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RECOMMENDATION REPORT 

 
 
 
 

PROJECT: Historic-Cultural Monument Application for 
119 N. LARCHMONT BOULEVARD 

REQUEST: Declare the property an Historic-Cultural Monument 

OWNERS: Glen Shuman, Trustee 
Fenady Family Trust  
4165 E. Thousand Oaks Boulevard, Ste. 107 
Westlake Village, CA  91362      

Larchmont Mansion LLC  
19345 San Jose Avenue 
City of Industry, CA  91748 

APPLICANT: James Dastoli 
P.O. Box 1843 
Los Angeles, CA  90028 

RECOMMENDATION  That the Cultural Heritage Commission: 

1. Declare the subject property an Historic-Cultural Monument per Los Angeles
Administrative Code Chapter 9, Division 22, Article 1, Section 22.171.7.

2. Adopt the staff report and findings.

CULTURAL HERITAGE COMMISSION 

HEARING DATE: December 7, 2023 
TIME:  
PLACE: 

10:00 AM 
Edward R. Roybal Board of 
Public Works Session Room 
City Hall, Room 350 
200 North Spring Street Los 
Angeles, CA  90012 and via 
Teleconference (see agenda 
for login information)

CASE NO.: CHC-2023-6222-HCM 
  ENV-2023-6223-CE 

Location: 117-119 ½ N. Larchmont Boulevard 
Council District: 13 – Soto-Martinez 
Community Plan Area: Wilshire 
Land Use Designation: Neighborhood Office 
Commercial 
Zoning: [Q]C2-1D 
Area Planning Commission: Central 
Neighborhood Council: Greater Wilshire 
Legal Description: Tract 3501, Block 2,     

 Lot FR 26 
EXPIRATION DATE: December 19, 2023
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VINCENT P. BERTONI, AICP 
Director of PlanningN1907 

[SIGNED ORIGINAL IN FILE]   [SIGNED ORIGINAL IN FILE] 

Ken Bernstein, AICP, Principal City Planner         Lambert M. Giessinger, Senior Architect 
Office of Historic Resources         Office of Historic Resources 

[SIGNED ORIGINAL IN FILE] 

Melissa Jones, City Planner 
Office of Historic Resources 

Attachments:               Commission/ Staff Site Inspection Photos–November 9, 2023 
  Historic-Cultural Monument Application 
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FINDINGS 

● 119 N. Larchmont Boulevard “exemplifies significant contributions to the broad cultural,
economic or social history of the nation, state, city or community” as a rare intact example
of early commercial development located along a former streetcar line in the Wilshire area.

CRITERIA 

The criterion is the Cultural Heritage Ordinance which defines a historical or cultural monument 
as any site (including significant trees or other plant life located thereon), building or structure of 
particular historic or cultural significance to the City of Los Angeles if it meets at least one of the 
following criteria: 

1. Is identified with important events of national, state, or local history, or exemplifies
significant contributions to the broad cultural, economic or social history of the nation,
state, city or community;

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

3. Embodies the distinctive characteristics of a style, type, period, or method of construction;
or represents a notable work of a master designer, builder, or architect whose individual
genius influenced his or her age.

SUMMARY 

119 N. Larchmont Boulevard is a two-story commercial and residential building located on the 
west side of N. Larchmont Boulevard between 1st Street and Beverly Boulevard in the Windsor 
Square neighborhood of Los Angeles. Constructed in 1923, the commercial vernacular building 
was designed by draftsman and architectural designer Hugh Barton Saunders (1878-1975) for 
owner Albert B. Stephens to be used as ground floor stores with five residential units above. Three 
garages, also designed by Saunders in 1923, were constructed at the rear of the building, but are 
no longer extant.  

Conceived of as an exclusive, wealthy subdivision of large houses on large lots, development of 
the Windsor Square neighborhood began around 1907, but the vast majority of the residential 
structures were built during the 1910s and 1920s. Around 1915, a streetcar rail line was installed 
down the middle of Larchmont Boulevard to access Melrose Avenue, near the location of the 
popular Hollywood Mineral Hot Springs. In 1920, Larchmont Village was established along 
Larchmont Boulevard to provide goods and services to the residents of Windsor Square and other 
adjacent residential developments including Windsor Heights and Marlborough Square. 
Larchmont Village was largely developed between 1921 and 1928, with approximately 70 percent 
constructed by entrepreneur Julius La Bonte. As soon as it opened, the new Larchmont business 
district was connected to downtown Los Angeles via the Los Angeles Railway “R” Line streetcar, 
which later became part of the “3” Line after restructuring. 

Rectangular in plan, the subject property is of wood-frame and brick construction and has a flat 
roof with a minimal parapet. The primary, east-facing elevation is symmetrically composed and 
features on the first floor a fanlight transom window above a central, recessed entrance consisting 
of two wood doors with multi-lite glazing, two multi-lite storefront windows, and a deeply recessed 
single entrance with a transom window at the north end of the facade. On the second floor there 
are seven windows that includes two arched full-height, multi-lite wood casement windows; two 
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sets of paired wood double-hung windows with a multi-lite upper sash; two single double-hung 
windows; and a large fixed wood window with a multi-lite transom. Several of the windows have 
security bars installed on the lower portion, and all of the windows have brick spandrels above 
and brick sills below. There are three decorative vents along the top of the building, just below 
the parapet. The north- and south-facing elevations directly abut the neighboring buildings and 
are not visible. At the rear there is a parking lot. 
 
Hugh Barton Saunders was born in Hickman, Kentucky in 1878. By 1910, he was living in Los 
Angeles and worked as a draftsman. Over the course of his career, he designed several 
commercial and residential buildings in Los Angeles that include 2649 N. Commonwealth Avenue 
(1920); 1643 N. Orange Grove Avenue (1923); 1939-1941 N. Commonwealth Avenue (1923); 
2157 Sunset Boulevard (1923); 1523 Gordon Street (1920); and 838 S. Detroit Street (1924). 
Saunders passed away in 1975 in San Diego at the age of 96. 
 
The subject property has experienced a number of alterations over the years that include: the 
installation of a roof sign in 1955; a parapet correction in 1957; the installation of a metal roof sign 
in 1963; an interior and exterior remodel in 1980 that included the installation of a vault and the 
construction of interior partitions and an exterior stairway; the demolition of the garages at the 
rear in 1980; a tenant improvement project on the first floor in 1998; and the infill of an opening 
on the first floor, the painting of the exterior brick facade, and the replacement of the storefront 
windows, all at unknown dates. During the Commission site visit, other alterations were observed 
that include the recession of the primary entrance, the reconstruction of the bulkhead below the 
southernmost storefront window, and the removal of the vault as well as all of the interior partitions 
and finishes on the first floor and half of the second floor.  
 
The subject property was identified in the 2002 and 2007 Windsor Square Historic Preservation 
Overlay Zone (HPOZ) Historic Resources Survey prepared by Myra L. Frank Associates, Inc. as 
eligible for listing as a Contributor to the historic district under the local designation program. 
However, along with the entire commercial stretch of Larchmont Boulevard, this property was 
recommended to be excluded from the adopted boundaries of the Windsor Square HPOZ in 2007 
(Case No. CPC-2007-660-HPOZ-MSC). SurveyLA, the citywide historic resources survey, 
identified the subject property as individually eligible for listing under the national, state, and local 
designation programs as a rare intact example of early commercial development located along a 
former streetcar line in the Wilshire area.  
 
 
DISCUSSION 
 
119 N. Larchmont Boulevard meets one of the Historic-Cultural Monument criteria: it “exemplifies 
significant contributions to the broad cultural, economic or social history of the nation, state, city 
or community” as a rare intact example of early commercial development located along a former 
streetcar line in the Wilshire area.  

The expansion of the streetcar network in Los Angeles led to a differentiation between 
neighborhood and Downtown commerce. The streetcar made access to the central city easier, 
and as a result, large-scale establishments in Downtown Los Angeles served the specialized 
needs of customers, while neighborhood stores, like those in Larchmont Village, provided 
everyday essentials within smaller, less impressive structures.  

The SurveyLA citywide historic resources context statement provides eligibility standards for 
evaluating properties for significance under the theme of Streetcar Commercial Development, 
1880-1934. These standards include that a property “was constructed/developed during the 
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period of significance”; is “located on or within two city blocks of a historic streetcar route”; 
“represents an important example of a one-story, mixed use, or intact grouping (historic district) 
of commercial properties oriented to streetcar or interurban service”; “demonstrates a lack of 
designed automobile accommodations”; and “contains design and site layout features that reflect 
trends in neighborhood commercial design and a pedestrian orientation as was typical of 
streetcar-dependent commercial development.” The character-defining features of streetcar 
commercial development, as outlined in the SurveyLA citywide historic context statement, are as 
follow:  

● Retains most of the essential character defining features from the period of significance 
● May accommodate one or multiple tenants 
● Typically one to four stories in height 
● Set to the sidewalk limit 
● May be located on a prominent corner 
● Lack of dedicated parking as part of the original design 
● One or multiple storefronts which open directly to the sidewalk 
● Storefronts with large display windows; may have awnings or arcades 
● Associated with activities typical of neighborhood economic and social life 
● May also be significant under themes within the Architecture and Engineering context 
● For Multi-story, Mixed-use Buildings: 

○ Was historically used for both commercial and office/residential uses 
○ Ground floor with storefronts and display windows 
○ Ground floor exterior entrance to upper floor units 
○ Fenestration on upper floor may be residential in character and remains intact  

As exemplified by the subject property, neighborhood shopping districts took on the look of small 
towns, including single story storefronts and two-story business blocks, with shops below and 
professional offices or apartments above. The pedestrian orientation of the subject property, its 
multiple storefronts with large display windows, and vernacular architectural design are all 
reflective of neighborhood commercial development built in response to the streetcar line that ran 
along Larchmont Boulevard. Today, the subject property stands as one of relatively few intact 
examples of streetcar-oriented commercial architecture that are extant in Larchmont Village and 
the greater Wilshire community.  
 
Despite interior and exterior alterations over the years, the subject property retains a sufficient 
level of integrity of location, design, setting, materials, workmanship, feeling, and association to 
convey its significance.   
 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (“CEQA”) FINDINGS 
 
State of California CEQA Guidelines, Article 19, Section 15308, Class 8 “consists of actions taken 
by regulatory agencies, as authorized by state or local ordinance, to assure the maintenance, 
restoration, enhancement, or protection of the environment where the regulatory process involves 
procedures for protection of the environment.”  
 
State of California CEQA Guidelines Article 19, Section 15331, Class 31 “consists of projects 
limited to maintenance, repair, stabilization, rehabilitation, restoration, preservation, conservation 
or reconstruction of historical resources in a manner consistent with the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, 
Restoring, and Reconstructing Historic buildings.”  
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The designation of 119 N. Larchmont Boulevard as an Historic-Cultural Monument in accordance 
with Chapter 9, Article 1, of The City of Los Angeles Administrative Code (“LAAC”) will ensure 
that future construction activities involving the subject property are regulated in accordance with 
Section 22.171.14 of the LAAC. The purpose of the designation is to prevent significant impacts 
to an Historic-Cultural Monument through the application of the standards set forth in the LAAC. 
Without the regulation imposed by way of the pending designation, the historic significance and 
integrity of the subject property could be lost through incompatible alterations and new 
construction and the demolition of an irreplaceable historic site/open space. The Secretary of the 
Interior’s Standards for Rehabilitation are expressly incorporated into the LAAC and provide 
standards concerning the historically appropriate construction activities which will ensure the 
continued preservation of the subject property.  
 
The City of Los Angeles has determined based on the whole of the administrative record, that 
substantial evidence supports that the Project is exempt from CEQA pursuant to CEQA 
Guidelines Section Article 19, Section 15308, Class 8 and Class 31, and none of the exceptions 
to a categorical exemption pursuant to CEQA Guidelines Section 15300.2 applies. The project 
was found to be exempt based on the following:  
 

The use of Categorical Exemption Class 8 in connection with the proposed 
designation is consistent with the goals of maintaining, restoring, enhancing, and 
protecting the environment through the imposition of regulations designed to 
prevent the degradation of Historic-Cultural Monuments.  
 
The use of Categorical Exemption Class 31 in connection with the proposed 
designation is consistent with the goals relating to the preservation, rehabilitation, 
restoration and reconstruction of historic buildings and sites in a manner consistent 
with the Secretary of the Interior’s Standards for the Treatment of Historic 
Properties.  

 
Categorical Exemption ENV-2023-6223-CE was prepared on November 15, 2023. 
 
 
BACKGROUND 
 
On September 13, 2023, the Director of Planning determined that the application for the proposed 
designation of the subject property as an Historic-Cultural Monument was complete. On October 
5, 2023, the Cultural Heritage Commission voted to take the subject property under consideration 
as a potential Historic-Cultural Monument. Commissioner Milofsky visited the subject property on 
October 12, 2023, and on November 9, 2023, a subcommittee of the Commission consisting of 
Commissioners Barron and Kennard conducted a site inspection of the property, accompanied 
by staff from the Office of Historic Resources.  
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PROJECT: Historic-Cultural Monument Application for 
119 N. LARCHMONT BOULEVARD 

REQUEST: Declare the property an Historic-Cultural Monument 

OWNERS: Glen Shuman, Trustee 
Fenady Family Trust  
4165 E. Thousand Oaks Boulevard, Ste. 107 
Westlake Village, CA  91362      

Larchmont Mansion LLC  
19345 San Jose Avenue 
City of Industry, CA  91748 

APPLICANT: James Dastoli 
P.O. Box 1843 
Los Angeles, CA  90028 

RECOMMENDATION  That the Cultural Heritage Commission: 

1. Take the property under consideration as an Historic-Cultural Monument per Los
Angeles Administrative Code Chapter 9, Division 22, Article 1, Section 22.171.10
because the application and accompanying photo documentation suggest the submittal
warrants further investigation.

2. Adopt the report findings.

CULTURAL HERITAGE COMMISSION 

HEARING DATE: October 5, 2023 
TIME:  10:00 AM 
PLACE: City Hall, Room 1010 

200 North Spring Street 
Los Angeles, CA  90012 
and via Teleconference 
(see agenda for login 
information) 

EXPIRATION DATE: October 13, 2023 

CASE NO.: CHC-2023-6222-HCM 
  ENV-2023-6223-CE 

Location: 117-119 ½ N. Larchmont Boulevard 
Council District: 13 – Soto-Martinez 
Community Plan Area: Wilshire 
Land Use Designation: Neighborhood Office 
Commercial 
Zoning: [Q]C2-1D 
Area Planning Commission: Central 
Neighborhood Council: Greater Wilshire 
Legal Description: Tract 3501, Block 2, Lot FR 26 
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VINCENT P. BERTONI, AICP 
Director of PlanningN1907 
 
[SIGNED ORIGINAL IN FILE]         [SIGNED ORIGINAL IN FILE] 
           
Ken Bernstein, AICP, Principal City Planner  Shannon Ryan, Senior City Planner 
Office of Historic Resources          Office of Historic Resources 
 
[SIGNED ORIGINAL IN FILE]         [SIGNED ORIGINAL IN FILE] 
           
Lambert M. Giessinger, Senior Architect             Melissa Jones, City Planner  
Office of Historic Resources          Office of Historic Resources 
  
 
Attachment: Historic-Cultural Monument Application 
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SUMMARY 
 
119 N. Larchmont Boulevard is a two-story commercial and residential building located on the 
west side of N. Larchmont Boulevard between 1st Street and Beverly Boulevard in the Windsor 
Square neighborhood of Los Angeles. Constructed in 1923, the commercial vernacular building 
was designed by draftsman and architectural designer Hugh Barton Saunders (1878-1975) for 
owner Albert B. Stephens to be used as ground floor stores with five residential units above. Three 
garages, also designed by Saunders in 1923, were constructed at the rear of the building, but are 
no longer extant.  
  
Conceived of as an exclusive, wealthy subdivision of large houses on large lots, development of 
the Windsor Square neighborhood began around 1907, but the vast majority of the residential 
structures were built during the 1910s and 1920s. Around 1915, a streetcar rail line was installed 
down the middle of Larchmont Boulevard to access Melrose Avenue, near the location of the 
popular Hollywood Mineral Hot Springs. In 1920, Larchmont Village was established along 
Larchmont Boulevard to provide goods and services to the residents of Windsor Square and other 
adjacent residential developments including Windsor Heights and Marlborough Square. 
Larchmont Village was largely developed between 1921 and 1928, with approximately 70 percent 
constructed by entrepreneur Julius La Bonte. As soon as it opened, the new Larchmont business 
district was connected to downtown Los Angeles via the Los Angeles Railway “R” Line streetcar, 
which later became part of the “3” Line after restructuring. 
 
Rectangular in plan, the subject property is of wood-frame and brick construction and has a flat 
roof with a minimal parapet. The primary, east-facing elevation is symmetrically composed and 
features on the first floor a fanlight transom window above a central, recessed entrance consisting 
of two wood doors with multi-lite glazing, two multi-lite storefront windows, and a deeply recessed 
single entrance with a transom window at the north end of the facade. On the second floor there 
are seven windows that includes two arched full-height, multi-lite wood casement windows; two 
sets of paired wood double-hung windows with a multi-lite upper sash; two single double-hung 
windows; and a large fixed wood window with a multi-lite transom. Several of the windows have 
security bars installed on the lower portion, and all of the windows have brick spandrels above 
and brick sills below. There are three decorative vents along the top of the building, just below 
the parapet. The north- and south-facing elevations directly abut the neighboring buildings and 
are not visible. At the rear there is a parking lot. 
 
Hugh Barton Saunders was born in Hickman, Fulton, Kentucky in 1878. By 1910 he was living in 
Los Angeles and worked as a draftsman. Over the course of his career, he designed several 
commercial and residential buildings in Los Angeles that include 2649 N. Commonwealth Avenue 
(1920); 1643 N. Orange Grove Avenue (1923); 1939-1941 N. Commonwealth Avenue (1923); 
2157 Sunset Boulevard (1923); 1523 Gordon Street (1920); and 838 S. Detroit Street (1924). 
Saunders passed away in 1975 in San Diego at the age of 96. 
 
The subject property has experienced a number of alterations over the years that include: the 
installation of a roof sign in 1955; a parapet correction in 1957; the installation of a metal roof sign 
in 1963; an interior and exterior remodel in 1980 that included the installation of a vault and the 
construction of interior partitions and an exterior stairway; the demolition of the garages at the 
rear in 1980; a tenant improvement project on the first floor in 1998; the infill of an opening on the 
first floor; the painting of the exterior brick facade, and the replacement of the storefront windows, 
all at unknown dates. There are several tenant improvement permit applications pending for 
interior and exterior alterations. 
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The subject property was identified in the 2002 and 2007 Windsor Square Historic Preservation 
Overlay Zone (HPOZ) Historic Resources Survey prepared by Myra L. Frank Associates, Inc. as 
eligible for listing as a Contributor to the historic district under the local designation program. 
However, it, along with the entire commercial stretch of Larchmont Boulevard, was recommended 
to be excluded from the adopted boundaries of the Windsor Square HPOZ in 2007 (Case No. 
CPC-2007-660-HPOZ-MSC). SurveyLA, the citywide historic resources survey, identified the 
subject property as individually eligible for listing under the national, state, and local designation 
programs as a rare intact example of early commercial development located along a former 
streetcar line in the Wilshire area.  
 
 
CRITERIA 
 
The criterion is the Cultural Heritage Ordinance which defines a historical or cultural monument 
as any site (including significant trees or other plant life located thereon), building or structure of 
particular historic or cultural significance to the City of Los Angeles if it meets at least one of the 
following criteria: 
 

1. Is identified with important events of national, state, or local history, or exemplifies 
significant contributions to the broad cultural, economic or social history of the nation, 
state, city or community; 

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

3. Embodies the distinctive characteristics of a style, type, period, or method of construction; 
or represents a notable work of a master designer, builder, or architect whose individual 
genius influenced his or her age. 

 
 
FINDINGS 
 
Based on the facts set forth in the summary and application, the Commission determines that the 
application is complete and that the property may be significant enough to warrant further 
investigation as a potential Historic-Cultural Monument. 
 
 
BACKGROUND 
 
On September 13, 2023, the Director of Planning determined that the application for the proposed 
designation of the subject property as an Historic-Cultural Monument was complete. 
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6. APPLICABLE HISTORIC-CULTURAL MONUMENT CRITERIA

1. Is identified with important events of national, state, or local history, or exemplifies significant contributions to the
broad cultural, economic or social history of the nation, state, city or community.

2. /Ɛ�associated ǁŝƚŚ�the lives of historic personages important to national, state, city, or local history.

3. �ŵďŽĚŝĞƐ�ƚŚĞ�distinctive characteristics of a style, type, period, or method of construction; or represents a notable
work of a master designer, builder, or architect whose individual genius influenced his or her age.
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119 N. Larchmont Blvd.

Historic-Cultural Monument Nomination Continuation Sheet

A. Property Description

Site

119 N. Larchmont Blvd, which has additional addresses at 117 N. Larchmont and 119 ½ N. Larchmont,
is located on the west side of the commercial district of Larchmont Village between 1st St. and Beverly
Blvd. The building takes up most of it's rectangular parcel, with space reserved for parking at the rear. 
It is fronted by a sidewalk on the east elevation. The property abuts the commercial building at 121 N. 
Larchmont Blvd to the north, and the commercial building at 115 N. Larchmont Blvd to the south. 
Behind the parcel is an alley separating it from residential development. 

Exterior

The building was designed by architect H.B. Saunders in 1923. It is rectangular in plan, and rises to 
two stories in height, with a flat roof. It is built with brick, which has been painted. Only the primary 
east elevation is visible from the street, which is seven bays wide and roughly symmetrical. The 
centered main entry is recessed under an arched opening with a fanlight transom window, and consists 
of partially glazed wood double doors. Flanking the entrance are wide window openings that take up 
roughly two bays each, and have fixed multi lite mullioned wood storefront windows. On the bay next 
to the window on the right side of the building is a rectangular opening with a partially glazed wood 
door with a transom. An ornate lighting fixture is placed between the doorway and the storefront. On 
the south of the building, instead of a doorway, there is a rectangular window opening that has been 
filled in with brick. Bricks are arranged to form a spandrel over most of the bays on each side of the 
entry arch above the rectangular openings, that has three rosette ornaments evenly spaced within it. The
central bay on the second floor is narrower than the arched entry below it, and is filled with a fixed 
wood window with margin lights on the top of the sash. The next bay on each side is filled with a 
double hung window with a 3-over-1 grid pattern, sash horns on the upper sash, and a wrought iron 
juliet balcony. The next bay on each side is filled with mullioned versions of the same double hung 
windows, without the juliet balcony. The final bay on each side consists of arched multi-lite wood 
casement windows with juliet balconies. There are two rosette ornaments (not within spandrels) over 
the second floor middle bays on each side. There are three decorative vents along the top of the 
building, just below the parapet.

Alterations

119 N. Larchmont Blvd. has seen many alterations to the first floor storefronts, but the second floor has
remained intact. One of the first floor doorways has been filled in with brick, first floor window grid 
pattern is not original, awnings and signs have been added and removed over time, and the brick has 
been painted. There were two small private garages in the rear of the building that were demolished in 
1980.
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B. Statement of Significance

Summary

119 N. Larchmont Blvd. meets the following criteria for designation as a Los Angeles Historic-Cultural
Monument:

It is identified with important events of national, state, or local history, or exemplifies significant 
contributions to the broad cultural, economic or social history of the nation, state, city, or 
community.

Built in 1923, the property is the work of architect H.B. Saunders. It meets criterion 1 by being an 
excellent example of streetcar commercialization in Larchmont Village, which was a crucial anchor for 
the surrounding residential neighborhood. The Los Angeles Railway “R” line (later restructured as part 
of the “3” line) ran right past the building along Larchmont Blvd.

SurveyLA identified 119 N. Larchmont Blvd. as individually eligible for local, state, and national 
listing as a rare intact example of early commercial development located along a former streetcar line 
in the Wilshire area. The building falls within the boundaries of the SurveyLA identified “Larchmont 
Boulevard Streetcar Commercial Planning District,” which does not meet eligibility criteria as a 
historic district, but merits special consideration in the planning process.

Early History of the Wilshire Area

The Tongva people are the original inhabitants of the land that later included most of Los Angeles, 
including the central Los Angeles area later known as Mid-City/Mid-Wilshire. They resided in villages 
connected by foot trails, part of a larger network that also led to known resources like the La Brea tar 
pits. The mission system established under Spanish rule slowly disintegrated after Mexico obtained its 
independence in 1821, and former mission lands were granted to individuals in favor as ranchos. 
Rancho La Brea was granted in 1828 by Los Angeles mayor José Antonio Carrillo to Antonio José 
Rocha and named for the well-known tar pits within. The La Brea Road/El Camino Viejo served as the 
dividing line between Rancho La Brea on the north and Francisco Avila’s Rancho Las Cienegas on the 
south. It later became Wilshire Boulevard, the backbone of the area and one of the most iconic and 
influential commercial corridors in the nation. 

Deeply in debt after years of court battles to prove their claim to Rancho La Brea upon California’s 
cession to the United States, Rocha’s heirs deeded the land in its entirety to Los Angeles attorney and 
surveyor Henry Hancock in 1860. Hancock made the first efforts to develop the area commercially, 
primarily focusing on its fossil fuel resources and subdividing and selling off some portions of the 
rancho. The bulk of it remained in the family, passing to Hancock’s wife Ida Hancock after his 1883 
death and then to his son G. Allan Hancock. Rancho La Brea remained mostly rural and unoccupied 
until the city’s first population and land boom in the late 1880s. The expansion of rail networks and a 
fare war between the Southern Pacific and Santa Fe Railroads led to rampant land speculation as 
developers began realizing the potential of areas outside of Los Angeles’ original core.



3

Early History of the Larchmont Area1

According to Carol Henning, head of historic research for the Windsor Square-Hancock Park Historical
Society, just before, during and right after the World War 1 era, the major draw in the Larchmont area 
was the Hollywood Mineral Hot Springs. It was located on the south side of Melrose Avenue between 
what is now Larchmont Boulevard and Gower Street.

“This mineral hot springs brought people on excursions from downtown,” said Henning. “In those 
days, this part of L.A. was still kind of wild. There were bean fields.”

In response to the popularity of the hot springs, Los Angeles Railway track was built in 1920 to run 
north along Larchmont Boulevard to reach Melrose Avenue. Railway power poles were installed down 
the middle of the street to run the electric cars. It was a development that Hollywood found hard to 
resist.

The other key event for the area in 1920 was the arrival of Julius La Bonte. La Bonte was an 
entrepreneur who sold an ironworks business in Grand Rapids, Michigan, moved to Los Angeles and 
bought a home with his wife on Arden Boulevard—two blocks west of Larchmont Boulevard.

According to Henning, in an era when most people didn’t have cars, La Bonte could see that a 
commercial development along the trolley route leading to the popular hot springs was a good 
prospect.

“By 1921,” said Henning, “La Bonte had begun construction on what would become 70% of the 
commercial structures on the 100 and 200 blocks of Larchmont Boulevard— the blocks between 1st 
Street and Beverly Boulevard.”

Subdivision and Development of Larchmont Village

The west side of the section of Larchmont Boulevard now known as Larchmont Village was subdivided
as Tract No. 3501 in January of 1920 by the Title Insurance and Trust Company. The east side of the 
section of Larchmont Boulevard now known as Larchmont Village was subdivided as Tract No. 3743 
in June of 1920 by the Title Insurance and Trust Company and the Pacific Mutual Life Insurance 
Company of California. County assessor records indicate that the buildings constructed during the 
initial period of development were built between 1921 and 1928.

Larchmont Village was established in 1920 to provide goods and services to the residents of adjacent 
residential developments, which included New Windsor Square, Windsor Heights, and Marlborough 
Square, and others. These areas were developed by O.F. Brant, Harry Chandler, Tracy E. Shoults, and 
S.H. Woodruff; Shoults and Woodruff would later subdivide Hollywoodland. From the beginning, the 
owners envisioned this block of Larchmont as the commercial heart of the new community. By 
September 1920, construction had begun on a group of buildings at the Larchmont-Beverly (then 
Temple Street) intersection, including 5210 Beverly Boulevard. One year later, lots in the business 

1 Excerpted and adapted from Lane, Sheila. "A Nutshell History of Larchmont Boulevard. Larchmont Village Business Improvement 
District. http://www.larchmontvillagebid.com/a-nutshell-history-of-larchmont-boulevard/.
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district were “practically sold out” and about 30 stores were nearly ready to open in the block between 
Beverly and West First Street.2

In September 1921, The Los Angeles Times reported that Julius La Bonte and Charles Ramson 
purchased seven lots on Larchmont Boulevard to create a business district of 30 stores between First 
Street and Beverly Boulevard. He was credited with building 70 percent of the structures on the street 
as well as having the vision to create the first neighborhood shopping street in the city of Los Angeles 
that catered to the adjacent new neighborhoods of Larchmont Heights (now known as Larchmont 
Village), New Windsor Square (now known as Windsor Square), and Hancock Park. According to the 
Times, every store was leased before the buildings were finished. Streetlights fitted to railway power 
poles makes this "one of the best illuminated sections of the city."3

As soon as it opened, the new Larchmont business district was connected to the Los Angeles Railway 
“R” Line. The section of track that ran on Larchmont Boulevard was later part of the “3” Line after 
restructuring. Local residents enjoyed easy access to downtown, and were able to do most of their 
shopping in their own neighborhood. As a result of streetcar-oriented planning, the Larchmont district 
includes mixed-use and commercial buildings with storefronts, signage, and sidewalks designed to 
accommodate pedestrians.4

The Streetcar Era5

The neighborhood as something spatially separate from the central city, complete with its own 
commercial district, was a product of the streetcar. The streetcar allowed residents to disperse and, in 
the process, seek shops and services closer to their new homes.

Through a number of changes in ownership, the various streetcar routes by 1911 had become two 
complementary companies. The narrow-gauge Los Angeles Railway extended into all parts of the city 
except for the northwest. The standard-gauge Pacific Electric, primarily an interurban system, served 
the northwest part of the city via Glendale Boulevard to Echo Park and via Sunset to Santa Monica and
Hollywood Boulevards. The Los Angeles Railway, or LARY, carried almost ninety percent of the riders
within the city limits. The Pacific Electric, or PE, transported the remainder.

By 1914 the development of the network was basically complete. The area within five miles of 
Downtown was covered with a web of streetcar routes. On the west side, the West Adams line extended
to La Brea, and the Washington, Pico, and Tenth Street lines to well past Crenshaw. The Third Street 
line reached as far as Highland. Important for the emergence of neighborhood commercial districts 
were the points where lines crossed. This was particularly true for the Vermont line, which extended 
from south of Imperial Highway to north of Melrose, and crossed all the important east-west lines of 
the LARY.

2 Excerpted and adapted from City of Los Angeles. “Historic Districts, Planning Districts and Multi-Property Resources,” ed. 
Department of City Planning, Office of Historic Resources, SurveyLA, 2015.

3 Excerpted from Lombard, Patricia. “Images of America Larchmont.” Arcadia Publishing, 2015.
4 Excerpted and adapted from City of Los Angeles. “Historic Districts, Planning Districts and Multi-Property Resources,” ed. 

Department of City Planning, Office of Historic Resources, SurveyLA, 2015.
5 Excerpted and adapted from City of Los Angeles. "Los Angeles Citywide Historic Context Statement Context: Commercial 

Development, 1859-1980 Theme: Neighborhood Commercial Development, 1880-1980,"  ed. Department of City Planning, Office of
Historic Resources, SurveyLA, 2017.



5

The expansion of the streetcar network led to differentiation between neighborhood and Downtown 
commerce. The streetcar increased the distance between residential districts and the central city, and, at
the same time, made access to the central city easier. The result was that major retailers, such as 
department stores, built large-scale establishments Downtown to serve the specialized needs of 
customers, while neighborhood stores increasingly limited their stock to everyday requirements and 
were content with smaller, less impressive, structures.

Streetcar Commercialization6

Historic resources related to streetcar commercial development illustrate how neighborhood 
commercial areas evolved throughout Los Angeles as a means of providing convenient access to and 
from the streetcar. Buildings reflect design and layout features to accommodate streetcar access as well 
as the architectural styles of the day. They illustrate how community life was conducted within a 
pedestrian setting based on proximity of residents to local business and public transportation. Streetcar 
commercial development is most commonly characterized by a dense fabric of attached retail 
buildings, with storefronts placed directly on the sidewalk. The significant characteristic is this 
pedestrian orientation, with no accommodation for the automobile. The most important architectural 
feature is the storefront. It commonly contains a show window, with a recessed entrance placed either 
to the side or in the center and flanked by windows. Making use of the storefront are a number of 
specific building types. They include the single-story storefront block, consisting of one or more 
storefronts, and the multi-story mixed-use building, consisting of a storefront or storefronts on the 
ground floor and offices, meeting space, or residential units above. Those containing offices or meeting
spaces were commonly known as commercial or business blocks. Those with residential units, 
particularly single bay entities, were early versions of today’s live/work buildings, with the upper floor 
often inhabited by the proprietor of the business below.

The commercial vernacular was the most common style during the 1920s, but both the storefront and 
the business block used other modes. Most popular was the Spanish Colonial Revival style. It was 
particularly useful for single-story storefront blocks. Multi-story business blocks often employed a 
more monumental Renaissance Revival style, similar to that used in the commercial structures being 
built in the Downtown business district during the 1920s.

The building at119 N. Larchmont Blvd can be seen as an excellent example of streetcar 
commercialization because it is a two story mixed use building that sits along a a former Los Angeles 
Railway streetcar route within what SurveyLA has identified as the “Larchmont Boulevard Streetcar 
Commercial Planning District.” This district was the commercial heart of the nearby residential 
communities. The building was constructed while the streetcar was at the height of its popularity, with 
pedestrian-oriented storefronts placed on the sidewalk within a dense fabric of attached retail buildings.

6 Excerpted and adapted from City of Los Angeles. "Los Angeles Citywide Historic Context Statement Context: Commercial 
Development, 1859-1980 Theme: Neighborhood Commercial Development, 1880-1980,"  ed. Department of City Planning, Office of
Historic Resources, SurveyLA, 2017.
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The R Line7

The “R” Line was formed by merging the Stephenson Avenue Line and the West 6th Street Line, with 
service beginning in 1920 and ending in 1947. The route went from Eastern Avenue and Whittier 
Boulevard, west on Whittier to Boyle Avenue, south on Boyle to E. 7th Street, west on 7th to Alvarado 
Street, north on Alvarado to W. 6th Street, west on 6th to right-of-way near Gramercy Place, north on 
right-of-way to W. 3rd Street, west on 3rd to Larchmont Boulevard, north on Larchmont to Melrose 
Avenue. In 1931, the line was rerouted to travel west on Whittier to Boyle Avenue, south on Boyle to 
E. 7th Street, west on 7th to Vermont Avenue, north on Vermont to W. 3rd Street, west on 3rd to La 
Brea Avenue.

The 3 Line8

The '3' line was formed from portions of the ‘R’-Whittier Boulevard and W. 3rd Street Line and the 
‘D’-W. 6th and E. 5th Street Line.  Service began November 1, 1931. The route traveled from E. 5th 
Street and Central Avenue, west on 5th to Beaudry Street, south on Beaudry to W. 6th Street, west on 
6th to right-of-way along Gramercy Place, north on right-of-way to W. 3rd Street, west on 3rd to 
Larchmont Boulevard, north on Larchmont to Melrose Avenue. On October 10, 1937, a loop was 
established on the east end via E. 6th Street, Kohler Street, Wilde Street and Central Avenue. On 
November 9, 1937, a wye was established on the west end at Melrose Avenue and Larchmont 
Boulevard. On September 10, 1937, turnback service was established at W. 3rd Street and Plymouth 
Avenue. Starting February 7, 1943, there was a short lived turnback service, in conjunction with the 
‘R’-Line, using the loop formed by W. 6th, Gramercy right-of-way, W. 3rd and Vermont Avenue.  The 
‘3’-Line operated clockwise, the ‘R’-Line counter clockwise.  Layover was on spur tracks on the right-
of-way section (busses still follow this pattern.)  The turnback at W. 3rd and Plymouth was eliminated. 
On August 3, 1947 service on W. 3rd and Larchmont was taken over by the ‘R’-Line, and service on W.
6th by the ‘3’-(trolley bus) Line.

Streetcar Track on Larchmont Blvd9

According to Ralph Cantos of the Pacific Electric Railway Historical Society, the streetcar tracks were 
first laid down on Larchmont Blvd. around 1915. The cars operated on a private right-of-way down the 
center of the wide street. The median extended from Third Street to First Street, then in pavement in 
the shopping village from First Street to Beverly Blvd. Then, north of Beverly Blvd., the tracks 
returned into a center median until reaching the end of the line at Melrose Avenue.

Cantos estimates that sometime in the 1930s, the center medians were paved over, placing the streetcar 
tracks in pavement. But the center trolley wire supports remained in the center of the roadway because 
Larchmont Blvd was wide enough to have the trolley wires suspended from poles on both sides of the 
street. The street poles were the setting for several Keystone Cops and Three Stooges movies that were 
shot along Larchmont Blvd. Cars dodging between the poles in the center of the street made for 

7 "‘R’-Whittier Boulevard and W. 3rd Street Line (1920-1947)." The Electrical Railway Historical Association of Southern California, 
http://erha.org/lary_r.htm.

8 "‘3' - West 6th Street and Larchmont Boulevard Line (1931-1947)" The Electrical Railway Historical Association of Southern 
California, http://erha.org/lary_r.htm.

9 Excerpted and adapted from Lombard, Patricia. "A Look Back at Larchmont's Streetcars." Larchmont Buzz, 14 April 2021.



7

hilarious antics. The building at 119 N. Larchmont Blvd. appeared on screen in the 1926 Harold Lloyd 
film For Heaven's Sake.

Once the cars got to the top of street at Melrose Avenue, the motorman or driver would turn the car 
around for the return trip back down the street. According to Cantos, the single end PCCs (Presidents 
Conference Committee cars) would pull forward to Melrose facing north, then the motorman would go 
to the rear of the car where there was a set of “back-up” controls. He would back the car into the “Y,” 
and then the car was facing east. When it was time to go, the motorman would pull the car out of the Y, 
and head south. The track setup formed the letter Y.  The switches were all automatic, explained 
Cantos.

Rail service on Larchmont ended in 1954 with no bus replacement. According to Cantos, rail line 
management must have figured that anyone living along Larchmont Blvd. could easily walk the three 
blocks that separated bus service on 3rd Street, Beverly Boulevard and Melrose Avenue.

119 N. Larchmont Blvd

Permits were granted to owner Albert B. Stephens for a two story building of stores and apartments on 
August 1, 1923. H.B. Saunders listed as the architect, with W.E. Clopine's name crossed out and 
replaced with owner A.B. Stephens as builder. Permits for two garages that were accessed from the rear
alley were issued on September 25, 1923. A Sanborn map from 1928 that was photographed at the Los 
Angeles Public Library appears to show a third garage behind the building, but all other Sanborn maps 
only show two. The garages were demolished in 1980. In the 1926 Harold Lloyd film For Heaven's 
Sake, a small portion of the building can be seen in the background behind a streetcar. Lettering that 
possibly reads “FURNITURE” is visible under the arched entry. Other names that exists on permits for 
119 N. Larchmont are D.A. Alexander (1957), W. Alexander (1964), Hancock Savings & Loan Assn.
(1980), and M. Fenady (1987). Residents and businesses that were listed at the address in city 
directories include Mrs. Wynn A. Fulton (1927), George F. Owen furniture (1937), Joseph Scotti 
(1942), D.A. Alexander (1956), Toni Reeder (1956), A-A Carpet Cleaners (1956), Oriental Rug 
Repairing Co. (1956), Wm. F. Alexander (1960), Dr. Chirprtr H. Locks (1969), Albert Pakradounian 
(1969), T. Schoenfeldt (1969), A.E. Meinzer (1969),Vanity Fair (1969), Hancock Savings and Loan 
Association (1987), and Alcasar Terrel Inc (1987).

H.B. Saunders

No biographical information could be found about H.B. Saunders. Aside from 119 N. Larchmont Blvd.,
H.B. Saunders and W.E. Clopine were listed together on permits as architect and builder for a single 
family house at 1643 N. Orange Grove Ave, and a duplex at 1939 N. Commonwealth Ave, both in 
1923. Aside from residences, Saunders is also listed as the architect for 2157 Sunset Blvd., which is 
another example of a Commercial Vernacular building that was built along a streetcar line. On the 
permits for 2157 Sunset, which was also built in 1923, W.E. Clopine's name is also crossed out and 
replaced as builder. 

Period of Significance

The period of significance for 119 N. Larchmont Blvd. is defined as 1923-1954, starting when the 
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building was constructed, and ending when rail service on Larchmont ended.

Integrity

119 N. Larchmont Blvd. retains a high degree of integrity. Although there have been many alterations 
to first floor storefronts, the building is still capable of communicating the intent of its original design 
as an example of streetcar commercialization.

Location: The subject property is in its original location and therefore retains this aspect of integrity.

Design: The subject property retains most of its character-defining features from its period of 
construction, including its brick, and original second floor windows. While the first floor storefronts 
have changed in appearance, they are still recognizable as storefronts. It therefore is able to convey its 
historic significance as an early 20th century mixed use building, retaining integrity of design.

Setting: The property is located in Larchmont Village, and is surrounded by other commercial 
buildings. While many changes have come to individual buildings and storefronts, the block's overall 
feeling remains the same. The building retains integrity of setting.

Materials: Alterations have minimally affected the building's integrity of materials. The original brick 
still remains, as do the wood windows on the second floor. The property retains the majority of its 
materials from its initial construction, therefore this element of integrity remains intact.

Workmanship: The building's original workmanship is still evident through its overall construction 
methods and materials. The building retains this element of integrity.

Feeling: The original character-defining features still remain, and the first floor is still taken up by 
storefronts, presenting the same basic appearance from the street as when it was built. The building 
retains integrity of feeling.

Association: The property is just as recognizable today as a 1920s mixed use building that is directly 
linked with this period of development in Larchmont Village. Therefore, it retains integrity of 
association.
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PERMIT HISTORY

1955 – roof sign

1957 – parapet correction

1963 – metal roof sign

1964 – interior partitions walls only

1980 – new interior partitions, installing a vault, exterior stairway, & interior exterior remodeling

1980 – demo existing garage

1980 – wall sign

1988 – full compliance with div. 88 class iii

1998 – at the first floor, t.i. for 50'x60' existing office building. rti for del r. by syed ali

1998 – install 21'4”x1'6” illuminated channel letters for fred sands estates

 2001 – proposed 1'6”x25'10” s/f illuminated wall sign for coldwell banker
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