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Introduction

Background 

At the request of James and Suzanne Yunker, the 

owners of the property, Wiss, Janney, Elstner 

Associates, Inc. (WJE) has developed this Historic 

Structure Report (HSR) for the Bollman House at 

1530 North Ogden Drive in Los Angeles, 

California. The HSR was requested in part to 

address requirements of the Mills Act, the 

economic incentive program of the State of 

California for the restoration and preservation of 

qualified historic buildings by private property 

owners.  

The Henry Bollman House was designed by Lloyd 

Wright for contractor Henry Bollman, who 

constructed several houses designed by Wright 

during the 1920s. Designs for the house were 

prepared in December 1922, and the house was 

completed in 1923. Constructed with exterior 

walls of concrete block, and wood framing clad 

with stucco, the interior of the house also featured 

concrete block for features such as the fireplace. 

The house represents the first use of the “knit-

block” system of concrete unit masonry developed 

by Lloyd Wright.  

The Bollman House is not currently listed in the 

National Register of Historic Places. The house 

has, however, been designated a Historic-Cultural 

Monument by the City of Los Angeles. The 

application form prepared in 1980 states that the 

house is of significance for its unique design, 

association with a prominent architect, age, and 

                                                      

1. Request for Historic-Cultural Monument 

Declaration. Cultural Heritage Board, Municipal 

Arts Department, City of Los Angeles. June, 

1980.  

condition. The application notes that there are “. . . 

only a handful of concrete block structures of this 

sort in the world . . . . They belong to a class of 

buildings designed in a style influenced by Mayan 

Architectural motifs.”1 

Based on the findings of this report, the Bollman 

House is considered eligible for inclusion in the 

National Register of Historic Places. The house is 

significant for its design, particularly for its use of 

the knit-block system, developed by Lloyd Wright, 

which would serve as an inspiration to his father, 

Frank Lloyd Wright. Furthermore, the house has 

significance as an early example of the work of 

architect Lloyd Wright. 

The house survives with sufficient integrity to 

convey its historic associations. Given its 

significance and level of integrity, 

recommendations for treatment have been 

developed in accordance with the Secretary of the 

Interior’s Standards, as further discussed below. 

Project Scope and Methodology 

The goal of the HSR is to develop information for 

use in the repair, maintenance, and preservation of 

this historically significant structure. First 

developed by the National Park Service in the 

1930s, HSRs are documents prepared for a 

building, structure, or group of buildings and 

structures of recognized significance to record and 

analyze the property’s initial construction and 

subsequent alterations through historical, physical, 



Management Summary 

2 Bollman House Historic Structure Report 

and pictorial evidence; document the performance 

and condition of the structure’s materials and 

overall physical stability; and identify an 

appropriate course of treatment. Following 

implementation of the recommended work, 

alterations made through the recommended 

treatment are documented as an appendix to the 

HSR.  

The following project methodology was used for 

this study: 

 Review of archival research was performed to 

gather information about the original 

construction and past modifications and 

repairs for use in assessing existing conditions 

and developing treatment recommendations 

for the house. Documents reviewed included 

original construction documents, historic 

photographs, and other written and illustrative 

documentation about history, construction, 

evolution, and repairs to the structure.  

 Concurrent with the review of historical 

research, a condition survey of the house was 

performed and observations documented with 

digital photographs, field notes, and 

annotation on existing drawings. The 

condition assessment included the exterior, 

interior, and structural systems of the house. A 

brief review of mechanical, electrical, and 

plumbing systems was also condition. 

Investigative openings, materials studies, and 

structural analysis were outside the scope of 

this study. 

 Based on historical documentation and 

physical evidence gathered during the study, a 

brief history and chronology of design and 

construction were developed. An evaluation of 

                                                      

2. National Register Bulletin: How to Apply the 

National Register Criteria for Evaluation 

(Washington, D.C.: National Park Service, 

National Register of Historic Places, 1990, 

revised 1995).  

3. Kay D. Weeks and Anne E. Grimmer, The 

Secretary of the Interior’s Standards for the 

Treatment of Historic Properties with Guidelines 

the significance of the house was also 

prepared, taking into consideration guidelines 

provided by the National Register Bulletin, 

How to Apply the National Register Criteria 

for Evaluation.2 This evaluation of history and 

significance provided the basis for the 

development of recommended treatment 

alternatives.  

 Based on the evaluation of historical and 

architectural significance of the structures, 

guidelines were prepared to assist in the 

selection and implementation of rehabilitation 

treatments.  

 The Secretary of the Interior’s Standards for 

the Treatment of Historic Properties guided 

the development of treatment 

recommendations for the significant exterior 

and interior features of the building. Following 

the overall treatment approach of 

rehabilitation, which ensures preservation of 

character-defining features while allowing 

new and continued use of the structure, 

specific recommendations were developed to 

address observed existing distress conditions 

as well as long-term preservation objectives.3 

 Following completion of research, site work, 

and analysis, the narrative report was prepared 

summarizing the results of the research and 

inspection and presenting recommendations 

for treatment. The HSR was compiled 

following the organizational guidelines of 

NPS Preservation Brief 43: The Preparation 

and Use of Historic Structure Reports, with 

modifications to organizational structure as 

required for purposes of this project.4 

for Preserving, Rehabilitating, Restoring & 

Reconstructing Historic Buildings (Washington, 

D.C.: National Park Service, Historic 

Preservation Services, 1995). 

4. Deborah Slaton, Preservation Brief 43: The 

Preparation and Use of Historic Structure 

Reports (Washington, D.C.: National Park 

Service, Technical Preservation Services, 2005). 
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Developmental History 

Historical Background and 

Context 

Early Career of Lloyd Wright 

The oldest child of renowned architect Frank 

Lloyd Wright, Frank Lloyd Wright, Jr. (Lloyd 

Wright) was influenced strongly by his father.  

Lloyd Wright (1890–1978) was raised in the house 

and studio designed by his father in Oak Park, 

Illinois. There he was able to interact and learn 

from accomplished architects who were associates 

of his father, such as William Drummond and 

Marian Mahony Griffin. By his mid-teens, Lloyd 

Wright was an accomplished draftsman, enrolling 

at the University of Wisconsin, Madison, in 1907.5   

Growing up, Lloyd Wright was surrounded by his 

father’s Oriental rugs, Japanese prints, artifacts 

from pre-Columbian Mexican and Southwest 

Indian culture, as well as Arts and Crafts furniture 

and accessories. He would inherit his father’s taste 

for these items, which would influence his 

architectural designs.6 

At the University of Wisconsin Lloyd Wright 

studied engineering and agronomy.  In 1909, he 

moved to Fiesole, Italy, to work in his father’s 

studio assisting in the preparation of drawings of 

Frank Lloyd Wright’s buildings for publication by 

German publisher Ernst Wasmuth.7  Following the 

                                                      

5. Alan Weintraub, Lloyd Wright: The Architecture 

of Frank Lloyd Wright Jr. (New York: Harry N. 

Abrams, Incorporated, 1998), 13. 

6. Ibid.  

7. Ibid, 14. Frank Lloyd Wright abandoned his wife 

and children, moving to Italy with former client 

Mamah Borthwick Cheney in 1909. 

work on his father’s portfolio, Lloyd Wright 

toured Europe with a fellow draftsman.8  

In 1911, without money to return to school, Lloyd 

Wright moved to Boston. There he worked briefly 

at the Harvard Herbarium, after which he took a 

job with the landscape architecture firm of 

Olmsted and Olmsted.9 

Continuing to work for the Olmsted firm, Lloyd 

Wright soon transferred to San Diego, where a 

nursery was established by the Olmsteds to 

cultivate plantings for the 1915 Pan-Pacific 

Exposition. Less than a year after moving to San 

Diego, Wright began working with Irving Gill, an 

architect who had been an apprentice with Frank 

Lloyd Wright under Louis Sullivan in the 1890s.  

Initially, Lloyd Wright handled landscape work 

for Gill while also completing presentation 

renderings of Gill’s buildings. During his time 

working for Gill, Lloyd Wright designed a new 

central park for the city of Torrance.10 

Following the completion of the work in Torrance, 

Lloyd Wright formed a partnership with Paul 

Thiene, a former colleague from Olmsted and 

Olmsted. Together, the two designed several 

landscapes, including a park at the La Brea Tar 

Pits in Los Angeles.11 

In late 1916, Lloyd Wright set up his own practice 

in downtown Los Angeles. For approximately one 

8. Ibid.  

9. Ibid.  

10. Ibid, 14‒15.  

11. Ibid, 15.  
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year, Wright worked for Paramount Studios as a 

set designer.12 

After living in New York for parts of 1918 and 

1919, working as a designer for aircraft companies 

as well as for the architectural firm Rouse and 

Goldberg, Lloyd Wright returned to Los Angeles. 

There he worked on several major projects for his 

father before he began to design his own 

significant buildings.13 

The first project with which Lloyd Wright assisted 

his father was the Hollyhock House. Lloyd Wright 

designed the landscape, while also overseeing the 

grading of the site as well as the installation of the 

house’s foundations. After issues with 

construction arose, Frank Lloyd Wright, who was 

overseeing construction of the Imperial Hotel in 

Japan, appointed Rudolph Schindler, one of his 

Taliesin apprentices and later a renowned architect 

in his own right, to take over as construction 

superintendent.14  

Following his work on the Hollyhock House, 

Lloyd Wright assisted his father with a proposal 

for a residential development near present day 

Beverly Hills, known as Doheny Ranch Resort. 

The proposed development was to consist of 

concrete block houses integrated into the steep 

landscape. The designs created at this time would 

greatly influence later concrete block houses 

designed by Frank Lloyd Wright, such as the 

Millard House (1923), also known as La 

Miniatura. Lloyd Wright worked closely with his 

                                                      

12. Ibid.  

13. Ibid, 15‒17.    

14. Ibid, 17.  

15. Ibid, 17‒18.  

16. Ibid, 19.  

17. David Gebhard and Robert Winter, An 

Architectural Guidebook to Los Angeles. Revised 

Edition. (Salt Lake City: Gibbs Smith, Publisher, 

2003), 177. (Evidence of the steel components of 

the knit-block system were not clearly observed 

during this study, although inspection openings 

were not a part of the current scope of services. 

Refer to Chapter 3 for further discussion.) 

father to develop the steel-reinforced knit-block 

system during this time.15 

The Weber House (1921) was the first building 

designed by Lloyd Wright. W. J. Weber, a 

businessman who knew Frank Lloyd Wright from 

Chicago, initially sought the elder Wright to 

design the home. However, Weber grew impatient 

with Frank Lloyd Wright, who was in Japan, and 

engaged Lloyd Wright.  The house resembled the 

Prairie School buildings designed by Frank Lloyd 

Wright in the early 1900s.16 

Lloyd Wright designed several concrete block 

structures throughout the 1920s.  According to 

Lloyd Wright, the first building to be constructed 

using the knit-block system was the Henry O. 

Bollman House in Hollywood, predating concrete 

block buildings designed by his father.17 Other 

concrete block structures designed by Lloyd 

Wright during this time included the Millard 

Studio (1926) in Pasadena; the John Sowden 

House (1926) and Elizabeth Farrell House (1926), 

both in Los Angeles; and the John Derby House 

(1926) in Glendale. In addition, Wright designed a 

studio and residence for himself that was 

completed in 1927. These structures used the knit-

block system in addition to standard wood-frame 

wall construction.18  

Lloyd Wright was also responsible for the design 

of several large structures in the 1920s, in addition 

to the concrete block residences he designed 

during this time. In 1927, Wright designed the first 

orchestra shell for the Hollywood Bowl. The shell, 

18. Donald Leslie Johnson, On Frank Lloyd Wright's 

Concrete Adobe: Irving Gill, Rudolph Schindler 

and the American Southwest. (Burlington, 

Vermont: Ashgate Publishing Company, 2013), 

80‒81. 
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which was in the shape of a stepped pyramid, 

could be easily disassembled. Wright designed a 

second shell the following year as a replacement. 

Composed of a series of hollow wooden rings 

bound with steel rods, the curvilinear structure was 

also intended to be demountable for storage during 

rainy winter months. It was left in place, however, 

and deteriorated rapidly. The wood structure was 

replaced with a steel-framed structure in 1929.19 

Wright continued to practice architecture, 

designing primarily residences but also other well-

known structures such as the Wayfarer’s Chapel in 

Palos Verdes, California (1947). Later in his 

career, Wright was involved in the efforts to 

preserve and restore structures designed by his 

father.  

Chronology of Development and 

Use 

In the early 1920s, Lloyd Wright designed a home 

for Henry Bollman in Hollywood. Bollman, a 

contractor, would construct a number of buildings 

designed by Lloyd Wright throughout the 1920s, 

including the Otto Bollman House (1922), which 

was clad in colorful dressed board and wood 

shakes, and the Harry and Alice E. Carr House 

(1925), a stucco-clad structure with redwood 

accents, both in Los Angeles, as well as the 

Herbert Howe House (1925) in Beverly Hills. 

Bollman also constructed the Lloyd Wright-

designed Oasis Hotel (1924) in Palm Springs, 

which utilized slip-form concrete construction.20   

Design and Construction of the 

Bollman House 

Architectural plans for the Bollman House were 

prepared in December 1922 (Figure 1 and 

                                                      

19. Weintraub, 242-245.  

20. Ibid. 21, 54.  

21. Lloyd Wright, designer. “Residence for Henry O. 

Bollman - Builder Los Angeles,” December 1, 

1922, Sheet #2.  

22. Ibid, Sheet #4. 

23. Ibid, Sheet #2.  

Figure 2). Plans called for a two-story house, L-

shaped in plan, and indicate that the house was to 

be constructed of plaster, concrete, and stone. The 

first floor of the home was envisioned to be 

constructed out of stone blocks, while the second 

floor construction consisted of standard wood 

framing and stucco.21 

The initial elevations show a highly decorative 

balcony on the west elevation, as well as on the 

south elevation (Figure 3). A series of columns 

lines the south wall of the service wing.22 

The plans of the house, which appear to closely 

resemble what was constructed, show an entry hall 

in the northwest corner that connects to the living 

room to the south, and the dining room to the east. 

A terrace is located off the dining room and living 

room. A service wing with a kitchen, pantry, and 

maid’s room and bath was shown on the east end 

of the building. A garage extends north from the 

service wing.23 

The second floor plans show two bedrooms along 

the west side of the house, with a full bath 

between. A third bedroom is located on the east 

side of the house over the dining room.24 

The Bollman House was completed in early 1923. 

The general form of the built house and the floor 

plans were the same as that shown in the drawings. 

The west elevation, which was to have a highly 

decorative stone clad balcony that projected from 

the house, was instead constructed as a stucco half 

wall surrounded by decorative concrete block 

around the edge. The block columns along the 

south elevation of the service wing were 

constructed with the tapered decorative block 

columns offset from the interior walls of the 

house.25 

24. Ibid, Sheet #3.  

25. Weintraub, 57. A c. 1925 photo shows the 

tapered columns along the south elevation of the 

service wing. This photograph has not been 

included in this report due to copyright, but can 

be viewed in the publication cited. 
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FIGURE 1. The first floor plan of the Henry Bollman House, 1922. 
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FIGURE 2. The second floor plan of the Henry Bollman House, 1922. 

 

FIGURE 3. The west elevation (top) and south elevation (bottom) of the Henry Bollman House, 1922. 

1 

2 
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Knit-Block System. The concrete block system 

at the Bollman House consists of hollow-core cast 

blocks with 4 inch thick walls.  In the knit-block 

system, vertical and horizontal steel reinforcing 

tied the blocks together. (Although knit-block 

reinforcement was not clearly observed during the 

current study, for which inspection openings were 

not a part of the scope of services, prior 

publications assessing the Bollman House as well 

as comments by Lloyd Wright identify this house 

as the first use of the knit-block system.) 

As would be the case at later buildings designed 

by Lloyd Wright using concrete block 

construction, stucco infill panels and wood-frame 

construction were used in addition to the concrete 

block system at the Bollman House.27 Similarly, 

the concrete block at the Bollman House served 

more as an accent to the conventional wood-

framed stucco wall construction used on portions 

of the first floor and all of the second floor of the 

house.   

The knit-block system was one of the influences 

on the textile block systems used by Frank Lloyd 

Wright at the Storer, Ennis, and Freeman houses. 

Lloyd Wright would later state about the knit-

block system at the Bollman House: 

Father saw it and saw that this concept could be 

worked into a total system, so he put me in charge 

of his first total-system block house, the Dr. Storer 

house.28 

Lloyd Wright would also oversee construction of 

the Ennis (1924) and Freeman (1924) houses, in 

addition to his work at the Storer House (1923), 

                                                      

27. Weintrub, 54. 

28. Ibid.  

29. Eric Lloyd Wright to Mr. and Mrs. Jim Rollins. 

Letter. June 8, 1980. Eric Lloyd Wright is the son 

of Lloyd Wright and Mr. and Mrs. Jim Rollins 

owned the Bollman House in 1980 when the 

property was declared a Historic-Cultural 

Monument by the City of Los Angeles.  

30. Ibid, 68.  

31. Johnson, 81.  

where the knit-block system served as the main 

structural element. 

Unlike the Bollman House, steel reinforcement 

was not used at the Millard House (La Miniatura) 

in Pasadena, a concrete block structure designed 

by Frank Lloyd Wright shortly after the design 

drawings for the Bollman House were 

completed.29   

Lloyd Wright would later design a studio and 

guest house adjacent to the Millard House in 

Pasadena. Similar to what was used at the Bollman 

House, the Millard Studio was a plaster building 

with patterned concrete block accents present 

around the doorways and windows.30 

Lloyd Wright collaborated with his father on the 

development of textile blocks.31 The textile block 

system consisted of 16-inch by 16-inch by 3-1/2-

inch thick concrete tiles. A semi-circular channel 

was present along the edges, in which a 1/4 inch 

diameter rod was set after two blocks were placed 

together. A grout mixture was then used to fill the 

channel.32 

Maintenance and Ongoing Changes 

Since it was constructed in 1923, the Bollman 

House has undergone several changes.  

The decorative blocks that were used along the 

edges of the balconies were either removed and 

replaced by more simple blocks, or covered with a 

parge coating, prior to 1960.33 

In addition, three decorative block columns were 

removed from the south elevation of the service 

wing. The removal of the columns exposed the 

32. Jeffrey M. Chusid, “Frank Lloyd Wright’s Textile 

Block System: The Freeman House,” Concrete in 

California. (Carpenters/Contractors Cooperation 

Committee, Inc., 1990), 14.  

33. Weintrub, 55. A circa 1925 photo shows the 

decorative block on the balconies, while a circa 

1960 photo does not show the decorative blocks. 

These photographs have not been included in 

this report due to copyright, but can be viewed in 

the publication cited. 
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windows that had previously been partially 

obscured. It is not known when this work was 

performed, but based on available documentation 

it appears to have been done prior to 1998.34 

Renovations to the property were discussed in a 

letter from Eric Lloyd Wright to James and 

Jaqueline Rollins, the owners of the house at that 

time, dated June 8, 1980. It is not clear what, if 

any renovations were undertaken at this time.35 

Windows were added to the east elevation of the 

garage prior to 2004.36 

Extensive work was performed at the Bollman 

House in 2004, with the most extensive changes 

made on the interior of the service wing. The 

existing maid’s room and bath at the east end of 

the service wing were removed to allow for the 

kitchen to be expanded. The kitchen was also 

expanded slightly into the garage. A new bath was 

added in the southeast corner of the service wing. 

Additionally, new windows were installed behind 

the tapered columns on the south wall of the 

service wing.  The concrete floor in the entry hall 

was restored.37 

On the exterior, the front flagstone concrete stoop 

was replaced and a new concrete cap was installed 

over the stone walls at the planter adjacent to the 

front door. The concrete patio off the dining room 

and living room was also restored.38 

A portion of the garage was converted into living 

space following the 2004 renovations. Closets 

were added along the west wall of the living space. 

The garage door remains, with a small storage 

space situated between the west wall of the garage 

                                                      

34. Ibid., 57. A circa 1925 photo shows the closely 

spaced decorative columns, while a 1998 photo 

shows the removed columns. These 

photographs have not been included in this 

report due to copyright, but can be viewed in the 

publication cited. 

35. Eric Lloyd Wright to Mr. and Mrs. Jim Rollins. 

Letter. June 8, 1980.   

and the closets accessible from the newer living 

space.39  

Another modification made to the house since 

original construction, and possibly as part of the 

2004 work, was seismic upgrading of the part of 

the foundation. At the southeast portion of the 

building, the continuous concrete footing was 

thickened as a seismic retrofit.  

A coating has been applied over the concrete block 

in many portions at the exterior of the first level. It 

is unknown when this occurred or what material 

was used. 

Additional cosmetic changes to the house have 

been made over time, including painting the 

interior and exterior of the house.  

36. MacMar, Inc., “Mimi London Residence, As Built 

Site Plan and Remodel Layout,” March 29, 2004, 

Sheet 1. 

37. Ibid, Sheet 3. The nature and extent of the 

restoration work for the floors is not known. 

38. Ibid.  

39. The 2004 design drawings do not show the 

garage as living space. Currently, the east 

portion of the garage is used as living space. 
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Physical Description and Condition Assessment 

Site  

The Bollman House is situated within a residential 

neighborhood bounded by two major boulevards, 

Sunset Boulevard to the south and Hollywood 

Boulevard to the north. The residential area on 

Ogden Drive, where the Bollman House is located, 

is lined with trees and has sidewalks on each side 

of the street. The house has a driveway access 

along Ogden Drive; the driveway runs along the 

north of the house and ends at the garage which is 

on the northeast corner of the house (Figure 4).  

Currently the front yard has 12 inch by 12 inch 

concrete pavers, with gravel filled joints, leading 

from the driveway and sidewalk (Figure 5).There 

are planted areas bordered by the pavers at the 

northwest corner of the front yard and on the north 

along the driveway. The planted area on the north 

contains two juniper trees that appear to be 

original landscaping. Other planted areas are 

bordered with low concrete block planter walls; 

these planters are adjacent to the house near the 

main entrance. The entire southern half of the yard 

has planted areas, with some flagstone pavers set 

on the soil (Figure 6 and Figure 7).  

At an earlier date the front yard had flagstone 

pavers leading from the entry to the driveway, and 

mown turf throughout. A demolition plan from 

March 29, 2004, indicates that a portion of the 

flagstone entry was removed and replaced with a 

concrete entry; the drawings noted the flagstone 

was not original. These March 2004 drawings 

were produced by MacMar, Inc., Architects and 

Engineers for Mimi London, who was the owner 

at the time. The 2004 as-built plan indicates that 

the concrete pavers were already in place in 2004 

and the only flagstone remaining was at the entry. 

It is unknown when the concrete pavers were 

installed. 

 

FIGURE 4. View of the Bollman House, with the driveway 

and sidewalk adjacent to the house in the foreground. 

 

FIGURE 5. View of the front yard pavers from the main 

entrance. 
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FIGURE 6. View of the south portion of the front yard. 

 

FIGURE 7. Flagstone pavers at the south side of the front 

yard. 

The backyard is mostly mown turf with 

landscaping along the south side and some small 

planted areas adjacent to the house (Figure 8 and 

Figure 9). There is a patio with a decorative 

concrete slab. Doors from the patio lead into the 

living and dining rooms (Figure 10). 

The backyard has 18 inch by 8 inch concrete 

pavers that are reported to be original concrete 

block that was salvaged from the building. These 

blocks are used as pavers that lead east from the 

patio outside the living room through the mown 

turf and connect to pavers leading from the back 

door near the kitchen (Figure 11). 

A portion of the southwest corner of the backyard 

still has flagstone leading from the south door of 

the living room across to the site wall separating 

the front and back yards (Figure 12). The flagstone 

pavers are of varied sizes set in a random pattern 

and are a reddish buff color. 

FIGURE 8. View of the south portion of the backyard. 

 

FIGURE 9. View of the east portion of the backyard. 

 

FIGURE 10. Patio at the west end of the backyard. 
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FIGURE 11. The southeast corner of the backyard, where 

the concrete pavers turn towards the north. 

 

FIGURE 12. Southwest corner of the backyard with 

flagstone paving. 

 

FIGURE 13.  Madame Galen trumpet vine extending 

along the south facade. 

There is a large flowering Madame Galen trumpet 

vine extending along the south facade, which 

extends across the roof and down the top side of 

the concrete block walls (Figure 13). 

Exterior Evaluation 

Description 

The Bollman House is a two story, single family 

residence with an L-shaped plan. The house is 

oriented in the north-south direction, with the 

second floor located only on the northwest portion 

of the structure.  

The west facade of the house contains the formal 

entrance, which is located toward the north half of 

the west elevation (Figure 14). A large bay 

window is located to the south of the main 

entrance door. The main entrance is covered by a 

second floor balcony centered on the second floor 

of the west facade. The balcony is flanked by 

decorative piers and the balcony wall is set back 

and offset vertically, creating a stepped wall on 

each end. The main entrance has a painted 

decorative concrete slab entry flanked by planters 

with low concrete block walls.  

The north facade is two stories in height at the 

west end of the house and transitions to one story 

at the east (Figure 15). The north facade also has a 

covered entrance with a single door that leads to 

the main entry hall. This entrance is accessed from 

the driveway and is covered by a balcony that 

extends from one of the second floor bedrooms. 

The northwest entrance has a painted concrete slab 

that steps up from the gravel and concrete drive. 

The north facade has another door entrance at the 

east end, adjacent to the garage, which leads into 

the laundry room. There is a gravel walkway along 

the north side of the garage that leads from the 

driveway to the backyard. 

The south facade is two stories in height at the 

west end and transitions to one story at the east 

end of the dining room (Figure 16 and Figure 17). 

There is a large balcony on the west end that is 

located above the south living room double doors. 

Another L-shaped balcony extends on the east 

from the living room double doors to the south, 

toward the east end of the dining room. The one 

story portion of the south facade is composed 

primarily of concrete block walls infilled with 
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windows set between large decorative concrete 

block piers. 

The east facade is one story in height at the north 

end of the house and two stories at the south end 

of the house. The north end has a single door that 

leads from the kitchen hall to the backyard and a 

set of double doors at the bathroom ( 

Figure 18). Three concrete steps lead up from the 

turf toward the doors. The concrete steps are 

flanked by planted areas with gravel mulch. The 

south end has a large balcony over the first floor 

patio.  

 

FIGURE 14. Overall view of the west elevation of the Bollman House. 
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FIGURE 15. Partial view of the north elevation of the Bollman House. 
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FIGURE 16. Partial view of the south elevation of the Bollman House. 

 

FIGURE 17. Partial view of the south elevation of the Bollman House. 
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FIGURE 18. View of the north end of the east elevation of the Bollman House. 
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Exterior Walls. The residence has concrete 

block and stucco clad, wood-framed exterior wall 

construction that is original to the structure. 

Concrete block walls are located at the lower level 

(Figure 19). Concrete block detailing exists at the 

upper level balconies (Figure 20). Window and 

door openings are typically recessed from the 

concrete block wall plane at the kitchen and the 

main and north entrances. 

There are four balconies on the second floor, all of 

which have wood framed walls with block 

detailing. The balcony decks have a painted 

coating throughout (Figure 21). On the west and 

north balconies, drains with downspouts extend 

through the underside of the deck (Figure 22 and 

Figure 23). On the east and south balconies, 

scuppers extend through the balcony walls (Figure 

24).  

Concrete Block. The concrete blocks that 

comprise the first floor, single-wythe wall system 

at the main portion of the residence are typically 

17 inches wide by 8 inches tall and 12 inches thick 

(Figure 19). At the south exterior wall surrounding 

the kitchen, the concrete block wall is constructed 

adjacent to the windows as columns with angled 

sides (Figure 25). Joints are typically 1/4 inch 

wide.  

During previous renovations, decorative columns 

were removed along the south wall. A photograph 

of the house circa 1925 shows that the columns 

were spaced more closely together (i.e., with more 

columns present), while a photo circa 1960 shows 

this area with fewer columns.40 These photographs 

have not been included in this report due to 

copyright, but can be viewed in the publication 

cited. It is unknown when these renovations where 

completed. 

Concrete block used for detailing at the upper 

level varies in size. As reported by others, the 

concrete block detailing is tied to the wood frame 

                                                      

40. Alan Weintraub, Lloyd Wright: The Architecture 

of Frank Lloyd Wright Jr. (New York: Harry N. 

Abrams, Incorporated, 1998), 57. 

via steel tie rods. (This construction detail is 

subject to confirmation by further investigation.)  

 

FIGURE 19. Concrete block wall construction at the south 

wall. 

 

FIGURE 20. Concrete block wall construction at the 

balconies. 
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FIGURE 21. Overall view of the south balcony. 

 

FIGURE 22. Typical deck drain leading to downspout 

through deck. 

 

FIGURE 23. Downspout at the underside of the west 

balcony. 

 

FIGURE 24. Scupper through the balcony wall. 

 

FIGURE 25. Concrete block wall construction at the south 

wall. 

At the single story original garage, the exterior 

walls at the north and east elevations are 

composed of concrete block ( 

Figure 18). During previous renovations, the 

garage was converted to a living space.  

A site wall at the north side of the backyard is also 

constructed of a single wythe of concrete block.  

The concrete block is typically coated with 

multiple layers of coating. At some locations a 

cementitious parge coat has been installed over the 

concrete block, diminishing the original texture, 

particularly at the upper level concrete block 

detailing.  

Stucco. At the second level the exterior walls are 

stucco cladding over wood framing. It is unknown 

if wood sheathing is located throughout the 
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structure. The north and south upper walls are 

angled inward slightly (Figure 26).  

The stucco is coated with the same or a similar 

coating as that used on the concrete block.  

 

FIGURE 26. Stucco clad exterior wall at north elevation. 

Note the slight inward slope of the wall.  

Windows and Doors. Several types of window 

configurations were identified at the Bollman 

House, including wood-framed multi-light fixed 

units and wood-framed single light casement units 

(Figure 27 and Figure 28). Many of the wood 

frames, sash, and hardware are original; however, 

selected windows have been replaced.  

The replacement windows generally replicate the 

original sash and frame configurations. During the 

2004 kitchen remodeling the windows at the south 

wall of the kitchen were replaced but the 

arrangement of window openings was only 

slightly modified. The window opening modified 

was at the existing sink, where the modification 

consisted of lowering the sill height to match that 

of the adjacent windows (the original sill height at 

the sink). The replacement windows were made to 

match typical existing windows (Figure 29 and 

Figure 30). The windows at the dish pantry were 

not replaced during the remodeling; however, the 

hardware has been replaced. During previous 

modifications prior to 2004, two windows were 

installed on the east wall at the area of the original 

garage. (The original drawings indicate that a 

single door existed on the back wall of the garage. 

The 2004 kitchen renovation drawings do not 

indicate two windows to be installed; however, 

these drawings show the windows as the existing 

condition, indicating that the windows were 

installed sometime prior to 2004.) 

Windows are primarily casement units and are 

painted green on the exterior and white in the 

interior. Most of the windows also have a wood-

framed insect screen (Figure 31). The metal 

screens in the second floor bathroom and 

northwest bedroom include a horizontal linear 

fritted pattern with vertical divisions (Figure 32). 

The hardware on some of the casement windows 

consists of a gear crank with a separate handle 

(Figure 33). Most of the original hardware is 

painted white, except for some of the lock 

mechanisms (Figure 34).  

The window muntins are spaced 8 inches apart 

vertically, which aligns the muntins with the 

concrete block joints (Figure 35). The wood 

muntins are sloped at a downward angle, creating 

pointed corners with mitered joints (Figure 36). 

The window glazing is mostly clear except for the 

second floor bathroom window, which has obscure 

glass (Figure 37). 

The west facade has a large bay window, adjacent 

to the main entrance. The bay window has a center 

casement and two multi-light sidelights (Figure 

38).  

There are long multi-light vertical fixed windows 

on the south side of the living room. These 

windows are set back from the perimeter wall and 

bordered with decorative concrete blocks (Figure 

27). 

There is a fixed slit window in the north facade at 

the staircase. Matching slit windows are located on 

the north and south facades adjacent to the balcony 

doors in the west bedrooms (Figure 39 and Figure 

40). 
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FIGURE 27. Multi-light fixed window at the south wall of 

the living room. 

 

FIGURE 28. Single light casement unit at the pantry. 

 

FIGURE 29. Replacement casement windows at the 

south wall of the kitchen. 

 

FIGURE 30. Exterior view of replacement casement 

windows at the kitchen. 

 

FIGURE 31. Typical wood framed insect screen. 
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FIGURE 32. Fritted screen at the second floor bathroom. 

 

FIGURE 33. Casement window gear crank hardware. 

 

FIGURE 34. Typical window closure hardware. 

 

FIGURE 35. Muntin spacing is 8 inches vertically, 

matching the concrete block joints. 

 

FIGURE 36. Sloped muntins at the corner of the west 

facade bay window. 

 

FIGURE 37. Overall view of the second floor bathroom 

casement window with obscure glass. 
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FIGURE 38. Bay window with casement and fixed 

sidelights, on the west elevation. 

 

FIGURE 39. Slit window at the north wall of the staircase. 

 

FIGURE 40. Slit window on the south wall of the 

southwest bedroom. 

The doors throughout the house are single and 

double wood-framed panel doors with glazing. 

The doors are painted green on the exterior and 

white on the interior. Most of the door hardware 

appears to be original. Some doors have been 

replaced with the original hardware reused. The 

typical door hardware includes a bronze knob with 

rosette and separate keyhole with escutcheon 

(Figure 41). The bronze keyhole escutcheon and 

rosette have been painted on some doors. 

On the first floor there are double doors in the 

living room, dining room, dish pantry, and 

bathroom, all leading to the back yard. The living 

room and dining room doors have fixed multi-light 

sidelights with wood muntins spaced to align with 

the concrete block joints adjacent to the door 

perimeters (Figure 42). The double door in the 

dish pantry has two single-light fixed sidelights. 

The double door to the south of the living room 

has a multi-light panel on the outer end of each 

door (Figure 43). The double door on the north 

wall of the northwest bedroom at the second floor 

has similar multi-light panels (Figure 44); 

however, this second floor door has different 

hardware than the other exterior doors. It has a 

mounted lock-set with a keyhole on the side 

(Figure 45).  

There is a single Kalamein door (a solid wood 

core door covered with sheet metal) with one 

sidelight on the east elevation leading to the 

backyard. This door has original brass hardware 

(Figure 46 and Figure 47). There is one single 

door with two sidelights in the laundry room that 

leads to the driveway (Figure 48).  

The main entrance door on the west and the 

entrance door on the north are single doors, each 

with a large central glazing panel (Figure 49). 

Each entrance door has similar bronze hardware 

with a bronze knob and lockset (Figure 50). 

On the second floor, double doors lead to 

balconies from all three of the bedrooms as well as 

from the hallway. The double doors leading to the 

balconies have multi-light sidelights with wood 
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muntins (Figure 51). The door on the east wall of 

the southwest bedroom is paired with the door in 

the hallway, the entire unit consists of two sets of 

double doors separated by one fixed center light 

and one multi-light sidelight (Figure 52). The 

balcony door for the northeast bedroom is also 

paired in the same configuration (Figure 53). The 

double door leading to the roof deck has center 

glazing panels on each door.  

The glazing within the doors and sidelights is 

clear. Most of the doors have wood-framed insect 

screens. 

 

FIGURE 41. Typical exterior door hardware. 

 

FIGURE 42. First floor exterior door leading to the patio. 

 

FIGURE 43. Double door on the south wall of the living 

room, with multi-light panels on each door. 

 

FIGURE 44. Second floor balcony door on the north wall 

of the northwest bedroom. 
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FIGURE 45. Hardware on the balcony door on the north 

wall of the northwest bedroom. 

 

FIGURE 46. Kalamein door on the east facade. 

 

FIGURE 47. Sliding handle on the Kalamein door on the 

east facade. 

 

FIGURE 48. North elevation door leading into laundry 

room. 
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FIGURE 49. Main entrance door on the west elevation. 

 

FIGURE 50. Brass hardware on the main entrance door. 

 

FIGURE 51. Second floor exterior door leading to the 

balcony on the west elevation. 

 

FIGURE 52. Second floor exterior paired door leading to 

a balcony. 

 

FIGURE 53. Interior view of a second floor paired door 

leading to a balcony. 

Roof. Only the first floor roof located over the 

garage, kitchen and first floor bath was accessible 

for purposes of this study. This roof is a single-ply 

asphalt rolled roof with a mineral surface over 

wood framing (Figure 54). One visible drain was 

located at the northwest corner of the roof. A 

painted sheet metal edge flashing extends around 

the perimeter of the roof (Figure 55). Vines 

extending from the south wall cover a large 

portion of the roof (Figure 56). 

The first floor roof is accessible through a door in 

the master bedroom on the east side of the second 

floor.  

The second floor roof was not accessible; 

however, mechanical equipment and the chimney 

are visible from the first floor roof and backyard 
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(Figure 57). A painted sheet metal flashing is 

visible at the perimeter of this roof. 

 

FIGURE 54. North portion of first floor roof. 

 

FIGURE 55. Rolled roofing lapped over the sheet metal 

perimeter flashing. 

 

FIGURE 56. South end of the first floor roof with vines 

covering a large portion of the area.  

 

FIGURE 57. Mechanical equipment visible on the second 

floor roof.  

Condition Assessment 

The following notable conditions were observed at 

the building exterior.  

Concrete Block 

 The concrete blocks are typically sound with 

some surface deterioration.  

 Surface scaling and spalling that has been 

covered with the coating was noted (Figure 

58).  

 Previous repairs to the concrete block include 

installation of a cementitious parge coat to the 

surface in some locations. This has obscured 

the original detailing and texture of the 

surface.  

 Blistered and delaminated coating was noted 

at some locations of the concrete block (Figure 

59). 

 In some locations at the north and east 

elevations of the original garage, a thicker 

layer of cementitious parge coat has been 

installed; joints to replicate the existing 

concrete block joint pattern have been scored 

into the surfacing (Figure 60). At some 

locations this surfacing was noted to be 

delaminating from the concrete block 

substrate.  
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 Exposed reinforcing steel exists at the north 

elevation at the concrete block columns 

(Figure 61). Corrosion of the exposed 

reinforcement was not observed.  

 

FIGURE 58. Spalls and surface scaling that has  

been covered with coating at the west elevation. 

 
FIGURE 59. Example delaminated coating.  

 

FIGURE 60. Cementitious parge coat surfacing at east 

elevation. Note delamination of surfacing and scoring of 

joint lines to match concrete block joints. 

 

FIGURE 61. Exposed reinforcement in concrete block.  

Stucco 

 The stucco generally appears to be in good 

condition, with some localized areas of 

cracking noted at changes of plane and at 

transitions to concrete block (Figure 62 and 

Figure 63). 

 The coating was peeling in some localized 

areas, but appeared to be generally intact.  

 

FIGURE 62. Cracking at a change of plane.  
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Figure 63. Cracking at a change of plane in the exterior 
wall.  

Windows and Doors 

 Typically the windows and doors are in good 

condition. 

 Areas of peeling/delaminated paint and some 

wood deterioration were observed, mostly on 

the second floor windows and doors (Figure 

64 and Figure 65). 

 Two lights were cracked on the second floor 

west door sidelights (Figure 66). 

 Signs of water intrusion were noted on the sill 

at the hallway door on the second floor. It 

appears the door sill flashing has been 

replaced to correct this issue, but a gap is 

visible between the wood floorboards and 

stainless steel sill flashing (Figure 67). 

 

FIGURE 64. Peeling paint on the west balcony doors. 

 

FIGURE 65. Peeling paint and deteriorated wood at the 

west balcony doors. 

 

FIGURE 66. Cracked glass on the west balcony doors. 

 

FIGURE 67. Gap between the floor boards and sill 
flashing on the east balcony doors. 
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Roof 

 The first floor roof had several blisters and 

areas of visible delamination ( 

 FIGURE 68). 

 The flashing at the stucco to roof transition 

was deteriorated and bent, and the asphalt on 

the flashing is cracked and deteriorated. The 

drainage condition in this area is unknown 

(Figure 69). 

 The membrane around the drain depression 

was cracked and deteriorated throughout 

(Figure 70). 

 

FIGURE 68. Area where the roof membrane is blistered 
and not bonded to the substrate. 

 

FIGURE 69. Deteriorated flashing at the roof to stucco-
clad wall transition. 

 

FIGURE 70. Deteriorated membrane around the roof 
drain. 

Interior Evaluation 

Description 

The interior of the house consists of common areas 

including the living room, family room, dining 

room, kitchen and one bathroom on the first floor, 

and three bedrooms and one bathroom on the 

second floor. The finishes throughout both floors 

are similar and most are original.  

First Floor. The first floor is accessed through 

the front yard via the main entrance on the west 

facade, which leads to the entrance hall (Figure 

71). A secondary entrance on the north is reached 

via the driveway. The entrance hall has a 

decorative concrete floor slab, which is painted 

white on the perimeter and tan in the center 

(Figure 72). The exterior walls are concrete block 

and the ceilings are painted plaster. There is a 

decorative wood trim along the walls, 

approximately 5 feet from the ground (Figure 73). 

This same wood trim pattern is repeated in the 

living and dining rooms; in some areas the trim is 

offset from the wall with room for lighting fixtures 

on the horizontal surface. There are two small 

closets within the entrance hall, one underneath 

the staircase and one on the northwest corner. 
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FIGURE 71. West wall of the entrance hall, with the main 

entrance door. 

 

FIGURE 72. Part of the concrete slab at the entrance 

hall. 

 

FIGURE 73. Typical wood trim on the first floor. 

The entrance hall also leads to the interior 

staircase, which is concrete on the first floor with a 

wood landing and wood treads and risers in the 

run leading to the second floor (Figure 74 and 

Figure 75). The concrete treads are scored to 

match concrete block joints. The risers are 

approximately 7 inches high with 11 inch concrete 

treads and 9-1/2 inch wood treads (Figure 76). 

There is a large ceiling-mounted light fixture 

above the stair landing, which is hung with a 

chain. The ceiling and walls above the landing 

have a white painted plaster finish. The concrete 

treads and concrete block walls are also finished 

with a white coating. 

 

FIGURE 74. Stairs at the north end of the entrance hall. 

 

FIGURE 75. Wood landing and transition to wood treads 

and risers. 
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FIGURE 76. Wood treads and risers with wood trim. 

To the south of the entrance hall there are two 

concrete steps leading down to the living room. 

The living room has concrete block walls on all 

sides with a large bay window on the west wall, 

and a large double door on the east wall that leads 

to the patio (Figure 77 and Figure 78). The bay 

window has wooden spindles extending from the 

window sill to the ceiling. The ceiling is white 

painted plaster with small circular recessed 

lighting fixtures in the center of the room. The 

wood flooring consists of 1-1/2 inch wide boards, 

which butt up to the concrete step and perimeter 

walls. 

There is a small nook on the south wall of the 

living room, with a double door leading to the side 

patio. The nook is flanked with built-in shelving 

(Figure 79 and Figure 80). There is a multi-light 

fixed window on each side of the recessed nook.  

 

FIGURE 77. Overall view of the east wall of the living 

room. 

 

FIGURE 78. Overall view of the west wall of the living 

room.  

 

FIGURE 79. Overall view of the south wall of the living 

room.  

 

FIGURE 80. Built-in shelving in the nook at the south end 

of the living room. 

The double-sided fireplace is located at the north 

side of the living room and opens to the entry hall 

on the opposite side. The fireplace is constructed 

of concrete block columns and a concrete mantel 
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and hearth, all of which is finished with a white 

paint coating (Figure 81 and Figure 82). The 

columns for the fireplace are composed of 

alternating decorative and plain concrete blocks. 

The fireplace surround is made up of plain 

concrete blocks, topped by the concrete mantel. 

There is a decorative concrete block at each end of 

both mantels. The hearth on the living room side 

has a concrete slab extending the full width of the 

fireplace, which is 6 feet wide; the mantel on each 

side of the fireplace is 5 feet wide (Figure 83). 

There is a recessed light with a tinted glass cover 

in the ceiling above the fireplace. The middle 

portion of the fireplace is topped with a decorative 

block and decorative concrete relief. The hearth on 

the entrance hall side has been blocked off, but 

overall the fireplace retains its original materials.  

 

FIGURE 81. View of the fireplace from the living room. 

 

FIGURE 82. View of the fireplace from the entrance hall. 

 

FIGURE 83. Close-up view of the hearth from the living 

room. 

The dining room is in the center of the L-shaped 

floor plan and is located directly east of the 

entrance hall. The room is made up of concrete 

block walls on the north and south walls and a 

wood framed wall with plaster on the east wall 

(Figure 84). The wood flooring consists of 1-1/2 

inch wide boards and the ceiling is painted plaster. 

A double door opens toward the patio on the south 

wall.  

 

FIGURE 84. Overall view of the dining room, looking 

east. 

The kitchen is located directly east of the dining 

room, and is accessed through a doorway on the 

south side of the dining room. This door leads into 

the dish pantry, which has built-in cabinetry to the 

east, two casement windows to the south, and a 

double door leading to the patio to the west 

(Figure 85). The kitchen and dish pantry have a 

painted concrete floor, concrete block wall to the 
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south, wood-framed walls on the north and east 

walls and a painted plaster ceiling (Figure 86 and 

Figure 87). Built-in cabinets are located 

throughout the north wall of the kitchen and a 

built-in bench is located below the windows on the 

south wall. The kitchen has been remodeled 

extensively; however, the exterior walls have only 

been minimally modified.  

The latest kitchen remodeling was completed in 

2004 by Mimi London, who was the owner at the 

time. Drawings produced for the remodeling 

indicate that the windows along the south wall 

were replaced to match the existing original pantry 

windows. The sink was relocated and the sill 

height at the previous sink location was lowered to 

match the pantry window height. The 2004 

drawings indicate that the block at the sink sill 

were not original and had been added to raise the 

sill height at that location. The east framed wall 

was set back, increasing the kitchen area and 

rearranging the configuration of the adjacent 

bathroom by eliminating the maid’s room. 

 

FIGURE 85. View of the dish pantry, looking southwest. 

 

FIGURE 86. View of the kitchen, looking east. 

 

FIGURE 87. View of the kitchen, looking west. 

The current first floor bathroom configuration was 

created as a result of the remodeling in 2004. The 

finishes include black ceramic tile flooring and 

wainscoting to mid-height of the perimeter walls, 

and wainscoting at about 6 feet high around the 

tub and shower (Figure 88). Mirrors are located 

above the tile wainscoting throughout. The ceiling 

has a white painted plaster finish. Double doors on 

the east wall that lead to the back yard (Figure 89). 

The 2004 remodeling drawings indicate these 

doors were existing and not removed during the 

work completed in 2004. 
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FIGURE 88. Overall view of the first floor bathroom. 

 

FIGURE 89. The double doors located on the east wall of 

the first floor bathroom. 

The family room is to the north of the first floor 

bathroom and is accessed through a doorway at the 

north of the back hall, between the bathroom and 

kitchen. The family room has a coated concrete 

floor, concrete block walls to the north and east, 

and wood-framed walls to the south and west. 

There are two casement windows on the east wall 

that were added at an unknown date (Figure 90). 

This area was originally part of the garage but has 

been converted with the addition of a dividing wall 

approximately at the mid-length of the garage 

(Figure 91). 

 

FIGURE 90. View of the east wall of the family room. 

 

FIGURE 91. View of the west wall of the family room, 

which divides this space from the garage. 

The garage is used for storage and also contains 

the hot water heater. It has a concrete floor, 

concrete block wall to the north, and framed walls 

to the south and east (Figure 92). Access to the 

garage is provided from the west through a wood 

overhead door. 
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FIGURE 92. Overall view of the garage. 

The laundry room is on the northwest end of the 

kitchen and can be accessed through an interior 

door from the kitchen, or from the driveway via a 

door on the north wall. The laundry consists of a 

block wall on the north, and wood framed walls on 

the south, west, and east walls. The ceiling is 

painted plaster and the floor is unfinished concrete 

(Figure 93). 

 

FIGURE 93. View of the laundry room floor transition 

from the kitchen finished concrete floor. 

Second Floor. The second floor is accessed via 

the staircase located at the north side of the house. 

The stairs lead into the second floor hall which 

provides access to the three bedrooms, bathroom 

and one of the balcony decks.  

Typical interior finishes at the bedrooms and hall 

consist of wood flooring with a three-part wood 

baseboard, plaster walls, plaster ceiling with wall-

mounted light fixtures, and metal air vents (Figure 

94). Each bedroom has access to a balcony 

through wood-framed double doors with 

sidelights.  

The bedroom at the northwest corner has two sets 

of double doors, one on the north and one on the 

west (Figure 95 and Figure FIGURE 96). The 

bedroom at the southwest corner has three sets of 

double doors, on the south, west, and east walls 

(Figure 97 and Figure 98). The bedroom at the 

northeast corner has two sets of double doors, one 

on the south leading to a balcony and one on the 

east with access to the roof (Figure 99 and Figure 

100).  

The bedroom doors are single panel wood-framed 

doors. Closet doors are flush wood-framed doors. 

There are built-in shelves in each of the bedrooms.  

FIGURE 94. Typical wood floor finish throughout the 

second floor. 

 

FIGURE 95. View of the northwest bedroom, looking 

north; note the double door to the north balcony and slit 

window to the west of the door. 



Physical Description and Condition Assessment 

37 

 

FIGURE 96. View of the northwest bedroom, looking 

south; note the double door to the west balcony and 

panel door to the bathroom. 

 

FIGURE 97. View of the southwest bedroom; note the 

doors to the south and west balconies and typical closet 

doors. 

 

FIGURE 98. View of the southwest bedroom; note the 

doors to the west balcony, door paired to the hallway 

door leading to the east balcony, and panel door to the 

bathroom.  

 

FIGURE 99. View of the northeast bedroom looking east; 

note the closet doors and doors leading to the roof and 

east balcony deck. 

 

FIGURE 100. View of the northeast bedroom, looking 

west; note the wall mounted fixture and ceiling air vent. 

The second floor bathroom is accessible through 

the main hall or from two of the bedrooms. The 

bathroom finishes include black ceramic tile on 

the floor and wainscoting, which is approximately 

4 feet high at the perimeter of the room and 7 feet 

high at the shower and tub (Figure 101 and Figure 

102). The walls above the wainscoting and the 

ceiling have a white painted plaster finish. The 

south wall of the bathroom has a mirror extending 

to the ceiling above the wainscoting. A single 

basin porcelain console sink, with a stand and 

fixtures, is centered on the south wall (Figure 

103). The west wall has a wood-framed casement 

window with fixed side lights. The glazing for the 

entire window is obscure glass.  
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FIGURE 101. Second floor bathroom, with typical tile 

finish on the walls and floors. 

 

FIGURE 102. View of the second floor bathroom tub and 

shower. 

 

FIGURE 103. Second floor bathroom console sink with 

brass stand and fixtures. 

Condition Assessment 

The following notable conditions were observed at 

the building interior.  

Finishes 

 The finishes, which include plaster walls and 

ceilings, paint coatings, wood trim, and wood 

flooring, are typically in fair to good 

condition. 

 One area of cracked plaster was noted at the 

northwest bedroom ceiling (Figure 104). The 

crack noted is above the west door, which 

appears to be slightly racked, but remains 

operational. 
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FIGURE 104. Cracked plaster above the west door in the 

northwest bedroom. 

Windows and Doors 

 Interior wood doors are generally in good 

condition. 

 As described in the exterior condition 

assessment, there are some areas of wood 

decay at the second floor doors and windows, 

particularly in the northwest bedroom, where 

the interior of the wood sill was checked and 

split along the edge (Figure 105).  

 

 

FIGURE 105. Cracked wood sill on the west door of the 

northwest bedroom. 

 

 

Structural Evaluation 

Description 

Foundation. As observed at two crawlspaces 

and as shown on available original drawings, the 

walls are situated on a continuous concrete 

footing, 12 inches thick, at the northwest (dining 

room) and southeast (living room) portions of the 

building. The depth of the footing is unknown.  

At other locations of the residence the foundation 

is reportedly a concrete slab-on-grade. Original 

drawings show an approximately 3-1/2 inch thick 

concrete slab on grade. The construction was not 

confirmed as part of this study. 

At the southeast portion of the building, the 

continuous concrete footing was thickened as part 

of seismic upgrades to the building.  

Walls. The residence has concrete block and 

stucco clad wood-framed exterior wall 

construction that is original to the structure. 

Concrete block walls are located at the lower 

level. Concrete block detailing is present at the 

upper level.  

Upper level walls are wood-framed and clad with 

stucco. Available original drawings call for the 

wood framed walls to be composed of 2 inch by 3 

inch studs spaced at 18 inches on center. Drawings 

show the wood studs connected to the lower level 

concrete block walls via a 2 inch by 4 inch sill 

plate anchored with 3/4 inch diameter bolts.  

Floors. Typically the floors are wood framed, 

except at the lower level where a crawlspace does 

not exist and the floor is a concrete slab on grade 

as described above. Wood floor framing at the 

lower level was observed at the crawlspaces to be 

2x8 joists (actual dimension measured to be 1-3/4 

inches by 7-1/2 inches) spaced at approximately 

18 inches.  

At the southeast crawlspace, located under the 

living room, strengthening of the wood floor was 

completed previously (Figure 106, Figure 107 and 
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Figure 108). Strengthening measures include the 

installation of a beam comprised of two 2x7s 

running in the north-south direction at mid-span of 

the original joists; joists are not directly connected 

to the beam. This beam is supported by four 12 

inch square footings. In addition, at the thickened 

foundation, supplemental plates are bolted to the 

foundation. The joists are connected to the 

additional plates with supplemental anchors and 

connections. Some joists have been sistered 

(sistering is the reinforcement of joists by nailing, 

bolting, or attaching alongside the existing joist 

another joist or reinforcing member).  

Second floor framing is shown on original 

drawings to be 2 inch by 8 inch joists. It is 

unknown if the second floor framing has been 

modified; second floor framing was not exposed 

or confirmed as part of this study. 

 

FIGURE 106. Typical wood framing at the southeast 

crawlspace. Note supplemental beam and strengthening 

of existing joists.  

 

FIGURE 107. Typical wood framing, with wood beam 

framed into thickened concrete footing foundation 

(chimney location).  

 

FIGURE 108. Strengthening measures at southeast crawl 

space, including new plate bolted to foundation with new 

blocking and connections between joists and foundation 

and sill plate.  

Roof. Roof framing is shown on available 

original drawings to be 2 inch by 6 inch joists at 

18 inches on center. Roof framing was not 

exposed or confirmed as part of this study.  

Condition Assessment  

Foundation 

 The observable foundation is typically in fair 

to good condition.  

Walls 

 Concrete block walls appear to be in fair 

condition, with exterior surface distress as 

described previously.  
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 Wood framing at the walls was not exposed as 

part of this study. However, no distress at the 

interior or exterior was noted that would 

indicate ongoing structural distress or damage 

to the walls.  

Floors 

 The floor framing observed within the 

crawlspaces is in good condition with limited 

deterioration.  

 The strengthening measures completed 

provide some upgrades in strength and seismic 

resistance; these upgrades appear to have been 

based on basic engineering design.  

 The second floor has some downward slope to 

the south, indicating there may have been 

some prior settlement.  

 The concrete slab-on-grade located at the main 

entrance (northwest corner of the residence) is 

experiencing some cracking and delamination 

or upwards bowing (Figure 109 and Figure 

110). Some repairs to the slab have been 

completed including sawcutting at a crack 

location. The cause of the distress is unknown.  

 

FIGURE 109. Cracks in the concrete entry slab. 

 

FIGURE 110. Uneven surface and bowing of the concrete 

entry slab. 

Roof 

 Roof framing was not exposed or observed as 

part of this study. However, no visible signs of 

distress were noted.  

Mechanical and Electrical 

Systems Evaluation 

Mechanical Systems 

The second floor has conditioned air supplied 

from equipment located on the second floor roof 

via air grilles throughout the second floor ceiling. 

The air ductwork at the second floor was not 

visible and it is unknown when the systems were 

installed. The fan speed control equipment is 

located in the closet adjacent to the chimney 

(Figure 111). There is one floor grille in the dining 

room, which appears to be supplied from the 

crawlspace (Figure 112 and Figure 113). 

In addition to the heating, ventilation, and air 

conditioning (HVAC) system, the house has one 

chimney stack, which serves the fireplace located 

in the living room. (The chimney was not 

inspected in detail as part of this study.) 
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FIGURE 111. Variable fan speed controller. 

 

FIGURE 112. Floor grille in the dining room. 

 

FIGURE 113. Crawlspace below the dining room. 

Electrical and Plumbing Systems  

The building is served by an electrical panel 

located at the northeast corner of the garage. The 

existing electrical panel is in good condition and 

appears to have been recently installed. Typically, 

each room of the building is outfitted with an 

electrical outlet on most walls.  

Hot water is supplied by a gas-powered domestic 

hot water heater, located in the garage (Figure 

114). Plumbing supply is provided with copper 

pipes, some of which were visible in the 

crawlspace. Waste and vent stacks were not 

visible; however, a cast iron roof drain pipe is 

visible in the garage (Figure 115). 

 

FIGURE 114. Water heater located in the garage. 

 

FIGURE 115. Cast iron roof drain pipe. 
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Significance and Integrity 

National Register of Historic 

Places 

The National Register of Historic Places is the 

official list of the nation’s historic places worthy 

of preservation. Authorized by the National 

Historic Preservation Act of 1966, the National 

Park Service's National Register of Historic Places 

is part of a national program to coordinate and 

support public and private efforts to identify, 

evaluate, and protect America’s historic and 

archeological resources.41  

The significance evaluation identifies the 

important historical associations of the property, 

and comments on its architectural, archeological, 

and social values as they relate to the National 

Register of Historic Places. A property’s 

significance is tied to a discrete period of time in 

which its important contributions were made and 

to relevant national, state, and local historic 

contexts. 

Significance Criteria 

In order for a property to be eligible for inclusion 

in the National Register of Historic Places, it must 

possess significance under one of four criteria. The 

Criteria for Evaluation for listing in the National 

Register of Historic Places state: 

The quality of significance in American history, 

architecture, archeology, engineering, and culture is 

present in districts, sites, buildings, structures, and 

                                                      

41. National Park Service, “National Register of 

Historic Places” available at 

http://www.nps.gov/nr/ (accessed January 29, 

2015.) 

objects that possess integrity of location, design, 

setting, materials, workmanship, feeling, and 

association, and: 

A. That are associated with events that have made 

a significant contribution to the broad patterns 

of our history; or 

B. That are associated with the lives of persons 

significant in our past; or 

C. That embody the distinctive characteristics of a 

type, period, or method of construction, or that 

represent the work of a master, or that possess 

high artistic values, or that represent a 

significant and distinguishable entity whose 

components may lack individual distinction; or 

D. That has yielded, or may be likely to yield, 

information important in prehistory or history. 

Criteria Considerations 

Ordinarily cemeteries, birthplaces, graves of 

historical figures, properties owned by religious 

institutions or used for religious purposes, structures 

that have been moved from their original locations, 

reconstructed historic buildings, properties 

primarily commemorative in nature, and properties 

that have achieved significance within the past 

50 years shall not be considered eligible for the 

National Register. However, such properties will 

qualify if they are integral parts of districts that do 

meet the criteria or if they fall within the following 

categories:  

a. A religious property deriving primary 

significance from architectural or artistic 

distinction or historical importance; or 

b. A building or structure removed from its 

original location but which is primarily 

significant for architectural value, or which 
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is the surviving structure most importantly 

associated with a historic person or event; 

or  

c. A birthplace or grave of a historical figure 

of outstanding importance if there is no 

appropriate site or building associated with 

his or her productive life; or  

d. A cemetery that derives its primary 

importance from graves of persons of 

transcendent importance, from age, from 

distinctive design features, or from 

association with historic events; or  

e. A reconstructed building when accurately 

executed in a suitable environment and 

presented in a dignified manner as part of a 

restoration master plan, and when no other 

building or structure with the same 

association has survived; or  

f. A property primarily commemorative in 

intent if design, age, tradition, or symbolic 

value has invested it with its own 

exceptional significance; or 

g. A property achieving significance within 

the past 50 years if it is of exceptional 

importance.42  

National Register Status of the 

Bollman House  

The Henry Bollman House is not currently listed 

in the National Register of Historic Places.  The 

house has, however, been designated a Historic-

Cultural Monument by the City of Los Angeles.  

The application form prepared in 1980 states that 

the house is of significance for its unique design, 

association with a prominent architect, age, and 

condition. The application notes that there are “. . . 

only a handful of concrete block structures of this 

sort in the world . . . . They belong to a class of 

                                                      

42. Code of Federal Regulations, Title 36, Part 60, 

“The National Register Criteria for Evaluation.” 

43. Request for Historic-Cultural Monument 

Declaration. Cultural Heritage Board, Municipal 

Arts Department, City of Los Angeles. June, 

1980.  

buildings designed in a style influenced by Mayan 

Architectural motifs.”43 

Based on the findings of this report, the Bollman 

House is considered eligible for inclusion in the 

National Register of Historic Places. The house is 

significant for its design, particularly for its use of 

the knit-block system, developed by Lloyd Wright, 

which would serve as an inspiration to his father, 

Frank Lloyd Wright. Furthermore, the house has 

significance as an early example of the work of 

architect Lloyd Wright. 

Under National Register Criterion C, the house is 

notable as being one of, if not the first, structure to 

utilize the knit-block system, which used steel rods 

to tie together concrete blocks.44 Lloyd Wright’s 

father, Frank Lloyd Wright, would later 

collaborate with his son to further develop this 

system, which Frank Lloyd Wright used in his 

design of the Storer House in the Hollywood Hills. 

Additionally, the house represents the early 

architectural work of Lloyd Wright. While not as 

well-known as his father, Lloyd Wright designed 

several notable buildings, mostly residences, 

throughout his career, which spanned from the 

early 1920s through the 1970s. The Bollman 

House is representative of Lloyd Wright’s early 

work as it shares characteristics with other 

residences design in the 1920s by Lloyd Wright, 

including the Carr House and Sowden House, both 

in Los Angeles. 

Despite modifications to the building, the Bollman 

House survives with sufficient integrity to convey 

its historic associations. 

44. Although the steel elements of the knit-block 

system were not clearly observed during this 

study (which did not include inspection 

openings), prior publications as well as 

comments by Lloyd Wright indicate that the 

system was devised for and used in construction 

of the Bollman House. 
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Period of Significance 

The Bollman House is considered significant for 

its early use of knit-block system as well as being 

an example of architect Lloyd Wright’s early 

work. Therefore, the period of significance is 

focused on the initial construction of the Bollman 

House, which occurred in 1922. (Later 

modifications to the house, including the removal 

of decorative block columns and the addition of 

window openings along the rear of the building, 

are not considered inherently significant, nor are 

they intrusive to the historic character of the 

house.) 

Character-Defining Features 

The historic nature of significant buildings and 

structures is defined by their character, which is 

embodied in their identifying physical features. 

Character-defining features can include the shape 

of a building; its materials, craftsmanship, interior 

spaces, and features; and the different components 

of its surroundings.45  

The following list identifies existing character-

defining features found on the exterior and interior 

of the Bollman House: 

 Overall shape and form of the building. 

 Flat roofs over the building 

 Projecting balcony on the west elevation of the 

house, as well as the balconies and patios on 

the north and south elevations. 

 Exposed concrete block on both the exterior 

and interior of the house. 

 Stucco exterior. 

                                                      

45. Lee H. Nelson, FAIA, Preservation Brief 17: 

Architectural Character: Identifying the Visual 

Aspects of Historic Buildings as an Aid to 

Preserving Their Character (Washington, D.C.: 

National Park Service, Technical Preservation 

Services, 1988). 

 Decorative blocks at balconies (potentially 

intact and obscured, or no longer extant) and 

adjacent to windows. 

 Decorative block columns along the south 

elevation of the service wing.   

 Window openings and configurations 

throughout the house. 

Assessment of Integrity 

Assessment of integrity is based on an evaluation 

of the existence and condition of the physical 

features which date to a property’s period of 

significance, taking into consideration the degree 

to which the individual qualities of integrity are 

present. The seven aspects of integrity as defined 

in the National Register Criteria for Evaluation are 

location, design, setting, materials, workmanship, 

feeling, and association. As noted in the National 

Register Bulletin, How to Apply the National 

Register Criteria for Evaluation: 

Location is the place where the historic property 

was constructed or the place where the historic 

event occurred. . . . Design is the combination of 

elements that create the form, plan, space, structure, 

and style of a property. . . . Setting is the physical 

environment of a historic property. . . . Materials are 

the physical elements that were combined or 

deposited during a particular period of time and in a 

particular pattern or configuration to form a historic 

property. . . . Workmanship is the physical evidence 

of the crafts of a particular culture or people during 

any given period in history or prehistory. . . . 

Feeling is a property’s expression of the aesthetic or 

historic sense of a particular period of time. . . . 

Association is the direct link between an important 

historic event or person and a historic property.46 

The property must retain the essential physical 

features that enable it to convey its historical 

46. National Register Bulletin, How to Apply the 

National Register Criteria for Evaluation 

(Washington, D.C.: Government Printing Office, 

1997), 44–45. 
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significance. The essential physical features are 

those features that define both why a property is 

significant (National Register criteria) and when it 

was significant (period of significance). The 

National Register Bulletin, How to Apply the 

National Register Criteria for Evaluation, defines 

integrity as “the ability of a property to convey its 

significance.”47  

Integrity of Location.  The Bollman House 

retains a high degree of integrity of location. The 

location of the house has remained unchanged 

since it was constructed in 1922. 

Integrity of Design. The Bollman House retains 

a moderate to high degree of integrity of design. 

The heavy parge coating over the concrete block 

in some areas, as well as the obscuring or removal 

of decorative blocks along the west elevation, has 

slightly diminished this aspect of integrity. 

Integrity of Setting. The Bollman House retains 

a moderate degree of integrity of setting. 

Modifications have been made to the front yard of 

the house, including the replacement of the grass 

lawn with concrete pavers. Despite this, in general 

the setting of the house, including the presence of 

vegetation, and the character of the adjacent 

residences, appears to have changed little from the 

1920s.   

Integrity of Materials and Workmanship. 

The Bollman House retains a moderate degree of 

integrity of materials and workmanship. The 

structure’s primary materials, concrete block and 

stucco, exhibit localized areas of deterioration. 

Certain original materials have been altered, 

including replacement of some windows. 

Decorative block along the west elevation has 

either been obscured or removed and not replaced. 

Also, decorative block columns along the south 

elevation have been removed. These alterations 

and removals somewhat diminish integrity of 

materials and workmanship. 

                                                      

47. Ibid. 

Integrity of Feeling. The Bollman House retains 

a high degree of integrity of feeling. While 

modifications have been made to the house, it 

remains representative of the early residential 

work of Lloyd Wright. Despite the heavy parge 

coating installed over portions of the building, the 

concrete block is still visible. 

Integrity of Association. The Bollman House 

retains a high degree of integrity of association. 

Despite some modifications to the building, most 

of the character-defining features extant when the 

house was constructed remain, maintaining the 

association between the house and Lloyd Wright.          
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Treatment and Use 

Requirements for Treatment and 

Use 

Although not listed individually in the National 

Register of Historic Places, the Bollman House, is 

currently designated a Historic-Cultural 

Monument by the City of Los Angeles. Given the 

current status of the house as a cultural monument 

and the significance of its unique design, its 

association with a prominent architect, its age and 

condition, the Bollman House is considered to be 

eligible for inclusion in the National Register of 

Historic Places. The house is not only significant 

for its design but is also one of the few concrete 

block structures of the modern era designed with 

an iconic Mayan architectural motif well known 

internationally. It survives with sufficient integrity 

to convey its historic associations. 

Treatment and use of the Bollman House should 

take into consideration the History-Cultural 

Monument status of the house as well as its 

eligibility for nomination to the National Register 

of Historic Places. The Bollman House should be 

understood for its association with the other Lloyd 

Wright and Frank Lloyd Wright concrete block 

structures in Los Angeles and in the United States 

and should be preserved for the enjoyment of 

present and future generations. 

Laws, Regulations, and Functional 

Requirements 

Key laws, regulations, and functional requirements 

that apply to the recommended work include the 

following: 

 The California State Historical Building Code 

(CHBC) is defined in Sections 18950 to 18961 

of Division 13, Part 2.7, of the Health and 

Safety Code), a part of California law. The 

CHBC is intended to save California’s 

architectural heritage by recognizing the 

unique construction issues inherent in 

maintaining and adaptively reusing historic 

buildings. The CHBC provides alternative 

building regulations for permitting repairs, 

alterations, and additions necessary for 

preservation, rehabilitation, relocation, related 

construction, change of use, or continued 

use of a qualified historical building or 

structure. 

 The Mills Act is the economic incentive 

program of the State of California for the 

restoration and preservation of qualified 

historic buildings by private property owners. 

Enacted in 1972, the Mills Act legislation 

grants participating local governments (cities 

and counties) the authority to enter into 

contracts with owners of qualified historic 

properties who actively participate in the 

restoration and maintenance of their historic 

properties while receiving property tax relief. 

California state codes relating to the Mills Act 

include the California Government Code, 

Article 12, Sections 50280–50290, and the 

California Revenue and Taxation Code, 

Article 1, 9, Sections 439–439.4. 

 The California Environmental Quality Act 

(CEQA) is the principal statute mandating 

environmental assessment of projects in 

California. The purpose of CEQA is to 

evaluate whether a proposed project may have 

http://www.dgs.ca.gov/dsa/AboutUs/shbsb/shbsb_health_safety.aspx
http://www.dgs.ca.gov/dsa/AboutUs/shbsb/shbsb_health_safety.aspx
http://www.dgs.ca.gov/dsa/AboutUs/shbsb/shbsb_health_safety.aspx
http://www.leginfo.ca.gov/calaw.html
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an adverse effect on the environment and, if 

so, if that effect can be reduced or eliminated 

by pursuing an alternative course of action or 

through mitigation. CEQA is part of the Public 

Resources Code (PRC), Sections 21000 et seq. 

Treatment of the building and site is also to be 

guided by the following:  

 Secretary of Interior’s Standards for the 

Treatment of Historic Properties 

 Americans with Disabilities Act (ADA)  

 The California State Historical Building Code 

(CHBC), which is defined in Sections 18950 

to 18961 of Division 13, Part 2.7, of the 

Health and Safety Code, a part of California 

law, as well as the 2010 edition of ASCE 7.48 

The California State Historical Building Code is a 

regulated code that pertains specifically to eligible 

and listed historic structures. When undertaking 

repairs to historic structures, the state endeavors to 

have the work comply with model building code 

standards.  

Since the Bollman House is a historic structure, 

alternatives to full prescriptive legislative and code 

compliance should be weighed and balanced 

where such compliance would compromise the 

integrity of the structure. For example, seismic 

upgrading is considered voluntary for historic 

structures in the state of California; however, 

seismic upgrading could be implemented as a 

voluntary safety measure (if the house were to be 

evaluated to require this upgrade). 

Treatment Approaches 

The National Park Service has developed 

definitions for the four major treatments that may 

                                                      

48. The 2013 California Historical Building Code, 

California Code of Regulations, Title 24, Part 8, 

had its first printing in July 2013 and is published 

by the International Code Council, Washington 

DC, 2001. 

be applied to historic structures: preservation, 

rehabilitation, restoration, and reconstruction. The 

four definitions are as follows: 

Preservation is defined as the act or process 

of applying measures necessary to sustain the 

existing form, integrity, and materials of an 

historic property. Work, including preliminary 

measures to protect and stabilize the property, 

generally focuses upon the ongoing 

maintenance and repair of historic materials 

and features rather than extensive replacement 

and new construction. New exterior additions 

are not within the scope of this treatment; 

however, the limited and sensitive upgrading 

of mechanical, electrical, and plumbing 

systems and other code-required work to make 

properties functional is appropriate within a 

preservation project. 

Rehabilitation is defined as the act or process 

of making possible a compatible use for a 

property through repair, alterations, and 

additions while preserving those portions or 

features which convey its historical, cultural, 

or architectural values. 

Restoration is defined as the act or process of 

accurately depicting the form, features, and 

character of a property as it appeared at a 

particular period of time by means of the 

removal of features from other periods in its 

history and reconstruction of missing features 

from the restoration period. The limited and 

sensitive upgrading of mechanical, electrical, 

and plumbing systems and other code-required 

work to make properties functional is 

appropriate within a restoration project. 

Reconstruction is defined as the act or 

process of depicting, by means of new 

construction, the form, features, and detailing 

of a non-surviving site, landscape, building, 

structure, or object for the purpose of 

http://www.dgs.ca.gov/dsa/AboutUs/shbsb/shbsb_health_safety.aspx
http://www.dgs.ca.gov/dsa/AboutUs/shbsb/shbsb_health_safety.aspx
http://www.leginfo.ca.gov/calaw.html
http://www.leginfo.ca.gov/calaw.html
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replicating its appearance at a specific period 

of time and in its historic location.49 

Of the four treatment approaches, rehabilitation, 

which involves making possible a compatible use 

through repair, alterations, or additions, is most 

appropriate for the Bollman House. This treatment 

would allow for the repairs necessary to stabilize 

and preserve the structure, while also permitting 

modifications to be made to accommodate its 

continued use as a residence. 

Preservation, which involves sustaining the 

building in their existing form, would be 

incorporated in the overarching rehabilitation 

treatment approach. Restoration would return the 

structure to its appearance during the period of 

significance. As part of an overarching 

rehabilitation treatment approach, restoration of 

missing features can be considered. However, as a 

treatment alternative, restoration would not 

accommodate modifications needed for the house 

to serve its intended purpose as a contemporary 

residence.  

The use of the Bollman House is anticipated to 

continue as a private residence. Where future 

modifications are considered to provide improved 

use, these modifications should be designed taking 

into consideration the goal of retaining original 

historic materials and features wherever possible. 

Where incorporation of new amenities would 

require significant alterations to the house that 

would diminish its integrity as a historic resource, 

consideration should be given to designing the 

amenities to protect historic character-defining 

features. 

Many of the distinctive materials, features, and 

spaces of the Bollman House are essentially intact, 

and in spite of certain alterations, the structure 

retains its historic integrity. Repair of original 

materials and character-defining features as part of 

the overall rehabilitation is practical and 

                                                      

49. Secretary of the Interior’s Standards for the 

Treatment of Historic Properties. 

appropriate, and will assist in the interpretation of 

the structure.  

Guidelines for Treatment 

Guidelines and requirements for treatment have 

been defined based on the objectives and 

requirements for treatment and use outlined above 

for the Bollman House. All treatment guidelines 

and recommendations were developed in 

accordance with the Secretary of Interior’s 

Standards for Rehabilitation.  

The Secretary of the Interior’s Standards for 

Rehabilitation are as follows: 

1. A property shall be used for its historic 

purpose or be placed in a new use that requires 

minimal change to the defining characteristics 

of the building and its site and environment. 

2. The historic character of a property shall be 

retained and preserved. The removal of historic 

materials or alteration of features and spaces 

that characterize a property shall be avoided. 

3. Each property shall be recognized as a physical 

record of its time, place, and use. Changes that 

create a false sense of historical development, 

such as adding conjectural features or 

architectural elements from other buildings, 

shall not be undertaken. 

4. Most properties change over time; those 

changes that have acquired historic 

significance in their own right shall be retained 

and preserved. 

5. Distinctive features, finishes, and construction 

techniques or examples of craftsmanship that 

characterize a property shall be preserved. 

6. Deteriorated historic features shall be repaired 

rather than replaced. Where the severity of 

deterioration requires replacement of a 

distinctive feature, the new feature shall match 

the old in design, color, texture, and other 

visual qualities and, where possible, materials. 

Replacement of missing features shall be 
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substantiated by documentary, physical, or 

pictorial evidence. 

7. Chemical or physical treatments, such as 

sandblasting, that cause damage to historic 

materials shall not be used. The surface 

cleaning of structures, if appropriate, shall be 

undertaken using the gentlest means possible. 

8. Significant archeological resources affected by 

a project shall be protected and preserved. If 

such resources must be disturbed, mitigation 

measures shall be undertaken. 

9. 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. 

10. New additions and adjacent or related new 

construction shall be undertaken in such a 

manner that if removed in the future, the 

essential form and integrity of the historic 

property and its environment would be 

unimpaired. 50 

The basic guidelines for work on the subject 

building and their immediate setting are as 

follows:  

 Undertake all work in compliance with the 

Secretary of the Interior’s Standards for 

Rehabilitation. 

 Retain the character of the historic resource by 

protecting the house and significant site 

features. 

 Ensure that proposed new elements or 

construction are compatible with historic 

character of the structure and site. 

 Protect adjacent natural resources during 

construction activities. 

                                                      

50. Ibid. 

 Document through detailed as-built drawings, 

photographs, and written narrative all changes 

and treatments to the house and site. Maintain 

records of treatments and preserve 

documentation according to professional 

archival standards. Maintain a copy of records 

in the City of Los Angeles Office of Historic 

Resources. 

 Retain features and materials at the structure 

that date from the period of significance to the 

greatest extent possible. 

 Incorporate sustainable design principles that 

respect the preservation principles listed above 

in all future projects.  
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Recommendations 

Site 

1. Retain the visual connection between the 

Bollman House and the surrounding landscape 

features.  

2. Retain and maintain the historic patterns of 

spatial organization that includes the 

remaining hardscape paved areas that provide 

access to the house, driveway, and the 

surrounding gardens and terrace areas. 

3. Consider separating planting features such as 

soil and lawn areas that are in contact with the 

building.  As well, consider lifting and placing 

hanging vines on trellises or frames along wall 

areas of the Bollman House. 

 

FIGURE 116. Madame Galen trumpet vine hanging along 

the south facade. 

 

FIGURE 117. Trumpet vine creeping onto the roof 

setback area from the south facade. 

4. Avoid constructing new features that interfere 

with views of the Bollman House. 

5. Continue to interpret the Bollman House as 

part of a greater body of work and concrete 

block technology developed by Lloyd Wright 

and Frank Lloyd Wright in Los Angeles and 

throughout the United States. 

House 

The owner desires to maintain the structure to use 

as a private residence, and may implement 

recommended repair measures for rehabilitation in 

the near future.  

Concrete Block 

 A repair program should be developed to 

address localized surface scaling and spalling 

observed on the concrete block surfaces. 

While the surfaces appear sound, there are 

noticeable areas of surface scaling at locations 

where coating has blistered and debonded.  

 As part of this repair program, consideration 

existing concrete patch repairs that have been 

applied in numerous locations should be 

further evaluated. As these patch repairs 

currently obscure the original detailing and 

texture of the exterior surfaces, underlying 

deterioration should be evaluated and future 

deterioration mitigated. 

 The repair program should address areas of 

exposed reinforcing steel, such as at the north 

elevation at the concrete block columns.  

(Refer to Recommendations for Further Study, 

below.) 

Stucco 

 A repair program should be developed to 

address localized areas of cracking at 

transitions between concrete block and wood-

framed exterior wall areas. Similarly, while 

the stucco remains relatively intact, peeling 

paint should be investigated to understand the 

condition of the underlying substrates and 
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applied coatings. It should be noted that while 

paint coatings are removable, parge coatings 

may not be removable without damage to the 

underlying substrate.  As such, it is 

recommended that trial repair removal of 

existing coatings and reapplication of coatings 

(following any necessary repairs to the 

substrate) be implement in the future. 

Windows and Doors 

 Consideration should be given to localized 

areas of wood deterioration, including wood 

rot, peeling paint observed primarily at 

original second floor windows and doors. 

 Cracked glass lights observed at isolated 

locations at the second floor should be 

repaired in-kind with single glazing to match 

the original remaining glass.  

 
FIGURE 118. Cracked glass on the west balcony doors. 

 Consideration should also be given to 

addressing water infiltration, which appears to 

be occurring sill of the hallway door on the 

second floor. It appears the door sill flashing 

has been replaced in the past, possibly to 

correct this issue; however, a gap remains 

between the wood floorboards and stainless 

steel sill flashing. A repair should be 

developed to address this condition and ensure 

that this and other door sill locations are 

protected against water infiltration. 

 

 
FIGURE 119. Peeling paint and wood deterioration at 
original west balcony doors. 

Roof 

Repairs should be implemented to address roof 

membrane blistering, deterioration at roof drain 

locations, and flashing at roof transitions to stucco 

walls at the first floor roof. While the drainage 

conditions in these areas are unknown, further 

investigation to develop a repair program which 

addresses signs of deterioration and possible areas 

of water infiltration should be considered. Repairs 

should include improved detailing of the roof 

membrane at perimeter drain areas where the 

roofing was observed to be cracked and 

deteriorated throughout.  

FIGURE 120. Area where the roof membrane is blistered 

and not bonded to the substrate. 
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FIGURE 121. Deteriorated flashing at the roof to stucco-

clad wall transition. 

Recommendations for Further Study 

 Consideration should be given to carrying out 

additional investigative work to fully 

understand and confirm the existing conditions 

and causes of distress present at the house. 

Further investigation will provide information 

important to the development of long-term 

repair and restoration measures. 

 The concrete block walls used to construct the 

house allegedly have steel bar reinforcing in 

the walls. It is recommended that non-

destructive testing and investigation be 

conducted to confirm the existence of steel bar 

reinforcing, including steel bar configuration 

and spacing. Exterior and interior walls, 

including chimney stacks, should be further 

investigated in order to confirm the specific 

nature of their construction. This information 

will be useful in determining whether repairs 

and further seismic retrofit are needed. 

 The concrete slab on grade located at the main 

entrance (northwest corner of the residence) is 

experiencing some cracking and upward 

bowing. While some repairs to the slab have 

been completed in the past, including saw 

cutting at a crack locations, the cause of the 

distress is unknown at this time and should be 

further investigated to ensure that appropriate 

repairs are implemented.  

 Limited visual observations of the electrical 

and plumbing systems were carried out during 

the condition assessment. A detailed condition 

assessment should be carried out to understand 

the load capacity of the electrical and 

plumbing system for the house and confirm 

that the upgrades to these systems are 

operating well within safe parameters. Where 

necessary, penetrations equipment through the 

exterior envelope of the house should be 

inspected to ensure that penetrations are 

addressed to protect against potential water 

infiltration.  
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Appendix A - Original Measured Drawings  

By Frank Lloyd Wright Jr., 1922. 

 

  









Appendix B - Photographs 

Book Publication - Lloyd Wright, The architecture of Frank Lloyd Wright Jr., Produced and Photographed by 

Alan Weintraub, Harry Abrams, Inc., Publishers, 1998. 

  



 

 

 

Figure A-1. View from street. 

 

 

 

Figure A-2. Front exterior. 

 

 



 

 

 Figure A-3. Front exterior detail. 

 

 

 

 

 Figure A-4. Exterior block detail. 

 



 

 

 Figure A-5. Exterior detail, 1960. 

 

 

Figure A-6. Garden view, block column detail, circa 

1925. 

 



 

 

 

Figure A-7. Window block detail, circa 1925. 

 

 

 Figure A-8. Garden view, block column detail. 

 



 

 

 

Figure A-9. Living room. 

 

 

 

Figure A-10. Stair detail. 

 

 



 

 

 Figure A-11. View toward living room alcove. 

 

 Figure A-12. Entrance hall fireplace block detail. 

 
 



Appendix C - Architectural Digest Article 

Reorienting a Classic, March 1987. 

  





















Appendix D - Architectural Digest Article 

Mimi London, The continuing Evolution of a Lloyd Wright House in Los Angeles, September 1996. 

  



















Appendix E - Pre-Purchase Inspection Report 

Inspection Report by Advanced Group, June 20, 2014 

  















































































































































Appendix F - Permit Report 

Permit Report by The Permit Report, June 18, 2014 

 

 

 

 

 

 

 






































































































































