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Los Angeles Department of City Planning 
RECOMMENDATION REPORT 

 
 
 
 
 
 
 
 
 
 
 
 
PROJECT: Historic-Cultural Monument Application for the  

 HOLLYWOOD ART CENTER SCHOOL 
  
REQUEST:  Declare the property an Historic-Cultural Monument 
 
OWNERS: CCF Real Estate Holdings Inc. 

 10436 Santa Monica Boulevard, Suite 400 
 Los Angeles, CA  90025 
  
 Aragon Properties LLC 
 10436 Santa Monica Boulevard, Unit 400 
 Los Angeles, CA  90025 
      
APPLICANT: Hollywood Heritage 
 2100 North Highland Avenue 
 Los Angeles, CA  90046 
 
PREPARER:   Brian Curran 
    LA Preservation Consulting 
    501 South Plymouth Boulevard 
    Los Angeles, CA  90020 
 
   
RECOMMENDATION  That the Cultural Heritage Commission: 
 

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

 
2. Adopt the staff report and findings. 

 
VINCENT P. BERTONI, AICP 
Director of Planning 
 
[SIGNED ORIGINAL IN FILE]   [SIGNED ORIGINAL IN FILE] 
    
Ken Bernstein, AICP, Manager  Lambert M. Giessinger, Preservation Architect 
Office of Historic Resources  Office of Historic Resources 
 
[SIGNED ORIGINAL IN FILE] 
   
Melissa Jones, City Planning Associate  
Office of Historic Resources   
 
 

CULTURAL HERITAGE COMMISSION 
 
 
HEARING DATE: October 17, 2019 
TIME:  10:00 AM 
PLACE:  City Hall, Room 1010 
  200 N. Spring Street 
  Los Angeles, CA  90012 
 
EXPIRATION DATE: October 29, 2019 

CASE NO.: CHC-2019-4608-HCM 
                    ENV-2019-4609-CE   
 
Location: 2025-2027 North Highland Avenue;  

 2000-2026 North Glencoe Way 
Council District: 4 - Ryu 
Community Plan Area: Hollywood 
Area Planning Commission: Central 
Neighborhood Council: Hollywood Hills West 
Legal Description: Tract 2572, Lots FR 1-FR 2 
 
 
 

Joan Ann Payden  
11 Sea Colony Drive 
Santa Monica, CA  90405 
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FINDINGS 
 

• The Hollywood Art Center School “exemplifies significant contributions to the broad 
cultural, economic or social history of the nation, state, city or community” as the campus 
of the Hollywood Art Center School, which is associated with the early Southern 
California and Hollywood art movements. 
 
 

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

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

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

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

 
 
SUMMARY 
 
The Hollywood Art Center School is a collection of four institutional buildings connected by 
pathways and courtyards on a hillside lot that spans most of the block between North Highland 
Avenue and North Glencoe Way, north of Franklin Avenue in Hollywood. Constructed in 1904 
by architectural firm Dennis and Farwell, the subject property was designed in the Mission 
Revival architectural style. Originally spanning over three acres between Highland Avenue and 
Glencoe Way, it was commissioned by artist Otto Classen as a residence and later served as 
the campus for the Hollywood Art Center School. Since 2000, the property has been maintained 
as a private residence. The property’s buildings include the main house, the carriage house, the 
guest house (former classroom building), and the studio (former garage). 
 
The Hollywood Art Center School was founded in 1912 by artist Henry Lovins (1883-1960) as 
the Southwest Academy of Art, which was originally based in the Hamburger’s Department 
Store building in Downtown Los Angeles. Lovins graduated from the New York School of Fine 
Arts and taught at the Denver School of Fine Arts and the University of Southern California 
College of Fine Arts before establishing his own independent art school. Originally founded to 
teach fine art and design, Lovins and his wife, Mona Lue Lovins, tailored the school’s curriculum 
to serve the growing artistic needs of the motion picture industry. Classes were offered in 
commercial art and illustration, cartooning and animation, costume design, interior decoration, 
sculpture, ceramics, and photography. Faculty at the school included Humberto Pedretti, Jean 
Mannheim, Edgardo Simone, Ben Kutcher, Charles Keck, Flavio Cabral, Millard Sheets, Roger 
Nobel Burnham, and Hilare Hiler. In 1930, the Southwest Academy of Art was relaunched as 
the Hollywood Art Center School, and it remained in operation until the death of Mona Lovins in 
2000. 
 
Irregular in plan, the main residence of the subject property is of wood-frame construction with 
textured stucco cladding. The first story has a flat roof with a parapet and the second story has 
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a hipped roof with green glazed terracotta tiles. The primary, east-facing elevation is 
asymmetrically composed. The primary entrance is recessed behind tall tripartite arched 
openings on the east elevation. Fenestration includes multi-lite wood casement windows and 
multi-lite tripartite arched windows. The interior of the residence is arranged around a central 
octagonal atrium that is now enclosed with stained glass. Other interior features include a 
Batchelder fountain and fireplace, built-in cabinetry, and wrought iron detailing.  
 
The three ancillary structures are all of wood-frame construction with stucco cladding and a flat 
roof with a parapet capped with terracotta tiles. The guest house is located to the northwest of 
the main residence, the studio is located to the north of the main residence, and the carriage 
house is located to the southeast of the main residence. The site of the subject property is 
extensively landscaped with paved driveways, ornamental wrought iron gates, a tiled fountain, 
and an artificial waterfall. 
 
Lyman Farwell (1864-1933) began his architectural career as a draftsman at New York firm 
McKim, Mead and White. He later formed a partnership with architect Oliver Perry Dennis 
(1858-1927) in Los Angeles that lasted from 1895 to 1913. The pair designed several notable 
Los Angeles-area projects, including the Hollywood Hotel (demolished), the Cline Residence 
(1906, HCM #854), the James R. Toberman House (1907, HCM #769), and the Magic Castle 
(1909, HCM #406). 
 
The subject property has undergone several alterations over the years that include the addition 
of artist studios (now demolished) in 1911; the addition of a living room and resizing of the 
kitchen and bathrooms in 1919; the construction of the garage and guest house in 1920; the 
addition of a screened porch and third garage in 1927; the conversion of the residence to a 
hotel in 1944; the conversion of the guest house to classrooms in 1950; the attachment of a 
carport to the garage in 1959; and the installation of iron entrance gates and replacement of the 
colonnade in 2003. Other alterations at unknown dates include the removal of the original 
Mission style gable over the front entry, and the replacement of the front steps with terraced 
fountains and a lily pond.  
 
 
DISCUSSION 
 
The Hollywood Art Center School meets one of the Historic-Cultural Monument criteria: it 
“exemplifies significant contributions to the broad cultural, economic or social history of the 
nation, state, city or community” as the campus of the Hollywood Art Center School, which is 
associated with the early Southern California and Hollywood art movements. 
 
The first three decades of the 20th century saw the convergence of several artistic and design 
movements drawn to Southern California for its exceptional climate and diverse natural 
landscapes. This burgeoning cultural scene was further enhanced with the arrival of the motion 
picture industry in Hollywood which became a magnet for actors, writers, artists, and designers. 
The Hollywood Art Center School responded to this unique creative environment by providing 
training for students to become artistic professionals in the entertainment industry. Henry and 
Mona Lovins recruited a diverse faculty to serve their mission, and students of the Hollywood 
Art Center School went on to participate in a number of notable local projects, such as the 
animation of Walt Disney’s Fantasia (1940), the design of the Tommy Trojan statue at the 
University of Southern California (1930), and the memorial to Rudolph Valentino in De Longpre 
Park (1930). The school continued to operate at its Highland Avenue campus through the 
twentieth century until its closure in 2000. 
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While the applicant argues that the subject property also “embodies the distinctive 
characteristics of a style, type, period, or method of construction” as an excellent example of 
Mission Revival architectural style designed by the well-known Los Angeles architectural firm 
Dennis and Farwell, staff finds that the property does not meet this criterion. Although the 
subject property retains some original elements such as arched openings, multi-lite wood 
casement windows, and terracotta tiles, it is not a unique or outstanding example of the Mission 
Revival architectural style and is not a notable work of a master architect. Further, the entire 
property has been extensively altered over the years and no longer retains many original 
characteristic features, which has diminished its architectural significance. More exemplary 
properties in the Mission Revival architectural style that are already locally designated include 
the Powers Residence (1903, HCM #86), the Carolyn Bumiller-Hickey House (1904, HCM 
#794), and the Cline Residence (1906, HCM #854). 
 
The applicant also claims that the subject property “is associated with the lives of historic 
personages important to national, state, city, or local history” that include influential artists such 
as Otto Classen, Henry Lovins and Mona Lue Lovins, Nina Saemundsson, Millard Sheets, 
Roger Noble Burnham. While some of the artists that were among the art school faculty may be 
considered historic personages, the information submitted in the application does not support a 
finding that the property meets this criterion. Specifically, the applicant did not evaluate the 
careers of all of the artists named and discuss how the Hollywood Art Center School, over all 
other properties with which they may be associated, best represents their productive period 
and/or their historic contributions.   
 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (“CEQA”) FINDINGS 
 
State of California CEQA Guidelines, Article 19, Section 15308, Class 8 “consists of actions 
taken by regulatory agencies, as authorized by state or local ordinance, to assure the 
maintenance, restoration, enhancement, or protection of the environment where the regulatory 
process involves procedures for protection of the environment.” 
 
State of California CEQA Guidelines Article 19, Section 15331, Class 31 “consists of projects 
limited to maintenance, repair, stabilization, rehabilitation, restoration, preservation, 
conservation or reconstruction of historical resources in a manner consistent with the Secretary 
of the Interior’s Standards for the Treatment of Historic Properties with Guidelines for 
Preserving, Rehabilitating, Restoring, and Reconstructing Historic buildings.” 
 
The designation of the Hollywood Art Center School as an Historic-Cultural Monument in 
accordance with Chapter 9, Article 1, of The City of Los Angeles Administrative Code (“LAAC”) 
will ensure that future construction activities involving the subject property are regulated in 
accordance with Section 22.171.14 of the LAAC.  The purpose of the designation is to prevent 
significant impacts to a Historic-Cultural Monument through the application of the standards set 
forth in the LAAC.  Without the regulation imposed by way of the pending designation, the 
historic significance and integrity of the subject property could be lost through incompatible 
alterations and new construction and the demolition of an irreplaceable historic site/open space.  
The Secretary of the Interior’s Standards for Rehabilitation are expressly incorporated into the 
LAAC and provide standards concerning the historically appropriate construction activities which 
will ensure the continued preservation of the subject property.   
 
The City of Los Angeles has determined based on the whole of the administrative record, that 
substantial evidence supports that the Project is exempt from CEQA pursuant to CEQA 
Guidelines Section Article 19, Section 15308, Class 8 and Class 31, and none of the exceptions 
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to a categorical exemption pursuant to CEQA Guidelines Section 15300.2 applies. The project 
was found to be exempt based on the following:  
 

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

 
Categorical Exemption ENV-2019-4609-CE was prepared on September 19, 2019.  
 
 
BACKGROUND 
 
A previous Historic-Cultural Monument application for the property, case no. CHC-2018-1782-
HCM, was reviewed by the Cultural Heritage Commission and at a public hearing on April 18, 
2019, the Commission voted to take the property under consideration. On July 11, 2019, a 
subcommittee of the Commission consisting of Commissioners Kanner and Milofsky visited the 
property, accompanied by staff from the Office of Historic Resources. On August 1, 2019, the 
applicant requested the withdrawal of the application to amend the boundaries of the proposed 
Historic-Cultural Monument. 
 
On August 15, 2019, the Cultural Heritage Commission again voted to take the property under 
consideration. On September 12, 2019, a second subcommittee of the Commission consisting 
of Commissioners Barron and Kennard visited the property, accompanied by staff from the 
Office of Historic Resources. 
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NOTICE OF EXEMPTION 
(PRC Section 21152; CEQA Guidelines Section 15062) 

 
Filing of this form is optional. If filed, the form shall be filed with the County Clerk, 12400 E. Imperial Highway, Norwalk, CA 90650, 
pursuant to Public Resources Code Section 21152(b) and CEQA Guidelines Section 15062. Pursuant to Public Resources Code Section 
21167 (d), the posting of this notice starts a 35-day statute of limitations on court challenges to reliance on an exemption for the project. 
Failure to file this notice as provided above, results in the statute of limitations being extended to 180 days. 
PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS 
CHC-2019-4608-HCM 

LEAD CITY AGENCY 
City of Los Angeles (Department of City Planning) 

CASE NUMBER 
ENV-2019-4609-CE 

PROJECT TITLE  
Hollywood Art Center School 

COUNCIL DISTRICT 
4 

PROJECT LOCATION   (Street Address and Cross Streets and/or Attached Map)                           ☐   Map attached. 
2025-2027 North Highland Avenue; 2000-2026 North Glencoe Way, Los Angeles, CA  90068 
PROJECT DESCRIPTION:                                                                                                                 ☐   Additional page(s) attached. 
 Designation of Hollywood Art Center School as an Historic-Cultural Monument. 
NAME OF APPLICANT / OWNER: 
N/A 
CONTACT PERSON (If different from Applicant/Owner above) 
Melissa Jones 

(AREA CODE) TELEPHONE NUMBER |        EXT. 
213-847-3679   

EXEMPT STATUS:  (Check all boxes, and include all exemptions, that apply and provide relevant citations.) 
 STATE CEQA STATUTE & GUIDELINES  
   

☐ STATUTORY EXEMPTION(S)     
               Public Resources Code Section(s) ______________________________________________________________  

 
☒ CATEGORICAL EXEMPTION(S) (State CEQA Guidelines Sec. 15301-15333 / Class 1-Class 33) 

 
        CEQA Guideline Section(s) / Class(es) __8 and 31__________________________________________________ 

 
☐ OTHER BASIS FOR EXEMPTION (E.g., CEQA Guidelines Section 15061(b)(3) or (b)(4) or Section 15378(b) ) 
 
         ___________________________________________________________________________________________ 
 

JUSTIFICATION FOR PROJECT EXEMPTION:                                                                            ☐ Additional page(s) attached 
Article 19, Section 15308, Class 8 of the State’s Guidelines applies to where project’s consists of “actions taken by regulatory agencies, 
as authorized by state or local ordinance, to assure the maintenance, restoration, enhancement, or protection of the environment where 
the regulatory process involves procedures for protection of the environment.” Class 31 applies “to maintenance, repair, stabilization, 
rehabilitation, restoration, preservation, or reconstruction of historical resources in a manner consistent with the Secretary of Interior’s 
Standards for the Treatment of Historic Buildings.” Designation of Hollywood Art Center School as an Historic-Cultural Monument will 
assure the protection of the environment by the enactment of project review regulations based on the Secretary of Interior’s Standards 
to maintain and preserve the historic site. 
 

☒  None of the exceptions in CEQA Guidelines Section 15300.2 to the categorical exemption(s) apply to the Project.  
☐  The project is identified in one or more of the list of activities in the City of Los Angeles CEQA Guidelines as cited in the justification. 
IF FILED BY APPLICANT, ATTACH CERTIFIED DOCUMENT ISSUED BY THE CITY PLANNING DEPARTMENT STATING THAT 
THE DEPARTMENT HAS FOUND THE PROJECT TO BE EXEMPT.  
If different from the applicant, the identity of the person undertaking the project. 
CITY STAFF USE ONLY: 
CITY STAFF NAME AND SIGNATURE 
Melissa Jones                                              [SIGNED COPY IN FILE] 

STAFF TITLE 
City Planning Associate 

ENTITLEMENTS APPROVED 
N/A 

FEE: 
N/A 

RECEIPT NO. 
N/A 

REC’D. BY (DCP DSC STAFF NAME) 
N/A 

DISTRIBUTION:  County Clerk, Agency Record 
Rev. 3-27-2019 



Los Angeles Department of City Planning 
RECOMMENDATION REPORT 

 
 
 
 
 
 
 
 
 
 
 
PROJECT: Historic-Cultural Monument Application for the  

 HOLLYWOOD ART CENTER SCHOOL 
  
REQUEST:  Declare the property an Historic-Cultural Monument 
 
OWNERS: CCF Real Estate Holdings Inc. 
 221 South Figueroa Street, Unit 400 
 Los Angeles, CA  90012 
  
 Aragon Properties LLC 
 10436 Santa Monica Boulevard, Unit 400 
 Los Angeles, CA  90025 
      
APPLICANT: Hollywood Heritage 
 2100 North Highland Avenue 
 Los Angeles, CA  90046 
 
PREPARER:   Brian Curran 
    LA Preservation Consulting 
    501 South Plymouth Boulevard 
    Los Angeles, CA  90020 

 

   
RECOMMENDATION  That the Cultural Heritage Commission: 
 

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

 
2. Adopt the report findings. 

 
VINCENT P. BERTONI, AICP 
Director of PlanningN1907 
 
[SIGNED ORIGINAL IN FILE]  [SIGNED ORIGINAL IN FILE] 
    
Ken Bernstein, AICP, Manager  Lambert M. Giessinger, Preservation Architect 
Office of Historic Resources  Office of Historic Resources 
 
[SIGNED ORIGINAL IN FILE] 
   
Melissa Jones, City Planning Associate  
Office of Historic Resources   
 
Attachment: Historic-Cultural Monument Application 

CULTURAL HERITAGE COMMISSION 
 
 
HEARING DATE: August 15, 2019 
TIME:  10:00 AM 
PLACE:  City Hall, Room 1010 
  200 N. Spring Street 
  Los Angeles, CA 90012 
 

CASE NO.: CHC-2019-4608-HCM 
                    ENV-2019-4609-CE   
 
Location: 2025-2027 North Highland Avenue;  
                2000-2026 North Glencoe Way 
Council District: 4 - Ryu 
Community Plan Area: Hollywood 
Area Planning Commission: Central 
Neighborhood Council: Hollywood Hills West 
Legal Description: Tract 2572, Lots FR 1-FR 2 
 

Joan Ann Payden  
11 Sea Colony Drive 
Santa Monica, CA  90405 
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SUMMARY 
 
The Hollywood Art Center School is a collection of four institutional buildings connected by 
pathways and courtyards on a hillside lot that spans most of the block between North Highland 
Avenue and North Glencoe Way, north of Franklin Avenue in Hollywood. Constructed in 1904 
by architectural firm Dennis and Farwell, the subject property was designed in the Mission 
Revival architectural style. Originally spanning over three acres between Highland Avenue and 
Glencoe Way, it was commissioned by artist Otto Classen as a residence and later served as 
the campus for the Hollywood Art Center School. Since 2000, the property has been maintained 
as a private residence. The property’s buildings include the main house, the carriage house, the 
guest house (former classroom building), and the studio (former garage). 
 
The Hollywood Art Center School was founded in 1912 by artist Henry Lovins (1883-1960) as 
the Southwest Academy of Art, which was originally based in the Hamburger’s Department 
Store building in Downtown Los Angeles. Lovins graduated from the New York School of Fine 
Arts and taught at the Denver School of Fine Arts and the University of Southern California 
College of Fine Arts before establishing his own independent art school. Originally founded to 
teach fine art and design, Lovins and his wife, Mona Lue Lovins, tailored the school’s curriculum 
to serve the growing artistic needs of the motion picture industry. Classes were offered in 
commercial art and illustration, cartooning and animation, costume design, interior decoration, 
sculpture, ceramics, and photography. Faculty at the school included Humberto Pedretti, Jean 
Mannheim, Edgardo Simone, Ben Kutcher, Charles Keck, Flavio Cabral, Millard Sheets, Roger 
Nobel Burnham, and Hilare Hiler. In 1930, the Southwest Academy of Art was relaunched as 
the Hollywood Art Center School, and it remained in operation until the death of Mona Lovins in 
2000. 
 
Irregular in plan, the main residence of the subject property is of wood-frame construction with 
textured stucco cladding. The first story has a flat roof with a parapet and the second story has 
a hipped roof with green glazed terracotta tiles. The primary, east-facing elevation is 
asymmetrically composed. The primary entrance is recessed behind tall tripartite arched 
openings on the east elevation. Fenestration includes multi-lite wood casement windows and 
multi-lite tripartite arched windows. The interior of the residence is arranged around a central 
octagonal atrium that is now enclosed with stained glass. Other interior features include a 
Batchelder tile fountain and fireplace, built-in cabinetry, and wrought iron detailing.  
 
The three ancillary structures are all of wood-frame construction with stucco cladding and a flat 
roof with a parapet capped with terracotta tiles. The guest house is located to the northwest of 
the main residence, the studio is located to the north of the main residence, and the carriage 
house is located to the southeast of the main residence. The site of the subject property is 
extensively landscaped with paved driveways, ornamental wrought iron gates, a tiled fountain, 
and an artificial waterfall. 
 
Lyman Farwell (1864-1933) began his architectural career as a draftsman at New York firm 
McKim, Mead and White. He later formed a partnership with architect Oliver Perry Dennis 
(1858-1927) in Los Angeles that lasted from 1895 to 1913. The pair designed several notable 
Los Angeles-area projects, including the Hollywood Hotel (demolished), the Cline Residence 
(1906, HCM #854), the James R. Toberman House (1907, HCM #769), and the Magic Castle 
(1909, HCM #406). 
 
The subject property has undergone several alterations over the years that include the addition 
of artist studios (now demolished) in 1911; the addition of a living room and resizing of the 
kitchen and bathrooms in 1919; the construction of the garage and guest house in 1920; the 
addition of a screened porch and third garage in 1927; the conversion of the residence to a 
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hotel in 1944; the conversion of the guest house to classrooms in 1950; the attachment of a 
carport to the garage in 1959; and the installation of iron entrance gates and replacement of the 
colonnade in 2003. Other alterations at unknown dates include the removal of the original 
Mission style gable over the front entry, and the replacement of the front steps with terraced 
fountains and a lily pond.  
 
A previous Historic-Cultural Monument application for the property, case no. CHC-2019-1782-
HCM, was reviewed by the Cultural Heritage Commission and at a public hearing on April 18, 
2019, the Commission voted to take the property under consideration as a potential Historic-
Cultural Monument. On July 11, 2019, a subcommittee of the Commission consisting of 
Commissioners Kanner and Milofsky visited the property, accompanied by staff from the Office 
of Historic Resources. The applicant, on August 1, 2019, withdrew the application due to it not 
including all of the parcels that are part of the property.  
 
 
CRITERIA 
 
The criterion is the Cultural Heritage Ordinance which defines a historical or cultural monument 
as any site (including significant trees or other plant life located thereon), building or structure of 
particular historic or cultural significance to the City of Los Angeles if it meets at least one of the 
following criteria: 
 

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

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

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

 
 
FINDINGS 
 
Based on the facts set forth in the summary and application, the Commission determines that 
the application is complete and that the property may be significant enough to warrant further 
investigation as a potential Historic-Cultural Monument. 
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Statement of Significance  
 
 
Hollywood Art Center School 
 
The former Hollywood Art Center School located at 2025 N Highland Ave is a 
significant architectural and cultural site associated with the early southern 
California and Hollywood art movements, influential artists such as Otto 
Classen, Henry Lovins and Mona Lue Lovins, Nina Saemundsson, Millard Sheets, 
Roger Noble Burnham etc. and was designed by the well- known Los Angeles 
architectural firm Dennis and Farwell.  The property was also the headquarters 
of independent film production company Threshold Films from 1968-1985.  The 
property retains much of its original form, detail and integrity, fulfils all three 
categories for nomination as a Historic Cultural Monument of the city of Los 
Angeles.   
 
 
Early History and design  
 
The property located at 2025 N Highland Ave was commissioned by German 
born artist Otto Classen in 1904.  At that time the property was in excess of 3 
acres extending from Highland Ave in the east to Glencoe Way in the west.  
An early description of the property in the Los Angeles Times in 1904 stated; 
 
“Another residence shown in the group is that of Otto Classen. It stands on the 
west side of Highland, near Cedar Avenue...it is an eight-room, story-and-a-
half cement structure, with an interior court, or patio, and two pergolas, whose 
light and airy construction adds to the attractiveness of the picture. The house 
was designed by architects Dennis & Farwell and erected under their 
supervision. With its Corinthian columns and wavy Mission lines, it has a very 
attractive exterior, and it is estimated to have cost about $4000."1 
 
The property’s first owner, Otto Classen, was born in Dresden Germany in 1868 
and arrived in Los Angeles in 1898 working as a freelance artist.  His reputation 
grew as he was part of the early southern California plein-air movement and 
was engaged primarily in portrait and landscape painting particularly the 
“Californiana” genre.2  He is listed in Edan Milton Hughs Artists in California 1786-
1940 and is buried in Hollywood Forever Cemetery. 
 
Classen’s house was designed in the fashionable Mission style by the architects 
Oliver Perry Dennis and Lyman Farwell, who up to that point had designed such 
notable commissions as the YMCA at 209 South Broadway, Erasmus Wilson 
House on Chester Place, the Janes House on Hollywood Blvd.(HCM#227) and 
the Hollywood Hotel (demolished).  Later commissions would include, the 
                                                      
1 “Among Owners and Dealers: Fait Share of Medium Sized Deals Noted.” Los Angeles Times May 29 1904: D1. Print 
2 Berg, Jon, (2019) “Otto Classen (1868-1939) vintage California impressionist art painting of Spanish style home and 
yard”. [Ruby Lane Marketplace art gallery item description] RubyLane.com, Ruby Lane Inc.  
https://www.rubylane.com/item/230729-JB02893/OTTO-CLASSEN-1868-1939-vintage-California 
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James R. Toberman House (HCM#769) and the Lane House, better known as 
the Magic Castle (HCM#769).  The house’s original “wavy” Mission gable was 
similar to that used around the same period by the firm for the Wilson House 
and the Hollywood Hotel.  
 
By 1919 the property had changed hands and became the property of Bertha 
Barker widow of OJ Barker of the Barker Bros Furniture Company whose 
downtown flagship on 7th Street (HCM #356) was also a venue for the exhibition 
of artworks by artists from the pioneering California Arts Club.3  Mrs Barker 
enlarged the original Classen villa through the addition of extensions to the first 
floor and a second story bedroom.  As the nature of the this stretch of Highland 
Ave changed, the house was converted briefly in 1944 into a hotel. 
 
Hollywood Art Colony  
 
The first three decades of the 20th century saw the convergence of several 
artistic and design movements drawn to southern California for its exceptional 
climate, picturesque landscapes as well as its frontier and Spanish colonial 
atmosphere.  This burgeoning cultural scene was further enhanced with the 
arrival of the motion picture industry in Hollywood which became a magnet 
for actors, writers, artists and designers.  The foot of the Cahuenga pass 
became a nexus of this artistic milieu with the estates along North Highland 
Ave and the new development of Whitely Heights attracting the beau monde 
of the movies as well as an array of artists and others drawn to the bohemian 
Hollywood lifestyle.  It was also here that artist and educator Henry Lovins would 
find a permanent home for his Southwest Academy of Art which would be 
rechristened the Hollywood Art Center School.   
 
Henry Lovins 
 
“Los Angeles attracting attention as art center/ work of art colony here is of 
world-wide interest” declared the Los Angeles Times on August 30th 1911, it also 
announced that a Prof. Henry Lovins of Denver was to join the College of Fine 
Arts Faculty in what was then Garvanza, now Highland Park and lead by 
William Lees Judson, a pioneer of Southern California’s Arts and Crafts 
Movement.4   

A Jewish immigrant from Ukraine, Henry Lovins had emigrated to the US in 1887 
arriving in New York.  Lovins studied at the New York School of Fine Arts with the 
famous American Impressionists, Robert Henri (Ashcan School, The Art Spirit) 
and William Merrit Chase, (founder Parson’s School of Design). While at the 
New York School of Fine Art, Henry became an important collaborator with 

                                                      
3 Cook, Alama May. “Los Angeles Attracting Attention as an Art Center”. Los Angeles Herald Express August 30 1911: 
6.Print 
4 “Early Los Angeles: Art Galleries, Clubs, Museums, Art Schools and Teachers”. California Art Club, California Art 
Club. https://www.californiaartclub.org/early-los-angeles 
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Robert Henri and assisted in assembling Henri’s famous treatise, The Art Spirit, 
which remains -- one of the most influential books read in art schools today.  

Upon graduation, Lovins followed his family west to Denver Colorado and after 
establishing himself as an art teacher becomes Director of the Denver School 
of Fine Art.  His renown grew in the west and he was recruited by William Judson 
to teach at the (USC) College of Fine Arts in Los Angeles in 1911.  Not long after 
he founded the first independent art school in Los Angeles, the Southwest 
Academy of Art, based in Hamburger’s Department Store (HCM#459) in 
downtown LA.  
 
During his tenure at USC Lovins met Pre-Columbian archaeologist Edgar L 
Hewett, who introduced him to the world of pre-Hispanic civilization and 
culture.  Hewitt would bring Lovins to San Diego to assist him in designing his 
exhibition of Maya casts and models in the California Building of San Diego’s 
Panama-California Exposition in 1915.5  Lovins would commute between 
Hollywood and San Diego for several years, while immersing himself in ancient 
American indigenous culture and establishing a studio creating Mayan revival 
designs and artworks, which gained him significant public and private 
commissions including work with MGM and Universal Studios.6  
 
Lovins returned to Los Angeles for good in 1927 opening his Kilkea Studio to 
great fanfare with a reception that included such luminaries as Charles Lummis 
and Prof Hewitt, as well as native American tenors and sopranos. According to 
reporter Margaret Craig, “the whole affair might have been staged in South 
America, on the continent, or in the Orient.”7  While not hosting cultural soirees 
at his studio, Lovins continued to teach and develop curriculums for the Los 
Angeles School of Art and Design, San Diego Academy of Fine Arts and 
Holmby, Marlborough, Westlake and Cumnock Preparatory Schools as well as 
teaching evening classes at Hollywood High and Frank Wiggins Trade Tech, 
where he would meet his third wife and collaborator Mona Lue Lovins.  
Together the pair would in 1930 relaunch Lovins’ original Southwest Academy 
of Art, as the Hollywood Art Center School, which would operate until Mona 
Lovins death in 2000.   
 
Henry Lovins work is represented in permanent collections of San Diego 
Museum, Santa Fe Museum, New Mexico, and Southwest Museum, Los 
Angeles. Mr. Lovins created decorations for Beverly Beach Club, Fitzgerald 
Piano Salon, The Pig and Whistle, Motley Flint’s residence at Flintridge, the 
Administration Building of Forest Lawn Cemetery in Glendale, also the Indian 
decorations for home of Mr. Cudahy of Chicago and the Whitley Park Country 
Club. 
 

                                                      
5 Steinberger, Staci, “Henry Lovins and the American Old Masters,” Design in California and Mexico 1915-1985 (Los 
Angeles: Los Angeles County Museum of Art and Delmonico Books/Prestel, 2017), 272–3. 
6 Ibid.  
7 Craig, Margaret, “The Opening of the Studios of Henry Lovins,” California Southland (December 1927), p. 10. 
 

https://books.google.com/books/about/Found_in_Translation.html?id=eTLrAQAACAAJ
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Hollywood Arts Center School 

The Hollywood Art Center School (HACS) was founded in 1912 by artist Henry 
Lovins as the Southwest Academy of Art following his departure from USC 
College of Fine Arts.  Its first location was the second floor of Hamburger’s 
Department Store in downtown LA.  Even with Henry’s commuting to San 
Diego, the school continued to operate for the next 2 decades changing 
location until finally settling in Hollywood in the late 1920s upon Henry Lovins 
return to Los Angeles. Following Lovins marriage to Mona Lue Lovins in 1930, 
the couple relaunched the art school as the Hollywood Art Center School.   

Originally founded to teach fine art and design, Lovins later tailored the 
school’s curriculum to serve the growing artistic needs of the motion picture 
industry.  The school would offer a three-year intensive certificate program and 
majors in Fine Arts, Commercial Art and Illustration, Interior Decoration, 
Costume Design and Fashion Illustration, Cartooning and Animation as well as 
ceramics, sculpture and modelling.  A fourth year could be added for students 
wishing to develop further abilities toward Stage and Motion Picture Set Design 
as well as Photography and Motion Picture Arts. 8  

Henry and Mona Lue recruited a number of exceptional artists for their faculty 
including Humberto Pedretti (WW1 Doughboy statue Pershing Square), Nina 
Saemundsson (Renown Icelandic sculptor, Spirit of Achievement Waldorf 
Astoria NYC, statue of Leif Ericson in Griffith Park) Jean Mannheim (California 
plein-air master), Edgardo Simone (sculptor), Ben Kutcher (illustrator), Charles 
Keck (set painter, architect and water colorist), Flavio Cabral (muralist), Henry 
Lion (sculptor), Millard Sheets (muralist, architect Scottish Rite Masonic Temple 
Wilshire Blvd), Estelle Ishigo (watercolorist, during WW2 interned in Heart 
Mountain Relocation Center in Wyoming) Ferdinand Earle (painter, filmmaker, 
editor) Roger Nobel Burnham (sculptor of Tommy Trojan USC mascot, Gen 
MacArthur statue, McArthur Park) and Hilare Hiler (developer of the Hiler Color 
System) 

Students and faculty participated in such varied projects as the animation of 
Walt Disney’s Fantasia (1940), the Tommy Trojan statue at USC (1930), and the 
famous memorial to Rudolph Valentino in De Longpre Park (1930). HACS's 
curriculum focused on the creative and technical advancement of the artist 
in a free‐spirited, progressive pursuit of intensive study. 

The Hollywood Art Center School by the 1940s operated out of 3 locations, the 
Wilshire Art Building at 3819 Wilshire Blvd in Los Angeles, at 1905 N Highland Ave, 
originally purchased by the Lovins in 1930 from Douglas Fairbanks Sr. and the 
property which would become the school’s final home 2025 N Highland Ave.9  
The Highland Ave villa and gardens became the perfect environment for the 
                                                      
8 Lovins, Elizabeth. “Henry Lovins and the lost Hollywood Arts Center School” East of Borneo, East of Borneo 
https://eastofborneo.org/articles/henry-lovins-and-the-lost-hollywood-art-center-school/ 
 
9 “Hollywood Art Center Adds Large Campus”. Honolulu Star Bulletin. August 7th 1950. 
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creative and cultural endeavours of the school.  The Lovins continued to 
embellish the gardens around the estate as part of their visionary curriculum.   

The property in the 1960s also became the headquarters of Threshold Films and 
Hollywood Film Associates lead by Henry and Mona’s son Jay Lovins.  Lovins 
graduated from Hollywood High school (gymnastics champion) and received  
BA in Television and Cinema Arts at Bringham Young University. Returning to Los 
Angeles Jay attended graduate school at UCLA, working under the tutelage 
of Lee Garmes, Jean Renoir and Stanley Kramer.  He received his Master of Arts 
Degree in Motion Pictures in 1964. As President of Threshold Films and 
Hollywood Film Associates, Lovins would receive over twenty International 
Awards for Writing, Directing, and Producing.  He is credited with over seventy 
films including features and films for televisions, commercials and 
documentaries.10 

For much of the 1970s, Threshold Films was a producer and distributor of award-
winning domestic and international short films. These encompassed sports, the 
arts and other documentary subjects, many reflecting the mind-expanding 
counterculture of the time, often packaged into feature-length programs. 
Among these were the animated revisionist history lessons of Charles 
Braverman, the sounds of the Rolling Stones at their most psychedelic, the 
austere onscreen charisma of John Carradine, and “Frank Film”—winner of the 
Best Animated Short Oscar in 1973, and now on the National Film Registry. The 
Threshold Films collection at the Academy Film Archive includes well over a 
hundred items, including Jay Lovins’ fascinating single foray into the 16mm 
jukebox market, “Flamenco A Go-Go” (1965), a long favorite of archive staff. 

With the passing of Henry Lovins in 1960 and Jay Lovins in 1985 as well as the 
loss of accreditation in the 1980s, the school went into a long decline, 
eventually closing following the death of Mona Lovins in 2000.  The property 
was sold to Joan Payden in 2002 who maintained the property as a private 
residence, restoring it and making minor decorative alterations.  The property 
was rechristened Highland Taffy estate and was used for the occasionally for 
the owner’s many philanthropic activities.  Recently sold, the property is 
threatened with re-development due to its proximity to Transit corridors and 
tourist oriented hotels along N Highland Avenue.   

 
 
 
 
 
 
Hollywood Arts Center School Description 
 
Overview 
                                                      
10 Lovins, Elizabeth. “Jay Lovins Biography”. IMBD, IMBD.com Inc. https://www.imdb.com/name/nm1021837/bio 
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The former Hollywood Art Center School located at 2027 N Highland Ave in 
Hollywood is a Mission/Mediterranean style architectural ensemble of 4 
buildings with associated architectural features, connected by pathways and 
courtyards set within a hillside landscape. 
 
Main House  
 
The centrepiece of the ensemble is the large villa which according to permit 
documents was constructed in 1904 and designed by the well-known Los 
Angeles architectural firm of Dennis and Farwell.  Expanded and altered over 
time, the house nonetheless maintains the majority of its original and character 
defining features.  Sitting on a low ridge at the foot of the Hollywood Hills the 
house is approached from the east via the drive which leads from Highland 
avenue.   
 
The house was originally designed in the Mission style, planned around a 
central Batchelder tiled patio, open to the sky with and entered through a 
triple arched recessed entrance embellished with wrought iron fans and 
crowned with a Mission style pediment.  The southeast corner of the house had 
a second story which gave the impression of a squat tower capped with a 
barrel tiled hip roof.   
 
Today the facade is more Mediterranean in appearance having lost its Mission 
style gable over the front entry.  A large Moorish inspired water feature of 
terraced fountains descending into a lily pond designed by Paul J Howard has 
also replaced the original front steps and so now the house is entered via a 
path from the north leading to new a set of steps at the top of the fountain.  
The entrance arches have also been embellished by modern wrought iron 
gates circa 2006.   
 
The house is now flanked by 2 single story extensions set back from the main 
facade which retains its original arrangement of 2 sets of French doors to the 
north and south of the main entrance, each with its own small wrought iron 
railing and balcony and a set of arched windows on the second story which 
mimic the triple arches of the entrance.  The extension to the south has a set 
of French doors matching the originals and the north extension has two 
casement windows.    
 
The roof is varied in form, the majority of which is flat, covered with tar paper 
and surrounded by a parapet, which is partially embellished with terracotta 
barrel tiles, and punctured with various skylights. The second story, however has 
a hip roof, as does the southern extension both of which are roofed with green 
glazed terracotta barrel tiles. The second story is capped with a single 
stuccoed chimney.   
 
The interior of the villa is arranged around a central octagonal hall which was 
once and open-air courtyard and is now covered with a skylight with modern 
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stained glass.  The central feature of this hall is a Batchelder fountain 
surrounded by a square shallow tiled pool.  All of the main rooms of the first-
floor dining room, original sitting room, family room/library, kitchen, staircase, 
and back bedroom access can be entered off of this central hall.  The original 
sitting room retains its Batchelder fireplace with glazed tile decorations and the 
dining room has its original mission style built in hutch.  The second story has two 
bedrooms with one bath and access to the roof.  There is also a long narrow 
basement which runs beneath the front of the house where brick and cement 
foundations are visible.  
 
Back Guest House (former school) 
 
To the north west of the main house sits the former classroom building of the 
Hollywood Art Center School, which included assigned spaces for fashion 
design, animation, commercial design and administration.  Wood framed with 
stucco finish, the building has a flat tar paper roof with a low parapet capped 
with terracotta barrel tiles.  There is also a lower ground floor which is most likely 
a converted garage.   Now a converted into a one-bedroom guest house with 
living room, kitchen, bedroom and studio.   
 
Studio 
 
North of the main house opposite the lower ground level of the guest house is 
another structure which was originally built as a garage and later converted 
to use as a studio.  Built of wood frame, stucco and cement, like the guest 
house it has a flat tar paper roof with a low parapet capped with barrel tiles.  
The studio has a single large room brightly lit with skylights and a large industrial 
metal window.  The studio is accessed through a large set of carriage doors on 
the west side of the building.   
 
Carriage House (guest house) 
 
Another former garage, now converted for use as another guest house lies at 
the south east corner of the property.  Like the back guest house and studio, it 
is wood framed with stucco and has a flat roof with a parapet capped with 
barrel tiles.  The parapet of this building however, is stepped up at the corners 
adding a slight flourish.  There is also a tiled eyebrow overhang above the 
former garage doors which are now fixed and residential door has been 
installed.   This building has been given a brick extension to the south giving the 
building a wedge shape.  Inside there is one bedroom, kitchen, living room, 
and a bathroom.   
 
Landscape and Terraces 
 
The property of the former Hollywood Art Center School is extensively 
landscaped.  The low western portion of the property is includes ornamental 
gates, paved drives, a parking lot, and a motor court.  There a 2 water features, 
the first a terraced Moorish inspired fountain directly in front of the house and 
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a large artificial water fall to the south which cascades down from one of the 
hillsides.  Surrounding the main house are 2 patios, one with a pergola and 
another walled with mission style gates and an arbor with trailing grape vines 
and a small fountain.  The western portion of the property climbs steeply 
towards Glencoe Way and is cut with a switchback drive, winding and 
climbing paths, as well as architectural elements such as a rustic colonnade, 
staircases, retaining walls and more recently an amphitheatre, a viewing deck 
and greenhouse.   
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Contemporary Photographs 
 

 
West (main entrance)facade 
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Aerial view  
 

 
Wrought iron work on main entrance arches. 
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Center hall atrium 
 

 
Guest house, former classroom building 
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Studio, former garage 
 

 
Studio interior 
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Patio gate 

 
West facing view of guest house from studio courtyard 
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Original Development Map 
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Sanborn Map 1919 
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Sanborn Map 1950  
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Sanborn Map 1955 
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Page from Out West Magazine showing the house (bottom left) in July 1904. 
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Henry Lovins with his Pre-Columbian inspired designs 
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Henry Lovins Mayan Revival design for the Awanee Hotel 
 

 
Henry Lovins Entry in Who’s Who in California Art 
 
 
 
 
 
 
 
 
 



 

 
  

Hollywood Art Center School HCM Nomination 
 

Hollywood Art Center Brochures 
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Historic Photos  

 

 

Main Entrance 
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Fountain 

 

Southwest corner of the house 

 

Former roundabout 
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Wrought iron fans in the arches of the main entrance 

 

Colonnade to the south of the house 
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Classroom building and studio (guest house) 

 

Former classroom building from the patio 
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Garden patio 

 

Garden terraces and staicases 
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Villa seen from Highland circa 1950 

 

Entrance to estate circa 1950.  
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