM 
EFFECTIVE FIRE BARRIER BETWEEN STORIES, AND BETWEEN A TOP STORY AND THE ROOF 
SPACE PER R302.11.

IN COMBUSTIBLE CONSTRUCTION WHERE THERE IS USABLE SPACE OF A FLOOR/CEILING 
ASSEMBLY, DRAFTSTOPS SHALL BE INSTALLED SO THAT THE AREA OF THE CONCEALED 
SPACE DOES NOT EXCEED 1,000 SQUARE FEET. DRAFTSTOPPING SHALL DIVIDE THE 
CONCEALED SPACE INTO APPROXIMATELY EQUAL AREAS PER 302.12.

BUILDINGS SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR 
APPROVED BUILDING IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY LEGIBLE AND 
VISIBLE FROM THE STREET OR ROAD FRONTING THE PROPERTY PER R319.1.

PROTECTION OF WEOOD AND WOOD AGED PRODUCTS SHALL BE PROVIDED IN THE 
LOCATIONS SPECIFIED PER SECTION R317.1 BY 

THE USE OF NATURAL DURABLE WOOD OR WOOD THAT IS PRESERVATIVE-TREATED IN 
ACCORDANCE WITH AWPA U1 FOR THE SPECIES, PRODUCT, PRESERVATIVE AND END USE. 
PRESERVATIVES SHALL BE LISTED IN SECTION 4 OF AWPA U1.

PROVIDE ANTI-GRAFFITI FINISH WITHIN FIRST 9 FEET MEASURED FROM GRADE AT 
EXTERIOR WALLS AND DOORS. 
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EXISTING DOOR SCHEDULE

# LOCATION
DOOR
TYPE

INTERIOR /
EXTERIOR

DOOR SIZE DOOR
CONSTRUCTION

FRAME
MATERIAL FINISH GLAZING COMMENTSWIDTH HEIGHT THICKNESS

GROUND FLOOR
E101 CORRIDOR A INTERIOR 3' - 6" 6' - 8" 0' - 1 3/4" STL STL PTD -
E107 MECH RM A INTERIOR 2' - 8" 6' - 8" 0' - 1 3/4" SCWD STL PTD -

NEW DOOR SCHEDULE

# LOCATION
DOOR
TYPE

INTERIOR /
EXTERIOR

DOOR SIZE
RATING

DOOR
CONSTRUCTION

FRAME
MATERIAL FINISH GLAZING COMMENTSWIDTH HEIGHT THICKNESS

GROUND FLOOR
100 ENTRY A EXTERIOR 3' - 0" 7' - 0" 0' - 1 3/4" 20 MIN STL STL PTD -

A100B CLOSET B INTERIOR 5' - 0" 7' - 0" 0' - 1 3/8" HCWD WD PTD -
A100C ENTRY A INTERIOR 3' - 0" 7' - 0" 0' - 1 3/4" 20 MIN STL STL PTD -
A101A BEDROOM A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -
A101B CLOSET F INTERIOR 7' - 0" 7' - 0" 0' - 1 3/8" HCWD WD PTD -
A102 BATHROOM A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -
A103 EXTERIOR A INTERIOR 3' - 0" 7' - 0" 0' - 1 3/4" SCWD STL PTD -

A103A BEDROOM A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -
A103B CLOSET B INTERIOR 4' - 0" 7' - 0" 0' - 1 3/8" HCWD WD PTD - TWO LEAF SLIDING DOOR
A104 BATHROOM A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -

B100A ENTRY A INTERIOR 3' - 0" 7' - 0" 0' - 1 3/4" 20 MIN STL STL PTD -
B100B CLOSET A INTERIOR 2' - 6" 6' - 8" 0' - 1 3/8" HCWD WD PTD -
B100C ENTRY A INTERIOR 3' - 0" 7' - 0" 0' - 1 3/4" 20 MIN STL STL PTD -
B102 BEDROOM A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -
B103 BATHROOM A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -
B104 CLOSET A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -

B105A BEDROOM A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -
B105B CLOSET E INTERIOR 6' - 0" 7' - 0" 0' - 1 3/8" HCWD WD PTD -
B106 BATHROOM A INTERIOR 2' - 8" 7' - 0" 0' - 1 3/4" SCWD WD PTD -

DOOR NOTES:

1. GLASS DOORS, ADJACENT PANELS AND ALL GLAZED OPENINGS WITHIN 18" OF THE FLOOR SHALL BE OF GLASS APPROVED FOR IMPACT HAZARD, I.E. TEMPERED GLASS.

2. FLUSH BOLTS OR SURFACE BOLTS ARE PROHIBITED ON EXIT DOORS.

3. HAND ACTIVATED DOOR OPENING HARDWARE IS TO BE BETWEEN 34 & 44 INCHES ABOVE THE FLOOR. LATCHING AND LOCKING DOORS THAT ARE HAND ACTIVATED AND IN A PATH OF TRAVEL SHALL 
HAVE LEVER TYPE HARDWARE, PANIC BARS, PUSH-PULL ACTIVATING BARS, OR OTHER HARDWARE THAT PROVIDES PASSAGE WITHOUT GRASPING THE HARDWARE.

4. EXIT DOOR HARDWARE SHALL BE AN APPROVED TYPE TESTED IN ACCORDANCE WITH THE PROCEDURES ESTABLISHED BY CALIFORNIA STATE FIRE MARSHALL STANDARDS 33.2.

5. GLAZED OPENINGS WITH 24" OF THE DOOR LOCK WHEN DOOR IS IN THE CLOSED POSITION SHALL BE FULLY TEMPERED GLASS OR APPROVED BURGLARY-RESISTANT MATERIAL

DEMOLITION WINDOW SCHEDULE

MARK OPERATION
OPENING SIZE

MATERIAL FINISH COMMENTSWIDTH HEIGHT
D102 SLIDER 2' - 11" 1' - 10" ALUM CLEAR ANOD
D103 SLIDER 3' - 11" 1' - 10" ALUM CLEAR ANOD
D104 SLIDER 3' - 10 1/2" 1' - 10" ALUM CLEAR ANOD
D105 SLIDER 3' - 11" 1' - 10" ALUM CLEAR ANOD

NEW WINDOW SCHEDULE

MARK OPERATION
OPENING SIZE

MATERIAL FINISH
DETAIL REFERENCES

COMMENTSWIDTH HEIGHT HEAD JAMB SILL
100 SLIDER 5' - 6" 1' - 10" WD PTD 7/A920 7/A920 8/A920
101 SLIDER 6' - 8" 1' - 10" WD PTD 7/A920 7/A920 8/A920
102 SLIDER 4' - 4" 1' - 10" WD PTD 7/A920 7/A920 8/A920
103 SLIDER 5' - 4" 1' - 10" WD PTD 7/A920 7/A920 8/A920
104 SLIDER 5' - 4" 1' - 10" WD PTD 7/A920 7/A920 8/A920
105 SLIDER 6' - 0" 1' - 10" WD PTD 7/A920 7/A920 8/A920
106 SLIDER 4' - 4" 1' - 10" WD PTD 7/A920 7/A920 8/A920

DEMO DOOR SCHEDULE

# LOCATION
DOOR
TYPE

INTERIOR /
EXTERIOR

DOOR SIZE DOOR
CONSTRUCTION

FRAME
MATERIAL FINISH GLAZING COMMENTSWIDTH HEIGHT THICKNESS

GROUND FLOOR
D100A ENTRY A INTERIOR 3' - 0" 7' - 0" 0' - 1 3/4" STL STL PTD -
D100B ENTRY A INTERIOR 3' - 0" 6' - 8" 0' - 1 3/4" STL STL PTD -
D102A KITCHEN A INTERIOR 2' - 8" 6' - 8" 0' - 1 3/4" SCWD STL PTD -
D102B CLOSET E INTERIOR 5' - 4" 7' - 0" 0' - 1 3/8" HCWD WD PTD - TWO LEAF SLIDING DOOR
D103A KITCHEN A INTERIOR 2' - 8" 6' - 8" 0' - 1 3/4" SCWD STL PTD -
D103B CLOSET E INTERIOR 4' - 0" 7' - 0" 0' - 1 3/8" HCWD WD PTD - TWO LEAF SLIDING DOOR
D105 GARAGE A EXTERIOR 2' - 6" 6' - 8" 0' - 1 3/4" SCWD STL PTD -
D106 GARAGE A EXTERIOR 2' - 6" 6' - 8" 0' - 1 3/4" SCWD STL PTD -

D109A KITCHEN A INTERIOR 2' - 8" 6' - 8" 0' - 1 3/4" SCWD STL PTD -
D109B CLOSET E INTERIOR 5' - 4" 7' - 0" 0' - 1 3/8" HCWD WD PTD - TWO LEAF SLIDING DOOR
D110 GARAGE A EXTERIOR 2' - 6" 6' - 8" 0' - 1 3/4" SCWD STL PTD -
D111 KITCHEN A INTERIOR 2' - 8" 6' - 8" 0' - 1 3/4" SCWD STL PTD -

BNTSWINDOW SCHEDULES

ANTSDOOR SCHEDULES



ONE LAYER 5/8" TYPE X GYPSUM WALLBOARD OR GYPSUM VENEER BASE APPLIED 
PARALLEL OR AT RIGHT ANGLES TO EACH SIDE OF 2 X 4 WOOD STUDS 24" O.C. WITH 6D 
COATED NAILS, 17/8" LONG, 0.0915" SHANK, 1/4" HEADS, 7" O.C. JOINTS STAGGERED 24" 
ON OPPOSITE SIDES. (LOAD-BEARING)ONE LAYER 5/8" TYPE X GYPSUM WALLBOARD OR 
GYPSUM VENEER BASE APPLIED PARALLEL OR AT RIGHT ANGLES TO EACH SIDE OF 2 X 4 
WOOD STUDS 24" O.C. WITH 6D COATED NAILS, 17/8" LONG, 0.0915" SHANK, 1/4" HEADS, 7" 
O.C. JOINTS STAGGERED 24" ON OPPOSITE SIDES. (LOAD-BEARING)

5/8" TYPE 'X' GYP BD, 
BOTH SIDES

WALL INSULATION

2X FRAMING

TYPE DESCRIPTION FIRE RATING STC ASSEMBLY #
1A 2X4 1 HOUR 35-39 GA WP 3510

1B 2X6 1 HOUR 35-39 GA WP 3510

THINSET TILE @ WET LOCATIONS

5/8" 3 1/2" 5/8"
1/4"

3/8"

ONE LAYER 5/8" TYPE X GYPSUM WALLBOARD OR GYPSUM VENEER BASE APPLIED 
PARALLEL OR AT RIGHT ANGLES TO EACH SIDE OF 2 X 4 WOOD STUDS 24" O.C. WITH 6D 
COATED NAILS, 17/8" LONG, 0.0915" SHANK, 1/4" HEADS, 7" O.C. JOINTS STAGGERED 24" 
ON OPPOSITE SIDES. (LOAD-BEARING)ONE LAYER 5/8" TYPE X GYPSUM WALLBOARD OR 
GYPSUM VENEER BASE APPLIED PARALLEL OR AT RIGHT ANGLES TO EACH SIDE OF 2 X 4 
WOOD STUDS 24" O.C. WITH 6D COATED NAILS, 17/8" LONG, 0.0915" SHANK, 1/4" HEADS, 7" 
O.C. JOINTS STAGGERED 24" ON OPPOSITE SIDES. (LOAD-BEARING)

5/8" TYPE 'X' GYP BD, 
BOTH SIDES

WALL INSULATION

2X FRAMING

TYPE DESCRIPTION FIRE RATING STC ASSEMBLY #
2A 2X4 - - -

2B 2X6 - - -

THINSET TILE @ WET LOCATIONS

5/8"
1/4"

3/8"

RESILIENT CHANNELS 16" O.C. ATTACHED AT RIGHT ANGLES TO ONE SIDE OF 2 X 4 WOOD 
STUDS 24" O.C. WITH 11/4" TYPE S DRYWALL SCREWS. ONE LAYER 5/8" TYPE X GYPSUM 
WALLBOARD OR GYPSUM VENEER BASE APPLIED AT RIGHT ANGLES TO CHANNELS WITH 
1" TYPE S DRYWALL SCREWS 8" O.C. WITH VERTICAL JOINTS LOCATED MIDWAY BETWEEN 
STUDS. 3" MINERAL OR GLASS FIBER INSULATION IN STUD SPACE.
OPPOSITE SIDE: ONE LAYER 5/8" TYPE X GYPSUM WALLBOARD OR GYPSUM VENEER 
BASE APPLIED PARALLEL OR AT RIGHT ANGLES TO STUDS WITH 6D CEMENT COATED 
NAILS, 17/8" LONG, 0.0915" SHANK, 15/64" HEADS, 7" O.C. VERTICAL JOINTS STAGGERED 
24" ON OPPOSITE SIDES. (LOAD-BEARING)

5/8" TYPE 'X' GYP BD, 
BOTH SIDES

WALL INSULATION

2X FRAMING

TYPE DESCRIPTION FIRE RATING STC ASSEMBLY #
3A 2X4 1 HOUR 50-54 GA WP 3242

3B 2X6 1 HOUR 50-54 GA WP 3242

RESILIENT CHANNELS

CLCLCL
1/2" PER TYPE 1" 1/2"

TYPE DESCRIPTION FIRE RATING STC ASSEMBLY #
4 2X3 W/ GYP BD - - -

5/8" TYPE 'X' GYP BD

2X FRAMING

FLOOR / ROOF STRUCTURE 
ABOVE WHERE OCCURS

WIRE SUPPORTS WHERE 
REQ'D

T&G WOOD 
FLOORING

1/
2"

1/
4"

4"
 M

AX
.

VA
RI

ES

ACOUSTICAL MAT 
SUBFLOORING

LIGHTWEIGHT CONC 
TOPPING SLAB, 3" MIN.

(E) SLAB ON GRADE

TYPE DESCRIPTION FIRE RATING STC ASSEMBLY #
B S.O.G W/ TOPPING SLAB 1 HOUR - GA FC 5120

RIGID INSULATION, 
WHERE OCCURS

REINFORCING

T&G WOOD 
FLOORING

1/
2"

1/
4"

4"

ACOUSTICAL MAT 
SUBFLOORING

(E) SLAB ON GRADE

TYPE DESCRIPTION FIRE RATING STC ASSEMBLY #
A SLAB ON GRADE 1 HOUR - GA FC 5120
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WALL & FLOOR TYPES

5.5.2020

1901.1

PERMIT SET

NOT FOR CONSTRUCTION

3" = 1'-0"INTERIOR WALL TYPE 1A, 1B, 1C, 1D 1

3" = 1'-0"INTERIOR WALL TYPE 2A, 2B 2

3" = 1'-0"INTERIOR WALL TYPE 3A, 3B 3

3" = 1'-0"NON-RATED CEILING - GYP BD FINISH 4

3" = 1'-0"FLOOR - T&G WOOD FINISH O/ TOPPING SLAB B

3" = 1'-0"FLOOR - T&G WOOD FINISH O/ SLAB ON GRADE A



ALUMINUM THRESHOLD

DOOR SHOE WITH 
INTEGRAL DRIP

SET THRESHOLD IN A BED 
OF SEALANT CONTINUOUS 
ALONG BACK EDGE AND 
BOTH JAMBS

DOOR AS SCHEDULED

THRESHOLD FASTENERS 
SET IN SEALANT

ALUM SILL PAN

SILL END DAM BEYOND

INT EXT

SEALANT WITH CLOSED CELL 
BACKER ROD

SELF ADHERED WP 
MEMBRANE

BUMPER SEAL

FINISHED FLOORING

1/
4"

1/
4"

SWING SIDE

D
IS

T A
N

C
E

H
IN

G
E 

TO
 W

AL
L

FACE OF DOOR JAMB

FINISH FACE OF WALL

HINGE TO WALL DISTANCE SHALL BE:

TYPICAL UNIT INTERIOR DOOR = 4" MIN, UNO
TYPICAL UNIT EXTERIOR DOOR = 5" MIN, UNO
TYPICAL COMMON AREA DOOR = 5" MIN, UNO

5/8" GYP BD

WALL TYPE PER PLAN

WOOD DOOR 
CASING

WOOD DOOR 
FRAME

WOOD DOOR 
PER SCHEDULE

5/8" GYP BD

SHIM AS REQ'D

5/8" GYP BD5/8" GYP BD

WOOD DOOR PER SCHEDULE

SLIDING DOOR SYSTEM

WOOD DOOR CASING

HEADER PER SCHEDULE

C L
5 

1/
2"

4"

6" 4"

VIF

6"
VIF

1/2"

DRIP EDGE

24 GA GALV SHT MTL SILL PAN, 
WELD/SOLDER ALL 
JOINTS/SEAMS

STEP 1.  ATTACH SILL STRIP ALIGNED WITH 
OPENING & EXTEND OUT BEYOND OPENING

STEP 2.  ATTACH JAMB STRIPS EVEN WITH 
OPENING SIDES & ABOVE HEAD & BELOW STRIP

STEP 3. PLACE WINDOW INTO OPENING W/ NAIL 
FIN. OVER SILL & JAMB STRIPS. SEAL W/ 
COMPATIBLE SEALANT. INSTALL HEAD STRIP 
OVER NAIL ON FIN.

STEP 4.  INSTALL MOISTURE BARRIER BEGINNING 
AT THE BOTTOM W/ LAYER 1 SO IT LAYS BENEATH 
THE SILL STRIP. CONTINUE W/ THE ADDITIONAL 
OVERLAPPING LAYERS UP THE WALL OVER THE 
JAMB & HEAD STRIPS

1

2

3
MTL FLASHING W/ DRIP O/ 

EXT TRIM

SELF ADHESIVE WP 
MEMBRANE LAP O/ NAILING FIN

2X WD TRIM, [WD-4]

SHIM AS REQ'D

WD HEADER PER 
STRUCT

4"

SELF ADHESIVE WP MEMBRANE, 
LAP O/ GSM FLASHING

WD WINDOW PER SCHED.

2X FURRING W/ 
RIGID INSULATION

(E) FRAMING

5/8" TYP 'X' GYP BD 

CORNER BEAD

EXTERIOR PLASTER

2 LAYERS, SELF ADHESIVE WP 
MEMBRANE. LAP UNDER & 

OVER WINDOW FLANGE

CONT MOISTURE BARRIER 

5/8" TYP 'X' GYP BD 

(E) CONC. WALL

CORNER BEADWD WINDOW FRAME

2X FURRING

GRADE 

2X FURRING W/ 
RIGID INSULATION

5'
 -

10
 1

/2
" A

.F
.F

.

2'
 -

2"
 R

O
U

G
H

 O
PE

N
IN

G

DOOR

TYP WINDOW
OPENING EQUIP

PROVIDE CONT 
HORIZONTAL 18 GA STRAP 
AT WALLS OVER 12'-0" HIGH

INTERIOR INTERIOR

METAL FRAMED PARTITION PER PLAN,
5/8" TYPE X GYPSUM BOARD, EACH SIDE,
WHERE OCCURS

WD STUD FRAMING AT JAMB

DOOR HINGE SIDE

HOLLOW METAL FRAME, WITH BACK 
BENDS, COORDINATE WIDTH WITH 
PARTITION ASSEMBLY TYPE

WHERE PARTITION CONTINUES

SOUND ATTENUATION BATT, WHERE 
OCCURS

CAULK AS NEEDED, EACH SIDE

D
O

O
R

 O
PE

N
IN

G
 C

EN
TE

R
ED

BE
TW

EE
N

 W
AL

LS
 W

H
EN

AP
PR

O
PR

IA
TE

, S
EE

 P
LA

N

(E) SLAB ON GRADE

RIGID INSULATION, 
WHERE OCCURS

T&G WOOD 
FLOORING

ACOUSTICAL MAT 
SUBFLOORING

LIGHTWEIGHT CONC 
TOPPING SLAB, 3" MIN.

REINFORCING

3/4" PLYWOOD

M
AX

.
7 

3/
4"

(E) SLAB ON GRADE

RIGID INSULATION, 
WHERE OCCURS

T&G WOOD 
FLOORING

ACOUSTICAL MAT 
SUBFLOORING

LIGHTWEIGHT CONC 
TOPPING SLAB, 3" MIN.

REINFORCING

WALL FRAMING

WD. BASE

T&G WOOD 
FLOORING

ACOUSTICAL MAT 
SUBFLOORING

WOOD BASE
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DETAILS
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PERMIT SET

NOT FOR CONSTRUCTION

3" = 1'-0"EXTERIOR DOOR THRESHOLD 1

1" = 1'-0"DOOR JAMB HINGE TO WALL DISTANCE 2

3" = 1'-0"INTERIOR DOOR HEAD (JAMB SIM) 4

3" = 1'-0"INTERIOR SLIDING DOOR HEAD 51 1/2" = 1'-0"CUSTOM SILL PAN 11

3" = 1'-0"WINDOW INSTALLATION & FLASHING 10 3" = 1'-0"WD WINDOW HEAD (JAMB SIM) DETAIL 7

3" = 1'-0"WD WINDOW SILL DETAIL 8

1/4" = 1'-0"TYPICAL WALL & OPENING FRAMING 12 3" = 1'-0"DOOR JAMB PERP TO PARTITION 33" = 1'-0"TOPPING SLAB STEP 63" = 1'-0"TOPPING SLAB STEP AT WALL 9



(E) FLOOR FRAMING

ACOUSTICAL SEALANT & FIRE 
CAULK AS REQ'D

5/8" GYP BD

BLOCKING WHERE REQ'D

BATT INSULATION

(E) BATT INSULATION

A STANDARD SHELF & ROD B DOUBLE SHELF & ROD

SHELF

2' - 0" MIN

3'
 - 

1"
3'

 - 
6"

6'
 - 

7"

2' - 0" MIN

5'
 - 

6"

SHELF

ROD

NOTE:
SEE PLAN FOR CLOSET ROD LOCATIONGS

3" 1' - 0"

3"
5'

 3
" T

O
 F

.F
.

1 3/8" D. CHROME 
POLE

1 X 2 BLK ' G @ 
BRACKET

1 X 2 CLEAT 
@ EACH END

CLOSET POLE BRACKET 
LOCATE @ MID POINT OF EA, 

CLOSET TYP.
BLK ' G AS REQ.

1 X 4 CLEAT

5/8" MDF PAINTED

1 X 3 MDF TRIM

1' - 0"

4" 1 
1/

2"

4"

PROVIDE FINISH AT ALL EXPOSED SURFACES

PROVIDE FINISHED BACK PANEL

PROVIDE (2) ADJUSTABLE SHELVES AT ALL WALL
MOUNTED CABINETS

BACKSPLASH

EXTENDED BACKSPLASH, WHERE OCCURS

COUNTERTOP

DRAWER PER ELEVATIONS

PROVIDE (1) ADJUSTABLE SHELF
AT ALL BASE CABINETS

KICKPLATE FINISHED
TO MATCH CABINET FACE

FIN FLOOR

2' - 0"

SOLID SURFACE 
COUNTER

CUST WV CASEWORK

CL
VANITY
2' - 1"

C L

2'
 - 

8"
4"

DRAWER PULLS, 
OFCI

UNDERMOUNT SINK, 
WHERE OCCURS

CUST PLYWOOD 
DRAWER BOXES

TOE KICK
4"

PLUMBING WHERE 
OCCURS

RESILIENT PAD

RESILIENT PAD

RESILIENT PIPE 
INSULATION

PIPE SUPPORT

PIPE PENETRATIONS

ACOUSTICAL SEALANT

ACOUSTICAL 
SEALANT

GYP BD

VENT

1 
1/

2"

SEE PLANS FOR WALL 
TYPE

MDF BASE,
SIZE & MATERIAL
PER FINISH SCHEDULE

FINISH FLOOR

ACOUSTIC SEALANT

(E) CONC. SLAB
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DETAILS
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PERMIT SET

NOT FOR CONSTRUCTION

3" = 1'-0"WALL TO EXISTING FLOOR ABOVE 1

1/2" = 1'-0"TYPICAL CLOSET SHELVES 2

3" = 1'-0"CLOSET SHELF & POLE 3

3/4" = 1'-0"KITCHEN CABINET SECTION DETAIL 4

1 1/2" = 1'-0"BATH VANITY DETAIL 5

1 1/2" = 1'-0"SOUND TRANSMISSION CONTROL 6

6" = 1'-0"WALL BASE DETAIL 7



UP

N

175' - 7 3/16"10' - 0"  TO CL OF PUBLIC ROW 30' - 6" TO CL OF PUBLIC ROW

S
C

A
R

F
F

 S
T

A
LL

E
Y

EXISTING THREE-STORY MULIFAMILY STRUCTURE

EXISTING 

PORCH 
BELOW

50
' -

 0
"

EXISTING 

LANDSCAPE
(NOT A PART)

ADJACENT BUILDING (NOT A PART)

S
C

O
P

E
 O

F
 W

O
R

K

SCOPE OF WORK

S
C

O
P

E
 O

F
 W

O
R

K

EXISTING 

STAIRS
(NOT A PART)

EXISTING 

LANDSCAPE

EXISTING 

LANDSCAPE

EXISTING PAVERS 

(NOT A PART)

ADJACENT BUILDING (NOT A PART)

APPX REAR YARD SETBACK

18' - 9 11/16"

S
ID

E
 Y

A
R

D
 S

E
T

B
A

C
K

2'
 -

 7
 7

/1
6"

 A
P

P
X

S
ID

E
 Y

A
R

D
 S

E
T

B
A

C
K

2'
 -

 6
 1

3/
16

" 
A

P
P

X

FRONT YARD SETBACK

14' - 4 1/2" APPX

1
A202

7
A202

6
A202

6
A202

1
A201

A.

B.

C.

ALL DIMENSIONS ARE TO FOS OR FOM UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE 
FROM FINISH TO FINISH.

PROVIDE EXPANSION JOINTS AT ALL POINTS 
OF CONTACT BTWN SLAB AND VERTICAL 

SURFACES.
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2

A920

2

A920

EXTERIOR BALCONY

6"
2'

 -
 3

"
11

' -
 7

 3
/4

"
2'

 -
 3

"
6"

7' - 1 1/8" 2' - 3"

510E

3'
 - 

0"

3'
 -

 2
"

3' - 2"

3' - 0"

2

A920

511

3' - 6" 3' - 6"

511

510E

510E

511

1
6
0
.7

°

A.

B.

C.

D.

E.

F.

ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO 

FINISH.

REPAIR AND REPLACE DAMAGED PLASTER AS NECESSARY. 

PAINT TO MATCH EXISTING FINISH.

REPAIR AND REPLACE DRY ROT AS NECESSARY. PAINT TO 

MATCH EXISTING FINISH. 

REMOVE ALL ANTENNAS THAT ARE NOT IN SERVICE.

SHEET NOTES
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1

A920
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511

1000
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3' - 9" 3' - 9"

3' - 9" 3' - 9"

3

A920

3
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8

A920

8

A920

EXTERIOR 
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510
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710E
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715
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PARTIAL FLOOR PLANS
& 3D VIEW

7.29.2019

1901

OHR REVIEW SET

NOT FOR CONSTRUCTION

1/4" = 1'-0"2ND FLOOR PARTIAL PLAN 1

1/4" = 1'-0"3RD FLOOR PARTIAL PLAN 2

008E (E) COLUMN, NOT A PART

510 STL GUARDRAIL, MATCH DESIGN OF (E)
GUARDRAIL AT CENTRAL EXTERIOR LANDING

510E (E) STL GUARDRAIL, NOT A PART.

511 42" GLASS GUARDRAIL

710E (E) EXTERIOR CEMENT PLASTER, PATCH AND
REPAIR AS NECESSARY. PAINT TO MATCH
EXISTING FINISH.

711E (E) EXTERIOR CEMENT PLASTER CORNICE,
NOT A PART.

715 PROVIDE WATERPROOFING AS NECESSARY
AT (E) JULIET BALCONY

1000 MTL ROOF ACCESS LADDER. NOT A PART.

SCARFF ST PERSPECTIVE 3



1ST FL FFE
+5' - 4"

2ND FL FFE
+15' - 4"

GROUND
+0' - 0"

TOP OF ROOF
+44' - 4"

3RD FL FFE
+25' - 4"

9'
 -

 0
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

5'
 -

 4
"

ROOF TOP
+35' - 4"

514D

714E

710E

001

610E

802D

801E

801E

305E

710E

1000

010

714E

711E

011

802D

802D

802E

711E

610E

610E

514E

802E

802D

610E

802D

514D

802D

711E

610E

011

711E

714E

510E

510E

400E

711E

711E

711E

803E

803E

803E

008E

(E) PLASTER WALL

LEGEND

(E) BRICK

DEMOLISHED

A.

B.

C.

D.

E.

F.

ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO 
FINISH.

REPAIR AND REPLACE DAMAGED PLASTER AS NECESSARY. 
PAINT TO MATCH EXISTING FINISH.

REPAIR AND REPLACE DRY ROT AS NECESSARY. PAINT TO 
MATCH EXISTING FINISH. 

REMOVE ALL ANTENNAS THAT ARE NOT IN SERVICE.
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2343 SCARFF ST
RENOVATION

BRAD MANAGEMENT

12100 OLYMPIC BLVD #350

LOS ANGELES, CA 90064

2343 SCARFF ST

LOS ANGELES, CA 90007

A200

EXISTING FRONT
ELEVATION

7.29.2019

1901

OHR REVIEW SET

NOT FOR CONSTRUCTION

001 PROPERTY LINE

008E (E) COLUMN, NOT A PART

010 REMOVE STICKY COVERING ON TRANSOM
GLASS

011 REPAIR DRY ROT AS NECESSARY @
BELVEDERE

305E (E) CONC STEPS. NOT A PART.

400E (E) BRICK CLAD COLUMN, NOT A PART.

510E (E) STL GUARDRAIL, NOT A PART.

514D (D) STL WINDOW SECURITY GATE.

514E (E) STL WINDOW SECURITY GATE, NOT A
PART.

610E (E) WD EAVE BRACKETS, NOT A PART.

710E (E) EXTERIOR CEMENT PLASTER, PATCH AND
REPAIR AS NECESSARY. PAINT TO MATCH
EXISTING FINISH.

711E (E) EXTERIOR CEMENT PLASTER CORNICE,
NOT A PART.

714E (E) CLAY ROOF TILES, NOT A PART.

801E (E) DOOR. REPLACE BROKEN GLASS LITES
AS NECESSARY.

802D (D) WINDOW

802E (E) WOOD SASH, FIXED WINDOW, NOT A
PART.

803E (E) WOOD SASH, FIXED TRANSOM WINDOW,
NOT A PART.

1000 MTL ROOF ACCESS LADDER. NOT A PART.

1/4" = 1'-0"SOUTHEAST ELEVATION - EXISTING 1
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B.
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D.

E.

F.

ALL INTERIOR WALLS TO BE TYPE 1A, UNO

ALL DIMENSIONS ARE TO CLR UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE FROM FINISH TO 
FINISH.

REPAIR AND REPLACE DAMAGED PLASTER AS NECESSARY. 
PAINT TO MATCH EXISTING FINISH.

REPAIR AND REPLACE DRY ROT AS NECESSARY. PAINT TO 
MATCH EXISTING FINISH. 

REMOVE ALL ANTENNAS THAT ARE NOT IN SERVICE.
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2343 SCARFF ST
RENOVATION

BRAD MANAGEMENT

12100 OLYMPIC BLVD #350

LOS ANGELES, CA 90064

2343 SCARFF ST

LOS ANGELES, CA 90007

A201

PROPOSED FRONT
ELEVATION

7.29.2019

1901

OHR REVIEW SET

NOT FOR CONSTRUCTION

001 PROPERTY LINE

008E (E) COLUMN, NOT A PART

010 REMOVE STICKY COVERING ON TRANSOM
GLASS

011 REPAIR DRY ROT AS NECESSARY @
BELVEDERE

305E (E) CONC STEPS. NOT A PART.

400E (E) BRICK CLAD COLUMN, NOT A PART.

510 STL GUARDRAIL, MATCH DESIGN OF (E)
GUARDRAIL AT CENTRAL EXTERIOR LANDING

510E (E) STL GUARDRAIL, NOT A PART.

514E (E) STL WINDOW SECURITY GATE, NOT A
PART.

610E (E) WD EAVE BRACKETS, NOT A PART.

611 WD TRIM TO MATCH HISTORIC PHOTOS.

710E (E) EXTERIOR CEMENT PLASTER, PATCH AND
REPAIR AS NECESSARY. PAINT TO MATCH
EXISTING FINISH.

711E (E) EXTERIOR CEMENT PLASTER CORNICE,
NOT A PART.

713E (E) EXTERIOR CEMENT PLASTER TRIM, NOT A
PART.

714E (E) CLAY ROOF TILES, NOT A PART.

715 PROVIDE WATERPROOFING AS NECESSARY
AT (E) JULIET BALCONY

801E (E) DOOR. REPLACE BROKEN GLASS LITES
AS NECESSARY.

802 WOOD SASH, FIXED WINDOW.

802E (E) WOOD SASH, FIXED WINDOW, NOT A
PART.

803 WOOD SASH, FIXED TRANSOM WINDOW.

803E (E) WOOD SASH, FIXED TRANSOM WINDOW,
NOT A PART.

805 MULTI-LITE, WOOD CASEMENT WINDOW IN
EXISTING WINDOW OPENING.

1000 MTL ROOF ACCESS LADDER. NOT A PART.

2600 ADD 4 LIGHTS TO EXISTING SOCKETS IN
BELVEDERE.

1/4" = 1'-0"SOUTHEAST ELEVATION - PROPOSED 1



TOP OF ROOF
+44' - 4"

802E806800E802E

1' - 11"3' - 5 1/2"3' - 5 1/2"3' - 5 1/2"3' - 5 1/2"3' - 5 1/2"3' - 2"5 1/2"5' - 2"

3 
1/

2"
3'

 -
 4

 1
/2

"

710E

714

TOP OF ROOF
+44' - 4"

802E800E802E

1' - 11"3' - 0"5 1/2"3' - 0"5 1/2"3' - 0"5 1/2"3' - 0"3' - 2"5 1/2"3' - 0"2' - 2"

4'
 -

 1
"

3'
 -

 8
"

710E

5 1/2"3' - 0"5 1/2"

807

714

TOP OF ROOF
+44' - 4"

3'
 -

 8
"

2' - 2" 3' - 2" 5 1/2" 3' - 2" 5 1/2" 3' - 2" 5 1/2" 3' - 2" 2' - 2"

806E 710E

714

TOP OF ROOF
+44' - 4"

1' - 3"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"1' - 10"

3'
 -

 8
"

4'
 -

 1
"

714

806E 710E

TOP OF ROOF
+44' - 4"

3'
 -

 8
"

2' - 2" 3' - 2" 5 1/2" 3' - 2" 5 1/2" 3' - 2" 5 1/2" 3' - 2" 2' - 2"

806E

714

710E

TOP OF ROOF
+44' - 4"

1' - 3"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"5 1/2"3' - 2"1' - 10"

3'
 -

 8
"

4'
 -

 1
"

714

806E 710E

SHEET 

©2019, JEFF ZBIKOWSKI ARCHITECTURE

ALL DESIGNS, IDEAS, ARRANGEMENTS AND PLANS INDICATED BY 
THESE DRAWINGS ARE THE PROPERTY AND COPYRIGHT OF THE 
ARCHITECT AND SHALL NEITHER BE USED ON ANY OTHER WORK NOR 
BE DISCLOSED TO ANY OTHER PERSON FOR ANY USE WHATSOEVER 
WITHOUT WRITTEN PERMISSION OF THE ARCHITECT.

KEYNOTES

SHEET 

DATE:

JOB 

SEAL:

PROJECT 

PROJECT 

CLIENT 

REVISIONS:

8/1/2019 10:07:43 AM

2343 SCARFF ST
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BRAD MANAGEMENT

12100 OLYMPIC BLVD #350
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2343 SCARFF ST

LOS ANGELES, CA 90007

A202

PENTHOUSE
ELEVATION

7.29.2019

1901

OHR REVIEW SET

NOT FOR CONSTRUCTION

1/4" = 1'-0"PROPOSED SOUTHWEST ELEVATION - PENTHOUSE 5

710E (E) EXTERIOR CEMENT PLASTER, PATCH AND
REPAIR AS NECESSARY. PAINT TO MATCH
EXISTING FINISH.

714 REPLACE ROOF FINISH WITH EXISTING
SPARE CLAY TILES.

800E (E) DOOR PER SCHEDULE.

802E (E) WOOD SASH, FIXED WINDOW, NOT A
PART.

806 WOOD HOPPER WINDOW. USE EXISTING
SPARE WINDOW.

806E (E) WOOD HOPPER WINDOW, NOT A PART.

807 MISSING WINDOW

1/4" = 1'-0"EXISTING SOUTHWEST ELEVATION - PENTHOUSE 1

1/4" = 1'-0"EXISTING NORTHWEST & SOUTHWEST ELEVATION - PENTHOUSE 2

1/4" = 1'-0"PROPOSED NORTHEAST ELEVATION - PENTHOUSE 7

1/4" = 1'-0"PROPOSED NORTHWEST & SOUTHWEST ELEVATION - PENTHOUSE 6

1/4" = 1'-0"EXISTING NORTHEAST ELEVATION - PENTHOUSE 3
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May 25 2022 

Hon. Zoning Administrator Theodore Irving 

Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org) 

Dear Mr. Irving, 

This letter serves to amplify and supplement the comments made in writing on April 25 and via 

ZOOM at the public hearing.  Thank you keeping the comment period open for an additional 30 

days.  This is a very important decision which has significant impacts on the St. James Park 

National Register District, the University Park HPOZ and the quality of life for all the residents 

of University Park.       

How a project of this massing, scale, setback, bedroom count, height, and design could have 

reached this level of review and forward progression flies in the face of any fact-based analysis 

of the project’s merits and compliance with the University Park Preservation Plan.  How could 

the applicants have gotten this so wrong and failed to listen to any of the suggestions of the 

University Park HPOZ Board?   Perhaps a lack of respect, a sense of entitlement, and a 

completely flawed work product from their own hired consultants who impose their own 

standards rather than the City adopted standards that the Preservation Plan carefully sets forth.  

The applicants met with the Board twice.  In March, the applicant unveiled their plans to 

significant negative comment.  As the Board architect summed up the comment,  It is too big for 

the site and too close to the street.  Even if it is pushed back, it still feels like a very big building.  

Steven does not believe that the Four-stories are compatible in any extent.1 

The applicants were urged to go back 

to the Preservation Plan since so many 

of the proposed elements were found 

wanting (massing, scale, setback, lot 

coverage, height.) A great deal of 

discussion involved the requirement to 

meet the setback required by the 

Presrevation Plan, which is the 

prevailing setback of 47 feet.  Two 

 
1 HPOZ Board Minutes, approved, March 16, 2021 

Jean Frost 

2341 Scarff Street 

Los Angeles, CA  90007 

indiejean@att.net 

213 747-2526 
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previous applicants at 2317 and 2323 Scarff Street were able to meet the required setback and 

received Certificates of Compatibility or Appropriateness.  The current applicants were also 

urged to look at the infill building adjacent, at 2317 Scarff Street which met the requirements of 

the Preservation Plan and has a successful project.  OHR staff, Katie Knudson, had provided the 

applicants with another example, the 2007 approved project at 2323 Scarff, to provide some 

guidance to the applicant. 

A note about prevailing:  Prevailing is one of the seminal concepts of the University Park 

Preservation Plan.  It is a unique Plan, the second Plan adopted by the City after a yearlong 

process of hearings.  It was tailored to this HPOZ and drew many of its core concepts from the 

CRA Adams Normandie 4321 Urban Design Program, adopted for this area in 1991 to insure 

compatibility, which had prevailing as a benchmark for review.  The basis of the Plan is the 

question what is prevailing, e.g., the most commonly occurring on the block face on which 

the project is intended.  Here, for example, is a prevailing 47-foot setback.  That is a finite  

measure with a number, not a subjective interpretation.   Regarding massing, the prevailing 

massing is two stories.   One must go to the Preservation Plan Section “Residential Infill” pages  

84 through 103 for detailed and objective guidance on how to create an infill project that meets 

the Preservation Plan standards.  Instead, the applicant hired their own consultants that created 

misleading, confusing and inaccurate guidelines.  For example: The setback per the Plan 

requires: 

12. Respect the prevailing setback, i.e., the most commonly occurring  setback and lot 

coverage of the historic properties on the block face on which the building will be sited.2 

Not, as Kaplan Chen Kaplan uses, a composite of both sides of the street, contributors and non-

contributors.  The Kaplan report (as it does in many areas) shows a complete misunderstanding 

of the setback criteria. As one architect commented to me informally “How could they have 

gotten it so wrong.” 

The Kaplan consultants appear to disingenuously attempt to justify the proposed project ignoring 

what is simply not justifiable based on established City adopted objective criteria  (the 

Preservation Plan.)  How many times regarding height, do they say this proposed building is not 

the highest building on the block to justify this project’s four stories?   

The proposed building is consistent in scale, height and massing with the contributing three-

story 1910 multi-family building at 2343 Scarff street, four parcels to the south of the subject 

site3 

That is NOT even remotely  the criteria for height (per the Preservation Plan):  

 Height should be measured from grade to the highest point on the main roof.  

The prevailing height is the most commonly occurring height on a block face on which a project 

is proposed.  

 
2 University Park Preservation Plan, Section 8.11 Massing and Orientation, page 95, guideline #12. 
3 Kaplan Chen Kaplan “Evaluation of Compatibility Historic Resource Evaluation” 
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A new project should not dominate existing buildings and structures.  

Prevailing lot coverage is defined by the most commonly occurring lot coverage on the block 

and across the street.  

(and on page 93) 

7. If the prevailing height is less than prescribed by code, then a new project should adopt a 

height similar to the prevailing.4 

The December 30 version of the Kaplan report then adds to their earlier report and inserts 

numerous photos of some of the blockiest buildings in the HPOZ ignoring the established criteria 

for assessing height compatibility and compliance with the Preservation Plan.  Yes, there are 

some blocky buildings in the Zone, but the pictures are meaningless and not set on the pertinent 

block face.   

To have a report that is so misleading and so fatuous in the criteria it puts forward, if not 

corrected, may lead a casual observer who has not read the University Park Preservation Plan, to 

accept what is error.  In an attempt to justify what cannot be justified by the facts, the report 

offers bad facts that lead to insupportable conclusions.   

The report’s statement There are many multi-family buildings of 40 to 50 feet tall, both 

contributing and non-contributing buildings, throughout the historical resource of the University 

Park HPOZ. One of the tallest buildings at 50 feet is on the 2300 block of Scarff Street at 2343 

Scarff Street within the historical resources of the University Park HPOZ and the St. James Park 

Historic District  is simply NOT TRUE.5 

Nor is their statement In summary, the analysis of the proposed building design to the University 

Park HPOZ Design Guidelines articulated above show that the proposed building design is in 

conformance with the University Park HPOZ Design Guidelines.6 NOT TRUE 

There are times when a hired gun is not the most reliable resource. Rather, I would embrace the 

considered analysis provided by all four HPOZ Board architects (past and present) John Kaliski, 

John Arnold, Tom Michali  and Steven Fader and the University Park HPOZ Board who found: 

  “I, Mark Malan, move that the recommendation of the University Park HPOZ be to deny this 

project on the basis that it does not comply with the Preservation Plan, generally all of section 8 

for residential infill, specifically in the area of 8.10 Location and Site Design and 8.11 Massing 

and Orientation and does not follow the previously established prevailing setback and heights as 

stated by the Director of Planning in their 2008 ruling on DIR 2008-3375-COA.  Specifically, we 

find the proposed structure to be out of scale with the adjacent properties and the larger context 

of the historic district in the issues of height, massing, setback, and design articulation.  This 

 
4 University Park Preservation Plan  
5 Kaplan Chen Kaplan “Evaluation of Compatibility Historic Resource Evaluation” December 30, 2021, p.16  
6 Ibid., p.13 
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project as presented presents a significant adverse impact to the historic resources of the district:  

The HPOZ, The National Registered District, and the Landmark Properties along Scarff Street.”   

In the public hearing on April 25, applicant Charles Kim dismissed stakeholders’ comment as 

being from “amateur architects and historians”.  This lack of respect has resulted in very little 

effort to meet the requirements of the Preservation Plan.  From the consultation on March 16, 

2021, to Board action on November 16,  2021 the applicant failed miserably to make the serious 

adjustments needed to comply with the Preservation Plan.  And as the City has noted, if the 

project does not comply with the Preservation Plan, then it is NOT CEQA EXEMPT.  

After the Board meeting, consultant Kaplan updates and submits a revised version which again 

misleads when speaking about impacts to the St. James Park National Register District. 

Secondary Impacts  

Perhaps the error began when the applicant checked the box in the EAF (shown below)  that he 

submitted to Planning that this is  not in a National Register District or involve any structures, 

buildings, street lighting systems, spaces sites or components which are designated or may be 

eligible for designation? 

 

The fact that the site is currently vacant does not relieve the obligation to understand that it is in 

the St. James Park National Register District. The applicant in his insistence that this is a vacant 

lot has ignored the specific City directions which he was provided by Planning that historic 

assessments must include: 

3. Evaluation of a proposed project’s impacts to designated or eligible historical 

resource(s) on the project site or in the vicinity.  

• For projects within a historic district, impacts to the district as a whole must be 

considered.  
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• Projects impacting district contributors must also consider impacts to the contributor as 

well as to the district as a whole. 7 

 

And the Preservation Plan urges consideration of the historic pattern of development on the 

parcel and adjacent parcels.  The original historic building was a one and a half story cottage 

Victorian.  It is a quantum leap to go from that historic pattern of development to the project 

currently being proposed.  It is so unfortunate that the development fails to meet the setback, 

break up the mass of the building into modules, 

or provide an articulated front face.  

‘This project has not even perceptibly changed 

since the last presentation.  All of [the board and 

the public’s] comments from the last go around 

remain relevant.  It is too high.  It towers over 

adjacent buildings.  There is no articulation in 

the façade.  It presents as a huge rectangle.  The 

design of it as Prairie Style – it just isn’t.  This 

project looks like a Suburban Motel plopped 

down on this site.  It is too big.  It is inarticulate.  

It is most inappropriate for this street.  What we have here is a rectangular box that is sitting on 

the street and is put so far forward.  Nothing has changed.  Steven was not willing to support this 

in its earlier presented form.  The parking needs to be underground, the height needs to be 

reduced one story, the façade needs to be pushed back [to the Prevailing 47’].  This project as 

presented is totally inappropriate for this district.”   

  Whether you can consider this prairie or 

not (and no reasonable person not on the 

development team has considered this 

prairie), the Board has deliberately not 

gotten into a deep or theoretical 

conversation about style because the basics 

are so wrong (massing, scale setback, 

height, lot coverage.) 

Rearranging the dormers or roof overhang 

will not solve the fundamental issues with 

this design. It is a gigantic 45 bedroom, 

over 20,654 sf building, 40’4” in height, 

40’6” to the parapet, with incompatible lot coverage.   None of this conforms to the Preservation 

Plan requirements.   As architect John Arnold wrote:    Objective Issues: The objective issues that 

concern me are related to the bulk of the building that is squeezing the lot coverage to the 

 
7 REQUIREMENTS FOR HISTORICAL RESOURCES ASSESSMENT REPORTS, OFFICE OF HISTORIC RESOURCES, City of 
Los Angeles 
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maximum. This has obviously been a self-inflicted creation by the developer who is trying to 

maximize the project rents with large 5-bedroom/5-bath units, as well as creating space for 2 

future ADUs in the large “recreation” and “lounge” spaces. Despite all of the above being 

allowed by the LAMC and/or state law, the envelope of the building has made the structure’s 

mass non-compliant with prevailing setback and lot coverage prescriptions outlined in the 

Preservation Plan. This could be mitigated not by reducing density, but by lowering the average 

unit size. 

The applicant has refused to make any of the major changes that could bring this project closer to 

compliance.  Until the applicant does so, he should not be allowed a density bonus because the 

project will severely impact property on the  California Register of Historic Resources (National 

Register listing automatically incudes this on the California Register,)  

SB1818 

Gov’t Code §65915, subdivision (d)(3) reconfirms that the City is not required to approve a 

specific incentive for a project under SB1818 if that incentive (for example, height increase) 

would have an adverse impact on historic resources: 

“Nothing in this subdivision shall be interpreted to require a local government to grant an 

incentive or concession that would have an adverse impact on any real property that is 

listed in the California Register of Historical Resources.” (Gov’t Code §65915, subdivision 

(d)(3).) 

Gov’t Code §65915, subdivision (e)(1) also allows the City to impose development standards 

that mitigate adverse impacts to historic resources. The Preservation Plan was adopted to provide 

development standards that prevent adverse impacts to the historic district, thus the City is 

allowed to impose these standards on development under SB1818. 

“Nothing in this subdivision shall be interpreted to require a local government to waive or reduce 

development standards that would have an adverse impact on any real property that is listed in 

the California Register of Historical Resources, or to grant any waiver or reduction that would be 

contrary to state or federal law.” (Gov’t Code §65915, subdivision (e)(1).) 

Student Housing and the NSO 

Purpose. This section sets forth procedures, guidelines and standards for the establishment of 

"NSO" Neighborhood Stabilization Overlay Districts in areas of the City that are proximate to 

colleges and universities. The purpose of the NSO District is to protect and preserve the existing 

low density housing stock; to maintain and enhance the quality of life of area residents; to 

promote well-planned student housing; to establish regulations that address the negative impacts 

multi-habitable room projects cause; to address inadequate parking; to prevent irreversible 

damage associated with oversized multi-habitable room projects and to help stabilize 
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neighborhoods. The purpose of the NSO District is also to ensure that future Projects are 

designed to be compatible with buildings that are adjacent or across the street.8 

The ZA, based on the record, cannot make the findings required by 12.24.W52 

E.   Findings for Approval. (Amended by Ord. No. 182,095, Eff. 5/7/12.) A decision-maker shall 

not grant a conditional use or other approval specified in Subsections U., V., W., or X. of this 

Section without finding: 

    1.   that the project will enhance the built environment in the surrounding neighborhood or 

will perform a function or provide a service that is essential or beneficial to the community, city, 

or region; 

   2.   that the project's location, size, height, operations and other significant features will be 

compatible with and will not adversely affect or further degrade adjacent properties, the 

surrounding neighborhood, or the public health, welfare, and safety; and 

    3.   that the project substantially conforms with the purpose, intent and provisions of the 

General Plan, the applicable community plan, and any applicable specific plan. 

    The decision-maker shall also make any additional findings required by Subsections U., V., W. 

and X., and shall determine that the project satisfies all applicable requirements in those 

subsections. 

The project will not enhance the built environment in the surrounding neighborhood and 

provides a function that will be of great detriment: the overscale 45-bedroom box like building 

that will place 45 to 90 students circulating on Scarff Street, Portland Street and the unimproved 

non-engineered Victorian era alley in between, featuring blind turns and dangerous access to the 

parking.   

That the project's location, elephantine size, overscale height, ground level parking will not be 

compatible with and will adversely affect or further and degrade adjacent properties, the 

surrounding neighborhood, or and the public health, welfare, and safety is clearly demonstrated.  

The developer’s quip that the NSO is about parking shows he lacks understanding of the need for 

community conservation and stemming displacement of families, a concept foreign to the 

applicant. 

Health and Safety 

In the 2008, 2323 Scarff Street Project approval, the DAA required “that the alley have a 2-foot 

22 wide longitudinal gutter, together with •any necessary removal and reconstruction of existing 

improvements. And   3.A cash payment shall be made in lieu of constructing the above 

improvements satisfactory to the Bureau of Engineering for the cost of the existing alley 

improvements necessary to provide a 20-foot wide alley and the construction of a 2-foot wide 

 
8 SEC. 13.12. "NSO" NEIGHBORHOOD STABILIZATION OVERLAY DISTRICT. 
   (Added by Ord. No. 180,219, Eff. 11/16/08.) 



ZA-2021-6672-DB-CU-CCMP, ENV: 2021-6673-EAF 
 

8 
 

longitudinal gutter, and any related costs taking into consideration the historic nature of the 

area. 

Pursuant to Council File #092395 (Councilmember Ed. P. Reyes), the cash payment shall be 

made only relative to the required alley improvements and said payment shah be made into an 

account(s) established by the Board of Public Works within the Public Works Trust Fund No. 

834-50 for the receipt and deposit of funds identified for the proposed complete green alley 

project for the alley located at the rear of the subject property that provides access to/from 23rd 

Street to the northeast and Portland Street to the northwest- and authorize the City Engineer to 

make any technical corrections or clarifications to this instruction in order to effectuate the 

intent of this Motion. In the event that the applicant posts a bond for future improvements, the 

bond proceeds shall be likewise deposited into the account(s) established within the Public 

Works Trust Fund No. 834-50  for the receipt and deposit of funds identified for the proposed 

complete green alley project noted above. In the event the complete green alley project is 

abandoned, the BOE will utilize the funds to construct the required improvements.” 

 

The alley remains unimproved and is an environmental health and safety issue that needs to be 

addressed when a developer considers introducing 90 students and their guests in the proposed 

project. This applicant repeatedly stated that they have done enough by changing the front yard 

setback to 35 feet.  An applicant that will not hear after (what he has said)  “11 meetings” (only 2 

were with the HPOZ Board) about the negative impacts of this project will remain ignorant until 

his project is denied.    

South Community Plan 

The Project is also inconsistent with policies and goals set forth in the South Los Angeles 

Community Plan.  The Community Plan sets forth that “Projects should contribute to reinforcing 

the distinctive and historical character of the corridors and the residential neighborhoods they 

serve.”  (South LA Community Plan. p. 3-6.)  The Project is incompatible with the historic 

character of the surrounding neighborhood making it inconsistent with Community Plan policy 

LU 4.1.  The Project is also inconsistent with the Community Plan design guidelines, in violation 

of policy LU 4.3, due to its ground level parking.  

During the South Community Plan process, the City planners recognized that the Scarff/ 

Portland/St. James Park parcels were worthy of down zoning to protect the historic character of 

the area and to send a message to ambitious developers not to attempt to squeeze over large 

projects into these graciously appointed historic lots.  Scarff Street, Portland Street and St. James 

Park went  from RD1.5 to RD2 expressly to aid the HPOZ Board in limiting elephantine over- 

scale projects that would result in grave community impacts.  Indeed, there have been a series of 

planning efforts over decades which these developers seek to ignore or overcome.  From 1991, 

there  was the CRA Urban Design program which was he genesis of the “prevailing” concept to 

conserve community character. In 1991 the State approved the St. James Park and Twentieth 

Street  National Register Historic Districts.  In 2000 the area became an HPOZ.  In 2005, with 

community participation, the City adopted the University Park Presrevation Plan.  Developers 
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have successfully worked within these guides in cooperation with the HPOZ Board until now, 

with the 2323 Scarff Street project before you. 

The City also with the community plan update adopted ‘Q’ conditions ((Q)RD2-1XL-HPOZ) 

which state :  

Q Qualified Permanent Conditions of Approval 

On a Unified lots as described in Section V-2B (b) (1) of the South Los Angeles CPIO Ordinance 

for projects on a Unified Lot all buildings shall be designed to maintain the side and rear 

setbacks. A project may not rely on the status of the lots being Unified Lots to waive or modify 

setback, yard area, or any other development standards related to bulk and massing. 

New construction, including additions to existing buildings, on Unified Lots, shall not encroach 

into side and rear yards setbacks. 

CEQA 

The project is a flagrant abuse of the standards set forth by the South Community Plan and the 

HPOZ Preservation Plan.  The project fails to meet the Presrevation Plan objective standards, 

and, as such, has severe and irreparable negative impacts and is not CEQA exempt.  A CE is not 

the vehicle for this project. 

The project will have a demonstrable significant effect on the environment and does not qualify 

under Article III, Class 32 exemption A categorical exemption is not the appropriate level of 

environmental review for a project that is highly discretionary, is in a historically sensitive 

environmental, and meets no established standards. 

The Class 32 “Infill” Categorical Exemption (CEQA Guideline Section 15332), hereafter 

referred to as the Class 32 Exemption, exempts infill development within urbanized areas if it 

meets certain criteria. The class consists of environmentally benign infill projects that are 

consistent with the General Plan and Zoning requirements. This class is not intended for projects 

that would result in any significant traffic, noise, air quality, or water quality impacts. 

There are unusual circumstances creating the reasonable possibility of significant effects which 

prohibits the City from using a CE.  The project may result in damage to scenic resources, 

including, but not limited to, trees, historic buildings, rock outcroppings, or similar resources; a 

CE ignores its unique place in the history of Los Angeles as an area so significant that the State 

after intense scrutiny confirmed its place on the National Register of Historic Places. 

The applicant would have us believe that because this project may not cause de-listing as a 

District, therefore there is no impact; and presses the fact that because it is a vacant lot there is no 

impact.  Nothing could be farther from the truth.  There are both primary and secondary impacts 

to historic resources and the District itself is a historic resource. 

As Historic Presrevation Consultant Mitzi March Mogul wrote: 

One of the reasons that we (Society) have developed mechanisms for preserving, restoring, and 

maintaining properties which have been determined to have historic value is that we recognize 
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that these properties enhance our built environment and contribute to our understanding of 

history and our appreciation of outstanding design. Part of protecting them is controlling the 

nearby environment, be it natural or man-made. The point is not to prevent, only to control. 

Stating that because this is a vacant lot there is no impact is wrong on its face.  Consider the 

streetscape which an infill development affects and the three Victorians to the North, a Prairie 

style Building to the south. There is no question that there are secondary (also known as 

indirect) impacts of the project on adjacent and neighboring historic resources and on the 

University Park HPOZ and the St’ James Park National Register District. The immediate 

surrounding includes three HCMs, at 2309, 2305, and 2327 Scarff Street; and an infill 

development at 2317 Scarff that does meet the requirements of the Preservation Plan. 

This is the expert opinion of a preservation consultant not hired by the applicant.  It also 

conforms to the recognized barometers of what are impacts.  When the SHPO staff toured the 

District they spoke of “stepping back into time” and experiencing a district setting that included 

the importance of streetscape and front yard setbacks.  To have a box like building extrude in 

front of the historic buildings on that block face, would irreparably damage how the historic 

buildings are experienced and provide a sense of place.  The developer at 2317 adhered to that 

premise, and has an infill project that is successful.  The developers of the Norwood Learning 

Village were able to build a 100% affordable project and meet the requirements of the 

Presrevation Plan. 

Here is a typical example of a prairie style building. The proposed building has little of the grace, 

the horizontality, green space, articulation and is two stories.  The proposed building is a four 

story box with a very odd mansard like roof to hide the fourth story. 

 

Let me close with the November 15, 2021 comments to Planner Katie Knudson and the HPOZ 

Board by the architect, Thomas Michali, M2AArchitects, who (with the City Planning, HPOZ 

Board and stakeholders) wrote the Preservation Plan: 

The proposed development is completely out of scale and massing for an infill building in a 

historic district. The developer is manipulating maximum heights and front setbacks to 

accomplish his development goal. This does not meet any preservation standards for infill nor 

the preservation plan. 
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Height: A four story building does not meet the standards for infill. They are trying to use the 

highest historic gable roofs to justify a fourth floor. They also show other project likes St. James 

to provide support to this claim and this is not a contributor building 

Setback: The historic buildings are setback much more than his proposed project. He is trying to 

average nonconforming buildings with less setback to justify his additional mass and floor area. 

Massing: The use of a density bonus in a historic district conflicts with the standards to be 

compatible. The use of smaller setbacks and increased height is just an attempt to justify the 

incompatible massing shown clearly on the 3D views. This project towers and dwarfs the smaller 

historic buildings typical in this historic district. 

I urge the Zoning Administrator to deny the 

density bonus, deny the conditional use, not 

issue a Certificate of Compatibility and also find 

that a CE is not the appropriate environment 

review for  this project as currently proposed.  

The Norwood Village on Oak Street is an 

example of affordable housing that gained 

approval and met the provisions of the 

Presrevation Plan.  We expect no less from for 

profit developers at 2323 Scarff Street.  

 

Sincerely, 

 

Jean Frost 

 Former Board Member and Chair, University Park HPOZ 

Appointed Member CRA Interagency and Community Task Force on Presrevation 

Recipient, Cultural Heritage Commission Achievement in Preservation Excellence Award 

Chair, CRA Adams Normandie PAC 

2341 Scarff Street. LA, CA  90007 

213 747-2526 
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May 26, 2022 
 
Sent Electronically 
 
Hon. Zoning Administrator Theodore Irving  
c/o Rafael Fontes   
City Hall 
200 N. Spring Street 
Los Angeles, CA 90012 
Email: Rafael.Fontes@lacity.org  
 
RE: 2341 Scarff Street 

On behalf of the Los Angeles Conservancy, I am writing to comment on 
the proposed development project at 2341 Scarff Street. These written 
comments are in follow-up to our comments provided at the April 27 
public hearing.   

The Conservancy shares community concerns regarding the 
incompatibility of the proposed development at this site, and as part of 
the University Park HPOZ and the St. James Park Historic District, 
listed in both the California and the National Register of Historic Places. 
While infill development is appropriate for this vacant parcel, it must be 
designed in a way to contribute to the historic district, not detract from 
or overwhelm it due to its bulk and massing. This is the reason why the 
University Park HPOZ Board voted against this proposed project.  

Overall, the scale of the new development is incompatible and does not 
respond to the established, prevailing patterns of the existing buildings, 
setbacks, and fabric of this historic neighborhood. The University Park 
HPOZ Preservation Plan is clear, and presses for infill development that 
respects the historic pattern of development on this and adjacent 
parcels. 

The City has full discretion in this matter, as afforded to it by specific 
provisions stated with SB 1818 and Density Bonuses. Given the clear, 
adverse impacts associated with the proposed development, the 
Conservancy urges the City to exercise its rights under SB 1818 in this 
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case. Specifically, SB 1818 offers the following language and guidance, as adopted by the 
state legislature and governor in 2004: 

Nothing in this subdivision shall be interpreted to require a local government to 
grant an incentive or concession that would have an adverse impact on any real 
property that is listed in the California Register of Historical Resources.” (Gov’t 
Code §65915, subdivision (d)(3).) 

Given that this proposed project is located within the St. James Park Historic District, which 
is listed in the California and National Register, and it will result in an adverse impact, this 
provision of SB 1818 applies. Only the developer and their hired consultant claim this 
project to be compatible. Rather, we hope the City will listen to and take to heart the 
cumulative concerns expressed by the community stakeholders, residents, the University 
Park HPOZ board, the West Adams Heritage Association (WAHA), and the Conservancy, 
among others.  

There is a possible “win-win” here should the developer be willing to redesign the proposed 
project to meet the conditions set forth within the University Park HPOZ Preservation Plan. 
We strongly encourage the City to press for this type of approach and further, to deny the 
conditional use request and Certificate of Compatibility, and make a determination that a 
Categorical Exemption is not warranted or appropriate for this proposal.   

About the Los Angeles Conservancy:  

The Los Angeles Conservancy is the largest local historic preservation organization in the 
United States, with nearly 5,000 members throughout the Los Angeles area. Established in 
1978, the Conservancy works to preserve and revitalize the significant architectural and 
cultural heritage of Los Angeles County through advocacy and education.  

Please do not hesitate to contact me at (213) 430-4203 or afine@laconservancy.org should 
you have any questions or concerns.  

Sincerely, 

 

 
Adrian Scott Fine 
Senior Director of Advocacy  
 
 
CC:  Ken Bernstein, Lambert Giessinger, Shannon Ryan, Office of Historic Resources  

mailto:afine@laconservancy.org


 
 

9401 Wilshire Blvd., 9th Floor 

Beverly Hills, CA 90212-2974 

jriker@ecjlaw.com 

PH: 310.281.6378 

FX: 310.859.2325 

 May 26, 2022 
 
VIA E-MAIL 

Theodore Irving 
Associate Zoning Administrator 
200 North Spring Street, Room 720 
Los Angeles, CA, 90012 
theodore.irving@lacity.org  

 

 

Re: 2323 S. Scarff Street (ZA-2021-6672-CU-CCMP-DB-HCA) 
 
Dear Mr. Irving: 

 Our law firm represents Henry Fan (the ”Applicant”) and 2323 Scarff LA, LLC , owner of 
2323 S. Scarff Street (the “Property”) in the City of Los Angeles (the “City”).  We are writing 
with regard to the above-referenced application for a proposed 4-story (40.5-ft. tall), 10-unit 
Density Bonus apartment project (with one unit set aside for a Very Low Income household), 
utilizing on-menu incentives of a 35% height increase and a 20% open space reduction (the 
“Project”).  A Conditional Use Permit is also required for compliance with the Neighborhood 
Stabilization Overlay (“NSO”) District regulations, and a Certificate of Compatibility (“CCMP”) is 
required for compliance with the requirements of the University Park Historic Preservation 
Overlay Zone (“HPOZ”).   

 At the conclusion of the public hearing to consider this application on April 27, 2022, we 
understand that you decided to hold the record open for at least 30 days to allow submittal of 
additional information.  This letter provides additional information for your consideration – 
specifically, we are writing in regard to the applicability of the State’s Housing Accountability 
Act (“HAA”) on the Project application process.    

Overview of the HAA 

The HAA (Government Code Sec. 65589.5) was originally enacted in 1982 and includes 
recent amendments that curb the capability of local governments to deny, reduce the density 
of, or make infeasible housing development projects in the State of California.   

The key provisions include that an agency “shall” approve a housing development 
project that complies with all “applicable, objective general plan, zoning, and subdivision 
standards and criteria, including design review standards in effect at the time the application 
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was deemed complete.”1  Objective standards are defined in the HAA as those “that involve no 
personal or subjective judgment by a public official and being uniformly verifiable by reference 
to an external and uniform benchmark or criterion.”  It is the intent of these provisions to give 
developers certainty in what standards, conditions, and policies apply to their project and how 
those standards can be met.2  Therefore, local governments that deny a housing project due to 
a failure to meet “subjective” standards (those standards that are not “objective” as defined) 
would be in violation of the HAA.   

Furthermore, the HAA makes it clear that approval of a density bonus pursuant to state 
Density Bonus Law (Government Code § 65915) does not constitute a valid basis to find that a 
proposed housing development project is not in compliance with an applicable objective 
standard.  Similarly, approval of Density Bonus incentives, concessions, or waivers of 
development standards that deviate from underlying objective zoning standards (for increased 
height, decreased yard setbacks, reduced parking, etc.) do not render a project inconsistent 
with these underlying standards.3  

As a result of these provisions, a housing development project that meets the objective 
standards may only be denied if the agency makes two findings: 

1) The “project would have a specific, adverse impact upon the public health or safety” 
unless the project is disapproved or approved at a lower density and 

2) There is “no feasible method to satisfactorily mitigate or avoid the adverse impact.”4  

According to the HAA, a “specific, adverse impact” means a significant, quantifiable, 
direct, and unavoidable impact, based on objective, identified written public health or safety 
standards, policies, or conditions as they existed on the date the application was deemed 
complete.5  This is a very narrow standard, and legislative intent language indicates that the 
conditions giving rise to such a specific, adverse impact upon the public health and safety would 
occur infrequently.6 

 
1 Cal Gov Code §65589.5 (j)(1). 
2 California Housing and Community Development Department (“HCD”) “Housing Accountability Act Technical 
Assistance Advisory (Government Code Section 65589.5)” September 15, 2020, p. 1. 
3 HCD “Housing Accountability Act Technical Assistance Advisory (Government Code Section 65589.5), p. 11. 
4 Cal Gov Code §65589.5 (j)(1). 
5 Cal Gov Code §65589.5 (j)(1)(A). 
6 HCD “Housing Accountability Act Technical Assistance Advisory (Government Code Section 65589.5), p. 1. 
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Another key provision in the HAA is that a local agency must identify any inconsistencies 
with any applicable “plan, program, policy, ordinance, standard, requirement, or similar 
provision" within 30 days after an application for 150 units or less has been deemed complete. 
If the local agency does not identify an inconsistency within the required period and fails to 
provide written notice to the applicant of this inconsistency, the project will be "deemed 
consistent."7 

Applicability of the HAA to the Proposed Project 

The Project is a housing development that complies with all applicable objective 
standards of the City’s zoning and land use regulations.  Except for those deviations allowed 
pursuant to Density Bonus law, the Project is entirely consistent with the City’s zoning 
requirements.  By including the required number of affordable units, the Project complies with 
the City’s regulations that implement state Density Bonus law, including the requests for 
additional density, a parking reduction and on-menu incentives for increased height and 
reduced open space.  These deviations are quantifiable and clearly within the benchmarks set 
by the City and state law.  The Project also complies with the NSO District regulations, which 
require submittal of a Conditional Use application for projects that create at least one dwelling 
unit with five or more habitable rooms.  Typically, such projects will require additional parking 
beyond the amount required by the City’s zoning requirements.  However, because the Project 
meets the parking amounts required by state Density Bonus law, which supersede the NSO 
District requirements, the Project also complies with the City’s objective parking standards.    

The Project is also consistent with the objective standards found in the City’s HPOZ 
regulations and the University Park HPOZ Preservation Plan.  The Property is a vacant lot 
identified as a “Non-Contributing Feature” to the University Park HPOZ.  As a result, approval of 
a CCMP application is required by the City to ensure the Project “does not impair the essential 
form and integrity of the Historic character of its environment.”8  A Historic Resources 
Evaluation of the Project was prepared by Kaplan Chen Kaplan on December 30, 2021, and 
submitted to the case file, which concluded that construction of the Project would not have any 
adverse impact on the HPOZ or on any adjacent historical resource. 

As part of the CCMP process, the Applicant participated in approximately six or seven 
meetings with the HPOZ Board and the City’s Office of Historic Resources (“OHR”) staff to 
review the Project for consistency with HPOZ Preservation Plan and to confirm the findings of 
the Historic Resources Evaluation.  Unlike the City’s zoning standards that are typically 

 
7 Cal Gov Code §65589.5 (j)(2)(B). 
8 Los Angeles Municipal Code Section 12.20.3(L).  
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quantifiable and objective, the HPOZ Preservation Plan includes both objective and subjective 
standards and guidelines.  So, the Applicant spent a great deal of time and effort with Katie 
Knudsen (OHR’s staff person assigned to implement the University Park HPOZ) to ensure that 
the Project would meet the objective standards of the Preservation Plan, focusing on the 
architectural guidelines in Section 8.6 that include words such as “shall” (objective) versus 
“should” (subjective).  Upon completion of the CCMP review process, OHR staff confirmed to 
the Applicant that the Project met the objective standards of the Preservation Plan.  

Also, it is important to note that the Project application was deemed complete toward 
the end of last year and was officially accepted for review by City staff on February 24, 2022.   
As explained above, the HAA requires a local agency to identify inconsistencies with applicable 
plans, programs, policies, ordinance, standards, requirements, or similar provisions within 30 
days after an application has been deemed complete and to provide a written notice of any 
such deficiencies.  However, the Applicant never received this notice from the City – therefore, 
the Project is deemed consistent with the City’s applicable, objective requirements.  So, even if 
there were certain inconsistencies between the Project and the City requirements mentioned 
above, the review period to identify these inconsistencies has expired. 

Because the Project is deemed consistent with the City’s objective standards, the sole 
basis to deny approval of this application is a finding that the Project would have a specific (and 
unavoidable) adverse impact upon the public health or safety.  However, as explained above, 
this finding must be based on objective, identified written public health or safety standards, 
policies, or conditions – all of which were intended by the state legislature to rarely occur.  No 
such impact has come to light during the Project application process, and it would be shocking 
if such a finding could be made for a relatively small, Density Bonus, infill project in a city where 
many similar projects are approved every year.  

Based on the foregoing, we strongly believe that applicability of the HAA would forego 
any reasonable basis to deny approval of the Project.  Therefore, we respectfully ask you to 
approve this application so that additional, much-needed housing can be constructed.  We 
appreciate your time and attention to this letter, and if you have any questions please do not 
hesitate to contact me.    

Kindest Regards, 

 
Jonathan Riker 

 
cc: Henry Fan  
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Hon. Zoning Administrator Theodore Irving May 26, 2022 
City of Los Angeles  Los Angeles, CA 
c/o Rafael Fontes: Rafael.Fontes@lacity.org 
Subject: 2323 Scarff Street Case No. ZA-2021-6672-DB-CU-CCMP / ENV-2021-6673-EAF 
 
To The Honorable Zoning Administrator Theodore Irving 
 
Thank you for the opportunity to share my thoughts with you on the 2323 Scarff Street Case. I am a 
native Angeleno, a homeowner in Council District 1 and the founding director of a community arts 
cultural nonprofit–The  Velaslavasay Panorama– which has been headquartered in Council District 
8 for the past seventeen years, and prior to that was located in Council District 13 from 2000-2004. 
I make my home in the University Park HPOZ in Council District 1 and have been an engaged 
homeowner and citizen for over the past decade.  
 
I recently learned that there is a new project which threatens the historical character of our 
neighborhood and, if approved, is damaging to the character to the community I live in- an area I 
have invested my time, resources and caring into as a participatory citizen in the City of Los Angeles.   
 
The proposed building project at 2323 Scarff Street has little merit in terms of the density bonus 
granting because it inflicts severe and adverse impacts to our historic district; proposes a conditional 
use that cannot be justified because of the findings required cannot be reasonably made, a CCMP 
for a project that cannot be determined to be in conformance to the University Park Preservation 
Plan.  
 
The record has already shown that the proposed project does not support a ZA approval. And, given 
all of the severe and irreparable impacts and unique circumstances, this project should absolutely 
not be CEQA exempt. 
 
The Preservation Plan should never allowed for the submitted project at 2323 Scarff Street from 
even coming forward, with its revisionist benchmarks to review compatibility and context. As a 
homeowner, my own remodeling projects were held to stringent and valuable historic controls – why 
should a larger developer be exempt when an individual person must adhere to this regulation? The 
HPOZ was established to protect a cultural resource neighborhood in the city of Lo sAngeles. This 
is what creates a feeling of legacy and community – a commitment to local history which cannot be 
replicated elsewhere.  
 
The project as proposed, and the attendant compatibility analysis and suggested conformance to the 
Preservation Plan creates false, misleading and inaccurate criteria in an attempt to push this project 
through. It is destructive on so many levels and does not follow the previously established prevailing 
setbacks and heights as stated by the 2008 ruling by the Director of Planning.  
 



 

 
The proposed project at 2323 Scarff Street: 
      
 

 FAILS to comply with the University Park Preservation Plan 
 FAILS to comply with the Secretary of the Interiors Standards and Guidelines. 
 FAILS to meet the "Prevailing front setback" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing height' of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing lot coverage" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing FAR" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing pattern of development" of historic Scarff streetscape. 
 CREATES a hazard to health and safety 

 
This project cannot be allowed to come to fruition. It compromises the historic context of the 
University Park HPOZ and threatens the character of our community.  
 
Thank you for the opportunity to share my thoughts. 
   
With Best Regards, 
 

 

Sara Velas 
Director 
sara@panoramaonview.org 

  















Laura Meyers 
1818 S. Gramercy Place Los Angeles CA 90019 

 
November 16, 2021 
 
TO: Katie Knudson 

via email @ katie.knudson@lacity.org 
 
RE:  2323 Scarff,  

Case No. ZA-2021-6672-DB-CU-CCMP,  
 Related Case No. ENV-2021-6673-EAF 
 
Dear Ms. Knudsen: 

I would like to briefly weigh in with some background information for tonight’s hearing at the 
University Park HPOZ. 

Broadly speaking, I do not believe this project as submitted comes close to objectively meeting 
the University Park HPOZ Preservation Plan, nor any other design guidelines adopted as part of the 
South Los Angeles Community Plan Update process. It also ignores other adopted City initiatives with 
objectives that were meant to prevent a project such as this one (not prevent new housing; just a project 
as this one is defined and designed).  

I am a longtime community member, and land use/preservation advocate, in the West Adams 
District, and have experience in particular in University Park as it relates to the zoning, the Preservation 
Plan, and multiple prior City actions which all had the intent to prevent student housing projects such as 
the one before you today. I served for 25 years representing the North University Park Community 
Association at the Community Redevelopment Agency’s former Hoover/University Park/Expo Park 
Project Area, and in that guise was involved in several land use initiatives that are applicable to this 
project. 

Many years ago, when Con Howe was still the Director of Planning, I was asked to lead a 
component of what was then an annual Planning Staff Training Day. My task was literally sitting at the 
head of a bus filled with some three dozen department staff members, including Mr. Howe, with 
microphone in hand, leading a tour of University Park and North University Park, while describing the 
land use issues that faced the community. Most of these were either related to historic preservation, or 
the intrusion of student housing into residential neighborhoods, or both. 

This first discussion eventually led to several initiatives that were adopted by City Council. One 
was the Neighborhood Stabilization Ordinance, whose intent was literally to stop multi-bed, multi-
bedroom developments with little to no parking and other negative impacts on what had previously been 
stable character neighborhoods.  We all recognize that this ordinance was adopted with many very 
porous loopholes, and it has NOT achieved its intention. But that was, and remains, the legislative 
intention. 

Another perhaps more important initiative was the Figueroa Corridor General Plan Amendment 
(GPA), which was specifically intended to transfer density for student housing to both Figueroa and 
Flower – with a higher FAR (4.5:1) than had previously been allowed, and an allowable height of eight 
stories (Height District 2D). As a part of this adoption process, at the Los Angeles City Planning 
Commission hearing, the Commissioners adopted and the City Council later adopted a policy that not 
only would these new grants (height, FAR) be amended into the South Los Angeles / Southeast Los 
Angeles Community Plans, but also at the same time the Commission instructed staff to begin the 
process for downzoning the residential University Park neighborhood – to protect its overall character 
and to protect its many historic resources. The Commission also specifically EXCLUDED the west side 
of Figueroa, between 23rd and Adams, from the GPA’s height and FAR increases for the same reason. 



The GPA’s adopted Goal 1 / Objective 1-1 / Policy 1-1.2 is to “Protect existing single-family and 
low density residential neighborhoods from encroachment by higher density residential and other 
incompatible uses.” This is a lower density historic neighborhood (RD2) and the project is, of course, 
rather high density (with 4- to 5-bedroom apartments designed for student housing) and is incompatible 
with the adjacent built forms, lot coverage, setbacks, etc. in this National Register-designated and local 
Historic District.  

Other objectives and policies in this adopted GPA state that new housing should be constructed 
on the commercial and transit corridors (not “near” them); and it lists as a specific objective “to preserve 
and enhance the varied and distinct residential character and integrity of existing single- and multi-
family neighborhoods.” 

Much more recently, but with an eye to this adopted component of the Community Plan(s), I 
accompanied Planning staff on another tour of University Park and specifically Scarff Street as a part of 
an updated discussion on how to implement the previously-adopted goals, objectives and policies above. 
The result was that this area was downzoned, with an explanation that the density was transferred to the 
Figueroa Corridor as a result of the prior action; this was the next step in its implementation. 

I understand that SB1818 was adopted between the first and the second City Council action. But 
the applicant is not prevented from developing a ten-unit, low-scale building. The problem here is that 
the Applicant wishes to develop a much larger, out of scale, and much bulkier, building without 
respecting the lot coverage, and prevailing setback. The design as presented ignores the edict that is 
imposed on almost any new development in our community, namely that there should not be a single 
plane across a long expanse of frontage but rather, the front plane should be divided into sections (there 
are many ways to do this, including differentiation the materials and placing some front exterior 
elements behind others; or emulating Row Houses; or emulating individual residences). These elements, 
if utilized, might create some design sympathy with the other historical properties that surround this 
parcel. 

I am also concerned with the proposal to designate a large portion of the front yard setback as the 
primary required Open Space. This option is not usually given to other developers. For example, 
Clifford Beers Housing, in proposing a 100% affordable, permanent supportive housing (22 units) 
project in another historical neighborhood nearby to this one, was not allowed to include the front yard 
setback (a required 30-35 feet) in the calculation for the project’s Open Space. Obviously it is open 
space but not for calculation purposes. Why would this project, in an HPOZ that has as an objective 
requirement a front setback equal to the prevailing setback; and in a National Register District, be 
permitted to build a non-permeable 70-foot-long and approximately 15-foot deep front yard outdoor 
space with furnishings (as shown) to count as its Open Space? Where is the parity? 

I also want to point out, as others may have, that the original submitted Environmental 
Assessment application failed to mention that this parcel is within a designated National Register 
District (which also means it is listed on the California Register) and therefore the federal Secretary of 
Interior requirements for infill development do apply; and since this project at this moment does not 
meet those requirements a categorical exemption is not the proper CEQA clearance.  

In conclusion, I also want to say that I am a strong supporter of new housing, particularly 
affordable housing. It is very, very possible to balance that important goal with the aforementioned, city-
adopted goals of protecting the integrity and character of a neighborhood and not erecting incompatible 
structures. 

Thank you very much, 
 

Laura Meyers 
 

323-868-0854 
lauramink@aol.com  

mailto:lauramink@aol.com
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April 27, 2022 
 
Theodore Irving 
Associate Zoning Administration, Department of City Planning 

 
RE: 2323 Scarff Street, Los Angeles CA 90007 
Case No. ZA-2021-6672-DB-CU-CCMP  
Related Case No. ENV-2021-6673-EAF 
 
CC:  Rafael Fontes 
 
Dear Mr. Irving: 
 
Thank you for keeping the case file open in this matter. As you know, I did testify at the public hearing 
and I had also previously submitted comments in writing. Given that those written comments had been 
transmitted to the Office of Historic Resources (OHR), I am not positive they reached you, so I am 
appending that letter to this letter – I hope you don’t mind if it proves redundant. 
 
Many people have already communicated to you their concerns that this project is completely non-
compliant with the HPOZ Preservation Plan, in terms of mass, setbacks, height, and overall design – this 
is a modern infill project but it does have an impact on the historic resource, which is the HPOZ historic 
district and additionally the National Register historic district.  
 
There are also additional, serious concerns about the complete lack of transparency on the part of OHR 
relative to community requests (multiple requests that I am aware of) for information regarding the 
Director’s Determination OR Recommendation Report – or anything in writing at all in terms of 
recommendations given to the Zoning Administrator. Additionally, there have been references now in 
the record of perhaps face to face meetings (or Zoom/virtual meetings) that potentially were meant to 
communicate those recommendations without creating a record of the recommendations. Applicant 
seems to have stated in the hearing that he and the Applicant team participated in 11 meetings, yet only 
three were public meetings – two HPOZ meetings, one of which was a Brown Act compliant public 
hearing; and one ZA hearing, which of course you helmed. 
 
My concern about all of this is this: The ordinance that governs HPOZ case processing gives to an 
HPOZ board the decision-making authority for certain categories of cases (e.g., “Conforming Work” 
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cases). The HPOZ board is also given the responsibility to conduct a public hearing for Certificate 
Cases, and to within that body decide whether or not – in the Board’s professional opinion – a proposed 
project meets the Standards of the Preservation Plan (this is a generic statement). At that point, the 
Board’s “decision” is a recommendation to the Director of Planning, who renders a final decision and 
issues a Determination Letter. In general, the Director (again, generic, not a comment about any 
particular Director) takes an HPOZ Board’s decision and moves forward with it. It takes an exceptional 
circumstance for a Director to reject an HPOZ Board decision and recommendation in a certificate case. 
 
This is NOT an exceptional circumstance.  
 
For this proposed project at 2323 Scarff Street, I attended both the first HPOZ consulting meeting and 
the second meeting, which again was a Brown Act-compliant public hearing. Almost all the testimony 
was knowledgeable, and made specific reference to elements in the Preservation Plan. I want to point 
out that this Preservation Plan has objective standards defining, for example, setbacks.  
 
As a result, the HPOZ Board voted that this proposed project does not meet the requirements of the 
Preservation Plan, and voted to recommend to the Director of Planning that the Director, essentially, 
reject the project as presented. 
 
There was discussion about possible “fixes” to both the setback and height issues, including reducing the 
amount of parking to that which is required (I believe a reduction from 18 to 6 spaces) to allow the use 
of some of the parking space to accommodate housing instead; reducing the number of bedrooms in 
each unit (as designed, this project is what architects call “over bulked” – with fewer bedrooms the 
apartment square footages could be reduced); and also questioning the need for what I believe the plans 
showed as two large interior recreation room spaces – seemingly unnecessary as an Open Space 
substitute if a front yard setback meeting the Preservation Plan was provided.  
 
I have come to understand, due to the separate ordinance establishing guidelines for how Multiple 
Approval cases are handled, that the Zoning Administrator will act as the Director of Planning decision 
maker for the decision regarding compliance with the Preservation Plan. Given that that is the case, were 
you provided with a transcript and/or minutes of the HPOZ Board hearing? Because I do not understand 
the reason why OHR would be playing an interpretive role between the HPOZ Board and you, given that 
you are acting as the Director in this matter.  
 
The Applicant made a reference to “amateur” architects and historians weighing in on this matter. Each 
and every HPOZ Board architect would not be allowed to serve (per the LAMC) is they did not have the 
requisite licenses and professional experience.  When the current Board architect and the full 
complement of prior University Park HPOZ Board architects state that the project does NOT meet the 
Preservation Plan requirements, they are rendering professional, not amateur, recommendations to you. 
 
I am not sure why there was a reference to “historians” (amateur or otherwise) in this case. 
 
Regarding the overall land use portion of this case:  We need to implement the City’s policy intentions, 
and not look for loopholes to avoid those policy intentions.   
 



 3 

Quite specifically, the City’s intention when adopting a zone change in 2017 on this 2300 block of 
Scarff Street to become RD2-1XL-HPOZ actually was to say “the height is not to exceed two stories or 
30 feet,” AND “projects need to meet the HPOZ requirements.”  The RD2 zone does provide for a 
density bonus, but state law does not automatically require “waivers” from the rest of the adopted 
zoning – and frankly I do not understand why the “1XL” is considered a “development standard” from 
which you can apply for a waiver, versus that it is zoning for which you need to apply for a variance 
from. 
 
The City’s intention as well, in downzoning this block in 2017, was to implement previously-approved 
policies and to transfer as best it could via zoning and land use decisions higher-density and student 
housing to the Figueroa Corridor (outlined more specifically in my appended letter) as was voted on 
some years earlier when the Figueroa GPA was adopted. 
 
It is also the City’s intention that it has an adopted HPOZ with a quite clear Preservation Plan with 
objective standards, the City Policy intention being that new, infill projects shall be respectful of and 
meet the criteria of the adopted Preservation Plan. 
 
The parcel sits within the designated National Register District. Although the City is not the entity that 
adopted or designated the District, the City does have stated policies and intentions for how it interacts 
with such Districts. Opting to not consider that at all is against City Policy. 
 
In addition, the City’s policy when adopting the South Los Angeles Community Plan Update in 2017, 
and the associated EIR (which includes a historic preservation section) , was to honor the included 
mitigations so as to avoid Significant Impacts. We do understand that the EIR acknowledged that not all 
historical properties could be saved, but it also made clear that that language related to non-designated 
resources. This parcel is within two designated historic resources, e.g. two historic districts.  
  
In order to approve this proposed project, you would need to make some sort of Finding that despite the 
pretty obvious violation of that EIR’s mitigations, this project can be approved and does not need either 
an MND or a site-specific EIR for a specified reason or line of reasoning you would need to develop to 
justify that Finding. 
 
Thank you, 
 
Laura Meyers 
 
323-868-0854 
lauramink@aol.com 
 
 
 
 
 
 
 
 



 

LAURA MEYERS 
1818 South Gramercy Place • Los Angeles, CA 90019 

Tel: 323-868-0854 • Fax: 323-730-0432 • E-mail: lauramink@aol.com 
April 26, 2022 
  
TO: Theodore Irving, Associate Zoning Administrator 
CC: Rafael Fontes 
RE:  ZA-2021-6672-DB-CU-CCMP-HCA, and ENV-2021-6673-CE,  

2323 Scarff Street, Los Angeles, CA 90007  
 
I am writing today to express my strong OPPOSITION to the proposed multi-family project located at 
2323 Scarff Street, in the heart of the University Park Historic Preservation Overlay Zone and also 
within a designated National Register District (the Saint James Park Historic District).  
 
Although it is, obviously, a vacant lot, its location within designated historic districts subject any 
development proposal to a strict set of not just design guidelines but also objective and measurable 
requirements relative to setbacks, lot coverage, and massing/bulk.  I believe you have many letters in 
your files addressing these issues. 
 
I have appended to this communication my prior letter to the Office of Historic Resources, which 
addressed many zoning matters that are before you today. I also noted, as have others, that the Applicant 
failed to include the designated National Register District in Applicant’s EAF, Environmental 
Assessment Form (and did not correct the form/application after this was pointed out). 
 
In addition, I’d like to point out a few brief items: 
 
1). I had asked for staff or Applicant to explain why the zoning is “Q” RD2? I understood the 1XL 
height district, e.g., super tall structures not allowed, this is a limited-height height district, in keeping 
with the historical overlays. But the “Q” was a mystery until a few days ago, when it was revealed to 
another community member that the Qualified Condition actually somehow reflects the “Q” that was 
adopted for the Arlington Heights Character Residential Overlay District CPIO and apparently after that 
for the ten South LA Character Residential Overlay Districts and for the University Park residential 
neighborhood that includes Scarff.  What that Qualified Condition requires is following the side and rear 
setbacks of the respective block, and if there is a unified lot (such as this one, which is one full lot and 
one half lot), then there should (shall?) be a setback between buildings at the lot line. I am not sure why 
this “Q” is present nor how it should be applied; I would like to note, however, that the Applicant did not 
apply for relief from this. 
 
2). I believe there is a mistake as it relates to the proposed side yard setbacks. The plans are showing a 
total of 7 feet on either side – a 5-foot minimum requirement plus 2 more feet because it is four stories, 
not two stories.  However, the lot width is 71 feet; RD2 requires, if I am not mistaken, 10% (or 7 feet, 
rounded) minimum plus 1 foot for every story over 2.  The Applicant also did not apply for relief or for 
an extra incentive relative to this. 
 



 

It is important to realize that City Planning’s own Policy team created  Planning tools so that this 
particular type of development (e.g., over-bulked student housing) would be rejected as non-compliant at 
point of application submittal, given the City’s long-standing policy and efforts to have student housing 
located on Figueroa and other commercial corridors (plus University Village, of course) and NOT within 
the residential neighborhoods of University Park, to avoid further displacement of families. 
 
It is egregiously not in compliance with any of the South L.A. initiatives regarding this (see my previous 
letter) or the University Park Preservation Plan or National Register standards for Infill. 
 
 Thank you very much. 
 

Laura Meyers 



Laura Meyers 
1818 S. Gramercy Place Los Angeles CA 90019 

 
November 16, 2021 
 
TO: Katie Knudson 

via email @ katie.knudson@lacity.org 
 
RE:  2323 Scarff,  

Case No. ZA-2021-6672-DB-CU-CCMP,  
 Related Case No. ENV-2021-6673-EAF 
 
Dear Ms. Knudsen: 

I would like to briefly weigh in with some background information for tonight’s hearing at the 
University Park HPOZ. 

Broadly speaking, I do not believe this project as submitted comes close to objectively meeting 
the University Park HPOZ Preservation Plan, nor any other design guidelines adopted as part of the 
South Los Angeles Community Plan Update process. It also ignores other adopted City initiatives with 
objectives that were meant to prevent a project such as this one (not prevent new housing; just a project 
as this one is defined and designed).  

I am a longtime community member, and land use/preservation advocate, in the West Adams 
District, and have experience in particular in University Park as it relates to the zoning, the Preservation 
Plan, and multiple prior City actions which all had the intent to prevent student housing projects such as 
the one before you today. I served for 25 years representing the North University Park Community 
Association at the Community Redevelopment Agency’s former Hoover/University Park/Expo Park 
Project Area, and in that guise was involved in several land use initiatives that are applicable to this 
project. 

Many years ago, when Con Howe was still the Director of Planning, I was asked to lead a 
component of what was then an annual Planning Staff Training Day. My task was literally sitting at the 
head of a bus filled with some three dozen department staff members, including Mr. Howe, with 
microphone in hand, leading a tour of University Park and North University Park, while describing the 
land use issues that faced the community. Most of these were either related to historic preservation, or 
the intrusion of student housing into residential neighborhoods, or both. 

This first discussion eventually led to several initiatives that were adopted by City Council. One 
was the Neighborhood Stabilization Ordinance, whose intent was literally to stop multi-bed, multi-
bedroom developments with little to no parking and other negative impacts on what had previously been 
stable character neighborhoods.  We all recognize that this ordinance was adopted with many very 
porous loopholes, and it has NOT achieved its intention. But that was, and remains, the legislative 
intention. 

Another perhaps more important initiative was the Figueroa Corridor General Plan Amendment 
(GPA), which was specifically intended to transfer density for student housing to both Figueroa and 
Flower – with a higher FAR (4.5:1) than had previously been allowed, and an allowable height of eight 
stories (Height District 2D). As a part of this adoption process, at the Los Angeles City Planning 
Commission hearing, the Commissioners adopted and the City Council later adopted a policy that not 
only would these new grants (height, FAR) be amended into the South Los Angeles / Southeast Los 
Angeles Community Plans, but also at the same time the Commission instructed staff to begin the 
process for downzoning the residential University Park neighborhood – to protect its overall character 
and to protect its many historic resources. The Commission also specifically EXCLUDED the west side 
of Figueroa, between 23rd and Adams, from the GPA’s height and FAR increases for the same reason. 



The GPA’s adopted Goal 1 / Objective 1-1 / Policy 1-1.2 is to “Protect existing single-family and 
low density residential neighborhoods from encroachment by higher density residential and other 
incompatible uses.” This is a lower density historic neighborhood (RD2) and the project is, of course, 
rather high density (with 4- to 5-bedroom apartments designed for student housing) and is incompatible 
with the adjacent built forms, lot coverage, setbacks, etc. in this National Register-designated and local 
Historic District.  

Other objectives and policies in this adopted GPA state that new housing should be constructed 
on the commercial and transit corridors (not “near” them); and it lists as a specific objective “to preserve 
and enhance the varied and distinct residential character and integrity of existing single- and multi-
family neighborhoods.” 

Much more recently, but with an eye to this adopted component of the Community Plan(s), I 
accompanied Planning staff on another tour of University Park and specifically Scarff Street as a part of 
an updated discussion on how to implement the previously-adopted goals, objectives and policies above. 
The result was that this area was downzoned, with an explanation that the density was transferred to the 
Figueroa Corridor as a result of the prior action; this was the next step in its implementation. 

I understand that SB1818 was adopted between the first and the second City Council action. But 
the applicant is not prevented from developing a ten-unit, low-scale building. The problem here is that 
the Applicant wishes to develop a much larger, out of scale, and much bulkier, building without 
respecting the lot coverage, and prevailing setback. The design as presented ignores the edict that is 
imposed on almost any new development in our community, namely that there should not be a single 
plane across a long expanse of frontage but rather, the front plane should be divided into sections (there 
are many ways to do this, including differentiation the materials and placing some front exterior 
elements behind others; or emulating Row Houses; or emulating individual residences). These elements, 
if utilized, might create some design sympathy with the other historical properties that surround this 
parcel. 

I am also concerned with the proposal to designate a large portion of the front yard setback as the 
primary required Open Space. This option is not usually given to other developers. For example, 
Clifford Beers Housing, in proposing a 100% affordable, permanent supportive housing (22 units) 
project in another historical neighborhood nearby to this one, was not allowed to include the front yard 
setback (a required 30-35 feet) in the calculation for the project’s Open Space. Obviously it is open 
space but not for calculation purposes. Why would this project, in an HPOZ that has as an objective 
requirement a front setback equal to the prevailing setback; and in a National Register District, be 
permitted to build a non-permeable 70-foot-long and approximately 15-foot deep front yard outdoor 
space with furnishings (as shown) to count as its Open Space? Where is the parity? 

I also want to point out, as others may have, that the original submitted Environmental 
Assessment application failed to mention that this parcel is within a designated National Register 
District (which also means it is listed on the California Register) and therefore the federal Secretary of 
Interior requirements for infill development do apply; and since this project at this moment does not 
meet those requirements a categorical exemption is not the proper CEQA clearance.  

In conclusion, I also want to say that I am a strong supporter of new housing, particularly 
affordable housing. It is very, very possible to balance that important goal with the aforementioned, city-
adopted goals of protecting the integrity and character of a neighborhood and not erecting incompatible 
structures. 

Thank you very much, 
 

Laura Meyers 
 

323-868-0854 
lauramink@aol.com  

mailto:lauramink@aol.com


















 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

 
912 West 20th Street 

 
Historic Name:  ROGERS, 

BLANCHE/ LOTT HOUSE;Current 

Owner: Petronila V. Duarte 
 
1903 

 
1D 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
916 West 20th Street 

 
Historic Name:  JAMES MARSH 

HOUSE;Current Owner: T. Jean 

Adenika 
 
1904 

 
1D 

 
Craftsman, 2-Story 

Residential SF 

 
/ / WATTS, W. W. 

(PROB.) 

 
a) 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. 

 
919 West 20th Street 

 
Current Owner: Menachem  

Treivush 
 
1980 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Light Industrial 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
920 West 20th Street 

 
Historic Name:  ARTHUR C. 

THORPE HOUSE;Current Owner: 

Maria  Asencio 

 
1905 

C. 
 
1D 

 
CRAFTSMAN, 2-Story 

Residential SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
924 West 20th Street 

 
Historic Name:  GEORGE STECKEL 

HOUSE;Current Owner: Julio A. 

Zelaya 
 
1905 

 
1D 

 
Craftsman, 2-Story 

Residence SF 
 
/ / WATTS, W. W. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
928 West 20th Street 

 
Historic Name:  ELLEN I. LACY 

HOUSE;Current Owner: Armando  

Amezcua 
 
1905 

 
1D 

 
Craftsman, 1 1/2-Story 

Residential SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
932 West 20th Street 

 
Current Owner: Francis D. Riggs 

 
1903 

 
1D 

 
CRAFTSMAN, 2-Story 

Residence SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
936 West 20th Street 

 
Historic Name:  STEVENS/BROWN 

HOUSE;Current Owner: Fred  

Alcaraz 
 
1903 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
940 West 20th Street 

 
Historic Name:  SARAH ROOME 

HOUSE;Current Owner: Jorge E. 

Gonzalez 
 
1903 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
/ / WATTS, W. W. 

(PROB.) 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

944 West 20th Street Historic Name:  JULIA R. YOUNG 

HOUSE;Current Owner: Guillermo 

L. Arriaga 

1905 1D Craftsman, 2-Story 

Residence SF 

/ / WATTS, W. W. 

(PROB.) 

a) 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. 

 
945 West 20th Street 

 
Historic Name:  HARRY V. CARTER 

HOUSE;Current Owner: Harry  

Gonzalez 
 
1904 

 
1D 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
Hornbeck, Julia 

F./ / Hornbeck, C. 

 
a) 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. 

 
949 West 20th Street 

 
Current Owner: Jalil  Saadeh 

 
1998 

 
NC 

 
Neo-Craftsman, 1-Story 

Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
950 West 20th Street 

 
Historic Name:  EDSON 

HOUSE;Current Owner: Vacetti 

Sonia & Trust 
 
1902 

 
1D 

 
American Foursquare, 

2-Story Residential SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
1000 West 20th Street 

 
Historic Name:  HOUSE FOR 

ARTIE & LULU BLACKMAN;Current 

Owner: Ramon  Melendez 
 
1903 

 
4D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1002-1004 West 20th 

Street 

 
Historic Name:  Alice S. Christlies 

House;Current Owner: Anthony R. 

Bozonier 

 
1905 

C. 
 
4D 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
Christlies, Alice S. 

(by/ / 

 
a) 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. 

 
1003 West 20th Street 

 
Historic Name:  FRANK & CARRIE 

NAHOUSE RESIDENCE;Current 

Owner: Lourdes E. Ramos 
 
1902 

 
4D 

 
CRAFTSMAN/COLONIAL 

REVIVAL, 1 1/2-Story 

Residence SF 

 
Nahouse, Frank & 

Carrie/ / 

 
a) 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. 

 
1007 West 20th Street 

 
Current Owner: Aristides O. Rivera 

 
1903 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1010-1012 West 20th 

Street 

 
Historic Name:  HOUSE FOR 

DAVID HASKELL;Current Owner: 

Horace F. Hall 
 
1913 

 
4D 

 
CRAFTSMAN, 2-Story 

Quadruplex 

 
Haskell, David/ / 

FURLONG, 

ROBERT (?) 

 
a) 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. 

 
1011 West 20th Street 

 
Historic Name:  Walter Holst 

Residence;Current Owner: Torre 
 
1902 

 
4D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
Holst, Walter/ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Isabelle De La built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1015 West 20th Street 

 
Historic Name:  W.R. Gesse 

Residence;Current Owner: Mark E. 

Dorsey 
 
1900 

 
4D-A

S 

 
Shingle/American 

Foursquare, 2-Story 

Residential SF 

 
Keeney, James 

A./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1016 West 20th Street 

 
Historic Name:  HOUSE FOR 

DAVID HASKELL;Current Owner: 

Luis U. Guzman 
 
1907 

 
4D-A

S 

 
CRAFTSMAN, 1-Story 

Residence SF 

 
Haskell, David/ / 

SMITH, GEORGE 

M. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1019 West 20th Street 

 
Historic Name:  W.K. Cowan 

Residence;Current Owner: Victorino  

Martinez 
 
1901 

 
4D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Gessie, W.R. and 

Flora G./ / 

CUMMINS, J.H. 

 
a) 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. 

 
1020 & 1022-1024 

West 20th Street 

 
Current Owner: Salvador  

Valdovinos 
 
1903 

 
5D-A

S 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1025 West 20th Street 

 
Historic Name:  B.Z. Finley 

Residence;Current Owner: Marta H. 

Lopez 

 
1901 

C. 

 
4D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Keeney, James 

A./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1026 West 20th Street 

 
Historic Name:  Scribner 

(H.H.)-Monroe House;Current 

Owner: Galo  Cuevas 
 
1901 

 
4D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Christlies, Alice S. 

(by/ / WILSON, 

A. P. (1901 

reconstruction) 

 
a) 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. 

 
1028-1030 West 20th 

Street 

 
Historic Name:  FURLONG 

HOUSE;Current Owner: Hosie L. 

Davis 
 
1902 

 
4D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 
 
 

 
a) 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. 

 
1031 West 20th Street 

 
Historic Name:  G.W. McClary 

Residence;Current Owner: Bertha  

Copeland 
 
1899 

 
4D 

 
SHINGLE/AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Keeney, James 

A./ / 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1036 West 20th Street Current Owner: Hosie L. Davis 1903 NC American Foursquare, 

2-Story Residential SF 

 NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1038-1040 West 20th 

Street 

 
Historic Name:  EDGAR T. & VERE 

WHEELER HOUSE;Current Owner: 

Jesus  Acevedo 
 
1902 

 
4D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Wheeler, Edgar 

T./ Morgan & 

Walls/ 

Copenhaver, J. F. 

 
a) 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. 

 
1046 West 20th Street 

 
Current Owner: Louis  Cuellar 

 
1970 

C. 
 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
650 West 21st Street 

 
Historic Name:  SEVENTH DAY 

ADVENTIST CHURCH;Common 

Name: Seventh Day Adventist 

Church;Current Owner: So Calif 

Assn Of 7 Day Adv 

 
1918 

C. 

 
5D-A

S 

 
VERNACULAR/GOTHIC 

INFLUENCE, 1-Story 

Religious 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
663-667 West 21st 

Street 
 
Current Owner: Old Kent Mtg Co 

 
1929 

 
5D 

 
Mediterranean Revival, 

2-Story Triplex 
 
 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

704-708 West 21st 

Street 

Current Owner: Federico  Verduzco 1905 5D-A

S 

CRAFTSMAN, 2-Story 

Residential MF 

 AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
860 West 21st Street 

 
Historic Name:  Mrs. F.C. 

Houghston Residence;Current 

Owner: Ramon  Melendez 
 
1896 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Sterling, William 

M./ / WRIGHT, J. 

T. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
864 West 21st Street 

 
Current Owner: Ramon  Melendez 

 
1905 

 
NC 

 
Vernacular Cottage, 

1-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
868-870 West 21st 

Street 

 
Current Owner: Richard E. 

Quinonez 
 
1923 

 
5D 

 
Mediterranean Revival, 

2-Story Duplex 
 
 

 
a) 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. 

 
915 West 21st Street 

 
Current Owner: Herbert  Decosta 

 
1906 

 
5D-A

S 

 
Vernacular, 2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
917 West 21st Street 

 
Current Owner: Juan F. Olivares 

 
1903 

 
5D-A

S 

 
American Foursquare, 

2-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
921 West 21st Street 

 
Current Owner: Seiichiro Andakiko 

Nishio 
 
1988 

 
NC 

 
Post Modern, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
931 West 21st Street 

 
Current Owner: Casa Community 

Association 
 
1923 

 
5D-A

S 

 
Mediterranean Revival, 

1-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
935 West 21st Street 

 
Current Owner: Casa Community 

Association 
 
1923 

 
5D-A

S 

 
Mediterranean Revival, 

1-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
939 West 21st Street 

 
Historic Name:  House for J.M. 

Griffith;Current Owner: Leonel  
 
1906 

 
5D-A

S 

 
CRAFTSMAN INFLUENCE, 

2 1/2-Story Residential 

 
Griffith, J.M./ 

Krempel, John 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Mejia SF Paul/ Hollinet, A. 

(?) 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
940 West 21st Street 

 
Current Owner: Robert D. Fendley 

 
1907 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
/ / RENTON, 

D.M. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
945 & 949-951 West 

21st Street 
 
Current Owner: Rosa  Chavez 

 
1887 

C. 

 
5P/5

D- 

 
VERNACULAR & 

American Foursquare, 1 & 

2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1002-1004 West 21st 

Street 
 
Current Owner: Jaime J. Aviles 

 
1923 

 
5D 

 
Mission Revival influence, 

2-Story Duplex 
 
 

 
a) 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. 

 
1005-1007 West 21st 

Street 

 
Historic Name:  Charles E. Hutton 

Residence;Current Owner: Christina 

A. Kowalski 
 
1895 

 
4D-A

S 

 
CRAFTSMAN/COLONIAL 

REVIVAL, 2-Story 

Residential SF 

 
Johnson & Keeney 

Co./ Preston, 

Thomas B./ 

Eichholz, Phillip 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1006 West 21st Street 

 
Historic Name:  Rufus W. Burnham 

House;Current Owner: Cesar M. 

Henriquez 

 
1896 

C. 
 
4D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Burnham, Rufus 

W./ Unknown/ 

Johnson & Keeney 

Co. (Probably) 

 
a) 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. 

 
1009 West 21st Street 

 
Current Owner: Carlos A. Rivas 

 
1974 

 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1010 West 21st Street 

 
Historic Name:  James A. 

Keeney-George A. Montgomery 

House;Current Owner: Elias C. 

Gutierrez 

 
1896 

C. 
 
5/4D 

 
American Foursquare, 

2-Story Residence SF 

 
Keeney, James 

A./ Unknown/ 

JOHNSON & 

KEENEY CO. 

(PROB.) 

 
a) 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. 

 
1015 West 21st Street 

 
Current Owner: William B. Bunga 

 
1905 

C. 
 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1016-1018 West 21st 

Street 

 
Current Owner: J. Guadalupe 

Camarena 
 
1896 

 
NC 

 
American Foursquare, 

2-Story Residential SF 

 
/ / JOHNSON & 

KEENEY CO. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1017-1019 West 21st 

Street 

Historic Name:  E.W. Forgy and 

George D. Howland 

Residence;Current Owner: 

Guadalupe  Guerrero 

1896 

C. 

4D Hipped Roof Cottage, 

1-Story Residential SF 

Forgy, E.W./ 

Unknown/ 

JOHNSON & 

KEENEY CO. 

(PROB.) 

a) 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. 

 
1023-1025 West 21st 

Street 

 
Historic Name:  William Sippy 

Residence;Current Owner: Maria D. 

Ortiz 

 
1896 

C. 
 
4D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
William Sippy/ 

Unknown/ 

Murray, John 

 
a) 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. 

 
1024 West 21st Street 

 
Historic Name:  William B. Knapp 

Residence;Current Owner: Grace A. 

Trujillo 
 
1895 

 
4/4D 

 
Turn of the 

Century/Moorish Details, 

1-Story Residential SF 

 
Johnson & Keeney 

Co./ Preston, 

Thomas B./ 

Johnson & Keeney 

Co. 

 
a) 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. 

 
1028 West 21st Street 

 
Historic Name:  C. L. Neale 

Residence;Current Owner: Manuel  

Cabrera 

 
1896 

C. 
 
5/4D 

 
QUEEN ANNE Cottage, 

1-Story Residence SF 

 
Johnson & Keeney 

Co. (Pro/ 

Unknown/ 

Johnson & Keeney 

Co. (Prob.) 

 
a) 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. 

 
1034 West 21st Street 

 
Current Owner: Eduardo  Banuelos 

 
1898 

C. 
 
NC 

 
Eastlake, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1035 West 21st Street 

 
Current Owner: Lorenzo  Flores 

 
1898 

C. 
 
NC 

 
American 

Foursquare/Classical Reviv, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1038-1040 West 21st 

Street 
 
Current Owner: Pablo  Castro 

 
1913 

 
4D 

 
CRAFTSMAN, 2-Story 

Apartment 

 
McGeary, L.J./ 

Unknown/ Reed 

& Simpkins 

 
a) 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. 

 
1039-1041 West 21st 

Street 

 
Historic Name:  Jarrell 

Residence;Current Owner: 

Guadalupe  Guerrero 
 
1898 

 
4D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Jarrell, Charles 

H./ Unknown/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1043 West 21st Street 

 
Current Owner: Cirilo  Martinez 

 
1902 

 
NC 

 
American Foursquare, 

2-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1044 West 21st Street 

 
Historic Name:  House for Mary V. 

Bushord;Current Owner: Hela R. 

Allen 
 
1920 

 
4D 

 
CRAFTSMAN, 1-Story 

Residence SF 

 
Bushord, Mary 

V./ Tyler, Frank 

M./ Wollam, L. J. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1047 West 21st Street 

 
Historic Name:  Robert W. Kenny 

Residence;Current Owner: Angel G. 

Zavala 
 
1895 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Kenny, Robert 

W./ Unknown/ 

Johnson & Keeney 

Co. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1049 West 21st Street 

 
Historic Name:  Mortimer Curren 

House;Current Owner: Juanita  

Mendez 

 
1895 

C. 

 
4D-A

S 

 
Folk Victorian, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1000 West 22nd Street 

 
Historic Name:  Laura D. Smith 

Residence;Current Owner: Lucile M. 

Burrell 
 
1906 

 
4D 

 
CRAFTSMAN INFLUENCE, 

2-Story Residential SF 

 
Chase, Delia W.; 

Allen, L/ Train & 

Williams (Prob.)/ 

Anderson, R. J. 

(Prob.) 

 
a) 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. 

 
1001 West 22nd Street 

 
Historic Name:  A. H. Summers 

Residence;Current Owner: Lillian M. 

Harris 
 
1902 

 
4D 

 
CRAFTSMAN 

INFLUENCE/BUNGALOW, 

1-Story Residence SF 

 
Tyler & Co./ 

Unknown/ Tyler 

& Co. 

 
a) 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. 

 
1005 West 22nd Street 

 
Historic Name:  Otto C. Sens 

Residence;Current Owner: Esteban  
 
1902 

 
4D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Tyler & Co./ 

Unknown/ Tyler 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Figueroa & Co. built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1006-1008 West 22nd 

Street 
 
Current Owner: Jenny G. Sandino 

 
1906 

 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1009 West 22nd Street 

 
Current Owner: Pedro A. Ares 

 
1902 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
/ / TYLER & CO. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1012 West 22nd Street 

 
Current Owner: Bohorquez Milton 

& Trust 
 
1964 

 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1015 West 22nd Street 

 
Current Owner: Pedro A. Ares 

 
1904 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1016-1018 West 22nd 

Street 

 
Historic Name:  House for Laura D. 

Allen;Current Owner: Pearl D. Fong 

 
1897 

C. 

 
5/4D

-A 

 
COLONIAL REVIVAL, 

2-Story Residential SF 

 
Allen, Laura D./ 

Preston, Thomas/ 

Arkells, C. W. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1019 West 22nd Street Current Owner: Dziegiel Lilly J 1968 

C. 

NC Stucco Box, 2-Story 

Quadruplex 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1020-1022 West 22nd 

Street 

 
Historic Name:  Isaacs-Scarborough 

House;Current Owner: Laura E. 

Arevalo 

 
C. 

1892 

 
4D-A

S 

 
QUEEN ANNE Cottage, 1 

1/2-Story Residential SF 

 
/ Bowen, Lucius 

L. (Prob.)/ 

Hatheway, 

Charles A. (Prob.) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1023 West 22nd Street 

 
Historic Name:  PATRICK-DIXON 

HOUSE;Current Owner: Ramiro  

Marquez 
 
1896 

 
4D-A

S 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Bowen, Lucien L./ 

Unknown/ 

Bowen, Lucien L. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1026 West 22nd Street 

 
Current Owner: Daniel  Akaks 

 
1911 

 
4D-A

S 

 
Mission Revival, 3-Story 

Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1031-1033 West 22nd 

Street 

 
Historic Name:  L.A. Clampitt 

Residence;Current Owner: Ross  

Gallichotte 

 
1895 

C. 

 
4D-A

S 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
Clampitt, L.A.; 

Bennison,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1032 West 22nd Street 

 
Historic Name:  N.T. Edwards 

Residence;Current Owner: Gloria M. 

Petty 
 
1895 

 
5/4D 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Hart, George A. 

and Dwigh/ 

Bowen, Lucien L./ 

Bowen, Lucien L. 

 
a) 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. 

 
1036 West 22nd Street 

 
Historic Name:  Girdleston 

Residence;Current Owner: Mary  

Armstrong 
 
1896 

 
4D-A

S 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Girdleston, 

Charles H. &/ 

Bowen, Lucien L. 

(Prob.)/ Wilson, A. 

P. (Prob.) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1037 West 22nd Street 

 
Historic Name:  House for J.T. 

Stewart;Current Owner: Teresa  

Tapia 
 
1903 

 
NC 

 
Craftsman, 2-Story 

Residential SF 

 
Stewart, Dr. J.T./ 

Moore, Lester/ 

Thompson, J. D. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1039-1043 West 22nd 

Street 

 
Historic Name:  Morris 

Residence;Current Owner: Alan G. 

Chapin 
 
1903 

 
4D-A

S 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
Morris, Camm T.; 

Walker,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1117 West 22nd Street 

 
Historic Name:  House for W.S. 

Heineman;Current Owner: 
 
1903 

 
4D-A

S 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Heineman, W.S.; 

Wadsworth/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Arquimides  Herrera Unknown/ 

Heineman, W. S. 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1121 West 22nd Street 

 
Historic Name:  Burns 

Residence;Current Owner: Adela  

Alvarado 
 
1903 

 
4D 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Heineman W.S.; 

Burns, Tho/ 

Unknown/ 

Heineman, W. S. 

 
a) 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. 

 
1125 West 22nd Street 

 
Historic Name:  House for E. K. 

Kester;Current Owner: Ramon  

Olivar 
 
1905 

 
4D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Kester, Effie K./ 

Walker Bros./ 

Walker Bros. 

 
a) 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. 

 
1208 West 22nd Street 

 
Current Owner: Weng-ching  Chen 

 
1969 

 
NC 

 
Contemporary, 1-Story 

Service Station 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1215-1217 West 22nd 

Street 
 
Current Owner: Marco A. Plaza 

 
1905 

C. 
 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1222 West 22nd Street 

 
Current Owner: Francis K. Foo 

 
14 

 
NC 

 
Vernacular Cottage, 

1-Story Residence SF 
 
 

 
NC) Structure is incompatible in style and 

is a visual intrusion with nearby HPOZ 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

contributors.  It is a non-contributor 

even though it was built within the 

HPOZ's period of significance. 

 
1228 West 22nd Street 

 
Historic Name:  Mote 

Residence;Current Owner: Rivas 

Ramiro A & Trust 
 
1902 

 
5D 

 
CRAFTSMAN INFLUENCE, 

1 1/2-Story Residence SF 

 
Mote, Mrs. M. M./ 

Unknown/ Balsey, 

B. L. 

 
a) 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. 

 
1236 West 22nd Street 

 
Current Owner: Maria C. De 

Santiago Santia 

 
C. 

1901 
 
NC 

 
American Foursquare, 

2-Story Residential SF 

 
Simpson, Mary; 

Henderson,/ 

Unknown/ 

Unknown 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1237 West 22nd Street 

 
Current Owner: Kempo  

Hirabayashi 
 
1985 

 
NC 

 
Post Modern, 2-Story 

Triplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1241-1245 West 22nd 

Street 

 
Historic Name:  House for Ida O. 

Whittier;Current Owner: Gilberto  

Rodriguez 
 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Duplex 

 
Whittier, Ida O./ 

Unknown/ 

WALTERS, A. L. 

 
a) 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. 

 
1242 West 22nd Street 

 
Historic Name:  House for Mary M. 

Mote;Current Owner: Kanit  

Polpantu 
 
1903 

 
5/5D 

 
MISSION REVIVAL, 

1-Story Residence SF 

 
Mote, Mrs. M. M./ 

Krempel, John 

B./ Mote, I. E. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1244-1250 West 22nd 

Street 
 
Current Owner: Carl  Feldstein 

 
5 

 
NC 

 
American Foursquare, 

2-Story Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1249 West 22nd Street 

 
Current Owner: Marcos  Padilla 

 
1969 

 
NC 

 
Minimal Traditional, 

1-Story Residence SF 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1252-1258 West 22nd 

Street 
 
Current Owner: Carl  Feldstein 

 
1 

 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1255-1259 West 22nd 

Street 

 
Current Owner: Maria C. 

Desantiago 

 
1905 

C. 
 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1261 West 22nd Street 

 
Current Owner: Elmo  Miranda 

 
1985 

 
NC 

 
Post Modern, 2-Story 

Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1262-1264 West 22nd 

Street 

 
Historic Name:  Franklin 

Residence;Current Owner: Rangel 

David T & Evangelina 

 
C. 

1900 
 
5D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REVIVA, 2-Story 

 
Franklin, Kate 

and Joseph/ 

Unknown/ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  21 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Quadruplex Unknown present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1268-1270 West 22nd 

Street 

 
Historic Name:  House for Kate 

and Joseph Franklin;Current 

Owner: Richard T. Kramer 
 
1890 

 
5D-A

S 

 
TURN OF THE CENTURY, 

1-Story RESIDENCE 

 
Franklin, Kate 

and Joseph/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1276-1278 West 22nd 

Street 
 
Current Owner: Ivan  Kim 

 
1904 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Quadruplex 

 
Whittier, J. B./ 

Unknown/ 

Walters, A. L. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1282-1284 West 22nd 

Street 

 
Historic Name:  Johnson 

Residence;Current Owner: Fred 

Decd Est O. F. Esparza 
 
1901 

 
5D-A

S 

 
CRAFTSMAN, 2-Story 

RESIDENCE 

 
Johnson, Amanda 

M./ Unknown/ 

Tenny, A. B. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1283 West 22nd Street 

 
Historic Name:  Colby 

Residence;Current Owner: Jose  

Becerra 
 
1903 

 
5D-A

S 

 
Queen Anne Influence, 

2-Story Residential SF 

 
Colby, James E./ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  22 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

by the Historic Resources Survey. 

 
1286-1288 West 22nd 

Street 

 
Historic Name:  House for Charles 

Kern;Current Owner: Eugenia C. 

Mason 
 
1901 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Kern, Charles; 

Hale, Robe/ Kern, 

Charles/ Joney, 

Frank 

 
a) 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. 

 
1289 West 22nd Street 

 
Current Owner: Wing B. Wong 

 
1924 

 
5D 

 
Spanish Colonial Revival, 

1-Story Duplex 
 
 

 
a) 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. 

 
1300 West 22nd Street 

 
Historic Name:  Cummings 

Residence;Current Owner: Ottmar 

W. Altamirano 
 
1902 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Cummings, M. A.; 

Stimson,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1301 West 22nd Street 

 
Current Owner: Cheuk  Wong 

 
1903 

 
5D 

 
Queen Anne Influence, 

1-Story Residential SF 
 
 

 
a) 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. 
 
1308 West 22nd Street 

 
Current Owner: Jose M. Nunez 

 
21 

 
NC 

 
Craftsman, 1-Story 

 
 

 
NC) Structure lacks integrity as a result of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Residential SF irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1310-1316 West 22nd 

Street 
 
Current Owner: H. Sam Lee 

 
5 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1322-1324 West 22nd 

Street 
 
Current Owner: Ramon  Melendez 

 
23 

 
5D 

 
Spanish Colonial Revival, 

2-Story Apartment 
 
 

 
a) 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. 

 
1323 West 22nd Street 

 
Current Owner: Carmen A. Nava 

 
1900 

 
5D 

 
Hipped Roof Cottage 

w/classical ele, 1-Story 

Residence SF 

 
Tyler, M. S./ 

Unknown/ King & 

Ide 

 
a) 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. 

 
1326 & 1328 West 22nd 

Street 

 
Historic Name:  Childs 

Residence;Current Owner: Arthur  

Wallach 

 
1895 

C. 
 
5/5D 

 
Queen Anne cottage, 1 

1/2-Story Residence 

 
Childs, Frank/ 

Unknown/ 

Unknown 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1329-1331 West 22nd 

Street 
 
Current Owner: Isao  Tsuji 

 
1941 

 
5D 

 
Minimal Traditional, 

2-Story Duplex 
 
 

 
a) 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. 

 
1332 West 22nd Street 

 
Current Owner: Mitzuki F. Orellana 

 
1895 

C. 

 
5D-A

S 

 
QUEEN ANNE, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1334 West 22nd Street 

 
Current Owner: Humberto  Chavez 

 
1895 

C. 

 
5D-A

S 

 
QUEEN ANNE, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1337 West 22nd Street 

 
Current Owner: Guillermo  

Vidaurri 

 
1922 

C. 

 
5D-A

S 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
1339-1341 West 22nd 

 
Current Owner: Guillermo  

 
21 

 
5D-A

 
Contemporary, 1-Story 

 
 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Street Vidaurri S Duplex contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1343 West 22nd Street 

 
Current Owner: Gustavo  Villaneda 

 
1898 

C. 
 
NC 

 
QUEEN ANNE, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1345 West 22nd Street 

 
Current Owner: Pedro I. Izaguirre 

 
21 

 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1348 & 1350 West 22nd 

Street 
 
Current Owner: H. Sam Lee 

 
22 

 
5D 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
1354 & 1356-1358 

West 22nd Street 
 
Current Owner: Felipe M. Becerra 

 
1887

&192

2 
 
5D 

 
Queen Anne & Spanish 

Colonial Reviv, 1-Story 

Residential SF 
 
 

 
a) 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. 
 
1357-1359 West 22nd 

 
Current Owner: Felipe  Santistevan 

 
23 

 
5D-A

 
Spanish Colonial Revival, 

 
 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Street S 1-Story Quadruplex contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1362 West 22nd Street 

 
Current Owner: Petronilo  Flores 

 
7 

 
5D 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
a) 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. 

 
1366 & 1368 West 22nd 

Street 
 
Current Owner: Jose D. Avila 

 
1904 

C. 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1371 West 22nd Street 

 
Current Owner: Jose  Maldonado 

 
6 

 
5D-A

S 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1376 West 22nd Street 

 
Current Owner: Ramon P. Perez 

 
1898 

C. 
 
NC 

 
Queen Anne, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

within the HPOZ's period of significance. 

 
1382 West 22nd Street 

 
Current Owner: Felipe M. Becerra 

 
1 

 
5D-A

S 

 
Hipped Roof Cottage, 1 

1/2-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1385 West 22nd Street 

 
Historic Name:  Sinclair 

Residence;Current Owner: Charlotte 

A. Vincent 
 
1899 

 
5D 

 
Hipped Roof Cottage 

w/classical ele, 1-Story 

Residence SF 

 
Scott, Linda/ 

Smith & Elder/ 

Philpott, Cager 

 
a) 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. 

 
1388-1390 West 22nd 

Street 

 
Historic Name:  House for T. A. 

Lancaster;Current Owner: Felipe  

Becerra 
 
1902 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Lancaster, T. A./ 

Unknown/ 

Lancaster, T. A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey.` 

 
1400 West 22nd Street 

 
Historic Name:  Diehr 

Residence;Current Owner: Billy Y. 

Wong 
 
1895 

 
2/5D 

 
QUEEN ANNE, 2 

1/2-Story Residential SF 

 
Diehr, Hermann/ 

Unknown/ 

Hermann Diehr 

(Prob.) 

 
a) 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. 
 
1401 West 22nd Street 

 
Current Owner: Maxcine  Hurdle 

 
1905 

 
5D 

 
CRAFTSMAN, 2-Story 

 
Martin, Richard 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Residence SF W./ Unknown/ 

Unknown 

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. 

 
1407-1409 West 22nd 

Street 
 
Current Owner: Jose  Pereira 

 
1998 

C. 
 
NC 

 
Post Modern, 2-Story 

Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1408 West 22nd Street 

 
Current Owner: Don L. Redaja 

 
1905 

C. 
 
NC 

 
Hipped Roof Cottage, 

1-Story Residence 
 
/ / KEMP, J.A. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1411 West 22nd Street 

 
Current Owner: Vicente  Gamero 

 
1998 

C. 
 
NC 

 
Post Modern, 2-Story 

Residential SF 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1412-1414 West 22nd 

Street 

 
Historic Name:  Griffin 

Residence;Current Owner: Nelson R. 

Arca 
 
1901 

 
5D 

 
Queen Anne influence, 

1-Story Residential SF 

 
Horner, Kate; 

Griffin Leo/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1420 West 22nd Street 

 
Current Owner: Samuel A. Sevilla 

 
1903 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Wilson, A. E.; 

Marks, Mar/ 

Unknown/ Wilson, 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

A. E. within the HPOZ's period of significance. 

 
14261430 West 22nd 

Street 
 
Current Owner: Samuel A. Sevilla 

 
13 

 
NC 

 
Craftsman, 2-Story 

Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1434 West 22nd Street 

 
Current Owner: Bienvenida F. 

Sevilla 
 

3 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1435-1437 West 22nd 

Street 

 
Current Owner: 3 Durango 

Properties L.p. 
 

21 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Apartments 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1440 West 22nd Street 

 
Current Owner: Household Fin 

Corp/ca 
 
1903 

 
5D 

 
Queen Anne influence, 

1-Story Residence SF 
 
 

 
a) 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. 

 
1444-1446 West 22nd 

Street 

 
Historic Name:  House for Henry A. 

Pool;Current Owner: Josephine  

Martin 
 
1901 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Pool, Henry A./ 

Unknown/ 

Tenney, A. B. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1445 West 22nd Street 

 
Current Owner: Alfredo  Gonzalez 

 
1909 

 
NC 

 
Craftsman, 1-Story 

Residential SF 

 
Williamson, C. A. 

(S?)/ BENWAY, C. 

A. (?), 

DESIGNER/ 

BENWAY, C. A. 

(?) 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1447 West 22nd Street 

 
Current Owner: Samuel A. Sevilla 

 
21 

 
5D 

 
Spanish Colonial Revival, 

1-Story Duplex 
 
 

 
a) 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. 

 
1452 & 1454 West 22nd 

Street 
 
Current Owner: Isabel P. Hernaez 

 
22 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1455 West 22nd Street 

 
Current Owner: Christopher C. 

Watkins 
 
1911 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
a) 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. 
 
1459 West 22nd Street 

 
Current Owner: Cynthia V. Vidaurre 

 
1909 

 
5D 

 
CRAFTSMAN, 1 

 
/ BENWAY, C. A. 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  31 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1/2-Story Residence SF (?), DESIGNER/ 

BENWAY, C. A. 

(?) 

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. 

 
1460-1462 West 22nd 

Street 
 
Current Owner: Nereo E. Rodriguez 

 
1911 

 
5D 

 
CRAFTSMAN, 2-Story 

APARTMENTS 

 
Oldershaw, 

Margaret D./ 

Unknown/ 

Tenney, A. B. 

 
a) 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. 

 
1466-1468 West 22nd 

Street 
 
Current Owner: Elizabeth  Lanio 

 
1904 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Meeks, Charles; 

Boodeen,/ 

Unknown/ 

Williamson, E. S. 

 
a) 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. 

 
1467 West 22nd Street 

 
Current Owner: Agnes B. Gee 

 
1909 

 
5D 

 
CRAFTSMAN, 1 

1/2-Story Residence SF 

 
Williamson, C. A. 

(S?)/ BENWAY, C. 

A. (?), 

DESIGNER/ 

BENWAY, C. A. 

(?) 

 
a) 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. 

 
1475 West 22nd Street 

 
Current Owner: Virgilio B. Garion 

 
1905 

C. 

 
5D-A

S 

 
Hipped Roof Cottage 

w/classical ele, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1478 West 22nd Street 

 
Historic Name:  House for Perry 

Whiting;Current Owner: Ernesto  

Gonzalez 
 
1898 

 
5D-A

S 

 
Classical Revival elements, 

1 1/2-Story Residential 

SF 

 
Whiting, Perry/ 

Unknown/ 

Whiting, Perry 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
635 West 23rd Street 

 
Current Owner: Salcedo Trust 

 
1904 

 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
645 West 23rd Street 

 
Current Owner: Salcedo Trust 

 
1987 

 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
651 West 23rd Street 

 
Current Owner: Cuahutle F C & M 

C Trust 
 
1906 

 
5D-A

S 

 
Craftsman/SHINGLE, 1 

1/2-Story Residential SF 

 
Towell, 

James&Mary; 

McFar/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
657 West 23rd Street 

 
Common Name: The Inn;Current 

Owner: Patsy H. Carter 

 
1920 

C. 
 
5D 

 
COLONIAL REVIVAL, 

2-Story Apartments 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
663 West 23rd Street 

 
Historic Name:  House for Mary P. 

Lewis;Current Owner: Rudolph  

Vargas 
 
1905 

 
NC 

 
Craftsman, 2-Story 

Triplex 

 
Lewis, Mary P./ 

Tyler, Frank M./ 

Phelps, W. R. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
669 West 23rd Street 

 
Current Owner: Temple Baptist 

Church Of L 
 
1902 

 
5D-A

S 

 
SHINGLE INFLUENCE, 2 

1/2-Story Residential SF 

 
Skinner, A.W.; 

Klokke, E./ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
705-707 West 23rd 

Street 

 
Historic Name:  House for Rosa M. 

Day;Current Owner: Juan  Nunez 
 
1902 

 
5D 

 
SHINGLE, 2 1/2-Story 

Duplex 

 
Day, Rosa M./ 

Unknown/ DAY, 

THOMAS W. 

 
a) 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. 

 
709-711 West 23rd 

Street 
 
Current Owner: Rosa M. Hernandez 

 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2 

1/2-Story Duplex 

 
Spencer, H.F.; 

Price, E.J/ 

Unknown/ Day, 

Thomas W. 

 
a) 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. 
 
717 West 23rd Street 

 
Historic Name:  House for Thomas 

 
1923 

 
5D 

 
CRAFTSMAN/COLONIAL 

 
Day, Thomas W./ 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

W. Day;Current Owner: Federal 

Nat'l Mtg Assn (fn 

REVIVAL, 2-Story 

Quadruplex 

Unknown/ Day, 

Thomas W. 

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. 

 
721 West 23rd Street 

 
Historic Name:  Spencer-Little 

Residence;Current Owner: John M. 

Yazawa 

 
1892 

C. 
 
5/3D 

 
QUEEN ANNE, 1 

1/2-Story Residential SF 

 
Hendryx, W.Q.; 

Spencer, M/ 

Dorn, Fred R. 

(Prob.)/ Unknown 

 
a) 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. 

 
801 West 23rd Street 

 
Current Owner: Benton  Lee 

 
1925 

 
5D 

 
Mediterranean Revival, 

3-Story Apartment 
 
 

 
a) 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. 

 
809 West 23rd Street 

 
Current Owner: Two Worlds 

Development Pha 
 
1924 

 
5D-A

S 

 
RENAISSANCE REVIVAL, 

3-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
817 West 23rd Street 

 
Current Owner: Fernando L. 

Salcedo 

 
1998 

C. 
 
NC 

 
Neo Mediterranean 

Revival, 2-Story 

Apartments 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance. 

 
825-827 West 23rd 

Street 

 
Historic Name:  Fourplex for 

Samuel F. Bothwell;Current Owner: 

Rufus  Bradford 
 
1924 

 
5D 

 
Mediterranean Revival, 

2-Story Quadruplex 

 
Bothwell, Samuel 

F./ JONES, R.D./ 

COOPER, S.M. 

 
a) 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. 

 
833 West 23rd Street 

 
Historic Name:  Eli P. Clark 

Residence;Current Owner: Thomas 

M. Florio 

 
1898 

C. 
 
3/5D 

 
Shingle, 2-Story 

Residential SF 

 
Clark, Lucy H.; 

Demmick,/ 

Unknown/ 

STIMSON, 

GEORGE W. 

 
a) 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. 

 
841 West 23rd Street 

 
Current Owner: Vi  La Pro 

 
1910 

C. 

 
5D-A

S 

 
Italian Renaissance 

Revival, 3-Story 

Apartment 

 
/ HOWARD, G. 

A./ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
848 West 23rd Street 

 
Current Owner: Jack G. King 

 
1929 

 
5D 

 
Mediterranean Revival, 

3-Story Apartment 
 
 

 
a) 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. 
 
851 West 23rd Street 

 
Current Owner: Brambila Anatalia 

 
1910 

 
NC 

 
Craftsman, 2-Story 

 
 

 
NC) Structure lacks integrity as a result of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

S & Famil C. Apartment irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
867-889 West 23rd 

Street 
 
Current Owner: 23 Street Assoc 

 
1916 

 
1D 

 
MISSION INFLUENCE, 

2-Story Apartment 

 
/ / SIEGEL, FRED 

W. 

 
a) 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. 

 
915 West 23rd Street 

 
Current Owner: Hector D. Gutierrez 

 
1896 

 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
917 West 23rd Street 

 
Historic Name:  GEORGE WILSON 

KING RESIDENCE;Current Owner: 

Pilar  Alonso 
 
1887 

 
1D 

 
Queen Anne, 2-Story 

Residential SF 

 
King, George 

Wilson/ 

EDELMAN, 

ABRAHAM M./ 

 
a) 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. 

 
922 West 23rd Street 

 
Current Owner: R Trans Corp 

 
1921 

 
NC 

 
UTILITARIAN, 1-Story 

PARKING GARAGE 
 
/ / NOLTE, LEO 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
925 West 23rd Street 

 
Historic Name:  HENRY J. 

REUMAN RESIDENCE;Current 

Owner: David N. Tool 
 
1896 

 
3/1D 

 
Queen Anne, 2 1/2-Story 

Residence SF 

 
/ WACKERBATH, 

AUGUST/ JACOBI 

& FINK 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
929 West 23rd Street 

 
Historic Name:  WEIR 

HOUSE;Current Owner: Ricardo  

Ramirez 

 
1896 

C. 

 
1D-A

S 

 
CRAFTSMAN, 1 

1/2-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
934 West 23rd Street 

 
Historic Name:  LEE'S 

MARKET;Current Owner: Aziza C. 

Othman 
 
1906 

 
1D-A

S 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
947 West 23rd Street 

 
Historic Name:  ALIDA A. SNOW 

HOUSE;Current Owner: Luis C. 

Chavez 
 
1900 

 
5/1D 

 
American 

Foursquare/Classical Reviv, 

2-Story Residence SF 

 
/ / LOS 

ANGELES 

BUILDING 

COMPANY 

 
a) 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. 

 
954 West 23rd Street 

 
Historic Name:  BASSETT-REQUA 

HOUSE;Current Owner: Ellen  

Chambers 
 
1893 

 
1D 

 
American 

Foursquare/Classical Reviv, 

2-Story Residential SF 

 
/ HUNT, SUMNER 

P./ HOOPER & 

CALHOUN 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
954 West 23rd Street 

 
Historic Name:  BASSETT-REQUA 

HOUSE;Current Owner: Ellen  

Chambers 
 
1893 

 
1D 

 
American 

Foursquare/Classical Reviv, 

2-Story Residence SF 

 
/ HUNT, SUMNER 

P./ HOOPER & 

CALHOUN 

 
a) 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. 

 
955 West 23rd Street 

 
Current Owner: Rosa E. Chavez 

 
1889 

 
NC 

 
Folk Victorian, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
956-960 West 23rd 

Street 
 
Current Owner: Dinesh S. Joshi 

 
1895 

C. 
 
NC 

 
DUTCH COLONIAL 

REVIVAL INFLUENCE, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1000 West 23rd Street 

 
Historic Name:  SPENCER 

HOUSE;Current Owner: Rafael P. 

Aguirre 
 
1900 

 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1001 West 23rd Street 

 
Current Owner: Hollywood 

Parkview Apartme 
 
1924 

 
5D-A

S 

 
Mediterranean Revival, 

2-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
1005 West 23rd Street 

 
Current Owner: 1005 West 23rd 

 
1924 

 
5D-A

 
Mediterranean Revival, 

 
 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Street Buil S 2-Story Apartment contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1006 West 23rd Street 

 
Historic Name:  HANNA 

HOUSE;Current Owner: Rafael A. 

Garcia 
 
1899 

 
1D 

 
ECLECTIC/CRAFTSMAN 

INFLUENCE, 2-Story 

Residential SF 

 
/ / TYLER & 

JACKINS 

 
a) 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. 

 
1010 West 23rd Street 

 
Historic Name:  MCCOY/CARLE 

HOUSE;Current Owner: Angel  

Fernandez 

 
1890 

C. 

 
1D-A

S 

 
Folk Victorian, 2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1013 West 23rd Street 

 
Current Owner: John A. Bankhead 

 
1965 

C. 
 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1015 West 23rd Street 

 
Historic Name:  Wedding Cake 

House (Potter Residence);Current 

Owner: Jose G. Flores 
 
1895 

 
5/1D 

 
Queen Anne, 1 1/2-Story 

Residence SF 

 
Christman, G.W. 

& O.M., P/ 

Unknown/ 

Unknown 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1016-1020 West 23rd 

Street 

 
Historic Name:  HELEN M. 

KIMBALL HOUSE;Current Owner: 

Leo J. Lewis 
 
1892 

 
1D-A

S 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
/ BRADBEER, 

JAMES H./ 

MICHAELS, A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1022-1024 West 23rd 

Street 
 
Current Owner: Juana J. Balcorta 

 
1922 

 
1D 

 
CRAFTSMAN, 1-Story 

Duplex 
 
 

 
a) 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. 

 
1023 West 23rd Street 

 
Current Owner: Jorge  Rodriguez 

 
1963 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1025 West 23rd Street 

 
Current Owner: Sam Z. Cano 

 
1964 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1026 West 23rd Street 

 
Historic Name:  CHARLOTTE 

GIVENS HOUSE;Current Owner: 

Rafael A. Rivera 
 
1896 

 
1D 

 
TURN OF THE CENTURY, 

1 1/2-Story Residential 

SF 

 
/ KWIAT 

KOWSKI, LOUIS/ 

NEEDHAM & 

RYCKMAN 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1027 West 23rd Street 

 
Current Owner: Efrain  Alonzo 

 
1948 

 
NC 

 
Minimal Traditional, 

2-Story Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1028 West 23rd Street 

 
Historic Name:  J. C. BELL 

HOUSE;Current Owner: Concha  

Montano 
 
1902 

 
1D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REVIVA, 2-Story 

Residential SF 

 
/ / LOS 

ANGELES 

BUILDING CO. 

(PROB 

 
a) 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. 

 
1030 West 23rd Street 

 
Historic Name:  HENRY W. 

FOSTER RESIDENCE;Current 

Owner: Darlene A. Henderson 
 
1892 

 
4/1D 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
Foster, Henry W./ 

BRADBEER, 

JAMES H./ 

MICHAELS, A. 

(PROB.) 

 
a) 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. 

 
1034 West 23rd Street 

 
Historic Name:  SULLIVAN 

HOUSE;Current Owner: Jose T. 

Jimenez 

 
1898 

C. 
 
1D 

 
QUEEN ANNE, 1-Story 

Residence SF 

 
/ BOWEN, 

LUCIEN L., 

DESGNR (PROB/ 

WILSON, A. P. 

(PROB.) 

 
a) 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. 

 
1039 West 23rd Street 

 
Current Owner: Salcedo Trust 

 
1970 

C. 
 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance. 

 
1043 West 23rd Street 

 
Current Owner: J. S. Bawa 

 
1963 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1047 West 23rd Street 

 
Current Owner: Salcedo Trust 

 
1963 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1222 West 23rd Street 

 
Historic Name:  Edwards 

Residence;Current Owner: Rafael A. 

Garcia 
 
1894 

 
5/5D 

 
Folk Victorian, 2-Story 

Residence SF 

 
Edwards, Evan A. 

& Margar/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1223 West 23rd Street 

 
Current Owner: Faith  Pearlman 

 
1894 

 
5/5D 

 
Queen Anne, 2-Story 

Residential SF 

 
Chevaillier, Alzire 

A./ KELLER, 

WILLIS F./ DAY & 

FRAZIER 

 
a) 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. 

 
1228 West 23rd Street 

 
Historic Name:  House for Leona 

Engelhardt;Current Owner: 

Eduardo N. Godinez 
 
1896 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residence SF 

 
Engelhardt, 

Leona/ Unknown/ 

DAY, THOMAS W. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

by the Historic Resources Survey. 

 
1229 West 23rd Street 

 
Current Owner: Litza  Garate 

 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Garnsey, Mrs. 

L.T./ Unknown/ 

HALEY, F. 

 
a) 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. 

 
1236 West 23rd Street 

 
Historic Name:  Lancaster 

Residence;Current Owner: Pamela 

M. Davies 
 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

RESIDENCE 

 
Lancaster, T. A./ 

Unknown/ 

Lancaster, T. A. 

 
a) 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. 

 
1239 West 23rd Street 

 
Historic Name:  House for Carrie 

Shields;Current Owner: Sonia D. 

Rodriguez 
 
1895 

 
5D 

 
TURN OF CENTURY, 

1-Story Residence SF 

 
Shields, Carrie C./ 

BROWN & 

FISHER/ TUBBS, 

F. C. 

 
a) 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. 

 
1242 West 23rd Street 

 
Current Owner: Enrique  Briceno 

 
1902 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Lancaster, T. A.; 

Sanders/ 

Unknown/ 

LANCASTER, T. 

A. 

 
a) 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. 
 
1245 West 23rd Street 

 
Current Owner: Jan K. Marcus 

 
1900 

 
5/5D 

 
Queen Anne cottage, 

 
Shields, Alex/ 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1-Story Residence SF Unknown/ 

Unknown 

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. 

 
1248 West 23rd Street 

 
Historic Name:  Parker 

Residence;Current Owner: Francisco  

Alvarez 

 
1885 

C. 
 
5/5D 

 
Vernacular Cottage, 

1-Story Residential SF 

 
Parker, 

Catherine/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1249 West 23rd Street 

 
Current Owner: Secretary 

 
1930 

C. 
 
NC 

 
Spanish Colonial Revival, 

2-Story Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1258 West 23rd Street 

 
Current Owner: Jorge  Sanchez 

 
1940 

 
5D 

 
Minimal Traditional, 

1-Story Residence SF 
 
 

 
a) 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. 

 
1261 West 23rd Street 

 
Current Owner: Maria A. Rae 

 
1920 

 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
 
1262 West 23rd Street 

 
Current Owner: Felipe A. Bonilla 

 
1940 

 
5D 

 
Minimal Traditional, 

 
 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1-Story Residence SF 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. 

 
1263 & 1265 West 23rd 

Street 

 
Historic Name:  Jenkins 

Residence;Current Owner: Francisco 

V. Gonzalez 

 
1895 

C. 
 
5D 

 
TURN OF THE 

CENTURY/FARM HOUSE, 

1-Story Residential SF 

 
Jenkins, Marcia 

V.&Fayett/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1268 West 23rd Street 

 
Current Owner: Jess E. Mendoza 

 
1959 

 
NC 

 
Dingbat, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1273 West 23rd Street 

 
Current Owner: German  

Dominguez 

 
1895 

C. 

 
5D-A

S 

 
QUEEN ANNE 

INFLUENCE, 1-Story 

Residence SF 

 
Hall, Wm. I.; 

Shryack, El/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1274 & 1276-1278 

West 23rd Street 
 
Current Owner: Ramon  Melendez 

 
1908 

C. 
 
5D 

 
COLONIAL 

REVIVAL/CRAFTSMAN, 

1-Story Quadruplex 
 
 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1275 West 23rd Street 

 
Current Owner: Angel  Dominguez 

 
1895 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1277 West 23rd Street 

 
Current Owner: Luis O. Garcia 

 
1964 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1279 West 23rd Street 

 
Current Owner: Gonzaga A. Reyes 

 
1910 

 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1282-1286 West 23rd 

Street 

 
Historic Name:  Brown 

Residence;Current Owner: Ramon  

Melendez 
 
1912 

 
5D-A

S 

 
CRAFTSMAN, 1-Story 

HALF COURT 

 
Brown, Minnie Y. 

& Frank/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1288 West 23rd Street 

 
Current Owner: Mamie  Harrison 

 
1910 

 
5D-A

S 

 
PRAIRIE INFLUENCE, 

2-Story APARTMENTS 

 
Brown, Frank/ 

Unknown/ 

BUTLER, O. W. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

by the Historic Resources Survey. 

 
1289 West 23rd Street 

 
Historic Name:  House for Linda 

Scott;Current Owner: Oronoz Jose 

D & Family Trus 
 
1899 

 
5D 

 
TURN OF THE CENTURY, 

1-Story Residential SF 

 
Scott, Linda/ 

Smith & Elder/ 

Philpott, Cager 

 
a) 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. 

 
1302 West 23rd Street 

 
Current Owner: Moises  Rodriguez 

 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Hall, W. I./ 

Unknown/ 

Unknown 

 
a) 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. 

 
1306-1308 West 23rd 

Street 
 
Current Owner: Manuel  Suarez 

 
1926 

 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1307 West 23rd Street 

 
Current Owner: Refugio  Rodriguez 

 
1901 

C. 

 
5D-A

S 

 
QUEEN ANNE, 1-Story 

Residence SF 

 
Spencer, Mary E.; 

Bronson/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1314 West 23rd Street 

 
Current Owner: Rose O. Redix 

 
1904 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1315 West 23rd Street 

 
Historic Name:  Williams 

Residence;Current Owner: Cresencio  

Sanchez 
 
1900 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residential SF 

 
Williams, 

Margaret E./ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1316 West 23rd Street 

 
Current Owner: Armando V. 

Dominguez 
 
1905 

 
5D-A

S 

 
Turn of the Century 

Cottage, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1318 West 23rd Street 

 
Current Owner: Cresencio  

Sanchesz 
 
1965 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1323 West 23rd Street 

 
Historic Name:  Rosenberg 

Residence;Current Owner: Francisco  

Colmenares 

 
1900 

C. 
 
5D 

 
Folk Victorian, 1-Story 

Residence SF 

 
Roseberg, Sam R.; 

German/ 

Unknown/ 

Unknown 

 
a) 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. 
 
1325 West 23rd Street 

 
Current Owner: Zoila  Acosta 

 
1912 

 
NC 

 
Folk Victorian, 1 

 
 

 
NC) Structure lacks integrity as a result of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1/2-Story Residential SF irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1332-1336 West 23rd 

Street 
 
Current Owner: Maria M. Perez 

 
1908 

 
5D-A

S 

 
CRAFTSMAN INFLUENCE, 

2 1/2-Story Quadruplex 

 
Getze, F. A./ 

TYLER, FRANK 

M./ PHILLIPS, F. 

Z. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1337 West 23rd Street 

 
Historic Name:  Yeisley 

Residence;Current Owner: Ton C. 

Mar 
 
1903 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Yeisley, Chas. A.; 

Marx,/ Unknown/ 

Unknown 

 
a) 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. 

 
1340-1342 West 23rd 

Street 
 
Current Owner: Paz T. Riebeling 

 
1908 

 
5/5D 

 
CRAFTSMAN, 2-Story 

Quadruplex 

 
Mellella, Dora L./ 

Unknown/ 

BURCHART, C. H. 

 
a) 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. 

 
1343 West 23rd Street 

 
Current Owner: Alicia  Coto 

 
1900 

C. 
 
5D 

 
QUEEN ANNE 

INFLUENCE, 1-Story 

Residential SF 

 
Bolin, Anna 

A./Patrick J./ 

Unknown/ 

Unknown 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1346 West 23rd Street 

 
Historic Name:  House for P. H. 

Medlin;Current Owner: Quai S. Jew 
 
1902 

 
5D 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Medlin, P. H./ 

Unknown/ 

DOUGHERTY 

BROS. 

 
a) 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. 

 
1349 West 23rd Street 

 
Current Owner: Maria T. Tapia 

 
1920 

C. 
 
NC 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1355 & 1357 West 23rd 

Street 
 
Current Owner: Alejandro  Tapia 

 
1965 

 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1356 West 23rd Street 

 
Current Owner: George  Cortez 

 
1905 

 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1361 & 1363 West 23rd 

Street 
 
Current Owner: Samuel  Rodriguez 

 
1893 

C. 
 
5D 

 
Queen Anne Cottage & 

Craftsman, 1-Story 

Residential SF 

 
Kelly, Tobias J.; 

Cumming/ 

Unknown/ 

Unknown 

 
a) 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. 
 
1362 West 23rd Street 

 
Historic Name:  Morrison 

 
1902 

 
5D-A

 
TURN OF THE CENTURY, 

 
Morrison, Mrs. L. 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Residence;Current Owner: I. K. 

Rawal 

S 1-Story Residence SF B./ Unknown/ 

JACKSON, W. H. 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1368 West 23rd Street 

 
Current Owner: Rafael  

Covarrubias 

 
1904 

C. 
 
NC 

 
Turn of the Century 

Cottage, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1371 West 23rd Street 

 
Historic Name:  Burford 

Residence;Current Owner: Jack  

Lee 
 
1904 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Burford, S. R./ 

Unknown/ 

ORDWAY, F. M. 

 
a) 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. 

 
1375 West 23rd Street 

 
Current Owner: Jose R. Martinez 

 
EFF. 

1985 
 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1376 West 23rd Street 

 
Current Owner: Jose J. Emerich 

 
1903 

 
NC 

 
Turn of the Century 

Cottage, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1382 West 23rd Street 

 
Current Owner: Jose R. Martinez 

 
1888 

C. 
 
NC 

 
Turn of the Century 

Cottage, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

within the HPOZ's period of significance. 

 
1383 West 23rd Street 

 
Current Owner: Felpe M. Becerra 

 
1902 

 
5D 

 
CRAFTSMAN/SHINGLE 

STYLE, 2-Story Residence 

SF 

 
Ashley, R. L./ / 

Burch, F. 

 
a) 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. 

 
1386-1388 West 23rd 

Street 
 
Current Owner: Oreste Exec Simi 

 
1928 

 
5D 

 
Mediterranean Revival, 

2-Story Apartment 

 
/ / PACIFIC 

CONST. & FIN. 

CO. 

 
a) 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. 

 
1389-1391 West 23rd 

Street 
 
Current Owner: Angel M. Becerra 

 
1915 

 
5D-A

S 

 
Prairie, 1 1/2-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1402 West 23rd Street 

 
Historic Name:  Cordes 

Residence;Current Owner: Frank G. 

Greenhouse 

 
1895 

C. 

 
5D-A

S 

 
Queen Anne, 1-Story 

Residential SF 

 
Cordes, Elizabeth 

(Beese)/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
1406-1408 West 23rd 

 
Current Owner: Mario  Ibarra 

 
1905 

 
5D 

 
TURN OF THE CENTURY, 

 
Ulrey (Wrey?), A. 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Street 1-Story Residential SF B./ Unknown/ 

KEMP, J. A. 

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. 

 
1409 West 23rd Street 

 
Current Owner: Carlos  Ortega 

 
1909 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1413 West 23rd Street 

 
Current Owner: Manuel  Canjura 

 
1895 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1414 West 23rd Street 

 
Current Owner: Angel  Diaz 

 
1906 

 
NC 

 
Turn of the Century 

Cottage, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1418-1420 West 23rd 

Street 

 
Current Owner: Boyd Naomi Decd 

Est Of 

 
1890 

C. 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residential SF 

 
McKinney, S. S.; 

McCoomb,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
1421 West 23rd Street 

 
Current Owner: Jesus  Navarrete 

 
1905 

 
5D-A

 
TURN OF THE 

 
Brown, V. P./ 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

S CENTURY/CRAFTSMAN, 

1-Story Residential SF 

Unknown/ 

Unknown 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1428 West 23rd Street 

 
Current Owner: Francisco  

Almanza 
 
1924 

 
5D-A

S 

 
Spanish Colonial Revival, 

1-Story Duplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1429 West 23rd Street 

 
Historic Name:  House for G. A. 

Cortelyou;Current Owner: Jose R. 

Guadron 
 
1904 

 
5D-A

S 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Cortelyou, G. A./ 

Unknown/ ACME 

BLDG. CO. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1432 West 23rd Street 

 
Historic Name:  House for F. M. 

Tyler;Current Owner: Pedro  Pozo 
 
1902 

 
5D 

 
Turn of the Century 

Cottage/Craftsm, 1 

1/2-Story Residence SF 

 
Tyler, F. M./ 

Unknown/ Tyler, 

Frank M. 

 
a) 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. 

 
1435-1437 West 23rd 

Street 

 
Historic Name:  Ulrey 

Residence;Current Owner: Rosa  

Contreras 
 
1902 

 
5D-A

S 

 
TURN OF THE 

CENTURY/CRAFTSMAN, 

1 & 2-Story Residential 

 
Ulrey, Albert B./ 

Unknown/ 

Talbert, G. E. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

SF significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1440 West 23rd Street 

 
Current Owner: Jose V. Romero 

 
1912 

 
NC 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1441 West 23rd Street 

 
Current Owner: Joe N. Vasquez 

 
1902 

 
5D 

 
TURN OF THE 

CENTURY/CRAFTSMAN, 

1-Story Residential SF 

 
Tyler & Co./ 

Unknown/ TYLER 

& CO. 

 
a) 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. 

 
1443-1449 West 23rd 

Street 

 
Current Owner: De Oca Ernesto M. 

Montes 
 
1914 

 
5D 

 
CRAFTSMAN, 2-Story 

Quadruplex 

 
Tyler & Co./ 

Unknown/ TYLER 

& CO. 

 
a) 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. 

 
1446 West 23rd Street 

 
Current Owner: Jose V. Romero 

 
1924 

 
NC 

 
Spanish Colonial Revival, 

2-Story Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1451 & 1455 West 23rd 

Street 
 
Current Owner: Sally A. Williams 

 
1913 

 
NC 

 
Hipped Roof Cottage & 

Craftsman, 1 & 2-Story 

Quadruplex 

 
/ / 

GOLDTHWAITE, 

C. D. 

 
NC) Structures lack integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

within the HPOZ's period of significance. 

 
1458 West 23rd Street 

 
Current Owner: Bertha  Fernandez 

 
1895 

C. 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residence SF 

 
Stoddard, Nelson 

and Edwi/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1460 West 23rd Street 

 
Historic Name:  House for Orlando 

Moore;Current Owner: Guadalupe R. 

Riestra 

 
1890 

C. 
 
5D 

 
Folk Victorian, 1-Story 

Residence SF 

 
Moore, Orlando/ 

Unknown/ 

Hutchinson, B. P. 

 
a) 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. 

 
1461 West 23rd Street 

 
Historic Name:  Svensen 

Residence;Current Owner: Felix  

Rodriguez 

 
1890 

C. 
 
5D 

 
VERNACULAR, 1-Story 

Residence SF 

 
Swensen, Mrs. E./ 

Unknown/ 

Unknown 

 
a) 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. 

 
1464 West 23rd Street 

 
Current Owner: Alfonso  Gamboa 

 
1953 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1466 West 23rd Street 

 
Current Owner: Gomez Catalina B 

& Family T 

 
1890 

C. 

 
5D-A

S 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Thompson, 

Orange D., Sr./ 

Unknown/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Unknown significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1467 West 23rd Street 

 
Current Owner: Benjamin D. Powell 

 
1912 

 
5D 

 
Classical Revival, 2-Story 

Apartment 

 
Ehlers, Peter W. 

and Lill/ EHLERS, 

PETER W./ 

Unknown 

 
a) 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. 

 
1475-1477 West 23rd 

Street 
 
Current Owner: Refugio  Rodriguez 

 
1913 

 
5D-A

S 

 
Craftsman, 2-Story 

Fourplex 

 
Galbraith, Joseph 

A./ Thomas, O. 

J./ Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1480 West 23rd Street 

 
Current Owner: Glenn  Wong 

 
1915 

 
5D 

 
Craftsman, 1 1/2-Story 

Residential SF 
 
 

 
a) 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. 

 
1006 West 24th Street 

 
Historic Name:  DURYEA 

COTTAGE;Current Owner: Enrique  

Guerra 

 
1893 

C. 
 
1D 

 
QUEEN ANNE/EASTLAKE 

INFLUENCE, 1-Story 

Residential SF 
 
 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1007 West 24th Street 

 
Historic Name:  Richmond B. 

Durfee House;Current Owner: 

Edward C. Dorr 

 
1885 

C. 
 
3/1D 

 
QUEEN 

ANNE/EASTLAKE, 

2-Story Residence SF 

 
Durfee, Richmond 

B./ / DURFEE, 

RICHMOND 

(PROB.) 

 
a) 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. 

 
1008 West 24th Street 

 
Current Owner: Beryl C. Segesta 

 
1964 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1013 West 24th Street 

 
Historic Name:  GEORGE KNOX 

HOUSE;Current Owner: Edward C. 

Dorr 
 
1898 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 
 
 

 
a) 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. 

 
1016 West 24th Street 

 
Current Owner: Daniel  Waknine 

 
1965 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1017-1019 West 24th 

Street 
 
Current Owner: Richard F. Woods 

 
1899 

C. 
 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Quadruplex 

 
/ / MOORE, A. M. 

(1913 REMODEL) 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1020-1022 West 24th 

Street 
 
Current Owner: Ricardo  Guerra 

 
1894 

 
1D 

 
DUTCH COLONIAL 

REVIVAL INFLUENCE, 

2-Story Residential SF 

 
/ HUNT, SUMNER 

P./ HOOPER & 

CALHOUN 

 
a) 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. 

 
1021 West 24th Street 

 
Historic Name:  JOHN ECKSTROM 

HOUSE;Current Owner: Rosa 

Roland De La 
 
1901 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
/ / ECKSTROM, 

JOHN R. 

 
a) 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. 

 
1023-1025 West 24th 

Street 

 
Historic Name:  ALBERT 

CRUTCHER HOUSE;Current Owner: 

Lydia  Flores 
 
1895 

 
1D 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
/ EISEN & 

HUNT/ 

 
a) 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. 

 
1024 West 24th Street 

 
Current Owner: Antonio  Duarte 

 
1965 

 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1026 West 24th Street 

 
Historic Name:  EVERETT 

HOUSE;Current Owner: 

Woodpecker Properties Inc 
 
1896 

 
NC 

 
American Foursquare, 

2-Story Residential SF 

 
/ / HUNT, JOHN 

F. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

within the HPOZ's period of significance. 

 
1029 West 24th Street 

 
Historic Name:  GEORGE 

HERGALD HOUSE;Current Owner: 

Ignacio  Yanez 
 
1905 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
/ / GRACE & 

BULETTE 

 
a) 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. 

 
1030 West 24th Street 

 
Historic Name:  JOHN F. HUNT 

HOUSE;Current Owner: Arturo M. 

Flores 

 
1896 

C. 
 
1D 

 
TURN OF 

CENTURY/COLONIAL 

REVIVAL DE, 1-Story 

Residence SF 

 
/ / HUNT, JOHN 

F. (PROB.) 

 
a) 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. 

 
1034 West 24th Street 

 
Historic Name:  GEORGE T BARR 

RESIDENCE;Current Owner: Jose L. 

Gonzalez 
 
1895 

 
4/1D 

 
QUEEN ANNE, 1-Story 

Residence SF 

 
Welch, William O. 

and Eva/ AIKEN 

& BENTON/ 

HAYES, E. E. 

 
a) 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. 

 
1035 West 24th Street 

 
Historic Name:  DISTRIBUTING 

STATION NO. 31;Current Owner: 

George A. Murrell 
 
1924 

 
5/1D 

 
CLASSICAL INFLUENCE, 

2-Story Public Service 
 
 

 
a) 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. 
 
1038 West 24th Street 

 
Historic Name:  EARNEST A 

 
1895 

 
5/1D 

 
QUEEN ANNE, 1-Story 

 
Bruck, Earnest 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

BRUCK RESIDENCE;Current Owner: 

Ramon A. Arias 

Residential SF A./ BRADBEER & 

FERRIS/ EATON, 

M. 

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. 

 
1041 West 24th Street 

 
Historic Name:  DEPT WATER & 

POWER DISTRIB STN OPERATOR'S 

BUNG;Current Owner: Victorian 

Village Complex I 
 
1922 

 
1D 

 
COLONIAL REVIVAL, 

1-Story Residence SF 
 
 

 
a) 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. 

 
1042 West 24th Street 

 
Historic Name:  GEORGE C. 

DEMING RESIDENCE;Current 

Owner: Panagiotis A. Zinelis 
 
1895 

 
5/1D 

 
QUEEN ANNE, 1-Story 

Residence SF 

 
Deming, George 

C./ BRADBEER & 

FERRIS/ EATON, 

M. 

 
a) 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. 

 
1043-1045 West 24th 

Street 

 
Current Owner: Victorian Village 

Complex I 

 
1915 

C. 

 
5D-A

S 

 
Classical Revival, 2-Story 

Stores & Offices 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1048-1050 West 24th 

Street 

 
Historic Name:  DR. JAMES F. T. 

JENKINS RESIDENCE;Current 

Owner: Panagiotis A. Zinelis 
 
1895 

 
4/1D 

 
AMERICAN 

FOURSQUARE/ECLECTIC 

DETAIL, 2-Story 

 
Mitchell, James 

G./ AIKEN & 

BENTON/ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Residence SF HAYES, E. B. present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1117 West 24th Street 

 
Current Owner: Victorian Center 

Inc 
 

30 
 
NC 

 
Post Modern influence, 

1-Story Warehouse 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1123 West 24th Street 

 
Current Owner: Arthur G. Carmona 

 
1900 

C. 
 
5D 

 
Vernacular, 1-Story 

Commercial 
 
 

 
a) 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. 

 
1129 & 1131 West 24th 

Street 

 
Current Owner: Armando B. 

Vicente 

 
1902 

C. 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1137 West 24th Street 

 
Current Owner: Cruz M. Gutierrez 

 
1901 

 
5D 

 
Hipped Roof Cottage, 

1-Story RESIDENCE 

 
Lancaster, T. A./ 

Unknown/ DAY, I. 

H. 

 
a) 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. 
 
1143 West 24th Street 

 
Current Owner: Angel B. Vicente 

 
C. 

 
5D 

 
, 1-Story Residence SF 

 
Chilton, Walker, 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1900 Talbott,/ 

Unknown/ 

Unknown 

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. 

 
1147-1151 West 24th 

Street 

 
Current Owner: Mutual Bk 

Washington 
 
1927 

 
5D 

 
Spanish Colonial Revival, 1 

& 2-Story Residential 

Court 
 
 

 
a) 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. 

 
1155 West 24th Street 

 
Current Owner: Osbaldo  Frias 

 
1895 

C. 
 
NC 

 
Queen Anne Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1161-1163 West 24th 

Street 

 
Historic Name:  Gibbs 

Residence;Current Owner: Dolores I. 

Vigil 

 
1900 

C. 
 
5D 

 
Hipped Roof Cottage 

w/classical ele, 1-Story 

Residential SF 

 
Gibbs, May G./ 

Gibbs, A. G./ 

Gibbs, A. G. 

 
a) 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. 

 
1169 West 24th Street 

 
Historic Name:  House for Harriet 

L. Bush;Current Owner: Felipe M. 

Becerra 
 
1902 

 
5D 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Bush, Mrs. Harriet 

L./ Unknown/ L. 

A. Building Co. 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1177-1181 West 24th 

Street 
 
Current Owner: Ignacio  Rodriguez 

 
1952 

C. 
 
NC 

 
Contemporary, 1-Story 

Triplex 
 
 

 
NC) Structure is incompatible in style and 

is a visual intrusion with nearby HPOZ 

contributors.  It is a non-contributor 

even though it was built within the 

HPOZ's period of significance. 

 
1183 West 24th Street 

 
Current Owner: Salvador  Serrano 

 
 

 
NC 

 
, 2-Story Residential SF 

 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1187-1191 West 24th 

Street 

 
Current Owner: Gallegos Herminia 

M & Trust 
 
1904 

 
5D-A

S 

 
SPANISH COLONIAL 

REVIVAL, 2-Story Stores 

& Resident 

 
Boettger, Anna 

B./ Unknown/ 

Saffell, Z. C. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1201-1209 West 24th 

Street 
 
Current Owner: Tom Fon Lim 

 
1922 

 
5D 

 
SPANISH COLONIAL 

REVIVAL, 2-Story Stores 

& Resident 

 
Umbacher, Julius 

& Babeck/ 

TYLER, FRANK 

M./ RICHARDSON 

BLDG. & ENG. 

CO. 

 
a) 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. 

 
1213-1215 West 24th 

Street 
 
Current Owner: Maria S. Leon 

 
1930 

C. 

 
5D-A

S 

 
Spanish Colonial Revival, 

1-Story Duplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1223 West 24th Street 

 
Current Owner: Maria E. Monay 

 
1895 

C. 

 
5D-A

S 

 
Queen Anne influence, 

2-Story Residence 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1227-1231 West 24th 

Street 
 
Current Owner: Eustacio  Ortega 

 
1946 

C. 
 
NC 

 
Contemporary, 1-Story 

Triplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1237-1239 West 24th 

Street 
 
Current Owner: Nicholas A. Zinelis 

 
1895 

C. 

 
5D-A

S 

 
Queen Anne Cottage, 

1-Story Residential SF 

 
/ Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1243 West 24th Street 

 
Current Owner: Wogo Associates Of 

Caronde 
 

30 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1249 West 24th Street 

 
Current Owner: Angela  Madero 

 
1903 

C. 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1257 West 24th Street 

 
Historic Name:  McPhail 

Residence;Current Owner: Brambila 

Anatalia S & Famil 
 
1900 

 
5D-A

S 

 
Vernacular Cottage, 

1-Story Residence SF 

 
McPhail, Kathleen 

I.; Dun/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1263 West 24th Street 

 
Historic Name:  Johnson 

Residence;Current Owner: Ernest D. 

Lucero 

 
1895 

C. 

 
5D-A

S 

 
QUEEN ANNE 

INFLUENCE, 1-Story 

Residence SF 

 
Johnson, Robert 

B./ Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1271 West 24th Street 

 
Current Owner: Celso  Garcia 

 
1893 

C. 

 
5D-A

S 

 
Queen Anne cottage, 1 

1/2-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1275 West 24th Street 

 
Current Owner: For Humanity Los 

A. Ngeles 
 

8 

 
5D-A

S 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1283 West 24th Street 

 
Current Owner: Rodolfo  Orellana 

 
C. 

1900 

 
5D-A

S 

 
Queen Anne cottage, 

1-Story Residential SF 

 
Smurr, John R.; 

Bronson,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1289 West 24th Street 

 
Current Owner: Simi Exec Oresti 

 
1902 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Wadsworth, Thos. 

S./ Unknown/ 

Thomas S. 

Wadsworth 

Douglas Building 

 
a) 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. 

 
1301 West 24th Street 

 
Current Owner: 

 
1912 

C. 

 
5D-A

S 

 
Classical Revival, 2-Story 

Apartments 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1309 West 24th Street 

 
Current Owner: Luther  Slayton 

 
90 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1315 West 24th Street Current Owner: William C. Robinson 1900 

C. 

NC Hipped Roof Cottage, 

1-Story Residence SF 

 NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1321 West 24th Street 

 
Current Owner: Nicholas J. 

Maccarone 

 
1900 

C. 
 
5D 

 
Vernacular Cottage, 

1-Story Residence SF 
 
 

 
a) 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. 

 
13251/2 West 24th 

Street 

 
Current Owner: Kwang 

Presbyterian Ch Urch 

 
1910 

C. 

 
5D-A

S 

 
Vernacular Cottage, 

1-Story Duplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1335 & 1337 West 24th 

Street 

 
Historic Name:  Toon 

Residence;Current Owner: Kwang 

Presbyterian Ch Urch 

 
1900 

C. 
 
5D 

 
Queen Anne/hipped roof 

cottage, 1 1/2-Story 

Residential SF 

 
Toon, Rufus/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1339 & 1341 West 24th 

Street 

 
Historic Name:  Grafenstein 

Residence;Current Owner: A. 

Kendell Oulie 

 
1900 

C. 
 
5D 

 
Queen Anne/hipped roof 

cottage, 1-Story 

RESIDENCE 

 
Grafenstein, 

Elizabeth; W/ 

Unknown/ 

Unknown 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1347 West 24th Street 

 
Current Owner: Armida  Rueda 

 
36 

 
NC 

 
Craftsman, 2-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1359-1361 West 24th 

Street 

 
Common Name: Sung Kwang 

Presbyterian Church;Current 

Owner: Kwang Presbyterian Ch 

Urch 

 
1922 

C. 

 
5D-A

S 

 
COMMERCIAL/MEDITERR

ANEAN INFLU., 2-Story 

COMMERCIAL 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1367 West 24th Street 

 
Current Owner: Jaime  Murillo 

 
23 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Stores & 

Resident 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1373-1379 West 24th 

Street 

 
Current Owner: Gomez Catalina B 

& Family T 
 

14 
 
NC 

 
Vernacular, 2-Story 

Apartments 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1007 West 25th Street 

 
Current Owner: Guadalupe A. 

Villagomez 
 
1938 

 
5D-A

S 

 
Colonial Revival, 1-Story 

Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1015-1019 West 25th 

Street 

 
Historic Name:  Nye 

Duplex;Current Owner: Ramiro  

Ayala 
 
1903 

 
5D-A

S 

 
SHINGLE STYLE 

INFLUENCE, 2-Story 

Residential SF 

 
Nye, R. L. & Chas. 

N./ GARRETT & 

BIXBY/ 

LOFGREN, 

CHARLES A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1021-1023 West 25th 

Street 
 
Current Owner: Linden  Logan 

 
1903 

 
5D 

 
SHINGLE STYLE 

INFLUENCE, 2-Story 

Residential SF 

 
Nye, R. L. and 

Chas. N./ 

GARRETT & 

BIXBY/ 

LOFGREN, 

CHARLES A. 

 
a) 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. 

 
1025-1027 West 25th 

Street 
 
Current Owner: Pablo G. Lopez 

 
1904 

 
5D-A

S 

 
CRAFTSMAN/ECLECTIC 

DETAILS, 2 1/2-Story 

Residential SF 

 
Nye, R. L. & Chas. 

N./ PATTERSON, 

H. M./ JONES, W. 

H. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1029 West 25th Street 

 
Current Owner: Antonio  Vargas 

 
1930 

 
NC 

 
Minimal Traditional, 1 

1/3-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
 
825 West Adams 

Boulevard 

 
Current Owner: St James Park Rhf 

Housing 
 
1974 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and has no known overriding 

significance. 

 
839 West Adams 

Boulevard 

 
Historic Name:  EZRA T. 

STIMSON/WILLIAM M. GARLAND 

HOUSE;Current Owner: St James 

Park RHF Housing 
 
1899 

 
2/5D 

 
CRAFTSMAN/TUDOR 

REVIVAL, 2 1/2-Story 

Residential SF 

 
Garland, William 

May/ Roehrig, 

Frederick;Hudson

&Munsel/ Alta 

Planing Mill 

(1910 addn) 

 
a) 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. 

 
909 West Adams 

Boulevard 

 
Current Owner: University Of So 

Californi 
 
1965 

 
NC 

 
Late Modern, 2-Story 

Club 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
949 West Adams 

Boulevard 
 
Current Owner: Irvin L. Kanthak 

 
1956 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
955 West Adams 

Boulevard 

 
Common Name: Troyland;Current 

Owner: University Of Southern Cal 
 
1960 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2116 Arapahoe Street 

 
Historic Name:  House for Blevings 

W. Pound;Current Owner: Hilda  

De Leon 
 
1905 

 
5D 

 
ECLECTIC/No. European 

influence, 2-Story 

Residence SF 

 
Blevings W. 

Pound/ / 

 
b) Owing to its unique location or singular 

physical characteristics, the property 

represents an established feature of the 

neighborhood, community, or city. 

 
1919 Bonsallo Avenue 

 
Current Owner: John  Nesler 

 
1923 

 
NC 

 
Mediterranean Revival, 

2-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1921-1925 Bonsallo 

Avenue 
 
Current Owner: Francisco R. Lopez 

 
1908 

C. 
 
NC 

 
AMERICAN 

FOURSQUARE, 2-Story 

Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1927 Bonsallo Avenue 

 
Common Name: Bonsallo 

Apartments;Current Owner: 

Francisco J. Becerra 

 
1900 

C. 
 
NC 

 
American Foursquare, 

2-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1935 Bonsallo Avenue 

 
Historic Name:  House for Francis 

P. Durston;Current Owner: Petra V. 

Charles 
 
1896 

 
5D 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Durston, Francis 

P./ / 

 
a) 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. 

 
1938 Bonsallo Avenue 

 
Historic Name:  APARTMENTS 

FOR D. A. WARNER;Current Owner: 

Jose R. Salinas 
 
1910 

 
5D-A

S 

 
PRAIRIE INFLUENCE, 

2-Story Apartment 

 
Warner, D. A./ 

ARCHITECTURAL 

DESIGNING CO./ 

JACOBS, W. C. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1939 Bonsallo Avenue 

 
Current Owner: Juan C. Ugalde 

 
1965 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1943-1945 Bonsallo 

Avenue 

Historic Name:  House for Albert H. 

Rose;Current Owner: Anna  

Arrieta 

1897 5D-A

S 

American Foursquare, 

2-Story Residential SF 

Rose, Albert H./ / AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1948 Bonsallo Avenue 

 
Current Owner: Richard  Tsui 

 
1924 

 
NC 

 
Commercial/ Utilitarian, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1950-1952 & 1954 

Bonsallo Avenue 
 
Current Owner: Carlos P. Alvarez 

 
1937 

 
5D-A

S 

 
Mission Revival influence, 

2-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1953 Bonsallo Avenue 

 
Current Owner: Marco A. Vanegas 

 
1902 

 
NC 

 
CRAFTSMAN INFLUENCE, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1955 Bonsallo Avenue 

 
Historic Name:  House for J. L. 

Murphy;Current Owner: Rosa M. 

Corrales 
 
1887 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residence SF 
 
Murphy, J. L./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1958 Bonsallo Avenue Historic Name:  House for Michael 

F. O'Dea;Current Owner: Luis M. 

Orellana 

1895 

C. 

5D TURN OF THE 

CENTURY/COLONIAL 

REVIVA, 1-Story 

Residential SF 

O'Dea, Michael F./ 

/ 

a) 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. 

 
1959 Bonsallo Avenue 

 
Historic Name:  House for Gregory 

N. Seery;Current Owner: Maria  

Cruz 
 
1899 

 
5D-A

S 

 
Shingle, 2-Story 

Residential SF 

 
Seery, G. N. & 

Mary T. Ev/ / 

SEERY, G. N. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1962 Bonsallo Avenue 

 
Current Owner: Carlos P. Alvarez 

 
1897 

 
5D 

 
TURN OF THE 

CENTURY/EASTLAKE/SHI

NGL, 1-Story RESIDENCE 

 
O'Dea, Michael F./ 

/ 

 
a) 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. 

 
1969 Bonsallo Avenue 

 
Current Owner: Ana  Garcia 

 
1908 

 
NC 

 
Queen Anne Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1970 Bonsallo Avenue 

 
Historic Name:  MICHAEL 

SHANNON RESIDENCE;Current 

Owner: Sonia  Delgado 
 
1893 

 
2/5D 

 
QUEEN 

ANNE/EASTLAKE, 

2-Story Residence SF 

 
Michael and Nellie 

Shanno/ / HENRY 

MARTZ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1973 Bonsallo Avenue 

 
Current Owner: Ruben M. Puga 

 
1893 

 
NC 

 
Folk Victorian, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1976 Bonsallo Avenue 

 
Historic Name:  House for O.J. 

Varley;Current Owner: Joseph M. 

Decd Est O. F. Ma 
 
1896 

 
5D-A

S 

 
ITALIANATE REVIVAL, 

2-Story Residence SF 

 
Varley, O. J./ / 

MARTZ, HENRY 

(PROB.) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1978 Bonsallo Avenue 

 
Historic Name:  RESIDENCE FOR 

O. J. VARLEY;Current Owner: 

Marta H. Lopez 
 
1898 

 
5D-A

S 

 
American Foursquare, 

2-Story Residential SF 

 
/ BIXBY, B./ 

MARCOUX, ALEX 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1979 Bonsallo Avenue 

 
Current Owner: Rodolfo  Padilla 

 
1896 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1981 Bonsallo Avenue 

 
Historic Name:  House for Mary A. 

Strong;Current Owner: Joe A. 

Sanchez 
 
1892 

 
5D-A

S 

 
QUEEN ANNE, 1 

1/2-Story Residence SF 

 
Strong, Mary A./ 

BRADBEER, 

JAMES H./ 

MICHAELS, A., & 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

MC NEIL alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1982 Bonsallo Avenue 

 
Historic Name:  AGNES B. 

HEIMGARTNER 

RESIDENCE;Current Owner: Wiley 

Pamela H & Trust 
 
1893 

 
2/5D 

 
Queen Anne Cottage, 1 

1/2-Story Residence SF 

 
Heimgartner, 

Agnes/ / 

 
a) 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. 

 
2100 Bonsallo Avenue 

 
Current Owner: Wilfrido  Navar 

 
1965 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2101 Bonsallo Avenue 

 
Historic Name:  House for D. 

Weber;Current Owner: Eugenio  

Perez 
 
1909 

 
3D 

 
CLASSICAL 

REVIVAL/PRAIRIE STYLE, 

2-Story Apartment 

 
Weber, D./ / 

BELL, G. N. (?) 

 
a) 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. 

 
2110 Bonsallo Avenue 

 
Current Owner: Reuben  Thropay 

 
1920 

 
NC 

 
Spanish Colonial Revival, 

2-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2111 Bonsallo Avenue 

 
Historic Name:  FRED A. WALTON 

Residence;Current Owner: Reynaldo  

Romero 

 
1888 

C. 

 
3D-A

S 

 
ITALIANATE REVIVAL, 

2-Story Residential SF 

 
/ / MARTZ, 

HENRY (PROB.) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2115 Bonsallo Avenue 

 
Historic Name:  House for Franklin 

P. Frost;Current Owner: Everett  

Lewis 
 
1893 

 
5/3D 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Frost, Franklin 

P./ GARRETT, 

WILLIAM S./ 

DOLSON, O. 

 
a) 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. 

 
2121-2123 Bonsallo 

Avenue 

 
Historic Name:  House for A. L. 

Wright;Current Owner: Dorothy  

Miller 
 
1889 

 
5/3D 

 
SHINGLE STYLE 

INFLUENCE, 2-Story 

Residence SF 

 
Wright, Arthur 

and Amanda/ 

BROWN, 

CARROLL 

(PROB.)/ 

 
a) 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. 

 
2122 Bonsallo Avenue 

 
Historic Name:  JOHN B. KANE 

RESIDENCE;Current Owner: Charles 

J. Miller 
 
1892 

 
2/3P

D 

 
Queen Anne Cottage, 

1-Story Residence SF 
 
Kane, John B./ / 

 
a) 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. 

 
2124 Bonsallo Avenue 

 
Historic Name:  CHARLES 

CLIFFORD GIBBONS 

RESIDENCE;Current Owner: Narciso  

Gehring 
 
1892 

 
2/3P

D 

 
Queen Anne Cottage, 1 

1/2-Story Residence SF 

 
Gibbons, Charles 

Clifford/ 

BRADBEER, 

JAMES H./ 

ARNOLD, W. S. 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2125 Bonsallo Avenue Historic Name:  THE ALLEN 

HOUSE;Current Owner: David J. 

Bottjer 

1888 

C. 

5/3D SHINGLE STYLE, 1 

1/2-Story Residence SF 

Allen, Samantha 

and Wm. H/ 

BROWN, 

CARROLL 

(PROB.)/ 

a) 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. 

 
2128 Bonsallo Avenue 

 
Current Owner: Emile  Tureaud 

 
1976 

C. 
 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2134 Bonsallo Avenue 

 
Current Owner: 

 
1924 

C. 
 
5D 

 
English Revival, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
2211 Ellendale Place 

 
Current Owner: Jose A. Chavarria 

 
1895C 

 
5D 

 
Vernacular Cottage, 

2-Story Residential SF 
 
 

 
a) 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. 

 
2221 Ellendale Place 

 
Current Owner: Jaime  Pinal 

 
12 

 
NC 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

22292231 Ellendale 

Place 

Current Owner: Dick S. Nishihira 1922 5D Spanish Colonial Revival, 

1-Story Duplex 

/ / HOEGERMAN, 

H. A. 

a) 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. 

 
2315 Ellendale Place 

 
Current Owner: Edgar  Castaneda 

 
1900 

C. 
 
5D 

 
Folk Victorian, 1-Story 

Residence 
 
 

 
a) 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. 

 
2222 South Ellendale 

Place 
 
Current Owner: 

 
1912 

C. 
 
NC 

 
Vernacular, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1939-1941 Estrella 

Avenue 

 
Historic Name:  Flats for Emma J. 

Crane;Current Owner: Lorenzo 

Evangelio & Trust 
 
1903 

 
5D-A

S 

 
Classical Revival, 2-Story 

Quadruplex 

 
Crane, Emma J./ 

Walker, Robert 

H./ Owner 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1943-1945 Estrella 

Avenue 
 
Current Owner: Jose G. Anguiano 

 
1903 

 
NC 

 
Vernacular, 2-Story 

Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1947 Estrella Avenue Historic Name:  Burrows Whiting 

House;Current Owner: Lucrecia  

Soria 

1898 5D-A

S 

AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

Burrows, A.F. & 

L.E. Whit/ / 

AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1953 Estrella Avenue 

 
Current Owner: 1953 1959 

Estrella Bldg 
 
1912 

 
NC 

 
Commercial/ Utilitarian, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1959 Estrella Avenue 

 
Current Owner: 1953 1959 

Estrella Bldg 
 
1915 

 
5D-A

S 

 
Commercial/ Utilitarian, 

3-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1963-1965 Estrella 

Avenue 

 
Historic Name:  House for J. M. 

Brod;Current Owner: Francisca E. 

Decd Est Ruiz 
 
1894 

 
5D-A

S 

 
CRAFTSMAN, 2-Story 

Residential SF 

 
Brod, J. M./ 

Meincardus, E. B. 

(?)/ J. C. Withrow 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1971 (& 1969-NC) 

Estrella Avenue 

 
Historic Name:  Apartments for 

Reverend Edmond Waters;Current 

Owner: Victor R. Suarez 
 
1922 

 
5D-A

S 

 
MISSION REVIVAL 

INFLUENCE, 2-Story 

Quadruplex 

 
Walters, Rev. 

Edmond/ 

POWELL, 

DWIGHT C./ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

WALTERS, REV. 

EDMOND 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1975 Estrella Avenue 

 
Historic Name:  House for Theo. 

Wrede;Current Owner: Pedro  

Garcia 
 
1895 

 
5/5D 

 
QUEEN ANNE, 2-Story 

Residence SF 
 
 

 
a) 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. 

 
1978 Estrella Avenue 

 
Historic Name:  LOIS ELLEN 

ARNOLD RESIDENCE;Current 

Owner: Ralph  Porrata 
 
1888 

 
2/5D 

 
QUEEN ANNE, 2-Story 

Residence SF 

 
Arnold, Lois 

Ellen/ / MARTZ, 

HENRY (PROB.) 

 
a) 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. 

 
1979 Estrella Avenue 

 
Current Owner: Luis  Barragan 

 
1913 

 
NC 

 
Commercial/ Utilitarian, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1980 Estrella Avenue 

 
Historic Name:  House for W. D. 

Clark;Current Owner: Reyna  

Acosta 
 
1904 

 
2/5D

-A 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Clark, Wm. D., 

Mary Croni/ 

PALMER, F. E./ 

WEESNER, C. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1981 Estrella Avenue 

 
Current Owner: Esperanza  China 

 
1904 

C. 
 
NC 

 
Stucco Box, 2-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2100 Estrella Avenue 

 
Current Owner: Teresa  Duran 

 
1970 

C. 
 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2101 Estrella Avenue 

 
Common Name: Henry's 

Market;Current Owner: 

 
1900 

C. 
 
NC 

 
Commercial/ Utilitarian, 

2-Story Stores & 

Resident 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2109 Estrella Avenue 

 
Current Owner: Jose H. Ruiz 

 
1929 

 
NC 

 
Spanish Colonial Revival, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2110 Estrella Avenue 

 
Historic Name:  HIRAM V. SHORT 

RESIDENCE;Current Owner: 

Margarita  Benitez 
 
1888 

 
2/5D 

 
Eastlake with Italianate 

Influence, 2 1/2-Story 

Residential SF 

 
/ / MARTZ, 

HENRY (PROB.) 

 
a) 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. 

 
2114-2120 Estrella 

Avenue 

 
Common Name: Temple Baptist 

Church;Current Owner: Temple 

Baptist Church Of L 

 
1995 

C. 
 
NC 

 
Post Modern, 1-Story 

Church 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2115 Estrella Avenue 

 
Historic Name:  WINTER 

HOUSE;Current Owner: Daniel B. 
 
1892 

 
5/5D 

 
CLASSICAL 

BOX/COLONIAL REVIVAL, 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Curran 2-Story Residence SF a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
2119 Estrella Avenue 

 
Historic Name:  RICHARD H. 

ALEXANDER RESIDENCE;Current 

Owner: Suzanna  Rodriguez 
 
1888 

 
2/5D 

 
Eastlake, 2-Story 

Residence SF 

 
Alexander, 

Richard H./ / 

MARTZ, HENRY 

(PROB.) 

 
a) 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. 

 
2123 Estrella Avenue 

 
Current Owner: Gallegos Herminia 

M & Trust 
 
1965 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2131 Estrella Avenue 

 
Historic Name:  SANFORD V. 

LANDT HOUSE;Current Owner: 

Brambila Anatalia S & Famil 
 
1894 

 
5D 

 
QUEEN ANNE, 2-Story 

Residence SF 
 
 

 
a) 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. 

 
2136 Estrella Avenue 

 
Current Owner: 

 
1904 

C. 
 
5D 

 
Shingle influence, 2-Story 

Residential SF 
 
 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2141 Estrella Avenue Historic Name:  House for Anita 

Tummerlin;Current Owner: Svgs Bk 

American 

1911 5D CLASSICAL REVIVAL 

INFLUENCE, 2 & 3-Story 

Apartment 

Tummerlin, 

Anita/ NOYES, F. 

A., JR./ DAY 

LABOR 

a) 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. 

 
2131 South Hoover Street 

 
Current Owner: West Villa Sheridan 

 
1931 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2202 South Hoover Street 

 
Current Owner: Robindra N. Basdeo 

 
1985 

 
NC 

 
Neo Mediterranean 

Revival, 1-Story Shopping 

Center 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2214 South Hoover Street 

 
Current Owner: Omid  Kohanbash 

 
1922 

 
NC 

 
Commercial/ Utilitarian, 

1 & 2-Story Office 

Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2301 South Hoover Street 

 
Common Name: Jerry's 

Market;Current Owner: Tommy F. 

Lee 
 
1968 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2319 South Hoover Street 

 
Common Name: $1.00 

Warehouse;Current Owner: Ebrahim  
 
1968 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Poura significance and has no known overriding 

significance. 

 
2400 South Hoover Street 

 
Current Owner: Panagiotis A. 

Zinelis 
 
1946 

 
5D-A

S 

 
Cape Code Fantasy, 

1-Story Restaurant Buildi 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2133 Magnolia Avenue 

 
Current Owner: Larry  Malbrough 

 
11 

 
NC 

 
Craftsman, 2-Story 

Duplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2134 Magnolia Avenue 

 
Current Owner: Cesar A. Echeverria 

 
23 

 
5D 

 
Craftsman, 1-Story 

Apartment 
 
 

 
a) 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. 

 
2213-2215 Magnolia 

Avenue 
 
Current Owner: Ramon  Melendez 

 
1921 

 
5D 

 
Mediterranean Revival, 

2-Story Duplex 
 
 

 
a) 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. 

 
1920 Norwood Street 

 
Historic Name:  House for Augusta 

Burgwald;Current Owner: Meliton  
 
1903 

 
NC 

 
TURN OF THE CENTURY, 

1 1/2-Story Residence SF 

 
Bergwald, 

Augusta/ / 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Gutierrez HAMILTON, W.J non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1924 Norwood Street 

 
Current Owner: 

 
1922 

C. 

 
5D-A

S 

 
Craftsman influence, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1930 Norwood Street 

 
Current Owner: Robert  Ustariz 

 
1903 

 
5D-A

S 

 
TURN OF THE 

CENTURY/COLONIAL 

REVIVA, 1 1/2-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1934 Norwood Street 

 
Current Owner: Antonio  Velis 

 
1910 

C. 

 
5D-A

S 

 
Vernacular Cottage, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1942 Norwood Street 

 
Current Owner: Marco  Sanchez 

 
1903 

C. 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1944 Norwood Street Current Owner: Bernardino  Lopez 1908 

C. 

5D-A

S 

ECLECTIC VERNACULAR, 

2-Story Residential SF 

 AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1952 Norwood Street 

 
Current Owner: Donald B. Jensen 

 
1905 

 
NC 

 
English Revival, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1956 & 1958 Norwood 

Street 

 
Historic Name:  House for Fannie L. 

Judson;Current Owner: Cirilo  

Rivas 
 
1900 

 
5D-A

S 

 
TURN OF THE CENTURY, 

1 1/2-Story Residential 

SF 

 
Judson, Fannie 

L./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1964-1966 Norwood 

Street 

 
Historic Name:  House for S. C. 

Scott (1909);Current Owner: 

Althea M. Moreno 

 
1890/

1909 

 
5D-A

S 

 
Folk Victorian & 

Craftsman, 1-Story 

Residential SF 

 
Scott, S. C. 

(1909)/ / 

YEAGER, M. S., & 

CO. (1909) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1968 & 1970 Norwood 

Street 
 
Current Owner: 

 
1910 

C. 
 
5D 

 
Craftsman, 1-Story 

Duplex 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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Location of Resource 

 
Resource Identifier 
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Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1974 Norwood Street 

 
Current Owner: 

 
1910 

C. 
 
5D 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
1978 Norwood Street 

 
Current Owner: Torres Mickie Trust 

 
1907 

 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1986 Norwood Street 

 
Current Owner: Victor M. Flores 

 
1903 

 
5D-A

S 

 
Dutch Colonial Revival 

influence, 2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2101 Norwood Street 

 
Current Owner: 

 
1886 

C. 
 
5D 

 
Queen Anne Cottage, 

2-Story Residential SF 
 
 

 
a) 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. 
 
2105-2107 Norwood 

Street 

 
Historic Name:  CHARLES 

FERRIER HOUSE;Current Owner: 
 
1901 

 
5D-A

S 

 
TURN OF THE 

CENTURY/SHINGLE, 

 
Edson, M.A./ / 

EDSON, M. A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Ramon  Melendez 2-Story Residence SF built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2106 Norwood Street 

 
Historic Name:  House for E. D. 

Draper;Current Owner: Christine E. 

Andersen 
 
1903 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Draper, Mrs. E. 

D./ / STRANG, R. 

E. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2111 Norwood Street 

 
Historic Name:  House for M. A. 

Edson;Current Owner: Joseph  

Sherwood 
 
1901 

 
5/5D 

 
TURN OF THE 

CENTURY/SHINGLE, 

2-Story Residence SF 

 
Edson, M.A./ / 

EDSON, M. A. 

 
a) 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. 

 
2115 Norwood Street 

 
Historic Name:  CHARLES A. 

BROWN HOUSE;Current Owner: 

Rosita Tr Brown 
 
1905 

 
5D-A

S 

 
CRAFTSMAN, 2-Story 

Residential SF 

 
Edson, M.A./ / 

EDSON, M. A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2119-2121 Norwood 

Street 

 
Historic Name:  House for James J. 

Pettigrew;Current Owner: Luis  

Solorzano 
 
1898 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Pettigrew, James 

John/ / HOOTS 

& YOUNG 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2120-2122 Norwood 

Street 
 
Current Owner: Olivia  Herrera 

 
1924 

 
5D 

 
Mediterranean Revival, 

2-Story Apartment 
 
 

 
a) 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. 

 
2123 Norwood Street 

 
Historic Name:  House for Ann C. 

Chase;Current Owner: Teodulo R. 

Martinez 
 
1906 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Chase, Ann C./ 

CHASE, MRS. 

ANN C./ CHASE, 

MRS. ANN C. 

 
a) 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. 

 
2127-2131 Norwood 

Street 

 
Historic Name:  Elvira H. Androse 

House;Current Owner: Maria M. 

Orellana 
 
1902 

 
5D-A

S 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
Androse, Elvira 

H., Byram/ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1828 Oak Street 

 
Historic Name:  CASA CAMINO 

REAL/ ODD FELLOWS 

TEMPLE;Current Owner: Washok 

Corp 
 
1924 

 
4/5D 

 
Spanish Churrigueresque, 

2 & 3-Story Club/ 

Meeting Hal 

 
/ MORGAN, 

WALLS & 

MORGAN/ 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2020 Oak Street Current Owner: L A Unified School 

Dist 

1938 5/5D MODERNE, 2-Story 

School 

L. A. City School 

Distric/ 

NIBECKER, A. S., 

JR./ 

a) 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. 

 
2101 Oak Street 

 
Historic Name:  Charles 

Merryweather House;Current 

Owner: Mart  Mortgage 
 
1904 

 
5D 

 
CRAFTSMAN, 1 

1/2-Story Residence SF 

 
Merryweather, 

Charles/ TYLER, 

FRANK M./ 

GATES, D. V. 

 
a) 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. 

 
2102 Oak Street 

 
Current Owner: Brambila Anatalia 

S & Famil 
 
1902 

 
NC 

 
ECLECTIC/COLONIAL 

REVIVAL INFL., 2-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2106-2110 Oak Street 

 
Current Owner: Jaurigui Louis G 

Decd Est O 

 
1896 

C. 

 
5D-A

S 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2107-2109 Oak Street 

 
Historic Name:  House for A. G. 

and H. E. Miller;Current Owner: 

Mario  Castaneda 
 
1897 

 
5D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REV DE, 2-Story 

Residential SF 

 
Miller, H. E. and 

A. G./ HOWARD 

& TRAIN/ 

WEBER & HAASE 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2112-2114 Oak Street 

 
Current Owner: Sara P. Suarez 

 
1903 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2113 Oak Street 

 
Historic Name:  OCHELTREE 

HOUSE;Current Owner: John D. 

Mahoney 
 
1900 

 
5D-A

S 

 
TURN OF THE CENTURY, 

1 1/2-Story Residential 

SF 

 
Ocheltree, Gilbert 

B./ HOWARD, 

TRAIN & 

WILLIAMS/ 

ANDERSON, R. J. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2118 Oak Street 

 
Current Owner: Maria E. Garibay 

 
1922 

 
5D-A

S 

 
Vernacular Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2119 & 2127 Oak Street 

 
Current Owner: Eliot  Elieff 

 
1971 

 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2120 Oak Street 

 
Historic Name:  House for A. J. 

Miller;Current Owner: Rafael A. 
 
1897 

 
5D 

 
COLONIAL 

REVIVAL/SHINGLE 

 
Miller, A. J./ / 

BROWN, 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Garcia STYLE, 1 1/2-Story 

Residence SF 

THOMAS a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
2126-2132 Oak Street 

 
Historic Name:  MARLBOROUGH 

SCHOOL ANNEX;Current Owner: 

23 Street Assoc 
 
1898 

 
1D-A

S 

 
Eclectic, 2-Story 

Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1920 Park Grove Avenue 

 
Historic Name:  KREIM 

HOUSE;Current Owner: Sofia  

Hernandez 
 
1895 

 
3D-A

S 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Kreim, Henry and 

May C./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1921 Park Grove Avenue 

 
Current Owner: Francisco A. Lira 

 
1964 

 
NC 

 
Stucco Box, 2-Story 

Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1923-1925 Park Grove 

Avenue 

 
Historic Name:  Flats for Russell 

Chase;Current Owner: Satoshi  

Ohnishi 
 
1904 

 
3D 

 
EDWARDIAN, 2-Story 

Apartment 

 
Chase, Russell; 

Mary J. B/ / 

CHASE, RUSSELL 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1924 Park Grove Avenue Current Owner: Daniel  Torres 1981 NC Stucco Box, 2-Story 

Quadruplex 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1928 Park Grove Avenue 

 
Historic Name:  NUELLE-BURR 

HOUSE;Current Owner: Lauro D. 

Cons 

 
1897 

C. 
 
3D 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Nuelle, Joseph F./ 

/ JOHNSON & 

KEENEY CO. 

(PROB.) 

 
a) 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. 

 
1929 Park Grove Avenue 

 
Historic Name:  EDGAR DOTY 

HOUSE;Current Owner: Bjorkman 

Astrid M 
 
1900 

 
3D 

 
QUEEN 

ANNE/EASTLAKE, 

2-Story Residential SF 

 
Doty, Edgar; Ella 

E. Bons/ / DOTY, 

EDGAR 

 
a) 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. 

 
1934-1936 Park Grove 

Avenue 
 
Current Owner: Lauro D. Cons 

 
1895 

C. 
 
3D 

 
QUEEN 

ANNE/EASTLAKE, 

2-Story Residential SF 
 
 

 
a) 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. 

 
1938 & 1940 Park Grove 

Avenue 
 
Current Owner: Emilio  Flores 

 
1896 

 
3D 

 
TURN OF THE CENTURY 

& Spanish Colon, 1-Story 

Residential SF 

 
/ BRADBEER & 

FERRIS/ SAFFELL 

& WRIGHT 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1939 Park Grove Avenue 

 
Historic Name:  J. EDWIN TAYLOR 

HOUSE;Current Owner: Walter G. 

Serviss 

 
1900 

C. 

 
3D-A

S 

 
Hipped Roof 

Cottage/Queen Anne, 

1-Story Residential SF 

 
/ HOWARD, 

TRAIN & 

WILLIAMS-PROB.

/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1941 Park Grove Avenue 

 
Historic Name:  MASON 

HOUSE;Current Owner: Marco A. 

Sanchez 
 
1900 

 
3D 

 
TURN OF THE 

CENTURY/QUEEN ANNE, 

1-Story Residence SF 

 
Mason, I. J. and 

May F./ 

HOWARD, TRAIN 

& WILLIAMS/ 

WEBER, MORITZ 

 
a) 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. 

 
1943 Park Grove Avenue 

 
Current Owner: 

 
1904 

C. 
 
3D 

 
Hipped Roof Cottage 

w/Colonial elem, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
1944-1946 Park Grove 

Avenue 

 
Historic Name:  Fourplex for Mary 

A. Gibbons;Current Owner: Jay S. 

Velasco 
 
1914 

 
3D 

 
CRAFTSMAN, 2-Story 

Quadruplex 

 
Gibbons, Mary A./ 

/ FISCHBECK, 

JOSEPH A. 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1949 Park Grove Avenue Current Owner: Milton L. Lee 1965 

C. 

NC Contemporary, 2-Story 

Apartment 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1950-1952 Park Grove 

Avenue 
 
Current Owner: Jose  Patino 

 
1894 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1954-1956 Park Grove 

Avenue 

 
Historic Name:  Fourplex for B. B. 

Henshey;Current Owner: Bjorkman 

Stanley H & Virgin 
 
1921 

 
3D 

 
SPANISH COLONIAL 

REVIVAL, 2-Story 

Quadruplex 

 
Hensey, B. B./ L. 

A. BUILDING & 

CONTRACTING 

C/ L. A. 

BUILDING & 

CONTRACTING C 

 
a) 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. 

 
1955 Park Grove Avenue 

 
Historic Name:  EVERETT S. 

COMINGS HOUSE;Current Owner: 

Jorge A. Martinez 
 
1894 

 
3D 

 
TURN OF 

CENTURY/CRAFT/SHINGL

E INFLU, 1 1/2-Story 

Residence SF 

 
Comings, Mary 

H./ / JOHNSON 

& KEENEY CO. 

 
a) 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. 

 
960 Park Grove Avenue                                                     

N 

 
Historic Name:  CHARLES F. 

NOYES HOUSE;Current Owner: 

Lupe U. Taimoori 
 
1894 

 
3/3D 

 
ECLECTIC/TURN OF THE 

CENTURY, 1 1/2-Story 

esidential SF 

 
Noyes, Chas. F.; 

B.M. Par/ Aiken 

& Benton 

(probably)/ 

Courtney, J. M. 

(probably) 

 
) 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.  R 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1961 Park Grove Avenue Historic Name:  JUDSON 

HOUSE;Current Owner: Dolores I. 

Vigil 

1894 3D TURN OF THE 

CENTURY/EASTLAKE 

DETAIL, 1 1/2-Story 

Residence SF 

Judson, Fannie 

L./ / JOHNSON 

& KEENEY CO. 

a) 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. 

 
1964 Park Grove Avenue 

 
Historic Name:  FRANK M. 

BOSWELL HOUSE;Current Owner: 

Ana R. Sandoval 
 
1894 

 
3D 

 
TURN OF THE CENTURY, 

1 1/2-Story Residence SF 

 
Boswell, Frank 

and Nellie/ MC 

CARTHY & 

MENDEL/ KIRK, 

C. P. 

 
a) 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. 

 
1965 Park Grove Avenue 

 
Current Owner: 

 
1905 

C. 

 
3D-A

S 

 
Vernacular Cottage, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1970-1972 Park Grove 

Avenue 

 
Historic Name:  ARTHUR L. 

HUTCHINSON HOUSE;Current 

Owner: Charles  Konjoyan 
 
1894 

 
3D 

 
TURN OF THE 

CENTURY/SHINGLE 

INFLUEN, 1 1/2-Story 

Residential SF 

 
Hutchinson, 

Arthur L./ / 

JOHNSON & 

KEENEY CO. 

 
a) 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. 

 
1971 Park Grove Avenue 

 
Historic Name:  OLIVER B. & 

ANNA PHILLIPS HOUSE;Current 
 
1894 

 
3D 

 
QUEEN ANNE Cottage, 1 

1/2-Story Residential SF 

 
Johnson & Keeney 

Co./ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Owner: Daniel  Rico DAMKROEGER, 

D. A./ 

ENGSTRUM, F. O. 

a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1974 Park Grove Avenue 

 
Historic Name:  JOHN B. 

HARRISON HOUSE;Current Owner: 

Jose  Rico 
 
1894 

 
3D 

 
TURN OF THE 

CENTURY/SHINGLE 

INFLUEN, 1-Story 

Residential SF 

 
Harrison, John 

B./ / JOHNSON 

& KEENEY CO. 

 
a) 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. 

 
1975 Park Grove Avenue 

 
Historic Name:  GEORGE D. 

CARLETON HOUSE;Current Owner: 

Raul  Juarez 
 
1894 

 
3D 

 
TURN OF THE 

CENTURY/QUEEN ANNE, 

1-Story Residential SF 

 
Carleton, George 

D. & Sar/ / 

JOHNSON & 

KEENEY CO. 

 
a) 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. 

 
1980 Park Grove Avenue 

 
Current Owner: Emilio G. Flores 

 
1963 

C. 
 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1981 Park Grove Avenue 

 
Historic Name:  CHARLES W. 

CRALL HOUSE;Current Owner: 

James D. Bouchard 
 
1894 

 
3D 

 
TURN OF THE 

CENTURY/ECLECTIC 

DETAIL, 1 1/2-Story 

Residence SF 

 
Johnson & Keeney 

Co./ MC CARTHY 

& MENDEL/ 

KIRK, C. P. 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1984 Park Grove Avenue Current Owner: Jesus E. Jauregui 1912 5D-A

S 

Commercial/ Utilitarian, 

3-Story Apartment 

 AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1985 Park Grove Avenue 

 
Historic Name:  GEORGE L. LUND 

HOUSE;Current Owner: Lorenza  

Valenzuela 
 
1896 

 
4/3D 

 
Queen Anne Cottage, 1 

1/2-Story Residential SF 

 
Lund, George J./ 

BANKER, H. C./ 

GARBER, F. J. 

 
a) 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. 

 
2100 Park Grove Avenue 

 
Current Owner: Roberto  Lopez 

 
1964 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2103-2105 Park Grove 

Avenue 
 
Current Owner: Jorge Rico 

 
1923 

C. 
 
NC 

 
Spanish Colonial Revival, 

2-Story Apartments 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2104-2106 Park Grove 

Avenue 
 
Current Owner: Mario  Chavez 

 
1910 

C. 

 
5D-A

S 

 
Craftsman, 1 1/2-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2107 Park Grove Avenue Historic Name:  ERIE D. DRAPER 

HOUSE;Current Owner: 

1900 5D AMERICAN 

FOURSQUARE/CRAFTSM

AN, 2-Story Residential 

SF 

/ / WRIGHT, J. T. a) 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. 

 
2111 Park Grove Avenue 

 
Historic Name:  MINERVA F. 

SHIVELY HOUSE;Common Name: 

Woodcraft Rangers;Current Owner: 

Woodcraft Rangers Inc 
 
1900 

 
1/5D 

 
SHINGLE STYLE, 2 

1/2-Story Residential SF 

 
Shiveley, Minerva 

F.&Emma/ 

AUSTIN & 

SKILLING/ ALTA 

PLANING MILL 

CO. 

 
a) 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. 

 
2112 Park Grove Avenue 

 
Current Owner: Enrique G. Luisi 

 
1923 

C. 
 
NC 

 
Renaissance Revival, 

2-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2118 Park Grove Avenue 

 
Current Owner: Olivia  Herrera 

 
1901 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2122-2124 Park Grove 

Avenue 
 
Current Owner: Mike G. Reyes 

 
1904 

C. 

 
5D-A

S 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2127-2129 Park Grove 

Avenue 

 
Historic Name:  House for W. E. 

Tyler;Current Owner: Sergio  

Gutman 
 
1901 

 
5D 

 
CRAFTSMAN, 2-Story 

Residential SF 

 
Tyler & Co./ / 

TYLER, W. E., & 

CO. 

 
a) 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. 

 
2128 Park Grove Avenue 

 
Current Owner: Ernesto L. Roque 

 
1901 

 
5D-A

S 

 
Craftsman, 2-Story 

Duplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2100 Portland Street 

 
Historic Name:  F. C. PEREW 

HOUSE;Current Owner: Nicanor  

Tellez 
 
1902 

 
1D-A

S 

 
ECLECTIC/CRAFTSMAN, 

2-Story Residential SF 

 
/ PRESTON, 

THOMAS/ 

ROWLEY, EDWIN 

S. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2103 Portland Street 

 
Historic Name:  ELIZABETH LEWIS 

HOUSE;Current Owner: Bishop Of 

Middleburg 
 
1897 

 
1D 

 
CRAFTSMAN/SHINGLE 

INFLUENCE, 2-Story 

Residence SF 

 
/ FITZHUGH, 

THORNTON/ 

THORNE, C. R. 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2104 Portland Street Historic Name:  

LARSON/STEWART 

HOUSE;Current Owner: Julio  

Villanueva 

1902 1D AMERICAN 

FOURSQUARE/CRAFTSM

AN, 2-Story Residential 

SF 

/ PRESTON, 

THOMAS/ 

ROWLEY, EDWIN 

S. 

a) 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. 

 
2107 Portland Street 

 
Current Owner: Bishop Of 

Middleburg 
 
1960 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2108 Portland Street 

 
Historic Name:  J. W. GRIFFITH 

HOUSE;Current Owner: Elsenia  

Collins 
 
1904 

 
1D-A

S 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
/ THOMAS 

PRESTON/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2111 Portland Street 

 
Historic Name:  

CREIGHTON/SHIRES 

HOUSE;Current Owner: Joseph  

Arroyo 
 
1902 

 
1D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REVIVA, 2-Story 

Residential SF 
 
 

 
a) 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. 

 
2112 Portland Street 

 
Current Owner: James  Nigro 

 
1907 

 
1D 

 
AMERICAN 

FOURSQUARE/CRAFTSM

AN, 2-Story Residence SF 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2115 Portland Street 

 
Historic Name:  OLIVER P. CLARK 

HOUSE;Current Owner: Zenorina  

Munoz 
 
1898 

 
1D 

 
TURN OF THE 

CENTURY/CRAFTSMAN, 

1-Story Residential SF 
 
 

 
a) 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. 

 
2116 Portland Street 

 
Historic Name:  FRANCIS C. 

CAREY HOUSE;Current Owner: 

Juan  Izaguirre 
 
1898 

 
1D-A

S 

 
DUTCH COLONIAL 

REVIVAL/CRAFTSMAN, 

2-Story Residential SF 

 
/ NEISSER, 

EDWARD/ 

SCHOLL, JOHN 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2120-2122 Portland 

Street 

 
Historic Name:  MARY E. CURREN 

HOUSE;Current Owner: Javier C. 

Sanchez 
 
1903 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
/ PRESTON, 

THOMAS/ 

ROWLEY, EDWIN 

S. 

 
a) 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. 

 
2121-2125 Portland 

Street 

 
Historic Name:  

MORGAN/CONNOR HOUSE;Current 

Owner: Orendain Maria Decd Est Of 
 
1900 

 
1D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
/ HOWARD, 

TRAIN & 

WILLIAMS/ 

ANDERSON, R. J. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2126 Portland Street Historic Name:  STEWART LYTLE 

HOUSE;Current Owner: J. Jesus 

Ortiz 

1906 1D-A

S 

CRAFTSMAN/ECLECTIC 

DETAILS, 2-Story 

Residence SF 

/ PRESTON, 

THOMAS/ 

ROWLEY, EDWIN 

S. 

AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2127 Portland Street 

 
Historic Name:  WAGY 

HOUSE;Current Owner: Arturo  

Montes 
 
1903 

 
1D 

 
CRAFTSMAN, 1 

1/2-Story Residence SF 
 
/ / J E CROUCH 

 
a) 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. 

 
2142 Portland Street 

 
Historic Name:  TILLOTSON 

HOUSE;Current Owner: Guilbert C. 

Hentschke 
 
1901 

 
1D 

 
SHINGLE STYLE 

INFLUENCE, 2-Story 

Residence SF 

 
/ EISEN & HUNT 

(PROB.)/ 

 
a) 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. 

 
2143 Portland Street 

 
Historic Name:  DAVID S. 

BARMORE HOUSE;Current Owner: 

Ramon A. Arias 
 
1900 

 
1D 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
/ GARRETT, 

WILLIAM S./ 

BOWEN, L. L. 

 
a) 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. 

 
2303 Portland Street 

 
Historic Name:  HOUSE FOR 

HERBERT D. REQUA;Current 
 
1906 

 
1D 

 
SHINGLE INFLUENCE, 

2-Story Residential SF 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Owner: Glen D. Lee a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
2315 Portland Street 

 
Current Owner: Jesus A. Llanes 

 
1907 

C. 

 
1D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2318 Portland Street 

 
Historic Name:  WILLIAM HEDGES 

HOUSE;Current Owner: Maria A. 

Chachere 
 
1901 

 
1D 

 
American 

Foursquare/Colonial 

Reviva, 2-Story 

Residential SF 

 
/ / HEDGES, 

WILLIAM & 

SAMUEL(PROB) 

 
a) 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. 

 
2319 Portland Street 

 
Historic Name:  House for J. H. 

Thompson;Current Owner: Walter 

L. Williams 
 
1903 

 
1D 

 
Hipped Roof Cottage, 1 

1/2-Story Residence SF 

 
/ / THOMPSON, 

J. H. 

 
a) 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. 

 
2320 Portland Street 

 
Current Owner: Mario  Hernandez 

 
1903 

 
1D 

 
Colonial Revival, 1 

1/2-Story Residence SF 

 
/ / HEDGES, 

WILLIAM & 

SAMUEL(PROB) 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2324 Portland Street 

 
Historic Name:  PETER FERGUSON 

HOUSE;Current Owner: Charles  

Beuyukian 

 
1895 

C. 
 
1D 

 
AMERICAN 

FOURSQUARE/CLASSICA

L BOX, 2-Story Residence 

SF 
 
 

 
a) 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. 

 
2325 Portland Street 

 
Historic Name:  WILLIAM C. & 

MARY READ HOUSE;Current 

Owner: Jesus  Hernandez 
 
1895 

 
1D-A

S 

 
SHINGLE 

INFLUENCE/QUEEN 

ANNE, 2-Story Residence 

SF 

 
/ HUNT & 

EISEN/ WHITE, T. 

H. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2331 Portland Street 

 
Current Owner: Portland 

Apartments 
 
1970 

 
NC 

 
Contemporary, 2-Story 

Apartments 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2332 Portland Street 

 
Historic Name:  JOHN & MARTHA 

WIGMORE HOUSE;Current Owner: 

Gary  Kousnetz 
 
1894 

 
1D 

 
GOTHIC 

REVIVAL/SHINGLE 

INFLUENCE, 1 1/2-Story 

Residence SF 

 
/ AIKEN & 

BENTON/ 

HAYES, E. E. 

 
a) 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. 

 
2334 Portland Street 

 
Historic Name:  FINLAY & FLORA 

HOTCHKISS HOUSE;Current 
 
1904 

 
1D-A

S 

 
DUTCH COLONIAL 

REVIVAL, 1-Story 

 
/ PRESTON & 

SEEHORN/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Owner: Aida V. Bernal Residence SF BROWN & 

ALSOM 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2335-2337 Portland 

Street 

 
Historic Name:  CHARLES & 

VIRGINIA WALTON HOUSE;Current 

Owner: Community Counselling 

Serv 

 
1893 

C. 
 
1D 

 
CRAFTSMAN, 1 

1/2-Story Residential SF 

 
/ HUNT, SUMNER 

P. (PROB.)/ 

 
a) 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. 

 
2340 Portland Street 

 
Historic Name:  A. C. STILSON 

HOUSE;Current Owner: Thomas M. 

Florio 
 
1904 

 
1D 

 
ECLECTIC/TURN OF THE 

CENTURY, 1 1/2-Story 

Residence SF 
 
 

 
a) 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. 

 
2341 Portland Street 

 
Current Owner: Elliott  Prather 

 
1968 

C. 
 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2346 Portland Street 

 
Current Owner: Ritchie M. Spencer 

 
1887 

 
1D-A

S 

 
Folk Victorian, 2-Story 

Residential SF 

 
/ FORSTYTH, J. 

W. (PROB.)/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2353 Portland Street Current Owner: 1975 

C. 

NC Contemporary, 2-Story 

Apartments 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2356 Portland Street 

 
Current Owner: B & W Trust 

 
1962 

 
NC 

 
Contemporary, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2360 Portland Street 

 
Current Owner: Edward Y. Fong 

 
1970 

C. 
 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2361 Portland Street 

 
Current Owner: Lucienne  Sylla 

 
1900 

C. 
 
NC 

 
Eclectic, 2-Story 

Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2364 Portland Street 

 
Current Owner: Jennifer J. George 

 
1913 

 
5D-A

S 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2367 Portland Street 

 
Historic Name:  Weyse 

House;Current Owner: Newport 

Financial Express 

 
1890 

C. 
 
3/5D 

 
QUEEN ANNE, 2 

1/2-Story Residential SF 

 
Weyse, R. G. and 

Ada F./ / 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2370 Portland Street 

 
Current Owner: William R. Fox 

 
1990 

C. 
 
NC 

 
Neo-Craftsman, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2371-2373 Portland 

Street 
 
Current Owner: Rene M. Gastinell 

 
1940 

C. 
 
NC 

 
Vernacular, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2376 Portland Street 

 
Current Owner: Pei Chi Yue & Yue 

Trust 
 
1925 

 
5D 

 
Mediterranean Revival, 

2-Story Apartment 
 
 

 
a) 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. 

 
2377 Portland Street 

 
Current Owner: Samuel R. 

Mcgowan 

 
1925 

C. 

 
5D-A

S 

 
SPANISH COLONIAL 

REVIVAL, 1-Story 

APARTMENT COURT 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2382 & 2384 & 2386 

Portland Street 

 
Current Owner: Pei Chi Yue & Yue 

Trust 

 
1925 

C. 
 
5D 

 
Spanish Colonial Revival, 

1-Story Bungalow Court 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2390 Portland Street 

 
Current Owner: University Of So 

Calif 
 
1979 

 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
0 Saint James Park 

 
Historic Name:  ST. JAMES 

PARK;Current Owner: L A City 
 
1887 

 
6/1D 

 
Moreton Bay Fig & Tudor 

Revival, 1-Story TREE & 

PARK 
 
 

 
a) 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. 

 
17 Saint James Park 

 
Current Owner: Inselmann Rudolf O 

 
C. 

1902 

 
1D-A

S 

 
Eclectic/Classical 

Elements, 2-Story 

Residence 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
19 SAINT JAMES PARK 

 
Current Owner: Sergio  Gutman 

 
1902 

 
NC 

 
ECLECTIC/MISSION 

REVIVAL INFLUENCE, 

2-Story RESIDENCE 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
27 Rear - Guest Saint 

James Park 

 
Historic Name:  Stearns or 

Creighton Guest House;Current 

Owner: Jim G. Robinson 

 
1900 

C. 
 
1D 

 
Classical Revival, 1-Story 

Guest House 

 
Stearns or 

Creighton/ 

Parkinson or 

Farwell/ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
27 Rear - Garage Saint 

James Park 

 
Historic Name:  Stearns Carriage 

House;Current Owner: Jim G. 

Robinson 
 
1900 

 
1D 

 
Classical Revival, 2-Story 

Carriage House 

 
Stearns, Colonel 

John E./ 

Parkinson, John/ 

Mathis, J. A. 

 
a) 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. 

 
27 Saint James Park 

 
Historic Name:  Colonel John E. 

Stearns Residence;Current Owner: 

Jim G. Robinson 
 
1900 

 
3/1D 

 
CLASSICAL REVIVAL, 

2-Story Residence SF 

 
Stearns, Colonel 

John E./ 

Parkinson, John/ 

Mathis, J. A. 

 
a) 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. 

 
34 Saint James Park 

 
Current Owner: St James Park Rhf 

Housing 
 
1974 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
40 Saint James Park 

 
Historic Name:  THE 

MAYFAIR;Current Owner: St James 

Park Rhf Housing 
 
1906 

 
NC 

 
Classical Revival, 3-Story 

Apartment 

 
/ FITZHUGH, 

THORNTON/ 

ENGSTRUM, F. O. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2300 Scarff Street 

 
Current Owner: J. S. Bawa 

 
1965 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2301 Scarff Street Historic Name:  RANDOLPH 

MINER HOUSE #1/F. 

THOMPSON-OWNR;Current 

Owner: Howard H. Cooley 

1894 5/1D American 

Foursquare/Colonial detail, 

2-Story Residential SF 

/ BRADBEER & 

FERRIS/ 

PARSONS, H. 

a) 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. 

 
2305 Scarff Street 

 
Historic Name:  CHARLES SEYLER 

SR. RESIDENCE;Current Owner: 

Rafael A. Garcia 
 
1894 

 
3/1D 

 
Queen Anne, 2-Story 

Residential SF 

 
Seyler, Charles 

Sr./ EDELMAN, 

ABRAHAM M./ 

PARSONS, H. 

 
a) 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. 

 
2308-2312 Scarff Street 

 
Historic Name:  APARTMENTS 

FOR JOHN R. POWERS;Current 

Owner: Salvador  Neri 
 
1910 

 
1D 

 
Colonial Revival, 2-Story 

Apartments 

 
/ / ZELLER, 

JOHN 

 
a) 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. 

 
2309-2311 Scarff Street 

 
Historic Name:  DENNIS 

BURKHALTER RESIDENCE;Current 

Owner: Rosaura M. Novales 
 
1895 

 
3/1D 

 
Queen Anne, 2-Story 

Residential SF 

 
Burkhalter, 

Dennis/ / 

 
a) 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. 

 
2317 Scarff Street 

 
Historic Name:  MARIAN WELLS 

HOUSE (R.M. 
 
1902 

 
1D-A

S 

 
CRAFTSMAN/SHINGLE 

INFLUENCE, 2-Story 

 
/ / ZELLER, 

JOHN 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

DAVIDSON-OWNER);Current 

Owner: Joseph M. Hantman 

Residential SF built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2318-2324 Scarff Street 

 
Current Owner: Salvador  Neri 

 
1939 

 
5D-A

S 

 
Colonial Revival, 2-Story 

Apartments 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2325 Scarff Street 

 
Historic Name:  POWERS, JOHN R. 

RESIDENCE;Current Owner: Maria  

Chachere 
 
1908 

 
3/1D 

 
Prairie, 2-Story 

Quadruplex 

 
Powers, John R./ 

WYMAN, 

GEORGE H./ 

ZELLAR, JOHN 

 
a) 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. 

 
2326 Scarff Street 

 
Historic Name:  RESIDENCE FOR 

JOHN R. POWERS;Current Owner: 

Rafael A. Garcia 
 
1908 

 
1D 

 
COLONIAL 

REVIVAL/PRAIRIE STYLE 

INFL, 2-Story Apartment 

 
/ / ZELLER, 

JOHN 

 
a) 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. 

 
2335 Scarff Street 

 
Current Owner: Rafael A. Garcia 

 
1965 

 
NC 

 
Dingbat, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2336-2338 Scarff Street Current Owner: Inselmann Rudolf O 1921 1D MISSION 

REVIVAL/PRAIRIE STYLE, 

2-Story Quadruplex 

/ / RIDDELL, J. J. 

(PROB.) 

a) 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. 

 
2341 Scarff Street 

 
Historic Name:  RUSSELL, W./ 

SEAMAN, W./ FOSHAY, J.A. 

HOUSE;Current Owner: Jean F. 

Childs 
 
1887 

 
1/1D 

 
Queen Anne/Eastlake, 

2-Story Residence SF 
 
Russell, W./ / 

 
a) 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. 

 
2342 Scarff Street 

 
Historic Name:  CREIGHTON 

RESIDENCE (MARGARET/BETTIE 

M.);Current Owner: Maria A. 

Chachere 
 
1896 

 
3/1D 

 
Georgian Revival, 2-Story 

Residence SF 

 
Creighton, 

Margaret & Bet/ 

DENNIS & 

FARWELL/ DEAN 

& WHITING 

 
a) 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. 

 
2343 Scarff Street 

 
Historic Name:  THE ALBEMARLE 

APARTMENTS;Current Owner: 

Brian C. Chen 
 
1903 

 
1D-A

S 

 
Mission Revival, 3 + 

BS-Story Apartments 

 
/ DUDLEY, A./ 

ENGSTRUM, F. O. 

CONSTRUCTION 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2347-2351 Scarff Street 

 
Current Owner: Braulio  Victoria 

 
1930 

C. 
 
NC 

 
ECLECTIC/EGYPTIAN 

INFLUENCE, 1-Story 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Church non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2355 Scarff Street 

 
Current Owner: Rafael A. Garcia 

 
1965 

 
NC 

 
Dingbat, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2361 Scarff Street 

 
Historic Name:  TOLHURST 

HOUSE;Current Owner: Rafael A. 

Garcia 

 
1891 

C. 
 
1D 

 
Queen Anne Cottage, 1 

1/2-Story Residence SF 
 
 

 
a) 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. 

 
2365 Scarff Street 

 
Historic Name:  FREEMAN TEED 

HOUSE;Current Owner: William J. 

Platt 

 
1893/

05 

 
1D-A

S 

 
Craftsman/Shingle 

influence, 2 1/2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2375 Scarff Street 

 
Historic Name:  CHALET 

APARTMENTS;Current Owner: 

Wilshire Hdr I Ltd Ptnshp 
 
1913 

 
1D-A

S 

 
Craftsman, 2-Story 

Apartment 

 
/ TYLER, FRANK 

M./ BOWDEN, R. 

F. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1915 Toberman Street 

 
Historic Name:  House for R. B. 

Morehead;Current Owner: Rosa E. 
 
1904 

 
5D 

 
CRAFTSMAN, 1-Story 

Residence SF 

 
Morehead, Robert 

B./ / WHITE, T. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Isac H. a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1919 Toberman Street 

 
Current Owner: Edmundo L. Macias 

 
1904 

 
5D-A

S 

 
CRAFTSMAN, 1-Story 

Residential SF 

 
Moorehead, R. & 

H. Wright/ / 

WHITE, T. H. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1921 Toberman Street 

 
Current Owner: Eliza R. Magill 

 
1903 

 
5D 

 
Craftsman, 2-Story 

Residential SF 

 
Morehead, R. B. & 

H. Wrig/ / T. H. 

White 

 
a) 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. 

 
1923 Toberman Street 

 
Current Owner: Eliza R. Tr Magill 

 
1903 

 
5D 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
1925-1927 Toberman 

Street 
 
Current Owner: Lidia C. Gabor 

 
1906 

 
5D-A

S 

 
CRAFTSMAN, 2-Story 

Residential SF 

 
Eastman, 

Gertrude B./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1933 Toberman Street 

 
Historic Name:  Nahouse 

House;Current Owner: Jose L. 

Bulahan 
 
1903 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Nahouse, Carrie; 

John Han/ / 

NAHOUSE, F. W. 

 
a) 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. 

 
1936-1938 Toberman 

Street 

 
Historic Name:  Brand 

House;Current Owner: Arcadio  

Aguirre 
 
1903 

 
5D 

 
DUTCH COLONIAL 

REVIVAL, 2-Story 

Residential SF 

 
Brand, Louis; 

John A. Gre/ / 

SMITH, JACOB 

 
a) 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. 

 
2009 Toberman Street 

 
Current Owner: Pedro P. Castillo 

 
1907 

C. 

 
4D-A

S 

 
Vernacular, 2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2013 Toberman Street 

 
Current Owner: Ruth  Sharp 

 
1912 

C. 

 
4D-A

S 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2020& 2022-2024 

Toberman Street 

Historic Name:  Duplex for Adam 

Vogt;Current Owner: Sonia R. 

Sobalvarro 

1907 4D AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

Vogt, Adam/ / 

HENCK, E. L. 

a) 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. 

 
2100 Toberman Street 

 
Current Owner: Rosa E. Chavez 

 
1902 

 
4D 

 
TURN OF THE 

CENTURY/QUEEN ANNE, 

1-Story Residence SF 

 
Miller, E.A., Wm. 

C. Andr/ / 

 
a) 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. 

 
2106 Toberman Street 

 
Current Owner: Arturo G. Alvarez 

 
1903 

 
4D 

 
Turn of the Century 

Cottage, 1 1/2-Story 

Residence SF 
 
 

 
a) 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. 

 
2109 Toberman Street 

 
Historic Name:  Vogt 

House;Current Owner: Romilia  

Medinilla 
 
1903 

 
4D-A

S 

 
Craftsman, 2 1/2-Story 

Residence SF 

 
Vogt, Maggie/ / 

BIRCH, F. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2112 Toberman Street 

 
Current Owner: Joel  Gomez 

 
1961 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and has no known overriding 

significance. 

 
2200 Toberman Street 

 
Current Owner: Geoffrey  Harding 

 
1909 

 
NC 

 
Craftsman, 2-Story 

Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2206 Toberman Street 

 
Current Owner: Helen N. Robinson 

 
1904 

 
NC 

 
COLONIAL 

REVIVAL/CLASSICAL 

BOX, 2-Story Residence 

SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2208-2212 Toberman 

Street 
 
Current Owner: Walter C. Gonzalez 

 
1902 

C. 
 
NC 

 
COLONIAL 

REVIVAL/CLASSICAL 

BOX, 2-Story Residential 

SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2211 Toberman Street 

 
Current Owner: 

 
1906 

C. 
 
5D 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
a) 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. 

 
2214-2216 Toberman 

Street 
 
Current Owner: Marlean  Dockery 

 
1907 

 
5D-A

S 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2215 Toberman Street Current Owner: Cesar A. Echeverria 1894 4D LATE SHINGLE STYLE 

INFLUENCE, 2 1/2-Story 

Residential SF 

Frost, Dr. F. R./ 

Sumner P. Hunt 

(?)/ Campbell, 

P.C. 

a) 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. 

 
2218 Toberman Street 

 
Current Owner: Marlean  Dockery 

 
1922 

 
5D-A

S 

 
Mediterranean Revival, 

2-Story Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2222-2224 Toberman 

Street 
 
Current Owner: Marlean  Dockery 

 
1924 

 
5D-A

S 

 
Spanish Colonial Revival, 

1-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2310 Toberman Street 

 
Current Owner: James J. Jimenez 

 
1915 

 
NC 

 
Vernacular, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2320 Toberman Street 

 
Current Owner: Ricardo V. Guerra 

 
1906 

 
5D 

 
TURN OF THE CENTURY, 

1-Story Residence SF 
 
/ / ASHBY, H. G. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2322 Toberman Street 

 
Current Owner: Ana V. Castro 

 
1903 

C. 
 
5D 

 
TURN OF THE 

CENTURY/CRAFTSMAN, 

1-Story Residence SF 
 
/ / ASHBY, H. G. 

 
a) 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. 

 
2407 Toberman Street 

 
Current Owner: Equitable Mortgage 

Co 
 
1922 

 
5D 

 
Colonial Revival, 1-Story 

Residential SF 

 
/ / MARSHALL, 

H. W. 

 
a) 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. 

 
2428 Toberman Street 

 
Current Owner: 

 
1950 

C. 
 
NC 

 
Contemporary, 1-Story 

Residential SF 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
25002502 1/2 

Toberman Street 
 
Current Owner: 

 
1925 

C. 

 
5D-A

S 

 
Mission Revival influence, 

2-Story Apartments 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
2506-2508 Toberman 

Street 
 
Current Owner: 

 
1905 

C. 
 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2006 South Union Avenue 

 
Current Owner: Salvador  Burgos 

 
1950 

C. 
 
NC 

 
Contemporary, 1-Story 

Residence SF 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2010-2012 South Union 

Avenue 

 
Historic Name:  LENSIR-SWIFT 

HOUSE;Current Owner: Robindra N. 

Basdeo 
 
1901 

 
4D-A

S 

 
American Foursquare, 

2-Story Residential SF 

 
Batcheller, 

Stephen E./ / 

STRANG, R. E. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2023 South Union Avenue 

 
Current Owner: Side Freeways West 

 
1985 

C. 
 
NC 

 
Commercial/ Utilitarian, 

1-Story Mini Warehouse 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2102 South Union Avenue 

 
Historic Name:  SOPHIA T. FRANK 

DOUBLE HOUSE;Current Owner: 

Edmundo  Farias 
 
1903 

 
4D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REVIVA, 2-Story 

Residential SF 

 
Frank, Sofia T./ / 

WAHLENMAIER, 

G.H. 

 
a) 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. 

 
2107 South Union Avenue 

 
Historic Name:  

PEACOCK-BALDWIN 

HOUSE;Current Owner: Isaac  

Jaimes 
 
1901 

 
4D-A

S 

 
American Foursquare, 2 

1/2-Story Residential SF 

 
Peacock, Emma/ 

/ PEACOCK, J. V. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2108 South Union Avenue 

 
Current Owner: Timothy R. Barnes 

 
1906 

C. 
 
NC 

 
American Foursquare, 

2-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2110 South Union Avenue 

 
Historic Name:  ALBERT MUCK 

HOUSE;Current Owner: Marina A. 

Farias 
 
1902 

 
4D 

 
Hipped Roof 

Cottage/Colonial Reviva, 

1-Story Residence SF 
 
Frank, Sofia T./ / 

 
a) 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. 

 
2111 South Union Avenue 

 
Historic Name:  FIXEN-HOLLAND 

HOUSE;Current Owner: Maria L. 

Torrespena 
 
1898 

 
5/4D 

 
Shingle influence, 2-Story 

Residential SF 

 
Fixen, Bertha 

M.;L.T. Hol/ / 

 
a) 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. 

 
2115 South Union Avenue 

 
Historic Name:  ALBANA W. 

PAINE HOUSE;Current Owner: 

Abundio G. Rios 
 
1896 

 
5/4D 

 
American 

Foursquare/Georgian 

Reviva, 2 1/2-Story 

Residence SF 

 
Paine, Albana W./ 

KELLER, W. E./ 

PAINE, ALBANA 

 
a) 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. 
 
2119-2121 South Union 

Avenue 

 
Historic Name:  HENRY & 

BERTHA VAN BERGEN 
 
1901 

 
5/4D 

 
American 

Foursquare/Colonial 

 
Van Berer, 

Henry/ GARRETT 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

HOUSE;Current Owner: Ivan  

Munguia 

Reviva, 2 1/2-Story 

Residential SF 

& BIXBY/ 

HANSON, 

GOTTFRED 

a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
2120 South Union Avenue 

 
Historic Name:  CHARLES & 

CATHERINE FISH HOUSE;Current 

Owner: Cesar A. Echeverria 
 
1899 

 
5/4D 

 
American 

Foursquare/Gothic Revival, 

2-Story Residence SF 

 
/ NEISSER, 

EDWARD/ BEAN, 

J. H. 

 
a) 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. 

 
2203 South Union Avenue 

 
Current Owner: Michael  Warner 

 
1970 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Warehouse 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2207-2215 South Union 

Avenue 
 
Current Owner: Michael  Warner 

 
1930 

 
NC 

 
Commercial/ Utilitarian, 

1 & 2-Story Warehouse 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2212 South Union Avenue 

 
Current Owner: Jorge  Melendez 

 
1910 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2216-2226 South Union 

Avenue 
 
Current Owner: Robert S. Wolf 

 
1912 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2221 South Union Avenue Current Owner: Jmd Holdings 1903 NC Commercial/ Utilitarian, 

1-Story Shopping Center 

 NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2300-2304 South Union 

Avenue 
 
Current Owner: Jakob  Huberman 

 
1920 

C. 
 
NC 

 
Commercial/ Utilitarian, 

1-Story Stores & 

Resident 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2308 South Union Avenue 

 
Current Owner: Victorian Village 

Complex I 

 
1920 

C. 

 
5D-A

S 

 
Classical Revival, 2-Story 

Commercial Retail 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2310-2314 South Union 

Avenue 

 
Current Owner: Victorian Village 

Complex I 
 
1902 

 
5D-A

S 

 
Renaissance Revival, 

2-Story Stores & 

Resident 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2316-2318 South Union 

Avenue 

 
Current Owner: Victorian Village 

Complex I 
 
1903 

 
5D-A

S 

 
Renaissance Revival, 

2-Story Stores & 

Resident 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2130 South Vermont 

Avenue 

Common Name: Heritage Southwest 

Jewish Press;Current Owner: 

Herbert H. Brin 

69 NC Commercial/ Utilitarian, 

1-Story Light Industrial 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2202 South Vermont 

Avenue 

 
Common Name: Mobil;Current 

Owner: Roger  Chedid 
 

61 
 
NC 

 
Contemporary, 1-Story 

Service Station 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2214-2220 South 

Vermont Avenue 

 
Current Owner: First Investment 

Group 
 
1922 

 
5D-A

S 

 
BRICK COMMERCIAL 

UTILITARIAN, 1-Story 

Store Building 

 
/ Berger, Movlav 

Co./ DAVID 

TIERSTEIN 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2302-2312 South 

Vermont Avenue 
 
Current Owner: 

 
1920 

C. 
 
NC 

 
Commercial/ Utilitarian, 

1-Story Commercial 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2318 South Vermont 

Avenue 
 
Current Owner: Frank F. Baseri 

 
29 

 
5D-A

S 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
714-720 West 

Washington Boulevard 

 
Historic Name:  Pierce Brothers 

Mortuary;Current Owner: Brothers  
 
1923 

 
5/5D 

 
Spanish Churrigueresque, 

2-Story Mortuary 

 
Pierce Brothers & 

Co./ Meyer & 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Pierce Holler/ a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
725 West Washington 

Boulevard 

 
Current Owner: Club Defense Fund 

I. Sierra 
 
1979 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Light Industrial 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
751-759 West 

Washington Boulevard 

 
Common Name: Serafino/L.A. 

Grading & Marking;Current Owner: 

Nejatollah  Ghodsian 
 
1912 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
800 West Washington 

Boulevard 
 
Current Owner: Hany  Baghdady 

 
1922 

 
NC 

 
Spanish Colonial Revival, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
801 West Washington 

Boulevard 

 
Common Name: International 

Forwarding, Inc.;Current Owner: 

Los Angeles Llc Upham 
 
1925 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Light Industrial 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
806 West Washington 

Boulevard 

 
Common Name: Generaltex 

Inc.;Current Owner: Edmond  

Kamara 
 
1921 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Garage 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
 
808 West Washington 

Boulevard 

 
Common Name: Generaltex 

Inc.;Current Owner: Edmond  
 
1923 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Garage 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Kamara non-contributor even though it was built 

within the HPOZ's period of significance. 

 
819 West Washington 

Boulevard 

 
Common Name: U.S.P.O., Del Valle 

Station;Current Owner: Norman C. 

Pawlan 

 
1970 

C. 
 
NC 

 
Contemporary, 1-Story 

Post Office 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
828 West Washington 

Boulevard 

 
Current Owner: Association For Los 

Angele 
 
1923 

 
5D 

 
CLASSICAL REVIVAL 

INFLUENCE, 2-Story 

Mortuary 

 
Lawler, Hilda B. 

and Osca/ / 

 
a) 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. 

 
830 West Washington 

Boulevard 

 
Historic Name:  GROMAN 

MORTUARY;Common Name: 

Groman Mortuary;Current Owner: 

Peggy J. Groman 
 
1903 

 
5D 

 
SPANISH 

COLONIAL/ITALIAN REN 

REVIVA, 1 & 2-Story 

Apartments 

 
Bergwald, 

Augusta/ / 

HAMILTON, W.J 

 
b) Owing to its unique location or singular 

physical characteristics, the property 

represents an established feature of the 

neighborhood, community, or city. 

 
837 & 839-841 West 

Washington Boulevard 
 
Current Owner: Jack S. Cheng 

 
1928 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
850 West Washington 

Boulevard 

 
Historic Name:  CUNNINGHAM & 

O'CONNER (ORIGINAL 

OWNERS);Current Owner: Anne 

Merelie Murrell 
 
1941 

 
5/5D 

 
Italian Renaissance 

Revival, 2-Story 

RESIDENCE/MORTUAR 

 
/ BARKER & 

OTT/ MAC ISSAC 

& MEAKE 

 
a) 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. 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

901 West Washington 

Boulevard 

Current Owner: Del Dios Vivo Colu 

Iglesia 

1927 5D-A

S 

GOTHIC INFLUENCE, 

2-Story Religious 

/ SCOTT, THEO. 

J./ LEWIS, SIMON 

AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
915-919 West 

Washington Boulevard 

 
Current Owner: O Rourke Michael J 

& Trust 
 
1964 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
924 West Washington 

Boulevard 

 
Common Name: 

Cater-Crab;Current Owner: Albert  

Petrosian 
 
1978 

 
NC 

 
Neo Brutalism, 1-Story 

Warehouse 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
950 West Washington 

Boulevard 

 
Historic Name:  RUPPE 

MORTUARY COMPANY;PIERCE 

BROTHERS;Common Name: SEIU 

Local 660, AFL-CIO;Current 

Owner: Norman  Rips 
 
1928 

 
5/5D 

 
Colonial Revival, 2-Story 

Residence/Mortuar 

 
/ HAWES, 

ARTHUR & KIRK, 

C. HUGH/ MYERS 

BROS. 

 
a) 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. 

 
2133 Wilmot Street 

 
Current Owner: Jose D. Oronoz 

 
1950 

 
NC 

 
Minimal Traditional, 

1-Story Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 
 

 

 

 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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May 27, 2022 

RE: ZA-2021-6672-DB-CU-CCMP-HCA ENV-2021-6673-CE 

Hon. Zoning Administrator Theodore Irving 

Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org) 

Dear Mr. Irving, 

WAHA (West Adams Heritage Association) has been for over 35 years guardians of historic resources in 
the area known as West Adams of which University Park is one of the historic neighborhoods.  We have 
expertise in Historic preservation, environmental review, and the research and implementation of 
historic overlays.  There are seven HPOZs in WAHA’s boundaries and many of our members serve on the 
appointed Boards.  Our organization and its members are experts in HPOZs, historic resources, and their 
processes. 

We agree completely with the Boards finding  that “I, Mark Malan, move that the recommendation of 
the University Park HPOZ be to deny this project on the basis that it does not comply with the 
Preservation Plan, generally all of section 8 for residential infill, specifically in the area of 8.10 Location 
and Site Design and 8.11 Massing and Orientation and does not follow the previously established 
prevailing setback and heights as stated by the Director of Planning in their 2008 ruling on DIR 2008-
3375-COA.  Specifically, we find the proposed structure to be out of scale with the adjacent properties 
and the larger context of the historic district in the issues of height, massing, setback, and design 
articulation.  This project as presented presents a significant adverse impact to the historic resources of 
the district:  The HPOZ, The National Registered District, and the Landmark Properties along Scarff 
Street.”   

Impacts to the District 

The applicant states that because the lot is vacant there is no impact; further his consultant argues that 
because it will not cause a delisting of the district, there is no impact, arguments that are contrary to 
accepted practice (as the City’s own historic assessment directions show.) It ignores the established 
protocol that  that there are both direct (primary) and indirect (secondary) impacts. 

The district (both the National Register and the HPOZ) are themselves a historic resource.  To place a 
gigantic box with excessive height and lot coverage in the middle of a historic street introduces blight.  It 
effects the integrity of the district, particularly of the adjacent historic buildings and how they relate to 
each other and relate to the streetscape.  The National Park Services memos treat infill as additions.  
Their own “white paper” instructs:  

 “Visibility 

-- Has the addition obscured, covered, or altered the principal facades, historic entrances, or character-
defining (significant) features of the property?  How conspicuous is the addition in views of the principal 
elevations? How conspicuous is it in views of (secondary) minor elevations?  How does the addition 
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interrupt, interfere with, or dominate any historically significant views of the building or important views 
seen from the building (including the orientation of the building to the street, scenic vistas, views of an 
inner courtyard or surrounding campus, or the principal facades as viewed from various approaches)? 

An addition should not overwhelm or dominate the historic character of the property as a whole or alter 
the property’s character-defining features (including significant open space). Out-of-scale additions, 
rooftop additions, and additions that obscure principal elevations are particularly problematic (unless 
they are stepped back and appear small in scale) and may be difficult to justify as contributing.” 

and  

“New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property.  The new work shall be differentiated from the old and shall be compatible 
with the massing, size, scale, and architectural features to protect the historic integrity of the property 
and its environment.” (Standard 9)1 

If this directive appears to echo the Presrevation Plan, you are right.  The Preservation Plan is based on 
the Secretary of the Interiors Standards and the CRA  Adams Normandie 4321 Urban Design Program.   

The prevailing height is the most commonly occurring height on a block face on which  a project is 
proposed. 2 

A new project should not dominate existing buildings and structures. In general the new project should 
look as though it belonged to an area. 

As this project does not comply with Preservation Plan, this project will irretrievably damage the district, 
the block, and the streetscape and how the historic properties are experienced. Absent compliance with 
the Preservation Plan, the project does not meet the CU required findings and does not qualify for a 
categorical exemption. 

Other developers have had successful projects AND complied 
with the Preservation Plan. Directly next door to the lot is the 
infill 2317 Scarff Street.  The method the developer used to 
achieve compliance was: undergrounding parking to solve 
height issues, separate the infill building into two modules 
following the historic pattern of development, adhere to the 
prevailing 47’ front yard setback, provide an articulated 
facade and authentic materials.   

That developer who owns the adjacent property has objected 
to  this project:  

Arrian Torkian:  Owner of 2317 Scarff St.  Arrian is 
disheartened that they have never once been contacted by 

the applicant.  They received no kind of notice that this project is happening.  This project does not fit 

 
1 “Evaluating the Significance of Additions and Accretions,” A National Register White Paper, Linda McClelland, 4-
20-2008 
2 University Park Presrevation Plan, 8.1 Location and Site Design 

2317 Scarff Street infill 1 
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anywhere within this historic neighborhood.  Arrian states that their property is significantly impacted.  
This project has improper setback.  It is a single block mass that covers the majority of the lot.  Arrian’s 
property fits into the character and integrity of the neighborhood.  This project is designed to maximize 
their height and get as many student residents as possible.  One unit continues to expose the complete 
lack of affordable housing.  Five five-bedroom units and five four-bedroom units.  The actual sizing is 
significantly larger.  This project is overly dense when the number of bedrooms is factored.  It has only 
one affordable unit.  There should be additional affordable housing.  There is a lack of parking with this 
project.  Assuming two people per bedroom, as is standard in these types of properties, there will be 
close to 100 residents.  There has been a total lack of outreach to the neighborhood from the applicant.  
Most neighbors have only just learned about this project.  The height is incredibly inconsistent with this 
neighborhood.3 

It is also important to realize that massing has impacts particularly when this site is more than one lot, 
all the more reason to have an articulated design that breaks up this mass.  And the ‘Q’ conditions and 
height restrictions of the zoning need to be respected.  The Preservation Plan does not engage in simply 
what facades look like, but views architecture as having primary and secondary facades all of which are 
significant.  

North Elevation 1 

SB 1818 

We continue to raise concerns that the applicant and the City may be unaware that SB1818 cited by the 
developer for his density bonus has what is called a “carve out” for resources that are listed on the 
National or California Register.  The California Preservation Foundation, the statewide preservation 
organization of which WAHA isa member, worked very hard to see that historic resources were given 
consideration.  The developer has chosen to ignore this and push forward a project that will have severe 
and irreparable impacts on the HPOZ and the National Register District.  There is widespread evidence 
to this fact provided by the HPOZ Board, all four HPOZ architects past and present and  numerous other 
affected parties. 

The answer is to conform the project to Preservation Plan  which offers specific solutions and objective 
criteria.  The developer has refused to do so but rather has flooded his application with  numerous paid 

 
3 University Park HPOZ Minutes, November 16, 2021 
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consultant opinions that are not fact based but seek to further his aim, which is to monetize bedrooms 
and build an elephant of a project which harms everyone but provides financial gain.    

The HPOZ board found: 1) the project has an adverse impact on the district; and 2) there are mitigation 
measures/project revisions that would avoid those impacts while still allowing for a financially feasible 
affordable housing project. 

Cal. Gov't Code § 65915  

“(d)(1) An applicant for a density bonus pursuant to subdivision (b) may submit to a city, county, or city 
and county a proposal for the specific incentives or concessions that the applicant requests pursuant to 
this section, and may request a meeting with the city, county, or city and county. The city, county, or city 
and county shall grant the concession or incentive requested by the applicant unless the city, county, or 
city and county makes a written finding, based upon substantial evidence, of any of the following: 

(A) The concession or incentive does not result in identifiable and actual cost reductions, consistent with 
subdivision (k), to provide for affordable housing costs, as defined in Section 50052.5 of the Health and 
Safety Code, or for rents for the targeted units to be set as specified in subdivision (c). 

(B) The concession or incentive would have a specific, adverse impact, as defined in paragraph (2) of 
subdivision (d) of Section 65589.5, upon public health and safety or the physical environment or on any 
real property that is listed in the California Register of Historical Resources and for which there is no 
feasible method to satisfactorily mitigate or avoid the specific, adverse impact without rendering the 
development unaffordable to low-income and moderate-income households.”  (Emphasis added.) 

Gov’t Code §65915, subdivision (d)(3) reconfirms that the City is not required to approve a specific 
incentive for a project under SB1818 if that incentive (for example, height increase) would have an 
adverse impact on historic resources: 

“Nothing in this subdivision shall be interpreted to require a local government to grant an incentive or 
concession that would have an adverse impact on any real property that is listed in the California 
Register of Historical Resources.” (Gov’t Code §65915, subdivision (d)(3).) 

Gov’t Code §65915, subdivision (e)(1) also allows the City to impose development standards that 
mitigate adverse impacts to historic resources. The Preservation Plan was adopted to provide 
development standards that prevent adverse impacts to the historic district, thus the City is allowed to 
impose these standards on development under SB1818. 

“Nothing in this subdivision shall be interpreted to require a local government to waive or reduce 
development standards that would have an adverse impact on any real property that is listed in the 
California Register of Historical Resources, or to grant any waiver or reduction that would be contrary 
to state or federal law.” (Gov’t Code §65915, subdivision (e)(1).) 

NSO 

The “North University Park – Exposition Park – West Adams Neighborhood Stabilization District,” the 
NSO is not, as the applicant states, simply about parking.  The broad intention from the very beginning 
was to discourage new student housing initiatives within the community’s character neighborhoods and 
instead encourage such development along the Figueroa Corridor (east side of Figueroa, west side of 
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Flower), and to require additional parking that would accommodate the number of occupants in larger 
projects. The effort was spurred by a proposed project that would erect seven townhouses, each with 
multiple bedrooms, and each bedroom with multiple beds/occupants, but only requiring 14 parking 
spaces, per LADBS. Everyone was outraged; on a Planning Department staff training day Laura Meyers 
brought a busload of planning staff to the site, and soon this NSO ordinance was initiated. 

There were years of hearings, and in the end, we have the ordinance as written. It requires a Conditional 
Use Permit (CUP) for any project where there are five or more rooms (not exactly the original intent, but 
here we are). The stated and intended purpose of the CUP was to require parking that reflects the 
number of occupants, e.g., a “condition” to be imposed.  But the effort of the NSO and its intent is quite 
clear: retain and conserve the existing character and retain families.  The findings for a CUP cannot be 
made here. 

However, the required parking given state law is 5. There is no requirement for this Project to include a 
proposed additional number of parking spaces as a part of the Conditional Use Permit. And it may be 
counterintuitive and contribute to massing issues is that this developer has chosen ground level parking 
of 18 spaces exploding the mass to four stories.  The mass is also exploded by the 4 and 5 bedroom 
design. 

A project of this density (if this density is to be permitted) should have at least one parking space per 
bedroom.  Although most students would not drive their cars to campus, they do park their cars (albeit 
for weeks at a time) and need somewhere to do so.  45 bedrooms often means 90 students.  The project 
is too many bedrooms and is clearly not family housing.  

INSTRUCTIONS: 
The Department of Building & Safety shall not issue a building permit for a Project within a 
Neighborhood Stabilization Overlay District unless a conditional use  approval (CUP) has been granted by 
a Zoning Administrator pursuant to Section 12.24W52. 
 
 The required findings of the conditional use cannot be made.  In the two HPOZ Board hearings I 
attended, both the Board, architects and stakeholders gave significant fact-based testimony on the 
severe impacts of this project.  It will not enhance the surrounding community. 
 
Consultant Vision  
 
The developer consultant (Kaplan Che Kaplan) writes, in a July 8, 2021 report, given that the Project 
site is within a TOC Tier 3 area, it is an indication that level of density of future development in the area 
will likely be more consistent with that of the project than of the existing environment. Incentives such as 
increased height, are required to accommodate density bonuses. Further, a four-story building is 
appropriate for this corridor of South Los Angeles, which sits just under 2,000 feet away from the 
relatively busy intersections of W. 23rd Street and Figueroa and Flower Streets that have three to six 
story buildings, as well as about 1,500 feet from the 110 Freeway. Additionally, the height increase is 
necessary to provide the additional units needed to make the Project financially feasible for the Applicant 
to construct a housing project with 11% of the base density set aside for Very Low Income households. 
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To assert that this level of density is the “future development” of the St. James Park National Register 
District and the HPOZ ignores every planning decision and policy of over four decades.  It ignores the 
fact that the purpose of the General Plan Amendment for Figueroa was expressly to move overscale and 
overdeveloped student housing from the internal neighborhoods and encourage such buildings on the 
Figueroa and Flower corridors.   

There is no permanence to the TOC ordinance as currently structured. As a part of the revised Housing 
Element it may be also revised (and one of the discussions is the removal of the "circles" and more 
emphasis on the corridors -- which may or may not happen. And it has an expiration date; being in TOC 
3 at the moment does not predict the future.  A paid consultant should know this. The consultant vision 
is arbitrary, capricious and seems to seek to serve his client, not the facts. 

How experienced developers who own property within the HPOZ and National Register District could 
have gotten a proposed development so wrong, given decades of the City’s policy and plans, raises the 
question why and how?  

One answer is a lack of respect for the historic community and its quality of life as the developer seeks 
to maximize his profit. As architect John Arnold wrote:  The objective issues that concern me are related 
to the bulk of the building that is squeezing the lot coverage to the maximum. This has obviously been a 
self-inflicted creation by the developer who is trying to maximize the project rents with large 5-
bedroom/5-bath units, as well as creating space for 2 future ADUs in the large “recreation” and “lounge” 
spaces. Despite all of the above being allowed by the LAMC and/or state law, the envelope of the 
building has made the structure’s mass non-compliant with prevailing setback and lot coverage 
prescriptions outlined in the Preservation Plan. This could be mitigated not by reducing density, but by 
lowering the average unit size.4 

This lack of respect has also been shown by the manner in which the applicants have maintained the 
vacant lot which has become a nuisance and haven for homeless.  There have been two recent fires, one 
on May 25 and one on April 17.  The manner in which this applicant has abused the community by the 
lack of respect and diligence in securing his property is evocative of how an applicant feels when 
challenged.  

 

 
4 Letter, John Arnold, KFA Architects, November 16, 2021, to Katie Knudson, HPOZ unit 

Fire on April 17  
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A density grant of a 40-foot height and four stories is not supportable given the facts. Attached is the 
official City of Los Angeles survey done at the creation of the HPOZ which clear shows the prevalence of 
2 stores and some 3 stories. 5 There are no four-story  buildings.  
 
WAHA asks, due to the preponderance of evidence in the record, that  the Zoning Administrator deny 
the density bonus, deny the conditional use, not issue a Certificate of Compatibility and also find that a 
CE is not the appropriate environment review for  this project as currently proposed. 
 
Sincerely, 
 
Roland Souza President 
West Adams Heritage Association (WAHA) 
c/o 1724 Westmoreland Boulevard, LA, CA  90006 
Roland.e.Souza@gmail.com 

 
5 The survey is entitled ‘West Adams” because it occurred before the name change to “University Park.” 
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Jean Frost 

2341 Scarff Street 

Los Angeles, CA   90007 

 

November 15, 2021 

 

University Park HPOZ Board 

Katie Knudson, Project Planner 

Sergio Ibarra RE:  ZA-2021-6672-DB-CU-CCMP 

ENV: 2021-6673-EAF 

c/o Katie.Knudson@lacity.org 

 

Honorable HPOZ Board Members and Project Planner, City Planning 

I write to you today as a historic preservation and land use expert on the University Park 
area.  The project before you today at 2323 Scarff Street is completely incompatible and 
fails to meet the requirements of the University Park Preservation Plan, adopted on July 
16, 2005, by the City after a year of public hearings.  It was intended to give all parties, 
homeowners, tenants, landlords, developers and the city concrete and specific terms for 
development in the University Park HPOZ area.  It is objective, definite and specific. 

The Preservation Plan ought to have prevented the current project at 2323 Scarff Street 
from even coming forward, with its revisionist benchmarks to review compatibility and 
context.   The project as proposed, and the attendant compatibility analysis and 
suggested conformance to the Preservation Plan create false, misleading and inaccurate 
criteria in an attempt to push this project through. 

I would have hoped that reading the Preservation Plan and adhering to its infill 
guidelines would have been enough protection for this historic community but alas 
consultants appear to be able to change criteria at their or their clients’ convenience and 
obfuscate the terms and conditions required for approved development.  As a debater, 
the first thing you agree to is the definition of terms.   The Preservation Plan provides 
that, the definition of terms that are the officially adopted criteria, not the easy jargon of 
developers nor consultants. 

First, the Preservation Plan has a history and basis in the 1991 Urban Design Program 
adopted  the City Community Redevelopment Agency to address  compatibility issues 
with infill development. The project that triggered the creation of the Urban Design 
Program was a proposed nine-unit project at 2377 Scarff Street.  The Design Program 

mailto:Katie.Knudson@lacity.org
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established a methodology based on prevailing conditions on a block face to determine 
the various issues of compatibility: height, massing, setback, etc. 

The CRA acknowledged the unique needs for the Adams-Normandie community (now 
University Park) by putting guidelines in place that allowed for development but 
protected and conserved the community character.  

This Urban Design Program was utilized informally by the HPOZ Board along with the 
Secretary of the Interior’s Standards to review proposed infill projects until the 
Preservation Plan (“the Plan”) was  formally adopted.  The Plan is the barometer to 
evaluate a project and the standards are specific and objective.  The basis of the Plan is 
the question what is prevailing, e.g., the most commonly occurring on the block face on 
which the project is intended.  Here, for example, is a 46-foot setback.   That is a finite   
measure with a number not a subjective interpretation.   Regarding massing, the 
prevailing massing is two stories. 1 I’m sure others on the HPOZ  Board will review the 
Preservation Plan in detail so I will not do  so here.  I would like to call your attention to 
a few of the many misguided and inaccurate statements in the materials submitted 
which are misleading.  Beginning with the EAF: 

The Environmental Assessment Form submitted to the City marks the beginning of the 
misleading trail put forward by the applicant and then further confused by their other 

analysis.  The project clearly does  involve buildings which are designated even though 
the subject site itself is vacant. 

The obfuscation continues with a 15-page Evaluation of Compatibility that ignores the 
Presrevation Plan’s barometer for measuring massing, scale, height and setback.  It also 
creates a faux prairie style standard that the project before the Board is said by the 
applicant to emulate.   A specific style is not a requirement of the Plan, and if the design 

 
1 1.  New residential structures should be consistent in scale and massing with the existing historic structures 
with the prevailing block. For instance, a narrow 2.5 story structure should not be built in a block largely occupied 
by one-story bungalows. 8.11.1 
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matched the massing, scale and setback requirements, the Prairie style would be a 
possible choice.  But a particular style is not a Preservation Plan requirement (unlike the 
North University Park Specific Plan).  We have seen successful infill in several styles of 
successful infill development; this project is not such a project.   To dress it up in the 
appearance of “Prairie” just draws the reviewers’ attention  from the real issues and lack 
of conformance to the actual guidelines.     

If indeed the project 
was a two-story prairie 
style residence with 
generous green space 
and a  conforming 
setback, as in this 
classic prairie style 
example, the response 
would be different.  
Instead we  have the 
development that 
looms large over the 
prairie style building to 
the south, and the two- 

story infill to the north. That infill developer at 2317 met the standards and has a 
successful project. 

The project above, fails in so many ways; in order to maintain the appropriate setting 
for the historic structure in the district, and to prevent new structures from 
dominating the streetscape, it is important that multi-family development preserve the 
appearance of the traditional lot use patterns of the district. 
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One of the first steps in designing a new building within a historic district to look at 
other contributing buildings on the block face on which the lot is located. 

But I digress. It is clear that the project does not meet the requirements of the 
Presrevation Plan.  The musing of a consultant about prairie style takes the focus and 
attention off of the fundamental failure of this project to meet the very specific 
requirements of the Presrevation Plan.  The attempt to substitute average for prevailing, 
and to measure compatible height by referencing one historic  structure that is out of 
scale is disingenuous.   How can professional consultants be so wrong.  It is a disservice 
to the client and the City and raises unreasonable expectations.  The Preservation Plan 
was developed to avoid such digressions and substituting the Plan’s measuring yard 
sticks to ones less stringent is misleading. 

As page 11 of the Kaplan Chen Kaplan Evaluation of Compatibility Historic Resource 
Compatibility document offers  --new residential structures should be consistent in 
scale and massing with the existing historic structures with the prevailing block. 

The proposed building is consistent in scale, height and massing with the existing 
three-story 1910 multi-family building at 2343 Scarff street, four parcels to the south 
of the subject site. 

How disingenuous to pick one large contributing building on Scarff as the measurement 
of compatibility.  This defies logic. Did they not read the Plan? 

As one of the creators of the Preservation Plan, crafted over a year of public meetings, 
with great diligence and care, the creators tried to meet every question that may arise.  
That consultants should ignore the very criteria in the Plan and substitute their own is 
confounding. 

Facts do matter.   Manipulation of the facts will come to light in any objective review.  
Also ignored is the effort in the South Community Plan revision that down zoned this 
area because of its unique significance, one of the few areas in the Plan revision process 
that were the subject of less dense zoning. 

And when the General Plan Amendment (GPA) was adopted on Figueroa to allow for 
more density on that street, the community was promised that one of its goals was to 
direct development outside of the interior  neighborhood areas and to major streets like 
Figueroa.  

This history is contrary to the claim made in the applicants’ “FINDINGS” submission: 

 “the Site is located just under 2,000 feet away from the relatively busy intersections of 
W. 23rd Street and Figueroa and Flower Streets, as well as about 1,500 feet from the 
110 Freeway, that have three to six story buildings.” 

Another completely misleading statement that ignores the entire goal of the GPA 
moving more dense development outside of interior neighborhoods.  This issue  will be 
addressed in another forum but again its shows how misguided much of the applicant 
submittals are. 

 Their findings document also states: 
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That there is no detrimental concentration of large scale, campus serving 
housing within a one-thousand-foot radius of the proposed project. The 
Proposed Project is located in the [Q]RD2-1XL-O-HPOZ Zone, designated for Low 
Medium II Residential uses by the Community Plan. The surrounding area is 
characterized by two- to the three-story multi-family residential uses, open space, and 
public facilities. The Project is located in the southern portion of the University Park 
HPOZ, which is bordered the Mt. Saint Mary’s University campus and student housing 
to the south and southeast of the HPOZ. Located to the to the south of W. Adams 
Boulevard, approximately 1,000 feet from the Project Site, is the University of 
Southern California’s (USC) fraternity/sorority housing. Given that most of the 
surrounding area around that the Project is within the HPOZ, there is not a plethora of 
campus-serving housing,  
 
We would disagree.  There is a plethora of student housing to which this project further 
contributes.  The project is a building design not for families or professionals,  but for 
students, as seen frequently on “the Row” and in recent local developments. 
 
There is a project that is possible on this site, but not the one before the Board. 
Underground parking, not 4- and 5-bedroom units, creating a building plan that has 
modules and considers the historic pattern of development -all factors that need to be 
considered.  
 
Further should the applicant move this project forward, given its non-compliance with 
the Presrevation Plan, the Secretary of the Interior’s Standards, and the goals of the 
South Community Plan, an EIR should be required. This project qualifies for an 
exception to the Class 32 exemption. 
 
I urge the Board to find the project  does not meet the requirements of the Presrevation 
Plan and would have serious adverse impacts on the University Park Historic 
Preservation Overlay Zone and on the St. James Park National Register District. 
 
Jean Frost 
Former Board Member and Chair 
Appointed Member CRA Interagency and Community Task Force on Presrevation 
Recipient. Cultural Heritage Commission Achievement in Preservation Excellence 
Award 
Chair, CRA Adams Normandie PAC 
2341 Scarff Street. LA, CA  90007 
213 747-2526  
 
 

 

 























To: University Park Historic Preservation Overlay Zone Board and LADCP-OHR 
Planning Staff Representative Katie Knudson 

RE Tuesday November 16, 2021, University Park-HPOZ Board Meeting 

Agenda Item  / 8.B  Certificate of Compatibility 

2323Scarff Street 

ZA-2021-6672-DB-CU-CCMP  /  ENV-2021-6673-EAF 

I am forwarding excerpts from the UP-HPOZ “Historic Resources Survey (1999)” 
archives for inclusion in the public Casefile for Tuesday’s meeting as part of the 
administrative record. 

I spoke at both the April and March Consultation meetings about the applicant’s 
inaccurate data, in the presentation documents, regarding the Historic significance and 
standing of the Scarff Streetscape buildings. 

My initial quick review at the applicant’s material now being submitted as: “2323 Scarff 
Street Los Angeles California / Evaluation of Compatibility Historic Resource Evaluation 
“ (Kaplan Chen Kaplan- 13 pages 6/7/21) and “2323 Scarff Street University Park HPOZ 
Presentation (JPARK ARCHITECTS 7/12/21, 7-pages) has failed to find any significant 
attempt to correct the inaccurate data. 

Therefore I am submitting 4-pages from Historic Resources Survey that lists the 
identification of each resource by address with certified statistical data regarding their 
evaluation for historic significance.    

A major error by the applicants’ consultants is the inclusion of historic buildings that face 
Adams Boulevard (839 and 909) and St. James Park (27 and 40) because they abut 
Scarff Street. They fail to comprehend  that building without a front entrance or a street 
address for Scarff cannot  be included in the analysis of front setbacks or height. 

 I hope that it may prove helpful. 

 I will be present for the meeting and wish you all well. 

 Jim Childs, Board Chair emeritus and Board Archivist. 

 



To: University Park Historic Preservation Overlay Zone Board and LADCP-OHR Planning Staff 
Representative Katie Knudson 

RE Tuesday November 16 2021, University Park-HPOZ Board Meeting 

Agenda Item  / 8.B  Certificate of Compatibility 

2323Scarff Street 

ZA-2021-6672-DB-CU-CCMP  /  ENV-2021-6673-EAF 

I am forwarding two items from the UP-HPOZ archives for inclusion in the public Case-File for 
Tuesday’s meeting as part of the administrative record. 

The first document is particularly relevant as a pertinent Case-Study example of the University 
Board and the Planning Director’s  concerns and positions for the approval of the new In-fill 
residential Project; The DIR-2008-3375-COA  /  ENV-2008-3376-MND  case is for the 
adjoining property at 2317 Scarff Street. 

Please focus specifically on the pages in Section: Findings that constitute the explanations for 
why the Project was found to be in the required compliance with the University Park HPOZ 
Preservation Pan (UPPP). 

I have underlined several critical elements that will be the center of the evening discussions: 

Prevail Setbacks: 47-feet 

Prevailing Height: 30-feet 

Prevailing Lot Coverage 33% 

Consistency with the original historic footprint 

That the Mitigated Negative Declaration incorporates mitigation measures necessary for possible 
significant negative impacts. 

 The second document is the UPPP Residential Infill Chapter that is an excerpted (underlined 
and edited my me) as an easier for use as a quicker reference guide in following and finding 
specific line-items. 

 I hope that it may prove helpful. 

 I will be present for the meeting and wish you all well. 

 Jim Childs, Board Chair emeritus. And Board Archivist. 



The proposed development is completely out of scale and massing for an infill building 
in a historic district. The developer is manipulating maximum heights and front setbacks 
to accomplish his development goal. This does not meet any preservation standards for 
infill nor the preservation plan. 
  
Height; A four story building does not meet the standards for infil. They are trying to use 
the highest historic gable roofs to justify a fourth floor. There als show other project likes 
St James to provide support to this claim and this is not a contributor building 
  
Setback: The historic buildings are setback much more than his propo the height of ed 
project. He is trying to average nonconforming buildings with less setback to justify his 
additional mass and floor area. 
 
Massing: The use of a density bonus in a historic district conflicts with the standards to 
be compatible. The use of smaller setbacks and increased height is just an attempt to 
justify the incompatible massing shown clearly on the 3D virws. This project towers an 
dwarfs the smaller historic buildings typcial in this historic district. 
 



Laura Meyers 
1818 S. Gramercy Place Los Angeles CA 90019 

 
November 16, 2021 
 
TO: Katie Knudson 

via email @ katie.knudson@lacity.org 
 
RE:  2323 Scarff,  

Case No. ZA-2021-6672-DB-CU-CCMP,  
 Related Case No. ENV-2021-6673-EAF 
 
Dear Ms. Knudsen: 

I would like to briefly weigh in with some background information for tonight’s hearing at the 
University Park HPOZ. 

Broadly speaking, I do not believe this project as submitted comes close to objectively meeting 
the University Park HPOZ Preservation Plan, nor any other design guidelines adopted as part of the 
South Los Angeles Community Plan Update process. It also ignores other adopted City initiatives with 
objectives that were meant to prevent a project such as this one (not prevent new housing; just a project 
as this one is defined and designed).  

I am a longtime community member, and land use/preservation advocate, in the West Adams 
District, and have experience in particular in University Park as it relates to the zoning, the Preservation 
Plan, and multiple prior City actions which all had the intent to prevent student housing projects such as 
the one before you today. I served for 25 years representing the North University Park Community 
Association at the Community Redevelopment Agency’s former Hoover/University Park/Expo Park 
Project Area, and in that guise was involved in several land use initiatives that are applicable to this 
project. 

Many years ago, when Con Howe was still the Director of Planning, I was asked to lead a 
component of what was then an annual Planning Staff Training Day. My task was literally sitting at the 
head of a bus filled with some three dozen department staff members, including Mr. Howe, with 
microphone in hand, leading a tour of University Park and North University Park, while describing the 
land use issues that faced the community. Most of these were either related to historic preservation, or 
the intrusion of student housing into residential neighborhoods, or both. 

This first discussion eventually led to several initiatives that were adopted by City Council. One 
was the Neighborhood Stabilization Ordinance, whose intent was literally to stop multi-bed, multi-
bedroom developments with little to no parking and other negative impacts on what had previously been 
stable character neighborhoods.  We all recognize that this ordinance was adopted with many very 
porous loopholes, and it has NOT achieved its intention. But that was, and remains, the legislative 
intention. 

Another perhaps more important initiative was the Figueroa Corridor General Plan Amendment 
(GPA), which was specifically intended to transfer density for student housing to both Figueroa and 
Flower – with a higher FAR (4.5:1) than had previously been allowed, and an allowable height of eight 
stories (Height District 2D). As a part of this adoption process, at the Los Angeles City Planning 
Commission hearing, the Commissioners adopted and the City Council later adopted a policy that not 
only would these new grants (height, FAR) be amended into the South Los Angeles / Southeast Los 
Angeles Community Plans, but also at the same time the Commission instructed staff to begin the 
process for downzoning the residential University Park neighborhood – to protect its overall character 
and to protect its many historic resources. The Commission also specifically EXCLUDED the west side 
of Figueroa, between 23rd and Adams, from the GPA’s height and FAR increases for the same reason. 



The GPA’s adopted Goal 1 / Objective 1-1 / Policy 1-1.2 is to “Protect existing single-family and 
low density residential neighborhoods from encroachment by higher density residential and other 
incompatible uses.” This is a lower density historic neighborhood (RD2) and the project is, of course, 
rather high density (with 4- to 5-bedroom apartments designed for student housing) and is incompatible 
with the adjacent built forms, lot coverage, setbacks, etc. in this National Register-designated and local 
Historic District.  

Other objectives and policies in this adopted GPA state that new housing should be constructed 
on the commercial and transit corridors (not “near” them); and it lists as a specific objective “to preserve 
and enhance the varied and distinct residential character and integrity of existing single- and multi-
family neighborhoods.” 

Much more recently, but with an eye to this adopted component of the Community Plan(s), I 
accompanied Planning staff on another tour of University Park and specifically Scarff Street as a part of 
an updated discussion on how to implement the previously-adopted goals, objectives and policies above. 
The result was that this area was downzoned, with an explanation that the density was transferred to the 
Figueroa Corridor as a result of the prior action; this was the next step in its implementation. 

I understand that SB1818 was adopted between the first and the second City Council action. But 
the applicant is not prevented from developing a ten-unit, low-scale building. The problem here is that 
the Applicant wishes to develop a much larger, out of scale, and much bulkier, building without 
respecting the lot coverage, and prevailing setback. The design as presented ignores the edict that is 
imposed on almost any new development in our community, namely that there should not be a single 
plane across a long expanse of frontage but rather, the front plane should be divided into sections (there 
are many ways to do this, including differentiation the materials and placing some front exterior 
elements behind others; or emulating Row Houses; or emulating individual residences). These elements, 
if utilized, might create some design sympathy with the other historical properties that surround this 
parcel. 

I am also concerned with the proposal to designate a large portion of the front yard setback as the 
primary required Open Space. This option is not usually given to other developers. For example, 
Clifford Beers Housing, in proposing a 100% affordable, permanent supportive housing (22 units) 
project in another historical neighborhood nearby to this one, was not allowed to include the front yard 
setback (a required 30-35 feet) in the calculation for the project’s Open Space. Obviously it is open 
space but not for calculation purposes. Why would this project, in an HPOZ that has as an objective 
requirement a front setback equal to the prevailing setback; and in a National Register District, be 
permitted to build a non-permeable 70-foot-long and approximately 15-foot deep front yard outdoor 
space with furnishings (as shown) to count as its Open Space? Where is the parity? 

I also want to point out, as others may have, that the original submitted Environmental 
Assessment application failed to mention that this parcel is within a designated National Register 
District (which also means it is listed on the California Register) and therefore the federal Secretary of 
Interior requirements for infill development do apply; and since this project at this moment does not 
meet those requirements a categorical exemption is not the proper CEQA clearance.  

In conclusion, I also want to say that I am a strong supporter of new housing, particularly 
affordable housing. It is very, very possible to balance that important goal with the aforementioned, city-
adopted goals of protecting the integrity and character of a neighborhood and not erecting incompatible 
structures. 

Thank you very much, 
 

Laura Meyers 
 

323-868-0854 
lauramink@aol.com  

mailto:lauramink@aol.com


	

	

3573 Hayden Ave 
Culver City, California 90232  
 
310-399-7975 phone 
310-399-8545 fax 
 
kfalosangeles.com 

 
November 16, 2021 
 
 
Ms. Katie Knudson 
HPOZ Unit (University Park) 
Los Angeles Department of City Planning – HPOZ Division 
Subject: 22323 Scarff St., University Park HPOZ 
 
 
 
Dear Ms. Knudson, 
 
I am writing to express my concerns and non-support regarding the proposed project for the above site which is coming 
before the HPOZ board this evening. I was the Board Architect for the University Park HPOZ for seven years between 
2007 and 2014. I have also been a multifamily housing architect in Los Angeles for over 22 years and have been 
responsible for thousands of units of housing across the City. In short, I know University Park and Scarff Street well, and 
I know the project type proposed well. My concerns are the following: 
 
Objective Issues: 
The objective issues that concern me are related to the bulk of the building that is squeezing the lot coverage to the 
maximum. This has obviously been a self-inflicted creation by the developer who is trying to maximize the project rents 
with large 5-bedroom/5-bath units, as well as creating space for 2 future ADUs in the large “recreation” and “lounge” 
spaces. Despite all of the above being allowed by the LAMC and/or state law, the envelope of the building has made the 
structure’s mass non-compliant with prevailing setback and lot coverage prescriptions outlined in the Preservation 
Plan. This could be mitigated not by reducing density, but by lowering the average unit size.  
 
Subjective Issues: 
I am equally concerned about the subjective issues of the building design, which is severely lacking and below HPOZ 
standards. The submittal has no documentation showing how windows, eaves, doors, balcony rails and siding will be 
detailed. The eaves and dormers are not correctly proportioned or shaped. The roof lines, with two differing pitches at 
the front and sides, will look awkward and decidedly not historically compatible. I do not see Prairie Style at all. These 
are not density considerations, these are material and detail considerations that will not affect density, and they can 
easily be fixed with some care and cost from the developer. This kind of ask is typical in HPOZs.  
 
I was on the board when the adjacent property to the north was being developed. Note the care and detail shown for that 
project and compare with the proposed project. The differences are extreme, regardless of the style the developer chose.   
 
Electrical Equipment: 
The developer has not shown electrical service to the site, and with 50+ bedrooms, there will likely need to be a 
transformer with driveway access. The only space that can accommodate a transformer is the front yard setback. Placing 
a transformer in this historic setting will be a major detriment. This could have been avoided, and once the project is 
entitled and in plan check, there is nothing to stop DWP from requiring all the appurtenances for electrical service to be 
in the front yard. I recommend conditioning any approvals with no transformers in the front setback. 
 
Thank you for your time to listen to my concerns.  
 
Sincerely, 

 
John Arnold 
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          MITZI MARCH MOGUL 

              HISTORIC PRESERVATION CONSULTANT 

   1725 Wellington Road    Los Angeles, CA   90019    323/734-9980    Mogulink@gmail.com 

 

November 15, 2021 

 

RE:  ZA-2021-6672-DB-CU-CCMP 

ENV: 2021-6673-EAF 

 

c/o Katie.Knudson@lacity.org 

 

Honorable HPOZ Board Members and Project Planner: 

 

I have been asked by the West Adams Heritage Association (WAHA), to address some of the 

issues regarding the proposed project located at 2323 Scarff Street for the November 16 Public 

Hearing. I am a Historic Preservation Consultant with more than 30 years in practice in Los 

Angeles. 

 

The project has been inaccurately reviewed by consultants without understanding the very 

detailed requirements of the University Park Preservation Plan and the impacts the project will 

have on the many historic resources surrounding the project location.  There is so much error in 

the compatibility  report submitted by Kaplan Chen Kaplan, which ignores fundamental 

principles of the Preservation Plan, that it should be dismissed.  For example, the baseline for 

compatibility is what is the prevailing, not any average.   Also, the prevailing massing of all of 

the contributors on a block face determines infill compatibility, not just one property that is an 

anomaly in height.  In the face of a very detailed Presrevation Plan, these errors are misleading.  

The HPOZ Board however are the appointed experts who will interpret the Plan.  I will focus in 

my letter on severe adverse impacts to historic resources  if this project is built as proposed. 

 

The parcel is vacant, but this does not remove it from the St. James Park National Register 

District.  The EAF submitted by the applicant states that this is not in any National Register 

District, which is simply not true.  Even though the parcels are vacant, this parcel is located in 

the St. James Park National Register District as well as within the HPOZ.   The area is rich in 

historic resources which is why the infill demands of the Preservation Plan are so crucial. The 

secondary impacts to those resources have been completely ignored.  A 4-story “faux” prairie 

style contemporary building protruding and looming over 2-story historic buildings is a major 

impact.  The established setback is 46 feet, based on the prevailing setback on the west side of 

Scarff Street, as the Preservation Plan requires.  A 33-foot setback (as they propose)  will be a 

protuberance that effects the setting for the historic buildings and how they are experienced.  

Issues of traffic, noise, and other human-induced actions and effects will alter the quality of life 

for those occupying the historic structures as well as the way that others will experience the 

historic resources.  

 

The Goals and Objectives of  the Presrevation Plan include: 

Goal 5: Demand excellence in design for new construction and in the stewardship of historic 

properties and places.  Objective 5.1: Utilize the Presrevation Plan Design Guidelines and the 

Secretary of the Interior’s Standards to ensure that rehabilitation of existing structures and new 

infill development is consistent with the historic community character. This project fails in this 

goal and objective.  

mailto:Katie.Knudson@lacity.org
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One of the reasons that we (Society) have developed mechanisms for preserving, restoring, and 

maintaining properties which have been determined to have historic value is that we recognize 

that these properties enhance our built environment and contribute to our understanding of 

history and our appreciation of outstanding design. Part of protecting them is controlling the 

nearby environment, be it natural or man-made. The point is not to prevent, only to control. 

Stating that because this is a vacant lot there is no impact is wrong on its face.  Consider the 

streetscape which an infill development affects and the three Victorians to the North, a Prairie 

style Building to the south. There is no question that there are secondary (also known as indirect) 

impacts of the project on adjacent and neighboring historic resources and on the University Park 

HPOZ and the St’ James Park National Register District. The immediate surrounding includes 

three HCMs, at 2309, 2305, and 2327 Scarff Street; and an infill development at 2317 Scarff that 

does meet the requirements of the Preservation Plan. 

 

It is not my intent to present arguments in order to prevent all development in that location, only 

to impress upon the City the need to fully assess the potential impacts on the community and on 

the District. It is clear this out of scale, four story, 45-bedroom structure will have significant 

adverse impacts both to the historic buildings and to the District itself. 

 

There are many types of impacts, none of which have been evaluated with regard to this project. 

The proposed project does not conform to the Preservation Plan, and therefore cannot be CEQA 

exempt. It is imperative that a full CEQA review be done to address the impacts on the 

surrounding historic resources and make the necessary changes to the proposed project so that it 

is compatible with its neighbors. It is my hope that a proper CEQA evaluation be done. Only 

then can the project proceed in a manner appropriate to its location. 

 

The site falls within the Neighborhood Stabilization Ordinance (NSO) District. The purpose of 

the NSO District is to protect and preserve the existing low density housing stock; to maintain 

and enhance the quality of life of area residents; to promote well-planned student housing; to 

establish regulations that address the negative impacts multi-habitable room projects cause; to 

address inadequate parking; to prevent irreversible damage associated with oversized multi-

habitable room projects and to help stabilize neighborhoods.  

 

(LAMC §13.12(A).)  Under the NSO, the Project is required to “provide one additional parking 

space for each habitable room at or above five habitable rooms.”  (LAMC §13.12(C)(2).)  The 

Project fails to provide additional parking spaces for the 10 units that include four or five 

habitable rooms.  In addition, the parking as designed is at grade and underneath the housing 

elements of the project;  parking needs to be set underground to reduce the height.  

 

The Project is also inconsistent with policies and goals set forth in the South Los Angeles 

Community Plan.  The Community Plan sets forth that “Projects should contribute to reinforcing 

the distinctive and historical character of the corridors and the residential neighborhoods they 

serve.”  (South LA Community Plan. p. 3-6.)  The Project is not architecturally compatible with 

the historic neighborhood, making it inconsistent with Community Plan policy LU 4.1.   

As stated previously, there is significant and substantial evidence that the project as currently 

proposed would negatively affect historic resources. Just because those resources are not located 

on the project site does not mean that they are not impacted.  As a former HPOZ Board Architect 

stated at the consultation on this project, “there is no amount of post justification that can 

convince him that this is Prairie style.  The balconies in the middle, are not Prairie. This is a self-

inflicted volume of 10 large units which is busting this project out of proportion. The height of 
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the building is of concern.”   The Preservation Plan was adopted in July 2005 to provide very 

specific guidance which this applicant has chosen to ignore.   

 

And the description of this proposed building as “prairie style” does not conform to the character 

defining features of “Prairie.” Prairie buildings are, “as Wright said, “married to the ground.” 

They celebrate the long, low landscape of the Midwest. Their most defining characteristic is their 

emphasis on the horizontal rather than the vertical. They spread out over their lots, featuring flat 

or shallow hipped roof lines, rows of windows, overhanging eaves and bands of stone, wood or 

brick across the surface. Thin Roman bricks sometimes enhance the effect and cantilevers often 

extend the horizontal line without vertical support. Even the unwelcome verticals of downspouts 

are either eliminated or carefully placed.”1 As the historic survey for the HPOZ shows, there are 

three Prairie style buildings in the District, all designed by noted architect George Wyman, all on 

Scaff Street.  

 

The HPOZ Board should deny the project at  its public hearing and the Director of Planning 

should concur.  If this project should move forward as it is presently designed, an EIR is 

required. 

 

 

Sincerely, 

Mitzi March Mogul 
Mitzi March Mogul 

 

Cc: Gerald Gubatan, CD1 

Councilmember Gil Cedillo 

 

   

ATT:  Curriculum Vitae 

            CURRICULUM VITAE 

 

            Mitzi March Mogul     1725 Wellington Road 

            (323) 734-9980                Los Angeles, CA  90019 

                       Email: 

Mogulink@gmail.com    

 

RELEVANT EXPERIENCE: 

 

Continuing Historic Preservation Consultant 

  Advise on restoration, including paint, lighting, conservation techniques, 

CEQA regulations, tax credits, adaptive re-use, research, reports. Projects 

 include Dominguez-Wilshire Building, Max Factor Building, Genesee  

Apartments, Mel’s Drive-In, Hermosa Beach Community Center, Café Club 

                        Fais Do-Do, Desmond’s Building, The Boat Recording Studio, Sonic 

Automotive, 

Flower Drive Historic District, Versailles Apartments, Alvarado Terrace Park, 

Four Star Theater, Alexandria Hotel Addition; numerous private residences and 

Historic-Cultural Monument nominations and Mills Act submissions, including 

 
1 Chicago Architecture Center 

mailto:Mogulink@gmail.com
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West Boulevard Bridge, Kite Coffee Shop, Heritage Square Museum, Alexandria 

Hotel Addition, Chateau Chaumont Apartments, numerous private residences, etc. 

 

1997   Regional Arts Council Facilitator, Los Angeles Cultural Affairs Dept.  

  Responsible for promoting Councils, recruitment of Council members,  

  reports on process, procedure, management, and recommendations, etc. 

 

1991-1996 Writer, regular feature column, Collector Magazine 

 

1991-1999 Preservation Editor, L.A. Architect 

Monthly column and feature stories 

 

1990-95 Regular contributor, Urban Explorer Magazine 

 

1995-97 Historian, Tanzmann Associates 

Project historian for the Community Redevelopment Agency Normandie 4321 

Historic Preservation Education Program 

 

1993 Prince of Wales’ Foundation for Architecture 

 Organized the visit of Prince Charles on behalf of the Royal  

 Household and represented the Prince of Wales’ Institute and Foundation 

 

1990-91 Consultant, Los Angeles Historic Theatre Foundation 

Advise and coordinate membership campaign, fundraising and marketing 

 

1991  Consultant, Maestro Foundation 

  Advised on development and membership 

 

1989-90 Instructor, American College for Applied Arts 

Historic Preservation: Designed curriculum and taught courses 

 

1988--90         Director of Development, Heritage Square Museum 

Responsible for pres/public relations; program development and implementation; 

fundraising and marketing; commercial use; staff management 

 

1987-88 Administrator, West Adams Heritage Association 

Handled all inquiries and correspondence; advised Board of Directors on 

Preservation Issues, assisted in coordinating activities of the organization; edited 

and produced monthly newsletter 

 

1984-87  Administrative Assistant, Los Angeles Conservancy 

 

Lectures and Tours 

 

Wilshire Boulevard Centennial Walking Tour series  

Northridge Arts Council (tour) 

Friends of Hollyhock House (lecture) 

Frank Lloyd Wright Home & Studio Foundation (lecture/tour) 

Rudolph M. Schindler house tour  

Berkeley School Alumni (lecture) 
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National Charity League (tour) 

WPA Art & Architecture (tour/lecture) for Society of Architectural Historians 

Workman Temple Homestead International Delegates to World Congress (tour) 

International Interior Design Association (lecture) 

Charles Rennie Mackintosh Society (lecture/tour) 

American Institute of Architects (tour) 

International Association of Assessing Officers, L.A. Chapter (lecture) 

Instituto Italiano Di Cultura (panel discussion on Art Deco) 

Windsor Square Hancock Park Historical Society ((lecture) 

National Trust for Historic Preservation (tour, L.A. conference) 

Los Angeles Pierce College (lecture) 

Price Tower Museum (lecture) 

Philbrook Museum, Tulsa OK (lecture) 

AIA, Eastern Oklahoma chapter (lecture) 

Cooper-Hewitt Museum (lecture) 

Fresno Art Museum (lecture) 

Palace of the Legion of Honor, San Francisco (lecture) 

Museum of Latin American Art (lecture) 

Antiquarian Society of California (lecture) 

Curator, “Having a Wonderful Time: The History of Los Angeles Through Postcards” 

Curator, “Well Done: The Story of Cookbooks and Commerce” exhibit at Heritage Square 

Museum 

Curator, “Paving the Way” exhibit at Heritage Square Museum 

 

Affiliations, Honors, Publications, Appearances: 

 

Martin E. Weil Award for Historic Preservation 

President, Los Angeles Historic Theatre Foundation 

Vice-President, Board of Directors, Heritage Square Museum 

President Emeritus, Art Deco Society of Los Angeles 

Miracle Mile Design Guidelines Committee 

Member, West Adams Heritage Association Preservation Committee 

Chair, Lafayette Square Historic Preservation Overlay Zone Board 

Co-chair, West Hollywood Centennial Celebration Committee, 1995 

President, Board of Directors, Art Deco Society of Los Angeles, 1991-2006 

Facilitator, International Coalition of Art Deco Societies, 1999-2001 

Education Committee, Los Angeles Chamber Orchestra 

Board of Directors, L.A. Architect 

Board of Directors, West Hollywood Urban Conservation League 

Historic Resources Committee, American Institute of Architects, L.A. Chapter 

Board of Directors, Hollywood Media District BID 

Member, Mayor’s Advisory Committee on the Arts 

Member, Victorian Society in America 

Organizer, Fourth World Congress on Art Deco, Los Angeles (1995-97) 

Featured Speaker, 2nd World Congress on Art Deco, Perth Australia (1993) 

Featured Speaker, World Congress on Art Deco III, Brighton, England (1995) 

Speaker, 5th World Congress on Art Deco, Napier, New Zealand (1999) 

Key Speaker, Sixth World Congress on Art Deco, Tulsa Oklahoma (2001) 

Graduate, with honors, Victorian Society Alumni Summer School, Glasgow, Scotland 

“The Search for Art Deco in London,” 1987 “Footnotes,” Los Angeles Conservancy 
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Hollywood Be Thy Name, 1988, Art Deco Society of Los Angeles 

Santa Monica’s Art Deco Architecture, 1988, Art Deco Society of Los Angeles 

West Hollywood’s Period Revival Architecture, 1991, Art Deco Society of Los Angeles 

The Bungalows, 1991 monograph 

“The Craftsman Bungalow in Australia and New Zealand,” 1995, American Bungalow Magazine 

Your Neighborhood--A Very Special Place, 1996 monograph 

Lafayette Square Historic Homes, 2000 monograph 

Historic Hotels of America, KCET TV 

“Sightings, w/ Mary Lou Gelbhard,” Australian Broadcasting Commission 

Doug McIntyre Show, KTZN Radio, Los Angeles 

Larry Mantle Show, KPPC Radio, Los Angeles 

“Life & Times,” KCET TV 

NBC Today Show 

“Interior Motives,” Discovery Channel 

Visiting with Huell Howser, KCET TV 

1997 Women in Leadership Award, West Hollywood Chamber of Commerce & West 

Hollywood Women’s Advisory Council 

Los Angeles Conservancy Preservation Award 2000 for Dominguez Wilshire Building 

“Tulsa Times,” OETA Public Television 

“L.A. Commons” (Cable Access) 

Helga Sitkin Show, American Radio Network 

Chef Jaime Show, KABC Radio 

Featured Speaker, 12th World Congress on Art Deco, Napier, Havana, Cuba (2013) 

Featured Speaker, 15th World Congress on Art Deco, Buenos Aires, Argentina (2019) 
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(213) 383.7980 PH | www.johnkaliski.com 
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November 15, 2021 
 
Katie Knudson 
via email @ katie.knudson@lacity.org 
 
re: ZA-2021-6672-DB-CU-CCMP, ENV-2021-6673-EAF, 2323 Scarff Street Construction of a four-
story, 10-unit apartment building on a vacant lot 
 
Dear Ms. Knudson, 
 
I understand that on the November 16, 2021, the HPOZ Board for the above-referenced project will 
advise the Planning Department regarding its compliance with the Preservation Plan durring a public 
hearing for a Certificate of Compatibility. Jean Frost asked me to review the above referenced case as a 
former Architect member of this Board as well as a former CRA/LA Principal Architect who was 
responsible for preparing the design guidelines that the University Park Preservation Plan is in part 
based upon. Unfortunately, I am unable to attend the hearing and appreciate your entering this letter 
into the public record. 
 
First and foremost, the proposed structure, per the drawings posted on site for the Board meeting, 
intrudes approximately 13’ into the front yard setback of the adjoining contributing structures. The 
Preservation Plan’s quantifiable guidelines clearly disallow this as follows. 
 

• Section 8.10: Location and Site Design (page 90): 1. New residential structures should be placed 
on their lots consistent with the existing historic setbacks of the block on which they are 
located. 
The proposed structure would substantially break by approximately 13’ the plane of the historic 
setbacks of the contributing buildings on the block face between W. Adams Blvd. and Oak St. In 
particular this pushing forward into the historic pattern of the front yard setback would break the 
uniform front yard setback pattern and integrity of the five contributing structures along the west 
and north side of the block face. 

 
• Section 8.10: Location and Site Design (page 91): 5 For larger lots and contiguous lots, the side 

yard and overall lot coverage of the proposed new development should be compatible with the 
historic development pattern of the block… 
As noted above, the approximate 13’ projection of the proposed structure into front yards of 
contiguous lots is quantifiably not in keeping with the historic development pattern. 

 
• Section 8.10: Location and Site Design (page 92): 15. Identify and respect the pattern of front 

and rear setbacks for the block. While side and rear setbacks may vary, the traditional siting 
relationships should be maintained. 
As noted above, the approximate 13’ projection of the proposed structure into the front yards does 
not maintain traditional siting relationships. 

 
The Project also does not meet numerous other measurable (yes or no) guidelines as follows.
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• 8.11 Massing and Orientation (page 94): 2. New structures which will be larger than their 
neighbor’s should be designed in modules, with the greater part of the mass located away from 
the main façade to minimize the perceived bulk of the structure. 
The front portion of the building is not designed with modules to minimize the perceived bulk, as 
are the contributing and contiguous structures along the north and west block face, and the 
projection of the proposed structure into the historic front yard pattern of these same lots 
maximizes the perceived bulk of the structure. 
 

• 8.11 Massing and Orientation (page 94): 8. If the prevailing coverage on a block side on which 
the project is to be built is less than the zoning allows, then the new coverage should be similar 
to the prevailing. 
No substantive nor quantifiable lot coverage analysis appears to have been provided in the 
package of materials made available for the Hearing. By definition, permitted present zoning lot 
coverages are greater than prevailing historic lot coverages. While some allowance for new 
buildings and bonus density projects has to be provided to applicants, particularly at rear yards, 
the projection of the proposed building into the prevailing front yard setback exacerbates the lack 
of compliance with prevailing coverage requirements. 
 

• 8.11 Massing and Orientation (page 95): 11. …The property owner should provide an analysis of 
the building lot coverage using the City of Los Angeles’ Zoning Information Map Access System 
(ZIMAS) and Sanborn Maps for the Contributing existing residential buildings with frontage on 
both sides of the block of the same street as the frontage of the subject lot, except for vacant 
lots, to demonstrate that their proposal does not exceed the prevailing lot coverage on the 
block for the proposed development.  
As noted above, this requirement of the Preservation Plan has not been provided and the 
projection of the proposed building into the prevailing front yard setback exacerbates the lack of 
compliance with prevailing coverage requirements. 
 

• 8.11 Massing and Orientation (page 95): 12. Respect the prevailing setback, i.e. the most 
commonly occurring setback and lot coverage of the historic properties on the block face on 
which the building will be sited. 
As noted above, this measurable standard for lot coverage has not been analyzed, and when 
analyzed in relationship to front yards, not met by the siting of the structure. 
 

There are additional quantifiable guidelines that this proposed project is not meeting including the 
following: 
 

• Section 8.12 Roof Forms - No. 1, No. 2, No. 4, No. 10, No. 13 
• Section 8.13 Openings – No. 14 

 
In reviewing the project, I also note that there are critical design element that will likely force the 
design to evolve including the following: 
 

• No information is provided regarding fire sprinkler backflow devices, typically located at front 
yards, and a transformer. While the project may be able to utilize overhead power service from 



JOHN KALISKI ARCHITECTS 

 
  

the rear, staff should note that the placement of a transformer into the front yard, as well as 
other utilities will substantially diminish the integrity of the front yard setbacks and prohibit 
these as a condition of approval. 
 

• As presented in the materials, both building exits open into the garage, a clear code violation. 
Additionally, the ADA parking as presented is likely non-compliant as it requires users of the 
path of travel to move within an active driveway and behind moving vehicles moving into and 
out of parking spaces. Reconfiguration of the building to meet basic code requirements should 
be a requirement to ensure that subsequent building design changes to meet code, do not 
further exaggerate the building’s noncompliance with quantifiable preservation provisions.  

 
Based upon the above review, the proposed project does not meet critical measurable and quantifiable 
Preservation Plan standards. The design is also not sufficiently developed from a code standpoint or 
utility standpoint to ensure that the design will not change in such a way as to be further noncompliant 
with preservation guidelines. 
 
I also note that the building program is such that it can be reduced in scale and scope to meet the 
quantifiable criteria noted in the guidelines without reducing the residential density, inclusive of the 
proposed residential density bonus. Given this last fact, I believe the application and hearing should be 
“continued” to allow additional time to bring the project into compliance with the guidelines noted 
above, or the Project should not be approved. 
 
Thank you for your consideration of the above. 
 
Respectfully, 

 
John Kaliski, FAIA, NCARB 
 
Cc: David Raposa, Chairperson, University Park Historic Preservation Overlay Zone Board 



OFFICE OF HISTORIC RESOURCES 
Figueroa Plaza, 221 N. Figueroa Street, Room 1350, Los Angeles, CA 90012 

October 28, 2021 

TO: Lambert Giessinger, Architect 
Cultural Heritage Commission 

FROM: Katie Knudson, Planning Assistant 
Department of City Planning 

SUBJECT:  ZA-2021-6672-DB-CU-CCMP, ENV-2021-6673-EAF, 2323 S. Scarff Street  

Per Section 12.20.3.L. 3(b) of the Historical Preservation Overlay Zone (HPOZ) Ordinance, the 
above referenced case is being referred to your office for review, comment and recommendation. 
Located in the Highland Park - Garvanza HPOZ, the project consists of the following: 

Construction of a four-story, 10-unit apartment building on a vacant lot. 

The following exhibits are attached for your consideration: Site plan, floor plans, elevations, 
photographs, context analysis etc. 

The case is scheduled to be heard by the HPOZ Board on November 16, 2021. 

Cultural Heritage Commission Recommendation: 

Approval – The project complies with the goals and requirements of the Preservation 
Plan and the Secretary of the Interior’s Standards. 

 Approval with Conditions – The project complies with the goals and requirements of 
the Preservation Plan and the Secretary of the Interior’s Standards with the following 
changes or conditions:  
___________________________________________________________________
___________________________________________________________________
___________________________________________________________________
___________________________________________________________________ 

Disapproval - The project does not comply with the goals and requirements of the 
Preservation Plan and the Secretary of the Interior’s Standards. 
___________________________________________________________________
___________________________________________________________________
___________________________________________________________________
___________________________________________________________________ 

See attached memo. 

11-15-21

The project design meets the applicable objective design criteria
identified in the in the University Park Preservation Plan.
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Executive Summary 
 
The following report evaluates the proposed multi-family residential building, to be 
located on the vacant parcel at 2323 Scarff Street in the University Park Historic 
Preservation Overlay Zone (HPOZ), a designated historic district, for conformance with 
the City of Los Angeles HPOZ Preservation Plan guidelines. This report also analyzes 
the proposed project to determine if it will have any adverse impacts on historical 
resources: the City of Los Angeles University Park Historic Preservation Overlay Zone 
(HPOZ) and the National Register St. James Park Historic District. 
 
The proposed building is designed in a contemporary interpretation of the Prairie 
architectural style. The vacant site is in the University Park Historic Preservation Overlay 
Zone (HPOZ) and is also in the designated National Register St. James Park Historic 
District. As a vacant parcel, there are no buildings or structures on the parcel thus there 
are no potential contributing resources on the subject property that would be impacted 
by construction of the proposed project. 
 
The proposed building meets the University Park HPOZ Preservation Plan’s Residential 
Design Guidelines and will not have an adverse impact on the University Park HPOZ.  
 
Construction of the proposed project will not have any adverse impact on the historical 
resource, the City of Los Angeles University Park Historic Preservation Overlay Zone 
(HPOZ).  

The grounds for removal of a historical resource from the National Register of Historic 
Places are codified in the Code of Federal Regulations Section 60.15. There is no 
evidence that construction of the proposed project meets any of the grounds that would 
cause removal of the St. James Park Historic District from the National Register of 
Historic Places.  

Construction of the proposed building on the vacant parcel at 2323 Scarff Street will not 
result in any adverse impact to any historical resource. 

 
Location of Proposed Project  
 
The subject parcel is a single vacant parcel at 2323 Scarff Street is in the South Los 
Angeles Community Plan Area (CPA). The subject parcel is in the northeast corner of 
the CPA which “falls within the historic boundaries of the Spanish and Mexican-era 
Pueblo de Los Angeles and the City of Los Angeles that was incorporated in 1850. In 
this portion of the city, the streets are skewed diagonally at a 36-degree northeast angle, 
following the plan of early Spanish settlers. The rest of the CPA was laid in a grid that 
follows a north-south axis.” 1 
 
 

 
1 Historic Resources Survey Report, South Los Angeles Community Plan Area, p. 7. 
https://planning.lacity.org/odocument/903e27ff-c991-4b73-a9ac-d0b3a8aa558d/S_LA_report_HPLAEdit.pdf  

https://planning.lacity.org/odocument/903e27ff-c991-4b73-a9ac-d0b3a8aa558d/S_LA_report_HPLAEdit.pdf
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           2300 Block of Scarff Street (Google Earth, c2021) 
 
 
The vacant parcel is located mid-block on the 2300 block of Scarff Street. The Assessor 
Parcel Number for the property is 5124-012-2030. 
 
 
Description of Proposed Building 
 
The proposed building is designed to echo the form and volume of the Prairie Style 
which in Los Angeles was “defined by simple rectangular volumes and strong horizontal 
lines.”2 The period of significance for the Prairie Style is 1910 to 1924. The Prairie Style 
is one of the “Early Modern Styles” (1900-1950) identified in the University Park HPOZ 
Preservation Plan.  
 
The proposed building style is a modern interpretation of the Prairie Style. It is four 
stories with a roof deck. The building’s east elevation faces Scarff Street and will be 
visible from the right-of-way. Most of the side elevations (north and south), except for 
near the front corners of the building, will not be visible from the right-of-way due to 
proximity of adjacent buildings.  
 
 
 
 
 
 
 
 
 
 
 
 

 
2  Los Angeles Citywide Historic Context Statement, Context: Architecture and Engineering Theme: Arts and 
Crafts Movement, 1895-1930, p. 33. https://planning.lacity.org/odocument/18037253-197d-483a-8b13-
c85fcd553fe8/ArtsandCraftsMovement_1895-1930.pdf  

https://planning.lacity.org/odocument/18037253-197d-483a-8b13-c85fcd553fe8/ArtsandCraftsMovement_1895-1930.pdf
https://planning.lacity.org/odocument/18037253-197d-483a-8b13-c85fcd553fe8/ArtsandCraftsMovement_1895-1930.pdf
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                      East elevation 
 
 

                      
                         North elevation 
 
               

                     
                        South elevation 
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Proposed multi-family residential building at 2323 Scarff Street, front, east elevation 
 
 
The proposed building is a contemporary design influenced by the Prairie architectural 
style. The Prairie architectural style is one of the styles identified in the University Park 
HPOZ Preservation Plan. Common features of the Prairie style are identified as “box-
shaped with an emphasis on horizontal lines and symmetry, wide over-hanging eaves, 
and windows with multi-paned leaded art glass.” Some common characteristics include 
subdued color palette, “windows arranged in horizontal bands, rectangular tops, small or 
large porch, paired or single doorways, hipped roof, stucco building material.”3  
 
The proposed four-story building has its upper story hidden behind a mansard roof form. 
The building has a plaster finish, painted in a subdued color. The building has a hipped 
roof with wide overhang and cantilevered eaves. The front façade is symmetrically 
balanced. There are two gable-topped dormers projecting from the roof. The windows 
are wood frame casement and are arranged in horizontal bands; the vertical pattern is 
two windows, one window, and two windows. The main entry is centered along the front 
elevation with a small entry porch capped with a hipped roof. The entry door is slightly 
recessed and the entry door features large pane glazing. 
 
The side elevations have two slightly recessed vertical bays with tripartite windows; the 
other vertical modules contain casement windows like those on the front elevation. Along 
the roof on the sides are ten cut-outs that create a narrow balcony with guardrail with 
windows. 
 
There is a deck on the roof. A metal fence is located at the top of the mansard roof. The 
building elevator, which access the roof deck, and mechanical equipment is located on 
the roof and will be painted an off-white color. 
 

 
3 University Park HPOZ Preservation Plan, p. 45. https://planning.lacity.org/odocument/5621d53d-79fe-401f-
8353-a199b47bfaa7/UniversityPark-PreservationPlan.pdf 
 

https://planning.lacity.org/odocument/5621d53d-79fe-401f-8353-a199b47bfaa7/UniversityPark-PreservationPlan.pdf
https://planning.lacity.org/odocument/5621d53d-79fe-401f-8353-a199b47bfaa7/UniversityPark-PreservationPlan.pdf
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                                2323 Scarff Street, south and east elevations 
 

                          
                         2323 Scarff Street, east and north elevations 
 
 
Analysis of the 2300 Block of Scarff Street  
 
The 2300 block of Scarff Street includes 14 buildings4 on the west side of the street, of 
which 10 buildings are contributing buildings to the HPOZ. There are 9 buildings on the 
east side of Scarff Street (between W. Adams Boulevard and West 23rd Street) of which 
six are contributing buildings to the HPOZ. The vacant lot on the west side of the street, 
at 2323 Scarff Street, is the site of the proposed multi-family building. 
 
 

                             
                            2300 block of Scarff Street (Google Earth, c2020) 
 

 
4 Only the front, street-facing, buildings are counted here. 
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                                                                 East side of Scarff Street5 
 
A height analysis was conducted for the 2300 block of Scarff Street. The height of the 
buildings on the west side of the street range from 20 feet to 50 feet (with the lowest 
building and highest building being contributing buildings). The contributing building at 
2343 Scarff Street, four parcels to the south of the subject site, has a height of 50 feet. 
The proposed building has a height of 40.5 feet. 
 

 
                Building heights and roof forms along the west side of the 2300 block of Scarff Street6 
 
 
The analysis also yielded information about the roof forms along the block. The four 
buildings to the north of the subject site have front gable roof forms; five of the eight 
buildings to the south of the subject site have flatter roof forms. On the east side of the 
block four of the buildings have flatter roof forms. There is no predominant roof form 
along the 2300 block of Scarff Street. 

 
5 Larger versions of these images in Drawings Set Attachment 
6 Larger versions of these images in Drawings Set Attachment 
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The width of buildings along the block also varies; the building adjacent to the subject 
site on the south has a width of 56 feet (the width of the proposed building is 58 feet) 
and other contributing buildings on the west side of the block have widths of 44 feet, 46 
feet and 62 feet. The building at 2327 Scarff Street, adjacent to the subject property on 
the south, is a Prairie style building with a width of 56 feet; two feet less than the subject 
building which is a contemporary interpretation of the Prairie architectural style. 
 
Similarly, there is no predominant setback along either side of the 2300 block of Scarff 
Street. Rather the form of the setback along both sides of the street is that of an 
undulating setback. The front setbacks of contributing buildings range from 8 feet to 52 
feet on the west side of the street and for contributing buildings on the east side the front 
setbacks range from 2 feet to 30 feet.  
 

            
                                                 Front setbacks along 2300 block of Scarff Street 
 
 
 
HPOZ Design Guidelines Analysis 
 
The University Park HPOZ Preservation Plan includes Residential Design Guidelines for 
residential infill buildings. The following guidelines are relevant to the proposed multi-
family residential building. The proposed project is analyzed to determine if the proposed 
project is in conformance with the HPOZ design guidelines (design guidelines are in 
italics).  
 
General Guidelines 
 
--New construction should not try to exactly replicate the style of the surrounding 
contributing buildings. It is important that the design of new construction in a historic 
district be consistent with the design of surrounding contributing historic structures and 
sites. 
 
The proposed multi-family residential building design is based on the Prairie architectural 
style which is one of the historic styles identified in the HPOZ design guidelines. The 
building’s design is a contemporary design influenced by the Prairie style but is not a 
replica of the historic Prairie architectural style. As such the design is in conformance 
with this guideline. 
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--Match pattern of front porches or entry porches in the neighborhood. 
 
Many buildings in the HPOZ and on the 2300 block of Scarff Street have a front porch 
centered on the front elevation. The front porch of the proposed building is centered on 
the street-facing elevation and accessed via a paved walkway like most of the 
contributing buildings on the 2300 block of Scarff Street. 
 
--Respect the pattern of roofs of the adjoining properties. 
 
The west side of the 2300 block of Scarff Street has both gable front roofs and relatively 
flat (broad rooflines) roofs. The four buildings to the north of the subject parcel have front 
gable roofs while five of the six buildings to the south of the subject parcel have relatively 
flat roof lines. The proposed building is 58 feet wide and has a broad roof. This is similar 
in design to the contributing Prairie style building to its south at 2327 Scarff Street. The 
contributing building at 2327 Scarff Street is about as wide, at 56 feet, as the subject 
building. The contributing building at 2327 Scarff Street has a broad roof in proportion to 
its width (a gabled roof would be extremely steep and high on such a wide building). The 
roof style proposed for the infill building at 2323 Scarff Street, is broad and in proportion 
to its width – similar to the contributing building at 2327 Scarff Street. 
 
 
Multi-family Structures 
 
--Should preserve the appearance of the traditional land use patterns. 
 
The traditional land use pattern of the 2300 block of Scarff Street includes multi-family 
and single-family buildings. The contributing historic three-story multi-family building at 
2343 Scarff Street on the west side dates from 1910. The adjacent building to the south 
is a multi-family building as are several directly across the street from the subject parcel. 
The traditional land use pattern of the 2300 block of Scarff Street includes multi-family 
buildings. 
 
--A new project should not dominate existing buildings and structures.  
 
The proposed building is not the tallest building on the 2300 block of Scarff Street (the 
contributing building at 2343 Scarff Street at 3.5 stories and 50 feet tall, is the tallest 
building on the block). Nor is the proposed building the widest building on the 2300 block 
of Scarff Street (the contributing building at 2375 Scarff Street, is the widest building). 
Directly across the street from the subject parcel are several wide multi-family buildings 
with very narrow setbacks. These buildings are close to each other and to the street and 
they create the appearance of a street-wall. The proposed building is set back and does 
not loom above the street or dominate the street/blockface. 
 
 
Location and Site Design 
 
--should be placed on their lots consistent with the existing historic setbacks of the block. 
--identify and respect the pattern of front and rear setbacks for the block. 
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The 2300 block of Scarff Street does not have a consistent setback; rather the setbacks 
are undulating. However, majority of the buildings on the west side of the street have at 
least a 30-foot front setback. The proposed building has a 35-foot setback which is 
consistent with most buildings on the west side of the 2300 block of Scarff Street 
 
--front and side yard areas should be dedicated to planting areas. 
 
Much of the front yard area is dedicated to a planting area as is the north side yard 
setback. 
 
--paving and parking areas should be located to the rear. 
 
The parking is at the rear of the building and under the building. 
 
--original open front lawns become a “common” amenity.  
 
The front lawn area is open and not obscured by any fencing or landscaping.  
 
 
Massing and Orientation 
 
--new residential structures should be consistent in scale and massing with the existing 
historic structures with the prevailing block. 
 
The proposed building is consistent in scale, height and massing with the contributing 
three-story 1910 multi-family building at 2343 Scarff street, four parcels to the south of 
the subject site. The proposed building is consistent in its width with the adjacent 
contributing building to its south at 2327 Scarff Street. 
 
--new structures which will be larger than their neighbor’s should be designed in 
modules. 
 
The design of the proposed building’s front façade include design details of both 
horizontal and vertical strips that define modules to mitigate the taller building. The 
contributing building adjacent on the south to the subject site is 56 feet wide, just two 
feet narrower than the 58 foot width of the proposed building; the width of the proposed 
building is similar to its neighbor to the south.  
 
--new residential structures should present their front door and major architectural 
facades to the primary street, and not to the side or rear yard. 
 
The major architectural design features of the proposed building are located on the front 
elevation including the primary building entrance and porch. 
 
--the arrangement of the parts and the ornamentation of the components should reflect 
the character of the immediate surroundings.  
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The arrangement of elements on the buildings on the 2300 block of Scarff Street include 
windows and doors that fact the street, the majority having setbacks with planting areas. 
The proposed building has similar arrangements of elements. 
 
--respect the prevailing setback, i.e., the most commonly occurring setback and lot 
coverage of the historic properties on the blockface. 
--provide an analysis of the building heights.  
 
The setbacks and building heights are discussed in the previous section, “Analysis of the 
2300 Block of Scarff Street.” 
 
 
Roof Forms 
 
--roofs should be consistent with the roof forms of the surrounding historic structures. 
The roof of a building should be similar in character to the roof structures on the 
blockface. 
 

                           
                          2300 block of Scarff Street (Google Earth, c2020) 
 
The four buildings to the north of the subject site have gable/gable-on-hip roof forms; five 
of the eight buildings to the south of the subject site have flatter roof forms. On the east 
side of the block four of the buildings have flatter roof forms. There is no predominant 
roof form along the 2300 block of Scarff Street. The roof form of the proposed building, 
with a broad roof form, is of a similar character to the roof form of the building to the 
south of it. See the previous section “respect the pattern of roofs of the adjoining 
properties” for more detail regarding the roof form. 
 
--roofing materials should appear similar to those used traditionally in surrounding 
historic residential structures. 
 
The roofing material is similar to that used in the HPOZ. 
 
--dormers should echo and be consistent with the size and placement of such features 
on historic structures within the HPOZ. 
 
Several of the contributing multi-family buildings on the block have symmetrically 
organized front elevations. The dormers on the proposed building are symmetrically 
organized along its front elevation consistent with a symmetrically designed front 
elevation.  
 
--new construction should incorporate roof edge details which echo traditional details in 
a simplified form. 
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The proposed roof form includes a wide overhang which echoes the roof treatment of 
the Prairie architectural style. 
. 
--roofs should be either gable, perpendicular or parallel to the street, or hip. 
 
The roof on the proposed building is a mansard form similar to a hipped roof. This form 
is proportional to the wide front elevation of a Prairie style building. 
 
--the roof should be articulated with secondary roofs or rooftop elements such as 
dormers. 
 
There are dormers punctuating the roof along the front façade of the proposed building; 
there are cut-outs along the side elevations but these will not be visible from the street. 
 
--roofs should reflect the prevailing roof form found in the area. 
 
As discussed previously, there are two roof forms along the 2300 block of Scarff Street, 
those with a front facing gable and those with a flatter roof form. The roof form of the 
proposed building relates to the flatter roof form present on the block.  
 
--the roof should project from the vertical surfaces and create an overhang. 
 
The roof of the proposed building has a wide overhang that projects beyond the vertical 
surfaces of the building. 
 
--roof mounted equipment are not allowed unless concealed from public view. 
 
The building was re-designed (see drawings) to create a deeper front yard setback. This 
resulted in a taller building and re-organization of mechanical equipment such as the 
elevator towards the front of the building. This equipment will be painted off-white color 
so that it recedes into the sky. 
 
 
Openings 
 
--new construction should have a similar façade solid-to-void ratio to those found in 
surrounding historic structures. Generally, large expanses of glass are inappropriate. 
 
The windows of the proposed building are sized as regular residential windows with 
vertical and horizontal divisions; there are no large expanses of glass. 
 
--windows should be in character with the particular style of the building. Windows 
should be consistent in materials and details throughout. 
 
The windows are of a contemporary design interpretation of the Prairie architectural style 
and are consistent in materials and details throughout the exterior design. 
 
--the shapes, proportion, orientation, subdivision, and proportion of windows to the 
exterior surface area should be related to the building and secondly to other buildings on 
the block. 
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The windows are organized and sized based on the Prairie architectural style of the 
building.  
 
--the size, scale and ornamentation of a building entrance should maintain the domestic 
image of the area. 
 
The front entry includes a porch centered on the front façade of the proposed building. 
The size, scale and ornamentation of this door imparts a residential (aka domestic) 
feeling.  
 
--a main entrance should be from the main public street. Porches should be part of this 
entrance. 
 
The main entrance of the proposed building is via a walkway that leads from the public 
sidewalk to a front porch and entry door that is centered along the building’s front 
elevation.  
 
--new buildings should provide an entrance element that reflects the prevailing number 
of entrances on the side of the block on which the property is located. 
 
The contributing multi-family buildings on the block have a single entrance, typically 
centered along the front elevation. The proposed building follows this pattern. 
 
 
Materials and Details 
 
--new construction should incorporate materials similar to those used traditionally in 
historic structures in the area. 
 
The proposed building will employ traditional materials to its contemporary design. The 
exterior will be plaster (a similar finish as used on contributing multi-family buildings on 
the block) and casement windows will have wood frames. 
 
--materials should be in units similar in scale to those used historically 
 
The proposed building includes casement windows sized for residential use which is 
similar in size to that on contributing multi-family buildings on the block. 
 
--it is not necessary to replicate historic details, but new construction should include a 
similar level of and approach to detail. 
 
The proposed building is a contemporary design influenced by the Prairie style, which is 
a simple style. 
 
--avoid long blank walls. 
 
There are no long blank walls on the proposed building. 
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--each floor to floor division should be articulated on the building surface of the building. 
Horizontal lines, small curvatures of the wall surface at the floorline, roofs, bay windows, 
etc. should be used to detail the exterior of the building. 
 
The design of the proposed building is articulated with horizontal and vertical lines 
applied to the front and side elevations. 
 
--ornamentation of a building should be consistent in material and detailing throughout. 
The detailing, type and quality of materials should be similar on all sides of the project. 
The surface qualities of the materials should be similar in color, texture, scale, 
reflectance, and visual appearance as those found in the HPOZ district. 
 
The proposed building is a simple design so as not to dominate or overpower the historic 
designs of the contributing buildings on the block. The building will be clad with plaster, a 
material used in the HPOZ on contributing multi-family buildings. The color of the 
building is subdued so as not to dominate the site or to distract from the historic 
contributing buildings.  
 
--keep the materials palette simple and appropriate to the house style. 
 
The color palette of the exterior is simple and subdued to provide a neutral appearance 
so as to not stand out from the contributing buildings on the block. 
 
--a minimum of three paint colors should be required: body, trim and windows. 
 
The exterior of the proposed building will be painted a neutral beige color, the window 
trim will be painted another color and the mansard roof will be dark roofing material. 
 
--the color of the walls should dominate the building’s appearance more than trim and 
door color. A muted tone for the base color is the wisest choice and will be the best 
complement to any bright color chosen to emphasize the trim.  
 
The exterior of the proposed building will be plaster clad which will be painted a muted 
tone of beige as its base color.  
 
--for the roof choose a dark or neutral material that does not “compete” with the colors of 
other buildings. 
 
The proposed building will have a mansard roof with a broad form. The mansard 
element will be clad in a dark material. 
 
--very bright colors, especially if a high glass paint is used, are best avoided altogether.  
 
There are no bright colors specified for the proposed building. 
 
 
In summary, the analysis of the proposed building design to the University Park HPOZ 
Design Guidelines articulated above show that the proposed building design is in 
conformance with the University Park HPOZ Design Guidelines. 
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Analysis of Historical Resources in the University Park Area and Potential Impacts 
 
The subject vacant parcel is in a historical resource, the designated City of Los Angeles 
University Park Historic Preservation Overlay Zone (HPOZ). This historical resource  is 
bounded on the north by I-10 and on the east by I-110. The east section of this HPOZ 
has its streets skewed diagonally. This section of the HPOZ  is bounded on the south by 
Adams Boulevard. The area of the HPOZ west of Hoover Street is laid out in the grid 
pattern on a north-south axis. The south boundary of this section of the HPOZ is 24th 
Street and its western boundary is slightly east of Vermont Avenue. 
 
Two National Register historic districts, the Twentieth Street Historic District, and the St. 
James Park Historic District, as well as the National Register eligible Chester Place 
Historic District (on the Mount St. Mary’s University campus) are located within the 
boundaries of the University Park HPOZ. The University Park HPOZ was designated in 
2000. 
 

           
            Los Angeles University Park HPOZ Map; National Register St. James Park Historic 
               District outlined in red. 

The subject vacant parcel at 2323 Scarff Street is in the designated National Register St. 
James Park Historic District which lies within the University Park HPOZ. This historic 
district is irregular in shape and roughly bounded by 21st and 23rd Streets on the north; 
by the western property line of Mount St. Mary's College on the east; by West Adams 
Boulevard on the south; and by Union Avenue on the west.  
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                                St. James Park National Register Historic District Map 

There are 90 contributing buildings and 17 non-contributing buildings in the National 
Register St. James Park Historic District. On the 2300 block of Scarff Street there are 16 
contributing buildings to the historic district. Of these 16, ten are also designated as 
individual City of Los Angeles Historic-Cultural Monuments. 

HCM # Address Date 
Designated 

407 2303-05 Scarff Street 1989 
408 2341 Scarff Street 1989 
409 2309 Scarff Street 1989 
434 27 St. James Parkway 1989 
455 2342 Scarff Street 1989 
457 2365 Scarff Street 1989 
467 2375 Scarff Street 1989 
607 2325-29 Scarff Street 1994 
608 2326 Scarff Street 1994 
609 2310 Scarff Street 1994 

Each of these ten Historic-Cultural Monuments were designated as such based on the 
merits of each individual building. In an urbanized area such as the City of Los Angeles, 
many eligible historic properties are located adjacent to non-eligible buildings. The 
designation as an individual historical resource is not contingent upon the status of any 
other property. 

The National Register Registration Form for the St. James Park Historic District identifies 
five non-contributing properties and one vacant property (the subject property at 2323 
Scarf Street). Three of the five non-contributing buildings were described in the 
Registration Form as “intrusive” buildings based on their 1960s era dingbat type 
apartment buildings. Two of these “intrusive” buildings, 2335 Scarff Street and 2355 
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Scarff Street are mid-block and adjacent to contributing buildings. The non-contributing 
and “intrusive” nature of these buildings did not cause the St. James Park Historic 
District nomination to be rejected; the St. James Park Historic District was designated for 
inclusion on the National Register of Historic Places in 1991. 
 
The University Park HPOZ is made up of a mix of building types and styles, lot sizes, 
parcel configurations, and varying sized groups of contributing and non-contributing 
buildings. There is no prevailing residential property type, with single-family and multi-
family buildings of varying sizes and heights represented.  

                                    
                                       2343 Scarff Street 
 
There are many multi-family buildings of 40 to 50 feet tall, both contributing and non-
contributing buildings, throughout the historical resource of the University Park HPOZ. 
One of the tallest buildings at 50 feet is on the 2300 block of Scarff Street at 2343 Scarff 
Street within the historical resources of the University Park HPOZ and the St. James 
Park Historic District. 

At the south end of the HPOZ, within the historical resource of the HPOZ, are several 
large multi-story residential buildings. The non-contributing corner building at Scarff 
Street and St. James Park faces the 2300 block of Scarff Street of the St. James Park 
Historic District as well as the Historic-Cultural Monument at 27 St. James Parkway.  

   
44 St. James Park, north  & west elevations   44 St. James Park, west elevation facing 
                                                                         Scarff St. 
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44 St. James Park, corner with Scarff St.      44 St. James Park, facing 27 St. James Park 
 
 
Throughout the historical resource of the University Park HPOZ are many large multi-
story, multi-family residential buildings, many with wide street-facing elevations. Some 
are contributing buildings and many are non-contributing buildings. Many of these 
buildings would not conform to the University Park HPOZ Design Guidelines. The 
presence of the larger scale non-contributing buildings did not render the area ineligible 
for designation as a HPOZ or as the National Register Historic District. 
 
 

   
1039 W. 23rd Street                                        1001 and 1005 W. 23rd Street 
 
 

   
848 W. 23rd Street                                          801 W. 23rd Street 
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2141 Estrella Avenue                                     651 W. 23rd Street 
 
 
 

   
2109 Estrella Avenue                                     1979 Estrella Avenue 
 
 

   
1959 Estrella Avenue                                    800 W. Washington, Bonsallo Ave. elevation 
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1984 Park Grove Avenue                               2112 Park Grove Avenue 

The National Register of Historic Places provides grounds for removing properties from 
the National Register of Historic Places (codified in the Code of Federal Regulations 
Section 60.15). 

(1) The property has ceased to meet the criteria for listing in the National Register 
because the qualities which caused it to be originally listed have been lost or destroyed, 
or such qualities were lost subsequent to nomination and prior to listing;  

(2) Additional information shows that the property does not meet the National Register 
criteria for evaluation;  

(3) Error in professional judgment as to whether the property meets the criteria for 
evaluation; or  

(4) Prejudicial procedural error in the nomination or listing process. Properties removed 
from the National Register for procedural error shall be reconsidered for listing by the 
Keeper after correction of the error or errors by the State Historic Preservation Officer, 
Federal Preservation Officer, person, or local government which originally nominated the 
property, or by the Keeper, as appropriate. The procedures set forth for nominations 
shall be followed in such reconsiderations. Any property or district removed from the 
National Register for procedural deficiencies in the nomination and/or listing process 
shall automatically be considered eligible for inclusion in the National Register without 
further action and will be published as such in the Federal Register.    

The proposed building at 2323 Scarff Street conforms with the University Park HPOZ 
Design Guidelines and as such will not have any adverse impact on any historical district 
resources -- the City of Los Angeles University Park HPOZ and the National Register St. 
James Park Historic District. 
 
Any infill building at the vacant site would not result in grounds for removal of the St. 
James Park Historic District from the National Register. Construction of any building at 
the site would not cause any of the qualities of the historic district as originally listed to 
have been lost or destroyed. In fact, the historical resource of the St. James Park 
Historic District was designated in spite of the nomination registration form citing several 
“intrusive” buildings on the 2300 block of Scarff Street. There is no additional information 
about the Historic District that would refute the original basis for designation. There is no 
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evidence that there was any error in the professional judgement of the nomination 
preparer or the reviewers or decision-makers who recommended or made the formal 
designation. There is no evidence that there was any prejudicial procedural error in the 
nomination or listing process.  
 
Construction of the proposed multi-family residential building on the vacant parcel at 
2323 Scarff Street would not have an adverse impact on any historical resource 
designated as an individual historical resource on Scaff Street. There are ten City of Los 
Angeles Historic-Cultural Monuments on the 2300 block of Scarff Street. Each of these 
Historic-Cultural Monuments are an individual historical resource and each was  
designated based on its own, individual, merits; designation was not contingent on any 
aspect of any adjacent properties.  
 

             
               1922 Sanborn Map Excerpt          2323 Scarff Street parcel in 1922 
                showing 2323 Scarff Street 
 
There are no buildings or structures currently on the parcel at 2323 Scarf Street. The 
history of the 2300 block of Scarff Street, on which the University Park HPOZ and the 
National Register St. James Park Historic District are based, is the history of the early 
20th Century residential development of those districts. The early 20th Century 
development of the 2300 block of Scarff Street, as evidenced by the 1922 Sanborn Map, 
shows that the parcel at 2323 Scarff Street was developed with a single-family dwelling; 
it was not an open space or park for the neighborhood.  
 
As there are no buildings or structures on the parcel at 2323 Scarff Street and as it was 
not historically meant to be open space, construction of a building on the parcel will not 
have an adverse impact on any historical resource or historical use of the property. 
 
 
Conclusion 
 
The proposed building for the parcel at 2323 Scarff Street conforms with the University 
Park HPOZ Guidelines. Construction of the proposed project will not cause an adverse 
impact to any historical resources, individual or district historical resources. 



 

 

University Park HPOZ Board Minutes 

Meeting Date:  May 4, 2021, 

Approved at the June 1st, 2021 Meeting 

Call to Order (at):  6:04PM 

Roll Call: 

David Raposa, Chair:  Here 

Lindsay Apatow, V Chair:  Here 

Steven Fader, Architect:  Here 

Mark Malan, Secretary:  Here 

Mayor’s Appointee, Vacant 

Planning:  Katie Knudson 

Quorum:  Confirmed 

Introduction:  Read by Chair, David Raposa. 

Approval of Minutes: 

Tabled to the next meeting.  Katie affirmed that board members could still refer to these 

past minutes prior to their being voted upon in the event that there was anything relevant 

to this current meeting. 

Staff/Board Communication: 

Katie report:  ADU approvals 

Public Comment (open at 6:11PM): 

Jim Childs re ADUs.  Most are aware in March some people who are concerned about 

ADU process appeared before the Cultural Heritage Commission.  It caused enough 

concern that the Commission decided to form a subcommittee to find whether the issues 

were isolated or prevalent throughout the city.  Planning staff, Conservancy, and 

Commission did not seem aware of it.  Three examples presented as errors are in this 

district, this board should look at the ADUs, not just the ones built now.  Recommended 

to analyze those with compliance with the preservation plan.  It is important data for the 

commissioners to gather.  Suggests reactivating the planning committee of the board or 

Ad Hoc committee.  Asks to take under consideration and take a look at this critical issue.  

The ability to maybe come up with some answers are here.  If there are problems that are 

going on, it may be too late to correct them. 

Cathy Estrada.  Wondering if she could get put on the calendar for recurring second 

meetings.  She is getting invites for the first meetings, but not the second ones.  Katie 

addressed at the time. 

Jean Frost.  Point of Information in the announcement of ADUs.  ADN was available 

online.  Then discovered ADNs were not available online, but to see plans, one must do a 

public records request.  Is the ADN back up and running or must one continue to do 



 

 

PRCs?  Katie indicates that to her knowledge the situation has not changed.  Told that 

they would not be accessible at this time.  Katie will inquire further.  Shannon was 

surprised.  Jeans Public Comment – 806 W Adams Blvd conformance with he 

redevelopment plan has been heard by SAPC.  April 16th, 2-2 vote.  June 15th will be the 

next hearing regarding conformance with the redevelopment plan.  University Park 

HPOZ has commented on the project.  They were able to set June 15th date due to 

COVID (per City Atty representative) issues – massing, scale, podium parking, number 

of students being added to Severance (Street) 

Public Comment Ends at 6:21PM 

Conforming Work:   

Contributing Elements: 

1925 S Toberman Street.  Re-roof.  Applicant:  Manuel Pineda 

Called in as phone 9522.  Replacing with Cool Roof Energy Star roof.  Lindsey 

has question about Facia Board?  1x6 board is rotted.  Facia Board is attached on 

the edge metals.  David comments – went by this afternoon.  Has concerns about 

the exterior of the house around and under the roof has very distinctive and rustic 

Arts and Crafts features.  Timber is designed in a certain way.  Rafter tails 

protrude beyond the smaller facia board.  David requests that all of those elements 

be preserved or replaced in kind, is easier to remove or cut them back, but those 

architectural features need to be retained.  Replaced in kind or scarf jointed on or 

an epoxy to fill in and reinforce the ends.  The siding is a faux brick.  The 

ridgeline does not have plywood under the roof, there appears to be 1x6 wood 

boards that run parallel to the side of the house, meeting at a mitered edge at the 

corners.  The presentation of the boards and the decorative aspects need to be 

retained.  Center of the roof (the peaked part) has a very prominent skylight, 

pyramidal.  Appears like an earlier addition.  Skylight is cracked and the metal is 

beat up and broken.  Manuel recommends replacement.  Mark concern is the roof 

vent that is rusted out.  It is going to be metal in the same style.  Manuel set more 

photos.  Steven it looks straight forward.  Maintain the facia in the dimensions 

and the appearance.  David indicates that the skylight is very prominent, and it 

appears it was put there.  The skylight is at the peak of the house.  David indicates 

that some of the elements appear to be Victorian as well.  Usually had a leaded 

glass or roof panel.  Sometimes backlit with electric lights at night.  This is a rare 

and important attribute to properties in this area.  David asks if the skylight is 

repairable at all.  Can it be restored?  The metal is very damaged according to 

Manuel.  It seems to David that if Manuel and owner would repair and conserve 

skylight.  Steven agrees with David that we need to see more of what the skylight 

is up close to understand it better.  Public Comment (3 minutes).  Roland Souza 

thanks the board for noticing skylight and attempting to preserve.  Jean Frost the 

skylight is unique and hopes it would be repaired or replaced in kind and was 



 

 

definitely planned and not splashed on by some person.  The roof is far too light.  

Shasta White is far too light than the roofs that are approved in this area.  Darker 

shade is more in keeping.  Jim Childs – The color is not acceptable.  The skylight 

2326 Scarff Street repaired a skylight.  They all have over the back a huge 

skylight.  Cathy Estrada agrees the color is too light.  David concerned about the 

integrity of the variety of Craftsman-esq elements around the roof line.  Like to 

see those elements retained and restored.  David and Mark agree Detail items and 

the skylights.  Asked for Katie’s input about a partial approval.  Katie says that 

inspectors can be informed about the need to preserve the skylight.  David thinks 

lots of elements are decayed.  How will the owner feel about all the wood repair?  

David feels many of the rafter tails look like they can be preserved.  Detailed edge 

pieces should be preserved.  We should have more photos and be better detailed.  

Color is lighter than what could be approved.  Board agrees to continue to the 

next meeting.  18:55 

Non-Contributing Elements:  NONE 

Public Hearing Notice For: 

Certificate of Appropriateness:  NONE 

Certificate of Compatibility:  NONE 

Consultations: 

2323 Scarff Street – New 10 Unit multi-family on a vacant lot.  Starts at 18:55PM 

Henry Fan, Jay Park, Charles Kim.  Charles will be the main presenter.  Added dormer 

windows, lowered roof height from 41 to under 41.  Added wood frames around the 

windows.  What is the height – mechanicals can be over height and not included in 

building height?  Katie thinks mechanicals still fall within the height requirements.  

Lindsey asks how much the mechanicals go 12 feet above the roof line.  Jay says the 

mechanicals are screened from the roof top.  Mark front overhang of the entrance is 5 

feet.  Jay trying to be more consistent with the roof form.  Pushed back as far as they 

could without impacting the building.  They don’t know what the purchase prices were.  

Steven agrees with Mark on the setback, and this presentation is an improvement, but the 

building is so massive and flat and it projects out beyond the properties on either side.  

Steve thinks it needs to be set back further.  David appreciates the move, but it is in the 

greatest arguable reduction using the front stairs of the adjoining properties.  The front is 

still very far from what was discussed last times.  This building seems to not have a 

porch, but there are areas with tables and chairs and hardscaping are closer than 33 feet 

setback.  Bringing the private space closer to the street.  The north building went through 

a great deal of review.  Those units are split between a larger front building and a smaller 

one in the back.  David quotes from the Preservation Plan - “Important that design is 

consistency with other buildings near the site…”  Size should be compatible with the 

historic development of the lot.  David wants to go to public comment.  Charles asks, 



 

 

“Are we supposed to mimic each of these structures or be compatible?”  References the 

building two south.  David states that building is not from the time of the HPOZ.  That 

building is not one that would be replicated by the Preservation Plan as that building is an 

intrusion into the neighborhood.  Other boards in the past have not approved lot coverage 

and massing that is being proposed.  Charles feels his question both was and was not 

answered by David.  Taking advantage of State Law incentives and bonuses and such.  

Katie wants board to address the architectural details.  David wants to move to public 

comment (3 minutes each). 

Starts at 19:16. 

Jean Frost states that Knudson’s request is misdirecting, the elephant in the room, do not 

discuss the type of hay to feed.  The State Laws have carved out for historic and national 

registered districts to comply with the Sec of the Interior.  If this plan cannot be made to 

fit, it will not be CEQA exempt.  Point one is the prevailing setback on that side of the 

block by the contributing structures.  It will have severe impact and will protrude well 

beyond the infill building that was previously approved.  This project would not be 

considered as per the Preservation Plan, in the South-Central planning, it was down 

zoned to RD2 to avoid the overbuilding.  This building is a square in a national district.  

Time ends. 

Jim Childs (2526) unmuted.  Katie calls for Jim to speak.  David asks to move on and 

return to Jim later. 

Sylva Blackstone, Arborist – Lipstick on a pig phrase comes to mind.  What is the 

anticipated occupancy of the building?  Per Katie, the board has no jurisdiction over who 

and how many people will be living there.  Can the developer profess the ignorance of 

what the next door building sold for?  It could be found on Zimas.  Take all the clutter off 

the top of the building.  Thinks you will be able to see everything on the top of the 

building.  What is going to be in this building for 17 parking spaces?  Echoes the 

previous comments about the preservation plan and this project does not fit in anyway.  

Sylva does not want something to collapse the entire neighborhood. 

Laura Meyers states in a case like this where the applicant is invoking the density bonus, 

it should be appropriate to ask what the developer is doing.  The applicant should be 

made to hire a historical consultant.  RD2, 1XL is a 30-foot limit.  This was a previous 

part of the Figueroa GPA.  Laura was in the van when the down zoning was approved.  

Applicant described the previous meeting speakers had “wants and desires.”  Those 

previous comments were to the Secretary of the Interior and the Preservation Plan.  This 

is offensive that this developer is not required to follow what was next door.  How do 

they get to 40 feet plus density bonus?  What is the Q on this zoning?  The intent on the 

rezoning was to reduce the impact on this historic district. 

Roland Souza Insulted that we have been meeting for a month, finally got the thing close 

to the alignment of the setback.  At least getting it to the point where it is lined up 

properly with the other buildings.  There does not appear to be much movement here.  



 

 

The building to the north is a great resource example of how to do infill in a historic 

district.  Roland asks to yield his remaining time to Jean Frost.  David approves of yield. 

Jean Frost Objects to be cut off before asking the chair for an additional minute of the 

chair.  It is not the way to run a meeting and it is obnoxious.  The Preservation Plan was 

meant to avoid this kind of conversation.  This is also the St. James Historic District.  

This is a subjective standard when you measure the setback on the block.  The builders 

have the expectation that a building of this mass is possible without having a negative 

impact on this district.  The elemental problem of this project is Mass, Setback.  This 

goes beyond what the Secretary of the Interior and the Preservation Plan permit. 

Jim Childs – They went from 15 to 33, but they have to go to 46.  The 46’ is the 

prevailing setback.  Most of the material has wrong data.  The first criteria is the setback 

and that is 46’.  There needs to be an understanding of what can be build there.  The 

previous submitted plans were the most bloated building possible.  The preservation plan 

protects Scarff Street and cannot allow approval of something without 46-foot setback.  

This is just a deck.  This is a five-story building, not even a three-story building.  This 

can’t be done with 10 units of more than two bedrooms. 

Public Comment ends at 19:35 

Mark notes that the windows are not consistent with a prairie style.  They should be 

sliders or side by side double hung.  The solid to void ratio is off with the entire first floor 

looking like a prison ward – there should be fake windows.  The Juliet balconies should 

have a dormer roof over them.  The way they are does not look correct to Mark. 

David prefaces that David is often criticized as being too kind to developers and 

investors.  That said, the massing, the setback, the lot coverage, we must guide by the 

Preservation Plan.  David is not aware of the specific carve outs for Historic districts, but 

there are carve outs there.  No balcony, no porch, this has no raised foundation.  Nothing 

about this project meets the preservation plan.  The other details are not important 

regarding window and ledges.  The HPOZ mandate to preserve, protect, use the Secretary 

of the Interior standards.  This might be a perfect building in another location.  If there is 

going to be a National Registered Historic district.  How can this board rationalize 

approving this mass of building?  David heard that other developers did not see this 

property as feasible.  The board cannot be concerned with what was paid for the property. 

Charles states that they read the Preservation Plan.  Where is the max height in the 

Preservation Plan?  Help us design something compatible.  It should not mimic.  It should 

not have every design and feature.  I do not see the language. 

David says that the height is subjective to those buildings that have a pinnacle height, not 

an entire block of massing.  Could it be with a better design, could you get away with two 

separate buildings?  The materials, the windows read as much more contemporary.  The 

major point is the massing. 



 

 

Charles says they hear it, they heard it all night.  Does anyone have constructive criticism 

on the design? 

David would suggest raised foundation.  Common spaces after the setback.  Separation in 

the back to break it up a bit.  Maybe underground parking.  Underground parking could 

give more livable space. 

Steven says look to the building to the north.  The roof lines are varied.  The façade is 

varied in and out.  It is sympathetic to the other buildings on the block.  This is a 

rectangle with very little detail.  It is too massive.  It does not fit the site. 

Lindsay agrees with Steven and David.  The massing is the issue.  More sympathetic to 

the adjacent roof lines. 

Mark Preservation Plan does not allow infill to become the most dominant structure on 

the block and this would be without question the most dominant building on the block.  

We are trying to divide by zero. 

David the Preservation Plan was written to prevent this type of building.  There are 

limitations and it is very unlikely that this can be approved under the circumstances of the 

Preservation Plan. 

Katie will be in touch with Charles and will work to set up some time with Lambert as 

well. 

Charles thanks everyone for their time tonight. 

Ends at 19:53 

Other Board Business:  Meeting days and times.  HPOZ staff can only have a certain number of 

meetings every night.  Mark thinks we should be able to attend SAPC meetings.  Katie has been 

told to limit OT as much as possible.  Katie says some boards have their meetings earlier.  There 

needs to be 72 hours-notice.  We can discuss outside meetings about delaying our meetings or 

being late.  If we have quorum, that is good, if not, items could be extended. 

Public Jean 806 W Adams, SAPC June 15th meeting.  Some SAPC meetings go to 10PM.  It is 

hard to find meeting dates.  Agrees with comments by others. 

Sylva has been attending quite a few of these meetings SAPC, every meeting does not have this 

cut and dry schedule. 

So meetings will be quasi flexible moving forward. 

Miscellaneous: 

Adjournment (at):  20:09 



 

 

University Park HPOZ Board Minutes 

Meeting Date:  June 1, 2021  DRAFT 

Call to Order (at):  6:05PM 

Roll Call: 

David Raposa, Chair:  Here 

Lindsay Apatow, V Chair:  

Absent 

Steven Fader, Architect:  Here 

Mark Malan, Secretary:  Here 

Mayor’s Appointee, Vacant 

Planning:  Katie Knudson 

Quorum:   

Introduction:  Read by Chair, David Raposa. 

Approval of Minutes:   

Date of Minutes:  March 16, 2021 

Moved by David Raposa, seconded by Steven Fader 

Yea Votes:  David Raposa, Steven Fader, Mark Malan 

Date of Minutes:  April 6, 2021 

Moved by David Raposa, seconded by Steven Fader 

Yea Votes:  David Raposa, Lindsay Apatow, Steven Fader, Mark Malan 

Date of Minutes:  May 4, 2021 

Moved by David Raposa, seconded by Steven Fader_ 

Yea Votes:  David Raposa, Lindsay Apatow, Steven Fader, Mark Malan 

Staff/Board Communication: 

Katie report:  June 15th meeting will be cancelled due to South Area Planning Meeting 

having an important agenda item for relevant to the HPOZ. 

Park Grove project that work is ongoing.  Katie indicates that a Stop Work Order was 

requested.  Katie will reach out to inspector.  David notices that Windows have been 

replaced and finished.  There appears to be new framing for Windows.  Seven or Eight 

windows have been removed.  Original windows on the front of the house have been 

removed.  Something is happening with the front door.  David confirms that Katie has 

been diligent and recognizes applicant is interesting. 

Public Comment (open at):  6:19PM 



 

 

Jean Frost discusses Jefferson Park board and asks that ADMs are no longer accessible 

online as they used to be.  There needs to be online ADM approval access.  Katie says 

that Shannon has said they are unaware of why the changes have happened and when that 

might change.  Hope is that ADM access with be returned to Zimas program.  Useful for 

follow up on ADUs that are items on controversy.  Jean asks that approved minutes 

should be published on the Google Drive so that others may view them. 

Jim Childs – disappointed that ADUs were not able to be discussed under Staff Board 

communication.  Asks the Board to consider identifying a way to address these.  Also 

sent information on the previous University Park HPOZ Planning Commission.  Asks 

how the item can get put on the Agenda.  This issue is before the Cultural Heritage 

Commission.  The Board needs to be able to address the issues within this community 

and put it on the agenda for Public comment and discussion. 

Public Comment Ends (at):  18:25 

Conforming Work:   

Contributing Elements: 

Non-Contributing Elements:  1015 W 22nd Street, Re-Roof applicant Jose Ulloa.  Kevin 

is agent for the contractor and will be presenting.  Pictures prepared.  Steve Fader – in 

terms of ventilation, are you adding?  Kevin says they are adding three to four 

ventilations – O’Hagin low profile vents.  David says that he has not seen these before.  

Kevin indicates that all the new houses are getting these.  What are the other alternatives?  

Kevin does not normally recommend ridge vents.  David asks if it matches with the 

plywood cut at the top.  The O’Hagin are low profile and “do the trick”, per Kevin.  

David feels that the ridge line vents are the least noticeable, but these are new 

information as well.  Second choice option.  Mark - Where are the vents going to be 

installed?  We do not have any idea as to where these vents will be installed.  David 

indicates that a ridge vent is what is typically seen with O’Hagin vents added to the 

back/rear of the house.  Steven agrees.  Mark agrees.  Kevin feels okay with moving 

forward with this compromise.  Katie sums board agreement as the O’Hagin on the rear.  

David indicates the lack of photos of facia boards, corbels holding up the eaves, etc., we 

don’t have pictures of what is there now to make sure we are preserving the original 

eaves materials.  Views of roof’s understructure is important for the Board to make sure 

we are not approving things that will contribute to further damage to the original 

structure.  Kevin states that plywood will be going over and that no replacements are 

planned for the eaves.  Public 18:53 – Jean Frost – This should have been a contributor 

altered.  The massing, scale, and roofing style was retained.  A form on roofing approvals 

was previously sent out to address much of what David mentioned.  Cautions the planner 

that “Non-Contributors” are often miscategorized as Contributor Altered.  Compliments 

to Kevin on the roof color that is being chosen.  Jim Childs – photograph seems to 

indicate venting on the front dormer.  David would remember the Boards previous work 

over this issue.  Absent the planning department’s willingness to deal with these mis 



 

 

categorizations.  It is unfortunate that we are approving something that nobody knows 

what it is.  Good luck – Good bye.  End public.  Steve moves to approve the reroofing at 

1015 W 22nd Street in the Night Sky color presented with the provision that the primary 

new venting be through a ridge vent, supplemented as needed with an O’Hagin vent at 

the rear, and all original soffit boards, and other eave details need to remain in place.  If 

not possible, the applicant must return to the Board for further review.  David seconds.  

All three yeas. 

 

Public Hearing Notice For: 

Certificate of Appropriateness:  NONE 

Certificate of Compatibility:  NONE 

Consultations: 

Other Board Business:  19:01 

Public Comment regarding the University Park Planning Committee.  ADUs (LA 

Conservancy input) for recommendations coming from planning.  What degree is the 

Planning Committee looking beyond just the City Attorney?  There are “cut-outs” for 

historic districts, etc.  The Planning Committee has received comments from outside 

organizations.  They are looking to put forward a more comprehensive review of 

objective standards.  CHC will be involved.  What degree will Neighborhood Councils be 

involved in these.  Katie not sure when the new determinations will be distributed.  David 

wonders about the major issues that still should be looked at.  Katie recognizes that there 

are many voices to be heard.  Jean Frost – Fully supports this board, as David has 

suggested, spend some time on the numerous issues raised.  The Board member guidance 

would be valuable.  Amy Minter of Chatin Brown, understands 330 and ADUs and 

Carve-outs for historic districts.  St. James registered district is significantly impacted.  

Katie can only do what she is instructed to do.  Jim Childs – Board should act in a 

manner to be effective, forwarded material regarding old Committee concepts.  Limited 

number of cases, the issues of ADUs do not appear to be city wide.  Prudent and 

extremely important for the Board to work with the planning committee and look at them 

in regard to the preservation plan.  Where do the problems intersect?  HPOZ Board could 

be the case study to review the impacts of these structures.  The Board, having only four 

members, is hard to have a designated Board Chair of the committee.  Need some initial 

feedback from the community.  David – is this going to be an official Board Committee?  

Can an Ad Hoc committee be effective at bringing these issues to the board?  The Board 

cannot be involved in ADUs that are currently under approval.  Will the community be 

able to make presentations to us?  What does the Board do once a committee has been 

established and makes a presentation?  Steven prefers the idea of materials brought to the 

Board for review.  Bring up ADU issues regularly.  Wants Lindsey’s input as well.  Mark 

– we need to be able to gather this information and have a presentation of a report to the 



 

 

CHC.  Mark is willing to Chair a committee.  Katie says Board has no jurisdiction over 

ADUs and the Board can talk about them.  David wants to know if we are permitted to 

discuss the ADUs?  Katie says we will only be presented the plans as they have been 

approved.  Applicants are informed that they can come before the Board for design 

review.  If it is something objective that can be found on these approved projects.  Katie 

does not think it may be worth the Boards time.  David feels like the community wants 

the Board to have some comments on these ADUs.  Perhaps a developer or owner might 

be willing to hear community thoughts if there is a larger groundswell of concern.  Katie 

is the approver – objective items from the preservation plan are suggested – but very little 

can be required.  The “savvy” applicants in the University Park know that much of what 

Katie might recommend can be ignored.  David suggests a discussion topic for the July 

meeting.  David asks about the ADU plans that are available online.  All of them are 

modern designs and inappropriate for HPOZ.  David thinks our neighborhoods will not 

see these cost-effective designs as the developers was to maximize space and rooms for 

the ADUs in this area. 

Miscellaneous:   

Adjournment (at):  19:40 



 

 

University Park Historic Preservation Overlay Zone 

Board Meeting Minutes 

Date:  Tuesday, November 16th, 2021  DRAFT 

Call to Order and Roll Call:  6:03PM 

In-Attendance:  David Raposa, Mark Malan, Steven Fader, Katie DeBiase. 

AB361 

David reads guidelines for AB361.  Public Comment on AB361 is open.  Katie sees no hands 

raised.  David moves to Adopt AB361 Resolution.  Mark 2nds.  Yea votes cast by David, Mark, 

and Steven (unanimous).  David reminds all present that if there is a service disruption, the 

meeting will be stopped until such time as the services are restored. 

David reads out the Purpose of the HPOZ, the board, and the meetings. 

David requests a maximum of 3 minutes of public comment for agenda items.  David requests that 

everyone state their name before speaking.  Presenters are asked to be descriptive.  David provides 

further Instructions on how to participate in public comments. 

Approval of Past Minutes:  Tabled as none are currently available. 

Staff Board Communications:  Katie indicates that the list of ADU’s is up to date. 

General Public Comment (opened at 6:10PM): 

Jean Frost of 2341 Scarff informs the board of the Scoping Meeting for the CAL TRANS Flyover.  

Jean indicates that due to action by West Adams Heritage, CAL TRANS will be doing an EIR. 

Public Hearing Notice for Certificate of Compatibility – 2323 Scarff St. (opened at 6:12PM): 

Jim Childs reads the entire Public Notice regarding 2323 Scarff St.  The Applicants are given the 

floor.  Charles, Patrick, Jay, and Henry are promoted to panelist.  Charles starts – presenting 

2323 Scarff – is in the HPOZ, not a contributor.  Charles has technical issues.  Starts presentation 

again.  This is a Modern Interpretation of Prairie Style.  They have changed and modified the 

fencing materials.  The building is now moved back to a 35’ set back and lowered the height to 

40.5’.  Charles states that there is no consistency in setback, or height.  He indicates that the 

proposal would neither be the tallest, nor the wideset, and setback is not the deepest as well.  

Charles says they decided to leverage the Prairie Style.  He further states that there are several 

instances of Prairie on the street.  The roof top deck is now on top, not on the 4th floor.  They 

have taken and endeavored to incorporate the comments from their previous presentation.  

They have made many compromises, per Charles.  This is the smallest size that “we can get to” 

and still make our project work.  He states that given their considerations and alterations that 

they have made, this is a good project.  Charles finishes his presentation. 

Steven Fader asks for an explanation in brief of what has changed since the last time this was 

presented to the board.  Charles says they have modified the windows, the coloration, and 

maybe the fencing materials.  Most of the big changes were made after the first consultation. 



 

 

David Raposa states that we did have a very extensive meeting six months ago.  Many issues 

were brought up and were far greater than what had been previously presented.  Mark Malan 

asked for clarification if Charles and colleagues were aware that this property is in an HPOZ 

when he complained about the length of time this project is taking. 

Public Comment (opened at 6:28PM): 

Laura Meyers:  Laura wrote a letter about the zoning history in this community.  Laura 

spent several decades working with City Planning on other kinds of protective zoning in 

this community.  City Council has approved motions and initiatives to move dense 

student housing to Figueroa St. and Flower St. and to keep and protect the historic 

neighborhoods and other neighborhoods.  This area (Scarff St) was recently downzoned 

in the LA Council to encourage/require student housing to be out on the Transit Corridor 

of Fig/Flower – Said, Laura, “I do not care what you call it, the front is pretty darn flat, 

the property to the [north] has a multi-gable design.  The Porch detail would have been 

helped.”  For parity, Laura states that one is not allowed to call the front paved areas as 

“open space” in another district. 

Jean Frost:  former HPOZ board member who worked with CRA and other entities to 

achieve and preserve a historic neighborhood.  EAF – it is not in or has to do with 

National Historical Registered district, the resource is the district itself and the lot.  The 

Preservation Plan sets yardsticks based on facts, not whimsey.  “Prevailing” is not the 

“average.”  In 2007, the city found the prevailing setback is 47’.  Averages are not the 

yardstick.  This is completely not compatible with the Preservation Plan, which included 

the 1991 Urban Design Guidelines.  John Kalisky was the principle architect that helped 

bring this about.  The standards that are provided are standard and concrete.  The 

tallest building is not the criteria used to judge the.  There is no articulation in this 

project.  It does not break up over one lot into forms and does not follow the historic 

pattern.  Jean is disappointed with the consultants.  This project as presented will have 

severe and adverse impacts and will require an EIR or NDM. 

Kory Martin:  Resident on Scarff St.  Kory is concerned regarding the number of parking 

spots:  18 parking spots.  What are the number of occupants that are expected with 10 

four- and five-bedroom units?  That is what brought Kory to tonight’s board meeting. 

Arrian Torkian:  Owner of 2317 Scarff St.  Arrian is disheartened that they have never 

once been contacted by the applicant.  They received no kind of notice that this project 

is happening.  This project does not fit anywhere within this historic neighborhood.  

Arrian states that their property is significantly impacted.  This project has improper 

setback.  It is a single block mass that covers the majority of the lot.  Arrian’s property 

fits into the character and integrity of the neighborhood.  This project is designed to 

maximize their height and get as many student residents as possible.  One unit 

continues to expose the complete lack of affordable housing.  Five five-bedroom units 

and five four-bedroom units.  The actual sizing is significantly larger.  This project is 

overly dense when the number of bedrooms is factored.  It has only one affordable unit.  

There should be additional affordable housing.  There is a lack of parking with this 

project.  Assuming two people per bedroom, as is standard in these types of properties, 



 

 

there will be close to 100 residents.  There has been a total lack of outreach to the 

neighborhood from the applicant.  Most neighbors have only just learned about this 

project.  The height is incredibly inconsistent with this neighborhood. 

Mitsie Mogel:  Historical Preservation Consultant.  “This project is death by 1000 cuts.”  

Massing, Scale, Height, Design, Use of Materials.  It does not adhere to the prevailing 

pattern of the street.  There is no way to “fix” this proposed design.  This is an 

apartment building in a single family/small scale street.  Saying this is “Prairie Style” is a 

cosmic insult to Frank Lloyd Wright.  Mitsie has been a proponent for new development.  

But stresses that the development cannot be at the expense of a historic district.  These 

developers “have been trying for years” to skirt these regulations.  With several [Los 

Angeles City] Council Members getting investigated – it begs the question, who is 

promoting these projects to Planning.  This should have been rejected out of hand.  

They need to come up with something else. 

Tom Florio:  Former member of the planning area committee of CRA and a resident for 

30 years.  Tom agrees with all the public comments for mass, scale, and setback, all 

being totally inappropriate.  Tom does not want to talk about windows not being double 

hung.  The height is the issue – Tom asks if there is a white utility shack on the roof.  Los 

Angeles County has spent hundreds of millions of dollars promoting owners working 

within the Historic Districts.  This presentation shows uniform “light” coming from 

unknown locations.  The buildings should be three dimensional.  The impact of this 

building on the alley, the buildings on Portland, are also affected by the shadows that 

will be cast.  After USC added the University Village (which was supposed to relieve 

stress on the neighborhood for student housing), they [USC] increased the student 

enrollment population.  This is wrong.  Tom asks if the City thinks we are all idiots.  Any 

official who endorses this project has obviously been paid off, in Tom’s opinion. 

Jim Childs:  40 year resident at 2526 Scarff St.  Chair of Adams Dockweiler.  Creator of 

the St. James Park National Registered District in 1991.  Principle drafter of the 

University Park Preservation Plan.  Creator of all 10 historic monuments within the 

district.  This project fails to comply with the Preservation Plan.  The Director [Planning] 

established in his finds that the [prevailing] setback is 47’ and the height is 30’.  This 

developer does not seem to care about the [errors] in these presented plans.  It is an 

insult to this board for a developer to come forward with this project knowing full well it 

would not gain support.  It is frustrating to have an applicant such as this.  Jim urges the 

board to include in their findings the previous Director of Planning’s finding.  Jim 

observes that always spend wasted time remeasuring the street.  There is a line that 

goes right down the street with 2301.  This lot has only been vacant since the 1960’s.  

The footprint of the previously existing house is well known.  Jim implores the applicants 

to read and adhere to the Preservation Plan. 

Seeing no additional hands, Public Comment is closed at 6:54PM 

Board deliberation: 



 

 

David’s general statement:  Board members are encouraged to make specific references 

to the Preservation Plan.  David indicates surprise at the high quality of comments at the 

last meeting, regarding the scale, height, and massing, and yet, this project plan has 

come back and is not materially different.  If the applicant heard the frustration of the 

public comments at that meeting, it is surprising to some.  David states the 2008 

Director of Planning findings were that the Prevailing Setback is 47’ and the Prevailing 

Height is 30’.  David is unclear what the reason would be that the applicant would not 

take those findings into consideration.  The Director of Planning is on record.   

Steve Fader:  Steve echoes David’s comments and the [public] speakers.  This project 

has not even perceptibly changed since the last presentation.  All of [the board and the 

public’s] comments from the last go around remain relevant.  It is too high.  It towers 

over adjacent buildings.  There is no articulation in the façade.  It presents as a huge 

rectangle.  The design of it as Prairie Style – it just isn’t.  This project looks like a 

Suburban Motel plopped down on this site.  It is too big.  It is inarticulate.  It is most 

inappropriate for this street.  What we have here is a rectangular box that is sitting on 

the street and is put so far forward.  Nothing has changed.  Steven was not willing to 

support this in its earlier presented form.  The parking needs to be underground, the 

height needs to be reduced one story, the façade needs to be pushed back [to the 

Prevailing 47’].  This project as presented is totally inappropriate for this district. 

David mentions that Steven’s comments are made as the board architect of the past 

seven years.  David further states that all three prior architects for this board have 

submitted letters in opposition to this project.  Most were also present at the previous 

meeting discussing this project. 

David reads excerpts from John’s letter (Board Architect from 2007 to 2014 who was 

present during the time of the 2317 Scarff St. Project).  John indicates he knows this 

type of project well, having done 1000s of units across the city.  John as objective issues 

related to the bulk of the building.  This project is squeezing to the maximum of the 

property.  It also leaves space for two additional ADUs in the common space.  Subjective 

issues – the design is severely lacking.  John does not see Prairie Style at all.  John was 

on the board when the property to the north was being developed.  John asks why the 

Electrical Equipment is not shown on the plans.  It would appear that the only place that 

can accommodate the transformers would be the front yard. 

David acknowledges this is the first time we have had consistency from all architects for 

this board.  For this size, it would need to have underground parking.  The setback 

should match the Director of Planning’s 2007 determination.  David does not think this 

project is “tweakable.”  There are severe and major issues. 

Mark Malan focuses on the applicants statement that “By Right” they may build 10 

units.  Mark states that he, as well as all residents of the University Park HPOZ, by right, 

live in an HPOZ and are protected by its Preservation Plan.  Mark reminds the applicant 

that in the Supreme Courts decision in Penn Central versus New York City, they (the 

property owner) have a right to reasonable return on their investment, not to maximum 



 

 

exploitation.  This project is, without question, designed for one thing only – maximum 

exploitation – of both this Historic District and the expected residents of this project. 

David says that he knows this developer has the ability to be respectful.  David says this 

is not creative, it is not uplifting, nor socially responsible for this neighborhood.  This is 

not an average meeting for us (the board).  David asks any motion be as complete as 

possible.  There are many “large” topics herein.  The board must reference 

specifications. 

Charles asks for the floor to respond to some of these points.  David states that he does 

not know what Charles could say to counter what has been said.  At one point, Charles 

seems to indicate this is an Affordable housing project.  Then, upon a question for 

clarification from Mark, Charles indicates he was merely stating that they asked for the 

density bonus for the one affordable unit they are providing. 

David takes the floor.  David states that going back and forth at this point would just be 

going back and forth.  David states that Charles has the funds and ability to do amazing 

projects, but that this is not one of those projects.  This could have morphed this into a 

more positive building for this street, instead of what has been presented here. 

David asks for clarification from Katie on how the appeals process for a project is done. 

Motion to recommend against this project:  “I, Mark Malan, move that the 

recommendation of the University Park HPOZ be to deny this project on the basis that it 

does not comply with the Preservation Plan, generally all of section 8 for residential 

infill, specifically in the area of 8.10 Location and Site Design and 8.11 Massing and 

Orientation and does not follow the previously established prevailing setback and 

heights as stated by the Director of Planning in their 2008 ruling on DIR 2008-3375-COA.  

Specifically, we find the proposed structure to be out of scale with the adjacent 

properties and the larger context of the historic district in the issues of height, massing, 

setback, and design articulation.  This project as presented presents a significant 

adverse impact to the historic resources of the district:  The HPOZ, The National 

Registered District, and the Landmark Properties along Scarff Street.”  The motion was 

seconded by Steven.  Katie takes a roll call vote.  Mark votes Yea, Steven votes Yea, 

David votes Yea.  The motion to recommend against this project passes unanimously. 

David opens the floor for Jim Childs to speak.  Jim thanks the board and has no other 

comments. 

Other Board Business (opens at 7:42PM): 

David speaks briefly about 1024 W 21st St. a Victoria Revival.  It changed hands in late August.  

The back part of the property was given an ADU.  The front building had unique features.  The 

roof has been torn off.  The corbels have been removed.  The owners have never come to the 

board.  David would like to see the plan for exterior renovations.  The property had distinctive 

brick work.  There are no permits and no open complaints on the main property.  The entity that 

owns it should please be notified to appear.  During the course of these comments, a complaint 

was filed.  There was a Stop Work on the property.  There is a Code Enforcement Violation 



 

 

opened on November 9th.  The September violation was closed.  Code enforcement was 

“referred to others.”  As it was an existing duplex, was it handed over to housing?  Inspector 

Patrick Lebrick.  Katie sent an inquiry to Patrick back in September.  There is another new 

Inspector:  Jacquin.  Katie has not heard anything from any homeowner as of yet.  David states it 

was built as a single family.  Converted to a Duplex after the addition of a Sun Porch.  No permits 

were ever pulled.  For the ADU, it should be with DBS.  As it is Multi Family, DBS sent it to 

Housing. 

No other board business. 

David thanks everyone and adjourns the meeting at 7:51PM 



1. Welcome and Call to Order. 6:31pm – Jean Frost, David Greenman, Jim Childs, Jesus Garcia, 

Christine Lee, and Leslie Freeman present. Jon Tieuel excused. Cindy joined at 6:38 – had 

connection issues and returned at 7:45pm. Joanne Russell joined at 7:15pm. 

2. Approval of the Minutes – no minutes to approve 

3. General Public Comment Comments –  

- Aurora Beccera mentioned filming that is happing on Union Ave that has been disruptive to the 

community. 

4. Action/Discussion: 2323 Scarff Street, ZA-2021-6672-DB-CU-CCMP, ENV-2021-6673-CE, 

10 unit(5-5 BR, 5-4BR), density bonus, requesting 2 on menu incentives, (35% height increase 

and 20% open space reduction, CUP to comply with NSO, CCMP to comply with HPOZ, Henry 

Fan https://planning.lacity.org/pdiscaseinfo/search/encoded/MjQ5NzU00  

- Henry Fan and Charles Kim joined the panel to present their project in which they use SB1818 

to build a 10 unit building with five 5 bedroom and four 4 bedroom units, one unit will be 

affordable to account for their density bonus. 

- Mr. Kim mentioned that they have adjusted their setback to 35’, decreased the exterior 

footprint, and eliminated the roof deck. They will also have 18 parking spaces. 

Committee Comments: 

- Christine is concerned that the style of the project still does not fit the neighborhood 

- Leslie pointed out that the building is still far more massive than anything on the block and 

questioned the number of bedrooms in each unit 

- David echoed the concern about the number of bedrooms, noting that these are not normal 

sized units that properly add to our housing stock 

- Jim reminded everyone that the HPOZ designation was created expressly to provide and 

maintain clear neighborhood guidelines and this project very clearly violates both the setback 

and height requirements on Scarff Street. Jim shared documents that showed how previous 

projects worked to stay within these guidelines.  

Attendee Comments: 

- Mitzi (Mogul?) noted that the phrase “prairie style” does not fit the design shown. She also 

mentioned how narrow Scarff Street is and that not having the proper setback will have a huge 

effect on the properties across the street as well and the shade and shadow created by such a 

massive structure will have a strong negative effect on the quality of life on the street. 

https://planning.lacity.org/pdiscaseinfo/search/encoded/MjQ5NzU00


- David Raposa,  President of  the University Park HPOZ, noted that for the first time in his 20 

years on the board he has never had as much negative feedback to a project as he has with this 

one. After many hours of deliberation and research, the HPOZ board voted unanimously against 

this project.  

- Mark Malan objected to Mr. Kim’s assertion that the project exists “by right” and reminded 

that residents also have rights. He also noted that the MEDIAN setback should be used to 

determine the acceptable distance, not the mean setback.  

- Tom Florio expressed that the real issue with the project is fairness. HPOZ residents are 

required to comply with the rules and regulations that come with living there and developers 

should not be allowed to abuse brand new state laws to undo all of the residents’ preservation 

work. He specifically noted that the renderings Mr. Kim presented do not have double hung 

windows, an important contributing factor within the HPOZ.  

- Cathy Estrada reminded that although the project may be in line with state bonuses, it is still 

required to conform with the preservation guidelines. 

- Laura Meyers echoed this, pointing out that state legislation has carve outs for HPOZs and 

historic neighborhoods and that this project has not been given a waiver on that nor can they 

obtain a waiver for this construction. 

- Andrea Mauk is concerned that a project of this size and height creates a safety hazard in the 

community, particularly a fire danger to neighboring structures. She also questions the use of 

“mixed income” to describe a property with units clearly intended for college students. 

- Roland Souza has never seen the HPOZ board unanimously oppose a project like this before.  

- Aurora Beccera objects to this blatantly student-directed housing and noted that once it has 

been built, it cannot be undone. 

- Gary Kouznetz mentioned that the apartment building directly to the north of this proposed 

building is also an apartment building that rents to students, but follows all neighborhood 

guidelines and was easily approved.  

- John Jones is insulted that this developer thinks they are accommodating the community 

building a huge structure to fill with students who will create problems in the neighborhood.  

Developer response: 

- Mr. Kim restated that he believes his project to be by right, he thinks he has made enough 

accommodations, and does not intend to do more. 

Motion: 



- Jim Childs motioned to support University Park HPOZ recommendation to deny this project as 

they do not conform to HPOZ guidelines, a categorical exemptions is not warranted and finds 

that  the current project would have severe adverse effect on the historic district and the 

surrounding community. Leslie seconds.  

- Jim added that the HPOZ board is very qualified to make their determination and their issues 

with the project’s size, type, setback, height, and design are warranted.  

Approved 8-0-0  

5. Action/Discussion: VTT-83081-SL-HCA, 1840 1848 W. Adams, decision letter, copy 

received from Greater Page Temple dated February 24, 10 small lot subdivisions 

https://planning.lacity.org/pdiscaseinfo/search/encoded/MjM4MjA00 3  

- Jean explained that the notifications for this hearing were sent late to some of the required 

parties and not at all to others. The community was never given an opportunity to appeal the 

determination. 

- Laura Meyers did not receive the notice despite being present at meetings and noted that they 

were not properly postmarked. Emails also should have been sent. 

- Joanne asked what the determination was and Jean explained that the 10-lot subdivision was 

approved and community members, particularly the church next door, did not have an 

opportunity to respond or appeal.  

- Andrea Mauk confirmed the incorrect postal metering and noted a pattern of this on this 

particular project 

- Jesus asked about the appeal deadline and Jean confirmed that it was March 7th which NANDC 

did not receive the notice until March 9th or 10th.  

- Tanisha Thomas clarified that the Pastor from the temple next door received the notice after 

March 7th as well and did not have the opportunity to appeal. 

- Jim noted that while mailing issues may happen by accident, this document was more than just 

slightly delinquent 

MOTION to ask the NANDC Board to appeal to CD8 to intervene and require a new decision 

date with proper notice given to all concerned parties and anyone who was present at previous 

meetings on this project. 

APPROVED 8-0-0 

6. Action/Discussion: Planning Annual Report  

- Neither Jean nor David had a chance to fully review this so it will be continued to next month.  

https://planning.lacity.org/pdiscaseinfo/search/encoded/MjM4MjA00%203


7. Action/Discussion: Report on PlanCheckNC meeting, David Greenman 

https://plancheckncla.com/  

- David introduced the Developer Sustainability Guidelines created by Lisa Hart and encouraged 

a discussion at the next Policy meeting. 

- He also noted that in April, PlanCheckLA will have a mock developer call to illustrate best 

practices and in May, City Planning will present their final SB9 guidelines.  

8. Action/Discussion: Updates on items on previous Policy Committee Agendas, vacancies on 

HPOZ and DRB Boards in the NANDC area, demolition task force update, April 9 Policy 

presentation at Senior Event  

- Jean made an appeal for members to join various HPOZ and design review boards. Andrea 

Mauk asked how to apply.  

- Leonard Cash suggested we have a system for responding to things like late letters. He also was 

confused when he joined the meeting because the webinar style Zoom format is not what he is 

used to.  

9. ADJOURNMENT 8:18pm 

https://plancheckncla.com/
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This form is to serve as an inter-agency referral for City Planning applications associated with a Housing 
Development Project. As a part of a City Planning application, this completed form shall be accompanied by 
architectural plans stamped and signed by DBS Plan Check staff following the completion of a zoning Plan 
Check. Review of the referral form by City staff is intended to identify and determine compliance with City zoning 
and land use requirements necessary to achieve the proposed project and to ascertain if any zoning issues or 
necessary approvals are associated with the project and site that need to be resolved through a discretionary 
City Planning action.  
 

INSTRUCTIONS:  Preliminary Zoning Assessment Referral 

 
1. Complete the Preliminary Zoning Assessment:   

a. Section I: Project Information: This section is to be completed by a member of the project team 
and verified by City staff. 
 

b. Section II: Housing Development Project Determination:  Projects proposing the development of two 
or more units are screened to determine whether a project is a Housing Development Project and 
therefore qualifies for completion of Section III of this form and verified plans through a zoning Plan 
Check with DBS. The determination on Section II will be made by City Planning staff in the PARP unit 
prior to completion of a zoning Plan Check with DBS. A set of architectural plans, including a site plan 
and floor plans, are required to complete the determination.   
 

c. Section III: Zoning Plan Check:  Applicants will submit for a zoning Plan Check with DBS to ascertain 
if any zoning issues or necessary approvals associated with the project and site need to be resolved 
through a discretionary City Planning action. This completed form shall be accompanied by architectural 
plans stamped and signed by a DBS Plan Check staff following the completion of a zoning Plan Check. 
DBS Plan Check staff will sign Section III of the Preliminary Zoning Assessment Form once the zoning 
plan check verifications are complete. 

 
2. File application with City Planning: Following the completion of the Preliminary Zoning Assessment Referral 

Form and receipt of architectural plans stamped and signed by DBS Plan Check staff, a City Planning 
application may be filed. Filing appointments may be made online: 
https://planning.lacity.org/development-services/appointment/form.  

 
3. Contact Information: 

 

 
DOWNTOWN 
OFFICES: 

 
Department of Building and Safety, 
Affordable Housing Section  
201 N. Figueroa St., Ste 830 
Los Angeles, CA  90012 
Phone:  (213) 482-0455 
Web: 
https://ladbs.org/services/special-
assistance/affordable-housing  
Email:  LADBS.AHS@lacity.org 

 
Department of City Planning,  
Preliminary Application Review Program  
201 N. Figueroa St., 5th Floor 
Los Angeles, CA 90012  
Web: https://planning.lacity.org/development-
services/preliminary-application-review-
program 
Email:  Planning.PARP@lacity.org 

   

 

 

Preliminary Zoning Assessment Referral 
 

Department of City Planning (DCP) and Department of Building & Safety (DBS) 
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Section I. Project Information - To be completed by applicant1 

 
1. PROJECT LOCATION, ZONING & LAND USE JURISDICTION 

Project Address:               

Project Name (if applicable):             

Assessor Parcel Number(s):             

Legal Description (Lot, Block, Tract):            

Community Plan:         Number of Parcels:      Site Area:           s.f. 

Current Zone(s) & Height District(s):      Land Use Designation:      

Alley in rear..……………………………………………………………………………………………………………. Yes No    

Coastal Zone………………………………………………………………………………………………………….... Yes No    

Downtown Design Guide Area..…………………………………………………………………………………….... Yes No    

Enterprise Zone.………………………………………………………………………………………………………... Yes No       

Greater Downtown Housing Incentive Area..………………………………………………………………………. Yes No   

Hillside Area (Zoning)……...………………………………………………………………………………………….. Yes No 

Site contains Historical features………………………….…………………………….……………………………. Yes No 

Special Grading Area (BOE) Area..………………………………………………………………………………….. Yes No 

Very High Fire Hazard Severity Zone ……....………………………………………………………………………. Yes No 

   Specific Plan:              

   Historic Preservation Overlay Zone (HPOZ):          

   Design Review Board (DRB):                

   Redevelopment Project Area:                

   Overlay Zone (CPIO/CDO/POD/NSO/RIO/CUGU/etc.):          

   Q-condition/ D-limitation/ T-classification (ordinance + subarea):          

   Legal (Lot Cut Date)               

   Related City Planning Cases             

   ZIs                

   Affidavits                

   Easements                

   TOC Tier2 (if applicable to project)__________________________       

 

2. PROJECT DESCRIPTION 

Project Description/Proposed Use           

               

               

                

No. of Stories:         No. of Dwelling Units:    Floor Area (Zoning):    

Existing Use/No. of Units:               

    

3. APPLICANT INFORMATION3 

Name:                

Phone:                

Email:                

 

4. REPRESENTATIVE INFORMATION 

Name:                

Phone:                

Email:                

 
1 All fields in this form must be completed. If an item is not applicable, write N/A.  

2 Must be verified by City Planning, Housing Services Unit 
3 An applicant is a person with a lasting interest in the completed project such as the property owner or a lessee/user of a 
project. An applicant is not someone filing a case on behalf of a client (i.e. usually not the agent/representative) 
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Section III. Preliminary Zoning Assessment - To be completed by DBS Plan Check Staff4  

Item 
No. 

Zoning 
Standard 

Proposed Required/Allowed 
 

Standard 
Met 

Applicable 
Section No.5 

Comments and Additional Information 

1 Use   YES 
 
 

NO 
 

 Conditional Use (LAMC Sec. 12.24) for  
__________________________________ 
 

2 Height   YES 

NO 

N/A  

 
 

Transitional Height applies (12.21.1-A.10) 
 

Commercial Corner Development/Mini-
Shopping Center height applies (12.22-A.23(a)(1)) 
 
 

3 No. of Stories 
 

  YES 

NO 

N/A  

12.21.1  
(if code prevails) 

 

4 FAR  
(Floor Area Ratio) 

  YES 

NO 

N/A  

  

5 RFAR  
(Residential Floor 
Area Ratio) 

  YES 

NO 

N/A  

  
 

 

 
4 DBS Plan Check staff will sign Section III of the Preliminary Zoning Assessment form and provide stamped and signed architectural plans once the 
zoning Plan Check verifications are complete. 
5 Per the applicable section of the Zoning Code, Specific Plan, Zoning Overlay, Ordinance, Bonus Program, Planning Case Condition. 

 For each foot of additional height the building shall be
set back one horizontal foot. Waiving this setback along
the perimeter except the rear along the alley is requested.
Height measurement includes the rooftop guardrails.
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Item 
No. 

Zoning 
Standard 

Proposed Required/Allowed 
 

Standard 

Met

Applicable 
Section No.6 

Comments and Additional Information 

6 Density   YES 

NO 

N/A  

 Density Ratio: 
 
 

   Site Plan Review (16.05) / Major Project CUP 
(12.24-U.14) 
 

7 Setback (Front)   YES 
 
 

NO 
 

 Lot Line Location (Street): 
 
Lot Line Location (Street): 

8 Setback (Side)   YES 
 
 

NO 
 

    Offset/plane break met (if applicable) 
 

9 Setback (Rear)   YES 

NO 

N/A  

  

10 Building Line   YES 

NO 

N/A  

Ordinance 
No.: 

 

 
6 Per the applicable section of the Zoning Code, Specific Plan, Zoning Overlay, Ordinance, Bonus Program, Planning Case Condition. 
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Item 
No. 

Zoning 
Standard 

Proposed Required/Allowed 
 

Standard 

Met

Applicable 
Section No.7 

Comments and Additional Information 

11 Parking 
(automobile) 

Residential: 
 
 
 
Non-Residential: 
 
 
 

Residential: 
 
 
 
Non-Residential: 
 
 
 

YES 

NO 

N/A  
 

 Design standards met: 
YES  NO   

 

12 Parking 
(bicycle) 

Long-term: 
 
 
 
Short-term: 

Long-term: 
 
 
 
Short-term: 

YES 

NO 

N/A 
 

 Facility standards met:  
YES  NO   

 

Location standards  met:  
YES  NO   

 
 

13 Open Space Total (s.f.): 
 
 
Common (s.f.): 
 
 
Private (s.f.): 
 

Total: 
 
 
Common: 
 
 
Private: 

YES 

NO 

N/A  

12.21-G  
(if code prevails) 

Units/Habitable Room 
<3: 
=3: 
>3: 
 
Dimensions met:  

YES  NO  
 
 

14 Retaining Walls 
in Special 
Grading Areas 

Max Height: 
 
 
Max Quantity: 

Max Height: 
 
 
Max Quantity: 

YES 

NO 

N/A  

12.21-C.8  
(if code prevails) 

 

 
7 Per the applicable section of the Zoning Code, Specific Plan, Zoning Overlay, Ordinance, Bonus Program, Planning Case Condition. 
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Item 
No. 

Zoning 
Standard 

Proposed Required/Allowed 
 

Standard 

Met

Applicable 
Section No.8 

Comments and Additional Information 

15 Grading 
(Zoning & Planning 
limitations) 

  YES 

NO 

N/A  

  

16 Lot Coverage   YES 

NO 

N/A  

 
 

 

17 Lot Width   YES 

NO 

N/A  

 
 

 

18 Space between 
Buildings 

  YES 

NO 

N/A  

12.21-C.2(a) 
(if code prevails) 

 

19 Passageway    YES 

NO 

N/A  

12.21-C.2(b) 
(if code prevails) 

 

20 Location of 
Accessory 
Buildings 

  YES 

NO 

N/A  

12.21-C.5  
(if code prevails) 

 

 
8 Per the applicable section of the Zoning Code, Specific Plan, Zoning Overlay, Ordinance, Bonus Program, Planning Case Condition. 
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Item 
No. 

Zoning 
Standard 

Proposed Required/Allowed 
 

Standard 

Met

Applicable 
Section No.9 

Comments and Additional Information 

21 Loading Area   YES 

NO 

N/A  

  

22 Trash & 
Recycling 

  YES 

NO 

N/A  

  

23 Landscape 
 

Conformance determined by Los Angeles City Planning 
 

24 Private Street YES 

NO 

N/A 

YES 

NO 

N/A 

YES 

NO 

N/A 

 

 Other (e.g. 
ground floor  
transparency, 
lighting, utilities, 
signage, walls, lot 
area, minimum 
frontage, etc.) 

 
See additional sheets, if applicable 

Additional Sheet(s) attached:  
YES  NO  

Plan Check Application No.10 
 

Notes 

DBS Plan Check Staff Name and Title                                  DBS Plan Check Staff Signature11                            Date 

   

 
9 Per the applicable section of the Zoning Code, Specific Plan, Zoning Overlay, Ordinance, Bonus Program, Planning Case Condition. 
10 This completed form shall be accompanied by plans stamped and signed by a DBS Plan Check staff following the completion of a zoning Plan Check. 
11 LADBS Plan Check staff will sign Section III of the Preliminary Zoning Assessment Form once the zoning plan check verifications are complete. 

KEVIN MORALES SEA II

21010 - 10000 - 03496

09.21.21
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ADDITIONAL ZONING AND LAND USE STANDARDS REVIEWED - to be completed by DBS Plan Check Staff 

 

Item 

No. 

Zoning 

Standard 

Proposed Required/Allowed  Standard Met Applicable 

Section No. 

Comments and Additional Information 

    YES 

NO 

  

    YES 

NO 

  

    YES 

NO 

  

    YES 

NO

  

    YES 

NO

  

    YES 

NO

  

 

























































CP-1947 (rev. 08-08-17) 

Los Angeles City Planning Department 

EXTENSION OF TIME LIMIT FOR AREA OR CITY PLANNING COMMISSION 
DECISIONS ON LAND USE APPLICATIONS AND APPEALS 

This form is to be used to request an extension of the time limit to act for Area or City Planning Commission 
decisions on legislative and quasi-judicial land use applications and appeals.  This request must be made 
before the matter is agendized.  If notice of the hearing has been mailed, the applicant is responsible for the 
cost of mailing the cancellation and new hearing notice. 

To Be Completed by the Applicant or Applicant’s Representative: 
(Please Type or Print) 

Case No.   

Street Address of Property Involved: 

Applicant(s):__________________________________________________________________________ 

Representative:_______________________________________________________________________ 

Request for Extension of Time Limit: The current time limit for the Commission to decide the subject case 
application / appeal will expire on:______________. It is hereby requested to extend the time limit for the 
___________________Planning Commission to act for a period of __  weeks, or until ________________ 

  (Commission) 

Reason(s) for Request: 

Signed: ________________________ Print Name:__________________________  Date:_____________ 

Mailing Address:________________________________________________________________________ 

Telephone No.__________________________________   E-Mail:_________________________________ 

To Be Completed by Planning Department Staff:

 Pursuant to Municipal Code Section   [applicable Code Section which permits extensions
of time limits by mutual written consent of the applicant and decision-maker], and in accordance with the
policy of the Area/City Planning Commission delegating authority to the  Director of Planning to
approve extensions of time limits on its behalf, the requested time extension is deemed routine in
nature and will not prejudice the future decision by the Area/City Planning Commission on the merits of
the subject application or appeal, and therefore the requested time extension is granted
until:_________  .

 Applicant to pay all BTC Public Hearing Notice costs associated with a new Hearing or cancellation.

VINCENT P. BERTONI, AICP 
Director of Planning 

By:_________________________,  ____________________________, __________________,  ___________ 
Signature   Name    Title           Date 

c: Commission Office 
Case File 

December 13



 
 
 
 
 
 
 
 

  
 
 
 
 
 
 
 

                                                             
2323 Scarff Street 

Los Angeles, California 
Evaluation of Compatibility 

Historic Resource Evaluation 
 

 
 

December 30, 2021 
 

 
 

 
 

Submitted by: 
 

Kaplan Chen Kaplan 
2526 Eighteenth Street 

Santa Monica, CA 90405 
 
 

David Kaplan, Principal 
Pam O’Connor, Architectural Historian



 
 
 
 
Table of Contents 
 
Executive Summary           1  

Location of Proposed Project          1 

Description of Proposed Project         2 

Analysis of 2300 Block of Scarff Street                                                            5  

HPOZ Design Guidelines Analysis         7 

Analysis of Historical Resources in the University Park Area and  
Potential Impacts         14 
 
Conclusion          21 

         

Attachment: 2323 W. Scarff Street, HPOZ Presentation  
 
  
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Historic Resource Evaluation                                        2323 Scarff Street 
                                    Los Angeles 
                                                                                                                                                          
 .      

Kaplan Chen Kaplan                                                                                                         December 30, 2021 
 

1 

 
 
Executive Summary 
 
The following report evaluates the proposed multi-family residential building, to be 
located on the vacant parcel at 2323 Scarff Street in the University Park Historic 
Preservation Overlay Zone (HPOZ), a designated historic district, for conformance with 
the City of Los Angeles HPOZ Preservation Plan guidelines. This report also analyzes 
the proposed project to determine if it will have any adverse impacts on historical 
resources: the City of Los Angeles University Park Historic Preservation Overlay Zone 
(HPOZ) and the National Register St. James Park Historic District. 
 
The proposed building is designed in a contemporary interpretation of the Prairie 
architectural style. The vacant site is in the University Park Historic Preservation Overlay 
Zone (HPOZ) and is also in the designated National Register St. James Park Historic 
District. As a vacant parcel, there are no buildings or structures on the parcel thus there 
are no potential contributing resources on the subject property that would be impacted 
by construction of the proposed project. 
 
The proposed building meets the University Park HPOZ Preservation Plan’s Residential 
Design Guidelines and will not have an adverse impact on the University Park HPOZ.  
 
Construction of the proposed project will not have any adverse impact on the historical 
resource, the City of Los Angeles University Park Historic Preservation Overlay Zone 
(HPOZ).  

The grounds for removal of a historical resource from the National Register of Historic 
Places are codified in the Code of Federal Regulations Section 60.15. There is no 
evidence that construction of the proposed project meets any of the grounds that would 
cause removal of the St. James Park Historic District from the National Register of 
Historic Places.  

Construction of the proposed building on the vacant parcel at 2323 Scarff Street will not 
result in any adverse impact to any historical resource. 

 
Location of Proposed Project  
 
The subject parcel is a single vacant parcel at 2323 Scarff Street is in the South Los 
Angeles Community Plan Area (CPA). The subject parcel is in the northeast corner of 
the CPA which “falls within the historic boundaries of the Spanish and Mexican-era 
Pueblo de Los Angeles and the City of Los Angeles that was incorporated in 1850. In 
this portion of the city, the streets are skewed diagonally at a 36-degree northeast angle, 
following the plan of early Spanish settlers. The rest of the CPA was laid in a grid that 
follows a north-south axis.” 1 
 
 

 
1 Historic Resources Survey Report, South Los Angeles Community Plan Area, p. 7. 
https://planning.lacity.org/odocument/903e27ff-c991-4b73-a9ac-d0b3a8aa558d/S_LA_report_HPLAEdit.pdf  

https://planning.lacity.org/odocument/903e27ff-c991-4b73-a9ac-d0b3a8aa558d/S_LA_report_HPLAEdit.pdf
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           2300 Block of Scarff Street (Google Earth, c2021) 
 
 
The vacant parcel is located mid-block on the 2300 block of Scarff Street. The Assessor 
Parcel Number for the property is 5124-012-2030. 
 
 
Description of Proposed Building 
 
The proposed building is designed to echo the form and volume of the Prairie Style 
which in Los Angeles was “defined by simple rectangular volumes and strong horizontal 
lines.”2 The period of significance for the Prairie Style is 1910 to 1924. The Prairie Style 
is one of the “Early Modern Styles” (1900-1950) identified in the University Park HPOZ 
Preservation Plan.  
 
The proposed building style is a modern interpretation of the Prairie Style. It is four 
stories with a roof deck. The building’s east elevation faces Scarff Street and will be 
visible from the right-of-way. Most of the side elevations (north and south), except for 
near the front corners of the building, will not be visible from the right-of-way due to 
proximity of adjacent buildings.  
 
 
 
 
 
 
 
 
 
 
 
 

 
2  Los Angeles Citywide Historic Context Statement, Context: Architecture and Engineering Theme: Arts and 
Crafts Movement, 1895-1930, p. 33. https://planning.lacity.org/odocument/18037253-197d-483a-8b13-
c85fcd553fe8/ArtsandCraftsMovement_1895-1930.pdf  

https://planning.lacity.org/odocument/18037253-197d-483a-8b13-c85fcd553fe8/ArtsandCraftsMovement_1895-1930.pdf
https://planning.lacity.org/odocument/18037253-197d-483a-8b13-c85fcd553fe8/ArtsandCraftsMovement_1895-1930.pdf
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                      East elevation 
 
 

                      
                         North elevation 
 
               

                     
                        South elevation 
 
 



Historic Resource Evaluation                                        2323 Scarff Street 
                                    Los Angeles 
                                                                                                                                                          
 .      

Kaplan Chen Kaplan                                                                                                         December 30, 2021 
 

4 

 
Proposed multi-family residential building at 2323 Scarff Street, front, east elevation 
 
 
The proposed building is a contemporary design influenced by the Prairie architectural 
style. The Prairie architectural style is one of the styles identified in the University Park 
HPOZ Preservation Plan. Common features of the Prairie style are identified as “box-
shaped with an emphasis on horizontal lines and symmetry, wide over-hanging eaves, 
and windows with multi-paned leaded art glass.” Some common characteristics include 
subdued color palette, “windows arranged in horizontal bands, rectangular tops, small or 
large porch, paired or single doorways, hipped roof, stucco building material.”3  
 
The proposed four-story building has its upper story hidden behind a mansard roof form. 
The building has a plaster finish, painted in a subdued color. The building has a hipped 
roof with wide overhang and cantilevered eaves. The front façade is symmetrically 
balanced. There are two gable-topped dormers projecting from the roof. The windows 
are wood frame casement and are arranged in horizontal bands; the vertical pattern is 
two windows, one window, and two windows. The main entry is centered along the front 
elevation with a small entry porch capped with a hipped roof. The entry door is slightly 
recessed and the entry door features large pane glazing. 
 
The side elevations have two slightly recessed vertical bays with tripartite windows; the 
other vertical modules contain casement windows like those on the front elevation. Along 
the roof on the sides are ten cut-outs that create a narrow balcony with guardrail with 
windows. 
 
There is a deck on the roof. A metal fence is located at the top of the mansard roof. The 
building elevator, which access the roof deck, and mechanical equipment is located on 
the roof and will be painted an off-white color. 
 

 
3 University Park HPOZ Preservation Plan, p. 45. https://planning.lacity.org/odocument/5621d53d-79fe-401f-
8353-a199b47bfaa7/UniversityPark-PreservationPlan.pdf 
 

https://planning.lacity.org/odocument/5621d53d-79fe-401f-8353-a199b47bfaa7/UniversityPark-PreservationPlan.pdf
https://planning.lacity.org/odocument/5621d53d-79fe-401f-8353-a199b47bfaa7/UniversityPark-PreservationPlan.pdf
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                                2323 Scarff Street, south and east elevations 
 

                          
                         2323 Scarff Street, east and north elevations 
 
 
Analysis of the 2300 Block of Scarff Street  
 
The 2300 block of Scarff Street includes 14 buildings4 on the west side of the street, of 
which 10 buildings are contributing buildings to the HPOZ. There are 9 buildings on the 
east side of Scarff Street (between W. Adams Boulevard and West 23rd Street) of which 
six are contributing buildings to the HPOZ. The vacant lot on the west side of the street, 
at 2323 Scarff Street, is the site of the proposed multi-family building. 
 
 

                             
                            2300 block of Scarff Street (Google Earth, c2020) 
 

 
4 Only the front, street-facing, buildings are counted here. 
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                                                                 East side of Scarff Street5 
 
A height analysis was conducted for the 2300 block of Scarff Street. The height of the 
buildings on the west side of the street range from 20 feet to 50 feet (with the lowest 
building and highest building being contributing buildings). The contributing building at 
2343 Scarff Street, four parcels to the south of the subject site, has a height of 50 feet. 
The proposed building has a height of 40.5 feet. 
 

 
                Building heights and roof forms along the west side of the 2300 block of Scarff Street6 
 
 
The analysis also yielded information about the roof forms along the block. The four 
buildings to the north of the subject site have front gable roof forms; five of the eight 
buildings to the south of the subject site have flatter roof forms. On the east side of the 
block four of the buildings have flatter roof forms. There is no predominant roof form 
along the 2300 block of Scarff Street. 

 
5 Larger versions of these images in Drawings Set Attachment 
6 Larger versions of these images in Drawings Set Attachment 
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The width of buildings along the block also varies; the building adjacent to the subject 
site on the south has a width of 56 feet (the width of the proposed building is 58 feet) 
and other contributing buildings on the west side of the block have widths of 44 feet, 46 
feet and 62 feet. The building at 2327 Scarff Street, adjacent to the subject property on 
the south, is a Prairie style building with a width of 56 feet; two feet less than the subject 
building which is a contemporary interpretation of the Prairie architectural style. 
 
Similarly, there is no predominant setback along either side of the 2300 block of Scarff 
Street. Rather the form of the setback along both sides of the street is that of an 
undulating setback. The front setbacks of contributing buildings range from 8 feet to 52 
feet on the west side of the street and for contributing buildings on the east side the front 
setbacks range from 2 feet to 30 feet.  
 

            
                                                 Front setbacks along 2300 block of Scarff Street 
 
 
 
HPOZ Design Guidelines Analysis 
 
The University Park HPOZ Preservation Plan includes Residential Design Guidelines for 
residential infill buildings. The following guidelines are relevant to the proposed multi-
family residential building. The proposed project is analyzed to determine if the proposed 
project is in conformance with the HPOZ design guidelines (design guidelines are in 
italics).  
 
General Guidelines 
 
--New construction should not try to exactly replicate the style of the surrounding 
contributing buildings. It is important that the design of new construction in a historic 
district be consistent with the design of surrounding contributing historic structures and 
sites. 
 
The proposed multi-family residential building design is based on the Prairie architectural 
style which is one of the historic styles identified in the HPOZ design guidelines. The 
building’s design is a contemporary design influenced by the Prairie style but is not a 
replica of the historic Prairie architectural style. As such the design is in conformance 
with this guideline. 
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--Match pattern of front porches or entry porches in the neighborhood. 
 
Many buildings in the HPOZ and on the 2300 block of Scarff Street have a front porch 
centered on the front elevation. The front porch of the proposed building is centered on 
the street-facing elevation and accessed via a paved walkway like most of the 
contributing buildings on the 2300 block of Scarff Street. 
 
--Respect the pattern of roofs of the adjoining properties. 
 
The west side of the 2300 block of Scarff Street has both gable front roofs and relatively 
flat (broad rooflines) roofs. The four buildings to the north of the subject parcel have front 
gable roofs while five of the six buildings to the south of the subject parcel have relatively 
flat roof lines. The proposed building is 58 feet wide and has a broad roof. This is similar 
in design to the contributing Prairie style building to its south at 2327 Scarff Street. The 
contributing building at 2327 Scarff Street is about as wide, at 56 feet, as the subject 
building. The contributing building at 2327 Scarff Street has a broad roof in proportion to 
its width (a gabled roof would be extremely steep and high on such a wide building). The 
roof style proposed for the infill building at 2323 Scarff Street, is broad and in proportion 
to its width – similar to the contributing building at 2327 Scarff Street. 
 
 
Multi-family Structures 
 
--Should preserve the appearance of the traditional land use patterns. 
 
The traditional land use pattern of the 2300 block of Scarff Street includes multi-family 
and single-family buildings. The contributing historic three-story multi-family building at 
2343 Scarff Street on the west side dates from 1910. The adjacent building to the south 
is a multi-family building as are several directly across the street from the subject parcel. 
The traditional land use pattern of the 2300 block of Scarff Street includes multi-family 
buildings. 
 
--A new project should not dominate existing buildings and structures.  
 
The proposed building is not the tallest building on the 2300 block of Scarff Street (the 
contributing building at 2343 Scarff Street at 3.5 stories and 50 feet tall, is the tallest 
building on the block). Nor is the proposed building the widest building on the 2300 block 
of Scarff Street (the contributing building at 2375 Scarff Street, is the widest building). 
Directly across the street from the subject parcel are several wide multi-family buildings 
with very narrow setbacks. These buildings are close to each other and to the street and 
they create the appearance of a street-wall. The proposed building is set back and does 
not loom above the street or dominate the street/blockface. 
 
 
Location and Site Design 
 
--should be placed on their lots consistent with the existing historic setbacks of the block. 
--identify and respect the pattern of front and rear setbacks for the block. 
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The 2300 block of Scarff Street does not have a consistent setback; rather the setbacks 
are undulating. However, majority of the buildings on the west side of the street have at 
least a 30-foot front setback. The proposed building has a 35-foot setback which is 
consistent with most buildings on the west side of the 2300 block of Scarff Street 
 
--front and side yard areas should be dedicated to planting areas. 
 
Much of the front yard area is dedicated to a planting area as is the north side yard 
setback. 
 
--paving and parking areas should be located to the rear. 
 
The parking is at the rear of the building and under the building. 
 
--original open front lawns become a “common” amenity.  
 
The front lawn area is open and not obscured by any fencing or landscaping.  
 
 
Massing and Orientation 
 
--new residential structures should be consistent in scale and massing with the existing 
historic structures with the prevailing block. 
 
The proposed building is consistent in scale, height and massing with the contributing 
three-story 1910 multi-family building at 2343 Scarff street, four parcels to the south of 
the subject site. The proposed building is consistent in its width with the adjacent 
contributing building to its south at 2327 Scarff Street. 
 
--new structures which will be larger than their neighbor’s should be designed in 
modules. 
 
The design of the proposed building’s front façade include design details of both 
horizontal and vertical strips that define modules to mitigate the taller building. The 
contributing building adjacent on the south to the subject site is 56 feet wide, just two 
feet narrower than the 58 foot width of the proposed building; the width of the proposed 
building is similar to its neighbor to the south.  
 
--new residential structures should present their front door and major architectural 
facades to the primary street, and not to the side or rear yard. 
 
The major architectural design features of the proposed building are located on the front 
elevation including the primary building entrance and porch. 
 
--the arrangement of the parts and the ornamentation of the components should reflect 
the character of the immediate surroundings.  
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The arrangement of elements on the buildings on the 2300 block of Scarff Street include 
windows and doors that fact the street, the majority having setbacks with planting areas. 
The proposed building has similar arrangements of elements. 
 
--respect the prevailing setback, i.e., the most commonly occurring setback and lot 
coverage of the historic properties on the blockface. 
--provide an analysis of the building heights.  
 
The setbacks and building heights are discussed in the previous section, “Analysis of the 
2300 Block of Scarff Street.” 
 
 
Roof Forms 
 
--roofs should be consistent with the roof forms of the surrounding historic structures. 
The roof of a building should be similar in character to the roof structures on the 
blockface. 
 

                           
                          2300 block of Scarff Street (Google Earth, c2020) 
 
The four buildings to the north of the subject site have gable/gable-on-hip roof forms; five 
of the eight buildings to the south of the subject site have flatter roof forms. On the east 
side of the block four of the buildings have flatter roof forms. There is no predominant 
roof form along the 2300 block of Scarff Street. The roof form of the proposed building, 
with a broad roof form, is of a similar character to the roof form of the building to the 
south of it. See the previous section “respect the pattern of roofs of the adjoining 
properties” for more detail regarding the roof form. 
 
--roofing materials should appear similar to those used traditionally in surrounding 
historic residential structures. 
 
The roofing material is similar to that used in the HPOZ. 
 
--dormers should echo and be consistent with the size and placement of such features 
on historic structures within the HPOZ. 
 
Several of the contributing multi-family buildings on the block have symmetrically 
organized front elevations. The dormers on the proposed building are symmetrically 
organized along its front elevation consistent with a symmetrically designed front 
elevation.  
 
--new construction should incorporate roof edge details which echo traditional details in 
a simplified form. 
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The proposed roof form includes a wide overhang which echoes the roof treatment of 
the Prairie architectural style. 
. 
--roofs should be either gable, perpendicular or parallel to the street, or hip. 
 
The roof on the proposed building is a mansard form similar to a hipped roof. This form 
is proportional to the wide front elevation of a Prairie style building. 
 
--the roof should be articulated with secondary roofs or rooftop elements such as 
dormers. 
 
There are dormers punctuating the roof along the front façade of the proposed building; 
there are cut-outs along the side elevations but these will not be visible from the street. 
 
--roofs should reflect the prevailing roof form found in the area. 
 
As discussed previously, there are two roof forms along the 2300 block of Scarff Street, 
those with a front facing gable and those with a flatter roof form. The roof form of the 
proposed building relates to the flatter roof form present on the block.  
 
--the roof should project from the vertical surfaces and create an overhang. 
 
The roof of the proposed building has a wide overhang that projects beyond the vertical 
surfaces of the building. 
 
--roof mounted equipment are not allowed unless concealed from public view. 
 
The building was re-designed (see drawings) to create a deeper front yard setback. This 
resulted in a taller building and re-organization of mechanical equipment such as the 
elevator towards the front of the building. This equipment will be painted off-white color 
so that it recedes into the sky. 
 
 
Openings 
 
--new construction should have a similar façade solid-to-void ratio to those found in 
surrounding historic structures. Generally, large expanses of glass are inappropriate. 
 
The windows of the proposed building are sized as regular residential windows with 
vertical and horizontal divisions; there are no large expanses of glass. 
 
--windows should be in character with the particular style of the building. Windows 
should be consistent in materials and details throughout. 
 
The windows are of a contemporary design interpretation of the Prairie architectural style 
and are consistent in materials and details throughout the exterior design. 
 
--the shapes, proportion, orientation, subdivision, and proportion of windows to the 
exterior surface area should be related to the building and secondly to other buildings on 
the block. 
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The windows are organized and sized based on the Prairie architectural style of the 
building.  
 
--the size, scale and ornamentation of a building entrance should maintain the domestic 
image of the area. 
 
The front entry includes a porch centered on the front façade of the proposed building. 
The size, scale and ornamentation of this door imparts a residential (aka domestic) 
feeling.  
 
--a main entrance should be from the main public street. Porches should be part of this 
entrance. 
 
The main entrance of the proposed building is via a walkway that leads from the public 
sidewalk to a front porch and entry door that is centered along the building’s front 
elevation.  
 
--new buildings should provide an entrance element that reflects the prevailing number 
of entrances on the side of the block on which the property is located. 
 
The contributing multi-family buildings on the block have a single entrance, typically 
centered along the front elevation. The proposed building follows this pattern. 
 
 
Materials and Details 
 
--new construction should incorporate materials similar to those used traditionally in 
historic structures in the area. 
 
The proposed building will employ traditional materials to its contemporary design. The 
exterior will be plaster (a similar finish as used on contributing multi-family buildings on 
the block) and casement windows will have wood frames. 
 
--materials should be in units similar in scale to those used historically 
 
The proposed building includes casement windows sized for residential use which is 
similar in size to that on contributing multi-family buildings on the block. 
 
--it is not necessary to replicate historic details, but new construction should include a 
similar level of and approach to detail. 
 
The proposed building is a contemporary design influenced by the Prairie style, which is 
a simple style. 
 
--avoid long blank walls. 
 
There are no long blank walls on the proposed building. 
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--each floor to floor division should be articulated on the building surface of the building. 
Horizontal lines, small curvatures of the wall surface at the floorline, roofs, bay windows, 
etc. should be used to detail the exterior of the building. 
 
The design of the proposed building is articulated with horizontal and vertical lines 
applied to the front and side elevations. 
 
--ornamentation of a building should be consistent in material and detailing throughout. 
The detailing, type and quality of materials should be similar on all sides of the project. 
The surface qualities of the materials should be similar in color, texture, scale, 
reflectance, and visual appearance as those found in the HPOZ district. 
 
The proposed building is a simple design so as not to dominate or overpower the historic 
designs of the contributing buildings on the block. The building will be clad with plaster, a 
material used in the HPOZ on contributing multi-family buildings. The color of the 
building is subdued so as not to dominate the site or to distract from the historic 
contributing buildings.  
 
--keep the materials palette simple and appropriate to the house style. 
 
The color palette of the exterior is simple and subdued to provide a neutral appearance 
so as to not stand out from the contributing buildings on the block. 
 
--a minimum of three paint colors should be required: body, trim and windows. 
 
The exterior of the proposed building will be painted a neutral beige color, the window 
trim will be painted another color and the mansard roof will be dark roofing material. 
 
--the color of the walls should dominate the building’s appearance more than trim and 
door color. A muted tone for the base color is the wisest choice and will be the best 
complement to any bright color chosen to emphasize the trim.  
 
The exterior of the proposed building will be plaster clad which will be painted a muted 
tone of beige as its base color.  
 
--for the roof choose a dark or neutral material that does not “compete” with the colors of 
other buildings. 
 
The proposed building will have a mansard roof with a broad form. The mansard 
element will be clad in a dark material. 
 
--very bright colors, especially if a high glass paint is used, are best avoided altogether.  
 
There are no bright colors specified for the proposed building. 
 
 
In summary, the analysis of the proposed building design to the University Park HPOZ 
Design Guidelines articulated above show that the proposed building design is in 
conformance with the University Park HPOZ Design Guidelines. 
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Analysis of Historical Resources in the University Park Area and Potential Impacts 
 
The subject vacant parcel is in a historical resource, the designated City of Los Angeles 
University Park Historic Preservation Overlay Zone (HPOZ). This historical resource  is 
bounded on the north by I-10 and on the east by I-110. The east section of this HPOZ 
has its streets skewed diagonally. This section of the HPOZ  is bounded on the south by 
Adams Boulevard. The area of the HPOZ west of Hoover Street is laid out in the grid 
pattern on a north-south axis. The south boundary of this section of the HPOZ is 24th 
Street and its western boundary is slightly east of Vermont Avenue. 
 
Two National Register historic districts, the Twentieth Street Historic District, and the St. 
James Park Historic District, as well as the National Register eligible Chester Place 
Historic District (on the Mount St. Mary’s University campus) are located within the 
boundaries of the University Park HPOZ. The University Park HPOZ was designated in 
2000. 
 

           
            Los Angeles University Park HPOZ Map; National Register St. James Park Historic 
               District outlined in red. 

The subject vacant parcel at 2323 Scarff Street is in the designated National Register St. 
James Park Historic District which lies within the University Park HPOZ. This historic 
district is irregular in shape and roughly bounded by 21st and 23rd Streets on the north; 
by the western property line of Mount St. Mary's College on the east; by West Adams 
Boulevard on the south; and by Union Avenue on the west.  
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                                St. James Park National Register Historic District Map 

There are 90 contributing buildings and 17 non-contributing buildings in the National 
Register St. James Park Historic District. On the 2300 block of Scarff Street there are 16 
contributing buildings to the historic district. Of these 16, ten are also designated as 
individual City of Los Angeles Historic-Cultural Monuments. 

HCM # Address Date 
Designated 

407 2303-05 Scarff Street 1989 
408 2341 Scarff Street 1989 
409 2309 Scarff Street 1989 
434 27 St. James Parkway 1989 
455 2342 Scarff Street 1989 
457 2365 Scarff Street 1989 
467 2375 Scarff Street 1989 
607 2325-29 Scarff Street 1994 
608 2326 Scarff Street 1994 
609 2310 Scarff Street 1994 

Each of these ten Historic-Cultural Monuments were designated as such based on the 
merits of each individual building. In an urbanized area such as the City of Los Angeles, 
many eligible historic properties are located adjacent to non-eligible buildings. The 
designation as an individual historical resource is not contingent upon the status of any 
other property. 

The National Register Registration Form for the St. James Park Historic District identifies 
five non-contributing properties and one vacant property (the subject property at 2323 
Scarf Street). Three of the five non-contributing buildings were described in the 
Registration Form as “intrusive” buildings based on their 1960s era dingbat type 
apartment buildings. Two of these “intrusive” buildings, 2335 Scarff Street and 2355 
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Scarff Street are mid-block and adjacent to contributing buildings. The non-contributing 
and “intrusive” nature of these buildings did not cause the St. James Park Historic 
District nomination to be rejected; the St. James Park Historic District was designated for 
inclusion on the National Register of Historic Places in 1991. 
 
The University Park HPOZ is made up of a mix of building types and styles, lot sizes, 
parcel configurations, and varying sized groups of contributing and non-contributing 
buildings. There is no prevailing residential property type, with single-family and multi-
family buildings of varying sizes and heights represented.  

                                    
                                       2343 Scarff Street 
 
There are many multi-family buildings of 40 to 50 feet tall, both contributing and non-
contributing buildings, throughout the historical resource of the University Park HPOZ. 
One of the tallest buildings at 50 feet is on the 2300 block of Scarff Street at 2343 Scarff 
Street within the historical resources of the University Park HPOZ and the St. James 
Park Historic District. 

At the south end of the HPOZ, within the historical resource of the HPOZ, are several 
large multi-story residential buildings. The non-contributing corner building at Scarff 
Street and St. James Park faces the 2300 block of Scarff Street of the St. James Park 
Historic District as well as the Historic-Cultural Monument at 27 St. James Parkway.  

   
44 St. James Park, north  & west elevations   44 St. James Park, west elevation facing 
                                                                         Scarff St. 
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44 St. James Park, corner with Scarff St.      44 St. James Park, facing 27 St. James Park 
 
 
Throughout the historical resource of the University Park HPOZ are many large multi-
story, multi-family residential buildings, many with wide street-facing elevations. Some 
are contributing buildings and many are non-contributing buildings. Many of these 
buildings would not conform to the University Park HPOZ Design Guidelines. The 
presence of the larger scale non-contributing buildings did not render the area ineligible 
for designation as a HPOZ or as the National Register Historic District. 
 
 

   
1039 W. 23rd Street                                        1001 and 1005 W. 23rd Street 
 
 

   
848 W. 23rd Street                                          801 W. 23rd Street 
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2141 Estrella Avenue                                     651 W. 23rd Street 
 
 
 

   
2109 Estrella Avenue                                     1979 Estrella Avenue 
 
 

   
1959 Estrella Avenue                                    800 W. Washington, Bonsallo Ave. elevation 
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1984 Park Grove Avenue                               2112 Park Grove Avenue 

The National Register of Historic Places provides grounds for removing properties from 
the National Register of Historic Places (codified in the Code of Federal Regulations 
Section 60.15). 

(1) The property has ceased to meet the criteria for listing in the National Register 
because the qualities which caused it to be originally listed have been lost or destroyed, 
or such qualities were lost subsequent to nomination and prior to listing;  

(2) Additional information shows that the property does not meet the National Register 
criteria for evaluation;  

(3) Error in professional judgment as to whether the property meets the criteria for 
evaluation; or  

(4) Prejudicial procedural error in the nomination or listing process. Properties removed 
from the National Register for procedural error shall be reconsidered for listing by the 
Keeper after correction of the error or errors by the State Historic Preservation Officer, 
Federal Preservation Officer, person, or local government which originally nominated the 
property, or by the Keeper, as appropriate. The procedures set forth for nominations 
shall be followed in such reconsiderations. Any property or district removed from the 
National Register for procedural deficiencies in the nomination and/or listing process 
shall automatically be considered eligible for inclusion in the National Register without 
further action and will be published as such in the Federal Register.    

The proposed building at 2323 Scarff Street conforms with the University Park HPOZ 
Design Guidelines and as such will not have any adverse impact on any historical district 
resources -- the City of Los Angeles University Park HPOZ and the National Register St. 
James Park Historic District. 
 
Any infill building at the vacant site would not result in grounds for removal of the St. 
James Park Historic District from the National Register. Construction of any building at 
the site would not cause any of the qualities of the historic district as originally listed to 
have been lost or destroyed. In fact, the historical resource of the St. James Park 
Historic District was designated in spite of the nomination registration form citing several 
“intrusive” buildings on the 2300 block of Scarff Street. There is no additional information 
about the Historic District that would refute the original basis for designation. There is no 
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evidence that there was any error in the professional judgement of the nomination 
preparer or the reviewers or decision-makers who recommended or made the formal 
designation. There is no evidence that there was any prejudicial procedural error in the 
nomination or listing process.  
 
Construction of the proposed multi-family residential building on the vacant parcel at 
2323 Scarff Street would not have an adverse impact on any historical resource 
designated as an individual historical resource on Scaff Street. There are ten City of Los 
Angeles Historic-Cultural Monuments on the 2300 block of Scarff Street. Each of these 
Historic-Cultural Monuments are an individual historical resource and each was  
designated based on its own, individual, merits; designation was not contingent on any 
aspect of any adjacent properties.  
 

             
               1922 Sanborn Map Excerpt          2323 Scarff Street parcel in 1922 
                showing 2323 Scarff Street 
 
There are no buildings or structures currently on the parcel at 2323 Scarf Street. The 
history of the 2300 block of Scarff Street, on which the University Park HPOZ and the 
National Register St. James Park Historic District are based, is the history of the early 
20th Century residential development of those districts. The early 20th Century 
development of the 2300 block of Scarff Street, as evidenced by the 1922 Sanborn Map, 
shows that the parcel at 2323 Scarff Street was developed with a single-family dwelling; 
it was not an open space or park for the neighborhood.  
 
As there are no buildings or structures on the parcel at 2323 Scarff Street and as it was 
not historically meant to be open space, construction of a building on the parcel will not 
have an adverse impact on any historical resource or historical use of the property. 
 
 
Conclusion 
 
The proposed building for the parcel at 2323 Scarff Street conforms with the University 
Park HPOZ Guidelines. Construction of the proposed project will not cause an adverse 
impact to any historical resources, individual or district historical resources. 
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CONTEXTUAL AERIAL VIEW

JPARK ARCHITECTS2323 Scarff St.

VICINITY MAP

2323 SCARFF ST.

DEVELOPMENT SUMMARY

PROJECT ADDRESS 2323, 2325, 2325 1/2 S SCARFF ST., 
LOS ANGELES, CA 90007

ASSESSOR’S ID NO:

ZONING:

LOT SIZE:
BUILDABLE AREA:

FAR ALLOWED: (BY-RIGHT)

FLOOR AREA ALLOWED:
FLOOR AREA PROPOSED:
FAR PROPOSED:

HEIGHT ALLOWED:
HEIGHT PROPOSED:

DWELLING UNITS ALLOWED: (BY-RIGHT)

DWELLING UNITS ALLOWED: (DENSITY BONUS)

PARKING REQUIRED
PARKING PROVIDED

512-401-2030

{Q}RD2-1XL-O-HPOZ

12,426 SF
8,845 SF

3 : 1
26,535 SF
21,265 SF

2.4 : 1

30’
40.5’

6.6 UNITS

10 UNITS

5 SPACES
18 SPACES

12,426 + (71 x 10) /2,000 = 6.6 UNITS ROUND DOWN TO 6

6.6 ROUND UP TO 7 x 35% = 9.45 UNITS
ROUND UP TO 10 TOTAL UNITS PER DENSITY BONUS

(PER AB 2345, 0.5 SPACE PER UNITS)

9 STANDARD + 9 COMPACT

(8,845 x 3)

REQUIRED OPEN SPACE

PROVIDED OPEN SPACE

1,750 SF

1,400 SF

1,430 SF

5 BEDROOMS x 5 UNITS x 175 SF =    875
4 BEDROOMS x 5 UNITS x 175 SF =    875

COMMON OPEN SPACE AT 1ST FLOOR = 880 SF
COMMUNITY ROOM AT 2ND FLOOR (25% MAX. OF O.S.)  = 350 SF
PRIVATE OPEN SPACE AT BALCONIES AT 4TH FLOOR = 200 SF

SETBACK REQUIREMENT
FRONT
SIDE (NORTH)
SIDE (SOUTH)
REAR 

15’-0” REQ.              33’-0” PROVIDED
7’-0” REQ.                7’-0” PROVIDED
7’-0” REQ.                7’-0” PROVIDED

15’-0” REQ.              15’-0” PROVIDED

DENSITY BONUS INCENTIVE: 20% OPEN SPACE REDUCTION

7/12/2021

DB INCENTIVE (35%): 30’ x 10.5’ (35%) = 40.5’
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UNIVERSITY PARK HPOZ

JPARK ARCHITECTS2323 Scarff St.
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46’46’46’46’46’20’52’16’7’20’38’30’8’

13’26’14’2’8’9’34’2’30’4’

23’

CONTEXTFRONT YARD SETBACK

35’ 8’

8’

AVERAGE SETBACKS:
PROPOSED SETBACK AT 2323 SCARFF ST: (INCL. 2’ EASEMENT)

WEST SIDE OF SCARFF ST.:
WEST SIDE OF SCARFF ST. (CONTRIBUTING):
EAST/NORTH SIDE OF SCARFF ST.:
EAST/NORTH SIDE OF SCARFF ST. (CONTRIBUTING): 
TOTAL AVERAGE ON SCARFF ST.
TOTAL AVERAGE ON SCARFF ST. (CONTRIBUTING):

35’
32’
37’
13’
10’
23’
26’

SITE

NON-CONTRIBUTING STRUCTURE

FRONT YARD SETBACK20’

INDEX NUMBER20

PROPOSED PROJECT

HPOZ BOUNDARY

CONTRIBUTING STRUCTURE
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CONTEXT

JPARK ARCHITECTS2323 Scarff Street

2301 SCARFF ST
40’ EST. HEIGHT
CONTRIB. STRUC.

2303 SCARFF ST
40’ HEIGHT (PERMIT)
CONTRIB. STRUC.

2309 SCARFF ST
40’ EST. HEIGHT
CONTRIB. STRUC.

2317 SCARFF ST
34’ EST. HEIGHT
CONTRIB. STRUC. 

2327 SCARFF ST
25’ HEIGHT (PERMIT)
CONTRIB. STRUC.

2341 SCARFF ST
35’ HEIGHT (PERMIT)
CONTRIB. STRUC.

2343 SCARFF ST
50’ HEIGHT (PERMIT)
CONTRIB. STRUC.

AVERAGE ROOF HEIGHTS: 
PROPOSED 2323 SCARFF ST:
(WEST SIDE OF SCARFF ST.)
ALL STRUCTURES:
CONTRIBUTING STRUCTURE:
(EAST SIDE OF SCARFF ST.)
ALL STRUCTURES:
CONTRIBUTING STRUCTURE:

2323 SCARFF ST
40.5’ HEIGHT

2335 SCARFF ST
24’ HEIGHT (PERMIT)
NON-CONTRIB. STRUC.

2347 SCARFF ST
14’ HEIGHT (PERMIT)
NON-CONTRIB. STRUC.
ELECTIC/EGYPTIAN 
INFLUENCE STYLE

2361 SCARFF ST
20’ HEIGHT (PERMIT)
CONTRIB. STRUC.
QUEEN ANNE COTTAGE 
STYLE

2355 SCARFF ST
22’ EST. HEIGHT
NON-CONTRIB. STRUC.

2365 SCARFF ST
25’ HEIGHT (PERMIT)
CONTRIB. STRUC.
CRAFTSMAN/SHINGLE 
INFLUENCE STYLE

2375 SCARFF ST
24’ HEIGHT (PERMIT)
CONTRIB. STRUC.
CRAFTSMAN STYLE

W. 23RD ST.

W. ADAMS BLVD.

1.5 STORY

2.5 STORY

SITE

2 STORY

50’ ROOF LINE

1 STORY

40.5’

31’
34’

29’
31’

58’56’44’

62’ 46’

2.5 STORY3 STORY3 STORY3 STORY2 STORY
2 STORY3 STORY

3.5 STORY

2 STORY

7/12/2021
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2301 SCARFF STREET
LOT COVERAGE: 32%
SETBACK: 46’ (ZIMAS)
# STORIES: 2.5
APPROX. HEIGHT: 40’
CONTRIBUTING STRUCTURE

12303 SCARFF STREET
LOT COVERAGE: 35%
SETBACK: 46’ (ZIMAS)
# STORIES: 3
HEIGHT: 40’ (PERMIT)
CONTRIBUTING STRUCTURE

22309 SCARFF STREET
LOT COVERAGE: 32%
SETBACK: 46’ (ZIMAS)
# STORIES: 3
APPROX. HEIGHT: 40’
CONTRIBUTING STRUCTURE

32317 SCARFF STREET
LOT COVERAGE: 37%
SETBACK: 46’ (ZIMAS)
# STORIES: 3
HEIGHT: 34’ (PERMIT)
CONTRIBUTING STRUCTURE

4

2327 SCARFF STREET
LOT COVERAGE: 51%
SETBACK: 46’ (ZIMAS)
# STORIES: 2
HEIGHT: 25’ (PERMIT)
CONTRIBUTING STRUCTURE

52341 SCARFF STREET
LOT COVERAGE: 25%
SETBACK: 52’ (ZIMAS)
# STORIES: 3
HEIGHT: 35’ (PERMIT)
CONTRIBUTING STRUCTURE

62343 SCARFF STREET
LOT COVERAGE: 70%
SETBACK: 16’ (ZIMAS)
# STORIES: 3.5
HEIGHT: 50’ (PERMIT)
CONTRIBUTING STRUCTURE

7

CONTEXTCONTRIBUTING STRUCTURE

2361 SCARFF STREET
# STORIES: 1-1/2
HEIGHT: 20’ (PERMIT)
CONTRIBUTING STRUCTURE

8

7/12/2021
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2342 SCARFF STREET
LOT COVERAGE: 60%
SETBACK: 9’ (ZIMAS)
# STORIES: 2.5
APPROX. HEIGHT: 34’
CONTRIBUTING STRUCTURE

132336 SCARFF STREET
LOT COVERAGE: 50%
SETBACK: 8’ (ZIMAS)
# STORIES: 2
HEIGHT: 24’ (PERMIT)
CONTRIBUTING STRUCTURE

142326 SCARFF STREET
LOT COVERAGE: 60%
SETBACK: 2’ (ZIMAS)
# STORIES: 2
HEIGHT: 24’ (PERMIT)
CONTRIBUTING STRUCTURE

15

CONTEXTCONTRIBUTING STRUCTURE

2375 SCARFF STREET
# STORIES: 2
HEIGHT: 24’ (PERMIT)
CONTRIBUTING STRUCTURE

1036 ST. JAMES PARKWAY
# STORIES: 2
APPROX. HEIGHT: 30’
CONTRIBUTING STRUCTURE

12
2365 SCARFF STREET
# STORIES: 2-1/2
HEIGHT: 25’ (PERMIT)
CONTRIBUTING STRUCTURE

9825 W. ADAMS BLVD
LOT COVERAGE: 31%
SETBACK: 12’ (ZIMAS)
# STORIES: 2
APPROX. HEIGHT: 36’
CONTRIBUTING STRUCTURE

11

7/12/2021
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2322 SCARFF STREET
LOT COVERAGE: 25%
SETBACK: 14’ (ZIMAS)
# STORIES: 2
APPROX. HEIGHT: 25’
CONTRIBUTING STRUCTURE

162310 SCARFF STREET
LOT COVERAGE: 52%
SETBACK: 26’ (ZIMAS)
# STORIES: 2
APPROX. HEIGHT: 24’
CONTRIBUTING STRUCTURE

17887 W. 23RD STREET
LOT COVERAGE: 50%
SETBACK: 8’ (ZIMAS)
# STORIES: 2
APPROX. HEIGHT: 26’
CONTRIBUTING STRUCTURE

18

CONTEXTCONTRIBUTING STRUCTURE

7/12/2021
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11 JPARK ARCHITECTS2323 Scarff Street

2335 SCARFF STREET
# STORIES: 2
HEIGHT: 24’ (PERMIT)
NON-CONTRIBUTING STRUCTURE

12347 SCARFF STREET
# STORIES: 1
HEIGHT: 14’ (PERMIT)
NON-CONTRIBUTING STRUCTURE

22355 SCARFF STREET
# STORIES: 2
APPROX. HEIGHT: 22’
NON-CONTRIBUTING STRUCTURE

3

44 ST. JAMES PARKWAY
# STORIES: 3
APPROX. HEIGHT: 35’
NON-CONTRIBUTING STRUCTURE

4

CONTEXTNON-CONTRIBUTING STRUCTURE

2300 SCARFF STREET
# STORIES: 2
APPROX. HEIGHT: 22’
NON-CONTRIBUTING STRUCTURE

5

7/12/2021
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CONTEXT ANALYSIS

JPARK ARCHITECTS2323 Scarff Street
7/12/2021
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CONTEXT ANALYSIS

JPARK ARCHITECTS2323 Scarff Street

THE FAÇADE DESIGN EVOKES EARLY MODERN ARCHITECTURE STYLE PRAIRIE

The design of front façade evokes the turn of the century early modern architecture 

style of PRAIRIE; incorporating the defining characteristic in emphasis on the 

horizontality, regular rows of window patterns with shallow hipped roof lines.

2326 SCARFF ST.

2336 SCARFF ST.

887 W. 23RD ST. 

2310 SCARFF ST.2327 SCARFF ST.

“PRAIRIE” CONTRIBUTING STRUCTURE 

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



JPARK ARCHITECTS2323 Scarff Street
14

1. The scale, roof form and architectural style 
consistent with residential infill guidelines and with 
surrounding historic contributing structures

2. Entryway is located on the street facing façade 
and in a central recessed entry doorway. 
The entryway is expressed in single, traditional 
styled porch.

11

1 2

2

CONSISTENT WITH THE DESIGN OF SURROUNDING 
CONTRIBUTING HISTORIC STRUCTURES. 
DESIGN ELEMENTS SUCH AS MASSING, SCALE, ROOF 
FORM, LOT COVERAGE, MATERIALS , AND THE DOOR & 
WINDOW PATTERNS.

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021
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GROUND FLOOR PLAN

JPARK ARCHITECTS2323 Scarff Street

PARKING
+0.0’

LOBBY

TRASH/ 
RECYCLING

LOUNGE 
AREA

MAILBOX

ELEV

ADAACCESS 
ISLE

STANDARD

COMPACTCOMPACT

STANDARD STANDARD
BICYCLE
STORAGE

PROPERTY LINE

CAR 
ENTRY

175’-0”

5’-0”

7
’-

0
”

7
1

’-
0

”

7
’-

0
”

15’-0”

STANDARD STANDARDCOMPACT

STANDARDCOMPACTCOMPACT COMPACT

18’-0”

ELEC.

ENTRY

REQUIRED (LAMC)COMMON OPEN SPACE

1. The scale, roof form and architectural style 
consistent with residential infill guidelines and with 
surrounding historic contributing structures

2

2

1. Parking is located at the rear of the structure and 
accessible from the alley.

3

3ALLEY

STANDARDSTANDARDCOMPACT

COMPACTCOMPACT

2’-0”

7/12/2021

33’-0”
FRONT YARD SETBACK



JPARK ARCHITECTS2323 Scarff Street
16

1. Except for the pathway, the front yard is 
landscaped area comprised of grass, low height 
plants and trees.

2. Setbacks are consistent with surrounding 
contributing historic single-family structure

4 5

4

4

5

7’

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



JPARK ARCHITECTS2323 Scarff Street

STREET (EAST) ELEVATION

17

ENTRY PORCH

ROOF PATIO 
BEYOND

DORMER WINDOW

HIPPED ROOF
ASPHALT SHINGLE

PLASTER 
OFF WHITE COLOR

GROUND LEVEL

+11’-0”

2ND LEVEL

+20’-4”

3RD LEVEL

+29’-8”

4TH LEVEL

+39’-6”

ROOF

+0’-0”

• COVERED ENTRY PORCH, VERTICAL PROPORTIONED WINDOW & FRONT DOOR
• SLOPPED ROOF FORM
• REVAILING LOT USE PATTERNS WITHIN THE BLOCK
• ORIENTATION OF BUILDING TO THE LOT
• HEIGHT, MASSING, PATTERN OF WINDOW AND DOOR FENESTRATION AND DETAIL
• RESPOND TO ITS SURROUNDING CONTEXT AND SEAMLESS TRANSITION FROM 

ADJACENT BUILDING TYPES

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021
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MASSING STRATEGY

JPARK ARCHITECTS2323 Scarff Street

PROPOSED SCHEME: MARCH 16THREVISED SCHEME: MAY 4TH

INCREASE THE FRONT YARD SETBACK TO 35’ FROM 17’

46’

46’

20’

46’

46’

BLDG. HEIGHT: 
40’-6”

BLDG. HEIGHT: 
40’

BLDG. HEIGHT: 
34’

BLDG. HEIGHT: 
40’

BLDG. HEIGHT: 
40’

BLDG. HEIGHT: 
25’

BLDG. HEIGHT: 
24’

BLDG. HEIGHT: 
40’-6”

BLDG. HEIGHT: 
40’

BLDG. HEIGHT: 
34’

BLDG. HEIGHT: 
40’

BLDG. HEIGHT: 
40’

BLDG. HEIGHT: 
25’

BLDG. HEIGHT: 
24’

5’35’

15’ SETBACK + 2’ EASEMENT33’ SETBACK + 2’ EASEMENT

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021
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MASSING STRATEGY

JPARK ARCHITECTS2323 Scarff Street

ROOF PATIO
1,060 sf

PATIO AT 4TH LEVEL
1,462 sf

PROPOSED SCHEME: MARCH 16THREVISED SCHEME: MAY 4TH

CONTINUED HIPPED ROOF FORM AND 
REDUCTION IN ROOF PATIO’S AREA

HIPPED ROOF AT 
FRONT FAÇADE ONLY

HIPPED ROOF AT FRONT  
& SIDE FAÇADES

HIPPED ROOF AT FRONT  
& SIDE FAÇADES

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



20 JPARK ARCHITECTS2323 Scarff Street

2317 SCARFF ST2327 SCARFF ST 2323 SCARFF ST

PRAIRIE: COMMON CHARACTER DEFINING FEATURES

1

3

4

5

6

1

2

7

+34’-0”

ROOF

+40’-6”

ROOF

+25’-0”

ROOF

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



JPARK ARCHITECTS2323 Scarff Street

3D VIEW

21

4

5

6

3

1

2

1

HIPPED ROOF & DORMER WINDOW1

WIDE OVERHANGING & 
CANTILEVERED EAVES

2

PLASTER FINISH3

RECTANGULAR LARGE PANE 
GLAZING DEFINES THE ENTRY

5

DEEPLY RECESSED PORCH & ENTRANCE WAY6

PRAIRIE: COMMON CHARACTER DEFINING FEATURES

RECTANGULAR CASEMENT WINDOWS 
ARRANGED IN HORIZONTAL BANDS

4

WOOD FRAMED WINDOW7

7

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



JPARK ARCHITECTS2323 Scarff Street

3D VIEW

22

5

6

3

1
2

4

1

7

HIPPED ROOF & DORMER WINDOW1

WIDE OVERHANGING & 
CANTILEVERED EAVES

2

PLASTER FINISH3

RECTANGULAR LARGE PANE 
GLAZING DEFINES THE ENTRY

5

DEEPLY RECESSED PORCH & ENTRANCE WAY6

PRAIRIE: COMMON CHARACTER DEFINING FEATURES

RECTANGULAR CASEMENT WINDOWS 
ARRANGED IN HORIZONTAL BANDS

4

WOOD FRAMED WINDOW7

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



JPARK ARCHITECTS2323 Scarff Street

3D VIEW

23

5

6

3

1

2

4

1

7

HIPPED ROOF & DORMER WINDOW1

WIDE OVERHANGING & 
CANTILEVERED EAVES

2

PLASTER FINISH3

RECTANGULAR LARGE PANE 
GLAZING DEFINES THE ENTRY

5

DEEPLY RECESSED PORCH & ENTRANCE WAY6

PRAIRIE: COMMON CHARACTER DEFINING FEATURES

RECTANGULAR CASEMENT WINDOWS 
ARRANGED IN HORIZONTAL BANDS

4

WOOD FRAMED WINDOW7

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



JPARK ARCHITECTS2323 Scarff Street

3D VIEW

24

3

1

2

4

1

7

HIPPED ROOF & DORMER WINDOW1

WIDE OVERHANGING & 
CANTILEVERED EAVES

2

PLASTER FINISH3

RECTANGULAR LARGE PANE 
GLAZING DEFINES THE ENTRY

5

DEEPLY RECESSED PORCH & ENTRANCE WAY6

PRAIRIE: COMMON CHARACTER DEFINING FEATURES

RECTANGULAR CASEMENT WINDOWS 
ARRANGED IN HORIZONTAL BANDS

4

WOOD FRAMED WINDOW7

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



JPARK ARCHITECTS2323 Scarff Street

3D VIEW

25

1

3

PRAIRIE: COMMON CHARACTER DEFINING FEATURES

HIPPED ROOF & DORMER WINDOW1 PLASTER FINISH3

1

DEEPLY RECESSED PORCH & ENTRANCE WAY6

6

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021
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SOUTH ELEVATION

JPARK ARCHITECTS2323 Scarff Street

GROUND LEVEL

+11’-0”

2ND LEVEL

+20’-4”

3RD LEVEL

+29’-8”

4TH LEVEL

+39’-6”

ROOF

+0’-0”

7/12/2021
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NORTH ELEVATION

JPARK ARCHITECTS2323 Scarff Street

GROUND LEVEL

+11’-0”

2ND LEVEL

+20’-4”

3RD LEVEL

+29’-8”

4TH LEVEL

+39’-6”

ROOF

+0’-0”

7/12/2021
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SECTION

JPARK ARCHITECTS2323 Scarff Street

GROUND LEVEL
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3
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’-
6

”

+11’-0”

2ND LEVEL

+20’-4”

3RD LEVEL

+29’-8”

4TH LEVEL

+39’-6”

ROOF

STUDY ROOM

BEDROOMBATHROOMCORRIDORRECREATION ROOM

PARKING at REAR/ 
LOBBY at FRONT

P
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P
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TY
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E

+0’-0”

8
’-

4
”

9
’-

4
”

9
’-

4
”

1
1

’-
0

”
9

’-
1

0
”

8
’-

4
”

8
’-

4
”

ROOF PATIO

BEDROOMBATHROOMCORRIDOR

BEDROOMBATHROOMCORRIDORBATHROOMBEDROOM

HVAC ZONE

HIPPED ROOF PROFILE HIPPED ROOF PROFILE

7’-0”7’-0”
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3D VIEW

JPARK ARCHITECTS2323 Scarff Street

Our design intent is not to replicate the Prairie architecture style.
Its inspiration evokes in the contemporary interpretation of its design elements and characteristics

7/12/2021



JPARK ARCHITECTS
WWW.JDP-ARC.COM

2323 Scarff Street Multi-Unit Apartment



INITIAL 
SUBMISSIONS 

The following submissions by the public are in compliance with the Commission Rules and 

Operating Procedures (ROPs), Rule 4.3a. Please note that “compliance” means that the 

submission complies with deadline, delivery method (hard copy and/or electronic) AND the 

number of copies.  The Commission’s ROPs can be accessed at 

http://planning.lacity.org, by selecting “Commissions & Hearings” and selecting the 

specific Commission. 

The following submissions are not integrated or addressed in the Staff Report but have 

been distributed to the Commission. 

Material which does not comply with the submission rules is not distributed to the 

Commission.  

ENABLE BOOKMARKS ONLINE: 

**If you are using Explorer, you will need to enable  the Acrobat  toolbar to see 
the bookmarks on the left side of the screen. 

If you are using Chrome, the bookmarks are on the upper right-side of the screen. If you 

do not want to use the bookmarks, simply scroll through the file. 

If you have any questions, please contact the Commission Office at (213) 978-1300. 

http://planning.lacity.org/


 
 

CITY PLANNING COMMISSON 

Public Hearing: December 08, 2022 

Case No.  ZA-2021-6672-DB-CU-CCMP-HCA 

ENV Case No.  ENV-2021-6671-6673 

Address:  2323 Scarff Street,  Los Angeles, 90007 

Council District: CD-1 

Certified NC: NANDC South Los Angeles Empowerment Congress North Area North 

 

 

 

Honorable Commissioners 

 

As the Chair of ADHOC, I am forwarding the attached Exhibits which provide my past written comments 

regarding the proposed Project, as they are part of the administrative record. These ADHOC comments 

were submitted in response to the only 4-public hearings held: by the University Park HPOZ Board (3) and 

the Zoning Administrator (1).  

 

I am a University Park HPOZ Board Chair-Secretary Emeritus. I was the first member appointed to the  UP-

HPOZ Board, which was by the Los Angeles Cultural Heritage Commission. I was an original drafter of the 

University Park Preservation Plan. My comments regarding the application of the Preservation Plan 

therefore should be considered as that of an authority on the issues. 

 

My initial and continuing concern is about the developer’s factual inaccuracy in the submission materials 

given to the University Park HPOZ Board. From their first Board’s Consultation hearing (3/16/21) through 

the ZA’s hearing (5/22/22) I have challenged the veracity of their data and provided documentation to the 

available OHR’s own records to make the necessary corrective changes. My Exhibits contain not just verbal 

statements but verifying  data pages from OHR’s documents such as the HPOZ Historic Resources Survey 

(1999) and the University Park HPOZ Preservation Plan (2005). 

 

I am also providing detailed listings of the Exbibits so that the Commissioners may track the data with less 

difficulty during their reviews: 

 

 

EXHIBIT: ADHOC031521 

   Email from Jim Childs to OHR Staff / UP-HPOZ Board 

    2-pages: Listing of errors of JPARK data for Scarff Street 

 

EXHIBIT: ADHOC111621 

   Letter from ADHOC to UP-HPOZ Board /OHR staff 

    2-pages: Comments. 

    4-pages: Historic Resource Survey (pgs. 60-63). 

 

 



 

EXHIBIT: ADHOC032122 

   Letter from ADHOC to OZA R. Fontes 

    2-pages: Comments 

    5-pages: Applicant’s Submitted JPARK Plans 

     Cover-Project Information (G1.01) 

     Kaplan-Chen-Kaplan evaluation (5)  

     K-C-K Height Context (14) 

     K-C-K Massing Strategy (15) 

     K-C-K Building Section (A5.01) 

    2-pages: University Park HPOZ Preservation Plan 

     Cover 

     8.10 Location and Site Design /  

    3-pages: OHR Directors Determination DIR-2008-3375-COA  

     Cover Approval COA for 2317 Scarff Street 

     Findings (pgF1) 

     Findings (pgF2) 

 

EXHIBIT: ADHOC042722 

   Letter from ADHOC to OZA R. Fontes 

    7-pages: Comments to text of UP-Preservation Plan’s  

               historic streetscape & setbacks (1-5,10,12) 

    4-pages: Photographs of various historic street setbacks (6-9) 

     N-end of West-side Scarff St. front set-back 

     W. Scarff St. & E. Portland setbacks 

     W. Park Grove & N. 20
th
 Street setbacks  

     E. Scarff St. & W. Park Grove 

    1-page: Historic Scarff Street Tour Map 

 

EXHIBIT: ADHOC052222 

   Letter from ADHOC to OZA R. Fontes  

3-pages: Comments and documentation of errors in K-C-K Historic 

                Resources Report of height of 2341 Scarff Street / LA-HCM 408 

 

This lack of fact-based credibility by the developers as identified in the Exhibits supports a rejection that the 

Project is in compliance with the University Park Preservation Plan. IT IS NOT. It fails to meet the most 

fundamental  requirements found in Preservation Plan’s In-Fill Development Section; that of maintaining 

the appropriate PREVAILING: Front Setback, Height, Scale, and Massing.  

 

Both OHR and the ZA  have violated their administrative authority. They are failing to protect our finite 

historic resources by ignoring the bedrock concept of contextual compatibility.  The City’s bureaucrats have 

abandoned their responsibility as “stewards” of historic resources.  They have avoided resolving the 

complicated issues now arising from new state housing laws and their impacts under CEQA. Please take a 

few moments to look over my comments during your review. 

 

Respectfully, 

 

Jim Childs Chair A.D.H.O.C. 

213-747-2526  / email: jeanjim2341@att.net 

2341 Scarff Street University Park / LA CA   90007  

 



 

 

 

 

 

 

EXHIBIT: ADHOC031521  

 

 

 



UP HPOZ BOARD Agenda, item 8, 3/16/2021  
 
From:  Jim Childs (jeanjim2341@att.net) 

To: daveraposa@aol.com: katie.knudson@lacity.org; sfader@stevenfaderarchitects.com; mfmalan@gmail.com; 

lapatow@gmail.com 

Cc: indiejean@att.net 

Date: Monday, March 15, 2021, 11: AM PDT 

 

RE:UP-HPOZ Board Agenda No8 / 3-116-21 

2323 Scarff 

To: University Park HPOZ Board & Planning Staff 

On my first glance at the applicant's submission packet a glaring mistake was 

obvious. The Project's plans include several comparable data conclusions that 

consider the proportion of historic "Contributing" verses Non-Contributing 

structures on the block face as an evaluating criterion.  

Their base map for measuring the existing front setbacks along the Scarff historic 

streetscape has an unacceptable level of error in their misidentification of 

Contributing-Structures. I am attaching, for the public record pages from the 

University Park HPOZ Historic Resources Survey so the appropriate corrective 

measures can be taken. The affected properties are: 

2347 Scarf Street  

2361 Scarf Street  

23465 Scarf Street 23475 Scarf Street  

40 St. James Park  

27 St. James Park  

27 St. James Park Rear 27 St. James Park Garage 17 St. James Park  

934 West 23rd  

922 West 23rd 

In Addition to the individual Survey ID pages I have also included verifying data 

from the pages of the HPOZ Historic Resources Results Table.  



Eight of the eleven properties of the list are clearly identified as Contributing or 

Contributing altered.  

Three other s wrongly identified in the Survey as Non-Contributing.  

Both 922 W. 23rd Street and 2347 Scarff are part of the St. James Park National 

Register Historic District. In fact 922 W 23rd Street, the Nolte Garage, is an award 

wining Rehabilitation and Adaptive-Reuse project that received Federal Tax 

Credits for the restoration which was overseen jointly by UP-HPOZ /OHR/ SHPO.  

40 St. James Park was recently rehabilitated and restored through a Conforming 

Work Project approval by the UP-Board.  

I will be in attendance for the meeting should you have any questions.  

 

Jim Childs  

UP-HPOZ Board Archivist 



 

 

 

 

 

 

EXHIBIT: ADHOC111621  

 

 

 















 

 

 

 

 

 

EXHIBIT: ADHOC032122  

 

 

 





























 

 

 

 

 

 

EXHIBIT: ADHOC042722  

 

 

 



























 

 

 

 

 

 

EXHIBIT: ADHOC052222  
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CITY PLANNING COMMISSON 

Public Hearing: December 08, 2022 

Case No. ZA-2021-6672-DB-CU-CCMP-HCA 

ENV Case No.  ENV-2021-6671-6673 

Address: 2323 Scarff Street,  Los Angeles, 90007 

Council District: CD-1 

Certified NC: NANDC South Los Angeles Empowerment Congress North Area North 

 

November 27, 2022 

 

 

Honorable Commissioners 

 

As the Chair of ADHOC I have made extensive comments to the public record  about the failure of this 

Project to conform to the University Park HPOZ Preservation Plan. As a former UP-Board member I was 

part of the team that spent two years and had 14 public hearings to create the Preservation Plan’s Draft, 

which was approved on July 14, 2005 by City Council. A key element in the approval-review process for 

“Infill” development is the requirement that the “PREVAILING” conditions on each separate block-face be 

examined for compatibility with the historic context and patterns of development. 

 

The Prevailing front-yard setback and building height for the west side of the 2300 block of Scaff Street 

was firmly settled on December31, 2008 by then Director of Planning S. Gail Goldberg. Her Letter of 

Determination (Case No. DIR 2008-3375-COA) granted an approval for a COA on the  Infill residential 

apartment at 2317 Scarff Street. She affirmed the historic “47 foot front setback” and the “prevailing height 

of 30 feet”. Those numbers are the “Objective” and codifiable.  

 

The Prevailing requirements, since 2008, for the east side of Scarff Street are: Height-30feet / Setback-47 

feet. The Orion Developers have proposed and had OHR, CHC, and the ZA agree to a 40.6 foot height 

and a 33 foot front setback. That their approval for the Project states that it “complies with Preservation 

Plan” is an unacceptable sell-out of the HPOZ process.  

 

Throughout this CCMP process I have consistently pointed out the numbers of inaccurate factual data they 

have utilized to mislead decision makers. One of the most impactful of their false claims was that the 

historic ALBAMARLE APTS. at 2343 Scarff was 50-feet high. They misused the false height to proclaim that 

their new 4-story would not be the tallest building  therefore they would not be a dominant intrusion.  

 

I have lived next door to the historic Albemarle Apts. at 2341Scarff, in a historic 1887 Queen Ann 

Victorian, for 43-years. I have served on both CRA/LA AN-4321 PAC and the UP-HPOZ Board as a review 

& approve administrative authority. I am responsible for the successful inclusion of the streets historic 11-

LA/HCM’s as well as its stature of listing as the  St. James Park National Register Historic District. It would 

be fair to acknowledge  my authority on the implementation of in-fill housing in a historic neighborhood.  
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The false claims by JPARK & KCK on the height of my neighbor was apparent. I have invested significant 

effort to provide irrefutable evidence that the Orion claims of non-dominance were bogus. I am attaching 

my comments to the ZA as Exhibits which I hope will enable the Commissioner’s the same availability to 

the truth as the ZA in having accurate information to enable an appropriate decision.  

 

 

EXHIBIT: HPOZ051922A 

   Letter from ADHOC to OZA / Rafael Fontes 

    6-pages: 2343 Scarff St. 

     Copy: National Register-HPOZ (1)  

     Illus. Comparative measurements (2) 

     Copy: JPARK errors (3) 

     Insert: Preservation Plan (4) 

     Building Stories (5) 

     JPARK story count (6) 

    

EXHIBIT: ADHOC052522A 

   Letter from ADHOC to OZA / Rafael Fontes 

    9-pages: Comparative height 2323<>2343 

     Copy: Stories & Height (1) 

Illus. Front-façade ADU-A200 (2) 

     Illus. Front-façade ADU-A210 (3) 

     Illus. Front Façade ADU Measurements (4) 

     Illus. Rear Façade 2323 Measurements (5) 

     Illus. 2323 Elevations (A4.01) (6) 

     Charts 2323 Zoning Code Criteria (7) 

     Copy: Parapet Height (8) 

     Copy: Who is higher? 

      

 

Both OHR and the ZA  have violated their administrative authority. They are failing to protect 

our finite historic resources by ignoring the bedrock concept of contextual compatibility.  The 

City’s bureaucrats have abandoned their responsibility as “stewards” of historic resources.  They 

have avoided resolving the complicated issues now arising from new state housing laws and their 

impacts under CEQA. Please take a few moments to look over my comments during your 

review. 

 

Respectfully, 

 

Jim Childs, Chair ADHOC 

213-747-2526  / email: jeanjim2341@att.net 

2341 Scarff Street University Park / LA CA   90007  

: 

 

 



 

 

 

 

 

 

EXHIBIT: HPOZ051922A  

 

 

 















 

 

 

 

 

 

EXHIBIT ADHOC052522A  

 

 

 





















CITY PLANNING COMMISSON 

Public Hearing: December 08, 2022 

Case No. ZA-2021-6672-DB-CU-CCMP-HCA 

ENV Case No.  ENV-2021-6671-6673 

Address: 2323 Scarff Street,  Los Angeles, 90007 

Council District: CD-1 

Certified NC: NANDC South Los Angeles Empowerment Congress North Area North 

 

 

Honorable Commissioners, 

 

There are no 4-story residential apartments in the 

University Park HPOZ 

 

The Orion Development Team including JPARK architects and Kaplan-Chen-Kaplan have deliberately 

submitted false information in their Project proposal plans and reports. As the Chair of ADHOC I have 

made extensive comments to the public record  throughout the CCMP process about the false information 

issue. I have submitted factual data, some  gleaned  from the City’s own administrative records to 

encourage that substantive corrections be made. They have not been made. Falsehoods remain. 

 

I questioned Planning Staff Kattie Knudson at the UP-HPOZ Board “Consultation” Meeting about how staff 

dealt with the conflict about the data failure of this Project. Her response was that OHR did not question 

submission materials for accuracy. I stated that I had submitted evidence of falsehoods in an effort to raise 

the alarm flag so that accurate data could be supplied.  No action was taken.  

  

I spent an extraordinary amount of time gathering together material that supplied corrective evidence that 

the submission materials were false. I sent documentation on what was wrong and what should be right to 

the ZA. He disregarded the truth. 

 

I am attaching a copy of the 1999 University Park* HPOZ Historic Resources Survey by Myra Frank and 

approved by City Council. This Survey Table contains a line item for every property in the University Park 

HPOZ. Each Line listing contains: 

o Location of Resource 

o Resource identifier 

o Year Built 

o OHP Code 

o Description of Resource 

o Original Owner/Architect/Builder 

o Applicable HPOZ Criterion 

 

As an example if I looked-up another Orion property on the west side of Scarff I would find: 

2301 Scarff Street / Ralph Miner Residence / 1894 / 5 1D / 2-story American Foursquare / Bradbeer&Ferris  

 



If someone was charged to create a streetscape for the west side of Scarff St. they could simply review 

pages 60-63 and with factual certainly be able to report on the building’s date of construction, its’ 

Contributing status, the number of stories, and the architectural style. Kaplan-Chen-Kaplan apparently 

failed to do so. They describe the developer’s own historic house as 2½ stories when it is only 2-stories as 

cited in the Survey Table and obvious to any one who looked at it. (hint- there are no dormers.) 

 

Every Property has a line in the Survey Table that states its’ number of stories. I have gone through all 69 

pages and as I thought there is no listing for any residential structure of 4-stories in height. 

 

Congratulations Commissioners you now possess a handy and simple truth-tellerbased on the Cities 

adopted survey material of how many stories height each building is. 

 

I invite you to compare it to the Orion submission and find who speaks the truth. 

  

 

Jim Childs Chair A.D.H.O.C. 

213-747-2526  / email: jeanjim2341@att.net 

2341 Scarff Street University Park / LA CA   90007  

 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

 
912 West 20th Street 

 
Historic Name:  ROGERS, 

BLANCHE/ LOTT HOUSE;Current 

Owner: Petronila V. Duarte 
 
1903 

 
1D 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
916 West 20th Street 

 
Historic Name:  JAMES MARSH 

HOUSE;Current Owner: T. Jean 

Adenika 
 
1904 

 
1D 

 
Craftsman, 2-Story 

Residential SF 

 
/ / WATTS, W. W. 

(PROB.) 

 
a) 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. 

 
919 West 20th Street 

 
Current Owner: Menachem  

Treivush 
 
1980 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Light Industrial 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
920 West 20th Street 

 
Historic Name:  ARTHUR C. 

THORPE HOUSE;Current Owner: 

Maria  Asencio 

 
1905 

C. 
 
1D 

 
CRAFTSMAN, 2-Story 

Residential SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
924 West 20th Street 

 
Historic Name:  GEORGE STECKEL 

HOUSE;Current Owner: Julio A. 

Zelaya 
 
1905 

 
1D 

 
Craftsman, 2-Story 

Residence SF 
 
/ / WATTS, W. W. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
928 West 20th Street 

 
Historic Name:  ELLEN I. LACY 

HOUSE;Current Owner: Armando  

Amezcua 
 
1905 

 
1D 

 
Craftsman, 1 1/2-Story 

Residential SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
932 West 20th Street 

 
Current Owner: Francis D. Riggs 

 
1903 

 
1D 

 
CRAFTSMAN, 2-Story 

Residence SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
936 West 20th Street 

 
Historic Name:  STEVENS/BROWN 

HOUSE;Current Owner: Fred  

Alcaraz 
 
1903 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
940 West 20th Street 

 
Historic Name:  SARAH ROOME 

HOUSE;Current Owner: Jorge E. 

Gonzalez 
 
1903 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
/ / WATTS, W. W. 

(PROB.) 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  3 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

944 West 20th Street Historic Name:  JULIA R. YOUNG 

HOUSE;Current Owner: Guillermo 

L. Arriaga 

1905 1D Craftsman, 2-Story 

Residence SF 

/ / WATTS, W. W. 

(PROB.) 

a) 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. 

 
945 West 20th Street 

 
Historic Name:  HARRY V. CARTER 

HOUSE;Current Owner: Harry  

Gonzalez 
 
1904 

 
1D 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
Hornbeck, Julia 

F./ / Hornbeck, C. 

 
a) 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. 

 
949 West 20th Street 

 
Current Owner: Jalil  Saadeh 

 
1998 

 
NC 

 
Neo-Craftsman, 1-Story 

Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
950 West 20th Street 

 
Historic Name:  EDSON 

HOUSE;Current Owner: Vacetti 

Sonia & Trust 
 
1902 

 
1D 

 
American Foursquare, 

2-Story Residential SF 
 
/ / WATTS, W. W. 

 
a) 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. 

 
1000 West 20th Street 

 
Historic Name:  HOUSE FOR 

ARTIE & LULU BLACKMAN;Current 

Owner: Ramon  Melendez 
 
1903 

 
4D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1002-1004 West 20th 

Street 

 
Historic Name:  Alice S. Christlies 

House;Current Owner: Anthony R. 

Bozonier 

 
1905 

C. 
 
4D 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
Christlies, Alice S. 

(by/ / 

 
a) 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. 

 
1003 West 20th Street 

 
Historic Name:  FRANK & CARRIE 

NAHOUSE RESIDENCE;Current 

Owner: Lourdes E. Ramos 
 
1902 

 
4D 

 
CRAFTSMAN/COLONIAL 

REVIVAL, 1 1/2-Story 

Residence SF 

 
Nahouse, Frank & 

Carrie/ / 

 
a) 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. 

 
1007 West 20th Street 

 
Current Owner: Aristides O. Rivera 

 
1903 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1010-1012 West 20th 

Street 

 
Historic Name:  HOUSE FOR 

DAVID HASKELL;Current Owner: 

Horace F. Hall 
 
1913 

 
4D 

 
CRAFTSMAN, 2-Story 

Quadruplex 

 
Haskell, David/ / 

FURLONG, 

ROBERT (?) 

 
a) 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. 

 
1011 West 20th Street 

 
Historic Name:  Walter Holst 

Residence;Current Owner: Torre 
 
1902 

 
4D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
Holst, Walter/ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Isabelle De La built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1015 West 20th Street 

 
Historic Name:  W.R. Gesse 

Residence;Current Owner: Mark E. 

Dorsey 
 
1900 

 
4D-A

S 

 
Shingle/American 

Foursquare, 2-Story 

Residential SF 

 
Keeney, James 

A./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1016 West 20th Street 

 
Historic Name:  HOUSE FOR 

DAVID HASKELL;Current Owner: 

Luis U. Guzman 
 
1907 

 
4D-A

S 

 
CRAFTSMAN, 1-Story 

Residence SF 

 
Haskell, David/ / 

SMITH, GEORGE 

M. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1019 West 20th Street 

 
Historic Name:  W.K. Cowan 

Residence;Current Owner: Victorino  

Martinez 
 
1901 

 
4D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Gessie, W.R. and 

Flora G./ / 

CUMMINS, J.H. 

 
a) 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. 

 
1020 & 1022-1024 

West 20th Street 

 
Current Owner: Salvador  

Valdovinos 
 
1903 

 
5D-A

S 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1025 West 20th Street 

 
Historic Name:  B.Z. Finley 

Residence;Current Owner: Marta H. 

Lopez 

 
1901 

C. 

 
4D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Keeney, James 

A./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1026 West 20th Street 

 
Historic Name:  Scribner 

(H.H.)-Monroe House;Current 

Owner: Galo  Cuevas 
 
1901 

 
4D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Christlies, Alice S. 

(by/ / WILSON, 

A. P. (1901 

reconstruction) 

 
a) 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. 

 
1028-1030 West 20th 

Street 

 
Historic Name:  FURLONG 

HOUSE;Current Owner: Hosie L. 

Davis 
 
1902 

 
4D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 
 
 

 
a) 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. 

 
1031 West 20th Street 

 
Historic Name:  G.W. McClary 

Residence;Current Owner: Bertha  

Copeland 
 
1899 

 
4D 

 
SHINGLE/AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Keeney, James 

A./ / 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1036 West 20th Street Current Owner: Hosie L. Davis 1903 NC American Foursquare, 

2-Story Residential SF 

 NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1038-1040 West 20th 

Street 

 
Historic Name:  EDGAR T. & VERE 

WHEELER HOUSE;Current Owner: 

Jesus  Acevedo 
 
1902 

 
4D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Wheeler, Edgar 

T./ Morgan & 

Walls/ 

Copenhaver, J. F. 

 
a) 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. 

 
1046 West 20th Street 

 
Current Owner: Louis  Cuellar 

 
1970 

C. 
 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
650 West 21st Street 

 
Historic Name:  SEVENTH DAY 

ADVENTIST CHURCH;Common 

Name: Seventh Day Adventist 

Church;Current Owner: So Calif 

Assn Of 7 Day Adv 

 
1918 

C. 

 
5D-A

S 

 
VERNACULAR/GOTHIC 

INFLUENCE, 1-Story 

Religious 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
663-667 West 21st 

Street 
 
Current Owner: Old Kent Mtg Co 

 
1929 

 
5D 

 
Mediterranean Revival, 

2-Story Triplex 
 
 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

704-708 West 21st 

Street 

Current Owner: Federico  Verduzco 1905 5D-A

S 

CRAFTSMAN, 2-Story 

Residential MF 

 AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
860 West 21st Street 

 
Historic Name:  Mrs. F.C. 

Houghston Residence;Current 

Owner: Ramon  Melendez 
 
1896 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Sterling, William 

M./ / WRIGHT, J. 

T. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
864 West 21st Street 

 
Current Owner: Ramon  Melendez 

 
1905 

 
NC 

 
Vernacular Cottage, 

1-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
868-870 West 21st 

Street 

 
Current Owner: Richard E. 

Quinonez 
 
1923 

 
5D 

 
Mediterranean Revival, 

2-Story Duplex 
 
 

 
a) 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. 

 
915 West 21st Street 

 
Current Owner: Herbert  Decosta 

 
1906 

 
5D-A

S 

 
Vernacular, 2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
917 West 21st Street 

 
Current Owner: Juan F. Olivares 

 
1903 

 
5D-A

S 

 
American Foursquare, 

2-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
921 West 21st Street 

 
Current Owner: Seiichiro Andakiko 

Nishio 
 
1988 

 
NC 

 
Post Modern, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
931 West 21st Street 

 
Current Owner: Casa Community 

Association 
 
1923 

 
5D-A

S 

 
Mediterranean Revival, 

1-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
935 West 21st Street 

 
Current Owner: Casa Community 

Association 
 
1923 

 
5D-A

S 

 
Mediterranean Revival, 

1-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
939 West 21st Street 

 
Historic Name:  House for J.M. 

Griffith;Current Owner: Leonel  
 
1906 

 
5D-A

S 

 
CRAFTSMAN INFLUENCE, 

2 1/2-Story Residential 

 
Griffith, J.M./ 

Krempel, John 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Mejia SF Paul/ Hollinet, A. 

(?) 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
940 West 21st Street 

 
Current Owner: Robert D. Fendley 

 
1907 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
/ / RENTON, 

D.M. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
945 & 949-951 West 

21st Street 
 
Current Owner: Rosa  Chavez 

 
1887 

C. 

 
5P/5

D- 

 
VERNACULAR & 

American Foursquare, 1 & 

2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1002-1004 West 21st 

Street 
 
Current Owner: Jaime J. Aviles 

 
1923 

 
5D 

 
Mission Revival influence, 

2-Story Duplex 
 
 

 
a) 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. 

 
1005-1007 West 21st 

Street 

 
Historic Name:  Charles E. Hutton 

Residence;Current Owner: Christina 

A. Kowalski 
 
1895 

 
4D-A

S 

 
CRAFTSMAN/COLONIAL 

REVIVAL, 2-Story 

Residential SF 

 
Johnson & Keeney 

Co./ Preston, 

Thomas B./ 

Eichholz, Phillip 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1006 West 21st Street 

 
Historic Name:  Rufus W. Burnham 

House;Current Owner: Cesar M. 

Henriquez 

 
1896 

C. 
 
4D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Burnham, Rufus 

W./ Unknown/ 

Johnson & Keeney 

Co. (Probably) 

 
a) 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. 

 
1009 West 21st Street 

 
Current Owner: Carlos A. Rivas 

 
1974 

 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1010 West 21st Street 

 
Historic Name:  James A. 

Keeney-George A. Montgomery 

House;Current Owner: Elias C. 

Gutierrez 

 
1896 

C. 
 
5/4D 

 
American Foursquare, 

2-Story Residence SF 

 
Keeney, James 

A./ Unknown/ 

JOHNSON & 

KEENEY CO. 

(PROB.) 

 
a) 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. 

 
1015 West 21st Street 

 
Current Owner: William B. Bunga 

 
1905 

C. 
 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1016-1018 West 21st 

Street 

 
Current Owner: J. Guadalupe 

Camarena 
 
1896 

 
NC 

 
American Foursquare, 

2-Story Residential SF 

 
/ / JOHNSON & 

KEENEY CO. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1017-1019 West 21st 

Street 

Historic Name:  E.W. Forgy and 

George D. Howland 

Residence;Current Owner: 

Guadalupe  Guerrero 

1896 

C. 

4D Hipped Roof Cottage, 

1-Story Residential SF 

Forgy, E.W./ 

Unknown/ 

JOHNSON & 

KEENEY CO. 

(PROB.) 

a) 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. 

 
1023-1025 West 21st 

Street 

 
Historic Name:  William Sippy 

Residence;Current Owner: Maria D. 

Ortiz 

 
1896 

C. 
 
4D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
William Sippy/ 

Unknown/ 

Murray, John 

 
a) 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. 

 
1024 West 21st Street 

 
Historic Name:  William B. Knapp 

Residence;Current Owner: Grace A. 

Trujillo 
 
1895 

 
4/4D 

 
Turn of the 

Century/Moorish Details, 

1-Story Residential SF 

 
Johnson & Keeney 

Co./ Preston, 

Thomas B./ 

Johnson & Keeney 

Co. 

 
a) 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. 

 
1028 West 21st Street 

 
Historic Name:  C. L. Neale 

Residence;Current Owner: Manuel  

Cabrera 

 
1896 

C. 
 
5/4D 

 
QUEEN ANNE Cottage, 

1-Story Residence SF 

 
Johnson & Keeney 

Co. (Pro/ 

Unknown/ 

Johnson & Keeney 

Co. (Prob.) 

 
a) 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. 

 
1034 West 21st Street 

 
Current Owner: Eduardo  Banuelos 

 
1898 

C. 
 
NC 

 
Eastlake, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1035 West 21st Street 

 
Current Owner: Lorenzo  Flores 

 
1898 

C. 
 
NC 

 
American 

Foursquare/Classical Reviv, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1038-1040 West 21st 

Street 
 
Current Owner: Pablo  Castro 

 
1913 

 
4D 

 
CRAFTSMAN, 2-Story 

Apartment 

 
McGeary, L.J./ 

Unknown/ Reed 

& Simpkins 

 
a) 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. 

 
1039-1041 West 21st 

Street 

 
Historic Name:  Jarrell 

Residence;Current Owner: 

Guadalupe  Guerrero 
 
1898 

 
4D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Jarrell, Charles 

H./ Unknown/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1043 West 21st Street 

 
Current Owner: Cirilo  Martinez 

 
1902 

 
NC 

 
American Foursquare, 

2-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1044 West 21st Street 

 
Historic Name:  House for Mary V. 

Bushord;Current Owner: Hela R. 

Allen 
 
1920 

 
4D 

 
CRAFTSMAN, 1-Story 

Residence SF 

 
Bushord, Mary 

V./ Tyler, Frank 

M./ Wollam, L. J. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1047 West 21st Street 

 
Historic Name:  Robert W. Kenny 

Residence;Current Owner: Angel G. 

Zavala 
 
1895 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Kenny, Robert 

W./ Unknown/ 

Johnson & Keeney 

Co. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1049 West 21st Street 

 
Historic Name:  Mortimer Curren 

House;Current Owner: Juanita  

Mendez 

 
1895 

C. 

 
4D-A

S 

 
Folk Victorian, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1000 West 22nd Street 

 
Historic Name:  Laura D. Smith 

Residence;Current Owner: Lucile M. 

Burrell 
 
1906 

 
4D 

 
CRAFTSMAN INFLUENCE, 

2-Story Residential SF 

 
Chase, Delia W.; 

Allen, L/ Train & 

Williams (Prob.)/ 

Anderson, R. J. 

(Prob.) 

 
a) 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. 

 
1001 West 22nd Street 

 
Historic Name:  A. H. Summers 

Residence;Current Owner: Lillian M. 

Harris 
 
1902 

 
4D 

 
CRAFTSMAN 

INFLUENCE/BUNGALOW, 

1-Story Residence SF 

 
Tyler & Co./ 

Unknown/ Tyler 

& Co. 

 
a) 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. 

 
1005 West 22nd Street 

 
Historic Name:  Otto C. Sens 

Residence;Current Owner: Esteban  
 
1902 

 
4D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Tyler & Co./ 

Unknown/ Tyler 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  15 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Figueroa & Co. built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1006-1008 West 22nd 

Street 
 
Current Owner: Jenny G. Sandino 

 
1906 

 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1009 West 22nd Street 

 
Current Owner: Pedro A. Ares 

 
1902 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
/ / TYLER & CO. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1012 West 22nd Street 

 
Current Owner: Bohorquez Milton 

& Trust 
 
1964 

 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1015 West 22nd Street 

 
Current Owner: Pedro A. Ares 

 
1904 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1016-1018 West 22nd 

Street 

 
Historic Name:  House for Laura D. 

Allen;Current Owner: Pearl D. Fong 

 
1897 

C. 

 
5/4D

-A 

 
COLONIAL REVIVAL, 

2-Story Residential SF 

 
Allen, Laura D./ 

Preston, Thomas/ 

Arkells, C. W. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1019 West 22nd Street Current Owner: Dziegiel Lilly J 1968 

C. 

NC Stucco Box, 2-Story 

Quadruplex 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1020-1022 West 22nd 

Street 

 
Historic Name:  Isaacs-Scarborough 

House;Current Owner: Laura E. 

Arevalo 

 
C. 

1892 

 
4D-A

S 

 
QUEEN ANNE Cottage, 1 

1/2-Story Residential SF 

 
/ Bowen, Lucius 

L. (Prob.)/ 

Hatheway, 

Charles A. (Prob.) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1023 West 22nd Street 

 
Historic Name:  PATRICK-DIXON 

HOUSE;Current Owner: Ramiro  

Marquez 
 
1896 

 
4D-A

S 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Bowen, Lucien L./ 

Unknown/ 

Bowen, Lucien L. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1026 West 22nd Street 

 
Current Owner: Daniel  Akaks 

 
1911 

 
4D-A

S 

 
Mission Revival, 3-Story 

Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1031-1033 West 22nd 

Street 

 
Historic Name:  L.A. Clampitt 

Residence;Current Owner: Ross  

Gallichotte 

 
1895 

C. 

 
4D-A

S 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
Clampitt, L.A.; 

Bennison,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1032 West 22nd Street 

 
Historic Name:  N.T. Edwards 

Residence;Current Owner: Gloria M. 

Petty 
 
1895 

 
5/4D 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Hart, George A. 

and Dwigh/ 

Bowen, Lucien L./ 

Bowen, Lucien L. 

 
a) 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. 

 
1036 West 22nd Street 

 
Historic Name:  Girdleston 

Residence;Current Owner: Mary  

Armstrong 
 
1896 

 
4D-A

S 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Girdleston, 

Charles H. &/ 

Bowen, Lucien L. 

(Prob.)/ Wilson, A. 

P. (Prob.) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1037 West 22nd Street 

 
Historic Name:  House for J.T. 

Stewart;Current Owner: Teresa  

Tapia 
 
1903 

 
NC 

 
Craftsman, 2-Story 

Residential SF 

 
Stewart, Dr. J.T./ 

Moore, Lester/ 

Thompson, J. D. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1039-1043 West 22nd 

Street 

 
Historic Name:  Morris 

Residence;Current Owner: Alan G. 

Chapin 
 
1903 

 
4D-A

S 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
Morris, Camm T.; 

Walker,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1117 West 22nd Street 

 
Historic Name:  House for W.S. 

Heineman;Current Owner: 
 
1903 

 
4D-A

S 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Heineman, W.S.; 

Wadsworth/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Arquimides  Herrera Unknown/ 

Heineman, W. S. 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1121 West 22nd Street 

 
Historic Name:  Burns 

Residence;Current Owner: Adela  

Alvarado 
 
1903 

 
4D 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Heineman W.S.; 

Burns, Tho/ 

Unknown/ 

Heineman, W. S. 

 
a) 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. 

 
1125 West 22nd Street 

 
Historic Name:  House for E. K. 

Kester;Current Owner: Ramon  

Olivar 
 
1905 

 
4D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Kester, Effie K./ 

Walker Bros./ 

Walker Bros. 

 
a) 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. 

 
1208 West 22nd Street 

 
Current Owner: Weng-ching  Chen 

 
1969 

 
NC 

 
Contemporary, 1-Story 

Service Station 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1215-1217 West 22nd 

Street 
 
Current Owner: Marco A. Plaza 

 
1905 

C. 
 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1222 West 22nd Street 

 
Current Owner: Francis K. Foo 

 
14 

 
NC 

 
Vernacular Cottage, 

1-Story Residence SF 
 
 

 
NC) Structure is incompatible in style and 

is a visual intrusion with nearby HPOZ 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

contributors.  It is a non-contributor 

even though it was built within the 

HPOZ's period of significance. 

 
1228 West 22nd Street 

 
Historic Name:  Mote 

Residence;Current Owner: Rivas 

Ramiro A & Trust 
 
1902 

 
5D 

 
CRAFTSMAN INFLUENCE, 

1 1/2-Story Residence SF 

 
Mote, Mrs. M. M./ 

Unknown/ Balsey, 

B. L. 

 
a) 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. 

 
1236 West 22nd Street 

 
Current Owner: Maria C. De 

Santiago Santia 

 
C. 

1901 
 
NC 

 
American Foursquare, 

2-Story Residential SF 

 
Simpson, Mary; 

Henderson,/ 

Unknown/ 

Unknown 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1237 West 22nd Street 

 
Current Owner: Kempo  

Hirabayashi 
 
1985 

 
NC 

 
Post Modern, 2-Story 

Triplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1241-1245 West 22nd 

Street 

 
Historic Name:  House for Ida O. 

Whittier;Current Owner: Gilberto  

Rodriguez 
 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Duplex 

 
Whittier, Ida O./ 

Unknown/ 

WALTERS, A. L. 

 
a) 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. 

 
1242 West 22nd Street 

 
Historic Name:  House for Mary M. 

Mote;Current Owner: Kanit  

Polpantu 
 
1903 

 
5/5D 

 
MISSION REVIVAL, 

1-Story Residence SF 

 
Mote, Mrs. M. M./ 

Krempel, John 

B./ Mote, I. E. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1244-1250 West 22nd 

Street 
 
Current Owner: Carl  Feldstein 

 
5 

 
NC 

 
American Foursquare, 

2-Story Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1249 West 22nd Street 

 
Current Owner: Marcos  Padilla 

 
1969 

 
NC 

 
Minimal Traditional, 

1-Story Residence SF 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1252-1258 West 22nd 

Street 
 
Current Owner: Carl  Feldstein 

 
1 

 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1255-1259 West 22nd 

Street 

 
Current Owner: Maria C. 

Desantiago 

 
1905 

C. 
 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1261 West 22nd Street 

 
Current Owner: Elmo  Miranda 

 
1985 

 
NC 

 
Post Modern, 2-Story 

Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1262-1264 West 22nd 

Street 

 
Historic Name:  Franklin 

Residence;Current Owner: Rangel 

David T & Evangelina 

 
C. 

1900 
 
5D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REVIVA, 2-Story 

 
Franklin, Kate 

and Joseph/ 

Unknown/ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Quadruplex Unknown present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1268-1270 West 22nd 

Street 

 
Historic Name:  House for Kate 

and Joseph Franklin;Current 

Owner: Richard T. Kramer 
 
1890 

 
5D-A

S 

 
TURN OF THE CENTURY, 

1-Story RESIDENCE 

 
Franklin, Kate 

and Joseph/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1276-1278 West 22nd 

Street 
 
Current Owner: Ivan  Kim 

 
1904 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Quadruplex 

 
Whittier, J. B./ 

Unknown/ 

Walters, A. L. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1282-1284 West 22nd 

Street 

 
Historic Name:  Johnson 

Residence;Current Owner: Fred 

Decd Est O. F. Esparza 
 
1901 

 
5D-A

S 

 
CRAFTSMAN, 2-Story 

RESIDENCE 

 
Johnson, Amanda 

M./ Unknown/ 

Tenny, A. B. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1283 West 22nd Street 

 
Historic Name:  Colby 

Residence;Current Owner: Jose  

Becerra 
 
1903 

 
5D-A

S 

 
Queen Anne Influence, 

2-Story Residential SF 

 
Colby, James E./ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

by the Historic Resources Survey. 

 
1286-1288 West 22nd 

Street 

 
Historic Name:  House for Charles 

Kern;Current Owner: Eugenia C. 

Mason 
 
1901 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Kern, Charles; 

Hale, Robe/ Kern, 

Charles/ Joney, 

Frank 

 
a) 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. 

 
1289 West 22nd Street 

 
Current Owner: Wing B. Wong 

 
1924 

 
5D 

 
Spanish Colonial Revival, 

1-Story Duplex 
 
 

 
a) 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. 

 
1300 West 22nd Street 

 
Historic Name:  Cummings 

Residence;Current Owner: Ottmar 

W. Altamirano 
 
1902 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Cummings, M. A.; 

Stimson,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1301 West 22nd Street 

 
Current Owner: Cheuk  Wong 

 
1903 

 
5D 

 
Queen Anne Influence, 

1-Story Residential SF 
 
 

 
a) 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. 
 
1308 West 22nd Street 

 
Current Owner: Jose M. Nunez 

 
21 

 
NC 

 
Craftsman, 1-Story 

 
 

 
NC) Structure lacks integrity as a result of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Residential SF irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1310-1316 West 22nd 

Street 
 
Current Owner: H. Sam Lee 

 
5 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1322-1324 West 22nd 

Street 
 
Current Owner: Ramon  Melendez 

 
23 

 
5D 

 
Spanish Colonial Revival, 

2-Story Apartment 
 
 

 
a) 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. 

 
1323 West 22nd Street 

 
Current Owner: Carmen A. Nava 

 
1900 

 
5D 

 
Hipped Roof Cottage 

w/classical ele, 1-Story 

Residence SF 

 
Tyler, M. S./ 

Unknown/ King & 

Ide 

 
a) 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. 

 
1326 & 1328 West 22nd 

Street 

 
Historic Name:  Childs 

Residence;Current Owner: Arthur  

Wallach 

 
1895 

C. 
 
5/5D 

 
Queen Anne cottage, 1 

1/2-Story Residence 

 
Childs, Frank/ 

Unknown/ 

Unknown 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1329-1331 West 22nd 

Street 
 
Current Owner: Isao  Tsuji 

 
1941 

 
5D 

 
Minimal Traditional, 

2-Story Duplex 
 
 

 
a) 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. 

 
1332 West 22nd Street 

 
Current Owner: Mitzuki F. Orellana 

 
1895 

C. 

 
5D-A

S 

 
QUEEN ANNE, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1334 West 22nd Street 

 
Current Owner: Humberto  Chavez 

 
1895 

C. 

 
5D-A

S 

 
QUEEN ANNE, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1337 West 22nd Street 

 
Current Owner: Guillermo  

Vidaurri 

 
1922 

C. 

 
5D-A

S 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
1339-1341 West 22nd 

 
Current Owner: Guillermo  

 
21 

 
5D-A

 
Contemporary, 1-Story 

 
 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Street Vidaurri S Duplex contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1343 West 22nd Street 

 
Current Owner: Gustavo  Villaneda 

 
1898 

C. 
 
NC 

 
QUEEN ANNE, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1345 West 22nd Street 

 
Current Owner: Pedro I. Izaguirre 

 
21 

 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1348 & 1350 West 22nd 

Street 
 
Current Owner: H. Sam Lee 

 
22 

 
5D 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
1354 & 1356-1358 

West 22nd Street 
 
Current Owner: Felipe M. Becerra 

 
1887

&192

2 
 
5D 

 
Queen Anne & Spanish 

Colonial Reviv, 1-Story 

Residential SF 
 
 

 
a) 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. 
 
1357-1359 West 22nd 

 
Current Owner: Felipe  Santistevan 

 
23 

 
5D-A

 
Spanish Colonial Revival, 

 
 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Street S 1-Story Quadruplex contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1362 West 22nd Street 

 
Current Owner: Petronilo  Flores 

 
7 

 
5D 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
a) 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. 

 
1366 & 1368 West 22nd 

Street 
 
Current Owner: Jose D. Avila 

 
1904 

C. 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1371 West 22nd Street 

 
Current Owner: Jose  Maldonado 

 
6 

 
5D-A

S 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1376 West 22nd Street 

 
Current Owner: Ramon P. Perez 

 
1898 

C. 
 
NC 

 
Queen Anne, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

within the HPOZ's period of significance. 

 
1382 West 22nd Street 

 
Current Owner: Felipe M. Becerra 

 
1 

 
5D-A

S 

 
Hipped Roof Cottage, 1 

1/2-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1385 West 22nd Street 

 
Historic Name:  Sinclair 

Residence;Current Owner: Charlotte 

A. Vincent 
 
1899 

 
5D 

 
Hipped Roof Cottage 

w/classical ele, 1-Story 

Residence SF 

 
Scott, Linda/ 

Smith & Elder/ 

Philpott, Cager 

 
a) 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. 

 
1388-1390 West 22nd 

Street 

 
Historic Name:  House for T. A. 

Lancaster;Current Owner: Felipe  

Becerra 
 
1902 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Lancaster, T. A./ 

Unknown/ 

Lancaster, T. A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey.` 

 
1400 West 22nd Street 

 
Historic Name:  Diehr 

Residence;Current Owner: Billy Y. 

Wong 
 
1895 

 
2/5D 

 
QUEEN ANNE, 2 

1/2-Story Residential SF 

 
Diehr, Hermann/ 

Unknown/ 

Hermann Diehr 

(Prob.) 

 
a) 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. 
 
1401 West 22nd Street 

 
Current Owner: Maxcine  Hurdle 

 
1905 

 
5D 

 
CRAFTSMAN, 2-Story 

 
Martin, Richard 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Residence SF W./ Unknown/ 

Unknown 

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. 

 
1407-1409 West 22nd 

Street 
 
Current Owner: Jose  Pereira 

 
1998 

C. 
 
NC 

 
Post Modern, 2-Story 

Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1408 West 22nd Street 

 
Current Owner: Don L. Redaja 

 
1905 

C. 
 
NC 

 
Hipped Roof Cottage, 

1-Story Residence 
 
/ / KEMP, J.A. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1411 West 22nd Street 

 
Current Owner: Vicente  Gamero 

 
1998 

C. 
 
NC 

 
Post Modern, 2-Story 

Residential SF 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1412-1414 West 22nd 

Street 

 
Historic Name:  Griffin 

Residence;Current Owner: Nelson R. 

Arca 
 
1901 

 
5D 

 
Queen Anne influence, 

1-Story Residential SF 

 
Horner, Kate; 

Griffin Leo/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1420 West 22nd Street 

 
Current Owner: Samuel A. Sevilla 

 
1903 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Wilson, A. E.; 

Marks, Mar/ 

Unknown/ Wilson, 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

A. E. within the HPOZ's period of significance. 

 
14261430 West 22nd 

Street 
 
Current Owner: Samuel A. Sevilla 

 
13 

 
NC 

 
Craftsman, 2-Story 

Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1434 West 22nd Street 

 
Current Owner: Bienvenida F. 

Sevilla 
 

3 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1435-1437 West 22nd 

Street 

 
Current Owner: 3 Durango 

Properties L.p. 
 

21 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Apartments 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1440 West 22nd Street 

 
Current Owner: Household Fin 

Corp/ca 
 
1903 

 
5D 

 
Queen Anne influence, 

1-Story Residence SF 
 
 

 
a) 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. 

 
1444-1446 West 22nd 

Street 

 
Historic Name:  House for Henry A. 

Pool;Current Owner: Josephine  

Martin 
 
1901 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Pool, Henry A./ 

Unknown/ 

Tenney, A. B. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1445 West 22nd Street 

 
Current Owner: Alfredo  Gonzalez 

 
1909 

 
NC 

 
Craftsman, 1-Story 

Residential SF 

 
Williamson, C. A. 

(S?)/ BENWAY, C. 

A. (?), 

DESIGNER/ 

BENWAY, C. A. 

(?) 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1447 West 22nd Street 

 
Current Owner: Samuel A. Sevilla 

 
21 

 
5D 

 
Spanish Colonial Revival, 

1-Story Duplex 
 
 

 
a) 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. 

 
1452 & 1454 West 22nd 

Street 
 
Current Owner: Isabel P. Hernaez 

 
22 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1455 West 22nd Street 

 
Current Owner: Christopher C. 

Watkins 
 
1911 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
a) 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. 
 
1459 West 22nd Street 

 
Current Owner: Cynthia V. Vidaurre 

 
1909 

 
5D 

 
CRAFTSMAN, 1 

 
/ BENWAY, C. A. 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1/2-Story Residence SF (?), DESIGNER/ 

BENWAY, C. A. 

(?) 

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. 

 
1460-1462 West 22nd 

Street 
 
Current Owner: Nereo E. Rodriguez 

 
1911 

 
5D 

 
CRAFTSMAN, 2-Story 

APARTMENTS 

 
Oldershaw, 

Margaret D./ 

Unknown/ 

Tenney, A. B. 

 
a) 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. 

 
1466-1468 West 22nd 

Street 
 
Current Owner: Elizabeth  Lanio 

 
1904 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Meeks, Charles; 

Boodeen,/ 

Unknown/ 

Williamson, E. S. 

 
a) 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. 

 
1467 West 22nd Street 

 
Current Owner: Agnes B. Gee 

 
1909 

 
5D 

 
CRAFTSMAN, 1 

1/2-Story Residence SF 

 
Williamson, C. A. 

(S?)/ BENWAY, C. 

A. (?), 

DESIGNER/ 

BENWAY, C. A. 

(?) 

 
a) 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. 

 
1475 West 22nd Street 

 
Current Owner: Virgilio B. Garion 

 
1905 

C. 

 
5D-A

S 

 
Hipped Roof Cottage 

w/classical ele, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  32 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1478 West 22nd Street 

 
Historic Name:  House for Perry 

Whiting;Current Owner: Ernesto  

Gonzalez 
 
1898 

 
5D-A

S 

 
Classical Revival elements, 

1 1/2-Story Residential 

SF 

 
Whiting, Perry/ 

Unknown/ 

Whiting, Perry 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
635 West 23rd Street 

 
Current Owner: Salcedo Trust 

 
1904 

 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
645 West 23rd Street 

 
Current Owner: Salcedo Trust 

 
1987 

 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
651 West 23rd Street 

 
Current Owner: Cuahutle F C & M 

C Trust 
 
1906 

 
5D-A

S 

 
Craftsman/SHINGLE, 1 

1/2-Story Residential SF 

 
Towell, 

James&Mary; 

McFar/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
657 West 23rd Street 

 
Common Name: The Inn;Current 

Owner: Patsy H. Carter 

 
1920 

C. 
 
5D 

 
COLONIAL REVIVAL, 

2-Story Apartments 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
663 West 23rd Street 

 
Historic Name:  House for Mary P. 

Lewis;Current Owner: Rudolph  

Vargas 
 
1905 

 
NC 

 
Craftsman, 2-Story 

Triplex 

 
Lewis, Mary P./ 

Tyler, Frank M./ 

Phelps, W. R. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
669 West 23rd Street 

 
Current Owner: Temple Baptist 

Church Of L 
 
1902 

 
5D-A

S 

 
SHINGLE INFLUENCE, 2 

1/2-Story Residential SF 

 
Skinner, A.W.; 

Klokke, E./ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
705-707 West 23rd 

Street 

 
Historic Name:  House for Rosa M. 

Day;Current Owner: Juan  Nunez 
 
1902 

 
5D 

 
SHINGLE, 2 1/2-Story 

Duplex 

 
Day, Rosa M./ 

Unknown/ DAY, 

THOMAS W. 

 
a) 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. 

 
709-711 West 23rd 

Street 
 
Current Owner: Rosa M. Hernandez 

 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2 

1/2-Story Duplex 

 
Spencer, H.F.; 

Price, E.J/ 

Unknown/ Day, 

Thomas W. 

 
a) 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. 
 
717 West 23rd Street 

 
Historic Name:  House for Thomas 

 
1923 

 
5D 

 
CRAFTSMAN/COLONIAL 

 
Day, Thomas W./ 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

W. Day;Current Owner: Federal 

Nat'l Mtg Assn (fn 

REVIVAL, 2-Story 

Quadruplex 

Unknown/ Day, 

Thomas W. 

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. 

 
721 West 23rd Street 

 
Historic Name:  Spencer-Little 

Residence;Current Owner: John M. 

Yazawa 

 
1892 

C. 
 
5/3D 

 
QUEEN ANNE, 1 

1/2-Story Residential SF 

 
Hendryx, W.Q.; 

Spencer, M/ 

Dorn, Fred R. 

(Prob.)/ Unknown 

 
a) 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. 

 
801 West 23rd Street 

 
Current Owner: Benton  Lee 

 
1925 

 
5D 

 
Mediterranean Revival, 

3-Story Apartment 
 
 

 
a) 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. 

 
809 West 23rd Street 

 
Current Owner: Two Worlds 

Development Pha 
 
1924 

 
5D-A

S 

 
RENAISSANCE REVIVAL, 

3-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
817 West 23rd Street 

 
Current Owner: Fernando L. 

Salcedo 

 
1998 

C. 
 
NC 

 
Neo Mediterranean 

Revival, 2-Story 

Apartments 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance. 

 
825-827 West 23rd 

Street 

 
Historic Name:  Fourplex for 

Samuel F. Bothwell;Current Owner: 

Rufus  Bradford 
 
1924 

 
5D 

 
Mediterranean Revival, 

2-Story Quadruplex 

 
Bothwell, Samuel 

F./ JONES, R.D./ 

COOPER, S.M. 

 
a) 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. 

 
833 West 23rd Street 

 
Historic Name:  Eli P. Clark 

Residence;Current Owner: Thomas 

M. Florio 

 
1898 

C. 
 
3/5D 

 
Shingle, 2-Story 

Residential SF 

 
Clark, Lucy H.; 

Demmick,/ 

Unknown/ 

STIMSON, 

GEORGE W. 

 
a) 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. 

 
841 West 23rd Street 

 
Current Owner: Vi  La Pro 

 
1910 

C. 

 
5D-A

S 

 
Italian Renaissance 

Revival, 3-Story 

Apartment 

 
/ HOWARD, G. 

A./ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
848 West 23rd Street 

 
Current Owner: Jack G. King 

 
1929 

 
5D 

 
Mediterranean Revival, 

3-Story Apartment 
 
 

 
a) 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. 
 
851 West 23rd Street 

 
Current Owner: Brambila Anatalia 

 
1910 

 
NC 

 
Craftsman, 2-Story 

 
 

 
NC) Structure lacks integrity as a result of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

S & Famil C. Apartment irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
867-889 West 23rd 

Street 
 
Current Owner: 23 Street Assoc 

 
1916 

 
1D 

 
MISSION INFLUENCE, 

2-Story Apartment 

 
/ / SIEGEL, FRED 

W. 

 
a) 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. 

 
915 West 23rd Street 

 
Current Owner: Hector D. Gutierrez 

 
1896 

 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
917 West 23rd Street 

 
Historic Name:  GEORGE WILSON 

KING RESIDENCE;Current Owner: 

Pilar  Alonso 
 
1887 

 
1D 

 
Queen Anne, 2-Story 

Residential SF 

 
King, George 

Wilson/ 

EDELMAN, 

ABRAHAM M./ 

 
a) 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. 

 
922 West 23rd Street 

 
Current Owner: R Trans Corp 

 
1921 

 
NC 

 
UTILITARIAN, 1-Story 

PARKING GARAGE 
 
/ / NOLTE, LEO 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
925 West 23rd Street 

 
Historic Name:  HENRY J. 

REUMAN RESIDENCE;Current 

Owner: David N. Tool 
 
1896 

 
3/1D 

 
Queen Anne, 2 1/2-Story 

Residence SF 

 
/ WACKERBATH, 

AUGUST/ JACOBI 

& FINK 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
929 West 23rd Street 

 
Historic Name:  WEIR 

HOUSE;Current Owner: Ricardo  

Ramirez 

 
1896 

C. 

 
1D-A

S 

 
CRAFTSMAN, 1 

1/2-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
934 West 23rd Street 

 
Historic Name:  LEE'S 

MARKET;Current Owner: Aziza C. 

Othman 
 
1906 

 
1D-A

S 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
947 West 23rd Street 

 
Historic Name:  ALIDA A. SNOW 

HOUSE;Current Owner: Luis C. 

Chavez 
 
1900 

 
5/1D 

 
American 

Foursquare/Classical Reviv, 

2-Story Residence SF 

 
/ / LOS 

ANGELES 

BUILDING 

COMPANY 

 
a) 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. 

 
954 West 23rd Street 

 
Historic Name:  BASSETT-REQUA 

HOUSE;Current Owner: Ellen  

Chambers 
 
1893 

 
1D 

 
American 

Foursquare/Classical Reviv, 

2-Story Residential SF 

 
/ HUNT, SUMNER 

P./ HOOPER & 

CALHOUN 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
954 West 23rd Street 

 
Historic Name:  BASSETT-REQUA 

HOUSE;Current Owner: Ellen  

Chambers 
 
1893 

 
1D 

 
American 

Foursquare/Classical Reviv, 

2-Story Residence SF 

 
/ HUNT, SUMNER 

P./ HOOPER & 

CALHOUN 

 
a) 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. 

 
955 West 23rd Street 

 
Current Owner: Rosa E. Chavez 

 
1889 

 
NC 

 
Folk Victorian, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
956-960 West 23rd 

Street 
 
Current Owner: Dinesh S. Joshi 

 
1895 

C. 
 
NC 

 
DUTCH COLONIAL 

REVIVAL INFLUENCE, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1000 West 23rd Street 

 
Historic Name:  SPENCER 

HOUSE;Current Owner: Rafael P. 

Aguirre 
 
1900 

 
NC 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1001 West 23rd Street 

 
Current Owner: Hollywood 

Parkview Apartme 
 
1924 

 
5D-A

S 

 
Mediterranean Revival, 

2-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
1005 West 23rd Street 

 
Current Owner: 1005 West 23rd 

 
1924 

 
5D-A

 
Mediterranean Revival, 

 
 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Street Buil S 2-Story Apartment contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1006 West 23rd Street 

 
Historic Name:  HANNA 

HOUSE;Current Owner: Rafael A. 

Garcia 
 
1899 

 
1D 

 
ECLECTIC/CRAFTSMAN 

INFLUENCE, 2-Story 

Residential SF 

 
/ / TYLER & 

JACKINS 

 
a) 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. 

 
1010 West 23rd Street 

 
Historic Name:  MCCOY/CARLE 

HOUSE;Current Owner: Angel  

Fernandez 

 
1890 

C. 

 
1D-A

S 

 
Folk Victorian, 2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1013 West 23rd Street 

 
Current Owner: John A. Bankhead 

 
1965 

C. 
 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1015 West 23rd Street 

 
Historic Name:  Wedding Cake 

House (Potter Residence);Current 

Owner: Jose G. Flores 
 
1895 

 
5/1D 

 
Queen Anne, 1 1/2-Story 

Residence SF 

 
Christman, G.W. 

& O.M., P/ 

Unknown/ 

Unknown 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1016-1020 West 23rd 

Street 

 
Historic Name:  HELEN M. 

KIMBALL HOUSE;Current Owner: 

Leo J. Lewis 
 
1892 

 
1D-A

S 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
/ BRADBEER, 

JAMES H./ 

MICHAELS, A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1022-1024 West 23rd 

Street 
 
Current Owner: Juana J. Balcorta 

 
1922 

 
1D 

 
CRAFTSMAN, 1-Story 

Duplex 
 
 

 
a) 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. 

 
1023 West 23rd Street 

 
Current Owner: Jorge  Rodriguez 

 
1963 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1025 West 23rd Street 

 
Current Owner: Sam Z. Cano 

 
1964 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1026 West 23rd Street 

 
Historic Name:  CHARLOTTE 

GIVENS HOUSE;Current Owner: 

Rafael A. Rivera 
 
1896 

 
1D 

 
TURN OF THE CENTURY, 

1 1/2-Story Residential 

SF 

 
/ KWIAT 

KOWSKI, LOUIS/ 

NEEDHAM & 

RYCKMAN 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1027 West 23rd Street 

 
Current Owner: Efrain  Alonzo 

 
1948 

 
NC 

 
Minimal Traditional, 

2-Story Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1028 West 23rd Street 

 
Historic Name:  J. C. BELL 

HOUSE;Current Owner: Concha  

Montano 
 
1902 

 
1D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REVIVA, 2-Story 

Residential SF 

 
/ / LOS 

ANGELES 

BUILDING CO. 

(PROB 

 
a) 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. 

 
1030 West 23rd Street 

 
Historic Name:  HENRY W. 

FOSTER RESIDENCE;Current 

Owner: Darlene A. Henderson 
 
1892 

 
4/1D 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
Foster, Henry W./ 

BRADBEER, 

JAMES H./ 

MICHAELS, A. 

(PROB.) 

 
a) 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. 

 
1034 West 23rd Street 

 
Historic Name:  SULLIVAN 

HOUSE;Current Owner: Jose T. 

Jimenez 

 
1898 

C. 
 
1D 

 
QUEEN ANNE, 1-Story 

Residence SF 

 
/ BOWEN, 

LUCIEN L., 

DESGNR (PROB/ 

WILSON, A. P. 

(PROB.) 

 
a) 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. 

 
1039 West 23rd Street 

 
Current Owner: Salcedo Trust 

 
1970 

C. 
 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance. 

 
1043 West 23rd Street 

 
Current Owner: J. S. Bawa 

 
1963 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1047 West 23rd Street 

 
Current Owner: Salcedo Trust 

 
1963 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1222 West 23rd Street 

 
Historic Name:  Edwards 

Residence;Current Owner: Rafael A. 

Garcia 
 
1894 

 
5/5D 

 
Folk Victorian, 2-Story 

Residence SF 

 
Edwards, Evan A. 

& Margar/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1223 West 23rd Street 

 
Current Owner: Faith  Pearlman 

 
1894 

 
5/5D 

 
Queen Anne, 2-Story 

Residential SF 

 
Chevaillier, Alzire 

A./ KELLER, 

WILLIS F./ DAY & 

FRAZIER 

 
a) 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. 

 
1228 West 23rd Street 

 
Historic Name:  House for Leona 

Engelhardt;Current Owner: 

Eduardo N. Godinez 
 
1896 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residence SF 

 
Engelhardt, 

Leona/ Unknown/ 

DAY, THOMAS W. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

by the Historic Resources Survey. 

 
1229 West 23rd Street 

 
Current Owner: Litza  Garate 

 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Garnsey, Mrs. 

L.T./ Unknown/ 

HALEY, F. 

 
a) 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. 

 
1236 West 23rd Street 

 
Historic Name:  Lancaster 

Residence;Current Owner: Pamela 

M. Davies 
 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

RESIDENCE 

 
Lancaster, T. A./ 

Unknown/ 

Lancaster, T. A. 

 
a) 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. 

 
1239 West 23rd Street 

 
Historic Name:  House for Carrie 

Shields;Current Owner: Sonia D. 

Rodriguez 
 
1895 

 
5D 

 
TURN OF CENTURY, 

1-Story Residence SF 

 
Shields, Carrie C./ 

BROWN & 

FISHER/ TUBBS, 

F. C. 

 
a) 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. 

 
1242 West 23rd Street 

 
Current Owner: Enrique  Briceno 

 
1902 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Lancaster, T. A.; 

Sanders/ 

Unknown/ 

LANCASTER, T. 

A. 

 
a) 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. 
 
1245 West 23rd Street 

 
Current Owner: Jan K. Marcus 

 
1900 

 
5/5D 

 
Queen Anne cottage, 

 
Shields, Alex/ 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  44 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1-Story Residence SF Unknown/ 

Unknown 

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. 

 
1248 West 23rd Street 

 
Historic Name:  Parker 

Residence;Current Owner: Francisco  

Alvarez 

 
1885 

C. 
 
5/5D 

 
Vernacular Cottage, 

1-Story Residential SF 

 
Parker, 

Catherine/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1249 West 23rd Street 

 
Current Owner: Secretary 

 
1930 

C. 
 
NC 

 
Spanish Colonial Revival, 

2-Story Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1258 West 23rd Street 

 
Current Owner: Jorge  Sanchez 

 
1940 

 
5D 

 
Minimal Traditional, 

1-Story Residence SF 
 
 

 
a) 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. 

 
1261 West 23rd Street 

 
Current Owner: Maria A. Rae 

 
1920 

 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
 
1262 West 23rd Street 

 
Current Owner: Felipe A. Bonilla 

 
1940 

 
5D 

 
Minimal Traditional, 

 
 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1-Story Residence SF 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. 

 
1263 & 1265 West 23rd 

Street 

 
Historic Name:  Jenkins 

Residence;Current Owner: Francisco 

V. Gonzalez 

 
1895 

C. 
 
5D 

 
TURN OF THE 

CENTURY/FARM HOUSE, 

1-Story Residential SF 

 
Jenkins, Marcia 

V.&Fayett/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1268 West 23rd Street 

 
Current Owner: Jess E. Mendoza 

 
1959 

 
NC 

 
Dingbat, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1273 West 23rd Street 

 
Current Owner: German  

Dominguez 

 
1895 

C. 

 
5D-A

S 

 
QUEEN ANNE 

INFLUENCE, 1-Story 

Residence SF 

 
Hall, Wm. I.; 

Shryack, El/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1274 & 1276-1278 

West 23rd Street 
 
Current Owner: Ramon  Melendez 

 
1908 

C. 
 
5D 

 
COLONIAL 

REVIVAL/CRAFTSMAN, 

1-Story Quadruplex 
 
 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1275 West 23rd Street 

 
Current Owner: Angel  Dominguez 

 
1895 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1277 West 23rd Street 

 
Current Owner: Luis O. Garcia 

 
1964 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1279 West 23rd Street 

 
Current Owner: Gonzaga A. Reyes 

 
1910 

 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1282-1286 West 23rd 

Street 

 
Historic Name:  Brown 

Residence;Current Owner: Ramon  

Melendez 
 
1912 

 
5D-A

S 

 
CRAFTSMAN, 1-Story 

HALF COURT 

 
Brown, Minnie Y. 

& Frank/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1288 West 23rd Street 

 
Current Owner: Mamie  Harrison 

 
1910 

 
5D-A

S 

 
PRAIRIE INFLUENCE, 

2-Story APARTMENTS 

 
Brown, Frank/ 

Unknown/ 

BUTLER, O. W. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

by the Historic Resources Survey. 

 
1289 West 23rd Street 

 
Historic Name:  House for Linda 

Scott;Current Owner: Oronoz Jose 

D & Family Trus 
 
1899 

 
5D 

 
TURN OF THE CENTURY, 

1-Story Residential SF 

 
Scott, Linda/ 

Smith & Elder/ 

Philpott, Cager 

 
a) 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. 

 
1302 West 23rd Street 

 
Current Owner: Moises  Rodriguez 

 
1903 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Hall, W. I./ 

Unknown/ 

Unknown 

 
a) 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. 

 
1306-1308 West 23rd 

Street 
 
Current Owner: Manuel  Suarez 

 
1926 

 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1307 West 23rd Street 

 
Current Owner: Refugio  Rodriguez 

 
1901 

C. 

 
5D-A

S 

 
QUEEN ANNE, 1-Story 

Residence SF 

 
Spencer, Mary E.; 

Bronson/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1314 West 23rd Street 

 
Current Owner: Rose O. Redix 

 
1904 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1315 West 23rd Street 

 
Historic Name:  Williams 

Residence;Current Owner: Cresencio  

Sanchez 
 
1900 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residential SF 

 
Williams, 

Margaret E./ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1316 West 23rd Street 

 
Current Owner: Armando V. 

Dominguez 
 
1905 

 
5D-A

S 

 
Turn of the Century 

Cottage, 1-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1318 West 23rd Street 

 
Current Owner: Cresencio  

Sanchesz 
 
1965 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1323 West 23rd Street 

 
Historic Name:  Rosenberg 

Residence;Current Owner: Francisco  

Colmenares 

 
1900 

C. 
 
5D 

 
Folk Victorian, 1-Story 

Residence SF 

 
Roseberg, Sam R.; 

German/ 

Unknown/ 

Unknown 

 
a) 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. 
 
1325 West 23rd Street 

 
Current Owner: Zoila  Acosta 

 
1912 

 
NC 

 
Folk Victorian, 1 

 
 

 
NC) Structure lacks integrity as a result of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1/2-Story Residential SF irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1332-1336 West 23rd 

Street 
 
Current Owner: Maria M. Perez 

 
1908 

 
5D-A

S 

 
CRAFTSMAN INFLUENCE, 

2 1/2-Story Quadruplex 

 
Getze, F. A./ 

TYLER, FRANK 

M./ PHILLIPS, F. 

Z. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1337 West 23rd Street 

 
Historic Name:  Yeisley 

Residence;Current Owner: Ton C. 

Mar 
 
1903 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Yeisley, Chas. A.; 

Marx,/ Unknown/ 

Unknown 

 
a) 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. 

 
1340-1342 West 23rd 

Street 
 
Current Owner: Paz T. Riebeling 

 
1908 

 
5/5D 

 
CRAFTSMAN, 2-Story 

Quadruplex 

 
Mellella, Dora L./ 

Unknown/ 

BURCHART, C. H. 

 
a) 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. 

 
1343 West 23rd Street 

 
Current Owner: Alicia  Coto 

 
1900 

C. 
 
5D 

 
QUEEN ANNE 

INFLUENCE, 1-Story 

Residential SF 

 
Bolin, Anna 

A./Patrick J./ 

Unknown/ 

Unknown 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1346 West 23rd Street 

 
Historic Name:  House for P. H. 

Medlin;Current Owner: Quai S. Jew 
 
1902 

 
5D 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Medlin, P. H./ 

Unknown/ 

DOUGHERTY 

BROS. 

 
a) 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. 

 
1349 West 23rd Street 

 
Current Owner: Maria T. Tapia 

 
1920 

C. 
 
NC 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1355 & 1357 West 23rd 

Street 
 
Current Owner: Alejandro  Tapia 

 
1965 

 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1356 West 23rd Street 

 
Current Owner: George  Cortez 

 
1905 

 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1361 & 1363 West 23rd 

Street 
 
Current Owner: Samuel  Rodriguez 

 
1893 

C. 
 
5D 

 
Queen Anne Cottage & 

Craftsman, 1-Story 

Residential SF 

 
Kelly, Tobias J.; 

Cumming/ 

Unknown/ 

Unknown 

 
a) 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. 
 
1362 West 23rd Street 

 
Historic Name:  Morrison 

 
1902 

 
5D-A

 
TURN OF THE CENTURY, 

 
Morrison, Mrs. L. 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Residence;Current Owner: I. K. 

Rawal 

S 1-Story Residence SF B./ Unknown/ 

JACKSON, W. H. 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1368 West 23rd Street 

 
Current Owner: Rafael  

Covarrubias 

 
1904 

C. 
 
NC 

 
Turn of the Century 

Cottage, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1371 West 23rd Street 

 
Historic Name:  Burford 

Residence;Current Owner: Jack  

Lee 
 
1904 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Burford, S. R./ 

Unknown/ 

ORDWAY, F. M. 

 
a) 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. 

 
1375 West 23rd Street 

 
Current Owner: Jose R. Martinez 

 
EFF. 

1985 
 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1376 West 23rd Street 

 
Current Owner: Jose J. Emerich 

 
1903 

 
NC 

 
Turn of the Century 

Cottage, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1382 West 23rd Street 

 
Current Owner: Jose R. Martinez 

 
1888 

C. 
 
NC 

 
Turn of the Century 

Cottage, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

within the HPOZ's period of significance. 

 
1383 West 23rd Street 

 
Current Owner: Felpe M. Becerra 

 
1902 

 
5D 

 
CRAFTSMAN/SHINGLE 

STYLE, 2-Story Residence 

SF 

 
Ashley, R. L./ / 

Burch, F. 

 
a) 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. 

 
1386-1388 West 23rd 

Street 
 
Current Owner: Oreste Exec Simi 

 
1928 

 
5D 

 
Mediterranean Revival, 

2-Story Apartment 

 
/ / PACIFIC 

CONST. & FIN. 

CO. 

 
a) 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. 

 
1389-1391 West 23rd 

Street 
 
Current Owner: Angel M. Becerra 

 
1915 

 
5D-A

S 

 
Prairie, 1 1/2-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1402 West 23rd Street 

 
Historic Name:  Cordes 

Residence;Current Owner: Frank G. 

Greenhouse 

 
1895 

C. 

 
5D-A

S 

 
Queen Anne, 1-Story 

Residential SF 

 
Cordes, Elizabeth 

(Beese)/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
1406-1408 West 23rd 

 
Current Owner: Mario  Ibarra 

 
1905 

 
5D 

 
TURN OF THE CENTURY, 

 
Ulrey (Wrey?), A. 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Street 1-Story Residential SF B./ Unknown/ 

KEMP, J. A. 

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. 

 
1409 West 23rd Street 

 
Current Owner: Carlos  Ortega 

 
1909 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1413 West 23rd Street 

 
Current Owner: Manuel  Canjura 

 
1895 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1414 West 23rd Street 

 
Current Owner: Angel  Diaz 

 
1906 

 
NC 

 
Turn of the Century 

Cottage, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1418-1420 West 23rd 

Street 

 
Current Owner: Boyd Naomi Decd 

Est Of 

 
1890 

C. 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residential SF 

 
McKinney, S. S.; 

McCoomb,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
1421 West 23rd Street 

 
Current Owner: Jesus  Navarrete 

 
1905 

 
5D-A

 
TURN OF THE 

 
Brown, V. P./ 

 
AS) Altered structure, but it is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  54 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

S CENTURY/CRAFTSMAN, 

1-Story Residential SF 

Unknown/ 

Unknown 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1428 West 23rd Street 

 
Current Owner: Francisco  

Almanza 
 
1924 

 
5D-A

S 

 
Spanish Colonial Revival, 

1-Story Duplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1429 West 23rd Street 

 
Historic Name:  House for G. A. 

Cortelyou;Current Owner: Jose R. 

Guadron 
 
1904 

 
5D-A

S 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Cortelyou, G. A./ 

Unknown/ ACME 

BLDG. CO. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1432 West 23rd Street 

 
Historic Name:  House for F. M. 

Tyler;Current Owner: Pedro  Pozo 
 
1902 

 
5D 

 
Turn of the Century 

Cottage/Craftsm, 1 

1/2-Story Residence SF 

 
Tyler, F. M./ 

Unknown/ Tyler, 

Frank M. 

 
a) 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. 

 
1435-1437 West 23rd 

Street 

 
Historic Name:  Ulrey 

Residence;Current Owner: Rosa  

Contreras 
 
1902 

 
5D-A

S 

 
TURN OF THE 

CENTURY/CRAFTSMAN, 

1 & 2-Story Residential 

 
Ulrey, Albert B./ 

Unknown/ 

Talbert, G. E. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

SF significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1440 West 23rd Street 

 
Current Owner: Jose V. Romero 

 
1912 

 
NC 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1441 West 23rd Street 

 
Current Owner: Joe N. Vasquez 

 
1902 

 
5D 

 
TURN OF THE 

CENTURY/CRAFTSMAN, 

1-Story Residential SF 

 
Tyler & Co./ 

Unknown/ TYLER 

& CO. 

 
a) 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. 

 
1443-1449 West 23rd 

Street 

 
Current Owner: De Oca Ernesto M. 

Montes 
 
1914 

 
5D 

 
CRAFTSMAN, 2-Story 

Quadruplex 

 
Tyler & Co./ 

Unknown/ TYLER 

& CO. 

 
a) 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. 

 
1446 West 23rd Street 

 
Current Owner: Jose V. Romero 

 
1924 

 
NC 

 
Spanish Colonial Revival, 

2-Story Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1451 & 1455 West 23rd 

Street 
 
Current Owner: Sally A. Williams 

 
1913 

 
NC 

 
Hipped Roof Cottage & 

Craftsman, 1 & 2-Story 

Quadruplex 

 
/ / 

GOLDTHWAITE, 

C. D. 

 
NC) Structures lack integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

within the HPOZ's period of significance. 

 
1458 West 23rd Street 

 
Current Owner: Bertha  Fernandez 

 
1895 

C. 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residence SF 

 
Stoddard, Nelson 

and Edwi/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1460 West 23rd Street 

 
Historic Name:  House for Orlando 

Moore;Current Owner: Guadalupe R. 

Riestra 

 
1890 

C. 
 
5D 

 
Folk Victorian, 1-Story 

Residence SF 

 
Moore, Orlando/ 

Unknown/ 

Hutchinson, B. P. 

 
a) 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. 

 
1461 West 23rd Street 

 
Historic Name:  Svensen 

Residence;Current Owner: Felix  

Rodriguez 

 
1890 

C. 
 
5D 

 
VERNACULAR, 1-Story 

Residence SF 

 
Swensen, Mrs. E./ 

Unknown/ 

Unknown 

 
a) 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. 

 
1464 West 23rd Street 

 
Current Owner: Alfonso  Gamboa 

 
1953 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1466 West 23rd Street 

 
Current Owner: Gomez Catalina B 

& Family T 

 
1890 

C. 

 
5D-A

S 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Thompson, 

Orange D., Sr./ 

Unknown/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Unknown significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1467 West 23rd Street 

 
Current Owner: Benjamin D. Powell 

 
1912 

 
5D 

 
Classical Revival, 2-Story 

Apartment 

 
Ehlers, Peter W. 

and Lill/ EHLERS, 

PETER W./ 

Unknown 

 
a) 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. 

 
1475-1477 West 23rd 

Street 
 
Current Owner: Refugio  Rodriguez 

 
1913 

 
5D-A

S 

 
Craftsman, 2-Story 

Fourplex 

 
Galbraith, Joseph 

A./ Thomas, O. 

J./ Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1480 West 23rd Street 

 
Current Owner: Glenn  Wong 

 
1915 

 
5D 

 
Craftsman, 1 1/2-Story 

Residential SF 
 
 

 
a) 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. 

 
1006 West 24th Street 

 
Historic Name:  DURYEA 

COTTAGE;Current Owner: Enrique  

Guerra 

 
1893 

C. 
 
1D 

 
QUEEN ANNE/EASTLAKE 

INFLUENCE, 1-Story 

Residential SF 
 
 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1007 West 24th Street 

 
Historic Name:  Richmond B. 

Durfee House;Current Owner: 

Edward C. Dorr 

 
1885 

C. 
 
3/1D 

 
QUEEN 

ANNE/EASTLAKE, 

2-Story Residence SF 

 
Durfee, Richmond 

B./ / DURFEE, 

RICHMOND 

(PROB.) 

 
a) 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. 

 
1008 West 24th Street 

 
Current Owner: Beryl C. Segesta 

 
1964 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1013 West 24th Street 

 
Historic Name:  GEORGE KNOX 

HOUSE;Current Owner: Edward C. 

Dorr 
 
1898 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 
 
 

 
a) 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. 

 
1016 West 24th Street 

 
Current Owner: Daniel  Waknine 

 
1965 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1017-1019 West 24th 

Street 
 
Current Owner: Richard F. Woods 

 
1899 

C. 
 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Quadruplex 

 
/ / MOORE, A. M. 

(1913 REMODEL) 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1020-1022 West 24th 

Street 
 
Current Owner: Ricardo  Guerra 

 
1894 

 
1D 

 
DUTCH COLONIAL 

REVIVAL INFLUENCE, 

2-Story Residential SF 

 
/ HUNT, SUMNER 

P./ HOOPER & 

CALHOUN 

 
a) 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. 

 
1021 West 24th Street 

 
Historic Name:  JOHN ECKSTROM 

HOUSE;Current Owner: Rosa 

Roland De La 
 
1901 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
/ / ECKSTROM, 

JOHN R. 

 
a) 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. 

 
1023-1025 West 24th 

Street 

 
Historic Name:  ALBERT 

CRUTCHER HOUSE;Current Owner: 

Lydia  Flores 
 
1895 

 
1D 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
/ EISEN & 

HUNT/ 

 
a) 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. 

 
1024 West 24th Street 

 
Current Owner: Antonio  Duarte 

 
1965 

 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1026 West 24th Street 

 
Historic Name:  EVERETT 

HOUSE;Current Owner: 

Woodpecker Properties Inc 
 
1896 

 
NC 

 
American Foursquare, 

2-Story Residential SF 

 
/ / HUNT, JOHN 

F. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

within the HPOZ's period of significance. 

 
1029 West 24th Street 

 
Historic Name:  GEORGE 

HERGALD HOUSE;Current Owner: 

Ignacio  Yanez 
 
1905 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
/ / GRACE & 

BULETTE 

 
a) 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. 

 
1030 West 24th Street 

 
Historic Name:  JOHN F. HUNT 

HOUSE;Current Owner: Arturo M. 

Flores 

 
1896 

C. 
 
1D 

 
TURN OF 

CENTURY/COLONIAL 

REVIVAL DE, 1-Story 

Residence SF 

 
/ / HUNT, JOHN 

F. (PROB.) 

 
a) 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. 

 
1034 West 24th Street 

 
Historic Name:  GEORGE T BARR 

RESIDENCE;Current Owner: Jose L. 

Gonzalez 
 
1895 

 
4/1D 

 
QUEEN ANNE, 1-Story 

Residence SF 

 
Welch, William O. 

and Eva/ AIKEN 

& BENTON/ 

HAYES, E. E. 

 
a) 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. 

 
1035 West 24th Street 

 
Historic Name:  DISTRIBUTING 

STATION NO. 31;Current Owner: 

George A. Murrell 
 
1924 

 
5/1D 

 
CLASSICAL INFLUENCE, 

2-Story Public Service 
 
 

 
a) 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. 
 
1038 West 24th Street 

 
Historic Name:  EARNEST A 

 
1895 

 
5/1D 

 
QUEEN ANNE, 1-Story 

 
Bruck, Earnest 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

BRUCK RESIDENCE;Current Owner: 

Ramon A. Arias 

Residential SF A./ BRADBEER & 

FERRIS/ EATON, 

M. 

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. 

 
1041 West 24th Street 

 
Historic Name:  DEPT WATER & 

POWER DISTRIB STN OPERATOR'S 

BUNG;Current Owner: Victorian 

Village Complex I 
 
1922 

 
1D 

 
COLONIAL REVIVAL, 

1-Story Residence SF 
 
 

 
a) 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. 

 
1042 West 24th Street 

 
Historic Name:  GEORGE C. 

DEMING RESIDENCE;Current 

Owner: Panagiotis A. Zinelis 
 
1895 

 
5/1D 

 
QUEEN ANNE, 1-Story 

Residence SF 

 
Deming, George 

C./ BRADBEER & 

FERRIS/ EATON, 

M. 

 
a) 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. 

 
1043-1045 West 24th 

Street 

 
Current Owner: Victorian Village 

Complex I 

 
1915 

C. 

 
5D-A

S 

 
Classical Revival, 2-Story 

Stores & Offices 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1048-1050 West 24th 

Street 

 
Historic Name:  DR. JAMES F. T. 

JENKINS RESIDENCE;Current 

Owner: Panagiotis A. Zinelis 
 
1895 

 
4/1D 

 
AMERICAN 

FOURSQUARE/ECLECTIC 

DETAIL, 2-Story 

 
Mitchell, James 

G./ AIKEN & 

BENTON/ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Residence SF HAYES, E. B. present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1117 West 24th Street 

 
Current Owner: Victorian Center 

Inc 
 

30 
 
NC 

 
Post Modern influence, 

1-Story Warehouse 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1123 West 24th Street 

 
Current Owner: Arthur G. Carmona 

 
1900 

C. 
 
5D 

 
Vernacular, 1-Story 

Commercial 
 
 

 
a) 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. 

 
1129 & 1131 West 24th 

Street 

 
Current Owner: Armando B. 

Vicente 

 
1902 

C. 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1137 West 24th Street 

 
Current Owner: Cruz M. Gutierrez 

 
1901 

 
5D 

 
Hipped Roof Cottage, 

1-Story RESIDENCE 

 
Lancaster, T. A./ 

Unknown/ DAY, I. 

H. 

 
a) 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. 
 
1143 West 24th Street 

 
Current Owner: Angel B. Vicente 

 
C. 

 
5D 

 
, 1-Story Residence SF 

 
Chilton, Walker, 

 
a) Adds to the historic architectural 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1900 Talbott,/ 

Unknown/ 

Unknown 

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. 

 
1147-1151 West 24th 

Street 

 
Current Owner: Mutual Bk 

Washington 
 
1927 

 
5D 

 
Spanish Colonial Revival, 1 

& 2-Story Residential 

Court 
 
 

 
a) 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. 

 
1155 West 24th Street 

 
Current Owner: Osbaldo  Frias 

 
1895 

C. 
 
NC 

 
Queen Anne Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1161-1163 West 24th 

Street 

 
Historic Name:  Gibbs 

Residence;Current Owner: Dolores I. 

Vigil 

 
1900 

C. 
 
5D 

 
Hipped Roof Cottage 

w/classical ele, 1-Story 

Residential SF 

 
Gibbs, May G./ 

Gibbs, A. G./ 

Gibbs, A. G. 

 
a) 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. 

 
1169 West 24th Street 

 
Historic Name:  House for Harriet 

L. Bush;Current Owner: Felipe M. 

Becerra 
 
1902 

 
5D 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Bush, Mrs. Harriet 

L./ Unknown/ L. 

A. Building Co. 

 
a) 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 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

its character at that time. 

 
1177-1181 West 24th 

Street 
 
Current Owner: Ignacio  Rodriguez 

 
1952 

C. 
 
NC 

 
Contemporary, 1-Story 

Triplex 
 
 

 
NC) Structure is incompatible in style and 

is a visual intrusion with nearby HPOZ 

contributors.  It is a non-contributor 

even though it was built within the 

HPOZ's period of significance. 

 
1183 West 24th Street 

 
Current Owner: Salvador  Serrano 

 
 

 
NC 

 
, 2-Story Residential SF 

 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1187-1191 West 24th 

Street 

 
Current Owner: Gallegos Herminia 

M & Trust 
 
1904 

 
5D-A

S 

 
SPANISH COLONIAL 

REVIVAL, 2-Story Stores 

& Resident 

 
Boettger, Anna 

B./ Unknown/ 

Saffell, Z. C. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1201-1209 West 24th 

Street 
 
Current Owner: Tom Fon Lim 

 
1922 

 
5D 

 
SPANISH COLONIAL 

REVIVAL, 2-Story Stores 

& Resident 

 
Umbacher, Julius 

& Babeck/ 

TYLER, FRANK 

M./ RICHARDSON 

BLDG. & ENG. 

CO. 

 
a) 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. 

 
1213-1215 West 24th 

Street 
 
Current Owner: Maria S. Leon 

 
1930 

C. 

 
5D-A

S 

 
Spanish Colonial Revival, 

1-Story Duplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1223 West 24th Street 

 
Current Owner: Maria E. Monay 

 
1895 

C. 

 
5D-A

S 

 
Queen Anne influence, 

2-Story Residence 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1227-1231 West 24th 

Street 
 
Current Owner: Eustacio  Ortega 

 
1946 

C. 
 
NC 

 
Contemporary, 1-Story 

Triplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1237-1239 West 24th 

Street 
 
Current Owner: Nicholas A. Zinelis 

 
1895 

C. 

 
5D-A

S 

 
Queen Anne Cottage, 

1-Story Residential SF 

 
/ Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1243 West 24th Street 

 
Current Owner: Wogo Associates Of 

Caronde 
 

30 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1249 West 24th Street 

 
Current Owner: Angela  Madero 

 
1903 

C. 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1257 West 24th Street 

 
Historic Name:  McPhail 

Residence;Current Owner: Brambila 

Anatalia S & Famil 
 
1900 

 
5D-A

S 

 
Vernacular Cottage, 

1-Story Residence SF 

 
McPhail, Kathleen 

I.; Dun/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1263 West 24th Street 

 
Historic Name:  Johnson 

Residence;Current Owner: Ernest D. 

Lucero 

 
1895 

C. 

 
5D-A

S 

 
QUEEN ANNE 

INFLUENCE, 1-Story 

Residence SF 

 
Johnson, Robert 

B./ Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1271 West 24th Street 

 
Current Owner: Celso  Garcia 

 
1893 

C. 

 
5D-A

S 

 
Queen Anne cottage, 1 

1/2-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1275 West 24th Street 

 
Current Owner: For Humanity Los 

A. Ngeles 
 

8 

 
5D-A

S 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1283 West 24th Street 

 
Current Owner: Rodolfo  Orellana 

 
C. 

1900 

 
5D-A

S 

 
Queen Anne cottage, 

1-Story Residential SF 

 
Smurr, John R.; 

Bronson,/ 

Unknown/ 

Unknown 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1289 West 24th Street 

 
Current Owner: Simi Exec Oresti 

 
1902 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Wadsworth, Thos. 

S./ Unknown/ 

Thomas S. 

Wadsworth 

Douglas Building 

 
a) 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. 

 
1301 West 24th Street 

 
Current Owner: 

 
1912 

C. 

 
5D-A

S 

 
Classical Revival, 2-Story 

Apartments 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1309 West 24th Street 

 
Current Owner: Luther  Slayton 

 
90 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1315 West 24th Street Current Owner: William C. Robinson 1900 

C. 

NC Hipped Roof Cottage, 

1-Story Residence SF 

 NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1321 West 24th Street 

 
Current Owner: Nicholas J. 

Maccarone 

 
1900 

C. 
 
5D 

 
Vernacular Cottage, 

1-Story Residence SF 
 
 

 
a) 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. 

 
13251/2 West 24th 

Street 

 
Current Owner: Kwang 

Presbyterian Ch Urch 

 
1910 

C. 

 
5D-A

S 

 
Vernacular Cottage, 

1-Story Duplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1335 & 1337 West 24th 

Street 

 
Historic Name:  Toon 

Residence;Current Owner: Kwang 

Presbyterian Ch Urch 

 
1900 

C. 
 
5D 

 
Queen Anne/hipped roof 

cottage, 1 1/2-Story 

Residential SF 

 
Toon, Rufus/ 

Unknown/ 

Unknown 

 
a) 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. 

 
1339 & 1341 West 24th 

Street 

 
Historic Name:  Grafenstein 

Residence;Current Owner: A. 

Kendell Oulie 

 
1900 

C. 
 
5D 

 
Queen Anne/hipped roof 

cottage, 1-Story 

RESIDENCE 

 
Grafenstein, 

Elizabeth; W/ 

Unknown/ 

Unknown 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1347 West 24th Street 

 
Current Owner: Armida  Rueda 

 
36 

 
NC 

 
Craftsman, 2-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1359-1361 West 24th 

Street 

 
Common Name: Sung Kwang 

Presbyterian Church;Current 

Owner: Kwang Presbyterian Ch 

Urch 

 
1922 

C. 

 
5D-A

S 

 
COMMERCIAL/MEDITERR

ANEAN INFLU., 2-Story 

COMMERCIAL 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1367 West 24th Street 

 
Current Owner: Jaime  Murillo 

 
23 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Stores & 

Resident 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1373-1379 West 24th 

Street 

 
Current Owner: Gomez Catalina B 

& Family T 
 

14 
 
NC 

 
Vernacular, 2-Story 

Apartments 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1007 West 25th Street 

 
Current Owner: Guadalupe A. 

Villagomez 
 
1938 

 
5D-A

S 

 
Colonial Revival, 1-Story 

Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1015-1019 West 25th 

Street 

 
Historic Name:  Nye 

Duplex;Current Owner: Ramiro  

Ayala 
 
1903 

 
5D-A

S 

 
SHINGLE STYLE 

INFLUENCE, 2-Story 

Residential SF 

 
Nye, R. L. & Chas. 

N./ GARRETT & 

BIXBY/ 

LOFGREN, 

CHARLES A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1021-1023 West 25th 

Street 
 
Current Owner: Linden  Logan 

 
1903 

 
5D 

 
SHINGLE STYLE 

INFLUENCE, 2-Story 

Residential SF 

 
Nye, R. L. and 

Chas. N./ 

GARRETT & 

BIXBY/ 

LOFGREN, 

CHARLES A. 

 
a) 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. 

 
1025-1027 West 25th 

Street 
 
Current Owner: Pablo G. Lopez 

 
1904 

 
5D-A

S 

 
CRAFTSMAN/ECLECTIC 

DETAILS, 2 1/2-Story 

Residential SF 

 
Nye, R. L. & Chas. 

N./ PATTERSON, 

H. M./ JONES, W. 

H. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1029 West 25th Street 

 
Current Owner: Antonio  Vargas 

 
1930 

 
NC 

 
Minimal Traditional, 1 

1/3-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
 
825 West Adams 

Boulevard 

 
Current Owner: St James Park Rhf 

Housing 
 
1974 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and has no known overriding 

significance. 

 
839 West Adams 

Boulevard 

 
Historic Name:  EZRA T. 

STIMSON/WILLIAM M. GARLAND 

HOUSE;Current Owner: St James 

Park RHF Housing 
 
1899 

 
2/5D 

 
CRAFTSMAN/TUDOR 

REVIVAL, 2 1/2-Story 

Residential SF 

 
Garland, William 

May/ Roehrig, 

Frederick;Hudson

&Munsel/ Alta 

Planing Mill 

(1910 addn) 

 
a) 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. 

 
909 West Adams 

Boulevard 

 
Current Owner: University Of So 

Californi 
 
1965 

 
NC 

 
Late Modern, 2-Story 

Club 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
949 West Adams 

Boulevard 
 
Current Owner: Irvin L. Kanthak 

 
1956 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
955 West Adams 

Boulevard 

 
Common Name: Troyland;Current 

Owner: University Of Southern Cal 
 
1960 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2116 Arapahoe Street 

 
Historic Name:  House for Blevings 

W. Pound;Current Owner: Hilda  

De Leon 
 
1905 

 
5D 

 
ECLECTIC/No. European 

influence, 2-Story 

Residence SF 

 
Blevings W. 

Pound/ / 

 
b) Owing to its unique location or singular 

physical characteristics, the property 

represents an established feature of the 

neighborhood, community, or city. 

 
1919 Bonsallo Avenue 

 
Current Owner: John  Nesler 

 
1923 

 
NC 

 
Mediterranean Revival, 

2-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1921-1925 Bonsallo 

Avenue 
 
Current Owner: Francisco R. Lopez 

 
1908 

C. 
 
NC 

 
AMERICAN 

FOURSQUARE, 2-Story 

Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1927 Bonsallo Avenue 

 
Common Name: Bonsallo 

Apartments;Current Owner: 

Francisco J. Becerra 

 
1900 

C. 
 
NC 

 
American Foursquare, 

2-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1935 Bonsallo Avenue 

 
Historic Name:  House for Francis 

P. Durston;Current Owner: Petra V. 

Charles 
 
1896 

 
5D 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Durston, Francis 

P./ / 

 
a) 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. 

 
1938 Bonsallo Avenue 

 
Historic Name:  APARTMENTS 

FOR D. A. WARNER;Current Owner: 

Jose R. Salinas 
 
1910 

 
5D-A

S 

 
PRAIRIE INFLUENCE, 

2-Story Apartment 

 
Warner, D. A./ 

ARCHITECTURAL 

DESIGNING CO./ 

JACOBS, W. C. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1939 Bonsallo Avenue 

 
Current Owner: Juan C. Ugalde 

 
1965 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1943-1945 Bonsallo 

Avenue 

Historic Name:  House for Albert H. 

Rose;Current Owner: Anna  

Arrieta 

1897 5D-A

S 

American Foursquare, 

2-Story Residential SF 

Rose, Albert H./ / AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1948 Bonsallo Avenue 

 
Current Owner: Richard  Tsui 

 
1924 

 
NC 

 
Commercial/ Utilitarian, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1950-1952 & 1954 

Bonsallo Avenue 
 
Current Owner: Carlos P. Alvarez 

 
1937 

 
5D-A

S 

 
Mission Revival influence, 

2-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1953 Bonsallo Avenue 

 
Current Owner: Marco A. Vanegas 

 
1902 

 
NC 

 
CRAFTSMAN INFLUENCE, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1955 Bonsallo Avenue 

 
Historic Name:  House for J. L. 

Murphy;Current Owner: Rosa M. 

Corrales 
 
1887 

 
5D-A

S 

 
Folk Victorian, 1-Story 

Residence SF 
 
Murphy, J. L./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1958 Bonsallo Avenue Historic Name:  House for Michael 

F. O'Dea;Current Owner: Luis M. 

Orellana 

1895 

C. 

5D TURN OF THE 

CENTURY/COLONIAL 

REVIVA, 1-Story 

Residential SF 

O'Dea, Michael F./ 

/ 

a) 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. 

 
1959 Bonsallo Avenue 

 
Historic Name:  House for Gregory 

N. Seery;Current Owner: Maria  

Cruz 
 
1899 

 
5D-A

S 

 
Shingle, 2-Story 

Residential SF 

 
Seery, G. N. & 

Mary T. Ev/ / 

SEERY, G. N. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1962 Bonsallo Avenue 

 
Current Owner: Carlos P. Alvarez 

 
1897 

 
5D 

 
TURN OF THE 

CENTURY/EASTLAKE/SHI

NGL, 1-Story RESIDENCE 

 
O'Dea, Michael F./ 

/ 

 
a) 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. 

 
1969 Bonsallo Avenue 

 
Current Owner: Ana  Garcia 

 
1908 

 
NC 

 
Queen Anne Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1970 Bonsallo Avenue 

 
Historic Name:  MICHAEL 

SHANNON RESIDENCE;Current 

Owner: Sonia  Delgado 
 
1893 

 
2/5D 

 
QUEEN 

ANNE/EASTLAKE, 

2-Story Residence SF 

 
Michael and Nellie 

Shanno/ / HENRY 

MARTZ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1973 Bonsallo Avenue 

 
Current Owner: Ruben M. Puga 

 
1893 

 
NC 

 
Folk Victorian, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1976 Bonsallo Avenue 

 
Historic Name:  House for O.J. 

Varley;Current Owner: Joseph M. 

Decd Est O. F. Ma 
 
1896 

 
5D-A

S 

 
ITALIANATE REVIVAL, 

2-Story Residence SF 

 
Varley, O. J./ / 

MARTZ, HENRY 

(PROB.) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1978 Bonsallo Avenue 

 
Historic Name:  RESIDENCE FOR 

O. J. VARLEY;Current Owner: 

Marta H. Lopez 
 
1898 

 
5D-A

S 

 
American Foursquare, 

2-Story Residential SF 

 
/ BIXBY, B./ 

MARCOUX, ALEX 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1979 Bonsallo Avenue 

 
Current Owner: Rodolfo  Padilla 

 
1896 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1981 Bonsallo Avenue 

 
Historic Name:  House for Mary A. 

Strong;Current Owner: Joe A. 

Sanchez 
 
1892 

 
5D-A

S 

 
QUEEN ANNE, 1 

1/2-Story Residence SF 

 
Strong, Mary A./ 

BRADBEER, 

JAMES H./ 

MICHAELS, A., & 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

MC NEIL alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1982 Bonsallo Avenue 

 
Historic Name:  AGNES B. 

HEIMGARTNER 

RESIDENCE;Current Owner: Wiley 

Pamela H & Trust 
 
1893 

 
2/5D 

 
Queen Anne Cottage, 1 

1/2-Story Residence SF 

 
Heimgartner, 

Agnes/ / 

 
a) 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. 

 
2100 Bonsallo Avenue 

 
Current Owner: Wilfrido  Navar 

 
1965 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2101 Bonsallo Avenue 

 
Historic Name:  House for D. 

Weber;Current Owner: Eugenio  

Perez 
 
1909 

 
3D 

 
CLASSICAL 

REVIVAL/PRAIRIE STYLE, 

2-Story Apartment 

 
Weber, D./ / 

BELL, G. N. (?) 

 
a) 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. 

 
2110 Bonsallo Avenue 

 
Current Owner: Reuben  Thropay 

 
1920 

 
NC 

 
Spanish Colonial Revival, 

2-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2111 Bonsallo Avenue 

 
Historic Name:  FRED A. WALTON 

Residence;Current Owner: Reynaldo  

Romero 

 
1888 

C. 

 
3D-A

S 

 
ITALIANATE REVIVAL, 

2-Story Residential SF 

 
/ / MARTZ, 

HENRY (PROB.) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2115 Bonsallo Avenue 

 
Historic Name:  House for Franklin 

P. Frost;Current Owner: Everett  

Lewis 
 
1893 

 
5/3D 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Frost, Franklin 

P./ GARRETT, 

WILLIAM S./ 

DOLSON, O. 

 
a) 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. 

 
2121-2123 Bonsallo 

Avenue 

 
Historic Name:  House for A. L. 

Wright;Current Owner: Dorothy  

Miller 
 
1889 

 
5/3D 

 
SHINGLE STYLE 

INFLUENCE, 2-Story 

Residence SF 

 
Wright, Arthur 

and Amanda/ 

BROWN, 

CARROLL 

(PROB.)/ 

 
a) 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. 

 
2122 Bonsallo Avenue 

 
Historic Name:  JOHN B. KANE 

RESIDENCE;Current Owner: Charles 

J. Miller 
 
1892 

 
2/3P

D 

 
Queen Anne Cottage, 

1-Story Residence SF 
 
Kane, John B./ / 

 
a) 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. 

 
2124 Bonsallo Avenue 

 
Historic Name:  CHARLES 

CLIFFORD GIBBONS 

RESIDENCE;Current Owner: Narciso  

Gehring 
 
1892 

 
2/3P

D 

 
Queen Anne Cottage, 1 

1/2-Story Residence SF 

 
Gibbons, Charles 

Clifford/ 

BRADBEER, 

JAMES H./ 

ARNOLD, W. S. 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2125 Bonsallo Avenue Historic Name:  THE ALLEN 

HOUSE;Current Owner: David J. 

Bottjer 

1888 

C. 

5/3D SHINGLE STYLE, 1 

1/2-Story Residence SF 

Allen, Samantha 

and Wm. H/ 

BROWN, 

CARROLL 

(PROB.)/ 

a) 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. 

 
2128 Bonsallo Avenue 

 
Current Owner: Emile  Tureaud 

 
1976 

C. 
 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2134 Bonsallo Avenue 

 
Current Owner: 

 
1924 

C. 
 
5D 

 
English Revival, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
2211 Ellendale Place 

 
Current Owner: Jose A. Chavarria 

 
1895C 

 
5D 

 
Vernacular Cottage, 

2-Story Residential SF 
 
 

 
a) 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. 

 
2221 Ellendale Place 

 
Current Owner: Jaime  Pinal 

 
12 

 
NC 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

22292231 Ellendale 

Place 

Current Owner: Dick S. Nishihira 1922 5D Spanish Colonial Revival, 

1-Story Duplex 

/ / HOEGERMAN, 

H. A. 

a) 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. 

 
2315 Ellendale Place 

 
Current Owner: Edgar  Castaneda 

 
1900 

C. 
 
5D 

 
Folk Victorian, 1-Story 

Residence 
 
 

 
a) 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. 

 
2222 South Ellendale 

Place 
 
Current Owner: 

 
1912 

C. 
 
NC 

 
Vernacular, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1939-1941 Estrella 

Avenue 

 
Historic Name:  Flats for Emma J. 

Crane;Current Owner: Lorenzo 

Evangelio & Trust 
 
1903 

 
5D-A

S 

 
Classical Revival, 2-Story 

Quadruplex 

 
Crane, Emma J./ 

Walker, Robert 

H./ Owner 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1943-1945 Estrella 

Avenue 
 
Current Owner: Jose G. Anguiano 

 
1903 

 
NC 

 
Vernacular, 2-Story 

Quadruplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1947 Estrella Avenue Historic Name:  Burrows Whiting 

House;Current Owner: Lucrecia  

Soria 

1898 5D-A

S 

AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

Burrows, A.F. & 

L.E. Whit/ / 

AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1953 Estrella Avenue 

 
Current Owner: 1953 1959 

Estrella Bldg 
 
1912 

 
NC 

 
Commercial/ Utilitarian, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1959 Estrella Avenue 

 
Current Owner: 1953 1959 

Estrella Bldg 
 
1915 

 
5D-A

S 

 
Commercial/ Utilitarian, 

3-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1963-1965 Estrella 

Avenue 

 
Historic Name:  House for J. M. 

Brod;Current Owner: Francisca E. 

Decd Est Ruiz 
 
1894 

 
5D-A

S 

 
CRAFTSMAN, 2-Story 

Residential SF 

 
Brod, J. M./ 

Meincardus, E. B. 

(?)/ J. C. Withrow 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1971 (& 1969-NC) 

Estrella Avenue 

 
Historic Name:  Apartments for 

Reverend Edmond Waters;Current 

Owner: Victor R. Suarez 
 
1922 

 
5D-A

S 

 
MISSION REVIVAL 

INFLUENCE, 2-Story 

Quadruplex 

 
Walters, Rev. 

Edmond/ 

POWELL, 

DWIGHT C./ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

WALTERS, REV. 

EDMOND 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1975 Estrella Avenue 

 
Historic Name:  House for Theo. 

Wrede;Current Owner: Pedro  

Garcia 
 
1895 

 
5/5D 

 
QUEEN ANNE, 2-Story 

Residence SF 
 
 

 
a) 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. 

 
1978 Estrella Avenue 

 
Historic Name:  LOIS ELLEN 

ARNOLD RESIDENCE;Current 

Owner: Ralph  Porrata 
 
1888 

 
2/5D 

 
QUEEN ANNE, 2-Story 

Residence SF 

 
Arnold, Lois 

Ellen/ / MARTZ, 

HENRY (PROB.) 

 
a) 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. 

 
1979 Estrella Avenue 

 
Current Owner: Luis  Barragan 

 
1913 

 
NC 

 
Commercial/ Utilitarian, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1980 Estrella Avenue 

 
Historic Name:  House for W. D. 

Clark;Current Owner: Reyna  

Acosta 
 
1904 

 
2/5D

-A 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Clark, Wm. D., 

Mary Croni/ 

PALMER, F. E./ 

WEESNER, C. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1981 Estrella Avenue 

 
Current Owner: Esperanza  China 

 
1904 

C. 
 
NC 

 
Stucco Box, 2-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2100 Estrella Avenue 

 
Current Owner: Teresa  Duran 

 
1970 

C. 
 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2101 Estrella Avenue 

 
Common Name: Henry's 

Market;Current Owner: 

 
1900 

C. 
 
NC 

 
Commercial/ Utilitarian, 

2-Story Stores & 

Resident 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2109 Estrella Avenue 

 
Current Owner: Jose H. Ruiz 

 
1929 

 
NC 

 
Spanish Colonial Revival, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2110 Estrella Avenue 

 
Historic Name:  HIRAM V. SHORT 

RESIDENCE;Current Owner: 

Margarita  Benitez 
 
1888 

 
2/5D 

 
Eastlake with Italianate 

Influence, 2 1/2-Story 

Residential SF 

 
/ / MARTZ, 

HENRY (PROB.) 

 
a) 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. 

 
2114-2120 Estrella 

Avenue 

 
Common Name: Temple Baptist 

Church;Current Owner: Temple 

Baptist Church Of L 

 
1995 

C. 
 
NC 

 
Post Modern, 1-Story 

Church 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2115 Estrella Avenue 

 
Historic Name:  WINTER 

HOUSE;Current Owner: Daniel B. 
 
1892 

 
5/5D 

 
CLASSICAL 

BOX/COLONIAL REVIVAL, 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Curran 2-Story Residence SF a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
2119 Estrella Avenue 

 
Historic Name:  RICHARD H. 

ALEXANDER RESIDENCE;Current 

Owner: Suzanna  Rodriguez 
 
1888 

 
2/5D 

 
Eastlake, 2-Story 

Residence SF 

 
Alexander, 

Richard H./ / 

MARTZ, HENRY 

(PROB.) 

 
a) 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. 

 
2123 Estrella Avenue 

 
Current Owner: Gallegos Herminia 

M & Trust 
 
1965 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2131 Estrella Avenue 

 
Historic Name:  SANFORD V. 

LANDT HOUSE;Current Owner: 

Brambila Anatalia S & Famil 
 
1894 

 
5D 

 
QUEEN ANNE, 2-Story 

Residence SF 
 
 

 
a) 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. 

 
2136 Estrella Avenue 

 
Current Owner: 

 
1904 

C. 
 
5D 

 
Shingle influence, 2-Story 

Residential SF 
 
 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2141 Estrella Avenue Historic Name:  House for Anita 

Tummerlin;Current Owner: Svgs Bk 

American 

1911 5D CLASSICAL REVIVAL 

INFLUENCE, 2 & 3-Story 

Apartment 

Tummerlin, 

Anita/ NOYES, F. 

A., JR./ DAY 

LABOR 

a) 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. 

 
2131 South Hoover Street 

 
Current Owner: West Villa Sheridan 

 
1931 

 
5D-A

S 

 
Spanish Colonial Revival, 

2-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2202 South Hoover Street 

 
Current Owner: Robindra N. Basdeo 

 
1985 

 
NC 

 
Neo Mediterranean 

Revival, 1-Story Shopping 

Center 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2214 South Hoover Street 

 
Current Owner: Omid  Kohanbash 

 
1922 

 
NC 

 
Commercial/ Utilitarian, 

1 & 2-Story Office 

Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2301 South Hoover Street 

 
Common Name: Jerry's 

Market;Current Owner: Tommy F. 

Lee 
 
1968 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2319 South Hoover Street 

 
Common Name: $1.00 

Warehouse;Current Owner: Ebrahim  
 
1968 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 

.  

Historic Resources Survey   --    Prepared for the City of Los Angeles Department of City Planning by Myra L. Frank & Associates, Inc.  --   January 10, 1999  --   

Results Table Page  85 

 

West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Poura significance and has no known overriding 

significance. 

 
2400 South Hoover Street 

 
Current Owner: Panagiotis A. 

Zinelis 
 
1946 

 
5D-A

S 

 
Cape Code Fantasy, 

1-Story Restaurant Buildi 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2133 Magnolia Avenue 

 
Current Owner: Larry  Malbrough 

 
11 

 
NC 

 
Craftsman, 2-Story 

Duplex 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2134 Magnolia Avenue 

 
Current Owner: Cesar A. Echeverria 

 
23 

 
5D 

 
Craftsman, 1-Story 

Apartment 
 
 

 
a) 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. 

 
2213-2215 Magnolia 

Avenue 
 
Current Owner: Ramon  Melendez 

 
1921 

 
5D 

 
Mediterranean Revival, 

2-Story Duplex 
 
 

 
a) 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. 

 
1920 Norwood Street 

 
Historic Name:  House for Augusta 

Burgwald;Current Owner: Meliton  
 
1903 

 
NC 

 
TURN OF THE CENTURY, 

1 1/2-Story Residence SF 

 
Bergwald, 

Augusta/ / 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Gutierrez HAMILTON, W.J non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1924 Norwood Street 

 
Current Owner: 

 
1922 

C. 

 
5D-A

S 

 
Craftsman influence, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1930 Norwood Street 

 
Current Owner: Robert  Ustariz 

 
1903 

 
5D-A

S 

 
TURN OF THE 

CENTURY/COLONIAL 

REVIVA, 1 1/2-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1934 Norwood Street 

 
Current Owner: Antonio  Velis 

 
1910 

C. 

 
5D-A

S 

 
Vernacular Cottage, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1942 Norwood Street 

 
Current Owner: Marco  Sanchez 

 
1903 

C. 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1944 Norwood Street Current Owner: Bernardino  Lopez 1908 

C. 

5D-A

S 

ECLECTIC VERNACULAR, 

2-Story Residential SF 

 AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1952 Norwood Street 

 
Current Owner: Donald B. Jensen 

 
1905 

 
NC 

 
English Revival, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1956 & 1958 Norwood 

Street 

 
Historic Name:  House for Fannie L. 

Judson;Current Owner: Cirilo  

Rivas 
 
1900 

 
5D-A

S 

 
TURN OF THE CENTURY, 

1 1/2-Story Residential 

SF 

 
Judson, Fannie 

L./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1964-1966 Norwood 

Street 

 
Historic Name:  House for S. C. 

Scott (1909);Current Owner: 

Althea M. Moreno 

 
1890/

1909 

 
5D-A

S 

 
Folk Victorian & 

Craftsman, 1-Story 

Residential SF 

 
Scott, S. C. 

(1909)/ / 

YEAGER, M. S., & 

CO. (1909) 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1968 & 1970 Norwood 

Street 
 
Current Owner: 

 
1910 

C. 
 
5D 

 
Craftsman, 1-Story 

Duplex 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1974 Norwood Street 

 
Current Owner: 

 
1910 

C. 
 
5D 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
1978 Norwood Street 

 
Current Owner: Torres Mickie Trust 

 
1907 

 
NC 

 
Craftsman, 1-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1986 Norwood Street 

 
Current Owner: Victor M. Flores 

 
1903 

 
5D-A

S 

 
Dutch Colonial Revival 

influence, 2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2101 Norwood Street 

 
Current Owner: 

 
1886 

C. 
 
5D 

 
Queen Anne Cottage, 

2-Story Residential SF 
 
 

 
a) 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. 
 
2105-2107 Norwood 

Street 

 
Historic Name:  CHARLES 

FERRIER HOUSE;Current Owner: 
 
1901 

 
5D-A

S 

 
TURN OF THE 

CENTURY/SHINGLE, 

 
Edson, M.A./ / 

EDSON, M. A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Ramon  Melendez 2-Story Residence SF built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2106 Norwood Street 

 
Historic Name:  House for E. D. 

Draper;Current Owner: Christine E. 

Andersen 
 
1903 

 
5D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
Draper, Mrs. E. 

D./ / STRANG, R. 

E. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2111 Norwood Street 

 
Historic Name:  House for M. A. 

Edson;Current Owner: Joseph  

Sherwood 
 
1901 

 
5/5D 

 
TURN OF THE 

CENTURY/SHINGLE, 

2-Story Residence SF 

 
Edson, M.A./ / 

EDSON, M. A. 

 
a) 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. 

 
2115 Norwood Street 

 
Historic Name:  CHARLES A. 

BROWN HOUSE;Current Owner: 

Rosita Tr Brown 
 
1905 

 
5D-A

S 

 
CRAFTSMAN, 2-Story 

Residential SF 

 
Edson, M.A./ / 

EDSON, M. A. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2119-2121 Norwood 

Street 

 
Historic Name:  House for James J. 

Pettigrew;Current Owner: Luis  

Solorzano 
 
1898 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 

 
Pettigrew, James 

John/ / HOOTS 

& YOUNG 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2120-2122 Norwood 

Street 
 
Current Owner: Olivia  Herrera 

 
1924 

 
5D 

 
Mediterranean Revival, 

2-Story Apartment 
 
 

 
a) 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. 

 
2123 Norwood Street 

 
Historic Name:  House for Ann C. 

Chase;Current Owner: Teodulo R. 

Martinez 
 
1906 

 
5D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residence SF 

 
Chase, Ann C./ 

CHASE, MRS. 

ANN C./ CHASE, 

MRS. ANN C. 

 
a) 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. 

 
2127-2131 Norwood 

Street 

 
Historic Name:  Elvira H. Androse 

House;Current Owner: Maria M. 

Orellana 
 
1902 

 
5D-A

S 

 
QUEEN ANNE, 2-Story 

Residential SF 

 
Androse, Elvira 

H., Byram/ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1828 Oak Street 

 
Historic Name:  CASA CAMINO 

REAL/ ODD FELLOWS 

TEMPLE;Current Owner: Washok 

Corp 
 
1924 

 
4/5D 

 
Spanish Churrigueresque, 

2 & 3-Story Club/ 

Meeting Hal 

 
/ MORGAN, 

WALLS & 

MORGAN/ 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2020 Oak Street Current Owner: L A Unified School 

Dist 

1938 5/5D MODERNE, 2-Story 

School 

L. A. City School 

Distric/ 

NIBECKER, A. S., 

JR./ 

a) 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. 

 
2101 Oak Street 

 
Historic Name:  Charles 

Merryweather House;Current 

Owner: Mart  Mortgage 
 
1904 

 
5D 

 
CRAFTSMAN, 1 

1/2-Story Residence SF 

 
Merryweather, 

Charles/ TYLER, 

FRANK M./ 

GATES, D. V. 

 
a) 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. 

 
2102 Oak Street 

 
Current Owner: Brambila Anatalia 

S & Famil 
 
1902 

 
NC 

 
ECLECTIC/COLONIAL 

REVIVAL INFL., 2-Story 

Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2106-2110 Oak Street 

 
Current Owner: Jaurigui Louis G 

Decd Est O 

 
1896 

C. 

 
5D-A

S 

 
American Foursquare, 

2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2107-2109 Oak Street 

 
Historic Name:  House for A. G. 

and H. E. Miller;Current Owner: 

Mario  Castaneda 
 
1897 

 
5D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REV DE, 2-Story 

Residential SF 

 
Miller, H. E. and 

A. G./ HOWARD 

& TRAIN/ 

WEBER & HAASE 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2112-2114 Oak Street 

 
Current Owner: Sara P. Suarez 

 
1903 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2113 Oak Street 

 
Historic Name:  OCHELTREE 

HOUSE;Current Owner: John D. 

Mahoney 
 
1900 

 
5D-A

S 

 
TURN OF THE CENTURY, 

1 1/2-Story Residential 

SF 

 
Ocheltree, Gilbert 

B./ HOWARD, 

TRAIN & 

WILLIAMS/ 

ANDERSON, R. J. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2118 Oak Street 

 
Current Owner: Maria E. Garibay 

 
1922 

 
5D-A

S 

 
Vernacular Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2119 & 2127 Oak Street 

 
Current Owner: Eliot  Elieff 

 
1971 

 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2120 Oak Street 

 
Historic Name:  House for A. J. 

Miller;Current Owner: Rafael A. 
 
1897 

 
5D 

 
COLONIAL 

REVIVAL/SHINGLE 

 
Miller, A. J./ / 

BROWN, 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Garcia STYLE, 1 1/2-Story 

Residence SF 

THOMAS a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
2126-2132 Oak Street 

 
Historic Name:  MARLBOROUGH 

SCHOOL ANNEX;Current Owner: 

23 Street Assoc 
 
1898 

 
1D-A

S 

 
Eclectic, 2-Story 

Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1920 Park Grove Avenue 

 
Historic Name:  KREIM 

HOUSE;Current Owner: Sofia  

Hernandez 
 
1895 

 
3D-A

S 

 
TURN OF THE CENTURY, 

1-Story Residence SF 

 
Kreim, Henry and 

May C./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1921 Park Grove Avenue 

 
Current Owner: Francisco A. Lira 

 
1964 

 
NC 

 
Stucco Box, 2-Story 

Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1923-1925 Park Grove 

Avenue 

 
Historic Name:  Flats for Russell 

Chase;Current Owner: Satoshi  

Ohnishi 
 
1904 

 
3D 

 
EDWARDIAN, 2-Story 

Apartment 

 
Chase, Russell; 

Mary J. B/ / 

CHASE, RUSSELL 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1924 Park Grove Avenue Current Owner: Daniel  Torres 1981 NC Stucco Box, 2-Story 

Quadruplex 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1928 Park Grove Avenue 

 
Historic Name:  NUELLE-BURR 

HOUSE;Current Owner: Lauro D. 

Cons 

 
1897 

C. 
 
3D 

 
Queen Anne Cottage, 

1-Story Residence SF 

 
Nuelle, Joseph F./ 

/ JOHNSON & 

KEENEY CO. 

(PROB.) 

 
a) 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. 

 
1929 Park Grove Avenue 

 
Historic Name:  EDGAR DOTY 

HOUSE;Current Owner: Bjorkman 

Astrid M 
 
1900 

 
3D 

 
QUEEN 

ANNE/EASTLAKE, 

2-Story Residential SF 

 
Doty, Edgar; Ella 

E. Bons/ / DOTY, 

EDGAR 

 
a) 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. 

 
1934-1936 Park Grove 

Avenue 
 
Current Owner: Lauro D. Cons 

 
1895 

C. 
 
3D 

 
QUEEN 

ANNE/EASTLAKE, 

2-Story Residential SF 
 
 

 
a) 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. 

 
1938 & 1940 Park Grove 

Avenue 
 
Current Owner: Emilio  Flores 

 
1896 

 
3D 

 
TURN OF THE CENTURY 

& Spanish Colon, 1-Story 

Residential SF 

 
/ BRADBEER & 

FERRIS/ SAFFELL 

& WRIGHT 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
1939 Park Grove Avenue 

 
Historic Name:  J. EDWIN TAYLOR 

HOUSE;Current Owner: Walter G. 

Serviss 

 
1900 

C. 

 
3D-A

S 

 
Hipped Roof 

Cottage/Queen Anne, 

1-Story Residential SF 

 
/ HOWARD, 

TRAIN & 

WILLIAMS-PROB.

/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1941 Park Grove Avenue 

 
Historic Name:  MASON 

HOUSE;Current Owner: Marco A. 

Sanchez 
 
1900 

 
3D 

 
TURN OF THE 

CENTURY/QUEEN ANNE, 

1-Story Residence SF 

 
Mason, I. J. and 

May F./ 

HOWARD, TRAIN 

& WILLIAMS/ 

WEBER, MORITZ 

 
a) 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. 

 
1943 Park Grove Avenue 

 
Current Owner: 

 
1904 

C. 
 
3D 

 
Hipped Roof Cottage 

w/Colonial elem, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
1944-1946 Park Grove 

Avenue 

 
Historic Name:  Fourplex for Mary 

A. Gibbons;Current Owner: Jay S. 

Velasco 
 
1914 

 
3D 

 
CRAFTSMAN, 2-Story 

Quadruplex 

 
Gibbons, Mary A./ 

/ FISCHBECK, 

JOSEPH A. 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1949 Park Grove Avenue Current Owner: Milton L. Lee 1965 

C. 

NC Contemporary, 2-Story 

Apartment 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1950-1952 Park Grove 

Avenue 
 
Current Owner: Jose  Patino 

 
1894 

 
NC 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
1954-1956 Park Grove 

Avenue 

 
Historic Name:  Fourplex for B. B. 

Henshey;Current Owner: Bjorkman 

Stanley H & Virgin 
 
1921 

 
3D 

 
SPANISH COLONIAL 

REVIVAL, 2-Story 

Quadruplex 

 
Hensey, B. B./ L. 

A. BUILDING & 

CONTRACTING 

C/ L. A. 

BUILDING & 

CONTRACTING C 

 
a) 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. 

 
1955 Park Grove Avenue 

 
Historic Name:  EVERETT S. 

COMINGS HOUSE;Current Owner: 

Jorge A. Martinez 
 
1894 

 
3D 

 
TURN OF 

CENTURY/CRAFT/SHINGL

E INFLU, 1 1/2-Story 

Residence SF 

 
Comings, Mary 

H./ / JOHNSON 

& KEENEY CO. 

 
a) 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. 

 
960 Park Grove Avenue                                                     

N 

 
Historic Name:  CHARLES F. 

NOYES HOUSE;Current Owner: 

Lupe U. Taimoori 
 
1894 

 
3/3D 

 
ECLECTIC/TURN OF THE 

CENTURY, 1 1/2-Story 

esidential SF 

 
Noyes, Chas. F.; 

B.M. Par/ Aiken 

& Benton 

(probably)/ 

Courtney, J. M. 

(probably) 

 
) 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.  R 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1961 Park Grove Avenue Historic Name:  JUDSON 

HOUSE;Current Owner: Dolores I. 

Vigil 

1894 3D TURN OF THE 

CENTURY/EASTLAKE 

DETAIL, 1 1/2-Story 

Residence SF 

Judson, Fannie 

L./ / JOHNSON 

& KEENEY CO. 

a) 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. 

 
1964 Park Grove Avenue 

 
Historic Name:  FRANK M. 

BOSWELL HOUSE;Current Owner: 

Ana R. Sandoval 
 
1894 

 
3D 

 
TURN OF THE CENTURY, 

1 1/2-Story Residence SF 

 
Boswell, Frank 

and Nellie/ MC 

CARTHY & 

MENDEL/ KIRK, 

C. P. 

 
a) 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. 

 
1965 Park Grove Avenue 

 
Current Owner: 

 
1905 

C. 

 
3D-A

S 

 
Vernacular Cottage, 1 

1/2-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1970-1972 Park Grove 

Avenue 

 
Historic Name:  ARTHUR L. 

HUTCHINSON HOUSE;Current 

Owner: Charles  Konjoyan 
 
1894 

 
3D 

 
TURN OF THE 

CENTURY/SHINGLE 

INFLUEN, 1 1/2-Story 

Residential SF 

 
Hutchinson, 

Arthur L./ / 

JOHNSON & 

KEENEY CO. 

 
a) 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. 

 
1971 Park Grove Avenue 

 
Historic Name:  OLIVER B. & 

ANNA PHILLIPS HOUSE;Current 
 
1894 

 
3D 

 
QUEEN ANNE Cottage, 1 

1/2-Story Residential SF 

 
Johnson & Keeney 

Co./ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Owner: Daniel  Rico DAMKROEGER, 

D. A./ 

ENGSTRUM, F. O. 

a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1974 Park Grove Avenue 

 
Historic Name:  JOHN B. 

HARRISON HOUSE;Current Owner: 

Jose  Rico 
 
1894 

 
3D 

 
TURN OF THE 

CENTURY/SHINGLE 

INFLUEN, 1-Story 

Residential SF 

 
Harrison, John 

B./ / JOHNSON 

& KEENEY CO. 

 
a) 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. 

 
1975 Park Grove Avenue 

 
Historic Name:  GEORGE D. 

CARLETON HOUSE;Current Owner: 

Raul  Juarez 
 
1894 

 
3D 

 
TURN OF THE 

CENTURY/QUEEN ANNE, 

1-Story Residential SF 

 
Carleton, George 

D. & Sar/ / 

JOHNSON & 

KEENEY CO. 

 
a) 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. 

 
1980 Park Grove Avenue 

 
Current Owner: Emilio G. Flores 

 
1963 

C. 
 
NC 

 
Stucco Box, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
1981 Park Grove Avenue 

 
Historic Name:  CHARLES W. 

CRALL HOUSE;Current Owner: 

James D. Bouchard 
 
1894 

 
3D 

 
TURN OF THE 

CENTURY/ECLECTIC 

DETAIL, 1 1/2-Story 

Residence SF 

 
Johnson & Keeney 

Co./ MC CARTHY 

& MENDEL/ 

KIRK, C. P. 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

1984 Park Grove Avenue Current Owner: Jesus E. Jauregui 1912 5D-A

S 

Commercial/ Utilitarian, 

3-Story Apartment 

 AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1985 Park Grove Avenue 

 
Historic Name:  GEORGE L. LUND 

HOUSE;Current Owner: Lorenza  

Valenzuela 
 
1896 

 
4/3D 

 
Queen Anne Cottage, 1 

1/2-Story Residential SF 

 
Lund, George J./ 

BANKER, H. C./ 

GARBER, F. J. 

 
a) 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. 

 
2100 Park Grove Avenue 

 
Current Owner: Roberto  Lopez 

 
1964 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2103-2105 Park Grove 

Avenue 
 
Current Owner: Jorge Rico 

 
1923 

C. 
 
NC 

 
Spanish Colonial Revival, 

2-Story Apartments 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2104-2106 Park Grove 

Avenue 
 
Current Owner: Mario  Chavez 

 
1910 

C. 

 
5D-A

S 

 
Craftsman, 1 1/2-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2107 Park Grove Avenue Historic Name:  ERIE D. DRAPER 

HOUSE;Current Owner: 

1900 5D AMERICAN 

FOURSQUARE/CRAFTSM

AN, 2-Story Residential 

SF 

/ / WRIGHT, J. T. a) 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. 

 
2111 Park Grove Avenue 

 
Historic Name:  MINERVA F. 

SHIVELY HOUSE;Common Name: 

Woodcraft Rangers;Current Owner: 

Woodcraft Rangers Inc 
 
1900 

 
1/5D 

 
SHINGLE STYLE, 2 

1/2-Story Residential SF 

 
Shiveley, Minerva 

F.&Emma/ 

AUSTIN & 

SKILLING/ ALTA 

PLANING MILL 

CO. 

 
a) 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. 

 
2112 Park Grove Avenue 

 
Current Owner: Enrique G. Luisi 

 
1923 

C. 
 
NC 

 
Renaissance Revival, 

2-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2118 Park Grove Avenue 

 
Current Owner: Olivia  Herrera 

 
1901 

 
5D-A

S 

 
Hipped Roof Cottage, 

1-Story Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2122-2124 Park Grove 

Avenue 
 
Current Owner: Mike G. Reyes 

 
1904 

C. 

 
5D-A

S 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2127-2129 Park Grove 

Avenue 

 
Historic Name:  House for W. E. 

Tyler;Current Owner: Sergio  

Gutman 
 
1901 

 
5D 

 
CRAFTSMAN, 2-Story 

Residential SF 

 
Tyler & Co./ / 

TYLER, W. E., & 

CO. 

 
a) 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. 

 
2128 Park Grove Avenue 

 
Current Owner: Ernesto L. Roque 

 
1901 

 
5D-A

S 

 
Craftsman, 2-Story 

Duplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2100 Portland Street 

 
Historic Name:  F. C. PEREW 

HOUSE;Current Owner: Nicanor  

Tellez 
 
1902 

 
1D-A

S 

 
ECLECTIC/CRAFTSMAN, 

2-Story Residential SF 

 
/ PRESTON, 

THOMAS/ 

ROWLEY, EDWIN 

S. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2103 Portland Street 

 
Historic Name:  ELIZABETH LEWIS 

HOUSE;Current Owner: Bishop Of 

Middleburg 
 
1897 

 
1D 

 
CRAFTSMAN/SHINGLE 

INFLUENCE, 2-Story 

Residence SF 

 
/ FITZHUGH, 

THORNTON/ 

THORNE, C. R. 

 
a) 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. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2104 Portland Street Historic Name:  

LARSON/STEWART 

HOUSE;Current Owner: Julio  

Villanueva 

1902 1D AMERICAN 

FOURSQUARE/CRAFTSM

AN, 2-Story Residential 

SF 

/ PRESTON, 

THOMAS/ 

ROWLEY, EDWIN 

S. 

a) 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. 

 
2107 Portland Street 

 
Current Owner: Bishop Of 

Middleburg 
 
1960 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2108 Portland Street 

 
Historic Name:  J. W. GRIFFITH 

HOUSE;Current Owner: Elsenia  

Collins 
 
1904 

 
1D-A

S 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
/ THOMAS 

PRESTON/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2111 Portland Street 

 
Historic Name:  

CREIGHTON/SHIRES 

HOUSE;Current Owner: Joseph  

Arroyo 
 
1902 

 
1D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REVIVA, 2-Story 

Residential SF 
 
 

 
a) 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. 

 
2112 Portland Street 

 
Current Owner: James  Nigro 

 
1907 

 
1D 

 
AMERICAN 

FOURSQUARE/CRAFTSM

AN, 2-Story Residence SF 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2115 Portland Street 

 
Historic Name:  OLIVER P. CLARK 

HOUSE;Current Owner: Zenorina  

Munoz 
 
1898 

 
1D 

 
TURN OF THE 

CENTURY/CRAFTSMAN, 

1-Story Residential SF 
 
 

 
a) 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. 

 
2116 Portland Street 

 
Historic Name:  FRANCIS C. 

CAREY HOUSE;Current Owner: 

Juan  Izaguirre 
 
1898 

 
1D-A

S 

 
DUTCH COLONIAL 

REVIVAL/CRAFTSMAN, 

2-Story Residential SF 

 
/ NEISSER, 

EDWARD/ 

SCHOLL, JOHN 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2120-2122 Portland 

Street 

 
Historic Name:  MARY E. CURREN 

HOUSE;Current Owner: Javier C. 

Sanchez 
 
1903 

 
1D 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
/ PRESTON, 

THOMAS/ 

ROWLEY, EDWIN 

S. 

 
a) 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. 

 
2121-2125 Portland 

Street 

 
Historic Name:  

MORGAN/CONNOR HOUSE;Current 

Owner: Orendain Maria Decd Est Of 
 
1900 

 
1D-A

S 

 
AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

 
/ HOWARD, 

TRAIN & 

WILLIAMS/ 

ANDERSON, R. J. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2126 Portland Street Historic Name:  STEWART LYTLE 

HOUSE;Current Owner: J. Jesus 

Ortiz 

1906 1D-A

S 

CRAFTSMAN/ECLECTIC 

DETAILS, 2-Story 

Residence SF 

/ PRESTON, 

THOMAS/ 

ROWLEY, EDWIN 

S. 

AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2127 Portland Street 

 
Historic Name:  WAGY 

HOUSE;Current Owner: Arturo  

Montes 
 
1903 

 
1D 

 
CRAFTSMAN, 1 

1/2-Story Residence SF 
 
/ / J E CROUCH 

 
a) 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. 

 
2142 Portland Street 

 
Historic Name:  TILLOTSON 

HOUSE;Current Owner: Guilbert C. 

Hentschke 
 
1901 

 
1D 

 
SHINGLE STYLE 

INFLUENCE, 2-Story 

Residence SF 

 
/ EISEN & HUNT 

(PROB.)/ 

 
a) 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. 

 
2143 Portland Street 

 
Historic Name:  DAVID S. 

BARMORE HOUSE;Current Owner: 

Ramon A. Arias 
 
1900 

 
1D 

 
CRAFTSMAN, 2-Story 

Residence SF 

 
/ GARRETT, 

WILLIAM S./ 

BOWEN, L. L. 

 
a) 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. 

 
2303 Portland Street 

 
Historic Name:  HOUSE FOR 

HERBERT D. REQUA;Current 
 
1906 

 
1D 

 
SHINGLE INFLUENCE, 

2-Story Residential SF 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Owner: Glen D. Lee a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
2315 Portland Street 

 
Current Owner: Jesus A. Llanes 

 
1907 

C. 

 
1D-A

S 

 
Hipped Roof Cottage, 

1-Story Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2318 Portland Street 

 
Historic Name:  WILLIAM HEDGES 

HOUSE;Current Owner: Maria A. 

Chachere 
 
1901 

 
1D 

 
American 

Foursquare/Colonial 

Reviva, 2-Story 

Residential SF 

 
/ / HEDGES, 

WILLIAM & 

SAMUEL(PROB) 

 
a) 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. 

 
2319 Portland Street 

 
Historic Name:  House for J. H. 

Thompson;Current Owner: Walter 

L. Williams 
 
1903 

 
1D 

 
Hipped Roof Cottage, 1 

1/2-Story Residence SF 

 
/ / THOMPSON, 

J. H. 

 
a) 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. 

 
2320 Portland Street 

 
Current Owner: Mario  Hernandez 

 
1903 

 
1D 

 
Colonial Revival, 1 

1/2-Story Residence SF 

 
/ / HEDGES, 

WILLIAM & 

SAMUEL(PROB) 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2324 Portland Street 

 
Historic Name:  PETER FERGUSON 

HOUSE;Current Owner: Charles  

Beuyukian 

 
1895 

C. 
 
1D 

 
AMERICAN 

FOURSQUARE/CLASSICA

L BOX, 2-Story Residence 

SF 
 
 

 
a) 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. 

 
2325 Portland Street 

 
Historic Name:  WILLIAM C. & 

MARY READ HOUSE;Current 

Owner: Jesus  Hernandez 
 
1895 

 
1D-A

S 

 
SHINGLE 

INFLUENCE/QUEEN 

ANNE, 2-Story Residence 

SF 

 
/ HUNT & 

EISEN/ WHITE, T. 

H. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2331 Portland Street 

 
Current Owner: Portland 

Apartments 
 
1970 

 
NC 

 
Contemporary, 2-Story 

Apartments 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2332 Portland Street 

 
Historic Name:  JOHN & MARTHA 

WIGMORE HOUSE;Current Owner: 

Gary  Kousnetz 
 
1894 

 
1D 

 
GOTHIC 

REVIVAL/SHINGLE 

INFLUENCE, 1 1/2-Story 

Residence SF 

 
/ AIKEN & 

BENTON/ 

HAYES, E. E. 

 
a) 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. 

 
2334 Portland Street 

 
Historic Name:  FINLAY & FLORA 

HOTCHKISS HOUSE;Current 
 
1904 

 
1D-A

S 

 
DUTCH COLONIAL 

REVIVAL, 1-Story 

 
/ PRESTON & 

SEEHORN/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Owner: Aida V. Bernal Residence SF BROWN & 

ALSOM 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2335-2337 Portland 

Street 

 
Historic Name:  CHARLES & 

VIRGINIA WALTON HOUSE;Current 

Owner: Community Counselling 

Serv 

 
1893 

C. 
 
1D 

 
CRAFTSMAN, 1 

1/2-Story Residential SF 

 
/ HUNT, SUMNER 

P. (PROB.)/ 

 
a) 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. 

 
2340 Portland Street 

 
Historic Name:  A. C. STILSON 

HOUSE;Current Owner: Thomas M. 

Florio 
 
1904 

 
1D 

 
ECLECTIC/TURN OF THE 

CENTURY, 1 1/2-Story 

Residence SF 
 
 

 
a) 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. 

 
2341 Portland Street 

 
Current Owner: Elliott  Prather 

 
1968 

C. 
 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2346 Portland Street 

 
Current Owner: Ritchie M. Spencer 

 
1887 

 
1D-A

S 

 
Folk Victorian, 2-Story 

Residential SF 

 
/ FORSTYTH, J. 

W. (PROB.)/ 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2353 Portland Street Current Owner: 1975 

C. 

NC Contemporary, 2-Story 

Apartments 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2356 Portland Street 

 
Current Owner: B & W Trust 

 
1962 

 
NC 

 
Contemporary, 2-Story 

Quadruplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2360 Portland Street 

 
Current Owner: Edward Y. Fong 

 
1970 

C. 
 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2361 Portland Street 

 
Current Owner: Lucienne  Sylla 

 
1900 

C. 
 
NC 

 
Eclectic, 2-Story 

Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2364 Portland Street 

 
Current Owner: Jennifer J. George 

 
1913 

 
5D-A

S 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2367 Portland Street 

 
Historic Name:  Weyse 

House;Current Owner: Newport 

Financial Express 

 
1890 

C. 
 
3/5D 

 
QUEEN ANNE, 2 

1/2-Story Residential SF 

 
Weyse, R. G. and 

Ada F./ / 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2370 Portland Street 

 
Current Owner: William R. Fox 

 
1990 

C. 
 
NC 

 
Neo-Craftsman, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2371-2373 Portland 

Street 
 
Current Owner: Rene M. Gastinell 

 
1940 

C. 
 
NC 

 
Vernacular, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2376 Portland Street 

 
Current Owner: Pei Chi Yue & Yue 

Trust 
 
1925 

 
5D 

 
Mediterranean Revival, 

2-Story Apartment 
 
 

 
a) 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. 

 
2377 Portland Street 

 
Current Owner: Samuel R. 

Mcgowan 

 
1925 

C. 

 
5D-A

S 

 
SPANISH COLONIAL 

REVIVAL, 1-Story 

APARTMENT COURT 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2382 & 2384 & 2386 

Portland Street 

 
Current Owner: Pei Chi Yue & Yue 

Trust 

 
1925 

C. 
 
5D 

 
Spanish Colonial Revival, 

1-Story Bungalow Court 
 
 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2390 Portland Street 

 
Current Owner: University Of So 

Calif 
 
1979 

 
NC 

 
Contemporary, 3-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
0 Saint James Park 

 
Historic Name:  ST. JAMES 

PARK;Current Owner: L A City 
 
1887 

 
6/1D 

 
Moreton Bay Fig & Tudor 

Revival, 1-Story TREE & 

PARK 
 
 

 
a) 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. 

 
17 Saint James Park 

 
Current Owner: Inselmann Rudolf O 

 
C. 

1902 

 
1D-A

S 

 
Eclectic/Classical 

Elements, 2-Story 

Residence 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
19 SAINT JAMES PARK 

 
Current Owner: Sergio  Gutman 

 
1902 

 
NC 

 
ECLECTIC/MISSION 

REVIVAL INFLUENCE, 

2-Story RESIDENCE 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
27 Rear - Guest Saint 

James Park 

 
Historic Name:  Stearns or 

Creighton Guest House;Current 

Owner: Jim G. Robinson 

 
1900 

C. 
 
1D 

 
Classical Revival, 1-Story 

Guest House 

 
Stearns or 

Creighton/ 

Parkinson or 

Farwell/ 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
27 Rear - Garage Saint 

James Park 

 
Historic Name:  Stearns Carriage 

House;Current Owner: Jim G. 

Robinson 
 
1900 

 
1D 

 
Classical Revival, 2-Story 

Carriage House 

 
Stearns, Colonel 

John E./ 

Parkinson, John/ 

Mathis, J. A. 

 
a) 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. 

 
27 Saint James Park 

 
Historic Name:  Colonel John E. 

Stearns Residence;Current Owner: 

Jim G. Robinson 
 
1900 

 
3/1D 

 
CLASSICAL REVIVAL, 

2-Story Residence SF 

 
Stearns, Colonel 

John E./ 

Parkinson, John/ 

Mathis, J. A. 

 
a) 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. 

 
34 Saint James Park 

 
Current Owner: St James Park Rhf 

Housing 
 
1974 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
40 Saint James Park 

 
Historic Name:  THE 

MAYFAIR;Current Owner: St James 

Park Rhf Housing 
 
1906 

 
NC 

 
Classical Revival, 3-Story 

Apartment 

 
/ FITZHUGH, 

THORNTON/ 

ENGSTRUM, F. O. 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2300 Scarff Street 

 
Current Owner: J. S. Bawa 

 
1965 

 
NC 

 
Contemporary, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2301 Scarff Street Historic Name:  RANDOLPH 

MINER HOUSE #1/F. 

THOMPSON-OWNR;Current 

Owner: Howard H. Cooley 

1894 5/1D American 

Foursquare/Colonial detail, 

2-Story Residential SF 

/ BRADBEER & 

FERRIS/ 

PARSONS, H. 

a) 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. 

 
2305 Scarff Street 

 
Historic Name:  CHARLES SEYLER 

SR. RESIDENCE;Current Owner: 

Rafael A. Garcia 
 
1894 

 
3/1D 

 
Queen Anne, 2-Story 

Residential SF 

 
Seyler, Charles 

Sr./ EDELMAN, 

ABRAHAM M./ 

PARSONS, H. 

 
a) 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. 

 
2308-2312 Scarff Street 

 
Historic Name:  APARTMENTS 

FOR JOHN R. POWERS;Current 

Owner: Salvador  Neri 
 
1910 

 
1D 

 
Colonial Revival, 2-Story 

Apartments 

 
/ / ZELLER, 

JOHN 

 
a) 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. 

 
2309-2311 Scarff Street 

 
Historic Name:  DENNIS 

BURKHALTER RESIDENCE;Current 

Owner: Rosaura M. Novales 
 
1895 

 
3/1D 

 
Queen Anne, 2-Story 

Residential SF 

 
Burkhalter, 

Dennis/ / 

 
a) 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. 

 
2317 Scarff Street 

 
Historic Name:  MARIAN WELLS 

HOUSE (R.M. 
 
1902 

 
1D-A

S 

 
CRAFTSMAN/SHINGLE 

INFLUENCE, 2-Story 

 
/ / ZELLER, 

JOHN 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

DAVIDSON-OWNER);Current 

Owner: Joseph M. Hantman 

Residential SF built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2318-2324 Scarff Street 

 
Current Owner: Salvador  Neri 

 
1939 

 
5D-A

S 

 
Colonial Revival, 2-Story 

Apartments 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2325 Scarff Street 

 
Historic Name:  POWERS, JOHN R. 

RESIDENCE;Current Owner: Maria  

Chachere 
 
1908 

 
3/1D 

 
Prairie, 2-Story 

Quadruplex 

 
Powers, John R./ 

WYMAN, 

GEORGE H./ 

ZELLAR, JOHN 

 
a) 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. 

 
2326 Scarff Street 

 
Historic Name:  RESIDENCE FOR 

JOHN R. POWERS;Current Owner: 

Rafael A. Garcia 
 
1908 

 
1D 

 
COLONIAL 

REVIVAL/PRAIRIE STYLE 

INFL, 2-Story Apartment 

 
/ / ZELLER, 

JOHN 

 
a) 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. 

 
2335 Scarff Street 

 
Current Owner: Rafael A. Garcia 

 
1965 

 
NC 

 
Dingbat, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2336-2338 Scarff Street Current Owner: Inselmann Rudolf O 1921 1D MISSION 

REVIVAL/PRAIRIE STYLE, 

2-Story Quadruplex 

/ / RIDDELL, J. J. 

(PROB.) 

a) 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. 

 
2341 Scarff Street 

 
Historic Name:  RUSSELL, W./ 

SEAMAN, W./ FOSHAY, J.A. 

HOUSE;Current Owner: Jean F. 

Childs 
 
1887 

 
1/1D 

 
Queen Anne/Eastlake, 

2-Story Residence SF 
 
Russell, W./ / 

 
a) 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. 

 
2342 Scarff Street 

 
Historic Name:  CREIGHTON 

RESIDENCE (MARGARET/BETTIE 

M.);Current Owner: Maria A. 

Chachere 
 
1896 

 
3/1D 

 
Georgian Revival, 2-Story 

Residence SF 

 
Creighton, 

Margaret & Bet/ 

DENNIS & 

FARWELL/ DEAN 

& WHITING 

 
a) 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. 

 
2343 Scarff Street 

 
Historic Name:  THE ALBEMARLE 

APARTMENTS;Current Owner: 

Brian C. Chen 
 
1903 

 
1D-A

S 

 
Mission Revival, 3 + 

BS-Story Apartments 

 
/ DUDLEY, A./ 

ENGSTRUM, F. O. 

CONSTRUCTION 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2347-2351 Scarff Street 

 
Current Owner: Braulio  Victoria 

 
1930 

C. 
 
NC 

 
ECLECTIC/EGYPTIAN 

INFLUENCE, 1-Story 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Church non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2355 Scarff Street 

 
Current Owner: Rafael A. Garcia 

 
1965 

 
NC 

 
Dingbat, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2361 Scarff Street 

 
Historic Name:  TOLHURST 

HOUSE;Current Owner: Rafael A. 

Garcia 

 
1891 

C. 
 
1D 

 
Queen Anne Cottage, 1 

1/2-Story Residence SF 
 
 

 
a) 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. 

 
2365 Scarff Street 

 
Historic Name:  FREEMAN TEED 

HOUSE;Current Owner: William J. 

Platt 

 
1893/

05 

 
1D-A

S 

 
Craftsman/Shingle 

influence, 2 1/2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2375 Scarff Street 

 
Historic Name:  CHALET 

APARTMENTS;Current Owner: 

Wilshire Hdr I Ltd Ptnshp 
 
1913 

 
1D-A

S 

 
Craftsman, 2-Story 

Apartment 

 
/ TYLER, FRANK 

M./ BOWDEN, R. 

F. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1915 Toberman Street 

 
Historic Name:  House for R. B. 

Morehead;Current Owner: Rosa E. 
 
1904 

 
5D 

 
CRAFTSMAN, 1-Story 

Residence SF 

 
Morehead, Robert 

B./ / WHITE, T. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Isac H. a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
1919 Toberman Street 

 
Current Owner: Edmundo L. Macias 

 
1904 

 
5D-A

S 

 
CRAFTSMAN, 1-Story 

Residential SF 

 
Moorehead, R. & 

H. Wright/ / 

WHITE, T. H. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1921 Toberman Street 

 
Current Owner: Eliza R. Magill 

 
1903 

 
5D 

 
Craftsman, 2-Story 

Residential SF 

 
Morehead, R. B. & 

H. Wrig/ / T. H. 

White 

 
a) 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. 

 
1923 Toberman Street 

 
Current Owner: Eliza R. Tr Magill 

 
1903 

 
5D 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
a) 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. 

 
1925-1927 Toberman 

Street 
 
Current Owner: Lidia C. Gabor 

 
1906 

 
5D-A

S 

 
CRAFTSMAN, 2-Story 

Residential SF 

 
Eastman, 

Gertrude B./ / 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
1933 Toberman Street 

 
Historic Name:  Nahouse 

House;Current Owner: Jose L. 

Bulahan 
 
1903 

 
5D 

 
Hipped Roof Cottage, 

1-Story Residence SF 

 
Nahouse, Carrie; 

John Han/ / 

NAHOUSE, F. W. 

 
a) 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. 

 
1936-1938 Toberman 

Street 

 
Historic Name:  Brand 

House;Current Owner: Arcadio  

Aguirre 
 
1903 

 
5D 

 
DUTCH COLONIAL 

REVIVAL, 2-Story 

Residential SF 

 
Brand, Louis; 

John A. Gre/ / 

SMITH, JACOB 

 
a) 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. 

 
2009 Toberman Street 

 
Current Owner: Pedro P. Castillo 

 
1907 

C. 

 
4D-A

S 

 
Vernacular, 2-Story 

Residence SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2013 Toberman Street 

 
Current Owner: Ruth  Sharp 

 
1912 

C. 

 
4D-A

S 

 
Craftsman, 1-Story 

Residential SF 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2020& 2022-2024 

Toberman Street 

Historic Name:  Duplex for Adam 

Vogt;Current Owner: Sonia R. 

Sobalvarro 

1907 4D AMERICAN 

FOURSQUARE, 2-Story 

Residential SF 

Vogt, Adam/ / 

HENCK, E. L. 

a) 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. 

 
2100 Toberman Street 

 
Current Owner: Rosa E. Chavez 

 
1902 

 
4D 

 
TURN OF THE 

CENTURY/QUEEN ANNE, 

1-Story Residence SF 

 
Miller, E.A., Wm. 

C. Andr/ / 

 
a) 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. 

 
2106 Toberman Street 

 
Current Owner: Arturo G. Alvarez 

 
1903 

 
4D 

 
Turn of the Century 

Cottage, 1 1/2-Story 

Residence SF 
 
 

 
a) 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. 

 
2109 Toberman Street 

 
Historic Name:  Vogt 

House;Current Owner: Romilia  

Medinilla 
 
1903 

 
4D-A

S 

 
Craftsman, 2 1/2-Story 

Residence SF 

 
Vogt, Maggie/ / 

BIRCH, F. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2112 Toberman Street 

 
Current Owner: Joel  Gomez 

 
1961 

 
NC 

 
Stucco Box, 2-Story 

Apartment 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

significance and has no known overriding 

significance. 

 
2200 Toberman Street 

 
Current Owner: Geoffrey  Harding 

 
1909 

 
NC 

 
Craftsman, 2-Story 

Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2206 Toberman Street 

 
Current Owner: Helen N. Robinson 

 
1904 

 
NC 

 
COLONIAL 

REVIVAL/CLASSICAL 

BOX, 2-Story Residence 

SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2208-2212 Toberman 

Street 
 
Current Owner: Walter C. Gonzalez 

 
1902 

C. 
 
NC 

 
COLONIAL 

REVIVAL/CLASSICAL 

BOX, 2-Story Residential 

SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2211 Toberman Street 

 
Current Owner: 

 
1906 

C. 
 
5D 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
a) 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. 

 
2214-2216 Toberman 

Street 
 
Current Owner: Marlean  Dockery 

 
1907 

 
5D-A

S 

 
Craftsman, 2-Story 

Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2215 Toberman Street Current Owner: Cesar A. Echeverria 1894 4D LATE SHINGLE STYLE 

INFLUENCE, 2 1/2-Story 

Residential SF 

Frost, Dr. F. R./ 

Sumner P. Hunt 

(?)/ Campbell, 

P.C. 

a) 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. 

 
2218 Toberman Street 

 
Current Owner: Marlean  Dockery 

 
1922 

 
5D-A

S 

 
Mediterranean Revival, 

2-Story Quadruplex 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2222-2224 Toberman 

Street 
 
Current Owner: Marlean  Dockery 

 
1924 

 
5D-A

S 

 
Spanish Colonial Revival, 

1-Story Apartment 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2310 Toberman Street 

 
Current Owner: James J. Jimenez 

 
1915 

 
NC 

 
Vernacular, 1-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2320 Toberman Street 

 
Current Owner: Ricardo V. Guerra 

 
1906 

 
5D 

 
TURN OF THE CENTURY, 

1-Story Residence SF 
 
/ / ASHBY, H. G. 

 
a) Adds to the historic architectural 

qualities or historic associations for which 

a property is significant because it was 

present during the period of significance, 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

and possesses historic integrity reflecting 

its character at that time. 

 
2322 Toberman Street 

 
Current Owner: Ana V. Castro 

 
1903 

C. 
 
5D 

 
TURN OF THE 

CENTURY/CRAFTSMAN, 

1-Story Residence SF 
 
/ / ASHBY, H. G. 

 
a) 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. 

 
2407 Toberman Street 

 
Current Owner: Equitable Mortgage 

Co 
 
1922 

 
5D 

 
Colonial Revival, 1-Story 

Residential SF 

 
/ / MARSHALL, 

H. W. 

 
a) 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. 

 
2428 Toberman Street 

 
Current Owner: 

 
1950 

C. 
 
NC 

 
Contemporary, 1-Story 

Residential SF 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
25002502 1/2 

Toberman Street 
 
Current Owner: 

 
1925 

C. 

 
5D-A

S 

 
Mission Revival influence, 

2-Story Apartments 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
2506-2508 Toberman 

Street 
 
Current Owner: 

 
1905 

C. 
 
NC 

 
Craftsman, 2-Story 

Residential SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2006 South Union Avenue 

 
Current Owner: Salvador  Burgos 

 
1950 

C. 
 
NC 

 
Contemporary, 1-Story 

Residence SF 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2010-2012 South Union 

Avenue 

 
Historic Name:  LENSIR-SWIFT 

HOUSE;Current Owner: Robindra N. 

Basdeo 
 
1901 

 
4D-A

S 

 
American Foursquare, 

2-Story Residential SF 

 
Batcheller, 

Stephen E./ / 

STRANG, R. E. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2023 South Union Avenue 

 
Current Owner: Side Freeways West 

 
1985 

C. 
 
NC 

 
Commercial/ Utilitarian, 

1-Story Mini Warehouse 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2102 South Union Avenue 

 
Historic Name:  SOPHIA T. FRANK 

DOUBLE HOUSE;Current Owner: 

Edmundo  Farias 
 
1903 

 
4D 

 
AMERICAN 

FOURSQUARE/COLONIAL 

REVIVA, 2-Story 

Residential SF 

 
Frank, Sofia T./ / 

WAHLENMAIER, 

G.H. 

 
a) 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. 

 
2107 South Union Avenue 

 
Historic Name:  

PEACOCK-BALDWIN 

HOUSE;Current Owner: Isaac  

Jaimes 
 
1901 

 
4D-A

S 

 
American Foursquare, 2 

1/2-Story Residential SF 

 
Peacock, Emma/ 

/ PEACOCK, J. V. 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2108 South Union Avenue 

 
Current Owner: Timothy R. Barnes 

 
1906 

C. 
 
NC 

 
American Foursquare, 

2-Story Residence SF 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2110 South Union Avenue 

 
Historic Name:  ALBERT MUCK 

HOUSE;Current Owner: Marina A. 

Farias 
 
1902 

 
4D 

 
Hipped Roof 

Cottage/Colonial Reviva, 

1-Story Residence SF 
 
Frank, Sofia T./ / 

 
a) 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. 

 
2111 South Union Avenue 

 
Historic Name:  FIXEN-HOLLAND 

HOUSE;Current Owner: Maria L. 

Torrespena 
 
1898 

 
5/4D 

 
Shingle influence, 2-Story 

Residential SF 

 
Fixen, Bertha 

M.;L.T. Hol/ / 

 
a) 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. 

 
2115 South Union Avenue 

 
Historic Name:  ALBANA W. 

PAINE HOUSE;Current Owner: 

Abundio G. Rios 
 
1896 

 
5/4D 

 
American 

Foursquare/Georgian 

Reviva, 2 1/2-Story 

Residence SF 

 
Paine, Albana W./ 

KELLER, W. E./ 

PAINE, ALBANA 

 
a) 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. 
 
2119-2121 South Union 

Avenue 

 
Historic Name:  HENRY & 

BERTHA VAN BERGEN 
 
1901 

 
5/4D 

 
American 

Foursquare/Colonial 

 
Van Berer, 

Henry/ GARRETT 

 
a) Adds to the historic architectural 

qualities or historic associations for which 



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

HOUSE;Current Owner: Ivan  

Munguia 

Reviva, 2 1/2-Story 

Residential SF 

& BIXBY/ 

HANSON, 

GOTTFRED 

a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
2120 South Union Avenue 

 
Historic Name:  CHARLES & 

CATHERINE FISH HOUSE;Current 

Owner: Cesar A. Echeverria 
 
1899 

 
5/4D 

 
American 

Foursquare/Gothic Revival, 

2-Story Residence SF 

 
/ NEISSER, 

EDWARD/ BEAN, 

J. H. 

 
a) 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. 

 
2203 South Union Avenue 

 
Current Owner: Michael  Warner 

 
1970 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Warehouse 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2207-2215 South Union 

Avenue 
 
Current Owner: Michael  Warner 

 
1930 

 
NC 

 
Commercial/ Utilitarian, 

1 & 2-Story Warehouse 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2212 South Union Avenue 

 
Current Owner: Jorge  Melendez 

 
1910 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2216-2226 South Union 

Avenue 
 
Current Owner: Robert S. Wolf 

 
1912 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2221 South Union Avenue Current Owner: Jmd Holdings 1903 NC Commercial/ Utilitarian, 

1-Story Shopping Center 

 NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2300-2304 South Union 

Avenue 
 
Current Owner: Jakob  Huberman 

 
1920 

C. 
 
NC 

 
Commercial/ Utilitarian, 

1-Story Stores & 

Resident 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2308 South Union Avenue 

 
Current Owner: Victorian Village 

Complex I 

 
1920 

C. 

 
5D-A

S 

 
Classical Revival, 2-Story 

Commercial Retail 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2310-2314 South Union 

Avenue 

 
Current Owner: Victorian Village 

Complex I 
 
1902 

 
5D-A

S 

 
Renaissance Revival, 

2-Story Stores & 

Resident 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2316-2318 South Union 

Avenue 

 
Current Owner: Victorian Village 

Complex I 
 
1903 

 
5D-A

S 

 
Renaissance Revival, 

2-Story Stores & 

Resident 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
       



 

* A Contributor to the HPOZ meets Criterion a), b), or c); a Contributor–Altered Structure is coded AS); and a Non-Contributor is coded NC) 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

2130 South Vermont 

Avenue 

Common Name: Heritage Southwest 

Jewish Press;Current Owner: 

Herbert H. Brin 

69 NC Commercial/ Utilitarian, 

1-Story Light Industrial 

 NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2202 South Vermont 

Avenue 

 
Common Name: Mobil;Current 

Owner: Roger  Chedid 
 

61 
 
NC 

 
Contemporary, 1-Story 

Service Station 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
2214-2220 South 

Vermont Avenue 

 
Current Owner: First Investment 

Group 
 
1922 

 
5D-A

S 

 
BRICK COMMERCIAL 

UTILITARIAN, 1-Story 

Store Building 

 
/ Berger, Movlav 

Co./ DAVID 

TIERSTEIN 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
2302-2312 South 

Vermont Avenue 
 
Current Owner: 

 
1920 

C. 
 
NC 

 
Commercial/ Utilitarian, 

1-Story Commercial 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
2318 South Vermont 

Avenue 
 
Current Owner: Frank F. Baseri 

 
29 

 
5D-A

S 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 
 
714-720 West 

Washington Boulevard 

 
Historic Name:  Pierce Brothers 

Mortuary;Current Owner: Brothers  
 
1923 

 
5/5D 

 
Spanish Churrigueresque, 

2-Story Mortuary 

 
Pierce Brothers & 

Co./ Meyer & 

 
a) Adds to the historic architectural 

qualities or historic associations for which 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Pierce Holler/ a property is significant because it was 

present during the period of significance, 

and possesses historic integrity reflecting 

its character at that time. 

 
725 West Washington 

Boulevard 

 
Current Owner: Club Defense Fund 

I. Sierra 
 
1979 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Light Industrial 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
751-759 West 

Washington Boulevard 

 
Common Name: Serafino/L.A. 

Grading & Marking;Current Owner: 

Nejatollah  Ghodsian 
 
1912 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
800 West Washington 

Boulevard 
 
Current Owner: Hany  Baghdady 

 
1922 

 
NC 

 
Spanish Colonial Revival, 

3-Story Apartment 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
801 West Washington 

Boulevard 

 
Common Name: International 

Forwarding, Inc.;Current Owner: 

Los Angeles Llc Upham 
 
1925 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Light Industrial 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
806 West Washington 

Boulevard 

 
Common Name: Generaltex 

Inc.;Current Owner: Edmond  

Kamara 
 
1921 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Garage 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 
 
808 West Washington 

Boulevard 

 
Common Name: Generaltex 

Inc.;Current Owner: Edmond  
 
1923 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Garage 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

Kamara non-contributor even though it was built 

within the HPOZ's period of significance. 

 
819 West Washington 

Boulevard 

 
Common Name: U.S.P.O., Del Valle 

Station;Current Owner: Norman C. 

Pawlan 

 
1970 

C. 
 
NC 

 
Contemporary, 1-Story 

Post Office 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
828 West Washington 

Boulevard 

 
Current Owner: Association For Los 

Angele 
 
1923 

 
5D 

 
CLASSICAL REVIVAL 

INFLUENCE, 2-Story 

Mortuary 

 
Lawler, Hilda B. 

and Osca/ / 

 
a) 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. 

 
830 West Washington 

Boulevard 

 
Historic Name:  GROMAN 

MORTUARY;Common Name: 

Groman Mortuary;Current Owner: 

Peggy J. Groman 
 
1903 

 
5D 

 
SPANISH 

COLONIAL/ITALIAN REN 

REVIVA, 1 & 2-Story 

Apartments 

 
Bergwald, 

Augusta/ / 

HAMILTON, W.J 

 
b) Owing to its unique location or singular 

physical characteristics, the property 

represents an established feature of the 

neighborhood, community, or city. 

 
837 & 839-841 West 

Washington Boulevard 
 
Current Owner: Jack S. Cheng 

 
1928 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure lacks integrity as a result of 

irreversible alterations.  It is a 

non-contributor even though it was built 

within the HPOZ's period of significance. 

 
850 West Washington 

Boulevard 

 
Historic Name:  CUNNINGHAM & 

O'CONNER (ORIGINAL 

OWNERS);Current Owner: Anne 

Merelie Murrell 
 
1941 

 
5/5D 

 
Italian Renaissance 

Revival, 2-Story 

RESIDENCE/MORTUAR 

 
/ BARKER & 

OTT/ MAC ISSAC 

& MEAKE 

 
a) 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. 
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West Adams Historic Preservation Overlay Zone 

 
Location of Resource 

 
Resource Identifier 

 
Year 

Built 

 
OHP 

Code 
 

Description of Resource 

 
Original Owner/ 

Architect/ Builder 
 

Applicable HPOZ Criterion* 

901 West Washington 

Boulevard 

Current Owner: Del Dios Vivo Colu 

Iglesia 

1927 5D-A

S 

GOTHIC INFLUENCE, 

2-Story Religious 

/ SCOTT, THEO. 

J./ LEWIS, SIMON 

AS) Altered structure, but it is a 

contributor to the HPOZ because it was 

built within the HPOZ's period of 

significance and the nature and extent of 

alterations are determined to be reversible 

by the Historic Resources Survey. 

 
915-919 West 

Washington Boulevard 

 
Current Owner: O Rourke Michael J 

& Trust 
 
1964 

 
NC 

 
Commercial/ Utilitarian, 

1-Story Store Building 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
924 West Washington 

Boulevard 

 
Common Name: 

Cater-Crab;Current Owner: Albert  

Petrosian 
 
1978 

 
NC 

 
Neo Brutalism, 1-Story 

Warehouse 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 

 
950 West Washington 

Boulevard 

 
Historic Name:  RUPPE 

MORTUARY COMPANY;PIERCE 

BROTHERS;Common Name: SEIU 

Local 660, AFL-CIO;Current 

Owner: Norman  Rips 
 
1928 

 
5/5D 

 
Colonial Revival, 2-Story 

Residence/Mortuar 

 
/ HAWES, 

ARTHUR & KIRK, 

C. HUGH/ MYERS 

BROS. 

 
a) 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. 

 
2133 Wilmot Street 

 
Current Owner: Jose D. Oronoz 

 
1950 

 
NC 

 
Minimal Traditional, 

1-Story Duplex 
 
 

 
NC) Structure was built after the HPOZ's 

historic and architectural periods of 

significance and has no known overriding 

significance. 
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University Park Historic Preservation Overlay Zone 

Board Meeting Minutes 

Date:  Tuesday, November 16th, 2021  DRAFT 

Call to Order and Roll Call:  6:03PM 

In-Attendance:  David Raposa, Mark Malan, Steven Fader, Katie DeBiase. 

AB361 

David reads guidelines for AB361.  Public Comment on AB361 is open.  Katie sees no hands 

raised.  David moves to Adopt AB361 Resolution.  Mark 2nds.  Yea votes cast by David, Mark, 

and Steven (unanimous).  David reminds all present that if there is a service disruption, the 

meeting will be stopped until such time as the services are restored. 

David reads out the Purpose of the HPOZ, the board, and the meetings. 

David requests a maximum of 3 minutes of public comment for agenda items.  David requests that 

everyone state their name before speaking.  Presenters are asked to be descriptive.  David provides 

further Instructions on how to participate in public comments. 

Approval of Past Minutes:  Tabled as none are currently available. 

Staff Board Communications:  Katie indicates that the list of ADU’s is up to date. 

General Public Comment (opened at 6:10PM): 

Jean Frost of 2341 Scarff informs the board of the Scoping Meeting for the CAL TRANS Flyover.  

Jean indicates that due to action by West Adams Heritage, CAL TRANS will be doing an EIR. 

Public Hearing Notice for Certificate of Compatibility – 2323 Scarff St. (opened at 6:12PM): 

Jim Childs reads the entire Public Notice regarding 2323 Scarff St.  The Applicants are given the 

floor.  Charles, Patrick, Jay, and Henry are promoted to panelist.  Charles starts – presenting 

2323 Scarff – is in the HPOZ, not a contributor.  Charles has technical issues.  Starts presentation 

again.  This is a Modern Interpretation of Prairie Style.  They have changed and modified the 

fencing materials.  The building is now moved back to a 35’ set back and lowered the height to 

40.5’.  Charles states that there is no consistency in setback, or height.  He indicates that the 

proposal would neither be the tallest, nor the wideset, and setback is not the deepest as well.  

Charles says they decided to leverage the Prairie Style.  He further states that there are several 

instances of Prairie on the street.  The roof top deck is now on top, not on the 4th floor.  They 

have taken and endeavored to incorporate the comments from their previous presentation.  

They have made many compromises, per Charles.  This is the smallest size that “we can get to” 

and still make our project work.  He states that given their considerations and alterations that 

they have made, this is a good project.  Charles finishes his presentation. 

Steven Fader asks for an explanation in brief of what has changed since the last time this was 

presented to the board.  Charles says they have modified the windows, the coloration, and 

maybe the fencing materials.  Most of the big changes were made after the first consultation. 



 

 

David Raposa states that we did have a very extensive meeting six months ago.  Many issues 

were brought up and were far greater than what had been previously presented.  Mark Malan 

asked for clarification if Charles and colleagues were aware that this property is in an HPOZ 

when he complained about the length of time this project is taking. 

Public Comment (opened at 6:28PM): 

Laura Meyers:  Laura wrote a letter about the zoning history in this community.  Laura 

spent several decades working with City Planning on other kinds of protective zoning in 

this community.  City Council has approved motions and initiatives to move dense 

student housing to Figueroa St. and Flower St. and to keep and protect the historic 

neighborhoods and other neighborhoods.  This area (Scarff St) was recently downzoned 

in the LA Council to encourage/require student housing to be out on the Transit Corridor 

of Fig/Flower – Said, Laura, “I do not care what you call it, the front is pretty darn flat, 

the property to the [north] has a multi-gable design.  The Porch detail would have been 

helped.”  For parity, Laura states that one is not allowed to call the front paved areas as 

“open space” in another district. 

Jean Frost:  former HPOZ board member who worked with CRA and other entities to 

achieve and preserve a historic neighborhood.  EAF – it is not in or has to do with 

National Historical Registered district, the resource is the district itself and the lot.  The 

Preservation Plan sets yardsticks based on facts, not whimsey.  “Prevailing” is not the 

“average.”  In 2007, the city found the prevailing setback is 47’.  Averages are not the 

yardstick.  This is completely not compatible with the Preservation Plan, which included 

the 1991 Urban Design Guidelines.  John Kalisky was the principle architect that helped 

bring this about.  The standards that are provided are standard and concrete.  The 

tallest building is not the criteria used to judge the.  There is no articulation in this 

project.  It does not break up over one lot into forms and does not follow the historic 

pattern.  Jean is disappointed with the consultants.  This project as presented will have 

severe and adverse impacts and will require an EIR or NDM. 

Kory Martin:  Resident on Scarff St.  Kory is concerned regarding the number of parking 

spots:  18 parking spots.  What are the number of occupants that are expected with 10 

four- and five-bedroom units?  That is what brought Kory to tonight’s board meeting. 

Arrian Torkian:  Owner of 2317 Scarff St.  Arrian is disheartened that they have never 

once been contacted by the applicant.  They received no kind of notice that this project 

is happening.  This project does not fit anywhere within this historic neighborhood.  

Arrian states that their property is significantly impacted.  This project has improper 

setback.  It is a single block mass that covers the majority of the lot.  Arrian’s property 

fits into the character and integrity of the neighborhood.  This project is designed to 

maximize their height and get as many student residents as possible.  One unit 

continues to expose the complete lack of affordable housing.  Five five-bedroom units 

and five four-bedroom units.  The actual sizing is significantly larger.  This project is 

overly dense when the number of bedrooms is factored.  It has only one affordable unit.  

There should be additional affordable housing.  There is a lack of parking with this 

project.  Assuming two people per bedroom, as is standard in these types of properties, 



 

 

there will be close to 100 residents.  There has been a total lack of outreach to the 

neighborhood from the applicant.  Most neighbors have only just learned about this 

project.  The height is incredibly inconsistent with this neighborhood. 

Mitsie Mogel:  Historical Preservation Consultant.  “This project is death by 1000 cuts.”  

Massing, Scale, Height, Design, Use of Materials.  It does not adhere to the prevailing 

pattern of the street.  There is no way to “fix” this proposed design.  This is an 

apartment building in a single family/small scale street.  Saying this is “Prairie Style” is a 

cosmic insult to Frank Lloyd Wright.  Mitsie has been a proponent for new development.  

But stresses that the development cannot be at the expense of a historic district.  These 

developers “have been trying for years” to skirt these regulations.  With several [Los 

Angeles City] Council Members getting investigated – it begs the question, who is 

promoting these projects to Planning.  This should have been rejected out of hand.  

They need to come up with something else. 

Tom Florio:  Former member of the planning area committee of CRA and a resident for 

30 years.  Tom agrees with all the public comments for mass, scale, and setback, all 

being totally inappropriate.  Tom does not want to talk about windows not being double 

hung.  The height is the issue – Tom asks if there is a white utility shack on the roof.  Los 

Angeles County has spent hundreds of millions of dollars promoting owners working 

within the Historic Districts.  This presentation shows uniform “light” coming from 

unknown locations.  The buildings should be three dimensional.  The impact of this 

building on the alley, the buildings on Portland, are also affected by the shadows that 

will be cast.  After USC added the University Village (which was supposed to relieve 

stress on the neighborhood for student housing), they [USC] increased the student 

enrollment population.  This is wrong.  Tom asks if the City thinks we are all idiots.  Any 

official who endorses this project has obviously been paid off, in Tom’s opinion. 

Jim Childs:  40 year resident at 2526 Scarff St.  Chair of Adams Dockweiler.  Creator of 

the St. James Park National Registered District in 1991.  Principle drafter of the 

University Park Preservation Plan.  Creator of all 10 historic monuments within the 

district.  This project fails to comply with the Preservation Plan.  The Director [Planning] 

established in his finds that the [prevailing] setback is 47’ and the height is 30’.  This 

developer does not seem to care about the [errors] in these presented plans.  It is an 

insult to this board for a developer to come forward with this project knowing full well it 

would not gain support.  It is frustrating to have an applicant such as this.  Jim urges the 

board to include in their findings the previous Director of Planning’s finding.  Jim 

observes that always spend wasted time remeasuring the street.  There is a line that 

goes right down the street with 2301.  This lot has only been vacant since the 1960’s.  

The footprint of the previously existing house is well known.  Jim implores the applicants 

to read and adhere to the Preservation Plan. 

Seeing no additional hands, Public Comment is closed at 6:54PM 

Board deliberation: 



 

 

David’s general statement:  Board members are encouraged to make specific references 

to the Preservation Plan.  David indicates surprise at the high quality of comments at the 

last meeting, regarding the scale, height, and massing, and yet, this project plan has 

come back and is not materially different.  If the applicant heard the frustration of the 

public comments at that meeting, it is surprising to some.  David states the 2008 

Director of Planning findings were that the Prevailing Setback is 47’ and the Prevailing 

Height is 30’.  David is unclear what the reason would be that the applicant would not 

take those findings into consideration.  The Director of Planning is on record.   

Steve Fader:  Steve echoes David’s comments and the [public] speakers.  This project 

has not even perceptibly changed since the last presentation.  All of [the board and the 

public’s] comments from the last go around remain relevant.  It is too high.  It towers 

over adjacent buildings.  There is no articulation in the façade.  It presents as a huge 

rectangle.  The design of it as Prairie Style – it just isn’t.  This project looks like a 

Suburban Motel plopped down on this site.  It is too big.  It is inarticulate.  It is most 

inappropriate for this street.  What we have here is a rectangular box that is sitting on 

the street and is put so far forward.  Nothing has changed.  Steven was not willing to 

support this in its earlier presented form.  The parking needs to be underground, the 

height needs to be reduced one story, the façade needs to be pushed back [to the 

Prevailing 47’].  This project as presented is totally inappropriate for this district. 

David mentions that Steven’s comments are made as the board architect of the past 

seven years.  David further states that all three prior architects for this board have 

submitted letters in opposition to this project.  Most were also present at the previous 

meeting discussing this project. 

David reads excerpts from John’s letter (Board Architect from 2007 to 2014 who was 

present during the time of the 2317 Scarff St. Project).  John indicates he knows this 

type of project well, having done 1000s of units across the city.  John as objective issues 

related to the bulk of the building.  This project is squeezing to the maximum of the 

property.  It also leaves space for two additional ADUs in the common space.  Subjective 

issues – the design is severely lacking.  John does not see Prairie Style at all.  John was 

on the board when the property to the north was being developed.  John asks why the 

Electrical Equipment is not shown on the plans.  It would appear that the only place that 

can accommodate the transformers would be the front yard. 

David acknowledges this is the first time we have had consistency from all architects for 

this board.  For this size, it would need to have underground parking.  The setback 

should match the Director of Planning’s 2007 determination.  David does not think this 

project is “tweakable.”  There are severe and major issues. 

Mark Malan focuses on the applicants statement that “By Right” they may build 10 

units.  Mark states that he, as well as all residents of the University Park HPOZ, by right, 

live in an HPOZ and are protected by its Preservation Plan.  Mark reminds the applicant 

that in the Supreme Courts decision in Penn Central versus New York City, they (the 

property owner) have a right to reasonable return on their investment, not to maximum 



 

 

exploitation.  This project is, without question, designed for one thing only – maximum 

exploitation – of both this Historic District and the expected residents of this project. 

David says that he knows this developer has the ability to be respectful.  David says this 

is not creative, it is not uplifting, nor socially responsible for this neighborhood.  This is 

not an average meeting for us (the board).  David asks any motion be as complete as 

possible.  There are many “large” topics herein.  The board must reference 

specifications. 

Charles asks for the floor to respond to some of these points.  David states that he does 

not know what Charles could say to counter what has been said.  At one point, Charles 

seems to indicate this is an Affordable housing project.  Then, upon a question for 

clarification from Mark, Charles indicates he was merely stating that they asked for the 

density bonus for the one affordable unit they are providing. 

David takes the floor.  David states that going back and forth at this point would just be 

going back and forth.  David states that Charles has the funds and ability to do amazing 

projects, but that this is not one of those projects.  This could have morphed this into a 

more positive building for this street, instead of what has been presented here. 

David asks for clarification from Katie on how the appeals process for a project is done. 

Motion to recommend against this project:  “I, Mark Malan, move that the 

recommendation of the University Park HPOZ be to deny this project on the basis that it 

does not comply with the Preservation Plan, generally all of section 8 for residential 

infill, specifically in the area of 8.10 Location and Site Design and 8.11 Massing and 

Orientation and does not follow the previously established prevailing setback and 

heights as stated by the Director of Planning in their 2008 ruling on DIR 2008-3375-COA.  

Specifically, we find the proposed structure to be out of scale with the adjacent 

properties and the larger context of the historic district in the issues of height, massing, 

setback, and design articulation.  This project as presented presents a significant 

adverse impact to the historic resources of the district:  The HPOZ, The National 

Registered District, and the Landmark Properties along Scarff Street.”  The motion was 

seconded by Steven.  Katie takes a roll call vote.  Mark votes Yea, Steven votes Yea, 

David votes Yea.  The motion to recommend against this project passes unanimously. 

David opens the floor for Jim Childs to speak.  Jim thanks the board and has no other 

comments. 

Other Board Business (opens at 7:42PM): 

David speaks briefly about 1024 W 21st St. a Victoria Revival.  It changed hands in late August.  

The back part of the property was given an ADU.  The front building had unique features.  The 

roof has been torn off.  The corbels have been removed.  The owners have never come to the 

board.  David would like to see the plan for exterior renovations.  The property had distinctive 

brick work.  There are no permits and no open complaints on the main property.  The entity that 

owns it should please be notified to appear.  During the course of these comments, a complaint 

was filed.  There was a Stop Work on the property.  There is a Code Enforcement Violation 



 

 

opened on November 9th.  The September violation was closed.  Code enforcement was 

“referred to others.”  As it was an existing duplex, was it handed over to housing?  Inspector 

Patrick Lebrick.  Katie sent an inquiry to Patrick back in September.  There is another new 

Inspector:  Jacquin.  Katie has not heard anything from any homeowner as of yet.  David states it 

was built as a single family.  Converted to a Duplex after the addition of a Sun Porch.  No permits 

were ever pulled.  For the ADU, it should be with DBS.  As it is Multi Family, DBS sent it to 

Housing. 

No other board business. 

David thanks everyone and adjourns the meeting at 7:51PM 



 

 

University Park HPOZ Board Minutes 

Meeting Date:  June 1, 2021  DRAFT 

Call to Order (at):  6:05PM 

Roll Call: 

David Raposa, Chair:  Here 

Lindsay Apatow, V Chair:  

Absent 

Steven Fader, Architect:  Here 

Mark Malan, Secretary:  Here 

Mayor’s Appointee, Vacant 

Planning:  Katie Knudson 

Quorum:   

Introduction:  Read by Chair, David Raposa. 

Approval of Minutes:   

Date of Minutes:  March 16, 2021 

Moved by David Raposa, seconded by Steven Fader 

Yea Votes:  David Raposa, Steven Fader, Mark Malan 

Date of Minutes:  April 6, 2021 

Moved by David Raposa, seconded by Steven Fader 

Yea Votes:  David Raposa, Lindsay Apatow, Steven Fader, Mark Malan 

Date of Minutes:  May 4, 2021 

Moved by David Raposa, seconded by Steven Fader_ 

Yea Votes:  David Raposa, Lindsay Apatow, Steven Fader, Mark Malan 

Staff/Board Communication: 

Katie report:  June 15th meeting will be cancelled due to South Area Planning Meeting 

having an important agenda item for relevant to the HPOZ. 

Park Grove project that work is ongoing.  Katie indicates that a Stop Work Order was 

requested.  Katie will reach out to inspector.  David notices that Windows have been 

replaced and finished.  There appears to be new framing for Windows.  Seven or Eight 

windows have been removed.  Original windows on the front of the house have been 

removed.  Something is happening with the front door.  David confirms that Katie has 

been diligent and recognizes applicant is interesting. 

Public Comment (open at):  6:19PM 



 

 

Jean Frost discusses Jefferson Park board and asks that ADMs are no longer accessible 

online as they used to be.  There needs to be online ADM approval access.  Katie says 

that Shannon has said they are unaware of why the changes have happened and when that 

might change.  Hope is that ADM access with be returned to Zimas program.  Useful for 

follow up on ADUs that are items on controversy.  Jean asks that approved minutes 

should be published on the Google Drive so that others may view them. 

Jim Childs – disappointed that ADUs were not able to be discussed under Staff Board 

communication.  Asks the Board to consider identifying a way to address these.  Also 

sent information on the previous University Park HPOZ Planning Commission.  Asks 

how the item can get put on the Agenda.  This issue is before the Cultural Heritage 

Commission.  The Board needs to be able to address the issues within this community 

and put it on the agenda for Public comment and discussion. 

Public Comment Ends (at):  18:25 

Conforming Work:   

Contributing Elements: 

Non-Contributing Elements:  1015 W 22nd Street, Re-Roof applicant Jose Ulloa.  Kevin 

is agent for the contractor and will be presenting.  Pictures prepared.  Steve Fader – in 

terms of ventilation, are you adding?  Kevin says they are adding three to four 

ventilations – O’Hagin low profile vents.  David says that he has not seen these before.  

Kevin indicates that all the new houses are getting these.  What are the other alternatives?  

Kevin does not normally recommend ridge vents.  David asks if it matches with the 

plywood cut at the top.  The O’Hagin are low profile and “do the trick”, per Kevin.  

David feels that the ridge line vents are the least noticeable, but these are new 

information as well.  Second choice option.  Mark - Where are the vents going to be 

installed?  We do not have any idea as to where these vents will be installed.  David 

indicates that a ridge vent is what is typically seen with O’Hagin vents added to the 

back/rear of the house.  Steven agrees.  Mark agrees.  Kevin feels okay with moving 

forward with this compromise.  Katie sums board agreement as the O’Hagin on the rear.  

David indicates the lack of photos of facia boards, corbels holding up the eaves, etc., we 

don’t have pictures of what is there now to make sure we are preserving the original 

eaves materials.  Views of roof’s understructure is important for the Board to make sure 

we are not approving things that will contribute to further damage to the original 

structure.  Kevin states that plywood will be going over and that no replacements are 

planned for the eaves.  Public 18:53 – Jean Frost – This should have been a contributor 

altered.  The massing, scale, and roofing style was retained.  A form on roofing approvals 

was previously sent out to address much of what David mentioned.  Cautions the planner 

that “Non-Contributors” are often miscategorized as Contributor Altered.  Compliments 

to Kevin on the roof color that is being chosen.  Jim Childs – photograph seems to 

indicate venting on the front dormer.  David would remember the Boards previous work 

over this issue.  Absent the planning department’s willingness to deal with these mis 



 

 

categorizations.  It is unfortunate that we are approving something that nobody knows 

what it is.  Good luck – Good bye.  End public.  Steve moves to approve the reroofing at 

1015 W 22nd Street in the Night Sky color presented with the provision that the primary 

new venting be through a ridge vent, supplemented as needed with an O’Hagin vent at 

the rear, and all original soffit boards, and other eave details need to remain in place.  If 

not possible, the applicant must return to the Board for further review.  David seconds.  

All three yeas. 

 

Public Hearing Notice For: 

Certificate of Appropriateness:  NONE 

Certificate of Compatibility:  NONE 

Consultations: 

Other Board Business:  19:01 

Public Comment regarding the University Park Planning Committee.  ADUs (LA 

Conservancy input) for recommendations coming from planning.  What degree is the 

Planning Committee looking beyond just the City Attorney?  There are “cut-outs” for 

historic districts, etc.  The Planning Committee has received comments from outside 

organizations.  They are looking to put forward a more comprehensive review of 

objective standards.  CHC will be involved.  What degree will Neighborhood Councils be 

involved in these.  Katie not sure when the new determinations will be distributed.  David 

wonders about the major issues that still should be looked at.  Katie recognizes that there 

are many voices to be heard.  Jean Frost – Fully supports this board, as David has 

suggested, spend some time on the numerous issues raised.  The Board member guidance 

would be valuable.  Amy Minter of Chatin Brown, understands 330 and ADUs and 

Carve-outs for historic districts.  St. James registered district is significantly impacted.  

Katie can only do what she is instructed to do.  Jim Childs – Board should act in a 

manner to be effective, forwarded material regarding old Committee concepts.  Limited 

number of cases, the issues of ADUs do not appear to be city wide.  Prudent and 

extremely important for the Board to work with the planning committee and look at them 

in regard to the preservation plan.  Where do the problems intersect?  HPOZ Board could 

be the case study to review the impacts of these structures.  The Board, having only four 

members, is hard to have a designated Board Chair of the committee.  Need some initial 

feedback from the community.  David – is this going to be an official Board Committee?  

Can an Ad Hoc committee be effective at bringing these issues to the board?  The Board 

cannot be involved in ADUs that are currently under approval.  Will the community be 

able to make presentations to us?  What does the Board do once a committee has been 

established and makes a presentation?  Steven prefers the idea of materials brought to the 

Board for review.  Bring up ADU issues regularly.  Wants Lindsey’s input as well.  Mark 

– we need to be able to gather this information and have a presentation of a report to the 



 

 

CHC.  Mark is willing to Chair a committee.  Katie says Board has no jurisdiction over 

ADUs and the Board can talk about them.  David wants to know if we are permitted to 

discuss the ADUs?  Katie says we will only be presented the plans as they have been 

approved.  Applicants are informed that they can come before the Board for design 

review.  If it is something objective that can be found on these approved projects.  Katie 

does not think it may be worth the Boards time.  David feels like the community wants 

the Board to have some comments on these ADUs.  Perhaps a developer or owner might 

be willing to hear community thoughts if there is a larger groundswell of concern.  Katie 

is the approver – objective items from the preservation plan are suggested – but very little 

can be required.  The “savvy” applicants in the University Park know that much of what 

Katie might recommend can be ignored.  David suggests a discussion topic for the July 

meeting.  David asks about the ADU plans that are available online.  All of them are 

modern designs and inappropriate for HPOZ.  David thinks our neighborhoods will not 

see these cost-effective designs as the developers was to maximize space and rooms for 

the ADUs in this area. 

Miscellaneous:   

Adjournment (at):  19:40 



 

 

University Park HPOZ Board Minutes 

Meeting Date:  May 4, 2021, 

Approved at the June 1st, 2021 Meeting 

Call to Order (at):  6:04PM 

Roll Call: 

David Raposa, Chair:  Here 

Lindsay Apatow, V Chair:  Here 

Steven Fader, Architect:  Here 

Mark Malan, Secretary:  Here 

Mayor’s Appointee, Vacant 

Planning:  Katie Knudson 

Quorum:  Confirmed 

Introduction:  Read by Chair, David Raposa. 

Approval of Minutes: 

Tabled to the next meeting.  Katie affirmed that board members could still refer to these 

past minutes prior to their being voted upon in the event that there was anything relevant 

to this current meeting. 

Staff/Board Communication: 

Katie report:  ADU approvals 

Public Comment (open at 6:11PM): 

Jim Childs re ADUs.  Most are aware in March some people who are concerned about 

ADU process appeared before the Cultural Heritage Commission.  It caused enough 

concern that the Commission decided to form a subcommittee to find whether the issues 

were isolated or prevalent throughout the city.  Planning staff, Conservancy, and 

Commission did not seem aware of it.  Three examples presented as errors are in this 

district, this board should look at the ADUs, not just the ones built now.  Recommended 

to analyze those with compliance with the preservation plan.  It is important data for the 

commissioners to gather.  Suggests reactivating the planning committee of the board or 

Ad Hoc committee.  Asks to take under consideration and take a look at this critical issue.  

The ability to maybe come up with some answers are here.  If there are problems that are 

going on, it may be too late to correct them. 

Cathy Estrada.  Wondering if she could get put on the calendar for recurring second 

meetings.  She is getting invites for the first meetings, but not the second ones.  Katie 

addressed at the time. 

Jean Frost.  Point of Information in the announcement of ADUs.  ADN was available 

online.  Then discovered ADNs were not available online, but to see plans, one must do a 

public records request.  Is the ADN back up and running or must one continue to do 



 

 

PRCs?  Katie indicates that to her knowledge the situation has not changed.  Told that 

they would not be accessible at this time.  Katie will inquire further.  Shannon was 

surprised.  Jeans Public Comment – 806 W Adams Blvd conformance with he 

redevelopment plan has been heard by SAPC.  April 16th, 2-2 vote.  June 15th will be the 

next hearing regarding conformance with the redevelopment plan.  University Park 

HPOZ has commented on the project.  They were able to set June 15th date due to 

COVID (per City Atty representative) issues – massing, scale, podium parking, number 

of students being added to Severance (Street) 

Public Comment Ends at 6:21PM 

Conforming Work:   

Contributing Elements: 

1925 S Toberman Street.  Re-roof.  Applicant:  Manuel Pineda 

Called in as phone 9522.  Replacing with Cool Roof Energy Star roof.  Lindsey 

has question about Facia Board?  1x6 board is rotted.  Facia Board is attached on 

the edge metals.  David comments – went by this afternoon.  Has concerns about 

the exterior of the house around and under the roof has very distinctive and rustic 

Arts and Crafts features.  Timber is designed in a certain way.  Rafter tails 

protrude beyond the smaller facia board.  David requests that all of those elements 

be preserved or replaced in kind, is easier to remove or cut them back, but those 

architectural features need to be retained.  Replaced in kind or scarf jointed on or 

an epoxy to fill in and reinforce the ends.  The siding is a faux brick.  The 

ridgeline does not have plywood under the roof, there appears to be 1x6 wood 

boards that run parallel to the side of the house, meeting at a mitered edge at the 

corners.  The presentation of the boards and the decorative aspects need to be 

retained.  Center of the roof (the peaked part) has a very prominent skylight, 

pyramidal.  Appears like an earlier addition.  Skylight is cracked and the metal is 

beat up and broken.  Manuel recommends replacement.  Mark concern is the roof 

vent that is rusted out.  It is going to be metal in the same style.  Manuel set more 

photos.  Steven it looks straight forward.  Maintain the facia in the dimensions 

and the appearance.  David indicates that the skylight is very prominent, and it 

appears it was put there.  The skylight is at the peak of the house.  David indicates 

that some of the elements appear to be Victorian as well.  Usually had a leaded 

glass or roof panel.  Sometimes backlit with electric lights at night.  This is a rare 

and important attribute to properties in this area.  David asks if the skylight is 

repairable at all.  Can it be restored?  The metal is very damaged according to 

Manuel.  It seems to David that if Manuel and owner would repair and conserve 

skylight.  Steven agrees with David that we need to see more of what the skylight 

is up close to understand it better.  Public Comment (3 minutes).  Roland Souza 

thanks the board for noticing skylight and attempting to preserve.  Jean Frost the 

skylight is unique and hopes it would be repaired or replaced in kind and was 



 

 

definitely planned and not splashed on by some person.  The roof is far too light.  

Shasta White is far too light than the roofs that are approved in this area.  Darker 

shade is more in keeping.  Jim Childs – The color is not acceptable.  The skylight 

2326 Scarff Street repaired a skylight.  They all have over the back a huge 

skylight.  Cathy Estrada agrees the color is too light.  David concerned about the 

integrity of the variety of Craftsman-esq elements around the roof line.  Like to 

see those elements retained and restored.  David and Mark agree Detail items and 

the skylights.  Asked for Katie’s input about a partial approval.  Katie says that 

inspectors can be informed about the need to preserve the skylight.  David thinks 

lots of elements are decayed.  How will the owner feel about all the wood repair?  

David feels many of the rafter tails look like they can be preserved.  Detailed edge 

pieces should be preserved.  We should have more photos and be better detailed.  

Color is lighter than what could be approved.  Board agrees to continue to the 

next meeting.  18:55 

Non-Contributing Elements:  NONE 

Public Hearing Notice For: 

Certificate of Appropriateness:  NONE 

Certificate of Compatibility:  NONE 

Consultations: 

2323 Scarff Street – New 10 Unit multi-family on a vacant lot.  Starts at 18:55PM 

Henry Fan, Jay Park, Charles Kim.  Charles will be the main presenter.  Added dormer 

windows, lowered roof height from 41 to under 41.  Added wood frames around the 

windows.  What is the height – mechanicals can be over height and not included in 

building height?  Katie thinks mechanicals still fall within the height requirements.  

Lindsey asks how much the mechanicals go 12 feet above the roof line.  Jay says the 

mechanicals are screened from the roof top.  Mark front overhang of the entrance is 5 

feet.  Jay trying to be more consistent with the roof form.  Pushed back as far as they 

could without impacting the building.  They don’t know what the purchase prices were.  

Steven agrees with Mark on the setback, and this presentation is an improvement, but the 

building is so massive and flat and it projects out beyond the properties on either side.  

Steve thinks it needs to be set back further.  David appreciates the move, but it is in the 

greatest arguable reduction using the front stairs of the adjoining properties.  The front is 

still very far from what was discussed last times.  This building seems to not have a 

porch, but there are areas with tables and chairs and hardscaping are closer than 33 feet 

setback.  Bringing the private space closer to the street.  The north building went through 

a great deal of review.  Those units are split between a larger front building and a smaller 

one in the back.  David quotes from the Preservation Plan - “Important that design is 

consistency with other buildings near the site…”  Size should be compatible with the 

historic development of the lot.  David wants to go to public comment.  Charles asks, 



 

 

“Are we supposed to mimic each of these structures or be compatible?”  References the 

building two south.  David states that building is not from the time of the HPOZ.  That 

building is not one that would be replicated by the Preservation Plan as that building is an 

intrusion into the neighborhood.  Other boards in the past have not approved lot coverage 

and massing that is being proposed.  Charles feels his question both was and was not 

answered by David.  Taking advantage of State Law incentives and bonuses and such.  

Katie wants board to address the architectural details.  David wants to move to public 

comment (3 minutes each). 

Starts at 19:16. 

Jean Frost states that Knudson’s request is misdirecting, the elephant in the room, do not 

discuss the type of hay to feed.  The State Laws have carved out for historic and national 

registered districts to comply with the Sec of the Interior.  If this plan cannot be made to 

fit, it will not be CEQA exempt.  Point one is the prevailing setback on that side of the 

block by the contributing structures.  It will have severe impact and will protrude well 

beyond the infill building that was previously approved.  This project would not be 

considered as per the Preservation Plan, in the South-Central planning, it was down 

zoned to RD2 to avoid the overbuilding.  This building is a square in a national district.  

Time ends. 

Jim Childs (2526) unmuted.  Katie calls for Jim to speak.  David asks to move on and 

return to Jim later. 

Sylva Blackstone, Arborist – Lipstick on a pig phrase comes to mind.  What is the 

anticipated occupancy of the building?  Per Katie, the board has no jurisdiction over who 

and how many people will be living there.  Can the developer profess the ignorance of 

what the next door building sold for?  It could be found on Zimas.  Take all the clutter off 

the top of the building.  Thinks you will be able to see everything on the top of the 

building.  What is going to be in this building for 17 parking spaces?  Echoes the 

previous comments about the preservation plan and this project does not fit in anyway.  

Sylva does not want something to collapse the entire neighborhood. 

Laura Meyers states in a case like this where the applicant is invoking the density bonus, 

it should be appropriate to ask what the developer is doing.  The applicant should be 

made to hire a historical consultant.  RD2, 1XL is a 30-foot limit.  This was a previous 

part of the Figueroa GPA.  Laura was in the van when the down zoning was approved.  

Applicant described the previous meeting speakers had “wants and desires.”  Those 

previous comments were to the Secretary of the Interior and the Preservation Plan.  This 

is offensive that this developer is not required to follow what was next door.  How do 

they get to 40 feet plus density bonus?  What is the Q on this zoning?  The intent on the 

rezoning was to reduce the impact on this historic district. 

Roland Souza Insulted that we have been meeting for a month, finally got the thing close 

to the alignment of the setback.  At least getting it to the point where it is lined up 

properly with the other buildings.  There does not appear to be much movement here.  



 

 

The building to the north is a great resource example of how to do infill in a historic 

district.  Roland asks to yield his remaining time to Jean Frost.  David approves of yield. 

Jean Frost Objects to be cut off before asking the chair for an additional minute of the 

chair.  It is not the way to run a meeting and it is obnoxious.  The Preservation Plan was 

meant to avoid this kind of conversation.  This is also the St. James Historic District.  

This is a subjective standard when you measure the setback on the block.  The builders 

have the expectation that a building of this mass is possible without having a negative 

impact on this district.  The elemental problem of this project is Mass, Setback.  This 

goes beyond what the Secretary of the Interior and the Preservation Plan permit. 

Jim Childs – They went from 15 to 33, but they have to go to 46.  The 46’ is the 

prevailing setback.  Most of the material has wrong data.  The first criteria is the setback 

and that is 46’.  There needs to be an understanding of what can be build there.  The 

previous submitted plans were the most bloated building possible.  The preservation plan 

protects Scarff Street and cannot allow approval of something without 46-foot setback.  

This is just a deck.  This is a five-story building, not even a three-story building.  This 

can’t be done with 10 units of more than two bedrooms. 

Public Comment ends at 19:35 

Mark notes that the windows are not consistent with a prairie style.  They should be 

sliders or side by side double hung.  The solid to void ratio is off with the entire first floor 

looking like a prison ward – there should be fake windows.  The Juliet balconies should 

have a dormer roof over them.  The way they are does not look correct to Mark. 

David prefaces that David is often criticized as being too kind to developers and 

investors.  That said, the massing, the setback, the lot coverage, we must guide by the 

Preservation Plan.  David is not aware of the specific carve outs for Historic districts, but 

there are carve outs there.  No balcony, no porch, this has no raised foundation.  Nothing 

about this project meets the preservation plan.  The other details are not important 

regarding window and ledges.  The HPOZ mandate to preserve, protect, use the Secretary 

of the Interior standards.  This might be a perfect building in another location.  If there is 

going to be a National Registered Historic district.  How can this board rationalize 

approving this mass of building?  David heard that other developers did not see this 

property as feasible.  The board cannot be concerned with what was paid for the property. 

Charles states that they read the Preservation Plan.  Where is the max height in the 

Preservation Plan?  Help us design something compatible.  It should not mimic.  It should 

not have every design and feature.  I do not see the language. 

David says that the height is subjective to those buildings that have a pinnacle height, not 

an entire block of massing.  Could it be with a better design, could you get away with two 

separate buildings?  The materials, the windows read as much more contemporary.  The 

major point is the massing. 



 

 

Charles says they hear it, they heard it all night.  Does anyone have constructive criticism 

on the design? 

David would suggest raised foundation.  Common spaces after the setback.  Separation in 

the back to break it up a bit.  Maybe underground parking.  Underground parking could 

give more livable space. 

Steven says look to the building to the north.  The roof lines are varied.  The façade is 

varied in and out.  It is sympathetic to the other buildings on the block.  This is a 

rectangle with very little detail.  It is too massive.  It does not fit the site. 

Lindsay agrees with Steven and David.  The massing is the issue.  More sympathetic to 

the adjacent roof lines. 

Mark Preservation Plan does not allow infill to become the most dominant structure on 

the block and this would be without question the most dominant building on the block.  

We are trying to divide by zero. 

David the Preservation Plan was written to prevent this type of building.  There are 

limitations and it is very unlikely that this can be approved under the circumstances of the 

Preservation Plan. 

Katie will be in touch with Charles and will work to set up some time with Lambert as 

well. 

Charles thanks everyone for their time tonight. 

Ends at 19:53 

Other Board Business:  Meeting days and times.  HPOZ staff can only have a certain number of 

meetings every night.  Mark thinks we should be able to attend SAPC meetings.  Katie has been 

told to limit OT as much as possible.  Katie says some boards have their meetings earlier.  There 

needs to be 72 hours-notice.  We can discuss outside meetings about delaying our meetings or 

being late.  If we have quorum, that is good, if not, items could be extended. 

Public Jean 806 W Adams, SAPC June 15th meeting.  Some SAPC meetings go to 10PM.  It is 

hard to find meeting dates.  Agrees with comments by others. 

Sylva has been attending quite a few of these meetings SAPC, every meeting does not have this 

cut and dry schedule. 

So meetings will be quasi flexible moving forward. 

Miscellaneous: 

Adjournment (at):  20:09 
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May 25 2022 

Hon. Zoning Administrator Theodore Irving 

Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org) 

Dear Mr. Irving, 

This letter serves to amplify and supplement the comments made in writing on April 25 and via 

ZOOM at the public hearing.  Thank you keeping the comment period open for an additional 30 

days.  This is a very important decision which has significant impacts on the St. James Park 

National Register District, the University Park HPOZ and the quality of life for all the residents 

of University Park.       

How a project of this massing, scale, setback, bedroom count, height, and design could have 

reached this level of review and forward progression flies in the face of any fact-based analysis 

of the project’s merits and compliance with the University Park Preservation Plan.  How could 

the applicants have gotten this so wrong and failed to listen to any of the suggestions of the 

University Park HPOZ Board?   Perhaps a lack of respect, a sense of entitlement, and a 

completely flawed work product from their own hired consultants who impose their own 

standards rather than the City adopted standards that the Preservation Plan carefully sets forth.  

The applicants met with the Board twice.  In March, the applicant unveiled their plans to 

significant negative comment.  As the Board architect summed up the comment,  It is too big for 

the site and too close to the street.  Even if it is pushed back, it still feels like a very big building.  

Steven does not believe that the Four-stories are compatible in any extent.1 

The applicants were urged to go back 

to the Preservation Plan since so many 

of the proposed elements were found 

wanting (massing, scale, setback, lot 

coverage, height.) A great deal of 

discussion involved the requirement to 

meet the setback required by the 

Presrevation Plan, which is the 

prevailing setback of 47 feet.  Two 

 
1 HPOZ Board Minutes, approved, March 16, 2021 

Jean Frost 

2341 Scarff Street 

Los Angeles, CA  90007 

indiejean@att.net 

213 747-2526 
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previous applicants at 2317 and 2323 Scarff Street were able to meet the required setback and 

received Certificates of Compatibility or Appropriateness.  The current applicants were also 

urged to look at the infill building adjacent, at 2317 Scarff Street which met the requirements of 

the Preservation Plan and has a successful project.  OHR staff, Katie Knudson, had provided the 

applicants with another example, the 2007 approved project at 2323 Scarff, to provide some 

guidance to the applicant. 

A note about prevailing:  Prevailing is one of the seminal concepts of the University Park 

Preservation Plan.  It is a unique Plan, the second Plan adopted by the City after a yearlong 

process of hearings.  It was tailored to this HPOZ and drew many of its core concepts from the 

CRA Adams Normandie 4321 Urban Design Program, adopted for this area in 1991 to insure 

compatibility, which had prevailing as a benchmark for review.  The basis of the Plan is the 

question what is prevailing, e.g., the most commonly occurring on the block face on which 

the project is intended.  Here, for example, is a prevailing 47-foot setback.  That is a finite  

measure with a number, not a subjective interpretation.   Regarding massing, the prevailing 

massing is two stories.   One must go to the Preservation Plan Section “Residential Infill” pages  

84 through 103 for detailed and objective guidance on how to create an infill project that meets 

the Preservation Plan standards.  Instead, the applicant hired their own consultants that created 

misleading, confusing and inaccurate guidelines.  For example: The setback per the Plan 

requires: 

12. Respect the prevailing setback, i.e., the most commonly occurring  setback and lot 

coverage of the historic properties on the block face on which the building will be sited.2 

Not, as Kaplan Chen Kaplan uses, a composite of both sides of the street, contributors and non-

contributors.  The Kaplan report (as it does in many areas) shows a complete misunderstanding 

of the setback criteria. As one architect commented to me informally “How could they have 

gotten it so wrong.” 

The Kaplan consultants appear to disingenuously attempt to justify the proposed project ignoring 

what is simply not justifiable based on established City adopted objective criteria  (the 

Preservation Plan.)  How many times regarding height, do they say this proposed building is not 

the highest building on the block to justify this project’s four stories?   

The proposed building is consistent in scale, height and massing with the contributing three-

story 1910 multi-family building at 2343 Scarff street, four parcels to the south of the subject 

site3 

That is NOT even remotely  the criteria for height (per the Preservation Plan):  

 Height should be measured from grade to the highest point on the main roof.  

The prevailing height is the most commonly occurring height on a block face on which a project 

is proposed.  

 
2 University Park Preservation Plan, Section 8.11 Massing and Orientation, page 95, guideline #12. 
3 Kaplan Chen Kaplan “Evaluation of Compatibility Historic Resource Evaluation” 
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A new project should not dominate existing buildings and structures.  

Prevailing lot coverage is defined by the most commonly occurring lot coverage on the block 

and across the street.  

(and on page 93) 

7. If the prevailing height is less than prescribed by code, then a new project should adopt a 

height similar to the prevailing.4 

The December 30 version of the Kaplan report then adds to their earlier report and inserts 

numerous photos of some of the blockiest buildings in the HPOZ ignoring the established criteria 

for assessing height compatibility and compliance with the Preservation Plan.  Yes, there are 

some blocky buildings in the Zone, but the pictures are meaningless and not set on the pertinent 

block face.   

To have a report that is so misleading and so fatuous in the criteria it puts forward, if not 

corrected, may lead a casual observer who has not read the University Park Preservation Plan, to 

accept what is error.  In an attempt to justify what cannot be justified by the facts, the report 

offers bad facts that lead to insupportable conclusions.   

The report’s statement There are many multi-family buildings of 40 to 50 feet tall, both 

contributing and non-contributing buildings, throughout the historical resource of the University 

Park HPOZ. One of the tallest buildings at 50 feet is on the 2300 block of Scarff Street at 2343 

Scarff Street within the historical resources of the University Park HPOZ and the St. James Park 

Historic District  is simply NOT TRUE.5 

Nor is their statement In summary, the analysis of the proposed building design to the University 

Park HPOZ Design Guidelines articulated above show that the proposed building design is in 

conformance with the University Park HPOZ Design Guidelines.6 NOT TRUE 

There are times when a hired gun is not the most reliable resource. Rather, I would embrace the 

considered analysis provided by all four HPOZ Board architects (past and present) John Kaliski, 

John Arnold, Tom Michali  and Steven Fader and the University Park HPOZ Board who found: 

  “I, Mark Malan, move that the recommendation of the University Park HPOZ be to deny this 

project on the basis that it does not comply with the Preservation Plan, generally all of section 8 

for residential infill, specifically in the area of 8.10 Location and Site Design and 8.11 Massing 

and Orientation and does not follow the previously established prevailing setback and heights as 

stated by the Director of Planning in their 2008 ruling on DIR 2008-3375-COA.  Specifically, we 

find the proposed structure to be out of scale with the adjacent properties and the larger context 

of the historic district in the issues of height, massing, setback, and design articulation.  This 

 
4 University Park Preservation Plan  
5 Kaplan Chen Kaplan “Evaluation of Compatibility Historic Resource Evaluation” December 30, 2021, p.16  
6 Ibid., p.13 
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project as presented presents a significant adverse impact to the historic resources of the district:  

The HPOZ, The National Registered District, and the Landmark Properties along Scarff Street.”   

In the public hearing on April 25, applicant Charles Kim dismissed stakeholders’ comment as 

being from “amateur architects and historians”.  This lack of respect has resulted in very little 

effort to meet the requirements of the Preservation Plan.  From the consultation on March 16, 

2021, to Board action on November 16,  2021 the applicant failed miserably to make the serious 

adjustments needed to comply with the Preservation Plan.  And as the City has noted, if the 

project does not comply with the Preservation Plan, then it is NOT CEQA EXEMPT.  

After the Board meeting, consultant Kaplan updates and submits a revised version which again 

misleads when speaking about impacts to the St. James Park National Register District. 

Secondary Impacts  

Perhaps the error began when the applicant checked the box in the EAF (shown below)  that he 

submitted to Planning that this is  not in a National Register District or involve any structures, 

buildings, street lighting systems, spaces sites or components which are designated or may be 

eligible for designation? 

 

The fact that the site is currently vacant does not relieve the obligation to understand that it is in 

the St. James Park National Register District. The applicant in his insistence that this is a vacant 

lot has ignored the specific City directions which he was provided by Planning that historic 

assessments must include: 

3. Evaluation of a proposed project’s impacts to designated or eligible historical 

resource(s) on the project site or in the vicinity.  

• For projects within a historic district, impacts to the district as a whole must be 

considered.  
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• Projects impacting district contributors must also consider impacts to the contributor as 

well as to the district as a whole. 7 

 

And the Preservation Plan urges consideration of the historic pattern of development on the 

parcel and adjacent parcels.  The original historic building was a one and a half story cottage 

Victorian.  It is a quantum leap to go from that historic pattern of development to the project 

currently being proposed.  It is so unfortunate that the development fails to meet the setback, 

break up the mass of the building into modules, 

or provide an articulated front face.  

‘This project has not even perceptibly changed 

since the last presentation.  All of [the board and 

the public’s] comments from the last go around 

remain relevant.  It is too high.  It towers over 

adjacent buildings.  There is no articulation in 

the façade.  It presents as a huge rectangle.  The 

design of it as Prairie Style – it just isn’t.  This 

project looks like a Suburban Motel plopped 

down on this site.  It is too big.  It is inarticulate.  

It is most inappropriate for this street.  What we have here is a rectangular box that is sitting on 

the street and is put so far forward.  Nothing has changed.  Steven was not willing to support this 

in its earlier presented form.  The parking needs to be underground, the height needs to be 

reduced one story, the façade needs to be pushed back [to the Prevailing 47’].  This project as 

presented is totally inappropriate for this district.”   

  Whether you can consider this prairie or 

not (and no reasonable person not on the 

development team has considered this 

prairie), the Board has deliberately not 

gotten into a deep or theoretical 

conversation about style because the basics 

are so wrong (massing, scale setback, 

height, lot coverage.) 

Rearranging the dormers or roof overhang 

will not solve the fundamental issues with 

this design. It is a gigantic 45 bedroom, 

over 20,654 sf building, 40’4” in height, 

40’6” to the parapet, with incompatible lot coverage.   None of this conforms to the Preservation 

Plan requirements.   As architect John Arnold wrote:    Objective Issues: The objective issues that 

concern me are related to the bulk of the building that is squeezing the lot coverage to the 

 
7 REQUIREMENTS FOR HISTORICAL RESOURCES ASSESSMENT REPORTS, OFFICE OF HISTORIC RESOURCES, City of 
Los Angeles 
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maximum. This has obviously been a self-inflicted creation by the developer who is trying to 

maximize the project rents with large 5-bedroom/5-bath units, as well as creating space for 2 

future ADUs in the large “recreation” and “lounge” spaces. Despite all of the above being 

allowed by the LAMC and/or state law, the envelope of the building has made the structure’s 

mass non-compliant with prevailing setback and lot coverage prescriptions outlined in the 

Preservation Plan. This could be mitigated not by reducing density, but by lowering the average 

unit size. 

The applicant has refused to make any of the major changes that could bring this project closer to 

compliance.  Until the applicant does so, he should not be allowed a density bonus because the 

project will severely impact property on the  California Register of Historic Resources (National 

Register listing automatically incudes this on the California Register,)  

SB1818 

Gov’t Code §65915, subdivision (d)(3) reconfirms that the City is not required to approve a 

specific incentive for a project under SB1818 if that incentive (for example, height increase) 

would have an adverse impact on historic resources: 

“Nothing in this subdivision shall be interpreted to require a local government to grant an 

incentive or concession that would have an adverse impact on any real property that is 

listed in the California Register of Historical Resources.” (Gov’t Code §65915, subdivision 

(d)(3).) 

Gov’t Code §65915, subdivision (e)(1) also allows the City to impose development standards 

that mitigate adverse impacts to historic resources. The Preservation Plan was adopted to provide 

development standards that prevent adverse impacts to the historic district, thus the City is 

allowed to impose these standards on development under SB1818. 

“Nothing in this subdivision shall be interpreted to require a local government to waive or reduce 

development standards that would have an adverse impact on any real property that is listed in 

the California Register of Historical Resources, or to grant any waiver or reduction that would be 

contrary to state or federal law.” (Gov’t Code §65915, subdivision (e)(1).) 

Student Housing and the NSO 

Purpose. This section sets forth procedures, guidelines and standards for the establishment of 

"NSO" Neighborhood Stabilization Overlay Districts in areas of the City that are proximate to 

colleges and universities. The purpose of the NSO District is to protect and preserve the existing 

low density housing stock; to maintain and enhance the quality of life of area residents; to 

promote well-planned student housing; to establish regulations that address the negative impacts 

multi-habitable room projects cause; to address inadequate parking; to prevent irreversible 

damage associated with oversized multi-habitable room projects and to help stabilize 
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neighborhoods. The purpose of the NSO District is also to ensure that future Projects are 

designed to be compatible with buildings that are adjacent or across the street.8 

The ZA, based on the record, cannot make the findings required by 12.24.W52 

E.   Findings for Approval. (Amended by Ord. No. 182,095, Eff. 5/7/12.) A decision-maker shall 

not grant a conditional use or other approval specified in Subsections U., V., W., or X. of this 

Section without finding: 

    1.   that the project will enhance the built environment in the surrounding neighborhood or 

will perform a function or provide a service that is essential or beneficial to the community, city, 

or region; 

   2.   that the project's location, size, height, operations and other significant features will be 

compatible with and will not adversely affect or further degrade adjacent properties, the 

surrounding neighborhood, or the public health, welfare, and safety; and 

    3.   that the project substantially conforms with the purpose, intent and provisions of the 

General Plan, the applicable community plan, and any applicable specific plan. 

    The decision-maker shall also make any additional findings required by Subsections U., V., W. 

and X., and shall determine that the project satisfies all applicable requirements in those 

subsections. 

The project will not enhance the built environment in the surrounding neighborhood and 

provides a function that will be of great detriment: the overscale 45-bedroom box like building 

that will place 45 to 90 students circulating on Scarff Street, Portland Street and the unimproved 

non-engineered Victorian era alley in between, featuring blind turns and dangerous access to the 

parking.   

That the project's location, elephantine size, overscale height, ground level parking will not be 

compatible with and will adversely affect or further and degrade adjacent properties, the 

surrounding neighborhood, or and the public health, welfare, and safety is clearly demonstrated.  

The developer’s quip that the NSO is about parking shows he lacks understanding of the need for 

community conservation and stemming displacement of families, a concept foreign to the 

applicant. 

Health and Safety 

In the 2008, 2323 Scarff Street Project approval, the DAA required “that the alley have a 2-foot 

22 wide longitudinal gutter, together with •any necessary removal and reconstruction of existing 

improvements. And   3.A cash payment shall be made in lieu of constructing the above 

improvements satisfactory to the Bureau of Engineering for the cost of the existing alley 

improvements necessary to provide a 20-foot wide alley and the construction of a 2-foot wide 

 
8 SEC. 13.12. "NSO" NEIGHBORHOOD STABILIZATION OVERLAY DISTRICT. 
   (Added by Ord. No. 180,219, Eff. 11/16/08.) 
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longitudinal gutter, and any related costs taking into consideration the historic nature of the 

area. 

Pursuant to Council File #092395 (Councilmember Ed. P. Reyes), the cash payment shall be 

made only relative to the required alley improvements and said payment shah be made into an 

account(s) established by the Board of Public Works within the Public Works Trust Fund No. 

834-50 for the receipt and deposit of funds identified for the proposed complete green alley 

project for the alley located at the rear of the subject property that provides access to/from 23rd 

Street to the northeast and Portland Street to the northwest- and authorize the City Engineer to 

make any technical corrections or clarifications to this instruction in order to effectuate the 

intent of this Motion. In the event that the applicant posts a bond for future improvements, the 

bond proceeds shall be likewise deposited into the account(s) established within the Public 

Works Trust Fund No. 834-50  for the receipt and deposit of funds identified for the proposed 

complete green alley project noted above. In the event the complete green alley project is 

abandoned, the BOE will utilize the funds to construct the required improvements.” 

 

The alley remains unimproved and is an environmental health and safety issue that needs to be 

addressed when a developer considers introducing 90 students and their guests in the proposed 

project. This applicant repeatedly stated that they have done enough by changing the front yard 

setback to 35 feet.  An applicant that will not hear after (what he has said)  “11 meetings” (only 2 

were with the HPOZ Board) about the negative impacts of this project will remain ignorant until 

his project is denied.    

South Community Plan 

The Project is also inconsistent with policies and goals set forth in the South Los Angeles 

Community Plan.  The Community Plan sets forth that “Projects should contribute to reinforcing 

the distinctive and historical character of the corridors and the residential neighborhoods they 

serve.”  (South LA Community Plan. p. 3-6.)  The Project is incompatible with the historic 

character of the surrounding neighborhood making it inconsistent with Community Plan policy 

LU 4.1.  The Project is also inconsistent with the Community Plan design guidelines, in violation 

of policy LU 4.3, due to its ground level parking.  

During the South Community Plan process, the City planners recognized that the Scarff/ 

Portland/St. James Park parcels were worthy of down zoning to protect the historic character of 

the area and to send a message to ambitious developers not to attempt to squeeze over large 

projects into these graciously appointed historic lots.  Scarff Street, Portland Street and St. James 

Park went  from RD1.5 to RD2 expressly to aid the HPOZ Board in limiting elephantine over- 

scale projects that would result in grave community impacts.  Indeed, there have been a series of 

planning efforts over decades which these developers seek to ignore or overcome.  From 1991, 

there  was the CRA Urban Design program which was he genesis of the “prevailing” concept to 

conserve community character. In 1991 the State approved the St. James Park and Twentieth 

Street  National Register Historic Districts.  In 2000 the area became an HPOZ.  In 2005, with 

community participation, the City adopted the University Park Presrevation Plan.  Developers 
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have successfully worked within these guides in cooperation with the HPOZ Board until now, 

with the 2323 Scarff Street project before you. 

The City also with the community plan update adopted ‘Q’ conditions ((Q)RD2-1XL-HPOZ) 

which state :  

Q Qualified Permanent Conditions of Approval 

On a Unified lots as described in Section V-2B (b) (1) of the South Los Angeles CPIO Ordinance 

for projects on a Unified Lot all buildings shall be designed to maintain the side and rear 

setbacks. A project may not rely on the status of the lots being Unified Lots to waive or modify 

setback, yard area, or any other development standards related to bulk and massing. 

New construction, including additions to existing buildings, on Unified Lots, shall not encroach 

into side and rear yards setbacks. 

CEQA 

The project is a flagrant abuse of the standards set forth by the South Community Plan and the 

HPOZ Preservation Plan.  The project fails to meet the Presrevation Plan objective standards, 

and, as such, has severe and irreparable negative impacts and is not CEQA exempt.  A CE is not 

the vehicle for this project. 

The project will have a demonstrable significant effect on the environment and does not qualify 

under Article III, Class 32 exemption A categorical exemption is not the appropriate level of 

environmental review for a project that is highly discretionary, is in a historically sensitive 

environmental, and meets no established standards. 

The Class 32 “Infill” Categorical Exemption (CEQA Guideline Section 15332), hereafter 

referred to as the Class 32 Exemption, exempts infill development within urbanized areas if it 

meets certain criteria. The class consists of environmentally benign infill projects that are 

consistent with the General Plan and Zoning requirements. This class is not intended for projects 

that would result in any significant traffic, noise, air quality, or water quality impacts. 

There are unusual circumstances creating the reasonable possibility of significant effects which 

prohibits the City from using a CE.  The project may result in damage to scenic resources, 

including, but not limited to, trees, historic buildings, rock outcroppings, or similar resources; a 

CE ignores its unique place in the history of Los Angeles as an area so significant that the State 

after intense scrutiny confirmed its place on the National Register of Historic Places. 

The applicant would have us believe that because this project may not cause de-listing as a 

District, therefore there is no impact; and presses the fact that because it is a vacant lot there is no 

impact.  Nothing could be farther from the truth.  There are both primary and secondary impacts 

to historic resources and the District itself is a historic resource. 

As Historic Presrevation Consultant Mitzi March Mogul wrote: 

One of the reasons that we (Society) have developed mechanisms for preserving, restoring, and 

maintaining properties which have been determined to have historic value is that we recognize 
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that these properties enhance our built environment and contribute to our understanding of 

history and our appreciation of outstanding design. Part of protecting them is controlling the 

nearby environment, be it natural or man-made. The point is not to prevent, only to control. 

Stating that because this is a vacant lot there is no impact is wrong on its face.  Consider the 

streetscape which an infill development affects and the three Victorians to the North, a Prairie 

style Building to the south. There is no question that there are secondary (also known as 

indirect) impacts of the project on adjacent and neighboring historic resources and on the 

University Park HPOZ and the St’ James Park National Register District. The immediate 

surrounding includes three HCMs, at 2309, 2305, and 2327 Scarff Street; and an infill 

development at 2317 Scarff that does meet the requirements of the Preservation Plan. 

This is the expert opinion of a preservation consultant not hired by the applicant.  It also 

conforms to the recognized barometers of what are impacts.  When the SHPO staff toured the 

District they spoke of “stepping back into time” and experiencing a district setting that included 

the importance of streetscape and front yard setbacks.  To have a box like building extrude in 

front of the historic buildings on that block face, would irreparably damage how the historic 

buildings are experienced and provide a sense of place.  The developer at 2317 adhered to that 

premise, and has an infill project that is successful.  The developers of the Norwood Learning 

Village were able to build a 100% affordable project and meet the requirements of the 

Presrevation Plan. 

Here is a typical example of a prairie style building. The proposed building has little of the grace, 

the horizontality, green space, articulation and is two stories.  The proposed building is a four 

story box with a very odd mansard like roof to hide the fourth story. 

 

Let me close with the November 15, 2021 comments to Planner Katie Knudson and the HPOZ 

Board by the architect, Thomas Michali, M2AArchitects, who (with the City Planning, HPOZ 

Board and stakeholders) wrote the Preservation Plan: 

The proposed development is completely out of scale and massing for an infill building in a 

historic district. The developer is manipulating maximum heights and front setbacks to 

accomplish his development goal. This does not meet any preservation standards for infill nor 

the preservation plan. 
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Height: A four story building does not meet the standards for infill. They are trying to use the 

highest historic gable roofs to justify a fourth floor. They also show other project likes St. James 

to provide support to this claim and this is not a contributor building 

Setback: The historic buildings are setback much more than his proposed project. He is trying to 

average nonconforming buildings with less setback to justify his additional mass and floor area. 

Massing: The use of a density bonus in a historic district conflicts with the standards to be 

compatible. The use of smaller setbacks and increased height is just an attempt to justify the 

incompatible massing shown clearly on the 3D views. This project towers and dwarfs the smaller 

historic buildings typical in this historic district. 

I urge the Zoning Administrator to deny the 

density bonus, deny the conditional use, not 

issue a Certificate of Compatibility and also find 

that a CE is not the appropriate environment 

review for  this project as currently proposed.  

The Norwood Village on Oak Street is an 

example of affordable housing that gained 

approval and met the provisions of the 

Presrevation Plan.  We expect no less from for 

profit developers at 2323 Scarff Street.  

 

Sincerely, 

 

Jean Frost 

 Former Board Member and Chair, University Park HPOZ 

Appointed Member CRA Interagency and Community Task Force on Presrevation 

Recipient, Cultural Heritage Commission Achievement in Preservation Excellence Award 

Chair, CRA Adams Normandie PAC 

2341 Scarff Street. LA, CA  90007 

213 747-2526 
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May 26, 2022 
 
Sent Electronically 
 
Hon. Zoning Administrator Theodore Irving  
c/o Rafael Fontes   
City Hall 
200 N. Spring Street 
Los Angeles, CA 90012 
Email: Rafael.Fontes@lacity.org  
 
RE: 2341 Scarff Street 

On behalf of the Los Angeles Conservancy, I am writing to comment on 
the proposed development project at 2341 Scarff Street. These written 
comments are in follow-up to our comments provided at the April 27 
public hearing.   

The Conservancy shares community concerns regarding the 
incompatibility of the proposed development at this site, and as part of 
the University Park HPOZ and the St. James Park Historic District, 
listed in both the California and the National Register of Historic Places. 
While infill development is appropriate for this vacant parcel, it must be 
designed in a way to contribute to the historic district, not detract from 
or overwhelm it due to its bulk and massing. This is the reason why the 
University Park HPOZ Board voted against this proposed project.  

Overall, the scale of the new development is incompatible and does not 
respond to the established, prevailing patterns of the existing buildings, 
setbacks, and fabric of this historic neighborhood. The University Park 
HPOZ Preservation Plan is clear, and presses for infill development that 
respects the historic pattern of development on this and adjacent 
parcels. 

The City has full discretion in this matter, as afforded to it by specific 
provisions stated with SB 1818 and Density Bonuses. Given the clear, 
adverse impacts associated with the proposed development, the 
Conservancy urges the City to exercise its rights under SB 1818 in this 
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case. Specifically, SB 1818 offers the following language and guidance, as adopted by the 
state legislature and governor in 2004: 

Nothing in this subdivision shall be interpreted to require a local government to 
grant an incentive or concession that would have an adverse impact on any real 
property that is listed in the California Register of Historical Resources.” (Gov’t 
Code §65915, subdivision (d)(3).) 

Given that this proposed project is located within the St. James Park Historic District, which 
is listed in the California and National Register, and it will result in an adverse impact, this 
provision of SB 1818 applies. Only the developer and their hired consultant claim this 
project to be compatible. Rather, we hope the City will listen to and take to heart the 
cumulative concerns expressed by the community stakeholders, residents, the University 
Park HPOZ board, the West Adams Heritage Association (WAHA), and the Conservancy, 
among others.  

There is a possible “win-win” here should the developer be willing to redesign the proposed 
project to meet the conditions set forth within the University Park HPOZ Preservation Plan. 
We strongly encourage the City to press for this type of approach and further, to deny the 
conditional use request and Certificate of Compatibility, and make a determination that a 
Categorical Exemption is not warranted or appropriate for this proposal.   

About the Los Angeles Conservancy:  

The Los Angeles Conservancy is the largest local historic preservation organization in the 
United States, with nearly 5,000 members throughout the Los Angeles area. Established in 
1978, the Conservancy works to preserve and revitalize the significant architectural and 
cultural heritage of Los Angeles County through advocacy and education.  

Please do not hesitate to contact me at (213) 430-4203 or afine@laconservancy.org should 
you have any questions or concerns.  

Sincerely, 

 

 
Adrian Scott Fine 
Senior Director of Advocacy  
 
 
CC:  Ken Bernstein, Lambert Giessinger, Shannon Ryan, Office of Historic Resources  



       May 14, 2022 
       2125 Bonsallo Ave. 
       Los Angeles, CA 90007 
 
 
AZA Theodore Irving c/o Rafael Fontes, Planning Assistant 
rafael.fontes@lacity.org 
200 North Spring Street, Room 720 
Los Angeles, CA, 90012 
(213) 978-1189 
 
Dear Mr. Fontes, 
 
I have resided at my home, 2125 Bonsallo Ave., for 42 years, and through this time 
have enjoyed tremendously its historic character and the sensible development that has 
occurred here during these years.  However, from time to time construction 
development has been proposed with completely inappropriate design features for this 
neighborhood.   
 
My letter here is sent to you to strongly object to just such a case.  This is the currently 
proposed development that constitutes case file ZA-2021-6672-DB-CU-CCMP-HCA, 
ENV-2021-6673-CE proposed to occur at 2323 Scarff Street, Los Angeles, CA 90007.  
This proposed building could add as much as 90 new residents to an already crowded 
neighborhood.  It does not provide enough parking for these new residents, who will be 
forced to use street parking which is already highly inadequate.  Because the proposed 
parking will be at grade, and not be underground, it will also make for an unusually large 
structure for this neighborhood.   
 
This is a historic neighborhood with many constraints which must also be met with new 
construction, but the proposed development: FAILS to comply with the University Park 
Preservation Plan; FAILS to comply with the Secretary of the Interiors Standards and 
Guidelines; FAILS to meet the "Prevailing front setback" of historic Scarff streetscape; 
FAILS to meet the "Prevailing height' of historic Scarff streetscape; FAILS to meet the 
"Prevailing lot coverage" of historic Scarff streetscape; FAILS to meet the "Prevailing 
FAR" of historic Scarff streetscape; and FAILS to meet the "Prevailing pattern of 
development" of historic Scarff streetscape. 
 
I am not opposed to healthy development for this area.  But, this development cannot 
be approved until plans to meet the above objections are produced. 
 
        Sincerely yours, 
 
        David J. Bottjer 
 



 

David Raposa 
2515 4th Avenue   
Los Angeles, CA 90018 
 
April 27, 2022 
  
TO: Theodore Irving, Associate Zoning Administrator 
CC: Rafael Fontes 
RE:  ZA-2021-6672-DB-CU-CCMP-HCA, and ENV-2021-6673-CE,  

2323 S. Scarff Street, Los Angeles, CA 90007  
 
Dear AZA Irving: 
 
I am writing today to discuss the University Park HPOZ Board’s decision to DENY the 
proposed project at 2323 S. Scarff Street. Our decision was to recommend that the Office 
of Historic Resources (OHR) and the Director of Planning NOT APPROVE the project. 
 
I am the chair of the University Park HPOZ Board.  The Board reviewed this project 
several times in a consulting stage, and then it was agendized for a vote at a public 
hearing held on November 16, 2021.  At that time, we voted to not approve the Project 
because it does NOT meet the criteria for the University Park HPOZ Preservation Plan. 
And it would have severe adverse effects on the Historic District. 
 
OHR has not, as of this writing, informed the Board about its decision regarding this 
matter.  I am writing this letter as a result. 
 
Technically, an HPOZ Board is the final decision-maker for Conforming Work 
applications, but the HPOZ Ordinance handles Certificate cases such as this differently, 
in that the Board conducts a public hearing, but rather than making a final decision the 
Board instead makes a recommendation to the Director of Planning. In most instances, 
OHR and the Director will make a Determination that aligns with the HPOZ Board’s 
recommendation, as each Board member has significant expertise in historic 
preservation and is required to be familiar with the Preservation Plan.  
 
I would like to emphasize again that after careful consideration and after listening to a 
great deal of testimony, our recommendation in this case was against approval. 
 



You have already been provided the approved minutes from our initial consultation 
with the Applicant on May 4, 2021, where we recommended numerous changes that 
were not in the end incorporated into the project. You also have the draft minutes (e.g., 
we have not officially reviewed the minutes at a Board meeting) for our November 16, 
2021 hearing, where we passed the following motion: 
 
Motion to recommend against this project: “Move that the recommendation of the University 
Park HPOZ be to deny this project on the basis that it does not comply with the Preservation 
Plan, generally all of section 8 for residential infill, specifically in the area of 8.10 Location and 
Site Design and 8.11 Massing and Orientation and does not follow the previously established 
prevailing setback and heights as stated by the Director of Planning in their 2008 ruling on DIR 
2008-3375-COA. Specifically, we find the proposed structure to be out of scale with the adjacent 
properties and the larger context of the historic district in the issues of height, massing, setback, 
and design articulation. This project as presented presents a significant adverse impact to the 
historic resources of the district: The HPOZ, The National Registered District, and the 
Landmark Properties along Scarff Street.”  The motion to recommend against this project passes 
unanimously. 
 
I would like to make the following additional observations: 
 
In my nearly 20 years of being on the HPOZ board, the response to this project was 
unprecedented. The public comments on this project exceeded all other comments on 
any other project we have reviewed over the years. And all of the comments were 
strongly negative.  
 
Every past Chair of the HPOZ Board attended the meetings, and every past Architect of 
the Board attended – and they uniformly spoke against the project, and said it did not 
meet the Preservation Plan requirements.   
 
You have letters and communications in the file from three former University Park 
HPOZ Board architects: Thomas C. Michali (partner in M2A Architects), John Arnold 
(partner in KFA Architects whose specialty is multi-family housing), and John Kaliski 
(award-winning architect and urban designer who also wrote the former Community 
Redevelopment Agency’s Urban Design Guidelines, which served as the basis for the 
University Park HPOZ Preservation Plan). 
 
Please do read the letters these three architects wrote to the Board. Each of these 
gentlemen specifically and objectively stated why the proposed project at 2323 S. Scarff 
Street does NOT meet the requirements of the Preservation Plan.  
 



It is important to note that, first, all of these individuals are recognized experts.  
 
And, second, it is extremely unusual that former Board architects would take such a 
strong interest in a project, except that they recognize that an approval of this project 
against the backdrop of its being so out of line with the Preservation Plan would create 
an exceptional precedent that likely would harm not just the University Park HPOZ 
historic district, but all of the City’s historic districts. 
 
Due to my work schedule, I may not be able to attend the April 27, 2022 hearing in this 
matter.  I would, however, ask that the case file remain open for further comments, 
since neither I nor my fellow Board members have seen or been informed as to the 
position or recommendation that the Office of Historic Resources and the Director of 
Planning has taken regarding this project.  
 
Thank you very much for your consideration in this matter. 
 
Cordially, 
 
 
David Raposa 
 
323-573-4202 
davidr@citylivingrealty.com 
 
 



Case No. ZA-2021-6672-DB-CU-CCMP / ENV-2021-6673-EAF 
 
May 23, 2022 
 
Hon. Zoning Administrator Theodore Irving  
Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org)  
 
Dear Mr. Irving, 
 
I’m writing to add my opposition to the structure planned for 2323 Scarff Street. As others have noted, 
the bulk, height, setbacks and design of this proposal would significantly violate the Preservation Plan 
designed to protect our historic neighborhood. 
 
The Context Analysis submitted by the Applicant is riddled with errors, including the mischaracterization 
of several contributing properties as non-contributors. 
 
For example, the “analysis” shows my home as a “non-contributor” at “36 St. James Parkway.” In fact, 
my address is 27 St. James Park; there is no “St. James Parkway” or number 36. My home is both a 
contributor and a monument (#434). My side yard stretches 204 feet along the east side of Scarff Street, 
making it the largest parcel on the block. 
 
I also own a house across the street at 2367 Scarff Street. Again, the Context Analysis describes it as a 
non-contributor, although the HPOZ’s Historic Survey lists it as an altered contributor. (The alterations 
have since been reversed.) This house, too, is a monument property (#457).  
 
On both sides of this house (2367), the Context Analysis wrongly describes contributors as non-
contributors. To the north, 2361 Scarff is actually a contributor; to the south, 2375 Scarff Street is an 
altered contributor and a monument (#467).   
 
These obvious errors – easily researched on ZIMAS – call into question the rest of the Context Analysis 
used to justify what is so obviously an inappropriate project. Before proceeding further, at the very 
least, the Context Analysis needs to be re-done. 
 
Sincerely 
 
 
Janice Robinson 
27 St. James Park 
Los Angeles, CA 90007-2521  
 
Founding vice chair, University Park HPOZ (2000-2008) 
Chair, University Park Block Club 
Owner, Robinson Residences     
janice@RobinsonResidences.com   
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May 27, 2022 

RE: ZA-2021-6672-DB-CU-CCMP-HCA ENV-2021-6673-CE 

Hon. Zoning Administrator Theodore Irving 

Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org) 

Dear Mr. Irving, 

WAHA (West Adams Heritage Association) has been for over 35 years guardians of historic resources in 
the area known as West Adams of which University Park is one of the historic neighborhoods.  We have 
expertise in Historic preservation, environmental review, and the research and implementation of 
historic overlays.  There are seven HPOZs in WAHA’s boundaries and many of our members serve on the 
appointed Boards.  Our organization and its members are experts in HPOZs, historic resources, and their 
processes. 

We agree completely with the Boards finding  that “I, Mark Malan, move that the recommendation of 
the University Park HPOZ be to deny this project on the basis that it does not comply with the 
Preservation Plan, generally all of section 8 for residential infill, specifically in the area of 8.10 Location 
and Site Design and 8.11 Massing and Orientation and does not follow the previously established 
prevailing setback and heights as stated by the Director of Planning in their 2008 ruling on DIR 2008-
3375-COA.  Specifically, we find the proposed structure to be out of scale with the adjacent properties 
and the larger context of the historic district in the issues of height, massing, setback, and design 
articulation.  This project as presented presents a significant adverse impact to the historic resources of 
the district:  The HPOZ, The National Registered District, and the Landmark Properties along Scarff 
Street.”   

Impacts to the District 

The applicant states that because the lot is vacant there is no impact; further his consultant argues that 
because it will not cause a delisting of the district, there is no impact, arguments that are contrary to 
accepted practice (as the City’s own historic assessment directions show.) It ignores the established 
protocol that  that there are both direct (primary) and indirect (secondary) impacts. 

The district (both the National Register and the HPOZ) are themselves a historic resource.  To place a 
gigantic box with excessive height and lot coverage in the middle of a historic street introduces blight.  It 
effects the integrity of the district, particularly of the adjacent historic buildings and how they relate to 
each other and relate to the streetscape.  The National Park Services memos treat infill as additions.  
Their own “white paper” instructs:  

 “Visibility 

-- Has the addition obscured, covered, or altered the principal facades, historic entrances, or character-
defining (significant) features of the property?  How conspicuous is the addition in views of the principal 
elevations? How conspicuous is it in views of (secondary) minor elevations?  How does the addition 
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interrupt, interfere with, or dominate any historically significant views of the building or important views 
seen from the building (including the orientation of the building to the street, scenic vistas, views of an 
inner courtyard or surrounding campus, or the principal facades as viewed from various approaches)? 

An addition should not overwhelm or dominate the historic character of the property as a whole or alter 
the property’s character-defining features (including significant open space). Out-of-scale additions, 
rooftop additions, and additions that obscure principal elevations are particularly problematic (unless 
they are stepped back and appear small in scale) and may be difficult to justify as contributing.” 

and  

“New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property.  The new work shall be differentiated from the old and shall be compatible 
with the massing, size, scale, and architectural features to protect the historic integrity of the property 
and its environment.” (Standard 9)1 

If this directive appears to echo the Presrevation Plan, you are right.  The Preservation Plan is based on 
the Secretary of the Interiors Standards and the CRA  Adams Normandie 4321 Urban Design Program.   

The prevailing height is the most commonly occurring height on a block face on which  a project is 
proposed. 2 

A new project should not dominate existing buildings and structures. In general the new project should 
look as though it belonged to an area. 

As this project does not comply with Preservation Plan, this project will irretrievably damage the district, 
the block, and the streetscape and how the historic properties are experienced. Absent compliance with 
the Preservation Plan, the project does not meet the CU required findings and does not qualify for a 
categorical exemption. 

Other developers have had successful projects AND complied 
with the Preservation Plan. Directly next door to the lot is the 
infill 2317 Scarff Street.  The method the developer used to 
achieve compliance was: undergrounding parking to solve 
height issues, separate the infill building into two modules 
following the historic pattern of development, adhere to the 
prevailing 47’ front yard setback, provide an articulated 
facade and authentic materials.   

That developer who owns the adjacent property has objected 
to  this project:  

Arrian Torkian:  Owner of 2317 Scarff St.  Arrian is 
disheartened that they have never once been contacted by 

the applicant.  They received no kind of notice that this project is happening.  This project does not fit 

 
1 “Evaluating the Significance of Additions and Accretions,” A National Register White Paper, Linda McClelland, 4-
20-2008 
2 University Park Presrevation Plan, 8.1 Location and Site Design 

2317 Scarff Street infill 1 
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anywhere within this historic neighborhood.  Arrian states that their property is significantly impacted.  
This project has improper setback.  It is a single block mass that covers the majority of the lot.  Arrian’s 
property fits into the character and integrity of the neighborhood.  This project is designed to maximize 
their height and get as many student residents as possible.  One unit continues to expose the complete 
lack of affordable housing.  Five five-bedroom units and five four-bedroom units.  The actual sizing is 
significantly larger.  This project is overly dense when the number of bedrooms is factored.  It has only 
one affordable unit.  There should be additional affordable housing.  There is a lack of parking with this 
project.  Assuming two people per bedroom, as is standard in these types of properties, there will be 
close to 100 residents.  There has been a total lack of outreach to the neighborhood from the applicant.  
Most neighbors have only just learned about this project.  The height is incredibly inconsistent with this 
neighborhood.3 

It is also important to realize that massing has impacts particularly when this site is more than one lot, 
all the more reason to have an articulated design that breaks up this mass.  And the ‘Q’ conditions and 
height restrictions of the zoning need to be respected.  The Preservation Plan does not engage in simply 
what facades look like, but views architecture as having primary and secondary facades all of which are 
significant.  

North Elevation 1 

SB 1818 

We continue to raise concerns that the applicant and the City may be unaware that SB1818 cited by the 
developer for his density bonus has what is called a “carve out” for resources that are listed on the 
National or California Register.  The California Preservation Foundation, the statewide preservation 
organization of which WAHA isa member, worked very hard to see that historic resources were given 
consideration.  The developer has chosen to ignore this and push forward a project that will have severe 
and irreparable impacts on the HPOZ and the National Register District.  There is widespread evidence 
to this fact provided by the HPOZ Board, all four HPOZ architects past and present and  numerous other 
affected parties. 

The answer is to conform the project to Preservation Plan  which offers specific solutions and objective 
criteria.  The developer has refused to do so but rather has flooded his application with  numerous paid 

 
3 University Park HPOZ Minutes, November 16, 2021 
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consultant opinions that are not fact based but seek to further his aim, which is to monetize bedrooms 
and build an elephant of a project which harms everyone but provides financial gain.    

The HPOZ board found: 1) the project has an adverse impact on the district; and 2) there are mitigation 
measures/project revisions that would avoid those impacts while still allowing for a financially feasible 
affordable housing project. 

Cal. Gov't Code § 65915  

“(d)(1) An applicant for a density bonus pursuant to subdivision (b) may submit to a city, county, or city 
and county a proposal for the specific incentives or concessions that the applicant requests pursuant to 
this section, and may request a meeting with the city, county, or city and county. The city, county, or city 
and county shall grant the concession or incentive requested by the applicant unless the city, county, or 
city and county makes a written finding, based upon substantial evidence, of any of the following: 

(A) The concession or incentive does not result in identifiable and actual cost reductions, consistent with 
subdivision (k), to provide for affordable housing costs, as defined in Section 50052.5 of the Health and 
Safety Code, or for rents for the targeted units to be set as specified in subdivision (c). 

(B) The concession or incentive would have a specific, adverse impact, as defined in paragraph (2) of 
subdivision (d) of Section 65589.5, upon public health and safety or the physical environment or on any 
real property that is listed in the California Register of Historical Resources and for which there is no 
feasible method to satisfactorily mitigate or avoid the specific, adverse impact without rendering the 
development unaffordable to low-income and moderate-income households.”  (Emphasis added.) 

Gov’t Code §65915, subdivision (d)(3) reconfirms that the City is not required to approve a specific 
incentive for a project under SB1818 if that incentive (for example, height increase) would have an 
adverse impact on historic resources: 

“Nothing in this subdivision shall be interpreted to require a local government to grant an incentive or 
concession that would have an adverse impact on any real property that is listed in the California 
Register of Historical Resources.” (Gov’t Code §65915, subdivision (d)(3).) 

Gov’t Code §65915, subdivision (e)(1) also allows the City to impose development standards that 
mitigate adverse impacts to historic resources. The Preservation Plan was adopted to provide 
development standards that prevent adverse impacts to the historic district, thus the City is allowed to 
impose these standards on development under SB1818. 

“Nothing in this subdivision shall be interpreted to require a local government to waive or reduce 
development standards that would have an adverse impact on any real property that is listed in the 
California Register of Historical Resources, or to grant any waiver or reduction that would be contrary 
to state or federal law.” (Gov’t Code §65915, subdivision (e)(1).) 

NSO 

The “North University Park – Exposition Park – West Adams Neighborhood Stabilization District,” the 
NSO is not, as the applicant states, simply about parking.  The broad intention from the very beginning 
was to discourage new student housing initiatives within the community’s character neighborhoods and 
instead encourage such development along the Figueroa Corridor (east side of Figueroa, west side of 
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Flower), and to require additional parking that would accommodate the number of occupants in larger 
projects. The effort was spurred by a proposed project that would erect seven townhouses, each with 
multiple bedrooms, and each bedroom with multiple beds/occupants, but only requiring 14 parking 
spaces, per LADBS. Everyone was outraged; on a Planning Department staff training day Laura Meyers 
brought a busload of planning staff to the site, and soon this NSO ordinance was initiated. 

There were years of hearings, and in the end, we have the ordinance as written. It requires a Conditional 
Use Permit (CUP) for any project where there are five or more rooms (not exactly the original intent, but 
here we are). The stated and intended purpose of the CUP was to require parking that reflects the 
number of occupants, e.g., a “condition” to be imposed.  But the effort of the NSO and its intent is quite 
clear: retain and conserve the existing character and retain families.  The findings for a CUP cannot be 
made here. 

However, the required parking given state law is 5. There is no requirement for this Project to include a 
proposed additional number of parking spaces as a part of the Conditional Use Permit. And it may be 
counterintuitive and contribute to massing issues is that this developer has chosen ground level parking 
of 18 spaces exploding the mass to four stories.  The mass is also exploded by the 4 and 5 bedroom 
design. 

A project of this density (if this density is to be permitted) should have at least one parking space per 
bedroom.  Although most students would not drive their cars to campus, they do park their cars (albeit 
for weeks at a time) and need somewhere to do so.  45 bedrooms often means 90 students.  The project 
is too many bedrooms and is clearly not family housing.  

INSTRUCTIONS: 
The Department of Building & Safety shall not issue a building permit for a Project within a 
Neighborhood Stabilization Overlay District unless a conditional use  approval (CUP) has been granted by 
a Zoning Administrator pursuant to Section 12.24W52. 
 
 The required findings of the conditional use cannot be made.  In the two HPOZ Board hearings I 
attended, both the Board, architects and stakeholders gave significant fact-based testimony on the 
severe impacts of this project.  It will not enhance the surrounding community. 
 
Consultant Vision  
 
The developer consultant (Kaplan Che Kaplan) writes, in a July 8, 2021 report, given that the Project 
site is within a TOC Tier 3 area, it is an indication that level of density of future development in the area 
will likely be more consistent with that of the project than of the existing environment. Incentives such as 
increased height, are required to accommodate density bonuses. Further, a four-story building is 
appropriate for this corridor of South Los Angeles, which sits just under 2,000 feet away from the 
relatively busy intersections of W. 23rd Street and Figueroa and Flower Streets that have three to six 
story buildings, as well as about 1,500 feet from the 110 Freeway. Additionally, the height increase is 
necessary to provide the additional units needed to make the Project financially feasible for the Applicant 
to construct a housing project with 11% of the base density set aside for Very Low Income households. 
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To assert that this level of density is the “future development” of the St. James Park National Register 
District and the HPOZ ignores every planning decision and policy of over four decades.  It ignores the 
fact that the purpose of the General Plan Amendment for Figueroa was expressly to move overscale and 
overdeveloped student housing from the internal neighborhoods and encourage such buildings on the 
Figueroa and Flower corridors.   

There is no permanence to the TOC ordinance as currently structured. As a part of the revised Housing 
Element it may be also revised (and one of the discussions is the removal of the "circles" and more 
emphasis on the corridors -- which may or may not happen. And it has an expiration date; being in TOC 
3 at the moment does not predict the future.  A paid consultant should know this. The consultant vision 
is arbitrary, capricious and seems to seek to serve his client, not the facts. 

How experienced developers who own property within the HPOZ and National Register District could 
have gotten a proposed development so wrong, given decades of the City’s policy and plans, raises the 
question why and how?  

One answer is a lack of respect for the historic community and its quality of life as the developer seeks 
to maximize his profit. As architect John Arnold wrote:  The objective issues that concern me are related 
to the bulk of the building that is squeezing the lot coverage to the maximum. This has obviously been a 
self-inflicted creation by the developer who is trying to maximize the project rents with large 5-
bedroom/5-bath units, as well as creating space for 2 future ADUs in the large “recreation” and “lounge” 
spaces. Despite all of the above being allowed by the LAMC and/or state law, the envelope of the 
building has made the structure’s mass non-compliant with prevailing setback and lot coverage 
prescriptions outlined in the Preservation Plan. This could be mitigated not by reducing density, but by 
lowering the average unit size.4 

This lack of respect has also been shown by the manner in which the applicants have maintained the 
vacant lot which has become a nuisance and haven for homeless.  There have been two recent fires, one 
on May 25 and one on April 17.  The manner in which this applicant has abused the community by the 
lack of respect and diligence in securing his property is evocative of how an applicant feels when 
challenged.  

 

 
4 Letter, John Arnold, KFA Architects, November 16, 2021, to Katie Knudson, HPOZ unit 

Fire on April 17  
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A density grant of a 40-foot height and four stories is not supportable given the facts. Attached is the 
official City of Los Angeles survey done at the creation of the HPOZ which clear shows the prevalence of 
2 stores and some 3 stories. 5 There are no four-story  buildings.  
 
WAHA asks, due to the preponderance of evidence in the record, that  the Zoning Administrator deny 
the density bonus, deny the conditional use, not issue a Certificate of Compatibility and also find that a 
CE is not the appropriate environment review for  this project as currently proposed. 
 
Sincerely, 
 
Roland Souza President 
West Adams Heritage Association (WAHA) 
c/o 1724 Westmoreland Boulevard, LA, CA  90006 
Roland.e.Souza@gmail.com 

 
5 The survey is entitled ‘West Adams” because it occurred before the name change to “University Park.” 
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Hon. Zoning Administrator Theodore Irving May 26, 2022 
City of Los Angeles  Los Angeles, CA 
c/o Rafael Fontes: Rafael.Fontes@lacity.org 
Subject: 2323 Scarff Street Case No. ZA-2021-6672-DB-CU-CCMP / ENV-2021-6673-EAF 
 
To The Honorable Zoning Administrator Theodore Irving 
 
Thank you for the opportunity to share my thoughts with you on the 2323 Scarff Street Case. I am a 
native Angeleno, a homeowner in Council District 1 and the founding director of a community arts 
cultural nonprofit–The  Velaslavasay Panorama– which has been headquartered in Council District 
8 for the past seventeen years, and prior to that was located in Council District 13 from 2000-2004. 
I make my home in the University Park HPOZ in Council District 1 and have been an engaged 
homeowner and citizen for over the past decade.  
 
I recently learned that there is a new project which threatens the historical character of our 
neighborhood and, if approved, is damaging to the character to the community I live in- an area I 
have invested my time, resources and caring into as a participatory citizen in the City of Los Angeles.   
 
The proposed building project at 2323 Scarff Street has little merit in terms of the density bonus 
granting because it inflicts severe and adverse impacts to our historic district; proposes a conditional 
use that cannot be justified because of the findings required cannot be reasonably made, a CCMP 
for a project that cannot be determined to be in conformance to the University Park Preservation 
Plan.  
 
The record has already shown that the proposed project does not support a ZA approval. And, given 
all of the severe and irreparable impacts and unique circumstances, this project should absolutely 
not be CEQA exempt. 
 
The Preservation Plan should never allowed for the submitted project at 2323 Scarff Street from 
even coming forward, with its revisionist benchmarks to review compatibility and context. As a 
homeowner, my own remodeling projects were held to stringent and valuable historic controls – why 
should a larger developer be exempt when an individual person must adhere to this regulation? The 
HPOZ was established to protect a cultural resource neighborhood in the city of Lo sAngeles. This 
is what creates a feeling of legacy and community – a commitment to local history which cannot be 
replicated elsewhere.  
 
The project as proposed, and the attendant compatibility analysis and suggested conformance to the 
Preservation Plan creates false, misleading and inaccurate criteria in an attempt to push this project 
through. It is destructive on so many levels and does not follow the previously established prevailing 
setbacks and heights as stated by the 2008 ruling by the Director of Planning.  
 



 

 
The proposed project at 2323 Scarff Street: 
      
 

 FAILS to comply with the University Park Preservation Plan 
 FAILS to comply with the Secretary of the Interiors Standards and Guidelines. 
 FAILS to meet the "Prevailing front setback" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing height' of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing lot coverage" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing FAR" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing pattern of development" of historic Scarff streetscape. 
 CREATES a hazard to health and safety 

 
This project cannot be allowed to come to fruition. It compromises the historic context of the 
University Park HPOZ and threatens the character of our community.  
 
Thank you for the opportunity to share my thoughts. 
   
With Best Regards, 
 

 

Sara Velas 
Director 
sara@panoramaonview.org 
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          MITZI MARCH MOGUL 

              HISTORIC PRESERVATION CONSULTANT 

   1725 Wellington Road    Los Angeles, CA   90019    323/734-9980    Mogulink@gmail.com 

 

November 15, 2021 

 

RE:  ZA-2021-6672-DB-CU-CCMP 

ENV: 2021-6673-EAF 

 

c/o Katie.Knudson@lacity.org 

 

Honorable HPOZ Board Members and Project Planner: 

 

I have been asked by the West Adams Heritage Association (WAHA), to address some of the 

issues regarding the proposed project located at 2323 Scarff Street for the November 16 Public 

Hearing. I am a Historic Preservation Consultant with more than 30 years in practice in Los 

Angeles. 

 

The project has been inaccurately reviewed by consultants without understanding the very 

detailed requirements of the University Park Preservation Plan and the impacts the project will 

have on the many historic resources surrounding the project location.  There is so much error in 

the compatibility  report submitted by Kaplan Chen Kaplan, which ignores fundamental 

principles of the Preservation Plan, that it should be dismissed.  For example, the baseline for 

compatibility is what is the prevailing, not any average.   Also, the prevailing massing of all of 

the contributors on a block face determines infill compatibility, not just one property that is an 

anomaly in height.  In the face of a very detailed Presrevation Plan, these errors are misleading.  

The HPOZ Board however are the appointed experts who will interpret the Plan.  I will focus in 

my letter on severe adverse impacts to historic resources  if this project is built as proposed. 

 

The parcel is vacant, but this does not remove it from the St. James Park National Register 

District.  The EAF submitted by the applicant states that this is not in any National Register 

District, which is simply not true.  Even though the parcels are vacant, this parcel is located in 

the St. James Park National Register District as well as within the HPOZ.   The area is rich in 

historic resources which is why the infill demands of the Preservation Plan are so crucial. The 

secondary impacts to those resources have been completely ignored.  A 4-story “faux” prairie 

style contemporary building protruding and looming over 2-story historic buildings is a major 

impact.  The established setback is 46 feet, based on the prevailing setback on the west side of 

Scarff Street, as the Preservation Plan requires.  A 33-foot setback (as they propose)  will be a 

protuberance that effects the setting for the historic buildings and how they are experienced.  

Issues of traffic, noise, and other human-induced actions and effects will alter the quality of life 

for those occupying the historic structures as well as the way that others will experience the 

historic resources.  

 

The Goals and Objectives of  the Presrevation Plan include: 

Goal 5: Demand excellence in design for new construction and in the stewardship of historic 

properties and places.  Objective 5.1: Utilize the Presrevation Plan Design Guidelines and the 

Secretary of the Interior’s Standards to ensure that rehabilitation of existing structures and new 

infill development is consistent with the historic community character. This project fails in this 

goal and objective.  
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One of the reasons that we (Society) have developed mechanisms for preserving, restoring, and 

maintaining properties which have been determined to have historic value is that we recognize 

that these properties enhance our built environment and contribute to our understanding of 

history and our appreciation of outstanding design. Part of protecting them is controlling the 

nearby environment, be it natural or man-made. The point is not to prevent, only to control. 

Stating that because this is a vacant lot there is no impact is wrong on its face.  Consider the 

streetscape which an infill development affects and the three Victorians to the North, a Prairie 

style Building to the south. There is no question that there are secondary (also known as indirect) 

impacts of the project on adjacent and neighboring historic resources and on the University Park 

HPOZ and the St’ James Park National Register District. The immediate surrounding includes 

three HCMs, at 2309, 2305, and 2327 Scarff Street; and an infill development at 2317 Scarff that 

does meet the requirements of the Preservation Plan. 

 

It is not my intent to present arguments in order to prevent all development in that location, only 

to impress upon the City the need to fully assess the potential impacts on the community and on 

the District. It is clear this out of scale, four story, 45-bedroom structure will have significant 

adverse impacts both to the historic buildings and to the District itself. 

 

There are many types of impacts, none of which have been evaluated with regard to this project. 

The proposed project does not conform to the Preservation Plan, and therefore cannot be CEQA 

exempt. It is imperative that a full CEQA review be done to address the impacts on the 

surrounding historic resources and make the necessary changes to the proposed project so that it 

is compatible with its neighbors. It is my hope that a proper CEQA evaluation be done. Only 

then can the project proceed in a manner appropriate to its location. 

 

The site falls within the Neighborhood Stabilization Ordinance (NSO) District. The purpose of 

the NSO District is to protect and preserve the existing low density housing stock; to maintain 

and enhance the quality of life of area residents; to promote well-planned student housing; to 

establish regulations that address the negative impacts multi-habitable room projects cause; to 

address inadequate parking; to prevent irreversible damage associated with oversized multi-

habitable room projects and to help stabilize neighborhoods.  

 

(LAMC §13.12(A).)  Under the NSO, the Project is required to “provide one additional parking 

space for each habitable room at or above five habitable rooms.”  (LAMC §13.12(C)(2).)  The 

Project fails to provide additional parking spaces for the 10 units that include four or five 

habitable rooms.  In addition, the parking as designed is at grade and underneath the housing 

elements of the project;  parking needs to be set underground to reduce the height.  

 

The Project is also inconsistent with policies and goals set forth in the South Los Angeles 

Community Plan.  The Community Plan sets forth that “Projects should contribute to reinforcing 

the distinctive and historical character of the corridors and the residential neighborhoods they 

serve.”  (South LA Community Plan. p. 3-6.)  The Project is not architecturally compatible with 

the historic neighborhood, making it inconsistent with Community Plan policy LU 4.1.   

As stated previously, there is significant and substantial evidence that the project as currently 

proposed would negatively affect historic resources. Just because those resources are not located 

on the project site does not mean that they are not impacted.  As a former HPOZ Board Architect 

stated at the consultation on this project, “there is no amount of post justification that can 

convince him that this is Prairie style.  The balconies in the middle, are not Prairie. This is a self-

inflicted volume of 10 large units which is busting this project out of proportion. The height of 
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the building is of concern.”   The Preservation Plan was adopted in July 2005 to provide very 

specific guidance which this applicant has chosen to ignore.   

 

And the description of this proposed building as “prairie style” does not conform to the character 

defining features of “Prairie.” Prairie buildings are, “as Wright said, “married to the ground.” 

They celebrate the long, low landscape of the Midwest. Their most defining characteristic is their 

emphasis on the horizontal rather than the vertical. They spread out over their lots, featuring flat 

or shallow hipped roof lines, rows of windows, overhanging eaves and bands of stone, wood or 

brick across the surface. Thin Roman bricks sometimes enhance the effect and cantilevers often 

extend the horizontal line without vertical support. Even the unwelcome verticals of downspouts 

are either eliminated or carefully placed.”1 As the historic survey for the HPOZ shows, there are 

three Prairie style buildings in the District, all designed by noted architect George Wyman, all on 

Scaff Street.  

 

The HPOZ Board should deny the project at  its public hearing and the Director of Planning 

should concur.  If this project should move forward as it is presently designed, an EIR is 

required. 

 

 

Sincerely, 

Mitzi March Mogul 
Mitzi March Mogul 

 

Cc: Gerald Gubatan, CD1 

Councilmember Gil Cedillo 

 

   

ATT:  Curriculum Vitae 

            CURRICULUM VITAE 

 

            Mitzi March Mogul     1725 Wellington Road 

            (323) 734-9980                Los Angeles, CA  90019 

                       Email: 

Mogulink@gmail.com    

 

RELEVANT EXPERIENCE: 

 

Continuing Historic Preservation Consultant 

  Advise on restoration, including paint, lighting, conservation techniques, 

CEQA regulations, tax credits, adaptive re-use, research, reports. Projects 

 include Dominguez-Wilshire Building, Max Factor Building, Genesee  

Apartments, Mel’s Drive-In, Hermosa Beach Community Center, Café Club 

                        Fais Do-Do, Desmond’s Building, The Boat Recording Studio, Sonic 

Automotive, 

Flower Drive Historic District, Versailles Apartments, Alvarado Terrace Park, 

Four Star Theater, Alexandria Hotel Addition; numerous private residences and 

Historic-Cultural Monument nominations and Mills Act submissions, including 

 
1 Chicago Architecture Center 
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West Boulevard Bridge, Kite Coffee Shop, Heritage Square Museum, Alexandria 

Hotel Addition, Chateau Chaumont Apartments, numerous private residences, etc. 

 

1997   Regional Arts Council Facilitator, Los Angeles Cultural Affairs Dept.  

  Responsible for promoting Councils, recruitment of Council members,  

  reports on process, procedure, management, and recommendations, etc. 

 

1991-1996 Writer, regular feature column, Collector Magazine 

 

1991-1999 Preservation Editor, L.A. Architect 

Monthly column and feature stories 

 

1990-95 Regular contributor, Urban Explorer Magazine 

 

1995-97 Historian, Tanzmann Associates 

Project historian for the Community Redevelopment Agency Normandie 4321 

Historic Preservation Education Program 

 

1993 Prince of Wales’ Foundation for Architecture 

 Organized the visit of Prince Charles on behalf of the Royal  

 Household and represented the Prince of Wales’ Institute and Foundation 

 

1990-91 Consultant, Los Angeles Historic Theatre Foundation 

Advise and coordinate membership campaign, fundraising and marketing 

 

1991  Consultant, Maestro Foundation 

  Advised on development and membership 

 

1989-90 Instructor, American College for Applied Arts 

Historic Preservation: Designed curriculum and taught courses 

 

1988--90         Director of Development, Heritage Square Museum 

Responsible for pres/public relations; program development and implementation; 

fundraising and marketing; commercial use; staff management 

 

1987-88 Administrator, West Adams Heritage Association 

Handled all inquiries and correspondence; advised Board of Directors on 

Preservation Issues, assisted in coordinating activities of the organization; edited 

and produced monthly newsletter 

 

1984-87  Administrative Assistant, Los Angeles Conservancy 

 

Lectures and Tours 

 

Wilshire Boulevard Centennial Walking Tour series  

Northridge Arts Council (tour) 

Friends of Hollyhock House (lecture) 

Frank Lloyd Wright Home & Studio Foundation (lecture/tour) 

Rudolph M. Schindler house tour  

Berkeley School Alumni (lecture) 
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National Charity League (tour) 

WPA Art & Architecture (tour/lecture) for Society of Architectural Historians 

Workman Temple Homestead International Delegates to World Congress (tour) 

International Interior Design Association (lecture) 

Charles Rennie Mackintosh Society (lecture/tour) 

American Institute of Architects (tour) 

International Association of Assessing Officers, L.A. Chapter (lecture) 

Instituto Italiano Di Cultura (panel discussion on Art Deco) 

Windsor Square Hancock Park Historical Society ((lecture) 

National Trust for Historic Preservation (tour, L.A. conference) 

Los Angeles Pierce College (lecture) 

Price Tower Museum (lecture) 

Philbrook Museum, Tulsa OK (lecture) 

AIA, Eastern Oklahoma chapter (lecture) 

Cooper-Hewitt Museum (lecture) 

Fresno Art Museum (lecture) 

Palace of the Legion of Honor, San Francisco (lecture) 

Museum of Latin American Art (lecture) 

Antiquarian Society of California (lecture) 

Curator, “Having a Wonderful Time: The History of Los Angeles Through Postcards” 

Curator, “Well Done: The Story of Cookbooks and Commerce” exhibit at Heritage Square 

Museum 

Curator, “Paving the Way” exhibit at Heritage Square Museum 

 

Affiliations, Honors, Publications, Appearances: 

 

Martin E. Weil Award for Historic Preservation 

President, Los Angeles Historic Theatre Foundation 

Vice-President, Board of Directors, Heritage Square Museum 

President Emeritus, Art Deco Society of Los Angeles 

Miracle Mile Design Guidelines Committee 

Member, West Adams Heritage Association Preservation Committee 

Chair, Lafayette Square Historic Preservation Overlay Zone Board 

Co-chair, West Hollywood Centennial Celebration Committee, 1995 

President, Board of Directors, Art Deco Society of Los Angeles, 1991-2006 

Facilitator, International Coalition of Art Deco Societies, 1999-2001 

Education Committee, Los Angeles Chamber Orchestra 

Board of Directors, L.A. Architect 

Board of Directors, West Hollywood Urban Conservation League 

Historic Resources Committee, American Institute of Architects, L.A. Chapter 

Board of Directors, Hollywood Media District BID 

Member, Mayor’s Advisory Committee on the Arts 

Member, Victorian Society in America 

Organizer, Fourth World Congress on Art Deco, Los Angeles (1995-97) 

Featured Speaker, 2nd World Congress on Art Deco, Perth Australia (1993) 

Featured Speaker, World Congress on Art Deco III, Brighton, England (1995) 

Speaker, 5th World Congress on Art Deco, Napier, New Zealand (1999) 

Key Speaker, Sixth World Congress on Art Deco, Tulsa Oklahoma (2001) 

Graduate, with honors, Victorian Society Alumni Summer School, Glasgow, Scotland 

“The Search for Art Deco in London,” 1987 “Footnotes,” Los Angeles Conservancy 
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Hollywood Be Thy Name, 1988, Art Deco Society of Los Angeles 

Santa Monica’s Art Deco Architecture, 1988, Art Deco Society of Los Angeles 

West Hollywood’s Period Revival Architecture, 1991, Art Deco Society of Los Angeles 

The Bungalows, 1991 monograph 

“The Craftsman Bungalow in Australia and New Zealand,” 1995, American Bungalow Magazine 

Your Neighborhood--A Very Special Place, 1996 monograph 

Lafayette Square Historic Homes, 2000 monograph 

Historic Hotels of America, KCET TV 

“Sightings, w/ Mary Lou Gelbhard,” Australian Broadcasting Commission 

Doug McIntyre Show, KTZN Radio, Los Angeles 

Larry Mantle Show, KPPC Radio, Los Angeles 

“Life & Times,” KCET TV 

NBC Today Show 

“Interior Motives,” Discovery Channel 

Visiting with Huell Howser, KCET TV 

1997 Women in Leadership Award, West Hollywood Chamber of Commerce & West 

Hollywood Women’s Advisory Council 

Los Angeles Conservancy Preservation Award 2000 for Dominguez Wilshire Building 

“Tulsa Times,” OETA Public Television 

“L.A. Commons” (Cable Access) 

Helga Sitkin Show, American Radio Network 

Chef Jaime Show, KABC Radio 

Featured Speaker, 12th World Congress on Art Deco, Napier, Havana, Cuba (2013) 

Featured Speaker, 15th World Congress on Art Deco, Buenos Aires, Argentina (2019) 

 

 



November 11, 2021 

TO: UNIVERSITY PARK HPOZ BOARD, Katie Knudson 

FROM: West Adams Heritage Association, RE: SB1818, Public Hearing 2323 Scarff Street, Jean Frost 

The University Park Board has a record of approving projects that are infill and that meet the 

requirements of the Preservation Plan. For example, the .Norwood Learning Village, 2003 Oak Street 

(100% affordable) and 2317 Scarff Street immediately adjacent to the subject site (market rate student 

housing.) 

A development CAN be done that meets the requirements of the Preservation Plan as these two 

examples demonstrate. The project before you does not. 

Norwood Learning Center 2003 Oak Street 

2317 Scarff Street infill development 

The West Adams Heritage Association has 

consulted with the firm of Chatten-Brown, 

Carstens and Minteer to provide the Board and 

the City with the following relevant information 

on the "carve outs" that are contained in SB1818 

which have application to the project proposal 

before you at 2323 Scarff Street. 

Under the following section of SB1818, the city is 

required to provide incentives unless they make 

findings that the project as proposed would 

have a specific, adverse impact on a listed 

historic resource and that there is no feasible 

way to mitigate the impact without making the 

inclusion of affordable units financially 

infeasible. These will be important findings for 

the HPOZ board to make: 1) the project has an 

adverse impact on the district; and 2) there are 

mitigation measures/project revisions that would 

avoid those impacts while still allowing for a 

financially feasible affordable housing project. 

Cal. Gov't Code§ 65915 

"(d)(l) An applicant for a density bonus pursuant 

to subdivision (b) may submit to a city, county, or 

city and county a proposal for the specific 

incentives or concessions that the applicant

requests pursuant to this section, and may request 

a meeting with the city, county, or city and county. The city, county, or city and county shall grant the 

concession or incentive requested by the applicant unless the city, county, or city and county makes a 

written finding, based upon substantial evidence, of any of the following: 

ZA-2021-6672-DB-CU-CCMP-HCA, 

ENV-2021-6673-CE

ATT:  Zoning Administrator 

April 18, 2022

These remarks were submitted to the 

HPOZ Board at the decision hearing 

and should be considered by the ZA.















































































 

LAURA MEYERS 
1818 South Gramercy Place • Los Angeles, CA 90019 

Tel: 323-868-0854 • Fax: 323-730-0432 • E-mail: lauramink@aol.com 
April 26, 2022 
  
TO: Theodore Irving, Associate Zoning Administrator 
CC: Rafael Fontes 
RE:  ZA-2021-6672-DB-CU-CCMP-HCA, and ENV-2021-6673-CE,  

2323 Scarff Street, Los Angeles, CA 90007  
 
I am writing today to express my strong OPPOSITION to the proposed multi-family project located at 
2323 Scarff Street, in the heart of the University Park Historic Preservation Overlay Zone and also 
within a designated National Register District (the Saint James Park Historic District).  
 
Although it is, obviously, a vacant lot, its location within designated historic districts subject any 
development proposal to a strict set of not just design guidelines but also objective and measurable 
requirements relative to setbacks, lot coverage, and massing/bulk.  I believe you have many letters in 
your files addressing these issues. 
 
I have appended to this communication my prior letter to the Office of Historic Resources, which 
addressed many zoning matters that are before you today. I also noted, as have others, that the Applicant 
failed to include the designated National Register District in Applicant’s EAF, Environmental 
Assessment Form (and did not correct the form/application after this was pointed out). 
 
In addition, I’d like to point out a few brief items: 
 
1). I had asked for staff or Applicant to explain why the zoning is “Q” RD2? I understood the 1XL 
height district, e.g., super tall structures not allowed, this is a limited-height height district, in keeping 
with the historical overlays. But the “Q” was a mystery until a few days ago, when it was revealed to 
another community member that the Qualified Condition actually somehow reflects the “Q” that was 
adopted for the Arlington Heights Character Residential Overlay District CPIO and apparently after that 
for the ten South LA Character Residential Overlay Districts and for the University Park residential 
neighborhood that includes Scarff.  What that Qualified Condition requires is following the side and rear 
setbacks of the respective block, and if there is a unified lot (such as this one, which is one full lot and 
one half lot), then there should (shall?) be a setback between buildings at the lot line. I am not sure why 
this “Q” is present nor how it should be applied; I would like to note, however, that the Applicant did not 
apply for relief from this. 
 
2). I believe there is a mistake as it relates to the proposed side yard setbacks. The plans are showing a 
total of 7 feet on either side – a 5-foot minimum requirement plus 2 more feet because it is four stories, 
not two stories.  However, the lot width is 71 feet; RD2 requires, if I am not mistaken, 10% (or 7 feet, 
rounded) minimum plus 1 foot for every story over 2.  The Applicant also did not apply for relief or for 
an extra incentive relative to this. 
 



 

It is important to realize that City Planning’s own Policy team created  Planning tools so that this 
particular type of development (e.g., over-bulked student housing) would be rejected as non-compliant at 
point of application submittal, given the City’s long-standing policy and efforts to have student housing 
located on Figueroa and other commercial corridors (plus University Village, of course) and NOT within 
the residential neighborhoods of University Park, to avoid further displacement of families. 
 
It is egregiously not in compliance with any of the South L.A. initiatives regarding this (see my previous 
letter) or the University Park Preservation Plan or National Register standards for Infill. 
 
 Thank you very much. 
 

Laura Meyers 



Laura Meyers 
1818 S. Gramercy Place Los Angeles CA 90019 

 
November 16, 2021 
 
TO: Katie Knudson 

via email @ katie.knudson@lacity.org 
 
RE:  2323 Scarff,  

Case No. ZA-2021-6672-DB-CU-CCMP,  
 Related Case No. ENV-2021-6673-EAF 
 
Dear Ms. Knudsen: 

I would like to briefly weigh in with some background information for tonight’s hearing at the 
University Park HPOZ. 

Broadly speaking, I do not believe this project as submitted comes close to objectively meeting 
the University Park HPOZ Preservation Plan, nor any other design guidelines adopted as part of the 
South Los Angeles Community Plan Update process. It also ignores other adopted City initiatives with 
objectives that were meant to prevent a project such as this one (not prevent new housing; just a project 
as this one is defined and designed).  

I am a longtime community member, and land use/preservation advocate, in the West Adams 
District, and have experience in particular in University Park as it relates to the zoning, the Preservation 
Plan, and multiple prior City actions which all had the intent to prevent student housing projects such as 
the one before you today. I served for 25 years representing the North University Park Community 
Association at the Community Redevelopment Agency’s former Hoover/University Park/Expo Park 
Project Area, and in that guise was involved in several land use initiatives that are applicable to this 
project. 

Many years ago, when Con Howe was still the Director of Planning, I was asked to lead a 
component of what was then an annual Planning Staff Training Day. My task was literally sitting at the 
head of a bus filled with some three dozen department staff members, including Mr. Howe, with 
microphone in hand, leading a tour of University Park and North University Park, while describing the 
land use issues that faced the community. Most of these were either related to historic preservation, or 
the intrusion of student housing into residential neighborhoods, or both. 

This first discussion eventually led to several initiatives that were adopted by City Council. One 
was the Neighborhood Stabilization Ordinance, whose intent was literally to stop multi-bed, multi-
bedroom developments with little to no parking and other negative impacts on what had previously been 
stable character neighborhoods.  We all recognize that this ordinance was adopted with many very 
porous loopholes, and it has NOT achieved its intention. But that was, and remains, the legislative 
intention. 

Another perhaps more important initiative was the Figueroa Corridor General Plan Amendment 
(GPA), which was specifically intended to transfer density for student housing to both Figueroa and 
Flower – with a higher FAR (4.5:1) than had previously been allowed, and an allowable height of eight 
stories (Height District 2D). As a part of this adoption process, at the Los Angeles City Planning 
Commission hearing, the Commissioners adopted and the City Council later adopted a policy that not 
only would these new grants (height, FAR) be amended into the South Los Angeles / Southeast Los 
Angeles Community Plans, but also at the same time the Commission instructed staff to begin the 
process for downzoning the residential University Park neighborhood – to protect its overall character 
and to protect its many historic resources. The Commission also specifically EXCLUDED the west side 
of Figueroa, between 23rd and Adams, from the GPA’s height and FAR increases for the same reason. 



The GPA’s adopted Goal 1 / Objective 1-1 / Policy 1-1.2 is to “Protect existing single-family and 
low density residential neighborhoods from encroachment by higher density residential and other 
incompatible uses.” This is a lower density historic neighborhood (RD2) and the project is, of course, 
rather high density (with 4- to 5-bedroom apartments designed for student housing) and is incompatible 
with the adjacent built forms, lot coverage, setbacks, etc. in this National Register-designated and local 
Historic District.  

Other objectives and policies in this adopted GPA state that new housing should be constructed 
on the commercial and transit corridors (not “near” them); and it lists as a specific objective “to preserve 
and enhance the varied and distinct residential character and integrity of existing single- and multi-
family neighborhoods.” 

Much more recently, but with an eye to this adopted component of the Community Plan(s), I 
accompanied Planning staff on another tour of University Park and specifically Scarff Street as a part of 
an updated discussion on how to implement the previously-adopted goals, objectives and policies above. 
The result was that this area was downzoned, with an explanation that the density was transferred to the 
Figueroa Corridor as a result of the prior action; this was the next step in its implementation. 

I understand that SB1818 was adopted between the first and the second City Council action. But 
the applicant is not prevented from developing a ten-unit, low-scale building. The problem here is that 
the Applicant wishes to develop a much larger, out of scale, and much bulkier, building without 
respecting the lot coverage, and prevailing setback. The design as presented ignores the edict that is 
imposed on almost any new development in our community, namely that there should not be a single 
plane across a long expanse of frontage but rather, the front plane should be divided into sections (there 
are many ways to do this, including differentiation the materials and placing some front exterior 
elements behind others; or emulating Row Houses; or emulating individual residences). These elements, 
if utilized, might create some design sympathy with the other historical properties that surround this 
parcel. 

I am also concerned with the proposal to designate a large portion of the front yard setback as the 
primary required Open Space. This option is not usually given to other developers. For example, 
Clifford Beers Housing, in proposing a 100% affordable, permanent supportive housing (22 units) 
project in another historical neighborhood nearby to this one, was not allowed to include the front yard 
setback (a required 30-35 feet) in the calculation for the project’s Open Space. Obviously it is open 
space but not for calculation purposes. Why would this project, in an HPOZ that has as an objective 
requirement a front setback equal to the prevailing setback; and in a National Register District, be 
permitted to build a non-permeable 70-foot-long and approximately 15-foot deep front yard outdoor 
space with furnishings (as shown) to count as its Open Space? Where is the parity? 

I also want to point out, as others may have, that the original submitted Environmental 
Assessment application failed to mention that this parcel is within a designated National Register 
District (which also means it is listed on the California Register) and therefore the federal Secretary of 
Interior requirements for infill development do apply; and since this project at this moment does not 
meet those requirements a categorical exemption is not the proper CEQA clearance.  

In conclusion, I also want to say that I am a strong supporter of new housing, particularly 
affordable housing. It is very, very possible to balance that important goal with the aforementioned, city-
adopted goals of protecting the integrity and character of a neighborhood and not erecting incompatible 
structures. 

Thank you very much, 
 

Laura Meyers 
 

323-868-0854 
lauramink@aol.com  



       May 14, 2022 
       2125 Bonsallo Ave. 
       Los Angeles, CA 90007 
 
 
AZA Theodore Irving c/o Rafael Fontes, Planning Assistant 
rafael.fontes@lacity.org 
200 North Spring Street, Room 720 
Los Angeles, CA, 90012 
 
Dear Mr. Fontes, 
 
I have resided in the North University Park neighborhood at 2125 Bonsallo Avenue for 42 years.  
Throughout this time I have felt extremely fortunate to live in an area with a venerable historic 
character that includes a large number of fine old buildings and houses.  The character of the 
neighborhood enhances the quality of life for everyone who lives here across many levels of 
economic status – just taking a walk along St. James park or Scarff Street and viewing the 
Dockweiler mansion and other historic properties is a privilege.  The HPOZ status of the area 
has been instrumental in protecting the character of the neighborhood and guiding development 
so as to maintain its historic context.   
 
I write today to object in the strongest possible terms to a proposed new project that is 
completely at odds with our beautiful neighborhood.  I am referring to case file ZA-2021-6672-
DB-CU-CCMP-HCA, ENV-2021-6673-CE proposed to be built at 2323 Scarff Street, Los 
Angeles, CA 90007.  This project would exert highly adverse impacts, adding up to 90 new 
residents to an already crowded neighborhood.  The plan for parking is completely inadequate, 
and will add to the already-existing problems caused by insufficient parking.  In addition, 
because the proposed parking will not be underground, the structure would be much too large 
and completely out of scale with regard to surrounding buildings and others in the 
neighborhood.   
 
The proposed development: FAILS to comply with the University Park Preservation Plan; FAILS 
to comply with the Secretary of the Interiors Standards and Guidelines; FAILS to meet the 
"Prevailing front setback" of historic Scarff streetscape; FAILS to meet the "Prevailing height' of 
historic Scarff streetscape; FAILS to meet the "Prevailing lot coverage" of historic Scarff 
streetscape; FAILS to meet the "Prevailing FAR" of historic Scarff streetscape; and FAILS to 
meet the "Prevailing pattern of development" of historic Scarff streetscape. 
 
I am not opposed to development for this area that is sensitive to its historic character.  But I am 
strongly opposed to projects such as this that fail to comply with so many standing 
requirements, as indicated above, and that creates hazardous conditions for both existing and 
potential new residents.  At the very least it should require an environmental impact review.   
 
 Sincerely, 
 
 Sarah W. Bottjer 
 
 



Practical Guidance®

Impact of New Housing Laws on 
Historic Preservation (CA)
A Practical Guidance® Practice Note by 
Amy Minteer, Chatten-Brown, Carstens & Minteer LLP

Amy Minteer
Chatten-Brown, Carstens & Minteer LLP

California has recently adopted a number of new housing 
laws to lessen regulations on the construction of new 
housing with a goal of increasing the desperately needed 
affordable housing supply in the state. However, some of 
the existing regulations include protections to preserve and 
otherwise limit impacts to historic resources. This practice 
note provides an overview of several recently adopted 
housing laws and how those housing laws could affect 
existing protections for historic resources, and it offers 
suggestions on working within the new laws to protect 
those resources.

For further guidance on ownership of commercial real 
property in California, see Commercial Real Estate 
Ownership (CA). For guidance on buying and selling 
commercial property in California, see Purchasing and 
Selling Commercial Real Estate Resource Kit (CA). For more 
information about the California Environmental Quality Act, 
see California Environmental Quality Act Compliance. 

Historic Preservation 
Protections in California
In Penn Cent. Transp. Co. v. New York City, 438 U.S. 
104 (1978), the U.S. Supreme Court found that federal, 
state, and local governments have the right to require 
preservation of historic resources in part because such 

restrictions, there a local landmarks law, “are substantially 
related to the promotion of the general welfare.” In 
California, historic preservation protections are provided 
mainly through the California Environmental Quality Act 
(CEQA) as well as local ordinances and regulations.

CEQA Requires Evaluation and Mitigation of 
Impacts to Historic Resources
CEQA requires local agencies to evaluate the environmental 
impacts of a proposed project, such as a housing 
development, and to use that to evaluate whether or not 
to approve the project or require mitigation be imposed. In 
making that evaluation, CEQA provides that “[a] project that 
may cause a substantial adverse change in the significance 
of an historical resource is a project that may have a 
significant effect on the environment.” Cal. Pub. Res. Code 
§ 21084.1.

While CEQA provides protections for historic resources 
through the environmental review process, the requirement 
to conduct that review only applies to discretionary 
projects. A discretionary project is one that requires an 
agency to exercise subjective judgment in approving, 
disapproving, or imposing conditions upon the project. 
In contrast, a project is ministerial and exempted from 
environmental review under CEQA when the approving 
agency has no authority to deny or shape the project if 
the project complies with objective standards uniformly 
imposed upon such approvals. Cal. Pub. Res. Code § 
21080(b)(1).) A private party can legally compel an agency 
to issue a ministerial approval without any changes in 
the design of its project that might alleviate adverse 
environmental consequences.



Local Ordinances Can Designate and Protect 
Historic Resources
Cities and counties can also provide protection for 
historic resources through the adoption of local historic 
preservation ordinances. The authority to adopt ordinances 
to establish special conditions or regulations for the 
“protection, enhancement, perpetuation, or use” of places 
with special historical or aesthetic value is provided by 
California Government Code Sections 25373 (for counties) 
and 37361 (for cities). Cal. Gov. Code §§ 25373, 37361. 
These ordinances can work hand in glove with CEQA 
by defining those activities that require a discretionary 
approval within the city or county, such as demolition 
or alteration of historic resources or construction within 
historic districts or designated zones.

New Laws to Address Lack of Affordable 
Housing in California
California has a well-documented and long-term lack of 
adequate supply of affordable housing, with some of the 
most expensive housing in the nation. This problem has 
continued to worsen over the years, manifesting in an 
increasing unhoused population and an inability of would-
be new homeowners to afford the skyrocketing prices. 
California has taken a number of steps to address these 
housing problems over the years. Recently, the state 
legislature has focused on legislation intended to limit 
regulations on the construction of new housing as a means 
of increasing the total housing stock with California. Several 
of the new housing laws restrict the application of CEQA 
to new housing developments and limit local controls in 
approving new housing construction. Since CEQA and 
local regulations are the means for protection of historic 
resources in California, these new housing laws may also 
reduce or eliminate those existing protections.

This practice note includes an evaluation of the provisions 
provided by and the potential impacts on historic resources 
resulting from the adoption of housing development 
legislation in Senate Bills 9, 10, 330, and 13.

SB 9
Senate Bill No. 9 (SB 9) was signed into law on September 
16, 2021, and went into effect on January 1, 2022. 
2021 Cal. SB 9. This legislation includes changes to laws 
relating to housing development through the amendment 
of Government Code Section 66452.6 and the addition 
of Government Code Sections 65852.21 and 66411.7, 
requiring that approval of a housing development proposed 

within a single-family residential zone that includes no more 
than two residential units must be considered ministerial. 
See Cal. Gov. Code §§ 65852.21, 66411.7, 66452.6.

Limits on Local Control and CEQA Review 
Imposed by SB 9
These changes to land use law put limitations on local 
zoning control and the application of CEQA by requiring 
cities and counties to ministerially approve a housing 
project for two residential units on a site zoned for single-
family residential, even though in most areas that zoning 
was previously limited to one residential unit per site. SB9 
prohibits discretionary review or administrative hearings 
for such projects if certain requirements are met. Cal. Gov. 
Code § 65852.21(a). Ministerial approval of these projects 
prevents the application of CEQA, as CEQA applies only to 
discretionary projects. 14 CCR 15268(a). It also does not 
allow for the application of any nonstandard conditions or 
subjective design review.

SB 9 and Historic Preservation
One of the requirements a project must meet to be 
considered a ministerial approval under this legislation 
is intended to limit impacts to historic resources. The 
proposed development must not be “located within a 
historic district or property included on the State Historic 
Resources Inventory.” Cal. Gov. Code § 65852.21(a)(6). The 
State Historic Resources Inventory (SHRI) is a compilation 
of historic resources listed on the California Register of 
Historic Places or the National Register of Historic Places, 
or determined eligible for listing if the owner of the site has 
not provided consent for the listing. Cal. Pub. Res. Code 
§ 5020.1(p). The SHRI also includes resources determined 
eligible for listing in the National and/or California Registers, 
as well as resources determined to be historic by qualified 
historic resource evaluations and surveys submitted by 
local jurisdictions to the California Historical Resources 
Information System. Sites that are designated or listed as a 
city or county landmark or historic property pursuant to city 
or county ordinance are also excluded from application of 
SB 9 ministerial status.

The exemption provides protections to a number of historic 
resources that already have been identified and designated 
as historic. Because these resources are excluded from 
relying on the ministerial approval processes of SB 9, CEQA 
review will be required for those projects that require 
discretionary approvals, including but not limited to zone 
changes, variances, or conditional use permits. Additionally, 
under CEQA, the whole of a project must be analyzed in 



environmental review. This means that if a project includes 
both ministerial approvals and discretionary approvals, 
the impacts of all of the approvals must be assessed and 
mitigated through the environmental review process. 14 
CCR 15378. For example, if a city or other local jurisdiction 
allows for the ministerial issuance of demolition permits 
for a site, but the replacement project includes any 
discretionary approvals, the adverse impacts associated with 
the demolition must also be evaluated in the CEQA review 
document.

While SB 9 does provide for CEQA review and local agency 
control over sites with designated historic resources, it 
limits protection for resources that have not yet been listed 
on the national, California or local register or identified 
in an historic resources survey. Frequently, designation 
of historic sites begins at the local level. When a local 
jurisdiction does not maintain up-to-date surveys of historic 
resources or its local register of designated resources, 
historic resources that are not formally designated may be 
demolished or adversely altered by a housing development 
that is exempted from environmental review by SB 9.

SB 10
Senate Bill No. 10 (SB 10) was also approved by the 
Governor on September 16, 2021, with an effective date 
of January 1, 2022. 2021 Cal. SB 10. Government Code 
Section 65913.5 is added to existing planning and zoning 
law by SB 10. Cal. Gov. Code § 65913.5. This legislation 
addresses a local agency’s approval of denser zoning for 
residential sites in contrast to other housing laws that focus 
on the approval of specific development.

SB 10 Allows Ministerial Upzoning of Parcels
Under SB 10, a local government’s adoption of a local 
ordinance to zone a parcel for up to 10 residential units 
at a specified height limit is a ministerial approval. Cal. 
Gov. Code § 65913.5(a). Unlike SB 9, SB 10 does not limit 
local control, but instead provides local agencies with the 
opportunity to upzone parcels without CEQA review. To 
take advantage of this opportunity, the parcel in question 
must be located within one-half mile of a major transit 
stop and on an urban infill site that currently has zoning 
that allows for residential development. Parcels in high fire 
areas and sites designated open space land for park or 
recreational purposes are excluded. Additionally, when the 
new zoning ordinance would override zoning restrictions 
adopted by a local initiative, the ordinance must be 
approved by a greater margin.

SB 10’s Potential Indirect Impacts on Historic 
Preservation
SB 10 does not include any reference to historic resources, 
nor does it exclude parcels that contain historic resources 
or are located within an historic district. However, upzoning 
parcels can then result in future housing development 
projects being approved ministerially or based on 
categorical exemptions to CEQA. For example, a parcel 
with a designated or otherwise identified historic resource 
located on it that was zoned for only one residential unit 
could have its zoning changed to now allow up to 10 
residential units without any environmental review of that 
increase in development. If the future housing development 
no longer requires any discretionary approvals, such as 
conditional use permits, variances, or rezoning, the project 
could be constructed without any assessment or mitigation 
of the impacts to the existing resource. Moreover, without 
other discretionary approvals, if a local jurisdiction allows 
the ministerial approval of demolition permits, the historic 
resource could be demolished to make way for the project 
without any CEQA review and without the local agency 
having the ability to deny the demolition.

Further, CEQA provides a categorical exemption from 
environmental review for infill projects that are compliant 
with existing zoning. Upzoning the parcel could make 
projects consistent with zoning for purposes of relying upon 
a categorical exemption, and thus the impacts of the new 
development on an historic resource located on the site, 
or an historic district that surrounds the project site, would 
not be evaluated or mitigated. CEQA does also include an 
exception to categorical exemptions for projects that could 
have adverse impacts on historic resources.

SB 330
Senate Bill 330 (SB 330) went into effect on January 
1, 2020, after it was approved on October 9, 2019. 
Housing Crisis Act of 2019, 2019 Bill Text CA S.B. 330. 
This legislation amends, repeals, and adds a number of 
Government Code sections relating to housing by limiting 
standards applicable to approval of housing development 
projects.

SB 330 Limits Reliance on Discretionary Local 
Standards
Under SB 330, a local agency is prohibited from 
disapproving a housing development project for affordable 
housing or conditioning such project in a manner that 
makes the project infeasible, including through the use of 



design review standards, unless specific written findings are 
made. Cal. Gov. Code § 65589.5(d). These findings include 
that:

• The jurisdiction has already met its regional housing 
need allocation

• The housing development project would have a specific 
and adverse unmitigable impact on public health or 
safety

• The approval is prohibited under a specific federal or 
state law

• The proposed project site is or is surrounded by 
agricultural land -or-

• The project is inconsistent with applicable zoning and 
general plan land use designation at the time of the 
project application

Cities and counties are also limited in the standards 
they can apply to any housing development project 
when determining whether to approve, disapprove, or 
conditionally approve the project. A housing development 
project that complies with objective standards in effect at 
the time the project application was deemed complete can 
only be denied or conditioned to reduce density if the local 
agency finds the project would have specific and adverse 
impacts on public health or safety and there is no way 
to mitigate those impacts without reducing the project’s 
density. Cal. Gov. Code § 65589.5(j)(1).

A threshold consideration in applying this limitation on 
local control on housing development projects is: “what 
are objective standards?” An objective standard is one 
that involves no personal or subjective judgment by the 
local agency, often a quantifiable and/or uniform standard. 
A project applicant reviewing the standard will be able 
to determine whether or not their project meets that 
standard without any determination by the local agency. 
It is in contrast to subjective standards, typically around 
design issues, that require the local agency to exercise its 
judgment in determining issues such as whether the project 
is compatible with the surrounding neighborhood.

Standards Imposed to Limit Impacts to Historic 
Resources Are Often Subjective
SB 330 includes provisions directly and indirectly addressing 
historic preservation. The city or county is required 
to determine whether the site of a proposed housing 
development project is an historic site for purposes of 
applying any state or local laws or regulations applicable 
to such sites “at the time the application for the housing 
development project is deemed complete.” Cal. Gov. Code 
§ 65913.10(a). This would include historic preservation 

ordinances that prohibit demolition of historic resources 
or impose standards on development adjacent to historic 
resources. This determination is required to remain valid 
throughout the approval and development, with the only 
exception being if there are archaeological, paleontological, 
or tribal cultural resources encountered during construction. 
To aid in this determination, the applicant for a housing 
development project is required to include information 
regarding whether there are any historic or cultural 
resources known to exist on the project site as part of the 
application for the project. Cal. Gov. Code § 65941.1(a)(9).

The intention of this provision is to provide certainty to 
applicants early in the development process as to whether 
the project could impact an historic resource. While 
that is an understandable goal, conflicts with historic 
preservation goals can arise when a local jurisdiction 
does not have a recent survey of historic resources or an 
updated local register or inventory of historic sites. That 
limits the information available at the time the housing 
development application is submitted. It is the outdated 
nature of many jurisdictions’ historic surveys that has led 
historic preservation groups to seek historic designation 
of sites once a project has been proposed and a resource 
becomes threatened with demolition. SB 330 also provides 
only 30 days for a local agency to determine whether an 
application is complete, which is unlikely to be enough 
time for a new survey of the property or for the resource 
to go through the local designation process. This lack of 
information, and prohibition on evaluating the historicity of 
a site through the CEQA process or other local review after 
the close of that 30-day window, could lead to inaccurate 
initial determinations that there are no historic resources 
on a project site, allowing for demolition or alteration of 
resources that are historic without any mitigation.

SB 330 could also have indirect impacts on historic 
preservation due to its limit on local agencies to only 
apply objective standards when evaluating a project. Some 
standards relevant to historic resources are clearly objective, 
including:

• Prohibiting demolition of an historic resource

• Requiring new development to comply with an 
established historic setback

• Requiring specified height limits adjacent to historic sites 
or within historic districts -or-

• Requiring that new construction use specified types of 
materials, such as wooden windows

However, many standards intended to protect and preserve 
historic resources may be considered subjective as they 
require the local agency to determine whether new 



construction is compatible with historic sites. The Secretary 
of the Interior’s Standards for the Treatment of Historic 
Properties with Guidelines for Preserving, Rehabilitating, 
Restoring, and Reconstructing Historic Buildings are the 
standards by which historic resource consultants evaluate 
impacts to historic resources. They are also a benchmark 
CEQA uses to determine a project’s impacts on historic 
resources. 14 CCR 15126.4(b)(1) (projects that comply with 
these standards “shall generally be considered mitigated 
below a level of significance and thus is not significant”). 
The Secretary of the Interior’s Standards include subjective 
determinations such as whether the historic character of a 
property will be maintained and whether new construction 
will be compatible with the features, size, scale, and 
massing of the historic resource.

SB 13
Senate Bill 13 (SB 13), which went into effect January 1, 
2020, encourages the creation of affordable housing units 
in the form of accessory dwelling units (ADUs). 2019 Bill 
Text CA S.B. 13. ADUs are small residential units located 
on a residential site either attached to or detached from 
the existing primary residence that provide housing 
independent of the primary residence. Existing structures, 
such as garages, can be converted into ADUs. ADUs can be 
located within the primary residence, or they can be new 
construction on the site of the primary residence.

SB 13 Provides for Ministerial Approval  
of ADUs
SB 13 sets limits on local jurisdictions’ ability to prohibit 
ADU development by requiring them to ministerially 
approve ADUs. Cal. Gov. Code § 65852.2(a)(3). Local 
agencies may adopt an ordinance that provides for 
the creation of ADUs in areas zoned for single-family 
or multifamily housing if the ordinance meets certain 
requirements, including:

• Designating the areas where ADUs are permitted

• Setting standards on the height, setbacks, and maximum 
size of an ADU

• Imposing standards “that prevent adverse impacts on 
any real property that is listed in the California Register 
of Historical Resources” -and-

• Restricting the ADU from being sold separate from the 
primary residence

Cal. Gov. Code § 65852.2(a)(1). If a jurisdiction does 
not adopt a local ADU ordinance or update its existing 

ordinance pursuant to state law updates, the local agency 
must ministerially approve ADUs under standards set within 
the legislation.

Potential for Impacts to Historic Resources 
through Construction of ADUs
This legislation does address impacts to historic resources 
by requiring a local agency’s ADU ordinance to include 
standards that prevent adverse impacts on sites listed 
in the California Register of Historical Resources. 
However, this restricts local control of historic resource 
determinations. Standards to prevent adverse impacts are 
only provided for resources listed on the California Register, 
not those sites that have been listed on a local register of 
historic places or found to be historic by a local survey or 
other inventory.

Additionally, there is an inherent tension that must be 
reconciled between the requirement that ADUs only be 
evaluated using objective standards through a ministerial 
process and the identified need for local ADU ordinances 
to prevent adverse impacts to historic resources on the 
California Register. As discussed above, standards to protect 
and preserve historic resources, including the Secretary of 
the Interior’s Standards for Treatment of Historic Resources, 
are often subjective, requiring evaluation of compatibility.

Practical Tips to Protect 
Historic Resources under 
Updated Legal Landscape for 
Housing Developments
This practice note has identified the loss of some 
protections for historic resources that has resulted 
under new laws intended to encourage new housing 
developments in an attempt to enhance the affordability 
of housing. We conclude by providing suggestions for the 
cohabitation of historic resources and the provision of 
affordable housing in California.

Available Tools to Encourage Protection and 
Adaptive Reuse of Historic Resources
As an initial matter, it is important to recognize that 
historic sites often provide lower cost residential units. In 
particular, in areas with rent control ordinances, units in 
historic buildings can provide housing at rates much more 
affordable than new market rate housing units.



Additionally, there is available funding and other sources of 
cost reductions for rehabilitation of historic sites that can 
further enhance the affordability of units in rehabilitated 
historic buildings. These include the following:

• The recently adopted California Historic Tax Credit, 
which provides tax incentives for rehabilitation of 
historic sites.

• Some local jurisdictions have adopted Mills Act 
Ordinances, which allow for contracts with owners to 
reduce tax burdens when rehabilitating their historic 
properties.

• Additionally, projects including historic sites can rely 
upon the more relaxed standards included in the State 
Historical Building Code when adaptively reusing 
designated historic properties, or when conducting 
repairs or alterations.

Attorneys and their clients seeking to protect existing 
historic resources that do or could provide affordable 
housing should consider providing site-specific information 
to potential developers of historic sites regarding the ability 
to offset costs with the above tools. Local jurisdictions that 
do not already have a Mills Act program in place could be 
encouraged to adopt such program as a means of assisting 
in not only protecting historic resources, but also potentially 
providing affordable housing.

Actions to Encourage Protection of Historic 
Resources under New Housing Laws
While in some instances, further clarifying legislation may 
be the most helpful way to ensure protections of historic 
resources under new housing laws, there are additional 
actions attorneys or their clients can take or can encourage 
their local agencies to take to provide protections for 
historic sites. These actions include the following:

• Encourage local jurisdictions to update historic surveys 
and registers and submit any inventories of historic 
resources to the SHRI. Recall the following:

 o SB 9 does not allow for ministerial approval of 
housing development on historic sites that are 
included on the SHRI. Encouraging cities and counties 
to update and submit inventories to the SHRI allows 
existing protections for historic resources to be 
enforced.

 o SB 330 requires local agencies to determine whether 
a site of a proposed housing development is an 
historic site very early in the project review process. 
Having updated surveys and inventories makes 
this determination easier for local agencies. It also 
provides notice to potential developers of such sites 
that potential impacts to historic resources will need 
to be addressed. 

 o Having an easy reference to sites with historic 
resources can also help to inform local agencies 
decisions regarding appropriate locations for upzoning 
under SB 10.

• Encourage and work with local jurisdictions to develop 
objective standards to protect historic resources. This 
would allow for the following:

 o SB 330 provides that only objective standards can 
be applied to certain housing development projects. 
Having objective standards in place can help 
prevent impacts to historic resources from those 
developments. 

 o SB 13 provides similar restrictions for the 
development of ADUs that would be assisted by 
development of objective standards.

• In areas where the local jurisdiction is not able to 
or interested in updating local inventories of historic 
resources, individuals and organizations can seek listing 
of historic resources on the California Register of 
Historical Resources. Note the following:

 o Resources found eligible for listing on the California 
Register are included in the SHRI, allowing for the 
continued protection of those resources under SB 9.

 o This would also provide the early notice of a site’s 
historic significance necessary under SB 330.

 o Further, SB 13 provides that local ADU ordinances 
must include standards to prevent impacts to 
resources listed in the California Register.
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Planning CPC <cpc@lacity.org>

ZA-2121-6672-DB-CU-CCMP-HCA-1A, ENV-2021-6673-CE 

jghrobinson@ca.rr.com <jghrobinson@ca.rr.com> Fri, Nov 25, 2022 at 6:48 PM
To: cpc@lacity.org

From:

Jim and Janice Robinson

27 St. James Park

Los Angeles, CA 90007-2521

 

To:

Rafael Fontes

Planning Assistant

City Planning Commission

200 North Spring Street, Room 721

Los Angeles, CA 90012

 

November 25, 2022

 

Re: CASE: ZA-2021-6672-DB-CU-CCMP-HCA-1A

       2323 S. SCARFF ST, LOS ANGELES

 

After three decades of efforts to protect our neighborhood’s unique historic character, it’s disheartening to see the ease
with which this project has advanced to the Planning Commission stage.

 

The ZA’s approval flies in the face of our community-formulated Preservation Plan, which requires that projects meet
prevailing standards of height, bulk and setbacks. Prevailing standards are not neighborhood averages – or maximums
cherry-picked from aberrant examples. Prevailing standards are intended to mirror the characteristics of a site and its
immediate surroundings; a new project should fit seamlessly with what’s next door, what’s nearby and what went before.

 

In this case, what went before was a 1½-story bungalow, set back 45 feet from the sidewalk, like the remaining, 2-story
Victorians on this section of Scarff Street. The proposed project is enormous by comparison – an incongruous, 4-story
eyesore impossible to justify on the basis of facts. It simply is NOT compatible.

 

This project threatens all of us who’ve placed our trust – and our investments – in the city’s commitment to protect our
neighborhood’s special historic status. We urge you to reject the ZA’s approval, support the HPOZ board’s unanimous
opposition, and refer

https://www.google.com/maps/search/27+St.+James+Park+Los+Angeles,+CA+90007-2521?entry=gmail&source=g
https://www.google.com/maps/search/27+St.+James+Park+Los+Angeles,+CA+90007-2521?entry=gmail&source=g
https://www.google.com/maps/search/200+North+Spring+Street,+Room+721+Los+Angeles,+CA+90012?entry=gmail&source=g
https://www.google.com/maps/search/200+North+Spring+Street,+Room+721+Los+Angeles,+CA+90012?entry=gmail&source=g
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 this project to a serious level of environmental review. 

 

Sincerely

 

Janice Robinson, founding vice-chair, UP-HPOZ (2000-2008)

Jim Robinson, chair/vice-chair, UP-HPOZ (2008-2018)
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Fwd: Minutes for March 16th and April 4th 

Mark M <mfmalan@gmail.com> Sun, Nov 27, 2022 at 8:38 PM
To: cpc@lacity.org
Cc: daveraposa <daveraposa@aol.com>

RE:  ZA-2121-6672-DB-CU-CCMP-HCA-1A, ENV-2021-6673-CE 
Dear City Planning Commission,

I understand you will be reviewing this case in a week.  Attached, please find the minutes of the University Park HPOZ on
March 16, 2021, that were taken by me in my role as the HPOZ Board Secretary for the University Park HPOZ at the
time.

I include for you the email that was sent to our planner at the time, Katie Knudson (aka DeBiase).

I have heard a rumor that the planning department has stated that the proposed project adheres to the Preservation Plan
for the University Park HPOZ.

As you will see from the attached minutes, that determination is in direct conflict with the actual HPOZ Board's
determination as well as the public comments (including several past board architects).

In addition to these minutes, I submit my personal comments as follows:

The people of Los Angeles elected Karen Bass, not developer Rick Caruso, to be our new Mayor.

Three members of the City Council have been involved in Criminal Conspiracies, and now additional Council Members
have been shown to have motives of gaining power above addressing the needs of the city of Los Angeles.

Please, consider that this proposed project will destroy an historic jewel of our city, the St. James Park National
Registered District, with its massive footprint, roofline, and frontage on the street, becoming the dominant structure.

And all of these options will be made possible because of one unit of affordable housing.  This project is not designed to
solve any problems, but to create them, and to sacrifice much for the sole purpose of maximum exploitation.

Please consider directing these developers to go back to the drawing board and to create a housing project that will fit
into the existing neighborhood and provide for families, not five bedroom units of student housing.

Thank you for your time and consideration of this submission.

Sincerely,

Mark F. Malan
Former Board Secretary,
University Park HPOZ Board

Attached:  University Park HPOZ Board Minutes of March 16, 2021 

---------- Forwarded message --------- 
From: Mark M <mfmalan@gmail.com> 
Date: Sun, Apr 18, 2021 at 7:03 PM 
Subject: Minutes for March 16th and April 4th 
To: Katie DeBiase <Katie.Knudson@lacity.org> 

Dear Katie,

mailto:mfmalan@gmail.com
mailto:Katie.Knudson@lacity.org
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Well, I am getting a little better at getting caught up and I wanted to make sure we had the minutes from the Scarff Street
consultation last time.

Here are March 16th and April 4th minutes for forwarding to the board.

Hopefully everyone has a chance to read them so we may vote on them.

Thank you!

Mark Malan 

University Park HPOZ Minutes 2021 03 16 Archive.docx 
31K
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Minutes for the University Park HPOZ Board Meeting

March 16, 2021

Call to Order at 6:00PM

Roll Call:  President David Raposa is present, Vice President Lindsey Apatow is present, 
Architect Steven Fader is present, Secretary Mark Malan is present, Mayor’s appointee is 
vacant.  Quorum is achieved.  Planning Assistant Katie Knudson is present.

Introduction:  President David Raposa goes over guidelines, etc.

Approval of Minutes:

Minutes for March 2nd, 2021 are presented.  Steven Fader motions, Lindsey Apatow 
seconds, for approval of Minutes.  Roll Call Vote:  Steven Yea, Lindsey Yea, David Yea, 
Mark Yea.

Minutes awaiting submission:  2020, August 4th and 18th, September 15th, October 20th, 
November 17th, December 15th, and 2021, January 19th

Staff Board Communication:

Katie requests that all comments or materials that the public wants passed on to the Board 
should be sent directly to Staff (Katie).  Staff should be the conduit for all information 
that is passed along to the Board.  Katie will make sure that things will be distributed to 
the Board.  If the submission is day of, please limit it to two pages.  The bottom of the 
Agenda(s) shows the guidelines for interacting with the Board.  All official city business 
should be done through city.

Mark reads from LAMC Section 1223 D 9, which says that Board Members shall not 
discuss the merits of any business outside of meetings.

Board Members are permitted to interact with members of the community but must not 
share their views on a pending presentation with any other board members outside of a 
scheduled meeting.

David asks about ADUs

Public Comment Opens at 6:15PM

Jean Frost – Regarding the recent paving of Scarff Street, gives thanks to Jim Robinson 
for his communications with the city.  The historic paving stones are intact and 
undisturbed.  Jean asks Katie to bring up page 135 of Preservation Plan.  Jean states that 
if she wins the Lottery, she will fund the restoration of all the paving stones.  Jean offers 
Compliments to the City and the Board.  She plans to voice concerns if the Stearns 
Dockweiler house is going to be torn down.  Jean indicates that the smoothness of the 
street will now allow for the request of Street Humps for speed control.



Laura Meyers – Discussing the Brown Act and Cultural Heritage.  Laura states that we 
are not supposed to discuss anything that would come to a conclusion.  She notes that 
given we are talking about good government and protocol, she is surprised to see that the 
recording button is not on this meeting.  Laura shares that she chairs the Neighborhood 
Council meetings and that they are required to record their meeting and make them 
available to the public at their request.  She suggests these meetings should also be 
recorded.  She thanks everyone for their service.

Jim Childs – Adams Dockwiller Heritage – Regarding ADUs, Jim addresses the 
problems in Historic Districts specifically, as there are design implications with ADUs 
and their negative impact on the neighborhoods.  Jim states their attorney has written a 
letter and has received no response.  Jim indicates that the Los Angeles Conservancy has 
also not received a response.  The Cultural Heritage Commission is having a report 
presented by [our own] Katie who will be reporting on ADUs.  Jim asks if the Planning 
Department might be able to share the information from these reports.  The meeting is 
this Thursday [March 16th, 2021] at 10AM and is Item 5 on the Cultural Heritage 
Commission Agenda.

Conforming Work:

1986 Norwood Street:  Window restoration/replacement.

Applicant Mark Malan (recusing himself from the Board for this presentation) asks the 
Board to allow this to be reclassified as a Consultation.

There is no objection.

Consultations:

1986 Norwood Street:  Window restoration/replacement and Electrical upgrade.

Mark Malan as applicant makes his presentation for consultation on his window 
restoration and replacement plan.

Public Comment:

Thomas Florio – Expresses that windows may tilt.  Regarding the electrical 
upgrade, Thomas recommends to switch to a full mast above the house to avoid 
technical difficulties and to bring the electrical hookup to 2021 specifications.

Board comments: 

David finds all the window restoration repair plans to seem appropriate.  The 
change from Attic Vents to glass windows in scale and size seems appropriate.  
David expresses that the Utility porch addition was probably initially just a 
screened in porch.  He states that Casement Windows will take up inside space 



and that perhaps Wood Sliders might be better.  He is unsure about the idea of an 
Electric Enclosure and wonders what is more intrusive:  a simpler conduit just 
going up and painted, versus an outcropping wrapped in clapboard.

Steven Fader feels confident that research will be done and has no doubt that the 
windows will be done correctly.  He agrees with David and suggests 
consolidating the excess conduit into a simpler conduit rather than enclosing.  
There is no great reason to hide it as every house of this time has of these post 
construction situations.  He does not completely object but notes that the 
discussion of differentiation could be more complicated.

Lindsey trusts the applicant on the windows and also feels that rerunning all 
wiring into one conduit may be best rather than an outcropping

David additionally notes that as electrical panels were often put in the utility 
porches, the remnant of a previous interior panel may still be discovered.

At 6:55PM, Lindsey Apatow must depart from the meeting.  With the conclusion of his 
presentation for consultation, Mark Malan returns to his role as a Board member.  Quorum is 
retained.

Consultations (continues):

2323 Scarff. St

CK starts their presentation. The State Density Program is outlined.  There will be 
a 5’ setback from the north.  They have chosen to emulate the Prairie design, as 
there are others on this street.  Prairie was modern for its day.  The design is to 
provide the appearance of three stories up front with a fourth floor.

Jay Park, Architect, provides context analysis.  Examining structures on Scarff 
Street, looking at contributing versus non-contributing.  They are incorporating a 
hip roof with wide overhang.  They have made adjustments to their mass to 
accommodate the massing of the neighborhood.  This completes the applicants’ 
presentation.

Board Comments:

Mark asks in regard to SB 1818 if all the incentives have already been 
approved.  The applicant indicates this is their “wish” list.

David wants to have a presentation as to how the project conforms with 
the preservation plan.  David reminds Board members that this is a new 
plan and that prior Boards did adhere to the setback of the neighboring 
homes.



David goes to open to public comment.  Katie asks for a time limit of three 
minutes.  David recognizes that this project has taken extensive comments 
before.  Katie suggests starting with three-minute limit and will allow 
David to extend the time if the comments are constructive.

Katie emphasizes that this is a brand-new project.  She indicates that 
comments should focus on what is the community looking for in 
compliance with the preservation plan.

Public Comment

Thomas Florio feels that this developer is very aware of what this 
community expects.  Tom objects on both Mass and Scale.  The above 
roof patio creates a party atmosphere in a residential neighborhood.  Tom 
feels this is using the density bonus to create University housing.  The UV 
[University Village project] did not reduce the pressures on the 
neighborhood for housing.  The side yards should have greater setbacks.  
Both the height of the building and the windows are not appropriate.  With 
this level of density, Tom is confident that underground parking should be 
completely feasible.

Jean Frost – Former Board Chair and long-time community activist and 
planning.  The developer should be aware that this is not only in an HPOZ, 
but also in the St James Park National Register Historic District.  The 
Preservation Plan is the guide for how to implement the Secretary of the 
Interior guidelines.  Jean does not see any adherence to any of the required 
and requested accommodations of anything.  A unique concept does not 
rely on “averages”.  Setback is based on the prevailing setback on that side 
of the street.  The protuberance on the front creates an adverse impact to 
the historic district.  This is a project that does not reflect the Preservation 
Plan.  The other prevailing element is the mass of the other buildings on 
the street.  This project is oddly shaped – attempting to be Prairie – it is a 
complete violation of the historic pattern of development in University 
Park.  Jean believes the property is a recent purchase.  This is out of scale.  
Jean concurs with Jim Robinson’s comments [submitted via email].  SB 
1818 has Preservation Plan accommodations within it.  The Preservation 
Plan has extensive language on materials, wood windows as an example.  
Absent the presentation having anything about the Preservation Plan, this 
is inappropriate.

Jim Childs – former HPOZ board member.  Jim provided archive 
materials [via email], including the historic survey and the table guide to 
correct the misinformation regarding Contributing and Non-Contributing 
structures.  11 of the properties [in this presentation] were mis-identified 
as non-contributors.  Many details.  Previous decisions on this location 



and the northern building were also forwarded so that the board and 
community could see what was acceptable to the previous board members.  
In 2008, the Board had extensive debates about meeting the developer’s 
goal and adhere to the Preservation Plan.  Jim feels previous boards 
proved the case that such a building is not compatible by the scale and the 
drawings.  This is a design that is not compatible.  You [the applicant] 
have the right to do 10 units, but there is no right to make them 5 or 10 
bedroom units.  The front setback is not subjective, but objective.  Not just 
in this HPOZ, but other neighborhoods have covenants for setbacks.  Jim 
believes that the Board can only determine if a building is or is not 
compliant with the Preservation Plan.

John Arnold – former board member and architect, currently on Jefferson 
Park HPOZ.  John’s firm has built thousands of units per year.  He is pro-
development, but also dedicated to the preservation of the character of our 
neighborhoods.  Two questions – expecting no answers:  1.) TOC and SB 
1818 have both been mentioned, but only one can be chosen.  2.) 
secondly, the post justification of this building’s shape – John feels there 
is no amount of post justification that can convince him that this is Prairie 
style.  The balconies in the middle, are not Prairie.  The north property 
went through at least 8 consultations.  This is a self-inflicted volume of 10 
large units which is busting this project out of proportion.  The height of 
the building is of concern.  The ground floor should be one or two steps 
off the ground.  This also destroys the Prairie style.

Jim Robinson – Jim really appreciates the work that we are all doing.  He 
sent comments today [via email] to the Board.  He assumes the Board did 
not discuss them.  The Preservation Plan has all the answers on this 
project.  What is standing on the block is the subjective standard.  Look at 
the other buildings and come back with something that reflects [the 
existing Historic District].

Phone number 1928 is Gary Cosnets has been in the neighborhood for 35 
years.  He is “a nuts-and-bolts guy.”  Gary further states that. “Looking at 
this building, you might as well just put a warehouse in a Victorian 
neighborhood.”

Phone number 4744 Mr. Jones has lived on Scarff street for 15 years. He 
feels like [this project is] corporate America be moving in across the street 
with no consideration for the people that live in this neighborhood.  It is 
squeezing everything they can into this plan.  A roof top deck jeopardizes 
neighborhood [peace] with college parties.  This building does not fit in 
with the historic fabric of this neighborhood.  Mr. Jones asks that project 
be cancelled.



Cathy Estrada [resident] – She agrees with the concerns that the neighbors 
on Scarff street have regarding this project.  She encourages the applicant 
to be open to these comments.  Cathy feels that we want our neighborhood 
to maintain its integrity.  She acknowledges that [the applicant] is here to 
get our opinions.  They all boil down to the Preservation Plan.  Cathy 
hopes the applicant will take the comments constructively.  She further 
thanks the applicant for listening.

Roland Souza [resident] – Roland echoes what many have said about the 
scale and the setback.  Roland feels this building should not be allowed in 
any part of Los Angeles.  He recommends a look at the ideas and 
creativity that has been allowed previously.  Roland believes this building 
is so oversized and that there needs to be a realistic starting point.  He 
repeats his thoughts about the scale and size.

Katie warns that the meeting has 15 minutes remaining and asks for Board 
specific recommendations.

David closes public comment at 6:47PM

Board Comments:

David emphasizes that it is critical for the applicant to “item by item” 
through the Preservation Plan.  Setback is a bigger issue.  Everything is 
considerably more than just the setback.  David notes that much of 
opposition is based on the major issue of the setback.  David thanks the 
applicant for the creative attempts to hide the roof deck and the parking, 
but still feels the project is “Westside” looking.  David notes that the bulk 
is not in keeping with Preservation Plan.  David recommends looking to 
Traditional Building magazine shows some 1920s styles that are being 
built currently and still capture the historic nature.

Steven concurs with all previous comments.  It is too big for the site and 
too close to the street.  Even if it is pushed back, it still feels like a very 
big building.  Steven does not believe that the Four-stories are compatible 
in any extent.  Design wise, Steven sees the hint of Prairie Style.  Prairie 
Style is very horizontal, and this is very horizontal.  The roofline looks 
forced and is too tall.  The size and massing incompatible.

Mark stresses that the applicant must read the Preservation Plan.

Katie will be in communication with the applicants about the items that were 
brought up tonight.

David adds that in his over 18 years on this board, the number of community 
comments tonight ranks highest.  This should be looked at as a very high priority.

Katie will be in touch with the applicants tomorrow regarding next steps.



No other board business.

The next meeting is April 6th

Meeting adjourned at 8:01PM
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Planning CPC <cpc@lacity.org>

ZA-2121-6672-DB-CU-CCMP-HCA-1A, ENV-2021-6673-CE 

Mark M <mfmalan@gmail.com> Mon, Nov 28, 2022 at 12:58 PM
To: cpc@lacity.org
Cc: daveraposa <daveraposa@aol.com>

Dear City Planning Commission,

My apologies for not providing these sooner.

In addition to the March 16th, 2021 meeting with the University Park, HPOZ, allow me to also present the minutes which
include the second consultation meeting with the developer from the May 4th, 2021 meeting.

Also, and the most important attachment here, are the meeting minutes from November 16, 2021, where in the boards
decision, which passed unanimously, is that ..." the recommenda�on of the University Park HPOZ be to deny this
project on the basis that it does not comply with the Preserva�on Plan, generally all of sec�on 8 for residen�al infill,
specifically in the area of 8.10 Loca�on and Site Design and 8.11 Massing and Orienta�on and does not follow the
previously established prevailing setback and heights as stated by the Director of Planning in their 2008 ruling on DIR
2008-3375-COA.  Specifically, we find the proposed structure to be out of scale with the adjacent proper�es and the
larger context of the historic district in the issues of height, massing, setback, and design ar�cula�on.  This project as
presented presents a significant adverse impact to the historic resources of the district:  The HPOZ, The Na�onal
Registered District, and the Landmark Proper�es along Scarff Street.”  

It is my sincerest hope that you will please include these in your consideration of  ZA-2121-6672-DB-CU-CCMP-
HCA-1A, ENV-2021-6673-CE before you.

Sincerely,

Mark F. Malan
Former Board Secretary of the University Park HPOZ 

On Sun, Nov 27, 2022 at 8:38 PM Mark M <mfmalan@gmail.com> wrote: 
RE:  ZA-2121-6672-DB-CU-CCMP-HCA-1A, ENV-2021-6673-CE 
 
Dear City Planning Commission,
 
I understand you will be reviewing this case in a week.  Attached, please find the minutes of the University Park HPOZ
on March 16, 2021, that were taken by me in my role as the HPOZ Board Secretary for the University Park HPOZ at
the time.
 
I include for you the email that was sent to our planner at the time, Katie Knudson (aka DeBiase).
 
I have heard a rumor that the planning department has stated that the proposed project adheres to the Preservation
Plan for the University Park HPOZ.
 
As you will see from the attached minutes, that determination is in direct conflict with the actual HPOZ Board's
determination as well as the public comments (including several past board architects).
 
In addition to these minutes, I submit my personal comments as follows:
 
The people of Los Angeles elected Karen Bass, not developer Rick Caruso, to be our new Mayor.
 
Three members of the City Council have been involved in Criminal Conspiracies, and now additional Council Members
have been shown to have motives of gaining power above addressing the needs of the city of Los Angeles.
 
Please, consider that this proposed project will destroy an historic jewel of our city, the St. James Park National
Registered District, with its massive footprint, roofline, and frontage on the street, becoming the dominant structure.

mailto:mfmalan@gmail.com
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And all of these options will be made possible because of one unit of affordable housing.  This project is not designed
to solve any problems, but to create them, and to sacrifice much for the sole purpose of maximum exploitation.
 
Please consider directing these developers to go back to the drawing board and to create a housing project that will fit
into the existing neighborhood and provide for families, not five bedroom units of student housing.
 
Thank you for your time and consideration of this submission.
 
Sincerely,
 
Mark F. Malan
Former Board Secretary,
University Park HPOZ Board
 
Attached:  University Park HPOZ Board Minutes of March 16, 2021 
 
 
---------- Forwarded message --------- 
From: Mark M <mfmalan@gmail.com> 
Date: Sun, Apr 18, 2021 at 7:03 PM 
Subject: Minutes for March 16th and April 4th 
To: Katie DeBiase <Katie.Knudson@lacity.org> 
 
 
Dear Katie,
 
Well, I am getting a little better at getting caught up and I wanted to make sure we had the minutes from the Scarff
Street consultation last time.
 
Here are March 16th and April 4th minutes for forwarding to the board.
 
Hopefully everyone has a chance to read them so we may vote on them.
 
Thank you!
 
 
Mark Malan 

2 attachments

University Park HPOZ Minutes 2021 11 16 Approved 2022 06 07 Mtg.docx 
32K

University Park HPOZ Minutes 2021 05 04 Approved at 2021 06 01.docx 
28K
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University Park Historic Preservation Overlay Zone

Board Meeting Minutes

Date:  Tuesday, November 16th, 2021

Approved on June 7th, 2022

Call to Order and Roll Call:  6:03PM

In-Attendance:  David Raposa, Mark Malan, Steven Fader, Katie DeBiase.

AB361

David reads guidelines for AB361.  Public Comment on AB361 is open.  Katie sees no hands 
raised.  David moves to Adopt AB361 Resolution.  Mark 2nds.  Yea votes cast by David, Mark, 
and Steven (unanimous).  David reminds all present that if there is a service disruption, the 
meeting will be stopped until such time as the services are restored.

David reads out the Purpose of the HPOZ, the board, and the meetings.

David requests a maximum of 3 minutes of public comment for agenda items.  David requests that 
everyone state their name before speaking.  Presenters are asked to be descriptive.  David provides 
further Instructions on how to participate in public comments.

Approval of Past Minutes:  Tabled as none are currently available.

Staff Board Communications:  Katie indicates that the list of ADU’s is up to date.

General Public Comment (opened at 6:10PM):

Jean Frost of 2341 Scarff informs the board of the Scoping Meeting for the CAL TRANS Flyover.  
Jean indicates that due to action by West Adams Heritage, CAL TRANS will be doing an EIR.

Public Hearing Notice for Certificate of Compatibility – 2323 Scarff St. (opened at 6:12PM):

Jim Childs reads the entire Public Notice regarding 2323 Scarff St.  The Applicants are given the 
floor.  Charles, Patrick, Jay, and Henry are promoted to panelist.  Charles starts – presenting 
2323 Scarff – is in the HPOZ, not a contributor.  Charles has technical issues.  Starts presentation 
again.  This is a Modern Interpretation of Prairie Style.  They have changed and modified the 
fencing materials.  The building is now moved back to a 35’ set back and lowered the height to 
40.5’.  Charles states that there is no consistency in setback, or height.  He indicates that the 
proposal would neither be the tallest, nor the wideset, and setback is not the deepest as well.  
Charles says they decided to leverage the Prairie Style.  He further states that there are several 
instances of Prairie on the street.  The roof top deck is now on top, not on the 4th floor.  They 
have taken and endeavored to incorporate the comments from their previous presentation.  
They have made many compromises, per Charles.  This is the smallest size that “we can get to” 
and still make our project work.  He states that given their considerations and alterations that 
they have made, this is a good project.  Charles finishes his presentation.



Steven Fader asks for an explanation in brief of what has changed since the last time this was 
presented to the board.  Charles says they have modified the windows, the coloration, and 
maybe the fencing materials.  Most of the big changes were made after the first consultation.

David Raposa states that we did have a very extensive meeting six months ago.  Many issues 
were brought up and were far greater than what had been previously presented.  Mark Malan 
asked for clarification if Charles and colleagues were aware that this property is in an HPOZ 
when he complained about the length of time this project is taking.

Public Comment (opened at 6:28PM):

Laura Meyers:  Laura wrote a letter about the zoning history in this community.  Laura 
spent several decades working with City Planning on other kinds of protective zoning in 
this community.  City Council has approved motions and initiatives to move dense 
student housing to Figueroa St. and Flower St. and to keep and protect the historic 
neighborhoods and other neighborhoods.  This area (Scarff St) was recently downzoned 
in the LA Council to encourage/require student housing to be out on the Transit Corridor 
of Fig/Flower – Said, Laura, “I do not care what you call it, the front is pretty darn flat, 
the property to the [north] has a multi-gable design.  The Porch detail would have been 
helped.”  For parity, Laura states that one is not allowed to call the front paved areas as 
“open space” in another district.

Jean Frost:  former HPOZ board member who worked with CRA and other entities to 
achieve and preserve a historic neighborhood.  EAF – it is not in or has to do with 
National Historical Registered district, the resource is the district itself and the lot.  The 
Preservation Plan sets yardsticks based on facts, not whimsey.  “Prevailing” is not the 
“average.”  In 2007, the city found the prevailing setback is 47’.  Averages are not the 
yardstick.  This is completely not compatible with the Preservation Plan, which included 
the 1991 Urban Design Guidelines.  John Kalisky was the principle architect that helped 
bring this about.  The standards that are provided are standard and concrete.  The 
tallest building is not the criteria used to judge the.  There is no articulation in this 
project.  It does not break up over one lot into forms and does not follow the historic 
pattern.  Jean is disappointed with the consultants.  This project as presented will have 
severe and adverse impacts and will require an EIR or NDM.

Kory Martin:  Resident on Scarff St.  Kory is concerned regarding the number of parking 
spots:  18 parking spots.  What are the number of occupants that are expected with 10 
four- and five-bedroom units?  That is what brought Kory to tonight’s board meeting.

Arrian Torkian:  Owner of 2317 Scarff St.  Arrian is disheartened that they have never 
once been contacted by the applicant.  They received no kind of notice that this project 
is happening.  This project does not fit anywhere within this historic neighborhood.  
Arrian states that their property is significantly impacted.  This project has improper 
setback.  It is a single block mass that covers the majority of the lot.  Arrian’s property 
fits into the character and integrity of the neighborhood.  This project is designed to 
maximize their height and get as many student residents as possible.  One unit 
continues to expose the complete lack of affordable housing.  Five five-bedroom units 



and five four-bedroom units.  The actual sizing is significantly larger.  This project is 
overly dense when the number of bedrooms is factored.  It has only one affordable unit.  
There should be additional affordable housing.  There is a lack of parking with this 
project.  Assuming two people per bedroom, as is standard in these types of properties, 
there will be close to 100 residents.  There has been a total lack of outreach to the 
neighborhood from the applicant.  Most neighbors have only just learned about this 
project.  The height is incredibly inconsistent with this neighborhood.

Mitsie Mogel:  Historical Preservation Consultant.  “This project is death by 1000 cuts.”  
Massing, Scale, Height, Design, Use of Materials.  It does not adhere to the prevailing 
pattern of the street.  There is no way to “fix” this proposed design.  This is an 
apartment building in a single family/small scale street.  Saying this is “Prairie Style” is a 
cosmic insult to Frank Lloyd Wright.  Mitsie has been a proponent for new development.  
But stresses that the development cannot be at the expense of a historic district.  These 
developers “have been trying for years” to skirt these regulations.  With several [Los 
Angeles City] Council Members getting investigated – it begs the question, who is 
promoting these projects to Planning.  This should have been rejected out of hand.  
They need to come up with something else.

Tom Florio:  Former member of the planning area committee of CRA and a resident for 
30 years.  Tom agrees with all the public comments for mass, scale, and setback, all 
being totally inappropriate.  Tom does not want to talk about windows not being double 
hung.  The height is the issue – Tom asks if there is a white utility shack on the roof.  Los 
Angeles County has spent hundreds of millions of dollars promoting owners working 
within the Historic Districts.  This presentation shows uniform “light” coming from 
unknown locations.  The buildings should be three dimensional.  The impact of this 
building on the alley, the buildings on Portland, are also affected by the shadows that 
will be cast.  After USC added the University Village (which was supposed to relieve 
stress on the neighborhood for student housing), they [USC] increased the student 
enrollment population.  This is wrong.  Tom asks if the City thinks we are all idiots.  Any 
official who endorses this project has obviously been paid off, in Tom’s opinion.

Jim Childs:  40 year resident at 2526 Scarff St.  Chair of Adams Dockweiler.  Creator of 
the St. James Park National Registered District in 1991.  Principle drafter of the 
University Park Preservation Plan.  Creator of all 10 historic monuments within the 
district.  This project fails to comply with the Preservation Plan.  The Director [Planning] 
established in his finds that the [prevailing] setback is 47’ and the height is 30’.  This 
developer does not seem to care about the [errors] in these presented plans.  It is an 
insult to this board for a developer to come forward with this project knowing full well it 
would not gain support.  It is frustrating to have an applicant such as this.  Jim urges the 
board to include in their findings the previous Director of Planning’s finding.  Jim 
observes that always spend wasted time remeasuring the street.  There is a line that 
goes right down the street with 2301.  This lot has only been vacant since the 1960’s.  
The footprint of the previously existing house is well known.  Jim implores the applicants 
to read and adhere to the Preservation Plan.



Seeing no additional hands, Public Comment is closed at 6:54PM

Board deliberation:

David’s general statement:  Board members are encouraged to make specific references 
to the Preservation Plan.  David indicates surprise at the high quality of comments at the 
last meeting, regarding the scale, height, and massing, and yet, this project plan has 
come back and is not materially different.  If the applicant heard the frustration of the 
public comments at that meeting, it is surprising to some.  David states the 2008 
Director of Planning findings were that the Prevailing Setback is 47’ and the Prevailing 
Height is 30’.  David is unclear what the reason would be that the applicant would not 
take those findings into consideration.  The Director of Planning is on record.  

Steve Fader:  Steve echoes David’s comments and the [public] speakers.  This project 
has not even perceptibly changed since the last presentation.  All of [the board and the 
public’s] comments from the last go around remain relevant.  It is too high.  It towers 
over adjacent buildings.  There is no articulation in the façade.  It presents as a huge 
rectangle.  The design of it as Prairie Style – it just isn’t.  This project looks like a 
Suburban Motel plopped down on this site.  It is too big.  It is inarticulate.  It is most 
inappropriate for this street.  What we have here is a rectangular box that is sitting on 
the street and is put so far forward.  Nothing has changed.  Steven was not willing to 
support this in its earlier presented form.  The parking needs to be underground, the 
height needs to be reduced one story, the façade needs to be pushed back [to the 
Prevailing 47’].  This project as presented is totally inappropriate for this district.

David mentions that Steven’s comments are made as the board architect of the past 
seven years.  David further states that all three prior architects for this board have 
submitted letters in opposition to this project.  Most were also present at the previous 
meeting discussing this project.

David reads excerpts from John’s letter (Board Architect from 2007 to 2014 who was 
present during the time of the 2317 Scarff St. Project).  John indicates he knows this 
type of project well, having done 1000s of units across the city.  John as objective issues 
related to the bulk of the building.  This project is squeezing to the maximum of the 
property.  It also leaves space for two additional ADUs in the common space.  Subjective 
issues – the design is severely lacking.  John does not see Prairie Style at all.  John was 
on the board when the property to the north was being developed.  John asks why the 
Electrical Equipment is not shown on the plans.  It would appear that the only place that 
can accommodate the transformers would be the front yard.

David acknowledges this is the first time we have had consistency from all architects for 
this board.  For this size, it would need to have underground parking.  The setback 
should match the Director of Planning’s 2007 determination.  David does not think this 
project is “tweakable.”  There are severe and major issues.

Mark Malan focuses on the applicants statement that “By Right” they may build 10 
units.  Mark states that he, as well as all residents of the University Park HPOZ, by right, 



live in an HPOZ and are protected by its Preservation Plan.  Mark reminds the applicant 
that in the Supreme Courts decision in Penn Central versus New York City, they (the 
property owner) have a right to reasonable return on their investment, not to maximum 
exploitation.  This project is, without question, designed for one thing only – maximum 
exploitation – of both this Historic District and the expected residents of this project.

David says that he knows this developer has the ability to be respectful.  David says this 
is not creative, it is not uplifting, nor socially responsible for this neighborhood.  This is 
not an average meeting for us (the board).  David asks any motion be as complete as 
possible.  There are many “large” topics herein.  The board must reference 
specifications.

Charles asks for the floor to respond to some of these points.  David states that he does 
not know what Charles could say to counter what has been said.  At one point, Charles 
seems to indicate this is an Affordable housing project.  Then, upon a question for 
clarification from Mark, Charles indicates he was merely stating that they asked for the 
density bonus for the one affordable unit they are providing.

David takes the floor.  David states that going back and forth at this point would just be 
going back and forth.  David states that Charles has the funds and ability to do amazing 
projects, but that this is not one of those projects.  This could have morphed this into a 
more positive building for this street, instead of what has been presented here.

David asks for clarification from Katie on how the appeals process for a project is done.

Motion to recommend against this project:  “I, Mark Malan, move that the 
recommendation of the University Park HPOZ be to deny this project on the basis that it 
does not comply with the Preservation Plan, generally all of section 8 for residential 
infill, specifically in the area of 8.10 Location and Site Design and 8.11 Massing and 
Orientation and does not follow the previously established prevailing setback and 
heights as stated by the Director of Planning in their 2008 ruling on DIR 2008-3375-COA.  
Specifically, we find the proposed structure to be out of scale with the adjacent 
properties and the larger context of the historic district in the issues of height, massing, 
setback, and design articulation.  This project as presented presents a significant 
adverse impact to the historic resources of the district:  The HPOZ, The National 
Registered District, and the Landmark Properties along Scarff Street.”  The motion was 
seconded by Steven.  Katie takes a roll call vote.  Mark votes Yea, Steven votes Yea, 
David votes Yea.  The motion to recommend against this project passes unanimously.

David opens the floor for Jim Childs to speak.  Jim thanks the board and has no other 
comments.

Other Board Business (opens at 7:42PM):

David speaks briefly about 1024 W 21st St. a Victoria Revival.  It changed hands in late August.  
The back part of the property was given an ADU.  The front building had unique features.  The 
roof has been torn off.  The corbels have been removed.  The owners have never come to the 
board.  David would like to see the plan for exterior renovations.  The property had distinctive 



brick work.  There are no permits and no open complaints on the main property.  The entity that 
owns it should please be notified to appear.  During the course of these comments, a complaint 
was filed.  There was a Stop Work on the property.  There is a Code Enforcement Violation 
opened on November 9th.  The September violation was closed.  Code enforcement was 
“referred to others.”  As it was an existing duplex, was it handed over to housing?  Inspector 
Patrick Lebrick.  Katie sent an inquiry to Patrick back in September.  There is another new 
Inspector:  Jacquin.  Katie has not heard anything from any homeowner as of yet.  David states it 
was built as a single family.  Converted to a Duplex after the addition of a Sun Porch.  No permits 
were ever pulled.  For the ADU, it should be with DBS.  As it is Multi Family, DBS sent it to 
Housing.

No other board business.

David thanks everyone and adjourns the meeting at 7:51PM



University Park HPOZ Board Minutes

Meeting Date:  May 4, 2021,

Approved at the June 1st, 2021 Meeting

Call to Order (at):  6:04PM

Roll Call:

David Raposa, Chair:  Here

Lindsay Apatow, V Chair:  Here

Steven Fader, Architect:  Here

Mark Malan, Secretary:  Here

Mayor’s Appointee, Vacant

Planning:  Katie Knudson

Quorum:  Confirmed

Introduction:  Read by Chair, David Raposa.

Approval of Minutes:

Tabled to the next meeting.  Katie affirmed that board members could still refer to these 
past minutes prior to their being voted upon in the event that there was anything relevant 
to this current meeting.

Staff/Board Communication:

Katie report:  ADU approvals

Public Comment (open at 6:11PM):

Jim Childs re ADUs.  Most are aware in March some people who are concerned about 
ADU process appeared before the Cultural Heritage Commission.  It caused enough 
concern that the Commission decided to form a subcommittee to find whether the issues 
were isolated or prevalent throughout the city.  Planning staff, Conservancy, and 
Commission did not seem aware of it.  Three examples presented as errors are in this 
district, this board should look at the ADUs, not just the ones built now.  Recommended 
to analyze those with compliance with the preservation plan.  It is important data for the 
commissioners to gather.  Suggests reactivating the planning committee of the board or 
Ad Hoc committee.  Asks to take under consideration and take a look at this critical issue.  
The ability to maybe come up with some answers are here.  If there are problems that are 
going on, it may be too late to correct them.



Cathy Estrada.  Wondering if she could get put on the calendar for recurring second 
meetings.  She is getting invites for the first meetings, but not the second ones.  Katie 
addressed at the time.

Jean Frost.  Point of Information in the announcement of ADUs.  ADN was available 
online.  Then discovered ADNs were not available online, but to see plans, one must do a 
public records request.  Is the ADN back up and running or must one continue to do 
PRCs?  Katie indicates that to her knowledge the situation has not changed.  Told that 
they would not be accessible at this time.  Katie will inquire further.  Shannon was 
surprised.  Jeans Public Comment – 806 W Adams Blvd conformance with he 
redevelopment plan has been heard by SAPC.  April 16th, 2-2 vote.  June 15th will be the 
next hearing regarding conformance with the redevelopment plan.  University Park 
HPOZ has commented on the project.  They were able to set June 15th date due to COVID 
(per City Atty representative) issues – massing, scale, podium parking, number of 
students being added to Severance (Street)

Public Comment Ends at 6:21PM

Conforming Work:  

Contributing Elements:

1925 S Toberman Street.  Re-roof.  Applicant:  Manuel Pineda

Called in as phone 9522.  Replacing with Cool Roof Energy Star roof.  Lindsey 
has question about Facia Board?  1x6 board is rotted.  Facia Board is attached on 
the edge metals.  David comments – went by this afternoon.  Has concerns about 
the exterior of the house around and under the roof has very distinctive and rustic 
Arts and Crafts features.  Timber is designed in a certain way.  Rafter tails 
protrude beyond the smaller facia board.  David requests that all of those elements 
be preserved or replaced in kind, is easier to remove or cut them back, but those 
architectural features need to be retained.  Replaced in kind or scarf jointed on or 
an epoxy to fill in and reinforce the ends.  The siding is a faux brick.  The 
ridgeline does not have plywood under the roof, there appears to be 1x6 wood 
boards that run parallel to the side of the house, meeting at a mitered edge at the 
corners.  The presentation of the boards and the decorative aspects need to be 
retained.  Center of the roof (the peaked part) has a very prominent skylight, 
pyramidal.  Appears like an earlier addition.  Skylight is cracked and the metal is 
beat up and broken.  Manuel recommends replacement.  Mark concern is the roof 
vent that is rusted out.  It is going to be metal in the same style.  Manuel set more 
photos.  Steven it looks straight forward.  Maintain the facia in the dimensions 
and the appearance.  David indicates that the skylight is very prominent, and it 
appears it was put there.  The skylight is at the peak of the house.  David indicates 
that some of the elements appear to be Victorian as well.  Usually had a leaded 
glass or roof panel.  Sometimes backlit with electric lights at night.  This is a rare 
and important attribute to properties in this area.  David asks if the skylight is 



repairable at all.  Can it be restored?  The metal is very damaged according to 
Manuel.  It seems to David that if Manuel and owner would repair and conserve 
skylight.  Steven agrees with David that we need to see more of what the skylight 
is up close to understand it better.  Public Comment (3 minutes).  Roland Souza 
thanks the board for noticing skylight and attempting to preserve.  Jean Frost the 
skylight is unique and hopes it would be repaired or replaced in kind and was 
definitely planned and not splashed on by some person.  The roof is far too light.  
Shasta White is far too light than the roofs that are approved in this area.  Darker 
shade is more in keeping.  Jim Childs – The color is not acceptable.  The skylight 
2326 Scarff Street repaired a skylight.  They all have over the back a huge 
skylight.  Cathy Estrada agrees the color is too light.  David concerned about the 
integrity of the variety of Craftsman-esq elements around the roof line.  Like to 
see those elements retained and restored.  David and Mark agree Detail items and 
the skylights.  Asked for Katie’s input about a partial approval.  Katie says that 
inspectors can be informed about the need to preserve the skylight.  David thinks 
lots of elements are decayed.  How will the owner feel about all the wood repair?  
David feels many of the rafter tails look like they can be preserved.  Detailed edge 
pieces should be preserved.  We should have more photos and be better detailed.  
Color is lighter than what could be approved.  Board agrees to continue to the 
next meeting.  18:55

Non-Contributing Elements:  NONE

Public Hearing Notice For:

Certificate of Appropriateness:  NONE

Certificate of Compatibility:  NONE

Consultations:

2323 Scarff Street – New 10 Unit multi-family on a vacant lot.  Starts at 18:55PM

Henry Fan, Jay Park, Charles Kim.  Charles will be the main presenter.  Added dormer 
windows, lowered roof height from 41 to under 41.  Added wood frames around the 
windows.  What is the height – mechanicals can be over height and not included in 
building height?  Katie thinks mechanicals still fall within the height requirements.  
Lindsey asks how much the mechanicals go 12 feet above the roof line.  Jay says the 
mechanicals are screened from the roof top.  Mark front overhang of the entrance is 5 
feet.  Jay trying to be more consistent with the roof form.  Pushed back as far as they 
could without impacting the building.  They don’t know what the purchase prices were.  
Steven agrees with Mark on the setback, and this presentation is an improvement, but the 
building is so massive and flat and it projects out beyond the properties on either side.  
Steve thinks it needs to be set back further.  David appreciates the move, but it is in the 
greatest arguable reduction using the front stairs of the adjoining properties.  The front is 
still very far from what was discussed last times.  This building seems to not have a 



porch, but there are areas with tables and chairs and hardscaping are closer than 33 feet 
setback.  Bringing the private space closer to the street.  The north building went through 
a great deal of review.  Those units are split between a larger front building and a smaller 
one in the back.  David quotes from the Preservation Plan - “Important that design is 
consistency with other buildings near the site…”  Size should be compatible with the 
historic development of the lot.  David wants to go to public comment.  Charles asks, 
“Are we supposed to mimic each of these structures or be compatible?”  References the 
building two south.  David states that building is not from the time of the HPOZ.  That 
building is not one that would be replicated by the Preservation Plan as that building is an 
intrusion into the neighborhood.  Other boards in the past have not approved lot coverage 
and massing that is being proposed.  Charles feels his question both was and was not 
answered by David.  Taking advantage of State Law incentives and bonuses and such.  
Katie wants board to address the architectural details.  David wants to move to public 
comment (3 minutes each).

Starts at 19:16.

Jean Frost states that Knudson’s request is misdirecting, the elephant in the room, do not 
discuss the type of hay to feed.  The State Laws have carved out for historic and national 
registered districts to comply with the Sec of the Interior.  If this plan cannot be made to 
fit, it will not be CEQA exempt.  Point one is the prevailing setback on that side of the 
block by the contributing structures.  It will have severe impact and will protrude well 
beyond the infill building that was previously approved.  This project would not be 
considered as per the Preservation Plan, in the South-Central planning, it was down 
zoned to RD2 to avoid the overbuilding.  This building is a square in a national district.  
Time ends.

Jim Childs (2526) unmuted.  Katie calls for Jim to speak.  David asks to move on and 
return to Jim later.

Sylva Blackstone, Arborist – Lipstick on a pig phrase comes to mind.  What is the 
anticipated occupancy of the building?  Per Katie, the board has no jurisdiction over who 
and how many people will be living there.  Can the developer profess the ignorance of 
what the next door building sold for?  It could be found on Zimas.  Take all the clutter off 
the top of the building.  Thinks you will be able to see everything on the top of the 
building.  What is going to be in this building for 17 parking spaces?  Echoes the 
previous comments about the preservation plan and this project does not fit in anyway.  
Sylva does not want something to collapse the entire neighborhood.

Laura Meyers states in a case like this where the applicant is invoking the density bonus, 
it should be appropriate to ask what the developer is doing.  The applicant should be 
made to hire a historical consultant.  RD2, 1XL is a 30-foot limit.  This was a previous 
part of the Figueroa GPA.  Laura was in the van when the down zoning was approved.  
Applicant described the previous meeting speakers had “wants and desires.”  Those 
previous comments were to the Secretary of the Interior and the Preservation Plan.  This 



is offensive that this developer is not required to follow what was next door.  How do 
they get to 40 feet plus density bonus?  What is the Q on this zoning?  The intent on the 
rezoning was to reduce the impact on this historic district.

Roland Souza Insulted that we have been meeting for a month, finally got the thing close 
to the alignment of the setback.  At least getting it to the point where it is lined up 
properly with the other buildings.  There does not appear to be much movement here.  
The building to the north is a great resource example of how to do infill in a historic 
district.  Roland asks to yield his remaining time to Jean Frost.  David approves of yield.

Jean Frost Objects to be cut off before asking the chair for an additional minute of the 
chair.  It is not the way to run a meeting and it is obnoxious.  The Preservation Plan was 
meant to avoid this kind of conversation.  This is also the St. James Historic District.  
This is a subjective standard when you measure the setback on the block.  The builders 
have the expectation that a building of this mass is possible without having a negative 
impact on this district.  The elemental problem of this project is Mass, Setback.  This 
goes beyond what the Secretary of the Interior and the Preservation Plan permit.

Jim Childs – They went from 15 to 33, but they have to go to 46.  The 46’ is the 
prevailing setback.  Most of the material has wrong data.  The first criteria is the setback 
and that is 46’.  There needs to be an understanding of what can be build there.  The 
previous submitted plans were the most bloated building possible.  The preservation plan 
protects Scarff Street and cannot allow approval of something without 46-foot setback.  
This is just a deck.  This is a five-story building, not even a three-story building.  This 
can’t be done with 10 units of more than two bedrooms.

Public Comment ends at 19:35

Mark notes that the windows are not consistent with a prairie style.  They should be 
sliders or side by side double hung.  The solid to void ratio is off with the entire first floor 
looking like a prison ward – there should be fake windows.  The Juliet balconies should 
have a dormer roof over them.  The way they are does not look correct to Mark.

David prefaces that David is often criticized as being too kind to developers and 
investors.  That said, the massing, the setback, the lot coverage, we must guide by the 
Preservation Plan.  David is not aware of the specific carve outs for Historic districts, but 
there are carve outs there.  No balcony, no porch, this has no raised foundation.  Nothing 
about this project meets the preservation plan.  The other details are not important 
regarding window and ledges.  The HPOZ mandate to preserve, protect, use the Secretary 
of the Interior standards.  This might be a perfect building in another location.  If there is 
going to be a National Registered Historic district.  How can this board rationalize 
approving this mass of building?  David heard that other developers did not see this 
property as feasible.  The board cannot be concerned with what was paid for the property.



Charles states that they read the Preservation Plan.  Where is the max height in the 
Preservation Plan?  Help us design something compatible.  It should not mimic.  It should 
not have every design and feature.  I do not see the language.

David says that the height is subjective to those buildings that have a pinnacle height, not 
an entire block of massing.  Could it be with a better design, could you get away with two 
separate buildings?  The materials, the windows read as much more contemporary.  The 
major point is the massing.

Charles says they hear it, they heard it all night.  Does anyone have constructive criticism 
on the design?

David would suggest raised foundation.  Common spaces after the setback.  Separation in 
the back to break it up a bit.  Maybe underground parking.  Underground parking could 
give more livable space.

Steven says look to the building to the north.  The roof lines are varied.  The façade is 
varied in and out.  It is sympathetic to the other buildings on the block.  This is a 
rectangle with very little detail.  It is too massive.  It does not fit the site.

Lindsay agrees with Steven and David.  The massing is the issue.  More sympathetic to 
the adjacent roof lines.

Mark Preservation Plan does not allow infill to become the most dominant structure on 
the block and this would be without question the most dominant building on the block.  
We are trying to divide by zero.

David the Preservation Plan was written to prevent this type of building.  There are 
limitations and it is very unlikely that this can be approved under the circumstances of the 
Preservation Plan.

Katie will be in touch with Charles and will work to set up some time with Lambert as 
well.

Charles thanks everyone for their time tonight.

Ends at 19:53

Other Board Business:  Meeting days and times.  HPOZ staff can only have a certain number of 
meetings every night.  Mark thinks we should be able to attend SAPC meetings.  Katie has been 
told to limit OT as much as possible.  Katie says some boards have their meetings earlier.  There 
needs to be 72 hours-notice.  We can discuss outside meetings about delaying our meetings or 
being late.  If we have quorum, that is good, if not, items could be extended.

Public Jean 806 W Adams, SAPC June 15th meeting.  Some SAPC meetings go to 10PM.  It is 
hard to find meeting dates.  Agrees with comments by others.

Sylva has been attending quite a few of these meetings SAPC, every meeting does not have this 
cut and dry schedule.



So meetings will be quasi flexible moving forward.

Miscellaneous:

Adjournment (at):  20:09
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Greetings  

 

I am extremely disappointed by the Zoning Administrator’s determination to approve the 

proposed Project. I am in complete support of the University park HPOZ Board’s 

recommendation to “deny” the Project. Their decision was based on the Project’s failure to 

comply with the requirements of the University Park HPOZ Preservation Plan. It seemed 

crystal clear, and to everyone else the at the public hearing that Board’s rejection of the 

Project’s height, setback, massing, and surface parking was a no-brainer. There are no 4-

story buildings in University Park.   

 

I have been to many of the UP-HPOZ Board’s meetings over the many years I have lived In 

University Park which includes bringing my own home-repair to the Board. Several of the 

hearings have involved this very same subject property at 2323 Scarff Street. There were 

many meetings and an eventual approval for a 7-unit condo Project with underground 

parking. It was around 2008 but the developer never started the work, which is why the lot 

is still vacant. 

 

That Project was reviewed, and changes made over some time as the developer and his 

architect worked with the community and the Board to find compliance with the 

Preservation Plan. I was surprised with team Orion’s attitude at their consultations and 

hearing. They behaved as if their Project was a by-right done-deal because of some state 

law.  

 

I wrote to the Zoning Administrator about my concerns of the “at-grade” parking and in 

support of the Board’s recommend denial. The ZA’s conclusions are a farce - as an actor I 

am familiar with context of this word. 

 

I am attaching my submission to the ZA as an exhibit. It includes my letter about the 

parking and my response to the ludicrous and inane debate about the PRARIE STYLE 

design.   

 

 Resspectfully, 

Ed Conery,  Vice President North University Park Community Association 

  PO Box 15881 University park / Los Angeles Calif. 90007 
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CITY PLANNING COMMISSON 

Public Hearing: December 08, 2022 
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ENV Case No.  ENV-2021-6671-6673 

Address: 2323 Scarff Street,  Los Angeles, 90007 

Council District: CD-1 

Certified NC: NANDC South Los Angeles Empowerment Congress North Area 

 

 

 

Honorable Commissioners 

 

As a local professional historic preservation consultant and advocate, as well as a University Park HPOZ 

Board Chair-Secretary Emeritus, I have submitted written comments regarding this In-fill Project’s lack of 

appropriate contextual compatibility with the University Park HPOZ Preservation Plan. I am forwarding my 

comments made for the public hearing by the Zoning Administrator. In support of my comments I have, as 

a former Secretary, additionally supplied relevant materials from the Board’s historic files as I also serve as 

the UP-HPOZ Board’s Archivist. 

 

As a former UP Board member I believe that it is important for this Commissioner’s analytical insights to 

understand the implementation process of the UP-Preservation Plan. I have provided access to UP-Board’s 

prior Infill actions, especially at 2317 Scarff Street,  in hopes that it will increase the Commission’s 

comprehension of the importance of compatibility in the Historic District. I am attaching these comments 

as CPC Exhibits to ensure that the Commission will have access to this data. Although they are already part 

of the administrative record I understand that the ZA’ Case-File materials are not automatically forwarded 

to the decision makers. 

 

The developer’s agents JPARK and Kaplan Chen Kaplan, whose erroneous assertions that the Project 

conforms to the UP-Preservation Plan, have based their “context evaluations” on inaccurate statistical data.  

That the factual documentation, supplied by the public to the ZA, which refutes those assertions, was not 

addressed by the ZA in his determination, is inexcusable. The Commissioners should have greater clarity of 

the ZA’s failures in responding to concerns about the negative impacts to the Historic District, by reviewing 

what information the ZA had available to him that he disregarded in his Determination.  

 

I am also providing detailed listings of the Exbibits so that the Commissioners may track the data with less 

difficulty during their reviews: 

 

EXHIBIT: PV042622 

   Letter from Preservation Video to OZA / Rafael Fontes 

    2-pages: Comments on HPOZ context & errors of JPARK data. 

    7-pages: Mount St. Mary’s College Residential Dorm  

     PSOMAS Survey of building heights methodology (3) 
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     MSMC Doheny Mansion’s height measurements (4) 

     2343 Scarff-Albemarle Apt. height measurements (5) 

     745 Adams’s height measurements (6) 

     MSMC new Residence Hall setback and footprint data. 

     Photo Documentation how-to measure height & setback (8) 

     MSMC Residence site-plan / setbacks  

     UP-HPOZ Board Agenda 09/05/06 MSMC 

     UP-HPOZ Board Minutes 09/05/06 / Christy McAvoy 

 

 

EXHIBIT: PV051522 

   Letter from Preservation Video to OZA / Rafael Fontes 

    2-pages: Intro 2317 Scarff 2008 

    12-pages: UP-HPOZ Board Minutes 2317 Scarff  

     UPM: June 17,2008 (pg1) 

     UPM: July 01,2008 (pg3) 

     UPM: July 15,2008 (pg4) 

     UPM: Aug 05,2008 (pg7) 

     UPM: Aug 19,2008 (pg9) 

    11-pages: 2317 Scarff COA Director’s approval Determination  12/31/08 

 case no.DIR-2008-3375-COA     

     Approve COA (1) 

     Findings-1 Standards (F1) 

     Sec 8.10 A1: Location (F1) 

     Sec 8:11 A2: Massing (F2) 

     Sec 8:12 A-3: Roof (F3) 

     Sec 8:12 A-4: Openings (F3) 

     Sec. 8:13 A-5: Materials (F3)      

     2. Environmental (F4)  

     Public Hearings: (B-1)Chronology 

 

 

EXHIBIT: PV051222 

   Letter from Preservation Video to OZA / Rafael Fontes 

    2-pages: Comments 2323 Scarff / 2006 Condo’s. 

    10-pages: 2323 Scarff St. Streetscape and setbacks 

     City Sign off 

     Scarff S. / Prevailing / height elevations (A-02) 

     Scarff St. / Prevailing / setback  footprints (A-01) 

     Scarff St. Condo 2
nd

 Floor plan (A-2) 

     Scarff St. Condo Basement Floor plan (A-4) 

     Scarff St. Condo Color Illustration 

     Scarff St. / Prevailing setback Non-contributors  (A-01)  

     Scarff St. / Prevailing setback Non-contributors-a  (A-01) 

     Scarff St. / Prevailing setback Non-contributors-b  (A-01) 

     Listing of Scarff front yard foot setback by address 

 

 

This lack of fact-based credibility of the developers as identified in the Exhibits supports a rejection that the 

Project is in compliance with the University Park Preservation Plan. IT IS NOT. It fails to meet the most 

fundamental  requirements found in Preservation Plan’s In-Fill Development Section: that of maintaining 
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the appropriate PREVAILING Front Setback, PREVAILING Height, PREVAILING Scale, and the 

PREVAILING Massing.  

 

Both OHR and the ZA  have violated their administrative authority. They are failing to protect our finite 

historic resources by ignoring the bedrock concept of contextual compatibility.  The City’s bureaucrats have 

abandoned their responsibility as “stewards” of historic resources.  They have avoided resolving the 

complicated issues now arising from new state housing laws and their impacts under CEQA. Please take a 

few moments to look over my comments during your review. 

 

Respectfully, 

 

Jim Childs, Preservation Video 

213-747-2526  / email: jeanjim2341@att.net 

2341 Scarff Street University Park / LA CA   90007  
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November 27, 2022 

Honorable Commissioners 

Public Hearing: December 08, 2022 

Case No. ZA-2021-6672-DB-CU-CCMP-HCA 

ENV Case No.  ENV-2021-6671-6673 

Address: 2323 Scarff Street, Los Angeles, 90007 

 

On behalf of the appellants, WAHA, ADHOC and Gary Kousnetz, we are submitting a sampling of the 

documents that have been before City which provide substantial evidence in the record that the decision 

by the ZA ought to be reversed.  

 

WAHA was present throughout the administrative process and finds the ZA decision insupportable by the 

facts. The record of testimony submitted provides a view of myriad   participants and experts in the fields 

of architecture, preservation, community activism and land use.  It is a sampling of the record which 

provides substantial evidence that the CU, CCMP ad DB ought not to be approved. 

 

We begin with the analysis by all four HPOZ current and previous UP HPOZ Board architects:  voices 

that have different points of view but which come together in denying this project. 

Following is the HPOZ Board minutes (all are approved minutes despite the watermark.)  This project 

should have had a resolution based on the Presrevation Plan and its objective directions. 

Then you have comments from Board Presidents, Vice President and other experts.  

There are times when you, as Commissioners, have projects come before you that are without the land use 

tools to make the project better.  That is not the case here.  

The Preservation Plan ought to have prevented the current project at 2323 Scarff Street from even coming 

forward, with its revisionist benchmarks to review compatibility and context.  The project as proposed, 

and the attendant compatibility analysis and suggested conformance to the Preservation Plan create false, 

misleading and inaccurate criteria in an attempt to push this project through. 

Please support the appeal. 

Jean Frost 

 

Vice President, Preservation 

WAHA 

c/o 2341 Scarff Street, LA, CA 90007 

indiejean@att.net  

attached: testimony 

















 

 

University Park Historic Preservation Overlay Zone 

Board Meeting Minutes 

Date:  Tuesday, November 16th, 2021  DRAFT 

Call to Order and Roll Call:  6:03PM 

In-Attendance:  David Raposa, Mark Malan, Steven Fader, Katie DeBiase. 

AB361 

David reads guidelines for AB361.  Public Comment on AB361 is open.  Katie sees no hands 

raised.  David moves to Adopt AB361 Resolution.  Mark 2nds.  Yea votes cast by David, Mark, 

and Steven (unanimous).  David reminds all present that if there is a service disruption, the 

meeting will be stopped until such time as the services are restored. 

David reads out the Purpose of the HPOZ, the board, and the meetings. 

David requests a maximum of 3 minutes of public comment for agenda items.  David requests that 

everyone state their name before speaking.  Presenters are asked to be descriptive.  David provides 

further Instructions on how to participate in public comments. 

Approval of Past Minutes:  Tabled as none are currently available. 

Staff Board Communications:  Katie indicates that the list of ADU’s is up to date. 

General Public Comment (opened at 6:10PM): 

Jean Frost of 2341 Scarff informs the board of the Scoping Meeting for the CAL TRANS Flyover.  

Jean indicates that due to action by West Adams Heritage, CAL TRANS will be doing an EIR. 

Public Hearing Notice for Certificate of Compatibility – 2323 Scarff St. (opened at 6:12PM): 

Jim Childs reads the entire Public Notice regarding 2323 Scarff St.  The Applicants are given the 

floor.  Charles, Patrick, Jay, and Henry are promoted to panelist.  Charles starts – presenting 

2323 Scarff – is in the HPOZ, not a contributor.  Charles has technical issues.  Starts presentation 

again.  This is a Modern Interpretation of Prairie Style.  They have changed and modified the 

fencing materials.  The building is now moved back to a 35’ set back and lowered the height to 

40.5’.  Charles states that there is no consistency in setback, or height.  He indicates that the 

proposal would neither be the tallest, nor the wideset, and setback is not the deepest as well.  

Charles says they decided to leverage the Prairie Style.  He further states that there are several 

instances of Prairie on the street.  The roof top deck is now on top, not on the 4th floor.  They 

have taken and endeavored to incorporate the comments from their previous presentation.  

They have made many compromises, per Charles.  This is the smallest size that “we can get to” 

and still make our project work.  He states that given their considerations and alterations that 

they have made, this is a good project.  Charles finishes his presentation. 

Steven Fader asks for an explanation in brief of what has changed since the last time this was 

presented to the board.  Charles says they have modified the windows, the coloration, and 

maybe the fencing materials.  Most of the big changes were made after the first consultation. 



 

 

David Raposa states that we did have a very extensive meeting six months ago.  Many issues 

were brought up and were far greater than what had been previously presented.  Mark Malan 

asked for clarification if Charles and colleagues were aware that this property is in an HPOZ 

when he complained about the length of time this project is taking. 

Public Comment (opened at 6:28PM): 

Laura Meyers:  Laura wrote a letter about the zoning history in this community.  Laura 

spent several decades working with City Planning on other kinds of protective zoning in 

this community.  City Council has approved motions and initiatives to move dense 

student housing to Figueroa St. and Flower St. and to keep and protect the historic 

neighborhoods and other neighborhoods.  This area (Scarff St) was recently downzoned 

in the LA Council to encourage/require student housing to be out on the Transit Corridor 

of Fig/Flower – Said, Laura, “I do not care what you call it, the front is pretty darn flat, 

the property to the [north] has a multi-gable design.  The Porch detail would have been 

helped.”  For parity, Laura states that one is not allowed to call the front paved areas as 

“open space” in another district. 

Jean Frost:  former HPOZ board member who worked with CRA and other entities to 

achieve and preserve a historic neighborhood.  EAF – it is not in or has to do with 

National Historical Registered district, the resource is the district itself and the lot.  The 

Preservation Plan sets yardsticks based on facts, not whimsey.  “Prevailing” is not the 

“average.”  In 2007, the city found the prevailing setback is 47’.  Averages are not the 

yardstick.  This is completely not compatible with the Preservation Plan, which included 

the 1991 Urban Design Guidelines.  John Kalisky was the principle architect that helped 

bring this about.  The standards that are provided are standard and concrete.  The 

tallest building is not the criteria used to judge the.  There is no articulation in this 

project.  It does not break up over one lot into forms and does not follow the historic 

pattern.  Jean is disappointed with the consultants.  This project as presented will have 

severe and adverse impacts and will require an EIR or NDM. 

Kory Martin:  Resident on Scarff St.  Kory is concerned regarding the number of parking 

spots:  18 parking spots.  What are the number of occupants that are expected with 10 

four- and five-bedroom units?  That is what brought Kory to tonight’s board meeting. 

Arrian Torkian:  Owner of 2317 Scarff St.  Arrian is disheartened that they have never 

once been contacted by the applicant.  They received no kind of notice that this project 

is happening.  This project does not fit anywhere within this historic neighborhood.  

Arrian states that their property is significantly impacted.  This project has improper 

setback.  It is a single block mass that covers the majority of the lot.  Arrian’s property 

fits into the character and integrity of the neighborhood.  This project is designed to 

maximize their height and get as many student residents as possible.  One unit 

continues to expose the complete lack of affordable housing.  Five five-bedroom units 

and five four-bedroom units.  The actual sizing is significantly larger.  This project is 

overly dense when the number of bedrooms is factored.  It has only one affordable unit.  

There should be additional affordable housing.  There is a lack of parking with this 

project.  Assuming two people per bedroom, as is standard in these types of properties, 



 

 

there will be close to 100 residents.  There has been a total lack of outreach to the 

neighborhood from the applicant.  Most neighbors have only just learned about this 

project.  The height is incredibly inconsistent with this neighborhood. 

Mitsie Mogel:  Historical Preservation Consultant.  “This project is death by 1000 cuts.”  

Massing, Scale, Height, Design, Use of Materials.  It does not adhere to the prevailing 

pattern of the street.  There is no way to “fix” this proposed design.  This is an 

apartment building in a single family/small scale street.  Saying this is “Prairie Style” is a 

cosmic insult to Frank Lloyd Wright.  Mitsie has been a proponent for new development.  

But stresses that the development cannot be at the expense of a historic district.  These 

developers “have been trying for years” to skirt these regulations.  With several [Los 

Angeles City] Council Members getting investigated – it begs the question, who is 

promoting these projects to Planning.  This should have been rejected out of hand.  

They need to come up with something else. 

Tom Florio:  Former member of the planning area committee of CRA and a resident for 

30 years.  Tom agrees with all the public comments for mass, scale, and setback, all 

being totally inappropriate.  Tom does not want to talk about windows not being double 

hung.  The height is the issue – Tom asks if there is a white utility shack on the roof.  Los 

Angeles County has spent hundreds of millions of dollars promoting owners working 

within the Historic Districts.  This presentation shows uniform “light” coming from 

unknown locations.  The buildings should be three dimensional.  The impact of this 

building on the alley, the buildings on Portland, are also affected by the shadows that 

will be cast.  After USC added the University Village (which was supposed to relieve 

stress on the neighborhood for student housing), they [USC] increased the student 

enrollment population.  This is wrong.  Tom asks if the City thinks we are all idiots.  Any 

official who endorses this project has obviously been paid off, in Tom’s opinion. 

Jim Childs:  40 year resident at 2526 Scarff St.  Chair of Adams Dockweiler.  Creator of 

the St. James Park National Registered District in 1991.  Principle drafter of the 

University Park Preservation Plan.  Creator of all 10 historic monuments within the 

district.  This project fails to comply with the Preservation Plan.  The Director [Planning] 

established in his finds that the [prevailing] setback is 47’ and the height is 30’.  This 

developer does not seem to care about the [errors] in these presented plans.  It is an 

insult to this board for a developer to come forward with this project knowing full well it 

would not gain support.  It is frustrating to have an applicant such as this.  Jim urges the 

board to include in their findings the previous Director of Planning’s finding.  Jim 

observes that always spend wasted time remeasuring the street.  There is a line that 

goes right down the street with 2301.  This lot has only been vacant since the 1960’s.  

The footprint of the previously existing house is well known.  Jim implores the applicants 

to read and adhere to the Preservation Plan. 

Seeing no additional hands, Public Comment is closed at 6:54PM 

Board deliberation: 



 

 

David’s general statement:  Board members are encouraged to make specific references 

to the Preservation Plan.  David indicates surprise at the high quality of comments at the 

last meeting, regarding the scale, height, and massing, and yet, this project plan has 

come back and is not materially different.  If the applicant heard the frustration of the 

public comments at that meeting, it is surprising to some.  David states the 2008 

Director of Planning findings were that the Prevailing Setback is 47’ and the Prevailing 

Height is 30’.  David is unclear what the reason would be that the applicant would not 

take those findings into consideration.  The Director of Planning is on record.   

Steve Fader:  Steve echoes David’s comments and the [public] speakers.  This project 

has not even perceptibly changed since the last presentation.  All of [the board and the 

public’s] comments from the last go around remain relevant.  It is too high.  It towers 

over adjacent buildings.  There is no articulation in the façade.  It presents as a huge 

rectangle.  The design of it as Prairie Style – it just isn’t.  This project looks like a 

Suburban Motel plopped down on this site.  It is too big.  It is inarticulate.  It is most 

inappropriate for this street.  What we have here is a rectangular box that is sitting on 

the street and is put so far forward.  Nothing has changed.  Steven was not willing to 

support this in its earlier presented form.  The parking needs to be underground, the 

height needs to be reduced one story, the façade needs to be pushed back [to the 

Prevailing 47’].  This project as presented is totally inappropriate for this district. 

David mentions that Steven’s comments are made as the board architect of the past 

seven years.  David further states that all three prior architects for this board have 

submitted letters in opposition to this project.  Most were also present at the previous 

meeting discussing this project. 

David reads excerpts from John’s letter (Board Architect from 2007 to 2014 who was 

present during the time of the 2317 Scarff St. Project).  John indicates he knows this 

type of project well, having done 1000s of units across the city.  John as objective issues 

related to the bulk of the building.  This project is squeezing to the maximum of the 

property.  It also leaves space for two additional ADUs in the common space.  Subjective 

issues – the design is severely lacking.  John does not see Prairie Style at all.  John was 

on the board when the property to the north was being developed.  John asks why the 

Electrical Equipment is not shown on the plans.  It would appear that the only place that 

can accommodate the transformers would be the front yard. 

David acknowledges this is the first time we have had consistency from all architects for 

this board.  For this size, it would need to have underground parking.  The setback 

should match the Director of Planning’s 2007 determination.  David does not think this 

project is “tweakable.”  There are severe and major issues. 

Mark Malan focuses on the applicants statement that “By Right” they may build 10 

units.  Mark states that he, as well as all residents of the University Park HPOZ, by right, 

live in an HPOZ and are protected by its Preservation Plan.  Mark reminds the applicant 

that in the Supreme Courts decision in Penn Central versus New York City, they (the 

property owner) have a right to reasonable return on their investment, not to maximum 



 

 

exploitation.  This project is, without question, designed for one thing only – maximum 

exploitation – of both this Historic District and the expected residents of this project. 

David says that he knows this developer has the ability to be respectful.  David says this 

is not creative, it is not uplifting, nor socially responsible for this neighborhood.  This is 

not an average meeting for us (the board).  David asks any motion be as complete as 

possible.  There are many “large” topics herein.  The board must reference 

specifications. 

Charles asks for the floor to respond to some of these points.  David states that he does 

not know what Charles could say to counter what has been said.  At one point, Charles 

seems to indicate this is an Affordable housing project.  Then, upon a question for 

clarification from Mark, Charles indicates he was merely stating that they asked for the 

density bonus for the one affordable unit they are providing. 

David takes the floor.  David states that going back and forth at this point would just be 

going back and forth.  David states that Charles has the funds and ability to do amazing 

projects, but that this is not one of those projects.  This could have morphed this into a 

more positive building for this street, instead of what has been presented here. 

David asks for clarification from Katie on how the appeals process for a project is done. 

Motion to recommend against this project:  “I, Mark Malan, move that the 

recommendation of the University Park HPOZ be to deny this project on the basis that it 

does not comply with the Preservation Plan, generally all of section 8 for residential 

infill, specifically in the area of 8.10 Location and Site Design and 8.11 Massing and 

Orientation and does not follow the previously established prevailing setback and 

heights as stated by the Director of Planning in their 2008 ruling on DIR 2008-3375-COA.  

Specifically, we find the proposed structure to be out of scale with the adjacent 

properties and the larger context of the historic district in the issues of height, massing, 

setback, and design articulation.  This project as presented presents a significant 

adverse impact to the historic resources of the district:  The HPOZ, The National 

Registered District, and the Landmark Properties along Scarff Street.”  The motion was 

seconded by Steven.  Katie takes a roll call vote.  Mark votes Yea, Steven votes Yea, 

David votes Yea.  The motion to recommend against this project passes unanimously. 

David opens the floor for Jim Childs to speak.  Jim thanks the board and has no other 

comments. 

Other Board Business (opens at 7:42PM): 

David speaks briefly about 1024 W 21st St. a Victoria Revival.  It changed hands in late August.  

The back part of the property was given an ADU.  The front building had unique features.  The 

roof has been torn off.  The corbels have been removed.  The owners have never come to the 

board.  David would like to see the plan for exterior renovations.  The property had distinctive 

brick work.  There are no permits and no open complaints on the main property.  The entity that 

owns it should please be notified to appear.  During the course of these comments, a complaint 

was filed.  There was a Stop Work on the property.  There is a Code Enforcement Violation 



 

 

opened on November 9th.  The September violation was closed.  Code enforcement was 

“referred to others.”  As it was an existing duplex, was it handed over to housing?  Inspector 

Patrick Lebrick.  Katie sent an inquiry to Patrick back in September.  There is another new 

Inspector:  Jacquin.  Katie has not heard anything from any homeowner as of yet.  David states it 

was built as a single family.  Converted to a Duplex after the addition of a Sun Porch.  No permits 

were ever pulled.  For the ADU, it should be with DBS.  As it is Multi Family, DBS sent it to 

Housing. 

No other board business. 

David thanks everyone and adjourns the meeting at 7:51PM 



 

 

University Park HPOZ Board Minutes 

Meeting Date:  June 1, 2021  DRAFT 

Call to Order (at):  6:05PM 

Roll Call: 

David Raposa, Chair:  Here 

Lindsay Apatow, V Chair:  

Absent 

Steven Fader, Architect:  Here 

Mark Malan, Secretary:  Here 

Mayor’s Appointee, Vacant 

Planning:  Katie Knudson 

Quorum:   

Introduction:  Read by Chair, David Raposa. 

Approval of Minutes:   

Date of Minutes:  March 16, 2021 

Moved by David Raposa, seconded by Steven Fader 

Yea Votes:  David Raposa, Steven Fader, Mark Malan 

Date of Minutes:  April 6, 2021 

Moved by David Raposa, seconded by Steven Fader 

Yea Votes:  David Raposa, Lindsay Apatow, Steven Fader, Mark Malan 

Date of Minutes:  May 4, 2021 

Moved by David Raposa, seconded by Steven Fader_ 

Yea Votes:  David Raposa, Lindsay Apatow, Steven Fader, Mark Malan 

Staff/Board Communication: 

Katie report:  June 15th meeting will be cancelled due to South Area Planning Meeting 

having an important agenda item for relevant to the HPOZ. 

Park Grove project that work is ongoing.  Katie indicates that a Stop Work Order was 

requested.  Katie will reach out to inspector.  David notices that Windows have been 

replaced and finished.  There appears to be new framing for Windows.  Seven or Eight 

windows have been removed.  Original windows on the front of the house have been 

removed.  Something is happening with the front door.  David confirms that Katie has 

been diligent and recognizes applicant is interesting. 

Public Comment (open at):  6:19PM 



 

 

Jean Frost discusses Jefferson Park board and asks that ADMs are no longer accessible 

online as they used to be.  There needs to be online ADM approval access.  Katie says 

that Shannon has said they are unaware of why the changes have happened and when that 

might change.  Hope is that ADM access with be returned to Zimas program.  Useful for 

follow up on ADUs that are items on controversy.  Jean asks that approved minutes 

should be published on the Google Drive so that others may view them. 

Jim Childs – disappointed that ADUs were not able to be discussed under Staff Board 

communication.  Asks the Board to consider identifying a way to address these.  Also 

sent information on the previous University Park HPOZ Planning Commission.  Asks 

how the item can get put on the Agenda.  This issue is before the Cultural Heritage 

Commission.  The Board needs to be able to address the issues within this community 

and put it on the agenda for Public comment and discussion. 

Public Comment Ends (at):  18:25 

Conforming Work:   

Contributing Elements: 

Non-Contributing Elements:  1015 W 22nd Street, Re-Roof applicant Jose Ulloa.  Kevin 

is agent for the contractor and will be presenting.  Pictures prepared.  Steve Fader – in 

terms of ventilation, are you adding?  Kevin says they are adding three to four 

ventilations – O’Hagin low profile vents.  David says that he has not seen these before.  

Kevin indicates that all the new houses are getting these.  What are the other alternatives?  

Kevin does not normally recommend ridge vents.  David asks if it matches with the 

plywood cut at the top.  The O’Hagin are low profile and “do the trick”, per Kevin.  

David feels that the ridge line vents are the least noticeable, but these are new 

information as well.  Second choice option.  Mark - Where are the vents going to be 

installed?  We do not have any idea as to where these vents will be installed.  David 

indicates that a ridge vent is what is typically seen with O’Hagin vents added to the 

back/rear of the house.  Steven agrees.  Mark agrees.  Kevin feels okay with moving 

forward with this compromise.  Katie sums board agreement as the O’Hagin on the rear.  

David indicates the lack of photos of facia boards, corbels holding up the eaves, etc., we 

don’t have pictures of what is there now to make sure we are preserving the original 

eaves materials.  Views of roof’s understructure is important for the Board to make sure 

we are not approving things that will contribute to further damage to the original 

structure.  Kevin states that plywood will be going over and that no replacements are 

planned for the eaves.  Public 18:53 – Jean Frost – This should have been a contributor 

altered.  The massing, scale, and roofing style was retained.  A form on roofing approvals 

was previously sent out to address much of what David mentioned.  Cautions the planner 

that “Non-Contributors” are often miscategorized as Contributor Altered.  Compliments 

to Kevin on the roof color that is being chosen.  Jim Childs – photograph seems to 

indicate venting on the front dormer.  David would remember the Boards previous work 

over this issue.  Absent the planning department’s willingness to deal with these mis 



 

 

categorizations.  It is unfortunate that we are approving something that nobody knows 

what it is.  Good luck – Good bye.  End public.  Steve moves to approve the reroofing at 

1015 W 22nd Street in the Night Sky color presented with the provision that the primary 

new venting be through a ridge vent, supplemented as needed with an O’Hagin vent at 

the rear, and all original soffit boards, and other eave details need to remain in place.  If 

not possible, the applicant must return to the Board for further review.  David seconds.  

All three yeas. 

 

Public Hearing Notice For: 

Certificate of Appropriateness:  NONE 

Certificate of Compatibility:  NONE 

Consultations: 

Other Board Business:  19:01 

Public Comment regarding the University Park Planning Committee.  ADUs (LA 

Conservancy input) for recommendations coming from planning.  What degree is the 

Planning Committee looking beyond just the City Attorney?  There are “cut-outs” for 

historic districts, etc.  The Planning Committee has received comments from outside 

organizations.  They are looking to put forward a more comprehensive review of 

objective standards.  CHC will be involved.  What degree will Neighborhood Councils be 

involved in these.  Katie not sure when the new determinations will be distributed.  David 

wonders about the major issues that still should be looked at.  Katie recognizes that there 

are many voices to be heard.  Jean Frost – Fully supports this board, as David has 

suggested, spend some time on the numerous issues raised.  The Board member guidance 

would be valuable.  Amy Minter of Chatin Brown, understands 330 and ADUs and 

Carve-outs for historic districts.  St. James registered district is significantly impacted.  

Katie can only do what she is instructed to do.  Jim Childs – Board should act in a 

manner to be effective, forwarded material regarding old Committee concepts.  Limited 

number of cases, the issues of ADUs do not appear to be city wide.  Prudent and 

extremely important for the Board to work with the planning committee and look at them 

in regard to the preservation plan.  Where do the problems intersect?  HPOZ Board could 

be the case study to review the impacts of these structures.  The Board, having only four 

members, is hard to have a designated Board Chair of the committee.  Need some initial 

feedback from the community.  David – is this going to be an official Board Committee?  

Can an Ad Hoc committee be effective at bringing these issues to the board?  The Board 

cannot be involved in ADUs that are currently under approval.  Will the community be 

able to make presentations to us?  What does the Board do once a committee has been 

established and makes a presentation?  Steven prefers the idea of materials brought to the 

Board for review.  Bring up ADU issues regularly.  Wants Lindsey’s input as well.  Mark 

– we need to be able to gather this information and have a presentation of a report to the 



 

 

CHC.  Mark is willing to Chair a committee.  Katie says Board has no jurisdiction over 

ADUs and the Board can talk about them.  David wants to know if we are permitted to 

discuss the ADUs?  Katie says we will only be presented the plans as they have been 

approved.  Applicants are informed that they can come before the Board for design 

review.  If it is something objective that can be found on these approved projects.  Katie 

does not think it may be worth the Boards time.  David feels like the community wants 

the Board to have some comments on these ADUs.  Perhaps a developer or owner might 

be willing to hear community thoughts if there is a larger groundswell of concern.  Katie 

is the approver – objective items from the preservation plan are suggested – but very little 

can be required.  The “savvy” applicants in the University Park know that much of what 

Katie might recommend can be ignored.  David suggests a discussion topic for the July 

meeting.  David asks about the ADU plans that are available online.  All of them are 

modern designs and inappropriate for HPOZ.  David thinks our neighborhoods will not 

see these cost-effective designs as the developers was to maximize space and rooms for 

the ADUs in this area. 

Miscellaneous:   

Adjournment (at):  19:40 



 

 

University Park HPOZ Board Minutes 

Meeting Date:  May 4, 2021, 

Approved at the June 1st, 2021 Meeting 

Call to Order (at):  6:04PM 

Roll Call: 

David Raposa, Chair:  Here 

Lindsay Apatow, V Chair:  Here 

Steven Fader, Architect:  Here 

Mark Malan, Secretary:  Here 

Mayor’s Appointee, Vacant 

Planning:  Katie Knudson 

Quorum:  Confirmed 

Introduction:  Read by Chair, David Raposa. 

Approval of Minutes: 

Tabled to the next meeting.  Katie affirmed that board members could still refer to these 

past minutes prior to their being voted upon in the event that there was anything relevant 

to this current meeting. 

Staff/Board Communication: 

Katie report:  ADU approvals 

Public Comment (open at 6:11PM): 

Jim Childs re ADUs.  Most are aware in March some people who are concerned about 

ADU process appeared before the Cultural Heritage Commission.  It caused enough 

concern that the Commission decided to form a subcommittee to find whether the issues 

were isolated or prevalent throughout the city.  Planning staff, Conservancy, and 

Commission did not seem aware of it.  Three examples presented as errors are in this 

district, this board should look at the ADUs, not just the ones built now.  Recommended 

to analyze those with compliance with the preservation plan.  It is important data for the 

commissioners to gather.  Suggests reactivating the planning committee of the board or 

Ad Hoc committee.  Asks to take under consideration and take a look at this critical issue.  

The ability to maybe come up with some answers are here.  If there are problems that are 

going on, it may be too late to correct them. 

Cathy Estrada.  Wondering if she could get put on the calendar for recurring second 

meetings.  She is getting invites for the first meetings, but not the second ones.  Katie 

addressed at the time. 

Jean Frost.  Point of Information in the announcement of ADUs.  ADN was available 

online.  Then discovered ADNs were not available online, but to see plans, one must do a 

public records request.  Is the ADN back up and running or must one continue to do 



 

 

PRCs?  Katie indicates that to her knowledge the situation has not changed.  Told that 

they would not be accessible at this time.  Katie will inquire further.  Shannon was 

surprised.  Jeans Public Comment – 806 W Adams Blvd conformance with he 

redevelopment plan has been heard by SAPC.  April 16th, 2-2 vote.  June 15th will be the 

next hearing regarding conformance with the redevelopment plan.  University Park 

HPOZ has commented on the project.  They were able to set June 15th date due to 

COVID (per City Atty representative) issues – massing, scale, podium parking, number 

of students being added to Severance (Street) 

Public Comment Ends at 6:21PM 

Conforming Work:   

Contributing Elements: 

1925 S Toberman Street.  Re-roof.  Applicant:  Manuel Pineda 

Called in as phone 9522.  Replacing with Cool Roof Energy Star roof.  Lindsey 

has question about Facia Board?  1x6 board is rotted.  Facia Board is attached on 

the edge metals.  David comments – went by this afternoon.  Has concerns about 

the exterior of the house around and under the roof has very distinctive and rustic 

Arts and Crafts features.  Timber is designed in a certain way.  Rafter tails 

protrude beyond the smaller facia board.  David requests that all of those elements 

be preserved or replaced in kind, is easier to remove or cut them back, but those 

architectural features need to be retained.  Replaced in kind or scarf jointed on or 

an epoxy to fill in and reinforce the ends.  The siding is a faux brick.  The 

ridgeline does not have plywood under the roof, there appears to be 1x6 wood 

boards that run parallel to the side of the house, meeting at a mitered edge at the 

corners.  The presentation of the boards and the decorative aspects need to be 

retained.  Center of the roof (the peaked part) has a very prominent skylight, 

pyramidal.  Appears like an earlier addition.  Skylight is cracked and the metal is 

beat up and broken.  Manuel recommends replacement.  Mark concern is the roof 

vent that is rusted out.  It is going to be metal in the same style.  Manuel set more 

photos.  Steven it looks straight forward.  Maintain the facia in the dimensions 

and the appearance.  David indicates that the skylight is very prominent, and it 

appears it was put there.  The skylight is at the peak of the house.  David indicates 

that some of the elements appear to be Victorian as well.  Usually had a leaded 

glass or roof panel.  Sometimes backlit with electric lights at night.  This is a rare 

and important attribute to properties in this area.  David asks if the skylight is 

repairable at all.  Can it be restored?  The metal is very damaged according to 

Manuel.  It seems to David that if Manuel and owner would repair and conserve 

skylight.  Steven agrees with David that we need to see more of what the skylight 

is up close to understand it better.  Public Comment (3 minutes).  Roland Souza 

thanks the board for noticing skylight and attempting to preserve.  Jean Frost the 

skylight is unique and hopes it would be repaired or replaced in kind and was 



 

 

definitely planned and not splashed on by some person.  The roof is far too light.  

Shasta White is far too light than the roofs that are approved in this area.  Darker 

shade is more in keeping.  Jim Childs – The color is not acceptable.  The skylight 

2326 Scarff Street repaired a skylight.  They all have over the back a huge 

skylight.  Cathy Estrada agrees the color is too light.  David concerned about the 

integrity of the variety of Craftsman-esq elements around the roof line.  Like to 

see those elements retained and restored.  David and Mark agree Detail items and 

the skylights.  Asked for Katie’s input about a partial approval.  Katie says that 

inspectors can be informed about the need to preserve the skylight.  David thinks 

lots of elements are decayed.  How will the owner feel about all the wood repair?  

David feels many of the rafter tails look like they can be preserved.  Detailed edge 

pieces should be preserved.  We should have more photos and be better detailed.  

Color is lighter than what could be approved.  Board agrees to continue to the 

next meeting.  18:55 

Non-Contributing Elements:  NONE 

Public Hearing Notice For: 

Certificate of Appropriateness:  NONE 

Certificate of Compatibility:  NONE 

Consultations: 

2323 Scarff Street – New 10 Unit multi-family on a vacant lot.  Starts at 18:55PM 

Henry Fan, Jay Park, Charles Kim.  Charles will be the main presenter.  Added dormer 

windows, lowered roof height from 41 to under 41.  Added wood frames around the 

windows.  What is the height – mechanicals can be over height and not included in 

building height?  Katie thinks mechanicals still fall within the height requirements.  

Lindsey asks how much the mechanicals go 12 feet above the roof line.  Jay says the 

mechanicals are screened from the roof top.  Mark front overhang of the entrance is 5 

feet.  Jay trying to be more consistent with the roof form.  Pushed back as far as they 

could without impacting the building.  They don’t know what the purchase prices were.  

Steven agrees with Mark on the setback, and this presentation is an improvement, but the 

building is so massive and flat and it projects out beyond the properties on either side.  

Steve thinks it needs to be set back further.  David appreciates the move, but it is in the 

greatest arguable reduction using the front stairs of the adjoining properties.  The front is 

still very far from what was discussed last times.  This building seems to not have a 

porch, but there are areas with tables and chairs and hardscaping are closer than 33 feet 

setback.  Bringing the private space closer to the street.  The north building went through 

a great deal of review.  Those units are split between a larger front building and a smaller 

one in the back.  David quotes from the Preservation Plan - “Important that design is 

consistency with other buildings near the site…”  Size should be compatible with the 

historic development of the lot.  David wants to go to public comment.  Charles asks, 



 

 

“Are we supposed to mimic each of these structures or be compatible?”  References the 

building two south.  David states that building is not from the time of the HPOZ.  That 

building is not one that would be replicated by the Preservation Plan as that building is an 

intrusion into the neighborhood.  Other boards in the past have not approved lot coverage 

and massing that is being proposed.  Charles feels his question both was and was not 

answered by David.  Taking advantage of State Law incentives and bonuses and such.  

Katie wants board to address the architectural details.  David wants to move to public 

comment (3 minutes each). 

Starts at 19:16. 

Jean Frost states that Knudson’s request is misdirecting, the elephant in the room, do not 

discuss the type of hay to feed.  The State Laws have carved out for historic and national 

registered districts to comply with the Sec of the Interior.  If this plan cannot be made to 

fit, it will not be CEQA exempt.  Point one is the prevailing setback on that side of the 

block by the contributing structures.  It will have severe impact and will protrude well 

beyond the infill building that was previously approved.  This project would not be 

considered as per the Preservation Plan, in the South-Central planning, it was down 

zoned to RD2 to avoid the overbuilding.  This building is a square in a national district.  

Time ends. 

Jim Childs (2526) unmuted.  Katie calls for Jim to speak.  David asks to move on and 

return to Jim later. 

Sylva Blackstone, Arborist – Lipstick on a pig phrase comes to mind.  What is the 

anticipated occupancy of the building?  Per Katie, the board has no jurisdiction over who 

and how many people will be living there.  Can the developer profess the ignorance of 

what the next door building sold for?  It could be found on Zimas.  Take all the clutter off 

the top of the building.  Thinks you will be able to see everything on the top of the 

building.  What is going to be in this building for 17 parking spaces?  Echoes the 

previous comments about the preservation plan and this project does not fit in anyway.  

Sylva does not want something to collapse the entire neighborhood. 

Laura Meyers states in a case like this where the applicant is invoking the density bonus, 

it should be appropriate to ask what the developer is doing.  The applicant should be 

made to hire a historical consultant.  RD2, 1XL is a 30-foot limit.  This was a previous 

part of the Figueroa GPA.  Laura was in the van when the down zoning was approved.  

Applicant described the previous meeting speakers had “wants and desires.”  Those 

previous comments were to the Secretary of the Interior and the Preservation Plan.  This 

is offensive that this developer is not required to follow what was next door.  How do 

they get to 40 feet plus density bonus?  What is the Q on this zoning?  The intent on the 

rezoning was to reduce the impact on this historic district. 

Roland Souza Insulted that we have been meeting for a month, finally got the thing close 

to the alignment of the setback.  At least getting it to the point where it is lined up 

properly with the other buildings.  There does not appear to be much movement here.  



 

 

The building to the north is a great resource example of how to do infill in a historic 

district.  Roland asks to yield his remaining time to Jean Frost.  David approves of yield. 

Jean Frost Objects to be cut off before asking the chair for an additional minute of the 

chair.  It is not the way to run a meeting and it is obnoxious.  The Preservation Plan was 

meant to avoid this kind of conversation.  This is also the St. James Historic District.  

This is a subjective standard when you measure the setback on the block.  The builders 

have the expectation that a building of this mass is possible without having a negative 

impact on this district.  The elemental problem of this project is Mass, Setback.  This 

goes beyond what the Secretary of the Interior and the Preservation Plan permit. 

Jim Childs – They went from 15 to 33, but they have to go to 46.  The 46’ is the 

prevailing setback.  Most of the material has wrong data.  The first criteria is the setback 

and that is 46’.  There needs to be an understanding of what can be build there.  The 

previous submitted plans were the most bloated building possible.  The preservation plan 

protects Scarff Street and cannot allow approval of something without 46-foot setback.  

This is just a deck.  This is a five-story building, not even a three-story building.  This 

can’t be done with 10 units of more than two bedrooms. 

Public Comment ends at 19:35 

Mark notes that the windows are not consistent with a prairie style.  They should be 

sliders or side by side double hung.  The solid to void ratio is off with the entire first floor 

looking like a prison ward – there should be fake windows.  The Juliet balconies should 

have a dormer roof over them.  The way they are does not look correct to Mark. 

David prefaces that David is often criticized as being too kind to developers and 

investors.  That said, the massing, the setback, the lot coverage, we must guide by the 

Preservation Plan.  David is not aware of the specific carve outs for Historic districts, but 

there are carve outs there.  No balcony, no porch, this has no raised foundation.  Nothing 

about this project meets the preservation plan.  The other details are not important 

regarding window and ledges.  The HPOZ mandate to preserve, protect, use the Secretary 

of the Interior standards.  This might be a perfect building in another location.  If there is 

going to be a National Registered Historic district.  How can this board rationalize 

approving this mass of building?  David heard that other developers did not see this 

property as feasible.  The board cannot be concerned with what was paid for the property. 

Charles states that they read the Preservation Plan.  Where is the max height in the 

Preservation Plan?  Help us design something compatible.  It should not mimic.  It should 

not have every design and feature.  I do not see the language. 

David says that the height is subjective to those buildings that have a pinnacle height, not 

an entire block of massing.  Could it be with a better design, could you get away with two 

separate buildings?  The materials, the windows read as much more contemporary.  The 

major point is the massing. 



 

 

Charles says they hear it, they heard it all night.  Does anyone have constructive criticism 

on the design? 

David would suggest raised foundation.  Common spaces after the setback.  Separation in 

the back to break it up a bit.  Maybe underground parking.  Underground parking could 

give more livable space. 

Steven says look to the building to the north.  The roof lines are varied.  The façade is 

varied in and out.  It is sympathetic to the other buildings on the block.  This is a 

rectangle with very little detail.  It is too massive.  It does not fit the site. 

Lindsay agrees with Steven and David.  The massing is the issue.  More sympathetic to 

the adjacent roof lines. 

Mark Preservation Plan does not allow infill to become the most dominant structure on 

the block and this would be without question the most dominant building on the block.  

We are trying to divide by zero. 

David the Preservation Plan was written to prevent this type of building.  There are 

limitations and it is very unlikely that this can be approved under the circumstances of the 

Preservation Plan. 

Katie will be in touch with Charles and will work to set up some time with Lambert as 

well. 

Charles thanks everyone for their time tonight. 

Ends at 19:53 

Other Board Business:  Meeting days and times.  HPOZ staff can only have a certain number of 

meetings every night.  Mark thinks we should be able to attend SAPC meetings.  Katie has been 

told to limit OT as much as possible.  Katie says some boards have their meetings earlier.  There 

needs to be 72 hours-notice.  We can discuss outside meetings about delaying our meetings or 

being late.  If we have quorum, that is good, if not, items could be extended. 

Public Jean 806 W Adams, SAPC June 15th meeting.  Some SAPC meetings go to 10PM.  It is 

hard to find meeting dates.  Agrees with comments by others. 

Sylva has been attending quite a few of these meetings SAPC, every meeting does not have this 

cut and dry schedule. 

So meetings will be quasi flexible moving forward. 

Miscellaneous: 

Adjournment (at):  20:09 
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May 25 2022 

Hon. Zoning Administrator Theodore Irving 

Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org) 

Dear Mr. Irving, 

This letter serves to amplify and supplement the comments made in writing on April 25 and via 

ZOOM at the public hearing.  Thank you keeping the comment period open for an additional 30 

days.  This is a very important decision which has significant impacts on the St. James Park 

National Register District, the University Park HPOZ and the quality of life for all the residents 

of University Park.       

How a project of this massing, scale, setback, bedroom count, height, and design could have 

reached this level of review and forward progression flies in the face of any fact-based analysis 

of the project’s merits and compliance with the University Park Preservation Plan.  How could 

the applicants have gotten this so wrong and failed to listen to any of the suggestions of the 

University Park HPOZ Board?   Perhaps a lack of respect, a sense of entitlement, and a 

completely flawed work product from their own hired consultants who impose their own 

standards rather than the City adopted standards that the Preservation Plan carefully sets forth.  

The applicants met with the Board twice.  In March, the applicant unveiled their plans to 

significant negative comment.  As the Board architect summed up the comment,  It is too big for 

the site and too close to the street.  Even if it is pushed back, it still feels like a very big building.  

Steven does not believe that the Four-stories are compatible in any extent.1 

The applicants were urged to go back 

to the Preservation Plan since so many 

of the proposed elements were found 

wanting (massing, scale, setback, lot 

coverage, height.) A great deal of 

discussion involved the requirement to 

meet the setback required by the 

Presrevation Plan, which is the 

prevailing setback of 47 feet.  Two 

 
1 HPOZ Board Minutes, approved, March 16, 2021 

Jean Frost 

2341 Scarff Street 

Los Angeles, CA  90007 

indiejean@att.net 

213 747-2526 
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previous applicants at 2317 and 2323 Scarff Street were able to meet the required setback and 

received Certificates of Compatibility or Appropriateness.  The current applicants were also 

urged to look at the infill building adjacent, at 2317 Scarff Street which met the requirements of 

the Preservation Plan and has a successful project.  OHR staff, Katie Knudson, had provided the 

applicants with another example, the 2007 approved project at 2323 Scarff, to provide some 

guidance to the applicant. 

A note about prevailing:  Prevailing is one of the seminal concepts of the University Park 

Preservation Plan.  It is a unique Plan, the second Plan adopted by the City after a yearlong 

process of hearings.  It was tailored to this HPOZ and drew many of its core concepts from the 

CRA Adams Normandie 4321 Urban Design Program, adopted for this area in 1991 to insure 

compatibility, which had prevailing as a benchmark for review.  The basis of the Plan is the 

question what is prevailing, e.g., the most commonly occurring on the block face on which 

the project is intended.  Here, for example, is a prevailing 47-foot setback.  That is a finite  

measure with a number, not a subjective interpretation.   Regarding massing, the prevailing 

massing is two stories.   One must go to the Preservation Plan Section “Residential Infill” pages  

84 through 103 for detailed and objective guidance on how to create an infill project that meets 

the Preservation Plan standards.  Instead, the applicant hired their own consultants that created 

misleading, confusing and inaccurate guidelines.  For example: The setback per the Plan 

requires: 

12. Respect the prevailing setback, i.e., the most commonly occurring  setback and lot 

coverage of the historic properties on the block face on which the building will be sited.2 

Not, as Kaplan Chen Kaplan uses, a composite of both sides of the street, contributors and non-

contributors.  The Kaplan report (as it does in many areas) shows a complete misunderstanding 

of the setback criteria. As one architect commented to me informally “How could they have 

gotten it so wrong.” 

The Kaplan consultants appear to disingenuously attempt to justify the proposed project ignoring 

what is simply not justifiable based on established City adopted objective criteria  (the 

Preservation Plan.)  How many times regarding height, do they say this proposed building is not 

the highest building on the block to justify this project’s four stories?   

The proposed building is consistent in scale, height and massing with the contributing three-

story 1910 multi-family building at 2343 Scarff street, four parcels to the south of the subject 

site3 

That is NOT even remotely  the criteria for height (per the Preservation Plan):  

 Height should be measured from grade to the highest point on the main roof.  

The prevailing height is the most commonly occurring height on a block face on which a project 

is proposed.  

 
2 University Park Preservation Plan, Section 8.11 Massing and Orientation, page 95, guideline #12. 
3 Kaplan Chen Kaplan “Evaluation of Compatibility Historic Resource Evaluation” 
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A new project should not dominate existing buildings and structures.  

Prevailing lot coverage is defined by the most commonly occurring lot coverage on the block 

and across the street.  

(and on page 93) 

7. If the prevailing height is less than prescribed by code, then a new project should adopt a 

height similar to the prevailing.4 

The December 30 version of the Kaplan report then adds to their earlier report and inserts 

numerous photos of some of the blockiest buildings in the HPOZ ignoring the established criteria 

for assessing height compatibility and compliance with the Preservation Plan.  Yes, there are 

some blocky buildings in the Zone, but the pictures are meaningless and not set on the pertinent 

block face.   

To have a report that is so misleading and so fatuous in the criteria it puts forward, if not 

corrected, may lead a casual observer who has not read the University Park Preservation Plan, to 

accept what is error.  In an attempt to justify what cannot be justified by the facts, the report 

offers bad facts that lead to insupportable conclusions.   

The report’s statement There are many multi-family buildings of 40 to 50 feet tall, both 

contributing and non-contributing buildings, throughout the historical resource of the University 

Park HPOZ. One of the tallest buildings at 50 feet is on the 2300 block of Scarff Street at 2343 

Scarff Street within the historical resources of the University Park HPOZ and the St. James Park 

Historic District  is simply NOT TRUE.5 

Nor is their statement In summary, the analysis of the proposed building design to the University 

Park HPOZ Design Guidelines articulated above show that the proposed building design is in 

conformance with the University Park HPOZ Design Guidelines.6 NOT TRUE 

There are times when a hired gun is not the most reliable resource. Rather, I would embrace the 

considered analysis provided by all four HPOZ Board architects (past and present) John Kaliski, 

John Arnold, Tom Michali  and Steven Fader and the University Park HPOZ Board who found: 

  “I, Mark Malan, move that the recommendation of the University Park HPOZ be to deny this 

project on the basis that it does not comply with the Preservation Plan, generally all of section 8 

for residential infill, specifically in the area of 8.10 Location and Site Design and 8.11 Massing 

and Orientation and does not follow the previously established prevailing setback and heights as 

stated by the Director of Planning in their 2008 ruling on DIR 2008-3375-COA.  Specifically, we 

find the proposed structure to be out of scale with the adjacent properties and the larger context 

of the historic district in the issues of height, massing, setback, and design articulation.  This 

 
4 University Park Preservation Plan  
5 Kaplan Chen Kaplan “Evaluation of Compatibility Historic Resource Evaluation” December 30, 2021, p.16  
6 Ibid., p.13 
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project as presented presents a significant adverse impact to the historic resources of the district:  

The HPOZ, The National Registered District, and the Landmark Properties along Scarff Street.”   

In the public hearing on April 25, applicant Charles Kim dismissed stakeholders’ comment as 

being from “amateur architects and historians”.  This lack of respect has resulted in very little 

effort to meet the requirements of the Preservation Plan.  From the consultation on March 16, 

2021, to Board action on November 16,  2021 the applicant failed miserably to make the serious 

adjustments needed to comply with the Preservation Plan.  And as the City has noted, if the 

project does not comply with the Preservation Plan, then it is NOT CEQA EXEMPT.  

After the Board meeting, consultant Kaplan updates and submits a revised version which again 

misleads when speaking about impacts to the St. James Park National Register District. 

Secondary Impacts  

Perhaps the error began when the applicant checked the box in the EAF (shown below)  that he 

submitted to Planning that this is  not in a National Register District or involve any structures, 

buildings, street lighting systems, spaces sites or components which are designated or may be 

eligible for designation? 

 

The fact that the site is currently vacant does not relieve the obligation to understand that it is in 

the St. James Park National Register District. The applicant in his insistence that this is a vacant 

lot has ignored the specific City directions which he was provided by Planning that historic 

assessments must include: 

3. Evaluation of a proposed project’s impacts to designated or eligible historical 

resource(s) on the project site or in the vicinity.  

• For projects within a historic district, impacts to the district as a whole must be 

considered.  
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• Projects impacting district contributors must also consider impacts to the contributor as 

well as to the district as a whole. 7 

 

And the Preservation Plan urges consideration of the historic pattern of development on the 

parcel and adjacent parcels.  The original historic building was a one and a half story cottage 

Victorian.  It is a quantum leap to go from that historic pattern of development to the project 

currently being proposed.  It is so unfortunate that the development fails to meet the setback, 

break up the mass of the building into modules, 

or provide an articulated front face.  

‘This project has not even perceptibly changed 

since the last presentation.  All of [the board and 

the public’s] comments from the last go around 

remain relevant.  It is too high.  It towers over 

adjacent buildings.  There is no articulation in 

the façade.  It presents as a huge rectangle.  The 

design of it as Prairie Style – it just isn’t.  This 

project looks like a Suburban Motel plopped 

down on this site.  It is too big.  It is inarticulate.  

It is most inappropriate for this street.  What we have here is a rectangular box that is sitting on 

the street and is put so far forward.  Nothing has changed.  Steven was not willing to support this 

in its earlier presented form.  The parking needs to be underground, the height needs to be 

reduced one story, the façade needs to be pushed back [to the Prevailing 47’].  This project as 

presented is totally inappropriate for this district.”   

  Whether you can consider this prairie or 

not (and no reasonable person not on the 

development team has considered this 

prairie), the Board has deliberately not 

gotten into a deep or theoretical 

conversation about style because the basics 

are so wrong (massing, scale setback, 

height, lot coverage.) 

Rearranging the dormers or roof overhang 

will not solve the fundamental issues with 

this design. It is a gigantic 45 bedroom, 

over 20,654 sf building, 40’4” in height, 

40’6” to the parapet, with incompatible lot coverage.   None of this conforms to the Preservation 

Plan requirements.   As architect John Arnold wrote:    Objective Issues: The objective issues that 

concern me are related to the bulk of the building that is squeezing the lot coverage to the 

 
7 REQUIREMENTS FOR HISTORICAL RESOURCES ASSESSMENT REPORTS, OFFICE OF HISTORIC RESOURCES, City of 
Los Angeles 
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maximum. This has obviously been a self-inflicted creation by the developer who is trying to 

maximize the project rents with large 5-bedroom/5-bath units, as well as creating space for 2 

future ADUs in the large “recreation” and “lounge” spaces. Despite all of the above being 

allowed by the LAMC and/or state law, the envelope of the building has made the structure’s 

mass non-compliant with prevailing setback and lot coverage prescriptions outlined in the 

Preservation Plan. This could be mitigated not by reducing density, but by lowering the average 

unit size. 

The applicant has refused to make any of the major changes that could bring this project closer to 

compliance.  Until the applicant does so, he should not be allowed a density bonus because the 

project will severely impact property on the  California Register of Historic Resources (National 

Register listing automatically incudes this on the California Register,)  

SB1818 

Gov’t Code §65915, subdivision (d)(3) reconfirms that the City is not required to approve a 

specific incentive for a project under SB1818 if that incentive (for example, height increase) 

would have an adverse impact on historic resources: 

“Nothing in this subdivision shall be interpreted to require a local government to grant an 

incentive or concession that would have an adverse impact on any real property that is 

listed in the California Register of Historical Resources.” (Gov’t Code §65915, subdivision 

(d)(3).) 

Gov’t Code §65915, subdivision (e)(1) also allows the City to impose development standards 

that mitigate adverse impacts to historic resources. The Preservation Plan was adopted to provide 

development standards that prevent adverse impacts to the historic district, thus the City is 

allowed to impose these standards on development under SB1818. 

“Nothing in this subdivision shall be interpreted to require a local government to waive or reduce 

development standards that would have an adverse impact on any real property that is listed in 

the California Register of Historical Resources, or to grant any waiver or reduction that would be 

contrary to state or federal law.” (Gov’t Code §65915, subdivision (e)(1).) 

Student Housing and the NSO 

Purpose. This section sets forth procedures, guidelines and standards for the establishment of 

"NSO" Neighborhood Stabilization Overlay Districts in areas of the City that are proximate to 

colleges and universities. The purpose of the NSO District is to protect and preserve the existing 

low density housing stock; to maintain and enhance the quality of life of area residents; to 

promote well-planned student housing; to establish regulations that address the negative impacts 

multi-habitable room projects cause; to address inadequate parking; to prevent irreversible 

damage associated with oversized multi-habitable room projects and to help stabilize 
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neighborhoods. The purpose of the NSO District is also to ensure that future Projects are 

designed to be compatible with buildings that are adjacent or across the street.8 

The ZA, based on the record, cannot make the findings required by 12.24.W52 

E.   Findings for Approval. (Amended by Ord. No. 182,095, Eff. 5/7/12.) A decision-maker shall 

not grant a conditional use or other approval specified in Subsections U., V., W., or X. of this 

Section without finding: 

    1.   that the project will enhance the built environment in the surrounding neighborhood or 

will perform a function or provide a service that is essential or beneficial to the community, city, 

or region; 

   2.   that the project's location, size, height, operations and other significant features will be 

compatible with and will not adversely affect or further degrade adjacent properties, the 

surrounding neighborhood, or the public health, welfare, and safety; and 

    3.   that the project substantially conforms with the purpose, intent and provisions of the 

General Plan, the applicable community plan, and any applicable specific plan. 

    The decision-maker shall also make any additional findings required by Subsections U., V., W. 

and X., and shall determine that the project satisfies all applicable requirements in those 

subsections. 

The project will not enhance the built environment in the surrounding neighborhood and 

provides a function that will be of great detriment: the overscale 45-bedroom box like building 

that will place 45 to 90 students circulating on Scarff Street, Portland Street and the unimproved 

non-engineered Victorian era alley in between, featuring blind turns and dangerous access to the 

parking.   

That the project's location, elephantine size, overscale height, ground level parking will not be 

compatible with and will adversely affect or further and degrade adjacent properties, the 

surrounding neighborhood, or and the public health, welfare, and safety is clearly demonstrated.  

The developer’s quip that the NSO is about parking shows he lacks understanding of the need for 

community conservation and stemming displacement of families, a concept foreign to the 

applicant. 

Health and Safety 

In the 2008, 2323 Scarff Street Project approval, the DAA required “that the alley have a 2-foot 

22 wide longitudinal gutter, together with •any necessary removal and reconstruction of existing 

improvements. And   3.A cash payment shall be made in lieu of constructing the above 

improvements satisfactory to the Bureau of Engineering for the cost of the existing alley 

improvements necessary to provide a 20-foot wide alley and the construction of a 2-foot wide 

 
8 SEC. 13.12. "NSO" NEIGHBORHOOD STABILIZATION OVERLAY DISTRICT. 
   (Added by Ord. No. 180,219, Eff. 11/16/08.) 
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longitudinal gutter, and any related costs taking into consideration the historic nature of the 

area. 

Pursuant to Council File #092395 (Councilmember Ed. P. Reyes), the cash payment shall be 

made only relative to the required alley improvements and said payment shah be made into an 

account(s) established by the Board of Public Works within the Public Works Trust Fund No. 

834-50 for the receipt and deposit of funds identified for the proposed complete green alley 

project for the alley located at the rear of the subject property that provides access to/from 23rd 

Street to the northeast and Portland Street to the northwest- and authorize the City Engineer to 

make any technical corrections or clarifications to this instruction in order to effectuate the 

intent of this Motion. In the event that the applicant posts a bond for future improvements, the 

bond proceeds shall be likewise deposited into the account(s) established within the Public 

Works Trust Fund No. 834-50  for the receipt and deposit of funds identified for the proposed 

complete green alley project noted above. In the event the complete green alley project is 

abandoned, the BOE will utilize the funds to construct the required improvements.” 

 

The alley remains unimproved and is an environmental health and safety issue that needs to be 

addressed when a developer considers introducing 90 students and their guests in the proposed 

project. This applicant repeatedly stated that they have done enough by changing the front yard 

setback to 35 feet.  An applicant that will not hear after (what he has said)  “11 meetings” (only 2 

were with the HPOZ Board) about the negative impacts of this project will remain ignorant until 

his project is denied.    

South Community Plan 

The Project is also inconsistent with policies and goals set forth in the South Los Angeles 

Community Plan.  The Community Plan sets forth that “Projects should contribute to reinforcing 

the distinctive and historical character of the corridors and the residential neighborhoods they 

serve.”  (South LA Community Plan. p. 3-6.)  The Project is incompatible with the historic 

character of the surrounding neighborhood making it inconsistent with Community Plan policy 

LU 4.1.  The Project is also inconsistent with the Community Plan design guidelines, in violation 

of policy LU 4.3, due to its ground level parking.  

During the South Community Plan process, the City planners recognized that the Scarff/ 

Portland/St. James Park parcels were worthy of down zoning to protect the historic character of 

the area and to send a message to ambitious developers not to attempt to squeeze over large 

projects into these graciously appointed historic lots.  Scarff Street, Portland Street and St. James 

Park went  from RD1.5 to RD2 expressly to aid the HPOZ Board in limiting elephantine over- 

scale projects that would result in grave community impacts.  Indeed, there have been a series of 

planning efforts over decades which these developers seek to ignore or overcome.  From 1991, 

there  was the CRA Urban Design program which was he genesis of the “prevailing” concept to 

conserve community character. In 1991 the State approved the St. James Park and Twentieth 

Street  National Register Historic Districts.  In 2000 the area became an HPOZ.  In 2005, with 

community participation, the City adopted the University Park Presrevation Plan.  Developers 
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have successfully worked within these guides in cooperation with the HPOZ Board until now, 

with the 2323 Scarff Street project before you. 

The City also with the community plan update adopted ‘Q’ conditions ((Q)RD2-1XL-HPOZ) 

which state :  

Q Qualified Permanent Conditions of Approval 

On a Unified lots as described in Section V-2B (b) (1) of the South Los Angeles CPIO Ordinance 

for projects on a Unified Lot all buildings shall be designed to maintain the side and rear 

setbacks. A project may not rely on the status of the lots being Unified Lots to waive or modify 

setback, yard area, or any other development standards related to bulk and massing. 

New construction, including additions to existing buildings, on Unified Lots, shall not encroach 

into side and rear yards setbacks. 

CEQA 

The project is a flagrant abuse of the standards set forth by the South Community Plan and the 

HPOZ Preservation Plan.  The project fails to meet the Presrevation Plan objective standards, 

and, as such, has severe and irreparable negative impacts and is not CEQA exempt.  A CE is not 

the vehicle for this project. 

The project will have a demonstrable significant effect on the environment and does not qualify 

under Article III, Class 32 exemption A categorical exemption is not the appropriate level of 

environmental review for a project that is highly discretionary, is in a historically sensitive 

environmental, and meets no established standards. 

The Class 32 “Infill” Categorical Exemption (CEQA Guideline Section 15332), hereafter 

referred to as the Class 32 Exemption, exempts infill development within urbanized areas if it 

meets certain criteria. The class consists of environmentally benign infill projects that are 

consistent with the General Plan and Zoning requirements. This class is not intended for projects 

that would result in any significant traffic, noise, air quality, or water quality impacts. 

There are unusual circumstances creating the reasonable possibility of significant effects which 

prohibits the City from using a CE.  The project may result in damage to scenic resources, 

including, but not limited to, trees, historic buildings, rock outcroppings, or similar resources; a 

CE ignores its unique place in the history of Los Angeles as an area so significant that the State 

after intense scrutiny confirmed its place on the National Register of Historic Places. 

The applicant would have us believe that because this project may not cause de-listing as a 

District, therefore there is no impact; and presses the fact that because it is a vacant lot there is no 

impact.  Nothing could be farther from the truth.  There are both primary and secondary impacts 

to historic resources and the District itself is a historic resource. 

As Historic Presrevation Consultant Mitzi March Mogul wrote: 

One of the reasons that we (Society) have developed mechanisms for preserving, restoring, and 

maintaining properties which have been determined to have historic value is that we recognize 
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that these properties enhance our built environment and contribute to our understanding of 

history and our appreciation of outstanding design. Part of protecting them is controlling the 

nearby environment, be it natural or man-made. The point is not to prevent, only to control. 

Stating that because this is a vacant lot there is no impact is wrong on its face.  Consider the 

streetscape which an infill development affects and the three Victorians to the North, a Prairie 

style Building to the south. There is no question that there are secondary (also known as 

indirect) impacts of the project on adjacent and neighboring historic resources and on the 

University Park HPOZ and the St’ James Park National Register District. The immediate 

surrounding includes three HCMs, at 2309, 2305, and 2327 Scarff Street; and an infill 

development at 2317 Scarff that does meet the requirements of the Preservation Plan. 

This is the expert opinion of a preservation consultant not hired by the applicant.  It also 

conforms to the recognized barometers of what are impacts.  When the SHPO staff toured the 

District they spoke of “stepping back into time” and experiencing a district setting that included 

the importance of streetscape and front yard setbacks.  To have a box like building extrude in 

front of the historic buildings on that block face, would irreparably damage how the historic 

buildings are experienced and provide a sense of place.  The developer at 2317 adhered to that 

premise, and has an infill project that is successful.  The developers of the Norwood Learning 

Village were able to build a 100% affordable project and meet the requirements of the 

Presrevation Plan. 

Here is a typical example of a prairie style building. The proposed building has little of the grace, 

the horizontality, green space, articulation and is two stories.  The proposed building is a four 

story box with a very odd mansard like roof to hide the fourth story. 

 

Let me close with the November 15, 2021 comments to Planner Katie Knudson and the HPOZ 

Board by the architect, Thomas Michali, M2AArchitects, who (with the City Planning, HPOZ 

Board and stakeholders) wrote the Preservation Plan: 

The proposed development is completely out of scale and massing for an infill building in a 

historic district. The developer is manipulating maximum heights and front setbacks to 

accomplish his development goal. This does not meet any preservation standards for infill nor 

the preservation plan. 
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Height: A four story building does not meet the standards for infill. They are trying to use the 

highest historic gable roofs to justify a fourth floor. They also show other project likes St. James 

to provide support to this claim and this is not a contributor building 

Setback: The historic buildings are setback much more than his proposed project. He is trying to 

average nonconforming buildings with less setback to justify his additional mass and floor area. 

Massing: The use of a density bonus in a historic district conflicts with the standards to be 

compatible. The use of smaller setbacks and increased height is just an attempt to justify the 

incompatible massing shown clearly on the 3D views. This project towers and dwarfs the smaller 

historic buildings typical in this historic district. 

I urge the Zoning Administrator to deny the 

density bonus, deny the conditional use, not 

issue a Certificate of Compatibility and also find 

that a CE is not the appropriate environment 

review for  this project as currently proposed.  

The Norwood Village on Oak Street is an 

example of affordable housing that gained 

approval and met the provisions of the 

Presrevation Plan.  We expect no less from for 

profit developers at 2323 Scarff Street.  

 

Sincerely, 

 

Jean Frost 

 Former Board Member and Chair, University Park HPOZ 

Appointed Member CRA Interagency and Community Task Force on Presrevation 

Recipient, Cultural Heritage Commission Achievement in Preservation Excellence Award 

Chair, CRA Adams Normandie PAC 

2341 Scarff Street. LA, CA  90007 

213 747-2526 
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May 26, 2022 
 
Sent Electronically 
 
Hon. Zoning Administrator Theodore Irving  
c/o Rafael Fontes   
City Hall 
200 N. Spring Street 
Los Angeles, CA 90012 
Email: Rafael.Fontes@lacity.org  
 
RE: 2341 Scarff Street 

On behalf of the Los Angeles Conservancy, I am writing to comment on 
the proposed development project at 2341 Scarff Street. These written 
comments are in follow-up to our comments provided at the April 27 
public hearing.   

The Conservancy shares community concerns regarding the 
incompatibility of the proposed development at this site, and as part of 
the University Park HPOZ and the St. James Park Historic District, 
listed in both the California and the National Register of Historic Places. 
While infill development is appropriate for this vacant parcel, it must be 
designed in a way to contribute to the historic district, not detract from 
or overwhelm it due to its bulk and massing. This is the reason why the 
University Park HPOZ Board voted against this proposed project.  

Overall, the scale of the new development is incompatible and does not 
respond to the established, prevailing patterns of the existing buildings, 
setbacks, and fabric of this historic neighborhood. The University Park 
HPOZ Preservation Plan is clear, and presses for infill development that 
respects the historic pattern of development on this and adjacent 
parcels. 

The City has full discretion in this matter, as afforded to it by specific 
provisions stated with SB 1818 and Density Bonuses. Given the clear, 
adverse impacts associated with the proposed development, the 
Conservancy urges the City to exercise its rights under SB 1818 in this 
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case. Specifically, SB 1818 offers the following language and guidance, as adopted by the 
state legislature and governor in 2004: 

Nothing in this subdivision shall be interpreted to require a local government to 
grant an incentive or concession that would have an adverse impact on any real 
property that is listed in the California Register of Historical Resources.” (Gov’t 
Code §65915, subdivision (d)(3).) 

Given that this proposed project is located within the St. James Park Historic District, which 
is listed in the California and National Register, and it will result in an adverse impact, this 
provision of SB 1818 applies. Only the developer and their hired consultant claim this 
project to be compatible. Rather, we hope the City will listen to and take to heart the 
cumulative concerns expressed by the community stakeholders, residents, the University 
Park HPOZ board, the West Adams Heritage Association (WAHA), and the Conservancy, 
among others.  

There is a possible “win-win” here should the developer be willing to redesign the proposed 
project to meet the conditions set forth within the University Park HPOZ Preservation Plan. 
We strongly encourage the City to press for this type of approach and further, to deny the 
conditional use request and Certificate of Compatibility, and make a determination that a 
Categorical Exemption is not warranted or appropriate for this proposal.   

About the Los Angeles Conservancy:  

The Los Angeles Conservancy is the largest local historic preservation organization in the 
United States, with nearly 5,000 members throughout the Los Angeles area. Established in 
1978, the Conservancy works to preserve and revitalize the significant architectural and 
cultural heritage of Los Angeles County through advocacy and education.  

Please do not hesitate to contact me at (213) 430-4203 or afine@laconservancy.org should 
you have any questions or concerns.  

Sincerely, 

 

 
Adrian Scott Fine 
Senior Director of Advocacy  
 
 
CC:  Ken Bernstein, Lambert Giessinger, Shannon Ryan, Office of Historic Resources  



       May 14, 2022 
       2125 Bonsallo Ave. 
       Los Angeles, CA 90007 
 
 
AZA Theodore Irving c/o Rafael Fontes, Planning Assistant 
rafael.fontes@lacity.org 
200 North Spring Street, Room 720 
Los Angeles, CA, 90012 
(213) 978-1189 
 
Dear Mr. Fontes, 
 
I have resided at my home, 2125 Bonsallo Ave., for 42 years, and through this time 
have enjoyed tremendously its historic character and the sensible development that has 
occurred here during these years.  However, from time to time construction 
development has been proposed with completely inappropriate design features for this 
neighborhood.   
 
My letter here is sent to you to strongly object to just such a case.  This is the currently 
proposed development that constitutes case file ZA-2021-6672-DB-CU-CCMP-HCA, 
ENV-2021-6673-CE proposed to occur at 2323 Scarff Street, Los Angeles, CA 90007.  
This proposed building could add as much as 90 new residents to an already crowded 
neighborhood.  It does not provide enough parking for these new residents, who will be 
forced to use street parking which is already highly inadequate.  Because the proposed 
parking will be at grade, and not be underground, it will also make for an unusually large 
structure for this neighborhood.   
 
This is a historic neighborhood with many constraints which must also be met with new 
construction, but the proposed development: FAILS to comply with the University Park 
Preservation Plan; FAILS to comply with the Secretary of the Interiors Standards and 
Guidelines; FAILS to meet the "Prevailing front setback" of historic Scarff streetscape; 
FAILS to meet the "Prevailing height' of historic Scarff streetscape; FAILS to meet the 
"Prevailing lot coverage" of historic Scarff streetscape; FAILS to meet the "Prevailing 
FAR" of historic Scarff streetscape; and FAILS to meet the "Prevailing pattern of 
development" of historic Scarff streetscape. 
 
I am not opposed to healthy development for this area.  But, this development cannot 
be approved until plans to meet the above objections are produced. 
 
        Sincerely yours, 
 
        David J. Bottjer 
 



 

David Raposa 
2515 4th Avenue   
Los Angeles, CA 90018 
 
April 27, 2022 
  
TO: Theodore Irving, Associate Zoning Administrator 
CC: Rafael Fontes 
RE:  ZA-2021-6672-DB-CU-CCMP-HCA, and ENV-2021-6673-CE,  

2323 S. Scarff Street, Los Angeles, CA 90007  
 
Dear AZA Irving: 
 
I am writing today to discuss the University Park HPOZ Board’s decision to DENY the 
proposed project at 2323 S. Scarff Street. Our decision was to recommend that the Office 
of Historic Resources (OHR) and the Director of Planning NOT APPROVE the project. 
 
I am the chair of the University Park HPOZ Board.  The Board reviewed this project 
several times in a consulting stage, and then it was agendized for a vote at a public 
hearing held on November 16, 2021.  At that time, we voted to not approve the Project 
because it does NOT meet the criteria for the University Park HPOZ Preservation Plan. 
And it would have severe adverse effects on the Historic District. 
 
OHR has not, as of this writing, informed the Board about its decision regarding this 
matter.  I am writing this letter as a result. 
 
Technically, an HPOZ Board is the final decision-maker for Conforming Work 
applications, but the HPOZ Ordinance handles Certificate cases such as this differently, 
in that the Board conducts a public hearing, but rather than making a final decision the 
Board instead makes a recommendation to the Director of Planning. In most instances, 
OHR and the Director will make a Determination that aligns with the HPOZ Board’s 
recommendation, as each Board member has significant expertise in historic 
preservation and is required to be familiar with the Preservation Plan.  
 
I would like to emphasize again that after careful consideration and after listening to a 
great deal of testimony, our recommendation in this case was against approval. 
 



You have already been provided the approved minutes from our initial consultation 
with the Applicant on May 4, 2021, where we recommended numerous changes that 
were not in the end incorporated into the project. You also have the draft minutes (e.g., 
we have not officially reviewed the minutes at a Board meeting) for our November 16, 
2021 hearing, where we passed the following motion: 
 
Motion to recommend against this project: “Move that the recommendation of the University 
Park HPOZ be to deny this project on the basis that it does not comply with the Preservation 
Plan, generally all of section 8 for residential infill, specifically in the area of 8.10 Location and 
Site Design and 8.11 Massing and Orientation and does not follow the previously established 
prevailing setback and heights as stated by the Director of Planning in their 2008 ruling on DIR 
2008-3375-COA. Specifically, we find the proposed structure to be out of scale with the adjacent 
properties and the larger context of the historic district in the issues of height, massing, setback, 
and design articulation. This project as presented presents a significant adverse impact to the 
historic resources of the district: The HPOZ, The National Registered District, and the 
Landmark Properties along Scarff Street.”  The motion to recommend against this project passes 
unanimously. 
 
I would like to make the following additional observations: 
 
In my nearly 20 years of being on the HPOZ board, the response to this project was 
unprecedented. The public comments on this project exceeded all other comments on 
any other project we have reviewed over the years. And all of the comments were 
strongly negative.  
 
Every past Chair of the HPOZ Board attended the meetings, and every past Architect of 
the Board attended – and they uniformly spoke against the project, and said it did not 
meet the Preservation Plan requirements.   
 
You have letters and communications in the file from three former University Park 
HPOZ Board architects: Thomas C. Michali (partner in M2A Architects), John Arnold 
(partner in KFA Architects whose specialty is multi-family housing), and John Kaliski 
(award-winning architect and urban designer who also wrote the former Community 
Redevelopment Agency’s Urban Design Guidelines, which served as the basis for the 
University Park HPOZ Preservation Plan). 
 
Please do read the letters these three architects wrote to the Board. Each of these 
gentlemen specifically and objectively stated why the proposed project at 2323 S. Scarff 
Street does NOT meet the requirements of the Preservation Plan.  
 



It is important to note that, first, all of these individuals are recognized experts.  
 
And, second, it is extremely unusual that former Board architects would take such a 
strong interest in a project, except that they recognize that an approval of this project 
against the backdrop of its being so out of line with the Preservation Plan would create 
an exceptional precedent that likely would harm not just the University Park HPOZ 
historic district, but all of the City’s historic districts. 
 
Due to my work schedule, I may not be able to attend the April 27, 2022 hearing in this 
matter.  I would, however, ask that the case file remain open for further comments, 
since neither I nor my fellow Board members have seen or been informed as to the 
position or recommendation that the Office of Historic Resources and the Director of 
Planning has taken regarding this project.  
 
Thank you very much for your consideration in this matter. 
 
Cordially, 
 
 
David Raposa 
 
323-573-4202 
davidr@citylivingrealty.com 
 
 



Case No. ZA-2021-6672-DB-CU-CCMP / ENV-2021-6673-EAF 
 
May 23, 2022 
 
Hon. Zoning Administrator Theodore Irving  
Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org)  
 
Dear Mr. Irving, 
 
I’m writing to add my opposition to the structure planned for 2323 Scarff Street. As others have noted, 
the bulk, height, setbacks and design of this proposal would significantly violate the Preservation Plan 
designed to protect our historic neighborhood. 
 
The Context Analysis submitted by the Applicant is riddled with errors, including the mischaracterization 
of several contributing properties as non-contributors. 
 
For example, the “analysis” shows my home as a “non-contributor” at “36 St. James Parkway.” In fact, 
my address is 27 St. James Park; there is no “St. James Parkway” or number 36. My home is both a 
contributor and a monument (#434). My side yard stretches 204 feet along the east side of Scarff Street, 
making it the largest parcel on the block. 
 
I also own a house across the street at 2367 Scarff Street. Again, the Context Analysis describes it as a 
non-contributor, although the HPOZ’s Historic Survey lists it as an altered contributor. (The alterations 
have since been reversed.) This house, too, is a monument property (#457).  
 
On both sides of this house (2367), the Context Analysis wrongly describes contributors as non-
contributors. To the north, 2361 Scarff is actually a contributor; to the south, 2375 Scarff Street is an 
altered contributor and a monument (#467).   
 
These obvious errors – easily researched on ZIMAS – call into question the rest of the Context Analysis 
used to justify what is so obviously an inappropriate project. Before proceeding further, at the very 
least, the Context Analysis needs to be re-done. 
 
Sincerely 
 
 
Janice Robinson 
27 St. James Park 
Los Angeles, CA 90007-2521  
 
Founding vice chair, University Park HPOZ (2000-2008) 
Chair, University Park Block Club 
Owner, Robinson Residences     
janice@RobinsonResidences.com   
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May 27, 2022 

RE: ZA-2021-6672-DB-CU-CCMP-HCA ENV-2021-6673-CE 

Hon. Zoning Administrator Theodore Irving 

Via e mail c/o Rafael Fontes (Rafael.Fontes@lacity.org) 

Dear Mr. Irving, 

WAHA (West Adams Heritage Association) has been for over 35 years guardians of historic resources in 
the area known as West Adams of which University Park is one of the historic neighborhoods.  We have 
expertise in Historic preservation, environmental review, and the research and implementation of 
historic overlays.  There are seven HPOZs in WAHA’s boundaries and many of our members serve on the 
appointed Boards.  Our organization and its members are experts in HPOZs, historic resources, and their 
processes. 

We agree completely with the Boards finding  that “I, Mark Malan, move that the recommendation of 
the University Park HPOZ be to deny this project on the basis that it does not comply with the 
Preservation Plan, generally all of section 8 for residential infill, specifically in the area of 8.10 Location 
and Site Design and 8.11 Massing and Orientation and does not follow the previously established 
prevailing setback and heights as stated by the Director of Planning in their 2008 ruling on DIR 2008-
3375-COA.  Specifically, we find the proposed structure to be out of scale with the adjacent properties 
and the larger context of the historic district in the issues of height, massing, setback, and design 
articulation.  This project as presented presents a significant adverse impact to the historic resources of 
the district:  The HPOZ, The National Registered District, and the Landmark Properties along Scarff 
Street.”   

Impacts to the District 

The applicant states that because the lot is vacant there is no impact; further his consultant argues that 
because it will not cause a delisting of the district, there is no impact, arguments that are contrary to 
accepted practice (as the City’s own historic assessment directions show.) It ignores the established 
protocol that  that there are both direct (primary) and indirect (secondary) impacts. 

The district (both the National Register and the HPOZ) are themselves a historic resource.  To place a 
gigantic box with excessive height and lot coverage in the middle of a historic street introduces blight.  It 
effects the integrity of the district, particularly of the adjacent historic buildings and how they relate to 
each other and relate to the streetscape.  The National Park Services memos treat infill as additions.  
Their own “white paper” instructs:  

 “Visibility 

-- Has the addition obscured, covered, or altered the principal facades, historic entrances, or character-
defining (significant) features of the property?  How conspicuous is the addition in views of the principal 
elevations? How conspicuous is it in views of (secondary) minor elevations?  How does the addition 
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interrupt, interfere with, or dominate any historically significant views of the building or important views 
seen from the building (including the orientation of the building to the street, scenic vistas, views of an 
inner courtyard or surrounding campus, or the principal facades as viewed from various approaches)? 

An addition should not overwhelm or dominate the historic character of the property as a whole or alter 
the property’s character-defining features (including significant open space). Out-of-scale additions, 
rooftop additions, and additions that obscure principal elevations are particularly problematic (unless 
they are stepped back and appear small in scale) and may be difficult to justify as contributing.” 

and  

“New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property.  The new work shall be differentiated from the old and shall be compatible 
with the massing, size, scale, and architectural features to protect the historic integrity of the property 
and its environment.” (Standard 9)1 

If this directive appears to echo the Presrevation Plan, you are right.  The Preservation Plan is based on 
the Secretary of the Interiors Standards and the CRA  Adams Normandie 4321 Urban Design Program.   

The prevailing height is the most commonly occurring height on a block face on which  a project is 
proposed. 2 

A new project should not dominate existing buildings and structures. In general the new project should 
look as though it belonged to an area. 

As this project does not comply with Preservation Plan, this project will irretrievably damage the district, 
the block, and the streetscape and how the historic properties are experienced. Absent compliance with 
the Preservation Plan, the project does not meet the CU required findings and does not qualify for a 
categorical exemption. 

Other developers have had successful projects AND complied 
with the Preservation Plan. Directly next door to the lot is the 
infill 2317 Scarff Street.  The method the developer used to 
achieve compliance was: undergrounding parking to solve 
height issues, separate the infill building into two modules 
following the historic pattern of development, adhere to the 
prevailing 47’ front yard setback, provide an articulated 
facade and authentic materials.   

That developer who owns the adjacent property has objected 
to  this project:  

Arrian Torkian:  Owner of 2317 Scarff St.  Arrian is 
disheartened that they have never once been contacted by 

the applicant.  They received no kind of notice that this project is happening.  This project does not fit 

 
1 “Evaluating the Significance of Additions and Accretions,” A National Register White Paper, Linda McClelland, 4-
20-2008 
2 University Park Presrevation Plan, 8.1 Location and Site Design 

2317 Scarff Street infill 1 
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anywhere within this historic neighborhood.  Arrian states that their property is significantly impacted.  
This project has improper setback.  It is a single block mass that covers the majority of the lot.  Arrian’s 
property fits into the character and integrity of the neighborhood.  This project is designed to maximize 
their height and get as many student residents as possible.  One unit continues to expose the complete 
lack of affordable housing.  Five five-bedroom units and five four-bedroom units.  The actual sizing is 
significantly larger.  This project is overly dense when the number of bedrooms is factored.  It has only 
one affordable unit.  There should be additional affordable housing.  There is a lack of parking with this 
project.  Assuming two people per bedroom, as is standard in these types of properties, there will be 
close to 100 residents.  There has been a total lack of outreach to the neighborhood from the applicant.  
Most neighbors have only just learned about this project.  The height is incredibly inconsistent with this 
neighborhood.3 

It is also important to realize that massing has impacts particularly when this site is more than one lot, 
all the more reason to have an articulated design that breaks up this mass.  And the ‘Q’ conditions and 
height restrictions of the zoning need to be respected.  The Preservation Plan does not engage in simply 
what facades look like, but views architecture as having primary and secondary facades all of which are 
significant.  

North Elevation 1 

SB 1818 

We continue to raise concerns that the applicant and the City may be unaware that SB1818 cited by the 
developer for his density bonus has what is called a “carve out” for resources that are listed on the 
National or California Register.  The California Preservation Foundation, the statewide preservation 
organization of which WAHA isa member, worked very hard to see that historic resources were given 
consideration.  The developer has chosen to ignore this and push forward a project that will have severe 
and irreparable impacts on the HPOZ and the National Register District.  There is widespread evidence 
to this fact provided by the HPOZ Board, all four HPOZ architects past and present and  numerous other 
affected parties. 

The answer is to conform the project to Preservation Plan  which offers specific solutions and objective 
criteria.  The developer has refused to do so but rather has flooded his application with  numerous paid 

 
3 University Park HPOZ Minutes, November 16, 2021 
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consultant opinions that are not fact based but seek to further his aim, which is to monetize bedrooms 
and build an elephant of a project which harms everyone but provides financial gain.    

The HPOZ board found: 1) the project has an adverse impact on the district; and 2) there are mitigation 
measures/project revisions that would avoid those impacts while still allowing for a financially feasible 
affordable housing project. 

Cal. Gov't Code § 65915  

“(d)(1) An applicant for a density bonus pursuant to subdivision (b) may submit to a city, county, or city 
and county a proposal for the specific incentives or concessions that the applicant requests pursuant to 
this section, and may request a meeting with the city, county, or city and county. The city, county, or city 
and county shall grant the concession or incentive requested by the applicant unless the city, county, or 
city and county makes a written finding, based upon substantial evidence, of any of the following: 

(A) The concession or incentive does not result in identifiable and actual cost reductions, consistent with 
subdivision (k), to provide for affordable housing costs, as defined in Section 50052.5 of the Health and 
Safety Code, or for rents for the targeted units to be set as specified in subdivision (c). 

(B) The concession or incentive would have a specific, adverse impact, as defined in paragraph (2) of 
subdivision (d) of Section 65589.5, upon public health and safety or the physical environment or on any 
real property that is listed in the California Register of Historical Resources and for which there is no 
feasible method to satisfactorily mitigate or avoid the specific, adverse impact without rendering the 
development unaffordable to low-income and moderate-income households.”  (Emphasis added.) 

Gov’t Code §65915, subdivision (d)(3) reconfirms that the City is not required to approve a specific 
incentive for a project under SB1818 if that incentive (for example, height increase) would have an 
adverse impact on historic resources: 

“Nothing in this subdivision shall be interpreted to require a local government to grant an incentive or 
concession that would have an adverse impact on any real property that is listed in the California 
Register of Historical Resources.” (Gov’t Code §65915, subdivision (d)(3).) 

Gov’t Code §65915, subdivision (e)(1) also allows the City to impose development standards that 
mitigate adverse impacts to historic resources. The Preservation Plan was adopted to provide 
development standards that prevent adverse impacts to the historic district, thus the City is allowed to 
impose these standards on development under SB1818. 

“Nothing in this subdivision shall be interpreted to require a local government to waive or reduce 
development standards that would have an adverse impact on any real property that is listed in the 
California Register of Historical Resources, or to grant any waiver or reduction that would be contrary 
to state or federal law.” (Gov’t Code §65915, subdivision (e)(1).) 

NSO 

The “North University Park – Exposition Park – West Adams Neighborhood Stabilization District,” the 
NSO is not, as the applicant states, simply about parking.  The broad intention from the very beginning 
was to discourage new student housing initiatives within the community’s character neighborhoods and 
instead encourage such development along the Figueroa Corridor (east side of Figueroa, west side of 
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Flower), and to require additional parking that would accommodate the number of occupants in larger 
projects. The effort was spurred by a proposed project that would erect seven townhouses, each with 
multiple bedrooms, and each bedroom with multiple beds/occupants, but only requiring 14 parking 
spaces, per LADBS. Everyone was outraged; on a Planning Department staff training day Laura Meyers 
brought a busload of planning staff to the site, and soon this NSO ordinance was initiated. 

There were years of hearings, and in the end, we have the ordinance as written. It requires a Conditional 
Use Permit (CUP) for any project where there are five or more rooms (not exactly the original intent, but 
here we are). The stated and intended purpose of the CUP was to require parking that reflects the 
number of occupants, e.g., a “condition” to be imposed.  But the effort of the NSO and its intent is quite 
clear: retain and conserve the existing character and retain families.  The findings for a CUP cannot be 
made here. 

However, the required parking given state law is 5. There is no requirement for this Project to include a 
proposed additional number of parking spaces as a part of the Conditional Use Permit. And it may be 
counterintuitive and contribute to massing issues is that this developer has chosen ground level parking 
of 18 spaces exploding the mass to four stories.  The mass is also exploded by the 4 and 5 bedroom 
design. 

A project of this density (if this density is to be permitted) should have at least one parking space per 
bedroom.  Although most students would not drive their cars to campus, they do park their cars (albeit 
for weeks at a time) and need somewhere to do so.  45 bedrooms often means 90 students.  The project 
is too many bedrooms and is clearly not family housing.  

INSTRUCTIONS: 
The Department of Building & Safety shall not issue a building permit for a Project within a 
Neighborhood Stabilization Overlay District unless a conditional use  approval (CUP) has been granted by 
a Zoning Administrator pursuant to Section 12.24W52. 
 
 The required findings of the conditional use cannot be made.  In the two HPOZ Board hearings I 
attended, both the Board, architects and stakeholders gave significant fact-based testimony on the 
severe impacts of this project.  It will not enhance the surrounding community. 
 
Consultant Vision  
 
The developer consultant (Kaplan Che Kaplan) writes, in a July 8, 2021 report, given that the Project 
site is within a TOC Tier 3 area, it is an indication that level of density of future development in the area 
will likely be more consistent with that of the project than of the existing environment. Incentives such as 
increased height, are required to accommodate density bonuses. Further, a four-story building is 
appropriate for this corridor of South Los Angeles, which sits just under 2,000 feet away from the 
relatively busy intersections of W. 23rd Street and Figueroa and Flower Streets that have three to six 
story buildings, as well as about 1,500 feet from the 110 Freeway. Additionally, the height increase is 
necessary to provide the additional units needed to make the Project financially feasible for the Applicant 
to construct a housing project with 11% of the base density set aside for Very Low Income households. 
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To assert that this level of density is the “future development” of the St. James Park National Register 
District and the HPOZ ignores every planning decision and policy of over four decades.  It ignores the 
fact that the purpose of the General Plan Amendment for Figueroa was expressly to move overscale and 
overdeveloped student housing from the internal neighborhoods and encourage such buildings on the 
Figueroa and Flower corridors.   

There is no permanence to the TOC ordinance as currently structured. As a part of the revised Housing 
Element it may be also revised (and one of the discussions is the removal of the "circles" and more 
emphasis on the corridors -- which may or may not happen. And it has an expiration date; being in TOC 
3 at the moment does not predict the future.  A paid consultant should know this. The consultant vision 
is arbitrary, capricious and seems to seek to serve his client, not the facts. 

How experienced developers who own property within the HPOZ and National Register District could 
have gotten a proposed development so wrong, given decades of the City’s policy and plans, raises the 
question why and how?  

One answer is a lack of respect for the historic community and its quality of life as the developer seeks 
to maximize his profit. As architect John Arnold wrote:  The objective issues that concern me are related 
to the bulk of the building that is squeezing the lot coverage to the maximum. This has obviously been a 
self-inflicted creation by the developer who is trying to maximize the project rents with large 5-
bedroom/5-bath units, as well as creating space for 2 future ADUs in the large “recreation” and “lounge” 
spaces. Despite all of the above being allowed by the LAMC and/or state law, the envelope of the 
building has made the structure’s mass non-compliant with prevailing setback and lot coverage 
prescriptions outlined in the Preservation Plan. This could be mitigated not by reducing density, but by 
lowering the average unit size.4 

This lack of respect has also been shown by the manner in which the applicants have maintained the 
vacant lot which has become a nuisance and haven for homeless.  There have been two recent fires, one 
on May 25 and one on April 17.  The manner in which this applicant has abused the community by the 
lack of respect and diligence in securing his property is evocative of how an applicant feels when 
challenged.  

 

 
4 Letter, John Arnold, KFA Architects, November 16, 2021, to Katie Knudson, HPOZ unit 

Fire on April 17  
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A density grant of a 40-foot height and four stories is not supportable given the facts. Attached is the 
official City of Los Angeles survey done at the creation of the HPOZ which clear shows the prevalence of 
2 stores and some 3 stories. 5 There are no four-story  buildings.  
 
WAHA asks, due to the preponderance of evidence in the record, that  the Zoning Administrator deny 
the density bonus, deny the conditional use, not issue a Certificate of Compatibility and also find that a 
CE is not the appropriate environment review for  this project as currently proposed. 
 
Sincerely, 
 
Roland Souza President 
West Adams Heritage Association (WAHA) 
c/o 1724 Westmoreland Boulevard, LA, CA  90006 
Roland.e.Souza@gmail.com 

 
5 The survey is entitled ‘West Adams” because it occurred before the name change to “University Park.” 
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Hon. Zoning Administrator Theodore Irving May 26, 2022 
City of Los Angeles  Los Angeles, CA 
c/o Rafael Fontes: Rafael.Fontes@lacity.org 
Subject: 2323 Scarff Street Case No. ZA-2021-6672-DB-CU-CCMP / ENV-2021-6673-EAF 
 
To The Honorable Zoning Administrator Theodore Irving 
 
Thank you for the opportunity to share my thoughts with you on the 2323 Scarff Street Case. I am a 
native Angeleno, a homeowner in Council District 1 and the founding director of a community arts 
cultural nonprofit–The  Velaslavasay Panorama– which has been headquartered in Council District 
8 for the past seventeen years, and prior to that was located in Council District 13 from 2000-2004. 
I make my home in the University Park HPOZ in Council District 1 and have been an engaged 
homeowner and citizen for over the past decade.  
 
I recently learned that there is a new project which threatens the historical character of our 
neighborhood and, if approved, is damaging to the character to the community I live in- an area I 
have invested my time, resources and caring into as a participatory citizen in the City of Los Angeles.   
 
The proposed building project at 2323 Scarff Street has little merit in terms of the density bonus 
granting because it inflicts severe and adverse impacts to our historic district; proposes a conditional 
use that cannot be justified because of the findings required cannot be reasonably made, a CCMP 
for a project that cannot be determined to be in conformance to the University Park Preservation 
Plan.  
 
The record has already shown that the proposed project does not support a ZA approval. And, given 
all of the severe and irreparable impacts and unique circumstances, this project should absolutely 
not be CEQA exempt. 
 
The Preservation Plan should never allowed for the submitted project at 2323 Scarff Street from 
even coming forward, with its revisionist benchmarks to review compatibility and context. As a 
homeowner, my own remodeling projects were held to stringent and valuable historic controls – why 
should a larger developer be exempt when an individual person must adhere to this regulation? The 
HPOZ was established to protect a cultural resource neighborhood in the city of Lo sAngeles. This 
is what creates a feeling of legacy and community – a commitment to local history which cannot be 
replicated elsewhere.  
 
The project as proposed, and the attendant compatibility analysis and suggested conformance to the 
Preservation Plan creates false, misleading and inaccurate criteria in an attempt to push this project 
through. It is destructive on so many levels and does not follow the previously established prevailing 
setbacks and heights as stated by the 2008 ruling by the Director of Planning.  
 



 

 
The proposed project at 2323 Scarff Street: 
      
 

 FAILS to comply with the University Park Preservation Plan 
 FAILS to comply with the Secretary of the Interiors Standards and Guidelines. 
 FAILS to meet the "Prevailing front setback" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing height' of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing lot coverage" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing FAR" of the historic Scarff streetscape. 
 FAILS to meet the "Prevailing pattern of development" of historic Scarff streetscape. 
 CREATES a hazard to health and safety 

 
This project cannot be allowed to come to fruition. It compromises the historic context of the 
University Park HPOZ and threatens the character of our community.  
 
Thank you for the opportunity to share my thoughts. 
   
With Best Regards, 
 

 

Sara Velas 
Director 
sara@panoramaonview.org 

  



1 

 

          MITZI MARCH MOGUL 

              HISTORIC PRESERVATION CONSULTANT 

   1725 Wellington Road    Los Angeles, CA   90019    323/734-9980    Mogulink@gmail.com 

 

November 15, 2021 

 

RE:  ZA-2021-6672-DB-CU-CCMP 

ENV: 2021-6673-EAF 

 

c/o Katie.Knudson@lacity.org 

 

Honorable HPOZ Board Members and Project Planner: 

 

I have been asked by the West Adams Heritage Association (WAHA), to address some of the 

issues regarding the proposed project located at 2323 Scarff Street for the November 16 Public 

Hearing. I am a Historic Preservation Consultant with more than 30 years in practice in Los 

Angeles. 

 

The project has been inaccurately reviewed by consultants without understanding the very 

detailed requirements of the University Park Preservation Plan and the impacts the project will 

have on the many historic resources surrounding the project location.  There is so much error in 

the compatibility  report submitted by Kaplan Chen Kaplan, which ignores fundamental 

principles of the Preservation Plan, that it should be dismissed.  For example, the baseline for 

compatibility is what is the prevailing, not any average.   Also, the prevailing massing of all of 

the contributors on a block face determines infill compatibility, not just one property that is an 

anomaly in height.  In the face of a very detailed Presrevation Plan, these errors are misleading.  

The HPOZ Board however are the appointed experts who will interpret the Plan.  I will focus in 

my letter on severe adverse impacts to historic resources  if this project is built as proposed. 

 

The parcel is vacant, but this does not remove it from the St. James Park National Register 

District.  The EAF submitted by the applicant states that this is not in any National Register 

District, which is simply not true.  Even though the parcels are vacant, this parcel is located in 

the St. James Park National Register District as well as within the HPOZ.   The area is rich in 

historic resources which is why the infill demands of the Preservation Plan are so crucial. The 

secondary impacts to those resources have been completely ignored.  A 4-story “faux” prairie 

style contemporary building protruding and looming over 2-story historic buildings is a major 

impact.  The established setback is 46 feet, based on the prevailing setback on the west side of 

Scarff Street, as the Preservation Plan requires.  A 33-foot setback (as they propose)  will be a 

protuberance that effects the setting for the historic buildings and how they are experienced.  

Issues of traffic, noise, and other human-induced actions and effects will alter the quality of life 

for those occupying the historic structures as well as the way that others will experience the 

historic resources.  

 

The Goals and Objectives of  the Presrevation Plan include: 

Goal 5: Demand excellence in design for new construction and in the stewardship of historic 

properties and places.  Objective 5.1: Utilize the Presrevation Plan Design Guidelines and the 

Secretary of the Interior’s Standards to ensure that rehabilitation of existing structures and new 

infill development is consistent with the historic community character. This project fails in this 

goal and objective.  
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One of the reasons that we (Society) have developed mechanisms for preserving, restoring, and 

maintaining properties which have been determined to have historic value is that we recognize 

that these properties enhance our built environment and contribute to our understanding of 

history and our appreciation of outstanding design. Part of protecting them is controlling the 

nearby environment, be it natural or man-made. The point is not to prevent, only to control. 

Stating that because this is a vacant lot there is no impact is wrong on its face.  Consider the 

streetscape which an infill development affects and the three Victorians to the North, a Prairie 

style Building to the south. There is no question that there are secondary (also known as indirect) 

impacts of the project on adjacent and neighboring historic resources and on the University Park 

HPOZ and the St’ James Park National Register District. The immediate surrounding includes 

three HCMs, at 2309, 2305, and 2327 Scarff Street; and an infill development at 2317 Scarff that 

does meet the requirements of the Preservation Plan. 

 

It is not my intent to present arguments in order to prevent all development in that location, only 

to impress upon the City the need to fully assess the potential impacts on the community and on 

the District. It is clear this out of scale, four story, 45-bedroom structure will have significant 

adverse impacts both to the historic buildings and to the District itself. 

 

There are many types of impacts, none of which have been evaluated with regard to this project. 

The proposed project does not conform to the Preservation Plan, and therefore cannot be CEQA 

exempt. It is imperative that a full CEQA review be done to address the impacts on the 

surrounding historic resources and make the necessary changes to the proposed project so that it 

is compatible with its neighbors. It is my hope that a proper CEQA evaluation be done. Only 

then can the project proceed in a manner appropriate to its location. 

 

The site falls within the Neighborhood Stabilization Ordinance (NSO) District. The purpose of 

the NSO District is to protect and preserve the existing low density housing stock; to maintain 

and enhance the quality of life of area residents; to promote well-planned student housing; to 

establish regulations that address the negative impacts multi-habitable room projects cause; to 

address inadequate parking; to prevent irreversible damage associated with oversized multi-

habitable room projects and to help stabilize neighborhoods.  

 

(LAMC §13.12(A).)  Under the NSO, the Project is required to “provide one additional parking 

space for each habitable room at or above five habitable rooms.”  (LAMC §13.12(C)(2).)  The 

Project fails to provide additional parking spaces for the 10 units that include four or five 

habitable rooms.  In addition, the parking as designed is at grade and underneath the housing 

elements of the project;  parking needs to be set underground to reduce the height.  

 

The Project is also inconsistent with policies and goals set forth in the South Los Angeles 

Community Plan.  The Community Plan sets forth that “Projects should contribute to reinforcing 

the distinctive and historical character of the corridors and the residential neighborhoods they 

serve.”  (South LA Community Plan. p. 3-6.)  The Project is not architecturally compatible with 

the historic neighborhood, making it inconsistent with Community Plan policy LU 4.1.   

As stated previously, there is significant and substantial evidence that the project as currently 

proposed would negatively affect historic resources. Just because those resources are not located 

on the project site does not mean that they are not impacted.  As a former HPOZ Board Architect 

stated at the consultation on this project, “there is no amount of post justification that can 

convince him that this is Prairie style.  The balconies in the middle, are not Prairie. This is a self-

inflicted volume of 10 large units which is busting this project out of proportion. The height of 
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the building is of concern.”   The Preservation Plan was adopted in July 2005 to provide very 

specific guidance which this applicant has chosen to ignore.   

 

And the description of this proposed building as “prairie style” does not conform to the character 

defining features of “Prairie.” Prairie buildings are, “as Wright said, “married to the ground.” 

They celebrate the long, low landscape of the Midwest. Their most defining characteristic is their 

emphasis on the horizontal rather than the vertical. They spread out over their lots, featuring flat 

or shallow hipped roof lines, rows of windows, overhanging eaves and bands of stone, wood or 

brick across the surface. Thin Roman bricks sometimes enhance the effect and cantilevers often 

extend the horizontal line without vertical support. Even the unwelcome verticals of downspouts 

are either eliminated or carefully placed.”1 As the historic survey for the HPOZ shows, there are 

three Prairie style buildings in the District, all designed by noted architect George Wyman, all on 

Scaff Street.  

 

The HPOZ Board should deny the project at  its public hearing and the Director of Planning 

should concur.  If this project should move forward as it is presently designed, an EIR is 

required. 

 

 

Sincerely, 

Mitzi March Mogul 
Mitzi March Mogul 

 

Cc: Gerald Gubatan, CD1 

Councilmember Gil Cedillo 

 

   

ATT:  Curriculum Vitae 

            CURRICULUM VITAE 

 

            Mitzi March Mogul     1725 Wellington Road 

            (323) 734-9980                Los Angeles, CA  90019 

                       Email: 

Mogulink@gmail.com    

 

RELEVANT EXPERIENCE: 

 

Continuing Historic Preservation Consultant 

  Advise on restoration, including paint, lighting, conservation techniques, 

CEQA regulations, tax credits, adaptive re-use, research, reports. Projects 

 include Dominguez-Wilshire Building, Max Factor Building, Genesee  

Apartments, Mel’s Drive-In, Hermosa Beach Community Center, Café Club 

                        Fais Do-Do, Desmond’s Building, The Boat Recording Studio, Sonic 

Automotive, 

Flower Drive Historic District, Versailles Apartments, Alvarado Terrace Park, 

Four Star Theater, Alexandria Hotel Addition; numerous private residences and 

Historic-Cultural Monument nominations and Mills Act submissions, including 

 
1 Chicago Architecture Center 
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West Boulevard Bridge, Kite Coffee Shop, Heritage Square Museum, Alexandria 

Hotel Addition, Chateau Chaumont Apartments, numerous private residences, etc. 

 

1997   Regional Arts Council Facilitator, Los Angeles Cultural Affairs Dept.  

  Responsible for promoting Councils, recruitment of Council members,  

  reports on process, procedure, management, and recommendations, etc. 

 

1991-1996 Writer, regular feature column, Collector Magazine 

 

1991-1999 Preservation Editor, L.A. Architect 

Monthly column and feature stories 

 

1990-95 Regular contributor, Urban Explorer Magazine 

 

1995-97 Historian, Tanzmann Associates 

Project historian for the Community Redevelopment Agency Normandie 4321 

Historic Preservation Education Program 

 

1993 Prince of Wales’ Foundation for Architecture 

 Organized the visit of Prince Charles on behalf of the Royal  

 Household and represented the Prince of Wales’ Institute and Foundation 

 

1990-91 Consultant, Los Angeles Historic Theatre Foundation 

Advise and coordinate membership campaign, fundraising and marketing 

 

1991  Consultant, Maestro Foundation 

  Advised on development and membership 

 

1989-90 Instructor, American College for Applied Arts 

Historic Preservation: Designed curriculum and taught courses 

 

1988--90         Director of Development, Heritage Square Museum 

Responsible for pres/public relations; program development and implementation; 

fundraising and marketing; commercial use; staff management 

 

1987-88 Administrator, West Adams Heritage Association 

Handled all inquiries and correspondence; advised Board of Directors on 

Preservation Issues, assisted in coordinating activities of the organization; edited 

and produced monthly newsletter 

 

1984-87  Administrative Assistant, Los Angeles Conservancy 

 

Lectures and Tours 

 

Wilshire Boulevard Centennial Walking Tour series  

Northridge Arts Council (tour) 

Friends of Hollyhock House (lecture) 

Frank Lloyd Wright Home & Studio Foundation (lecture/tour) 

Rudolph M. Schindler house tour  

Berkeley School Alumni (lecture) 
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National Charity League (tour) 

WPA Art & Architecture (tour/lecture) for Society of Architectural Historians 

Workman Temple Homestead International Delegates to World Congress (tour) 

International Interior Design Association (lecture) 

Charles Rennie Mackintosh Society (lecture/tour) 

American Institute of Architects (tour) 

International Association of Assessing Officers, L.A. Chapter (lecture) 

Instituto Italiano Di Cultura (panel discussion on Art Deco) 

Windsor Square Hancock Park Historical Society ((lecture) 

National Trust for Historic Preservation (tour, L.A. conference) 

Los Angeles Pierce College (lecture) 

Price Tower Museum (lecture) 

Philbrook Museum, Tulsa OK (lecture) 

AIA, Eastern Oklahoma chapter (lecture) 

Cooper-Hewitt Museum (lecture) 

Fresno Art Museum (lecture) 

Palace of the Legion of Honor, San Francisco (lecture) 

Museum of Latin American Art (lecture) 

Antiquarian Society of California (lecture) 

Curator, “Having a Wonderful Time: The History of Los Angeles Through Postcards” 

Curator, “Well Done: The Story of Cookbooks and Commerce” exhibit at Heritage Square 

Museum 

Curator, “Paving the Way” exhibit at Heritage Square Museum 

 

Affiliations, Honors, Publications, Appearances: 

 

Martin E. Weil Award for Historic Preservation 

President, Los Angeles Historic Theatre Foundation 

Vice-President, Board of Directors, Heritage Square Museum 

President Emeritus, Art Deco Society of Los Angeles 

Miracle Mile Design Guidelines Committee 

Member, West Adams Heritage Association Preservation Committee 

Chair, Lafayette Square Historic Preservation Overlay Zone Board 

Co-chair, West Hollywood Centennial Celebration Committee, 1995 

President, Board of Directors, Art Deco Society of Los Angeles, 1991-2006 

Facilitator, International Coalition of Art Deco Societies, 1999-2001 

Education Committee, Los Angeles Chamber Orchestra 

Board of Directors, L.A. Architect 

Board of Directors, West Hollywood Urban Conservation League 

Historic Resources Committee, American Institute of Architects, L.A. Chapter 

Board of Directors, Hollywood Media District BID 

Member, Mayor’s Advisory Committee on the Arts 

Member, Victorian Society in America 

Organizer, Fourth World Congress on Art Deco, Los Angeles (1995-97) 

Featured Speaker, 2nd World Congress on Art Deco, Perth Australia (1993) 

Featured Speaker, World Congress on Art Deco III, Brighton, England (1995) 

Speaker, 5th World Congress on Art Deco, Napier, New Zealand (1999) 

Key Speaker, Sixth World Congress on Art Deco, Tulsa Oklahoma (2001) 

Graduate, with honors, Victorian Society Alumni Summer School, Glasgow, Scotland 

“The Search for Art Deco in London,” 1987 “Footnotes,” Los Angeles Conservancy 
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Hollywood Be Thy Name, 1988, Art Deco Society of Los Angeles 

Santa Monica’s Art Deco Architecture, 1988, Art Deco Society of Los Angeles 

West Hollywood’s Period Revival Architecture, 1991, Art Deco Society of Los Angeles 

The Bungalows, 1991 monograph 

“The Craftsman Bungalow in Australia and New Zealand,” 1995, American Bungalow Magazine 

Your Neighborhood--A Very Special Place, 1996 monograph 

Lafayette Square Historic Homes, 2000 monograph 

Historic Hotels of America, KCET TV 

“Sightings, w/ Mary Lou Gelbhard,” Australian Broadcasting Commission 

Doug McIntyre Show, KTZN Radio, Los Angeles 

Larry Mantle Show, KPPC Radio, Los Angeles 

“Life & Times,” KCET TV 

NBC Today Show 

“Interior Motives,” Discovery Channel 

Visiting with Huell Howser, KCET TV 

1997 Women in Leadership Award, West Hollywood Chamber of Commerce & West 

Hollywood Women’s Advisory Council 

Los Angeles Conservancy Preservation Award 2000 for Dominguez Wilshire Building 

“Tulsa Times,” OETA Public Television 

“L.A. Commons” (Cable Access) 

Helga Sitkin Show, American Radio Network 

Chef Jaime Show, KABC Radio 

Featured Speaker, 12th World Congress on Art Deco, Napier, Havana, Cuba (2013) 

Featured Speaker, 15th World Congress on Art Deco, Buenos Aires, Argentina (2019) 

 

 



November 11, 2021 

TO: UNIVERSITY PARK HPOZ BOARD, Katie Knudson 

FROM: West Adams Heritage Association, RE: SB1818, Public Hearing 2323 Scarff Street, Jean Frost 

The University Park Board has a record of approving projects that are infill and that meet the 

requirements of the Preservation Plan. For example, the .Norwood Learning Village, 2003 Oak Street 

(100% affordable) and 2317 Scarff Street immediately adjacent to the subject site (market rate student 

housing.) 

A development CAN be done that meets the requirements of the Preservation Plan as these two 

examples demonstrate. The project before you does not. 

Norwood Learning Center 2003 Oak Street 

2317 Scarff Street infill development 

The West Adams Heritage Association has 

consulted with the firm of Chatten-Brown, 

Carstens and Minteer to provide the Board and 

the City with the following relevant information 

on the "carve outs" that are contained in SB1818 

which have application to the project proposal 

before you at 2323 Scarff Street. 

Under the following section of SB1818, the city is 

required to provide incentives unless they make 

findings that the project as proposed would 

have a specific, adverse impact on a listed 

historic resource and that there is no feasible 

way to mitigate the impact without making the 

inclusion of affordable units financially 

infeasible. These will be important findings for 

the HPOZ board to make: 1) the project has an 

adverse impact on the district; and 2) there are 

mitigation measures/project revisions that would 

avoid those impacts while still allowing for a 

financially feasible affordable housing project. 

Cal. Gov't Code§ 65915 

"(d)(l) An applicant for a density bonus pursuant 

to subdivision (b) may submit to a city, county, or 

city and county a proposal for the specific 

incentives or concessions that the applicant

requests pursuant to this section, and may request 

a meeting with the city, county, or city and county. The city, county, or city and county shall grant the 

concession or incentive requested by the applicant unless the city, county, or city and county makes a 

written finding, based upon substantial evidence, of any of the following: 

ZA-2021-6672-DB-CU-CCMP-HCA, 

ENV-2021-6673-CE

ATT:  Zoning Administrator 

April 18, 2022

These remarks were submitted to the 

HPOZ Board at the decision hearing 

and should be considered by the ZA.















































































 

LAURA MEYERS 
1818 South Gramercy Place • Los Angeles, CA 90019 

Tel: 323-868-0854 • Fax: 323-730-0432 • E-mail: lauramink@aol.com 
April 26, 2022 
  
TO: Theodore Irving, Associate Zoning Administrator 
CC: Rafael Fontes 
RE:  ZA-2021-6672-DB-CU-CCMP-HCA, and ENV-2021-6673-CE,  

2323 Scarff Street, Los Angeles, CA 90007  
 
I am writing today to express my strong OPPOSITION to the proposed multi-family project located at 
2323 Scarff Street, in the heart of the University Park Historic Preservation Overlay Zone and also 
within a designated National Register District (the Saint James Park Historic District).  
 
Although it is, obviously, a vacant lot, its location within designated historic districts subject any 
development proposal to a strict set of not just design guidelines but also objective and measurable 
requirements relative to setbacks, lot coverage, and massing/bulk.  I believe you have many letters in 
your files addressing these issues. 
 
I have appended to this communication my prior letter to the Office of Historic Resources, which 
addressed many zoning matters that are before you today. I also noted, as have others, that the Applicant 
failed to include the designated National Register District in Applicant’s EAF, Environmental 
Assessment Form (and did not correct the form/application after this was pointed out). 
 
In addition, I’d like to point out a few brief items: 
 
1). I had asked for staff or Applicant to explain why the zoning is “Q” RD2? I understood the 1XL 
height district, e.g., super tall structures not allowed, this is a limited-height height district, in keeping 
with the historical overlays. But the “Q” was a mystery until a few days ago, when it was revealed to 
another community member that the Qualified Condition actually somehow reflects the “Q” that was 
adopted for the Arlington Heights Character Residential Overlay District CPIO and apparently after that 
for the ten South LA Character Residential Overlay Districts and for the University Park residential 
neighborhood that includes Scarff.  What that Qualified Condition requires is following the side and rear 
setbacks of the respective block, and if there is a unified lot (such as this one, which is one full lot and 
one half lot), then there should (shall?) be a setback between buildings at the lot line. I am not sure why 
this “Q” is present nor how it should be applied; I would like to note, however, that the Applicant did not 
apply for relief from this. 
 
2). I believe there is a mistake as it relates to the proposed side yard setbacks. The plans are showing a 
total of 7 feet on either side – a 5-foot minimum requirement plus 2 more feet because it is four stories, 
not two stories.  However, the lot width is 71 feet; RD2 requires, if I am not mistaken, 10% (or 7 feet, 
rounded) minimum plus 1 foot for every story over 2.  The Applicant also did not apply for relief or for 
an extra incentive relative to this. 
 



 

It is important to realize that City Planning’s own Policy team created  Planning tools so that this 
particular type of development (e.g., over-bulked student housing) would be rejected as non-compliant at 
point of application submittal, given the City’s long-standing policy and efforts to have student housing 
located on Figueroa and other commercial corridors (plus University Village, of course) and NOT within 
the residential neighborhoods of University Park, to avoid further displacement of families. 
 
It is egregiously not in compliance with any of the South L.A. initiatives regarding this (see my previous 
letter) or the University Park Preservation Plan or National Register standards for Infill. 
 
 Thank you very much. 
 

Laura Meyers 



Laura Meyers 
1818 S. Gramercy Place Los Angeles CA 90019 

 
November 16, 2021 
 
TO: Katie Knudson 

via email @ katie.knudson@lacity.org 
 
RE:  2323 Scarff,  

Case No. ZA-2021-6672-DB-CU-CCMP,  
 Related Case No. ENV-2021-6673-EAF 
 
Dear Ms. Knudsen: 

I would like to briefly weigh in with some background information for tonight’s hearing at the 
University Park HPOZ. 

Broadly speaking, I do not believe this project as submitted comes close to objectively meeting 
the University Park HPOZ Preservation Plan, nor any other design guidelines adopted as part of the 
South Los Angeles Community Plan Update process. It also ignores other adopted City initiatives with 
objectives that were meant to prevent a project such as this one (not prevent new housing; just a project 
as this one is defined and designed).  

I am a longtime community member, and land use/preservation advocate, in the West Adams 
District, and have experience in particular in University Park as it relates to the zoning, the Preservation 
Plan, and multiple prior City actions which all had the intent to prevent student housing projects such as 
the one before you today. I served for 25 years representing the North University Park Community 
Association at the Community Redevelopment Agency’s former Hoover/University Park/Expo Park 
Project Area, and in that guise was involved in several land use initiatives that are applicable to this 
project. 

Many years ago, when Con Howe was still the Director of Planning, I was asked to lead a 
component of what was then an annual Planning Staff Training Day. My task was literally sitting at the 
head of a bus filled with some three dozen department staff members, including Mr. Howe, with 
microphone in hand, leading a tour of University Park and North University Park, while describing the 
land use issues that faced the community. Most of these were either related to historic preservation, or 
the intrusion of student housing into residential neighborhoods, or both. 

This first discussion eventually led to several initiatives that were adopted by City Council. One 
was the Neighborhood Stabilization Ordinance, whose intent was literally to stop multi-bed, multi-
bedroom developments with little to no parking and other negative impacts on what had previously been 
stable character neighborhoods.  We all recognize that this ordinance was adopted with many very 
porous loopholes, and it has NOT achieved its intention. But that was, and remains, the legislative 
intention. 

Another perhaps more important initiative was the Figueroa Corridor General Plan Amendment 
(GPA), which was specifically intended to transfer density for student housing to both Figueroa and 
Flower – with a higher FAR (4.5:1) than had previously been allowed, and an allowable height of eight 
stories (Height District 2D). As a part of this adoption process, at the Los Angeles City Planning 
Commission hearing, the Commissioners adopted and the City Council later adopted a policy that not 
only would these new grants (height, FAR) be amended into the South Los Angeles / Southeast Los 
Angeles Community Plans, but also at the same time the Commission instructed staff to begin the 
process for downzoning the residential University Park neighborhood – to protect its overall character 
and to protect its many historic resources. The Commission also specifically EXCLUDED the west side 
of Figueroa, between 23rd and Adams, from the GPA’s height and FAR increases for the same reason. 



The GPA’s adopted Goal 1 / Objective 1-1 / Policy 1-1.2 is to “Protect existing single-family and 
low density residential neighborhoods from encroachment by higher density residential and other 
incompatible uses.” This is a lower density historic neighborhood (RD2) and the project is, of course, 
rather high density (with 4- to 5-bedroom apartments designed for student housing) and is incompatible 
with the adjacent built forms, lot coverage, setbacks, etc. in this National Register-designated and local 
Historic District.  

Other objectives and policies in this adopted GPA state that new housing should be constructed 
on the commercial and transit corridors (not “near” them); and it lists as a specific objective “to preserve 
and enhance the varied and distinct residential character and integrity of existing single- and multi-
family neighborhoods.” 

Much more recently, but with an eye to this adopted component of the Community Plan(s), I 
accompanied Planning staff on another tour of University Park and specifically Scarff Street as a part of 
an updated discussion on how to implement the previously-adopted goals, objectives and policies above. 
The result was that this area was downzoned, with an explanation that the density was transferred to the 
Figueroa Corridor as a result of the prior action; this was the next step in its implementation. 

I understand that SB1818 was adopted between the first and the second City Council action. But 
the applicant is not prevented from developing a ten-unit, low-scale building. The problem here is that 
the Applicant wishes to develop a much larger, out of scale, and much bulkier, building without 
respecting the lot coverage, and prevailing setback. The design as presented ignores the edict that is 
imposed on almost any new development in our community, namely that there should not be a single 
plane across a long expanse of frontage but rather, the front plane should be divided into sections (there 
are many ways to do this, including differentiation the materials and placing some front exterior 
elements behind others; or emulating Row Houses; or emulating individual residences). These elements, 
if utilized, might create some design sympathy with the other historical properties that surround this 
parcel. 

I am also concerned with the proposal to designate a large portion of the front yard setback as the 
primary required Open Space. This option is not usually given to other developers. For example, 
Clifford Beers Housing, in proposing a 100% affordable, permanent supportive housing (22 units) 
project in another historical neighborhood nearby to this one, was not allowed to include the front yard 
setback (a required 30-35 feet) in the calculation for the project’s Open Space. Obviously it is open 
space but not for calculation purposes. Why would this project, in an HPOZ that has as an objective 
requirement a front setback equal to the prevailing setback; and in a National Register District, be 
permitted to build a non-permeable 70-foot-long and approximately 15-foot deep front yard outdoor 
space with furnishings (as shown) to count as its Open Space? Where is the parity? 

I also want to point out, as others may have, that the original submitted Environmental 
Assessment application failed to mention that this parcel is within a designated National Register 
District (which also means it is listed on the California Register) and therefore the federal Secretary of 
Interior requirements for infill development do apply; and since this project at this moment does not 
meet those requirements a categorical exemption is not the proper CEQA clearance.  

In conclusion, I also want to say that I am a strong supporter of new housing, particularly 
affordable housing. It is very, very possible to balance that important goal with the aforementioned, city-
adopted goals of protecting the integrity and character of a neighborhood and not erecting incompatible 
structures. 

Thank you very much, 
 

Laura Meyers 
 

323-868-0854 
lauramink@aol.com  



       May 14, 2022 
       2125 Bonsallo Ave. 
       Los Angeles, CA 90007 
 
 
AZA Theodore Irving c/o Rafael Fontes, Planning Assistant 
rafael.fontes@lacity.org 
200 North Spring Street, Room 720 
Los Angeles, CA, 90012 
 
Dear Mr. Fontes, 
 
I have resided in the North University Park neighborhood at 2125 Bonsallo Avenue for 42 years.  
Throughout this time I have felt extremely fortunate to live in an area with a venerable historic 
character that includes a large number of fine old buildings and houses.  The character of the 
neighborhood enhances the quality of life for everyone who lives here across many levels of 
economic status – just taking a walk along St. James park or Scarff Street and viewing the 
Dockweiler mansion and other historic properties is a privilege.  The HPOZ status of the area 
has been instrumental in protecting the character of the neighborhood and guiding development 
so as to maintain its historic context.   
 
I write today to object in the strongest possible terms to a proposed new project that is 
completely at odds with our beautiful neighborhood.  I am referring to case file ZA-2021-6672-
DB-CU-CCMP-HCA, ENV-2021-6673-CE proposed to be built at 2323 Scarff Street, Los 
Angeles, CA 90007.  This project would exert highly adverse impacts, adding up to 90 new 
residents to an already crowded neighborhood.  The plan for parking is completely inadequate, 
and will add to the already-existing problems caused by insufficient parking.  In addition, 
because the proposed parking will not be underground, the structure would be much too large 
and completely out of scale with regard to surrounding buildings and others in the 
neighborhood.   
 
The proposed development: FAILS to comply with the University Park Preservation Plan; FAILS 
to comply with the Secretary of the Interiors Standards and Guidelines; FAILS to meet the 
"Prevailing front setback" of historic Scarff streetscape; FAILS to meet the "Prevailing height' of 
historic Scarff streetscape; FAILS to meet the "Prevailing lot coverage" of historic Scarff 
streetscape; FAILS to meet the "Prevailing FAR" of historic Scarff streetscape; and FAILS to 
meet the "Prevailing pattern of development" of historic Scarff streetscape. 
 
I am not opposed to development for this area that is sensitive to its historic character.  But I am 
strongly opposed to projects such as this that fail to comply with so many standing 
requirements, as indicated above, and that creates hazardous conditions for both existing and 
potential new residents.  At the very least it should require an environmental impact review.   
 
 Sincerely, 
 
 Sarah W. Bottjer 
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California has recently adopted a number of new housing 
laws to lessen regulations on the construction of new 
housing with a goal of increasing the desperately needed 
affordable housing supply in the state. However, some of 
the existing regulations include protections to preserve and 
otherwise limit impacts to historic resources. This practice 
note provides an overview of several recently adopted 
housing laws and how those housing laws could affect 
existing protections for historic resources, and it offers 
suggestions on working within the new laws to protect 
those resources.

For further guidance on ownership of commercial real 
property in California, see Commercial Real Estate 
Ownership (CA). For guidance on buying and selling 
commercial property in California, see Purchasing and 
Selling Commercial Real Estate Resource Kit (CA). For more 
information about the California Environmental Quality Act, 
see California Environmental Quality Act Compliance. 

Historic Preservation 
Protections in California
In Penn Cent. Transp. Co. v. New York City, 438 U.S. 
104 (1978), the U.S. Supreme Court found that federal, 
state, and local governments have the right to require 
preservation of historic resources in part because such 

restrictions, there a local landmarks law, “are substantially 
related to the promotion of the general welfare.” In 
California, historic preservation protections are provided 
mainly through the California Environmental Quality Act 
(CEQA) as well as local ordinances and regulations.

CEQA Requires Evaluation and Mitigation of 
Impacts to Historic Resources
CEQA requires local agencies to evaluate the environmental 
impacts of a proposed project, such as a housing 
development, and to use that to evaluate whether or not 
to approve the project or require mitigation be imposed. In 
making that evaluation, CEQA provides that “[a] project that 
may cause a substantial adverse change in the significance 
of an historical resource is a project that may have a 
significant effect on the environment.” Cal. Pub. Res. Code 
§ 21084.1.

While CEQA provides protections for historic resources 
through the environmental review process, the requirement 
to conduct that review only applies to discretionary 
projects. A discretionary project is one that requires an 
agency to exercise subjective judgment in approving, 
disapproving, or imposing conditions upon the project. 
In contrast, a project is ministerial and exempted from 
environmental review under CEQA when the approving 
agency has no authority to deny or shape the project if 
the project complies with objective standards uniformly 
imposed upon such approvals. Cal. Pub. Res. Code § 
21080(b)(1).) A private party can legally compel an agency 
to issue a ministerial approval without any changes in 
the design of its project that might alleviate adverse 
environmental consequences.



Local Ordinances Can Designate and Protect 
Historic Resources
Cities and counties can also provide protection for 
historic resources through the adoption of local historic 
preservation ordinances. The authority to adopt ordinances 
to establish special conditions or regulations for the 
“protection, enhancement, perpetuation, or use” of places 
with special historical or aesthetic value is provided by 
California Government Code Sections 25373 (for counties) 
and 37361 (for cities). Cal. Gov. Code §§ 25373, 37361. 
These ordinances can work hand in glove with CEQA 
by defining those activities that require a discretionary 
approval within the city or county, such as demolition 
or alteration of historic resources or construction within 
historic districts or designated zones.

New Laws to Address Lack of Affordable 
Housing in California
California has a well-documented and long-term lack of 
adequate supply of affordable housing, with some of the 
most expensive housing in the nation. This problem has 
continued to worsen over the years, manifesting in an 
increasing unhoused population and an inability of would-
be new homeowners to afford the skyrocketing prices. 
California has taken a number of steps to address these 
housing problems over the years. Recently, the state 
legislature has focused on legislation intended to limit 
regulations on the construction of new housing as a means 
of increasing the total housing stock with California. Several 
of the new housing laws restrict the application of CEQA 
to new housing developments and limit local controls in 
approving new housing construction. Since CEQA and 
local regulations are the means for protection of historic 
resources in California, these new housing laws may also 
reduce or eliminate those existing protections.

This practice note includes an evaluation of the provisions 
provided by and the potential impacts on historic resources 
resulting from the adoption of housing development 
legislation in Senate Bills 9, 10, 330, and 13.

SB 9
Senate Bill No. 9 (SB 9) was signed into law on September 
16, 2021, and went into effect on January 1, 2022. 
2021 Cal. SB 9. This legislation includes changes to laws 
relating to housing development through the amendment 
of Government Code Section 66452.6 and the addition 
of Government Code Sections 65852.21 and 66411.7, 
requiring that approval of a housing development proposed 

within a single-family residential zone that includes no more 
than two residential units must be considered ministerial. 
See Cal. Gov. Code §§ 65852.21, 66411.7, 66452.6.

Limits on Local Control and CEQA Review 
Imposed by SB 9
These changes to land use law put limitations on local 
zoning control and the application of CEQA by requiring 
cities and counties to ministerially approve a housing 
project for two residential units on a site zoned for single-
family residential, even though in most areas that zoning 
was previously limited to one residential unit per site. SB9 
prohibits discretionary review or administrative hearings 
for such projects if certain requirements are met. Cal. Gov. 
Code § 65852.21(a). Ministerial approval of these projects 
prevents the application of CEQA, as CEQA applies only to 
discretionary projects. 14 CCR 15268(a). It also does not 
allow for the application of any nonstandard conditions or 
subjective design review.

SB 9 and Historic Preservation
One of the requirements a project must meet to be 
considered a ministerial approval under this legislation 
is intended to limit impacts to historic resources. The 
proposed development must not be “located within a 
historic district or property included on the State Historic 
Resources Inventory.” Cal. Gov. Code § 65852.21(a)(6). The 
State Historic Resources Inventory (SHRI) is a compilation 
of historic resources listed on the California Register of 
Historic Places or the National Register of Historic Places, 
or determined eligible for listing if the owner of the site has 
not provided consent for the listing. Cal. Pub. Res. Code 
§ 5020.1(p). The SHRI also includes resources determined 
eligible for listing in the National and/or California Registers, 
as well as resources determined to be historic by qualified 
historic resource evaluations and surveys submitted by 
local jurisdictions to the California Historical Resources 
Information System. Sites that are designated or listed as a 
city or county landmark or historic property pursuant to city 
or county ordinance are also excluded from application of 
SB 9 ministerial status.

The exemption provides protections to a number of historic 
resources that already have been identified and designated 
as historic. Because these resources are excluded from 
relying on the ministerial approval processes of SB 9, CEQA 
review will be required for those projects that require 
discretionary approvals, including but not limited to zone 
changes, variances, or conditional use permits. Additionally, 
under CEQA, the whole of a project must be analyzed in 



environmental review. This means that if a project includes 
both ministerial approvals and discretionary approvals, 
the impacts of all of the approvals must be assessed and 
mitigated through the environmental review process. 14 
CCR 15378. For example, if a city or other local jurisdiction 
allows for the ministerial issuance of demolition permits 
for a site, but the replacement project includes any 
discretionary approvals, the adverse impacts associated with 
the demolition must also be evaluated in the CEQA review 
document.

While SB 9 does provide for CEQA review and local agency 
control over sites with designated historic resources, it 
limits protection for resources that have not yet been listed 
on the national, California or local register or identified 
in an historic resources survey. Frequently, designation 
of historic sites begins at the local level. When a local 
jurisdiction does not maintain up-to-date surveys of historic 
resources or its local register of designated resources, 
historic resources that are not formally designated may be 
demolished or adversely altered by a housing development 
that is exempted from environmental review by SB 9.

SB 10
Senate Bill No. 10 (SB 10) was also approved by the 
Governor on September 16, 2021, with an effective date 
of January 1, 2022. 2021 Cal. SB 10. Government Code 
Section 65913.5 is added to existing planning and zoning 
law by SB 10. Cal. Gov. Code § 65913.5. This legislation 
addresses a local agency’s approval of denser zoning for 
residential sites in contrast to other housing laws that focus 
on the approval of specific development.

SB 10 Allows Ministerial Upzoning of Parcels
Under SB 10, a local government’s adoption of a local 
ordinance to zone a parcel for up to 10 residential units 
at a specified height limit is a ministerial approval. Cal. 
Gov. Code § 65913.5(a). Unlike SB 9, SB 10 does not limit 
local control, but instead provides local agencies with the 
opportunity to upzone parcels without CEQA review. To 
take advantage of this opportunity, the parcel in question 
must be located within one-half mile of a major transit 
stop and on an urban infill site that currently has zoning 
that allows for residential development. Parcels in high fire 
areas and sites designated open space land for park or 
recreational purposes are excluded. Additionally, when the 
new zoning ordinance would override zoning restrictions 
adopted by a local initiative, the ordinance must be 
approved by a greater margin.

SB 10’s Potential Indirect Impacts on Historic 
Preservation
SB 10 does not include any reference to historic resources, 
nor does it exclude parcels that contain historic resources 
or are located within an historic district. However, upzoning 
parcels can then result in future housing development 
projects being approved ministerially or based on 
categorical exemptions to CEQA. For example, a parcel 
with a designated or otherwise identified historic resource 
located on it that was zoned for only one residential unit 
could have its zoning changed to now allow up to 10 
residential units without any environmental review of that 
increase in development. If the future housing development 
no longer requires any discretionary approvals, such as 
conditional use permits, variances, or rezoning, the project 
could be constructed without any assessment or mitigation 
of the impacts to the existing resource. Moreover, without 
other discretionary approvals, if a local jurisdiction allows 
the ministerial approval of demolition permits, the historic 
resource could be demolished to make way for the project 
without any CEQA review and without the local agency 
having the ability to deny the demolition.

Further, CEQA provides a categorical exemption from 
environmental review for infill projects that are compliant 
with existing zoning. Upzoning the parcel could make 
projects consistent with zoning for purposes of relying upon 
a categorical exemption, and thus the impacts of the new 
development on an historic resource located on the site, 
or an historic district that surrounds the project site, would 
not be evaluated or mitigated. CEQA does also include an 
exception to categorical exemptions for projects that could 
have adverse impacts on historic resources.

SB 330
Senate Bill 330 (SB 330) went into effect on January 
1, 2020, after it was approved on October 9, 2019. 
Housing Crisis Act of 2019, 2019 Bill Text CA S.B. 330. 
This legislation amends, repeals, and adds a number of 
Government Code sections relating to housing by limiting 
standards applicable to approval of housing development 
projects.

SB 330 Limits Reliance on Discretionary Local 
Standards
Under SB 330, a local agency is prohibited from 
disapproving a housing development project for affordable 
housing or conditioning such project in a manner that 
makes the project infeasible, including through the use of 



design review standards, unless specific written findings are 
made. Cal. Gov. Code § 65589.5(d). These findings include 
that:

• The jurisdiction has already met its regional housing 
need allocation

• The housing development project would have a specific 
and adverse unmitigable impact on public health or 
safety

• The approval is prohibited under a specific federal or 
state law

• The proposed project site is or is surrounded by 
agricultural land -or-

• The project is inconsistent with applicable zoning and 
general plan land use designation at the time of the 
project application

Cities and counties are also limited in the standards 
they can apply to any housing development project 
when determining whether to approve, disapprove, or 
conditionally approve the project. A housing development 
project that complies with objective standards in effect at 
the time the project application was deemed complete can 
only be denied or conditioned to reduce density if the local 
agency finds the project would have specific and adverse 
impacts on public health or safety and there is no way 
to mitigate those impacts without reducing the project’s 
density. Cal. Gov. Code § 65589.5(j)(1).

A threshold consideration in applying this limitation on 
local control on housing development projects is: “what 
are objective standards?” An objective standard is one 
that involves no personal or subjective judgment by the 
local agency, often a quantifiable and/or uniform standard. 
A project applicant reviewing the standard will be able 
to determine whether or not their project meets that 
standard without any determination by the local agency. 
It is in contrast to subjective standards, typically around 
design issues, that require the local agency to exercise its 
judgment in determining issues such as whether the project 
is compatible with the surrounding neighborhood.

Standards Imposed to Limit Impacts to Historic 
Resources Are Often Subjective
SB 330 includes provisions directly and indirectly addressing 
historic preservation. The city or county is required 
to determine whether the site of a proposed housing 
development project is an historic site for purposes of 
applying any state or local laws or regulations applicable 
to such sites “at the time the application for the housing 
development project is deemed complete.” Cal. Gov. Code 
§ 65913.10(a). This would include historic preservation 

ordinances that prohibit demolition of historic resources 
or impose standards on development adjacent to historic 
resources. This determination is required to remain valid 
throughout the approval and development, with the only 
exception being if there are archaeological, paleontological, 
or tribal cultural resources encountered during construction. 
To aid in this determination, the applicant for a housing 
development project is required to include information 
regarding whether there are any historic or cultural 
resources known to exist on the project site as part of the 
application for the project. Cal. Gov. Code § 65941.1(a)(9).

The intention of this provision is to provide certainty to 
applicants early in the development process as to whether 
the project could impact an historic resource. While 
that is an understandable goal, conflicts with historic 
preservation goals can arise when a local jurisdiction 
does not have a recent survey of historic resources or an 
updated local register or inventory of historic sites. That 
limits the information available at the time the housing 
development application is submitted. It is the outdated 
nature of many jurisdictions’ historic surveys that has led 
historic preservation groups to seek historic designation 
of sites once a project has been proposed and a resource 
becomes threatened with demolition. SB 330 also provides 
only 30 days for a local agency to determine whether an 
application is complete, which is unlikely to be enough 
time for a new survey of the property or for the resource 
to go through the local designation process. This lack of 
information, and prohibition on evaluating the historicity of 
a site through the CEQA process or other local review after 
the close of that 30-day window, could lead to inaccurate 
initial determinations that there are no historic resources 
on a project site, allowing for demolition or alteration of 
resources that are historic without any mitigation.

SB 330 could also have indirect impacts on historic 
preservation due to its limit on local agencies to only 
apply objective standards when evaluating a project. Some 
standards relevant to historic resources are clearly objective, 
including:

• Prohibiting demolition of an historic resource

• Requiring new development to comply with an 
established historic setback

• Requiring specified height limits adjacent to historic sites 
or within historic districts -or-

• Requiring that new construction use specified types of 
materials, such as wooden windows

However, many standards intended to protect and preserve 
historic resources may be considered subjective as they 
require the local agency to determine whether new 



construction is compatible with historic sites. The Secretary 
of the Interior’s Standards for the Treatment of Historic 
Properties with Guidelines for Preserving, Rehabilitating, 
Restoring, and Reconstructing Historic Buildings are the 
standards by which historic resource consultants evaluate 
impacts to historic resources. They are also a benchmark 
CEQA uses to determine a project’s impacts on historic 
resources. 14 CCR 15126.4(b)(1) (projects that comply with 
these standards “shall generally be considered mitigated 
below a level of significance and thus is not significant”). 
The Secretary of the Interior’s Standards include subjective 
determinations such as whether the historic character of a 
property will be maintained and whether new construction 
will be compatible with the features, size, scale, and 
massing of the historic resource.

SB 13
Senate Bill 13 (SB 13), which went into effect January 1, 
2020, encourages the creation of affordable housing units 
in the form of accessory dwelling units (ADUs). 2019 Bill 
Text CA S.B. 13. ADUs are small residential units located 
on a residential site either attached to or detached from 
the existing primary residence that provide housing 
independent of the primary residence. Existing structures, 
such as garages, can be converted into ADUs. ADUs can be 
located within the primary residence, or they can be new 
construction on the site of the primary residence.

SB 13 Provides for Ministerial Approval  
of ADUs
SB 13 sets limits on local jurisdictions’ ability to prohibit 
ADU development by requiring them to ministerially 
approve ADUs. Cal. Gov. Code § 65852.2(a)(3). Local 
agencies may adopt an ordinance that provides for 
the creation of ADUs in areas zoned for single-family 
or multifamily housing if the ordinance meets certain 
requirements, including:

• Designating the areas where ADUs are permitted

• Setting standards on the height, setbacks, and maximum 
size of an ADU

• Imposing standards “that prevent adverse impacts on 
any real property that is listed in the California Register 
of Historical Resources” -and-

• Restricting the ADU from being sold separate from the 
primary residence

Cal. Gov. Code § 65852.2(a)(1). If a jurisdiction does 
not adopt a local ADU ordinance or update its existing 

ordinance pursuant to state law updates, the local agency 
must ministerially approve ADUs under standards set within 
the legislation.

Potential for Impacts to Historic Resources 
through Construction of ADUs
This legislation does address impacts to historic resources 
by requiring a local agency’s ADU ordinance to include 
standards that prevent adverse impacts on sites listed 
in the California Register of Historical Resources. 
However, this restricts local control of historic resource 
determinations. Standards to prevent adverse impacts are 
only provided for resources listed on the California Register, 
not those sites that have been listed on a local register of 
historic places or found to be historic by a local survey or 
other inventory.

Additionally, there is an inherent tension that must be 
reconciled between the requirement that ADUs only be 
evaluated using objective standards through a ministerial 
process and the identified need for local ADU ordinances 
to prevent adverse impacts to historic resources on the 
California Register. As discussed above, standards to protect 
and preserve historic resources, including the Secretary of 
the Interior’s Standards for Treatment of Historic Resources, 
are often subjective, requiring evaluation of compatibility.

Practical Tips to Protect 
Historic Resources under 
Updated Legal Landscape for 
Housing Developments
This practice note has identified the loss of some 
protections for historic resources that has resulted 
under new laws intended to encourage new housing 
developments in an attempt to enhance the affordability 
of housing. We conclude by providing suggestions for the 
cohabitation of historic resources and the provision of 
affordable housing in California.

Available Tools to Encourage Protection and 
Adaptive Reuse of Historic Resources
As an initial matter, it is important to recognize that 
historic sites often provide lower cost residential units. In 
particular, in areas with rent control ordinances, units in 
historic buildings can provide housing at rates much more 
affordable than new market rate housing units.



Additionally, there is available funding and other sources of 
cost reductions for rehabilitation of historic sites that can 
further enhance the affordability of units in rehabilitated 
historic buildings. These include the following:

• The recently adopted California Historic Tax Credit, 
which provides tax incentives for rehabilitation of 
historic sites.

• Some local jurisdictions have adopted Mills Act 
Ordinances, which allow for contracts with owners to 
reduce tax burdens when rehabilitating their historic 
properties.

• Additionally, projects including historic sites can rely 
upon the more relaxed standards included in the State 
Historical Building Code when adaptively reusing 
designated historic properties, or when conducting 
repairs or alterations.

Attorneys and their clients seeking to protect existing 
historic resources that do or could provide affordable 
housing should consider providing site-specific information 
to potential developers of historic sites regarding the ability 
to offset costs with the above tools. Local jurisdictions that 
do not already have a Mills Act program in place could be 
encouraged to adopt such program as a means of assisting 
in not only protecting historic resources, but also potentially 
providing affordable housing.

Actions to Encourage Protection of Historic 
Resources under New Housing Laws
While in some instances, further clarifying legislation may 
be the most helpful way to ensure protections of historic 
resources under new housing laws, there are additional 
actions attorneys or their clients can take or can encourage 
their local agencies to take to provide protections for 
historic sites. These actions include the following:

• Encourage local jurisdictions to update historic surveys 
and registers and submit any inventories of historic 
resources to the SHRI. Recall the following:

 o SB 9 does not allow for ministerial approval of 
housing development on historic sites that are 
included on the SHRI. Encouraging cities and counties 
to update and submit inventories to the SHRI allows 
existing protections for historic resources to be 
enforced.

 o SB 330 requires local agencies to determine whether 
a site of a proposed housing development is an 
historic site very early in the project review process. 
Having updated surveys and inventories makes 
this determination easier for local agencies. It also 
provides notice to potential developers of such sites 
that potential impacts to historic resources will need 
to be addressed. 

 o Having an easy reference to sites with historic 
resources can also help to inform local agencies 
decisions regarding appropriate locations for upzoning 
under SB 10.

• Encourage and work with local jurisdictions to develop 
objective standards to protect historic resources. This 
would allow for the following:

 o SB 330 provides that only objective standards can 
be applied to certain housing development projects. 
Having objective standards in place can help 
prevent impacts to historic resources from those 
developments. 

 o SB 13 provides similar restrictions for the 
development of ADUs that would be assisted by 
development of objective standards.

• In areas where the local jurisdiction is not able to 
or interested in updating local inventories of historic 
resources, individuals and organizations can seek listing 
of historic resources on the California Register of 
Historical Resources. Note the following:

 o Resources found eligible for listing on the California 
Register are included in the SHRI, allowing for the 
continued protection of those resources under SB 9.

 o This would also provide the early notice of a site’s 
historic significance necessary under SB 330.

 o Further, SB 13 provides that local ADU ordinances 
must include standards to prevent impacts to 
resources listed in the California Register.
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ZA-2021-6672-DB-CU-CCMP-HCA, Attachment to Roland Souza WAHA Comment
submitted today. 
indiejean@att.net <indiejean@att.net> Mon, Nov 28, 2022 at 3:14 PM
To: cecilia.lamas@lacity.org, cpc@lacity.org

The University Park Preservation Plan was too large to send as a pdf as an attachment to the Letter from WAHA, Roland
Souza.  Pease include the links below and attach a pdf of the Plan for the Commissioners.  Thank you.

 

 

University Park | Los Angeles City Planning (lacity.org)

UniversityPark-PreservationPlan.pdf (lacity.org)

 

If you have any issues please call me at 213 747 2526.

 

Jean Frost

https://planning.lacity.org/preservation-design/overlays/university-park
https://planning.lacity.org/odocument/5621d53d-79fe-401f-8353-a199b47bfaa7/UniversityPark-PreservationPlan.pdf










































 
 

CITY PLANNING COMMISSON 

Public Hearing: December 08, 2022 

Case No. ZA-2021-6672-DB-CU-CCMP-HCA 

ENV Case No.  ENV-2021-6671-6673 

Address: 2323 Scarff Street,  Los Angeles, 90007 

 

Honorable Commissioners:  

 

We support the recommendation of the University Park HPOZ “to deny this project on the basis that it  

does not comply with the Preservation Plan, generally all of section 8 for residential infill, specifically in 

the area of 8.10 Location and Site Design and 8.11 Massing and Orientation and does not follow the 

previously established prevailing setback and heights as stated by the Director of Planning in their 2008 

ruling on DIR 2008-3375-COA. Specifically, we find the proposed structure to be out of scale with the 

adjacent properties and the larger context of the historic district in the issues of height, massing, setback, 

and design articulation. This project as presented presents a significant adverse impact to the historic 

resources of the district: The HPOZ, The National Registered District, and the Landmark Properties 

along Scarff Street.” 1 

 

The decision should be based on the University Park Presrevation Plan, with  specific guidance in the 

Infill section.  I am attaching the Presrevation Plan for the record so that the Commission has it 

conveniently before them at the December 8 hearing.  The Plan is tailored to the University Park HPOZ 

area and is based on the Secretary of the Interior’s Standards.  But in the year of public meetings great 

care was made to have it very objective and specific.  Prevailing is defined, not a subjective interpretation. 

 

In addition, the West Adams Heritage Association has consulted with the firm of Chatten-Brown, 

Carstens and Minteer to provide the Board and the City with relevant information on the “carve outs” that 

are contained in SB1818 which have application to the project proposal before you at 2323 Scarff Street.  

 

The city is required to provide incentives unless they make findings that the project as proposed 

would have a specific, adverse impact on a listed historic resource and that there is no feasible way to 

mitigate the impact without making the inclusion of affordable units financially infeasible.  

 

The HPOZ board found: 1) the project has an adverse impact on the district; and 2) there are mitigation 

measures/project revisions that would avoid those impacts while still allowing for a financially feasible 

affordable housing project. 

 

Please uphold the appeal. 

 

Roland Souza, President 

West Adams Heritage Association c/o  1724 Westmoreland Blvd. LA, CA  90006 

roland.e.souza@gmail.com 

att:  Preservation Plan, HPOZ Survey materials 

 
1 University Park Board Minutes November 16, 2021 
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