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be demolished, and two (2) non-protected on-site trees and one (1) non-protected street tree 
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ACTION: 

Appeal of the entire Deputy Advisory Agency determination of the following:  
 

1. The proposed project is exempt from the California Environmental Quality Act (“CEQA”) 
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there is no substantial evidence demonstrating that an exception to a categorical 
exemption pursuant to CEQA Guidelines, Section 15300.2 applies; and  
 

2. Approve a Tentative Tract Map to permit the subdivision of one 13,146 square foot lot 
for the construction, use, and maintenance of an 8-unit condominium, in the R3-1-O-
CPIO Zone, as shown on the map stamp-dated May 3, 2018.  
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PROJECT ANALYSIS 
 
 
APPELLATE DECISION BODY 
 
Pursuant to Section 17.06 of the Los Angeles Municipal Code (“LAMC”), appeals of Tentative 
Tract Map cases are heard by the Area Planning Commission as the Appeal Board. The appellate 
decision of the Area Planning Commission is further appealable to the City Council as provided 
in LAMC Section 17.06 A.3.  
 
PROJECT SUMMARY 
 
On January 28, 2020, the Deputy Advisory Agency approved Tentative Tract Map No. TT-74990-
CN for the subdivision of one 13,146 square foot lot for a maximum of eight (8) residential 
condominium units, as shown on the map stamp-dated May 3, 2018. The Deputy Advisory Agency 
determined that the project is exempt from the California Environmental Quality Act (“CEQA”) 
pursuant to CEQA Guidelines, Article 19, Section 15332 (Class 32), and that there is no 
substantial evidence demonstrating that an exception to a categorical exemption, pursuant to 
Section 15300.2, applies.  
  
The project involves the construction, use, and maintenance of an 8-unit condominium with 18 
parking spaces including two (2) guest parking spaces. The existing apartment buildings 
containing four (4) dwelling units will be demolished, and two (2) non-protected on-site trees and 
one (1) non-protected street tree will be removed, and the project will involve the grading of less 
than 500 cubic yards of soil. The approved Tentative Tract Map and related project plans are 
provided in Exhibit B and G to the staff report, respectively. 
  
The Deputy Advisory Agency’s Determination is provided in Exhibit C herein, and the appeal 
period ended on February 7, 2020. The environmental clearance under Case No. ENV-2017-
3217-CE is provided in Exhibit D herein. 
 
BACKGROUND 
 
Subject Property 
 
The subject site is a level, rectangular-shaped lot, consisting of 13,146 square feet of lot area. 
The site is located within the South Los Angeles Community Plan area, near the southwestern 
corner of the intersection of Gramercy Place and 15th Street, with a frontage of approximately 73 
feet along the west side of Gramercy Place, and a lot depth of approximately 178 feet, as provided 
in Exhibit E.    
 
The subject site is currently developed with one- and two-story single-family and duplex buildings 
containing a total of four (4) dwelling units, with two (2) non-protected trees on-site and one (1) 
non-protected street tree along the public right-of-way. The site was identified as a potential 
historic resource based on the City’s HistoricPlacesLA website or SurveyLA, the citywide survey 
of Los Angeles. A Historic Resource Assessment prepared by ESA Associates, dated August 
2019, to assess the existing buildings and associated landscaping on the subject site for eligibility 
as historical resources for listing on the National Register of Historic Places, California Register 
of Historical Resources, and/or local designation as a City of Los Angeles Historical-Cultural 
Monument.  The assessment indicates that the existing two-story duplex was originally 
constructed in 1904-1905 as a Mission Revival style single-family residence and was later 
remodeled. A detached garage structure was later constructed and subsequently converted into 
a residential unit. A detached single-family residence was later built in 1944 to the rear of the 
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duplex. The assessment determined that the property does not meet the eligibility requirements 
as an individual resource under National Register Criterion C, California Register Criterion 3 or 
LAHCM Criterion 3 as an early intact example of a Mission Revival residence or as a notable work 
of a master architect. The study indicated that the subject property has been heavily altered, and 
alterations to the primary façade have rendered the property inadequate to serve as a 
representative example of the Mission Revival style either individually or as a contributor to a 
potential historic district. The assessment was reviewed and accepted by the Office of Historic 
Resources in correspondence dated December 2, 2019. Therefore, the site is not considered a 
historic resource.  
 
The proposed Project would demolish the existing structures under Building Permit Nos. 18019-
10000-03094, 18019-10000-03095, 18019-10000-03097, and remove the three trees located on-
site and along the right-of-way.  
 
The Applicant filed for Building Permit No. 17010-10000-02541 with the Department of Building 
and Safety on July 7, 2017 for the construction of a new 2-story apartment over basement for an 
8-unit apartment with rooftop deck. The Building Permit was issued on July 20, 2018. On February 
12, 2020, the Department of Building and Safety approved an extension of time until August 12, 
2020 to start construction. Building Permits are provided in Exhibit F to the staff report. 
 
Zoning and Land Use Designation 
 
The site is located within the South Los Angeles Community Plan area. On November 22, 2017, 
the City Council adopted the Planning and Land Use Management Committee Report and 
Resolution for the South Los Angeles Community Plan Update (“CPU”) and preparation of the 
Community Plan Implementation Ordinance (“CPIO”). The CPU and CPIO changed the zoning of 
the subject site from R3-1-O to R3-1-O-CPIO as part of the Character Residential CPIO District 
Subarea “O” (Subarea No. 15). The CPIO became effective on December 29, 2018 under 
Ordinance No. 185,927. Therefore, the site currently has a land use designation of Medium 
Residential and is currently zoned R3-1-O-CPIO. The CPIO contains regulations for building 
height, massing, density, parking, design, and historic resources. 
 
However, Building Permit No. 17010-10000-02541 was issued on July 20, 2018, before the 
effective date of the CPIO of December 29, 2018. Project (development plans) are vested 
pursuant to LAMC Section 12.26 to the rules, regulations, and ordinances in effect at the time of 
filing a complete building permit application with the Department of Building and Safety. 
Therefore, the provisions of the CPIO do not apply to the subject project. Prior to the CPIO, the 
site was zoned R3-1-O. Therefore, the project is subject to the provisions of the R3-1-O zone that 
were in place at the time of filing of the building permit application. The R3-1-O Zone would permit 
a maximum of 16 dwelling units.  
 
The site also contains and is subject to a 25-foot Building Line established by Ordinance No. 
57008. The applicant has not requested any deviations from the Building Line.  
 
Surrounding Uses 

Surrounding parcels are zoned R3-1-O-CPIO and designated for Medium Residential land uses 
by the South Los Angeles Community Plan. Properties directly to the north, west, and south are 
developed with multi-family residential buildings ranging from two to four stories in height. 
Properties across Gramercy Place to the east are zoned [Q]R4-1-CPIO and improved with multi-
family residential buildings ranging from two to three stories in height. There is a church directly 
northwest of the site (fronting along Wilton Place) and west of the site (fronting along Gramercy 
Place).  
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Public Hearing 
 
The public hearing was held on January 23, 2020 at approximately 10:10 a.m. at Los Angeles 
City Hall, 200 North Spring Street, Room 1020, Los Angeles, CA 90012. The hearing was 
conducted by the Deputy Advisory Agency, Sergio Ibarra, who took testimony for Case No. TT-
74990-CN and ENV-2017-3217-CE. All interested parties were invited to attend the public hearing 
at which they could listen, ask questions, or present testimony regarding the project. The purpose 
of the hearing was to obtain testimony from affected and/or interested parties regarding this 
application. Interested parties are also invited to submit written comments regarding the request 
prior to the hearing. The environmental impact analysis was among the matters to be considered 
at the hearing.  
 
The public hearing was attended by the applicant (Tim Robbins) and architect (William Spencer). 
No other members from the community attended the hearing. A representative from the Council 
District 10 Office (Elizabeth Carlin) was present and spoke in support of the project.  
 

Applicant’s Presentation 
  

• We read the conditions and find no faults in the staff report. 
 

Council District 10 Representative 
 

• We appreciate the due diligence of the Department of City Planning.  
• This project is not subject to the new CPIO. 
• The general consensus in the community was that they wish this was filed after the CPIO 

went in, but it is an individual’s right to develop their property as they choose, as long as 
they comply with the city’s standards.  

• We appreciate that this is creating home ownership in the district.  
• The project is allowed to develop 16 units, but the project is only proposing 8 units.  
• There are no community members here at the hearing to oppose the project.   
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APPEAL ANALYSIS 
 
One appeal was filed in a timely manner on February 7, 2020 (on the last day of the appeal period) 
by an aggrieved party (James R. Childs, North University Park Community Association, 
“Appellant”). The appeal points are provided in Exhibit A and summarized as follows: 
 
APPEAL POINT 1:  The project should not be vested from the CPIO Character Residential 

Overlay Zone, which was part of the Community Plan Update adopted by 
City Council in November 2017 and effective since December 19, 2018. 
LAMC 12.26 states that any vesting rights are subject to LAMC Section 
98.0602, which states that a building permit expires if it is not utilized within 
180 days. The building permit has never been utilized. LAMC Section 
98.0605 states that an extension of such permit is possible, but must be 
applied for no later than 30 days before the expiration. Planning Staff has 
presented no evidence that such extension had ever been applied for or 
granted. An applicant only earns vesting rights for land use changes under 
a building permit once the property owner has obtained the permit, 
performanced substantial work, and “incurred substantial liabilities in good 
faith reliance upon the permit” (Avco Community Developers, Inc. v. South 
Coast Reg’l Comm’n, 17 Cal. 3d 785 (1976)). The Applicant never applied 
for a Vesting Tentative Tract Map which would have vested the project no 
matter what zone changes occurred between application filing and 
determination. The Applicant only filed for a Tentative Tract case, and 
Planning Staff erred and abused discretion by deciding to vest the project 
anyway.  

 
Staff Response: LAMC Section 12.26 A.3 authorizes the Department of Building and Safety to 
vest development plans as follows:  
 

“3.   Vesting of Development Plan.  (Amended by Ord. No. 173,492, Eff. 10/10/00.) Whenever plans 
sufficient for a complete plan check are accepted by the Department of Building and Safety and a 
fee is paid, a vested right is granted to the project to proceed with its development in substantial 
compliance with the zoning, and development rules, regulations, ordinances and adopted policies 
of the City of Los Angeles in force on the date that the plan check fee is paid as indicated on a valid 
building permit application… 

 
“These rights shall end:  (Amended by Ord. No. 182,106, Eff. 5/20/12.) (a)   18 months after the 
plan check fee is paid, or if a permit is issued during that time, when the building permit terminates 
pursuant to Section 98.0602” 

 
Further, LAMC Section 98.0602 states that:  
 

“(a)   Every permit issued shall be valid for a period of two years from the date thereof, provided 
that any permit shall expire on the one hundred and eightieth (180) day from date of issuance if the 
work permitted thereunder has not been commenced; or shall expire whenever the Department 
determines the work authorized by any permit has been suspended, discontinued or abandoned for 
a continuous period of 180 days.  

 
EXCEPTION:  If the holder of any permit issued by the Department presents satisfactory evidence 
that unusual construction difficulties have prevented work from being started or continued without 
being suspended within the 180-day time period or completed within the two-year period of validity, 
the Department or the Board may grant extensions of time reasonably necessary because of such 
difficulties.” 
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As provided in the Deputy Advisory Agency’s Determination in Exhibit C, the Department of 
Building and Safety issued Building Permit No. 17010-10000-02541 on July 20, 2018 for the 
construction of a new 2-story apartment over basement for an 8-unit apartment with rooftop deck. 
On February 12, 2020, the Department of Building and Safety approved an extension of time until 
August 12, 2020 to start construction. The permits are provided as Exhibit F to the staff report. 
Therefore, the building permit is still valid in accordance with LAMC Section 12.26, and the project 
(development plans) is therefore vested to the regulations and ordinances in place at the time the 
complete permit was applied and accepted by the Department of Building and Safety. The 
implementation and enforcement of vesting rights contained in LAMC Section 12.26 are under 
the authority of the Department of Building and Safety, therefore there is no error or abuse in 
discretion on part of the Deputy Advisory Agency.   
 
Applicants are not required to file for a Vesting Tentative Tract Map in order to retain vesting 
rights. As the Appellant mentions, there are several options to file and retain vesting rights, 
including through building permit plans sufficient for a complete plan check as accepted by the 
Department of Building and Safety and fees are paid pursuant to LAMC Section 12.26. The project 
(development plans) are vested in accordance with LAMC Section 12.26 as provided above.  
 

APPEAL POINT 2:  The project should be subject to the CPIO Character Residential Overlay 
Zone. The South Los Angeles Community Plan Update established a 
Character Residential Overlay nicknamed “HPOZ Lite”. The community 
was told it would not differ from a regular HPOZ except that there would be 
no Board, and that in lieu of a Preservation Plan, the Secretary of Interior 
Standards would apply to all projects. It was not revealed that Planning 
Staff would engage in a process that allows a developer to apply to remove 
a property from historical contributor status. This sets a precedent that 
would encourage future applicants to sidestep long-established rules and 
regulations. The CPIO Character Residential Overlay Zone is one of the 
mitigations in the Community Plan Environmental Impact Report to mitigate 
possible significant impacts on historical resources. The project would be 
out of character visually in this neighborhood because Planning Staff is 
saying the new design guidelines do not apply. The building design would 
disrespect the adjacent historical residential structure.  

 
Staff Response: As provided under Appeal Point No. 1, the project (development plans) are 
vested to the regulations and ordinances in place at the time the permit was applied and accepted 
by the Department of Building and Safety. Building Permit No.  17010-10000-02541 was filed with 
the Department of Building and Safety on July 7, 2017 for the construction of a new two-story 
apartment over semi-subterranean parking podium for an eight-unit apartment with rooftop deck. 
The Building Permit was accepted by the Department of Building and Safety and issued on July 
20, 2018.  
 
The South Los Angeles Community Plan Update was adopted by the City Council on November 
22, 2017, and became effective on December 29, 2018. The related Community Plan 
Implementation Overlay (“CPIO”) also became effective on December 29, 2018 as part of the 
Community Plan Update under Ordinance No. 185,927. Both the Community Plan Update and 
CPIO became effective after the building permit was filed and issued. Therefore, although the 
CPIO changed the zoning of the subject site from R3-1-O to R3-1-O-CPIO and designated the 
site as part of the Character Residential CPIO District Subarea “O”, those provisions of the CPIO 
do not apply to the project, pursuant to LAMC Section 12.26.   
 



TT-74990-CN-1A A-6 

 

Prior to the CPIO, the site was zoned R3-1-O. Therefore, the project is subject to the provisions 
of the R3-1-O zone that were in place at the time of filing of the building permit application. The 
R3-1-O zone would permit a maximum density of 16 dwelling units, building height of 45 feet, and 
Floor Area Ratio (“FAR”) of 3:1. The R3-1-O zone also requires a minimum 15-foot front yard, 5-
foot side yards, and 15-foot rear yard. The project is also subject to the 25-foot Building Line on-
site established by Ordinance No. 57008. As provided in the Deputy Advisory Agency’s 
Determination in Exhibit C and evidenced by the issuance of the Building Permit from the 
Department of Building and Safety, the project complies with the applicable zoning regulations in 
place at the time of filing of the building permit application. The applicant has not requested any 
deviations from the zoning code requirements.  
 
In addition, there were no Historic Preservation Overlay Zones (“HPOZ”) or historical design 
regulations in place at the time the building permit was filed or issued. Therefore, the project is 
not required to incorporate historic design elements to be compatible with adjacent structures. 
 
Lastly, the entitlement request before the Deputy Advisory Agency was for a Tentative Tract Map 
for a subdivision of one lot for condominium purposes. The State Subdivision Map Act establishes 
that local agencies regulate and control the design of subdivisions, and the subdivision and 
merger of land is regulated by Article 7 of the LAMC. For the purposes of a subdivision, “design” 
and “improvement” is defined by Subdivision Map Act Section 66418, 66427, and LAMC Section 
17.02. Pursuant to Section 66418 of the Map Act, “design” of a map refers to street alignments, 
grades, and widths; drainage and sanitary facilities and utilities, including alignments and grades 
thereof; location and size of all required easements and rights-of-way; fire roads and firebreaks; 
lot size and configuration; traffic access; grading; land to be dedicated for park or recreational 
purposes; and other such specific physical requirements in the plan and configuration of the entire 
subdivision as may be necessary to ensure consistency with, or implementation of, the general 
plan or any applicable specific plan. In addition, Section 66427 of the Subdivision Map Act 
expressly states that the “design and location of buildings are not part of the map review process 
for condominium, community apartment or stock cooperative projects”. Easements and/or access 
and “improvements” refers to the infrastructure facilities serving the subdivision. LAMC Section 
17.05 enumerates the design standards for a tract map and requires that each map be designed 
in conformance with the Street Design Standards and in conformance with the General Plan. As 
indicated in Finding (a) of the Deputy Advisory Agency’s Determination, LAMC Section 17.05 C 
requires that the tract map be designed in conformance with the zoning regulations of the project 
site. As the project is vested to the R3-1-O zone, the zone would permit a maximum of 16 dwelling 
units on the approximately 13,146 square-foot site. As the map is proposed for a residential 
condominium building for 8 dwelling units, it is consistent with the density permitted by the zone. 
The project will comply with all setback requirements, and will also comply with the 25-foot 
Building Line along Gramercy Place established by Ordinance No. 57008. No deviations from 
code requirements are requested as part of this subdivision. As the Tract Map meets the technical 
requirements of the LAMC, including standards for the maximum permitted density, height, and 
subdivision of land, the proposed map therefore demonstrates compliance with the LAMC as well 
as the intent and purpose of the General Plan with regard to density and use. The Tract Map 
review process is separate from issues of architectural design or compatibility, as the subdivision 
is for condominium purposes only, and does not subscribe or necessitate a specific architectural 
design per Subdivision Map Act Sections 66418 and 66427. 
 

APPEAL POINT 3:  The project removes a historical resource, a 1904 Mission Revival 
residence that was identified in two previous historic surveys. The Applicant 
hired more than one historic consultant. The first one expressed an opinion 
that the 1904 Mission Revival home was historic. The second consultant 
said it was not historic. This is considered a difference of expert opinion, 
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which means under State law that the Planning Department could not say 
the Project is “categorically exempt”. If there is a potential impact on a 
potential historic resource, or a disagreement among experts as to whether 
a structure is historic, that too must be evaluated.  

 
Staff Response: The subject site is currently developed with one- and two-story single-family and 
duplex buildings containing a total of four (4) dwelling units, with two (2) non-protected trees on-
site and one (1) non-protected street tree along the public right-of-way. The site was identified as 
a potential historic resource based on the City’s HistoricPlacesLA website or SurveyLA, the 
citywide survey of Los Angeles. A Historic Resource Assessment was prepared by ESA 
Associates (“ESA Report”), dated August 2019, to assess the existing buildings and associated 
landscaping on the subject site for eligibility as historical resources for listing on the National 
Register of Historic Places, California Register of Historical Resources, and/or local designation 
as a City of Los Angeles Historical-Cultural Monument. The ESA Report indicates that the existing 
two-story duplex was originally constructed in 1904-1905 as a Mission Revival style single-family 
residence and was later remodeled. A detached garage structure was later constructed and 
subsequently converted into a residential unit. A detached single-family residence was later built 
in 1944 to the rear of the duplex. The ESA Report determined that the property does not meet the 
eligibility requirements as an individual resource under National Register Criterion C, California 
Register Criterion 3 or LAHCM Criterion 3 as an early intact example of a Mission Revival 
residence or as a notable work of a master architect. The ESA Report indicated that the subject 
property has been heavily altered, and alterations to the primary façade have rendered the 
property inadequate to serve as a representative example of the Mission Revival style either 
individually or as a contributor to a potential historic district. The ESA Report was reviewed and 
accepted by the Office of Historic Resources in correspondence dated December 2, 2019. 
Therefore, the site is not considered a historic resource.  
 
The Appellant references a separate Historic Resource Assessment Report prepared by Mitzi 
March Mogul dated January 2019 (“Mogul Report”) which was submitted by the Applicant to the 
case file. The Mogul Report determined that the main residence built in 1904 retains sufficient 
integrity and value as a historic resource to meet criteria for the California State Register and for 
Los Angeles Historic Cultural Monument designation, and may meet National, State, and local 
criteria for its association with the lives of significant persons, events, and patterns of 
development, in part due to its association with topographer and engineer E.T. Perkins. The 
Applicant also submitted a Supplemental Report to the Historic Resource Assessment Report 
prepared by Damon Hill dated March 23, 2019 (“Hill Report”) which rebuts the findings of the 
Mogul Report related to the site’s association with E.T. Perkins. Both the Mogul Report and Hill 
Report were submitted to the Office of Historic Resources for their review, however neither reports 
were accepted by the Office of Historic Resources.    
 
The Appellant contends that the project does not qualify for a categorical exemption under the 
California Environmental Quality Act (“CEQA”) due to the difference in expert opinions in the 
above-referenced reports. However, of the three historic reports submitted to the case file, only 
the ESA Report was accepted by the Office of Historic Resources. The ESA Report presented 
substantial evidence into the record to demonstrate that the site is not a historic resource. CEQA 
Guidelines Section 15384 defines “substantial evidence” as:  
 

(a) “Substantial evidence” as used in these guidelines means enough relevant information and 
reasonable inferences from this information that a fair argument can be made to support a 
conclusion, even though other conclusions might also be reached. Whether a fair argument can be 
made that the project may have a significant effect on the environment is to be determined by 
examining the whole record before the lead agency. Argument, speculation, unsubstantiated 
opinion or narrative, evidence which is clearly erroneous or inaccurate, or evidence of social or 
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economic impacts which do not contribute to or are not caused by physical impacts on the 
environment does not constitute substantial evidence. 
(b) Substantial evidence shall include facts, reasonable assumptions predicated upon facts, and 
expert opinion supported by facts 

 
The ESA Report determined that the subject property has been heavily altered, and that the 
alterations to the primary façade have rendered the property inadequate to serve as a 
representative example of the Mission Revival style either individually or as a contributor to a 
potential historic district. The ESA Report conducted thorough field inspections of the property 
utilizing the survey methodology of the State Office of Historic Preservation, submitted 
photographs of the property and associated landscape features, and conducted site-specific 
research through building permits, Sanborn Fire Insurance Maps, City directories, historical 
photographs, newspapers and other published sources, archival records, and departmental 
records, all of which were submitted as substantial evidence into the case file for the 
environmental record. As provided above, the ESA Report was reviewed and accepted by the 
Office of Historic Resources in correspondence dated December 2, 2019. In accordance with 
CEQA Guidelines Section 15384, the lead agency has determined, based on examining the whole 
of the record, that the site does not constitute a historic resource. Therefore, there is no error or 
abuse in discretion on part of the Deputy Advisory Agency.   
 

APPEAL POINT 4:  A categorical exemption is not the appropriate environmental clearance for 
this project. This clearance is based on state law, not any local policy 
discussion on what is or is not “vested”. Either a project is consistent with 
the land use designations and policies in effect - or it is not. At minimum, 
further research and evaluation is required.   

 
Staff Response: The Deputy Advisory Agency has determined that based on the whole of the 
administrative record as supported by the justification prepared and found in the environmental 
case file, the project is exempt from the California Environmental Quality Act (“CEQA”) pursuant 
to CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no substantial evidence 
demonstrating that any exceptions contained in Section 15300.2 of the CEQA Guidelines 
regarding location, cumulative impacts, significant effects or unusual circumstances, scenic 
highways, or hazardous waste sites, or historical resources applies. The Justification for Project 
Exemption is provided as Exhibit D to the staff report. 
 
The Appellant has not presented substantial evidence that the project meets any of the exceptions 
contained in Section 15300.2 of the CEQA Guidelines, and has not presented substantial 
evidence that the project does not meet any of the qualifying criteria for the Class 32 categorical 
exemption for infill development.    
 

APPEAL POINT 5:  Project plans submitted to the Neighborhood Council in 2018 showed a 
rendering that did not set back behind the Building Line of 25 feet on 
Gramercy Place. Condition 3 of the Determination references that the new 
building needs to meet the requirements of the Building Line, but the actual 
submitted design did not appear to do so. A Building Line is adopted by 
Ordinance, and is not part of the Character Residential Overlay.  

 
Staff Response: As provided in the Deputy Advisory Agency’s Determination in Exhibit C, the site 
contains and is subject to a 25-foot Building Line established by Ordinance No. 57008. The project 
is designed to comply with the 25-foot Building Line, as shown in the Tentative Tract Map and 
project plans in Exhibit B and G that were submitted to the case file, as well as the Building Permit 
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No. 17010-10000-02541 that was issued by the Department of Building and Safety and provided 
as Exhibit F to the staff report. The Applicant has not requested any deviations from the Building 
Line requirements.  
 

APPEAL POINT 6:  The Applicant stated at a Neighborhood Council meeting in September 
2018 that he was trying to “get rid of” the tenants when asked about “Ellis” 
tenant relocation. This is not how other condominium Tract Maps have 
been required to conform with the law. This is included as Condition 12 in 
the Determination Letter, but how will this be monitored given the 
Applicant’s statement?  

 
Staff Response: The subdivider submitted a list of tenants dated April 21, 2017 to the case file in 
accordance with Tentative Tract Map filing requirements. The list identifies four (4) tenants, with 
one (1) of which is identified as disabled and would meet the definition of a Qualified Tenant as 
defined by LAMC Section 47.06. The Zoning Information Mapping Access System (“ZIMAS”) 
Parcel Profile Report shows that the site is subject to the Rent Stabilization Ordinance (“RSO”). 
ZIMAS also indicates that the site is an Ellis Act Property (filed on November 5, 2018), therefore 
the property has been legally withdrawn from the rental housing market. The implementation and 
enforcement of the RSO and Ellis Act are under the authority of the Housing and Community 
Investment Department (“HCIDLA”) pursuant to LAMC Sections 151.22-151.28. The Deputy 
Advisory Agency’s Determination included Condition Nos. 12 and 13 to ensure the project will 
comply with all tenant relocation requirements of the RSO and Ellis Act with HCIDLA. Therefore, 
the Deputy Advisory Agency did not err or abuse in discretion in approving the Tentative Tract 
Map.   
 
 
CONCLUSION 
 
In consideration of the foregoing, it is submitted that the Deputy Advisory Agency acted 
reasonably in approving Tentative Tract No. TT-74990-CN. Upon in-depth review and analysis of 
the issues raised by the Appellant for the proposed subdivision at 1509-1515 South Gramercy 
Avenue, no errors or abuse of discretion by the Deputy Advisory Agency were found in regards 
to the appeal points raised. For the reasons stated herein, and as provided in the Findings in the 
Deputy Advisory Agency’s Determination, the proposed project does comply with the applicable 
provisions of the State Subdivision Map Act. The appeals of the Deputy Advisory Agency’s 
Determination cannot be substantiated and therefore should be denied.  
 
Staff recommends that the Area Planning Commission deny the appeal; sustain the Deputy 
Advisory Agency’s Determination; and determine that the Project is categorically exempt from 
CEQA pursuant to CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no 
substantial evidence demonstrating that an exception to a categorical exemption pursuant to 
CEQA Guidelines Section 15300.2 applies. 
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JUSTIFICATION FOR PROJECT EXEMPTION 
CASE NO. ENV-2017-3217-CE 

The Planning Department determined that the City of Los Angeles Guidelines for the 
implementation of the California Environmental Quality Act of 1970 and the State CEQA 
Guidelines designate the subject project as Categorically Exempt under State CEQA Guidelines 
Article 19, Section 15332 (Class 32), Case No. ENV-2017-3217-CE. 
 
Project Description 
 
The project is for a Tentative Tract Map to permit the subdivision of one 13,146 square foot lot for 
the construction, use, and maintenance of an 8-unit condominium with 18 parking spaces 
including two (2) guest parking spaces. The proposed condominium building will be two (2) stories 
and approximately 32 feet in height, with one (1) semi-subterranean level of parking. The existing 
single-family and duplex buildings containing four (4) dwelling units will be demolished, and two 
(2) non-protected on-site trees and one (1) non-protected street tree will be removed, and the 
project will involve the grading of less than 500 cubic yards of soil.  
 
As multi-family residential condominium, and a project which is characterized as in-fill 
development, the project qualifies for the Class 32 Categorical Exemption. 
  
CEQA Determination – Class 32 Categorical Exemption Applies 
 
A Project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following five (5) criteria:  
 

a. The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with the applicable zoning designation 
and regulations. 
 
The site is zoned R3-1-O-CPIO and has a General Plan Land Use Designation of Medium 
Residential. As shown in the case file, the project is consistent with the applicable South 
Los Angeles Community Plan designation and policies and all applicable zoning 
designations and regulations. 

  
b. The proposed development occurs within city limits on a project site of no more 

than five acres substantially surrounded by urban uses. 
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The subject site is wholly within the City of Los Angeles, on a site that is approximately 
0.30 acres. Lots adjacent to the subject site are developed with the following urban uses: 
multifamily residential and churches. 

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

 
The site is previously disturbed and surrounded by development and therefore is not, and 
has no value as, a habitat for endangered, rare or threatened species. There are two (2) 
non-protected trees (yucca and fraxinus) on the site, as well as one (1) non-protected 
street tree (washingtonia robusta) along the sidewalk, as identified in the Tree Report 
prepared by Paul Lewis Landscape Architect on April 24, 2017. All trees are proposed to 
be removed.  

  
d. Approval of the project would not result in any significant effects relating to traffic, 

noise, air quality, or water quality. 
 
The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater 
runoff. More specifically, RCMs include but are not limited to:  
 
• Regulatory Compliance Measure RC-AQ-1(Demolition, Grading and 

Construction Activities): Compliance with provisions of the SCAQMD District Rule 
403. The project shall comply with all applicable standards of the Southern California 
Air Quality Management District, including the following provisions of District Rule 403: 

o All unpaved demolition and construction areas shall be wetted at least twice 
daily during excavation and construction, and temporary dust covers shall be 
used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent. 

o The construction area shall be kept sufficiently dampened to control dust 
caused by grading and hauling, and at all times provide reasonable control of 
dust caused by wind. 

o All clearing, earth moving, or excavation activities shall be discontinued during 
periods of high winds (i.e., greater than 15 mph), so as to prevent excessive 
amounts of dust. 

o All dirt/soil loads shall be secured by trimming, watering or other appropriate 
means to prevent spillage and dust. 

o All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust. 

o General contractors shall maintain and operate construction equipment so as 
to minimize exhaust emissions. 

o Trucks having no current hauling activity shall not idle but be turned off. 
• Regulatory Compliance Measure RC-GEO-1 (Seismic):  The design and 

construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

• Regulatory Compliance Measure RC-HAZ-2: Explosion/Release (Methane 
Zone):  As the Project Site is within a methane zone, prior to the issuance of a building 
permit, the Site shall be independently analyzed by a qualified engineer, as defined in 
Ordinance No. 175,790 and Section 91.7102 of the LAMC, hired by the Project 
Applicant. The engineer shall investigate and design a methane mitigation system in 
compliance with the LADBS Methane Mitigation Standards for the appropriate Site 
Design Level which will prevent or retard potential methane gas seepage into the 
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building. The Applicant shall implement the engineer’s design recommendations 
subject to DOGGR, LADBS and LAFD plan review and approval. 

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities):   The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible. 

 
These RCMs will ensure the project will not have significant impacts on noise and water. 
Furthermore, the project does not exceed the threshold criteria established by LADOT for 
preparing a traffic study. Therefore, the project will not have any significant impacts to 
traffic. Interim thresholds were developed by DCP staff based on CalEEMod model runs 
relying on reasonable assumptions, consulting with AQMD staff, and surveying published 
air quality studies for which criteria air pollutants did not exceed the established SCAQMD 
construction and operational thresholds.   

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

 
The project site will be adequately served by all public utilities and services given that the 
construction of a multi-family residential condominium will be on a site which has been 
previously developed and is consistent with the General Plan. 

  
CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 
 
There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic Highways; (d) 
Hazardous Waste Sites; and (e) Historical Resources.  
 

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

 
There is not a succession of known projects of the same type and in the same place as 
the subject project.  

 
b. Significant Effect. A categorical exemption shall not be used for an activity where there 

is a reasonable possibility that the activity will have a significant effect on the environment 
due to unusual circumstances.  

 
As mentioned, the project proposes a multi-family residential condominium in an area 
zoned and designated for such development. All adjacent lots are developed with multi-
family residential uses ranging from 2 to 4 stories in height and churches, and the subject 
site is of a similar size and slope to nearby properties. The project will not exceed the 
maximum permitted FAR of 3:1. The project size and height is not unusual for the vicinity 
of the subject site, and is similar in scope to other existing multifamily residential buildings 
in the area. Thus, there are no unusual circumstances which may lead to a significant 
effect on the environment.  

 
c. Scenic Highways. A categorical exemption shall not be used for a project which may 

result in damage to scenic resources, including but not limited to, trees, historic buildings, 
rock outcroppings, or similar resources, within a highway officially designated as a state 
scenic highway.  

 
Additionally, the only State Scenic Highway within the City of Los Angeles is the Topanga 
Canyon State Scenic Highway, State Route 27, which travels through a portion of 
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Topanga State Park. The subject site is approximately 15 miles east of the scenic highway. 
Therefore the subject site will not create any impacts within a designated as a state scenic 
highway.  

 
d. Hazardous Waste. A categorical exemption shall not be used for a project located on a 

site which is included on any list complied pursuant to Section 65962.5 of the Government 
Code.  

 
Furthermore, according to Envirostor, the State of California’s database of Hazardous 
Waste Sites, neither the subject site, nor any site in the vicinity, is identified as a hazardous 
waste site.  

 
e. Historic Resources. A categorical exemption shall not be used for a project which may 

cause a substantial adverse change in the significance of a historical resource.   
 

The project site is not listed in the National Register of Historic Places, California Register 
of Historical Resources, the Los Angeles Historic-Cultural Monuments Register, and/or 
any local register. The site was identified as a potential historic resource based on the 
City’s HistoricPlacesLA website or SurveyLA, the citywide survey of Los Angeles. A 
Historic Resource Assessment prepared by ESA Associates, dated August 2019, 
determined that the property does not meet the eligibility requirements as an individual 
resource under National Register Criterion C, California Register Criterion 3 or LAHCM 
Criterion 3 as an early intact example of a Mission Revival residence or as a notable work 
of a master architect. The study indicated that the subject property has been heavily 
altered, and alterations to the primary façade have rendered the property inadequate to 
serve as a representative example of the Mission Revival style either individually or as a 
contributor to a potential historic district. The assessment was reviewed and accepted by 
the Office of Historic Resources in correspondence dated December 2, 2019. Based on 
this, the project will not result in a substantial adverse change to the significance of a 
historic resource and this exception does not apply. 
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1509-1515 S. GRAMERCY PLACE 

Historic Resources Assessment 

Introduction 

Executive Summary 
Environmental Science Associates (ESA) was retained by Timothy Robbins (Client) to prepare 
this Historical Resources Assessment Report (Report). The purpose of this Report is to identify 
and evaluate potential historic resources located at 1509-1515 S. Gramercy Place in Los Angeles 
(City), California, on assessor parcel number (APN) 5073-005-002 (subject property). This 
Report, completed by ESA, was also prepared to comply with California Environmental Quality 
Act (CEQA), to assess the existing buildings and associated landscape on the subject property for 
eligibility as historical resources for listing in the National Register of Historic Places (National 
Register or NR), California Register of Historical Resources (California Register or CR), as well 
as for local designation as a City of Los Angeles Historical-Cultural Monument (LAHCM). The 
Report includes a discussion of the survey methods used, regulatory framework, records search 
results, a brief overview of the property and surrounding area, historic contexts, and evaluation of 
the subject property.  

The subject property is situated in the South Los Angeles Community Planning Area, between 
West 15th Street and Venice Boulevard.  It is improved with several buildings that have been 
added to the property over the years as a result of its change in use from a single-family to a 
multi-family property.  The existing two-story duplex (Duplex Residence) was originally 
constructed in 1904-05 as a Mission Revival style single-family residence according to city 
directories and newspaper articles. No original building permit is available for the residence, 
although a 1938 building permit for its conversion to a duplex is on record.  Permit history and 
assessor records for the subject property indicate that the home was remodeled and a garage was 
added to the parcel in 1912, but the garage has since been converted into a residential unit. The 
final addition to the subject parcel includes a detached single-family residence built in 1944 to the 
rear of the duplex.  

ESA’s Historic Resources Group Director Margarita Jerabek, Ph.D., and Historic Resources 
Group Manager Joel Levanetz, M.A. AICP, conducted a site survey of the subject property on 
June 12, 2019. This survey documented the existing conditions of the property and surrounding 
vicinity. During the survey the subject property was documented with digital photography and 
notes were taken to ensure detailed California Department of Parks and Recreation (DPR) forms 
for the subject property could be recorded following the field effort and analysis.  
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The subject property was evaluated under the following architecture theme: Mission Revival 
Style, 1887-1942. ESA also conducted research on the subject property’s construction and 
occupancy history within the development of South Los Angeles and the W.G. Nevin Tract. ESA 
evaluated the subject property against the National Register, California Register, and the LAHCM 
criteria. 

The subject property was previously identified as individually eligible by SurveyLA during their 
survey of the South Los Angeles Community Plan Area completed in March of 2012. The 
residence was recorded as potentially significant with the status codes of 3CS and 5S3 as an 
“Excellent example of the Mission Revival style, with high quality design and craftsmanship. All 
windows replaced; may not retain sufficient integrity for Natl. Register eligibility.”1 SurveyLA 
did not identify the subject property as a contributor to a potential historic district.  

Given the preliminary findings of SurveyLA. Qualified practitioners from ESA closely 
scrutinized available details related to the construction, history and current conditions present at 
the subject property. As a result, ESA did not find the subject property eligible for listing under 
Criterion C/3/3 under the theme of Mission Revival Style, 1887-1942. Although the subject 
property was constructed in the early 20th century and exhibits some of the character-defining 
features relevant to the Mission Revival Style, a number of notable alterations have been made 
both to the subject property as well as to the associated parcel on which the subject property 
stands that have undermined its ability to convey historical significance. It was remodeled in 
1912, converted into a duplex residence in 1937-38.  The original arcade that framed the south 
courtyard prior to 1912 has been removed, the plan of the house has been entirely reconfigured 
and exterior stairs added, all of the windows have been replaced with incompatible vinyl 
windows, the exterior finish has been restuccoed and much of the remaining architectural 
detailing has been altered in appearance as a result of the stucco repairs. There are numerous 
alterations along the primary elevation as well as on each of the secondary and the tertiary 
elevations. While less impactful to the historic integrity of the subject property, changes to the 
side and rear elevations together with the alterations to the primary façade have cumulatively 
materially impaired the integrity necessary to be considered eligible under Criterion C/3/3. Thus, 
1509-1515 S. Gramercy Place does not appear to meet the significance requirements as either an 
individual resource or as a contributor to a potential historic district as an “[e]xcellent example of 
the Mission Revival style, with high quality design and craftsmanship…” as concluded in the 
SurveyLA findings. 

ESA researched the occupancy history of the subject property and concluded that 1509-1515 S. 
Gramercy Place does not appear to be associated with significant personages or events as is 
required under National Register Criterion B, California Register Criterion 2 or the LAHCM 
Criterion 2.   

The subject property is a heavily altered example of the Mission Revival style. Alterations were 
observed along the roofline and across the primary elevation as well as on each of the secondary 
and the tertiary elevation. Changes to the side and rear elevations together with the substantial 

                                                      
1  SurveyLA, “Individual Resources,” South Los Angeles Report, March 2012, 18. 
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alterations to the primary façade have rendered the property inadequate to serve as a 
representative example of the Mission Revival style either individually or as a contributor to a 
potential historic district.  Although it is basically identifiable as an example of its style, it is not a 
representative example and is not an architecturally significant work of a master builder or 
architect as demonstrated in this report.  Therefore, ESA finds that 1509-1515 S. Gramercy Place 
does not meet the eligibility requirements as individual resource under National Register 
Criterion C, California Register Criterion 3 or LAHCM Criterion 3 as an early intact example of a 
Mission Revival residence or as a notable work of a master architect. 

Project Location 
The subject property is located at 1509-1515 S. Gramercy Place in South Los Angeles in the City 
of Los Angeles on APN: 5073-005-002, shown on Figure 1, Regional and Project Vicinity Map. 
As mentioned above and shown in Figure 2, Aerial Photograph of Project Site, the Project Site is 
improved with a two-story, single-family residence that has since been converted to a duplex. 
Two detached single-family residences have been added to the subject parcel since the original 
1904 construction. The subject property is located on a block largely developed with multi-family 
residences and bounded to the south by Venice Boulevard, to the west by South Wilton Place, to 
the north by West 15th Street, and to the east by South Gramercy Place. The subject property 
fronts Gramercy Place to the east.  
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Research and Field Methodology 
This Report was prepared by ESA’s architectural historians, including Margarita Jerabek, Ph.D., 
Director of Historical Resources, Joel Levanetz, M.A, Senior Architectural Historian, Hanna 
Winzenried, M.Sc., Architectural Historian Associate, and Millie Mujica, M.F.A., Architectural 
Historian Associate, all of whom meet and exceed the Secretary of the Interior’s Professional 
Qualification Standards in history and architectural history. Professional qualifications are 
provided in Appendix A. The historical resources evaluation involved a review of the National 
Register and its annual updates, the California Register, the Statewide Historical Resources 
Inventory (HRI) database maintained by the State Office of Historic Preservation (OHP), 
SurveyLA findings, and the City of Los Angeles’s inventory of historic properties to identify any 
previously recorded properties within or near the subject property. An intensive pedestrian survey 
was also undertaken to document the existing conditions of the property and vicinity. In addition, 
the following tasks were performed for the study: 

 Conducted field inspections of the subject property and utilized the survey methodology of 
the State OHP. 

 Photographed the subject property and associated landscape features, and examined other 
properties in the vicinity that exhibited potential architectural and/or historical associations.  

 Conducted site‐specific research on the property utilizing building permits, Sanborn Fire 
Insurance Maps (Sanborn Maps), City directories, historical photographs, Online Archive of 
California, Calisphere, University of Southern California (USC) Digital Collections, 
historical Los Angeles Times, and other published sources.  

 Conducted archival records search through the California Historical Resources Information 
System at the South Central Coastal Information Center (SCCIC), at California State 
University, Fullerton. 

 Conducted research at the City’s Building and Safety and Community Development 
departments as well as the Los Angeles County Office of the Assessor (Assessor). 

 Reviewed and analyzed ordinances, statutes, regulations, bulletins, and technical materials 
relating to federal, state, and local historic preservation, designation assessment processes, 
and related programs. 

 Evaluated potential historical resources based upon criteria used by the National Register, 
California Register, and City of Los Angeles Cultural Heritage Preservation Ordinance. 

Regulatory Framework  

Historical resources fall within the jurisdiction of the federal, state, and local designation 
programs. Federal laws provide the framework for the identification, and in certain instances, 
protection of historical resources. Additionally, state and local jurisdictions play active roles in 
the identification, documentation, and protection of such resources within their communities. The 
National Historic Preservation Act (NHPA) of 1966, as amended and the California Public 
Resources Code (PRC), Section 5024.1, are the primary federal and state laws and regulations 
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governing the evaluation and significance of historical resources of national, state, regional, and 
local importance. Descriptions of these relevant laws and regulations are presented below. 

Federal Eligibility Criteria and Integrity Aspects 
National Register of Historic Places 

The National Register was established by the NHPA as “an authoritative guide to be used by 
federal, state, and local governments, private groups and citizens to identify the Nation’s cultural 
resources and to indicate what properties should be considered for protection from destruction or 
impairment.”2 The National Register recognizes properties that are significant at the national, 
state, and/or local levels. 

To be eligible for listing in the National Register, a resource must be significant in American 
history, architecture, archaeology, engineering, or culture. Four criteria for evaluation have been 
established to determine the significance of a resource: 

A. Associated with events that have made a significant contribution to the broad patterns of 
our history; 

B. Associated with the lives of persons significant in our past; 

C. Embodies 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; 

D. Yields, or may be likely to yield, information important in prehistory or history.3 

Districts, sites, buildings, structures, and objects that are 50 years in age must meet one or more 
of the above criteria and retain integrity (that is, convey their significance) to be eligible for 
listing.  

Under the National Register, a property can be significant not only for the way it was originally 
constructed, but also for the way it was adapted at a later period, or for the way it illustrates 
changing tastes, attitudes, and uses over a period of time.4 

Within the concept of integrity, the National Register recognizes seven aspects or qualities that, in 
various combinations, define integrity: Location, Design, Setting, Materials, Workmanship, 
Feeling, and Association: 

Location is the place where the historic property was constructed or the place where the historic 
event occurred. The relationship between the property and its location is often important to 
understanding why the property was created or why something happened. The actual location of a 
historic property, complemented by its setting, is particularly important in recapturing the sense 

                                                      
2  36 CFR Section 60.2. 
3  “Guidelines for Completing National Register Forms,” in National Register Bulletin 16, U.S. Department of 

Interior, National Park Service, September 30, 1986. This bulletin contains technical information on comprehensive 
planning, survey of cultural resources and registration in the NRHP. 

4  National Register Bulletin 15, p. 19. 
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of historic events and persons. Except in rare cases, the relationship between a property and its 
historic associations is destroyed if the property is moved. 

Design is the combination of elements that create the form, plan, space, structure, and style of a 
property. It results from conscious decisions made during the original conception and planning of 
a property (or its significant alteration) and applies to activities as diverse as community 
planning, engineering, architecture, and landscape architecture. Design includes such elements as 
organization of space, proportion, scale, technology, ornamentation, and materials. A property’s 
design reflects historic functions and technologies as well as aesthetics. It includes such 
considerations as the structural system; massing; arrangement of spaces; pattern of fenestration; 
textures and colors of surface materials; type, amount and style of ornamental detailing; and 
arrangement and type of plantings in a designed landscape. 

Setting is the physical environment of a historic property. Whereas location refers to the specific 
place where a property was built or an event occurred, setting refers to the character of the place 
in which the property played its historic role. It involves how, not just where, the property is 
situated and its relationship to surrounding features and open space. 

Workmanship is the physical evidence of the crafts of a particular culture or people during any 
given period in history or prehistory. It is the evidence of artisans’ labor and skill in constructing 
or altering a building, structure, object, or site. Workmanship can apply to the property as a whole 
or to its individual components. 

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.  

The choice and combination of materials reveal the preferences of those who created the property 
and indicate the availability of particular types of materials and technologies. A property must 
retain key exterior materials dating from the period of its historic significance.  

Feeling is a property’s expression of the aesthetic or historic sense of a particular period of time. 
It results from the presence of physical features that, taken together, convey the property’s 
historic character. 

Association is the direct link between an important historic event or person and a historic 
property. A property retains association if it is the place where the event or activity occurred and 
is sufficiently intact to convey that relationship to an observer.5 

To retain historic integrity, a property will always possess most of the aspects and depending 
upon its significance, retention of specific aspects of integrity may be paramount for a property to 

                                                      
5 National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation, 44-45, 

http://www.nps.gov/nr/publications/bulletins/pdfs/nrb15.pdf, accessed July 7, 2013. 
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convey its significance.6 Determining which of these aspects are most important to a particular 
property requires knowing why, where and when a property is significant.7 For properties that are 
considered significant under National Register Criteria A and B, National Register Bulletin 15: 
How to Apply the National Register Criteria for Evaluation (National Register Bulletin 15) 
explains, “a property that is significant for its historic association is eligible if it retains the 
essential physical features that made up its character or appearance during the period of its 
association with the important event, historical pattern, or person(s).”8 In assessing the integrity 
of properties that are considered significant under National Register Criterion C, National 
Register Bulletin 15 states, “a property important for illustrating a particular architectural style or 
construction technique must retain most of the physical features that constitute that style or 
technique.”9 

State Register and Eligibility Criteria 
California Register of Historical Resources 

The OHP, as an office of the California Department of Parks and Recreation (DPR), implements 
the policies of the NHPA on a statewide level.  

The OHP also carries out the duties as set forth in the PRC and maintains the HRI and the 
California Register. The State Historic Preservation Officer (SHPO) is an appointed official who 
implements historic preservation programs within the state’s jurisdictions.  

Also implemented at the state level, CEQA requires projects to identify any substantial adverse 
impacts which may affect the significance of identified historical resources. 

The California Register was created by Assembly Bill 2881 which was signed into law on 
September 27, 1992. The California Register is “an authoritative listing and guide to be used by 
state and local agencies, private groups, and citizens in identifying the existing historical 
resources of the state and to indicate which resources deserve to be protected, to the extent 

                                                      
6  The National Register defines a property as an “area of land containing a single historic resource or a group of 

resources, and constituting a single entry in the National Register of Historic Places.” A “Historic Property” is 
defined as “any prehistoric or historic district, site, building, structure, or object at the time it attained historic 
significance.” Glossary of National Register Terms, http://www.nps.gov/nr/publications/bulletins/nrb16a/
nrb16a_appendix_IV.htm, accessed June 1, 2013. 

7  National Register Bulletin 15, p. 44. 
8  “A property retains association if it is the place where the event or activity occurred and is sufficiently intact to 

convey that relationship to an observer. Like feeling, association requires the presence of physical features that 
convey a property’s historic character. Because feeling and association depend on individual perceptions, their 
retention alone is never sufficient to support eligibility of a property for the National Register.” Ibid, p. 46. 

9  “A property that has lost some historic materials or details can be eligible if it retains the majority of the features 
that illustrate its style in terms of the massing, spatial relationships, proportion, pattern of windows and doors, 
texture of materials, and ornamentation. The property is not eligible, however, if it retains some basic features 
conveying massing but has lost the majority of the features that once characterized its style.” Ibid. 
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prudent and feasible, from substantial adverse change.”10 The criteria for eligibility for the 
California Register are based upon National Register criteria.11  

The California Register consists of resources that are listed automatically and those that must be 
nominated through an application and public hearing process. The California Register 
automatically includes the following: 

 California properties listed on the National Register and those formally Determined Eligible 
for the National Register; 12 

 California Registered Historical Landmarks from No. 770 onward; 

 Those California Points of Historical Interest (PHI) that have been evaluated by the OHP and 
have been recommended to the State Historical Commission for inclusion on the California 
Register.13 

Other resources which may be nominated to the California Register include: 

 Individual historical resources; 

 Historical resources contributing to historic districts; 

 Historical resources identified as significant in historical resources surveys with significance 
ratings of Category 1 through 5; 

 Historical resources designated or listed as local LAHCMs, or designated under any local 
ordinance, such as an HPOZ.14 

To be eligible for the California Register, a historical resource must be significant at the local, 
state, or national level, under one or more of the following four criteria: 

1. Is associated with events that have made a significant contribution to the broad patterns of 
California's history and cultural heritage; 

2. Is associated with the lives of persons important in our past; 

3. Embodies the distinctive characteristics of a type, period, region, or method of construction, 
or represents the work of an important creative individual, or possesses high artistic values; or 

4. Has yielded, or may be likely to yield, information important in prehistory or history. 

Additionally, a historical resource eligible for listing in the California Register must meet one or 
more of the criteria of significance described above and retain enough of its historic character or 
appearance to be recognizable as a historical resource and to convey the reasons for its 
significance. Historical resources that have been rehabilitated or restored may be evaluated for 
listing. Integrity is evaluated with regard to the retention of seven aspects of integrity similar to 
the National Register (location, design, setting, materials, workmanship, feeling, and association). 

                                                      
10  PRC Section 5024.1(a). 
11  PRC Section 5024.1(b). 
12  PRC Section 5024.1(d). 
13 PRC Section 5024.1(d). 
14  PRC Section 5024.1(e) 
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Also like the National Register, it must also be judged with reference to the particular criteria 
under which a resource is proposed for eligibility. Alterations over time to a resource or historic 
changes in its use may themselves have historical, cultural, or architectural significance. It is 
possible that historical resources may not retain sufficient integrity to meet the criteria for listing 
in the National Register, but they may still be eligible for listing in the California Register. A 
resource that has lost its historic character or appearance may still have sufficient integrity for the 
California Register if it maintains the potential to yield significant scientific or historical 
information or specific data.15 

Local Cultural Heritage Ordinance and Eligibility Criteria 
City of Los Angeles 

The City enacted a Cultural Heritage Ordinance in April 1962 which defines Historic-Cultural 
Monuments. According to the Cultural Heritage Ordinance, Historic-Cultural Monuments are 
sites, buildings, or structures of particular historic or cultural significance to the City in which the 
broad cultural, political, or social history of the nation, state, or City is reflected or exemplified, 
including sites and buildings associated with important personages or which embody certain 
distinguishing architectural characteristics and are associated with a notable architect. These 
Historic-Cultural Monuments are regulated by the City’s Cultural Heritage Commission and the 
City Council. 

Los Angeles Cultural Heritage Ordinance Eligibility Criteria 

The Los Angeles City Council adopted the Cultural Heritage Ordinance in 1967 and amended it 
in 2018 (Los Angeles Administrative Code, Chapter 9, Division 22, Article 1, Section 22.171.7). 
The Cultural Heritage Ordinance establishes criteria for designating a local historical resource as 
an LAHCM. An LAHCM is any site (including significant trees or other plant life located on the 
site), building, or structure of particular historic or cultural significance to the City that 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; or 

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. 

                                                      
15  Codified in California Code of Regulations, Title 14, Chapter 11.5, Section 4852(c) which can be accessed on the 

internet at http://ohp.parks.ca.gov 
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Los Angeles Historic Preservation Overlay Zone (HPOZ) Ordinance Eligibility 
Criteria 

City of Los Angeles Ordinance Number 175891, found in Section 12.20.3 of the Los Angeles 
Municipal Code, describes the procedures for creation of new HPOZs, the powers and duties of 
HPOZ Boards, and the review processes for projects within HPOZs. The Ordinance was created 
in 1079 and most recently amended and re-adopted by the Los Angeles City Council in 2017.16 

An HPOZ is an area of the City which is designated as containing structures, landscaping, natural 
features or sites having historic, architectural, cultural or aesthetic significance. Before an HPOZ 
may move into the formal adoption process, an historic resources survey of the proposed district 
must be completed. The survey studies the historic and architectural significance of the 
neighborhood and identifies structures and features as either “contributing” or “non-contributing” 
to the district. A contributing structure is a building that was constructed during the predominant 
period of development in the neighborhood and that has retained most of its historic features. A 
non-contributing structure is one that was either constructed after the major period of the 
neighborhood’s development, or has been so significantly altered that it no longer conveys its 
historic character.17  

According to Section 12.20.3 of the City of Los Angeles Municipal Code, features designated as 
contributing shall meet one or more of the following criteria: 

 Adds to the Historic architectural qualities or Historic associations for which a property is 
significant because it was present during the period of significance, and possesses Historic 
integrity reflecting its character at that time; or 

 Owing to its unique location or singular physical characteristics, represents an established 
feature of the neighborhood, community or city; or 

 Retaining the building, structure, Landscaping, or Natural Feature, would contribute to the 
preservation and protection of the resource and its environment.18  

Identification of Potential Historical Resources within 
the Subject Property and Surrounding Area 

Archival Research 
Records Search Results 

Methods 

A records search for the proposed project was conducted by ESA staff on June 13, 2019 at the 
California Historical Resources Information System’s South Central Coastal Information Center 
(SCCIC) housed at California State University, Fullerton. The records search included a review 

                                                      
16  “Citywide HPOZ Ordinance,” City of Los Angeles Office of Historic Resources, http://www.preservation

.lacity.org/hpoz/citywide-hpoz-ordinance, accessed July 24, 2013. 
17  “How to Establish an HPOZ,” City of Los Angeles Office of Historic Resources, http://www.preservation

.lacity.org/hpoz/how-establish-hpoz, accessed July 24, 2013. 
18  “Citywide HPOZ Ordinance,” City of Los Angeles Historic Resources, http://www.preservation.lacity.org/hpoz/

citywide-hpoz-ordinance, accessed July 24, 2013, pgs. 11-12. 

http://www.preservation.lacity.org/hpoz/how-establish-hpoz
http://www.preservation.lacity.org/hpoz/how-establish-hpoz
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of all previously documented historic architectural resources and studies within a 0.25-mile radius 
of the Project Site and archaeological resources within or immediately adjacent to the Project 
Site. The records search also included a review of listings for the National Register, California 
Register, California Points of Historical Interest, California Historical Landmarks, California 
State Historic Resources Inventory (HRI), and Los Angeles Historic-Cultural Monuments. 

Results 

Previous Cultural Resources Investigations 

The records search results indicate that four cultural resources studies have been conducted 
within a 0.25-mile radius of the Project Site (Table 1). Of the four previous studies, none 
included the Project Site and none are relevant to the Subject Property.  

TABLE 1 
PREVIOUS CULTURAL RESOURCES INVESTIGATIONS ON FILE AT SCCIC 

Author 
SCCIC # 
(LA-) Title 

Year 

Wlodarsky, Robert J.  06426 
A Phase I Archaeological Study for the Proposed Pico 
Gramercy Apartment Project Located at 3201 West Pico 
Boulevard, City of Los Angeles, California 

2002 

Bonner, Wayne H.  07734 

Cultural Resources Records Search Results and Site Visit 
for Cingular Wireless Candidate La03294 (Pico and 
Arlington), 1310 South Wilton Place, Los Angeles County, 
California 

2006 

Unknown 11973 
Crenshaw/LAX Transit Corridor Project Final 
Environmental Impact Report/Final Environmental Impact 
Statement 

2011 

Bonner, Wayne and 
Crawford, Kathleen 

12175 

Cultural Resources Records Search and Site Visit Results 
for T-Mobile West, LLC Candidate LA03284A (SM294 
Pico & Arlington), 1310 South Wilton Place, Los Angeles, 
California 

2012 

Source: SCCIC, 2019 

 

Previously Recorded Cultural Resources 

According to the SCCIC files, no historic architectural resources have been previously recorded 
within a 0.25-mile radius of the Project Site. However, review of the HRI indicates that there are 
26 listings within the 0.25-mile radius. Department of Parks and Recreation Site Forms were only 
available for three (P-19-172488, -172489, and -172490) of the listings at the SCCIC19 (Table 2). 
No archaeological resources have been previously recorded within or adjacent to the Project Site.  

 

  

                                                      
19 The results of this records search write up were based on records available at the SCCIC.  
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TABLE 2 
PREVIOUSLY RECORDED HISTORIC ARCHITECTURAL RESOURCES ON FILE AT SCCIC  

Primary 
Number 
(P-19-) 

OHP 
Property 
Number Address Resource Type Resource Description Date Recorded 

*CHR Status 
Code 

Approx. Distance 
from Project Site 

172488 026501 1237 S. St Andrews Pl Building 
Two-story stucco structure 
designed in the Colonial Revival 
style and constructed in 1914 

1984 (Bureau of 
Engineering) 3S 0.21 mi. NE 

172489 026502 1245 S. St Andrews Pl Building 
Two-story wood structure designed 
in the Craftsman style and 
constructed in 1909 

1984 (Bureau of 
Engineering) 3S 0.19 mi. NE 

172490 026503 1251 S. St Andrews Pl Building 

American-Hungarian Cultural 
Center is a two-story wood 
structure designed in the Colonial 
Revival Influence style 

1984 (Bureau of 
Engineering) 3S 0.18 mi. NE 

Source: SCCIC, 2019 



Historic Resource Assessment 

1509-1515 Gramercy Place 15 ESA / D190521.00 
Historic Resource Assessment July 2019 

Environmental Setting 

Neighborhood Development 
South Los Angeles20 

The northeastern section of the South Los Angeles CPA was within the original Los Angeles city 
boundary (incorporated in 1850). The remainder of CPA was annexed into the City of Los 
Angeles between 1859 and 1935 in seven separate annexations. The CPA includes the 
neighborhoods of Harvard Heights, Pico-Union, Adams-Normandie, University Park, Exposition 
Park, Vermont Square, Chesterfield Square, Harvard Park, Vermont-Slauson, Manchester Square, 
Vermont Knolls, Gramercy Park, and Vermont Vista.21 The social and cultural history of these 
neighborhoods is summarized below. 

The South Los Angeles CPA developed in southward pattern beginning in the late 19th century, 
as a growing network of streetcars and railroads enabled suburban development on land outside 
of the historic city center. The first subdivisions were in the northwestern quadrant of the CPA 
and were home to many of the city’s wealthiest and most influential citizens. The land on which 
the University of Southern California (USC) sits today was donated by three wealthy land owners 
who hoped that the presence of the university would not only benefit the young city but also raise 
the value of their surrounding residential real estate holdings. As the city expanded, the wealthiest 
citizens followed the westward path of the growing city into the neighborhoods of Windsor 
Square and Hancock Park (northwest of the South Los Angeles CPA) and many of the mansions 
in the University Park and Pico-Union neighborhoods were converted to multi-family use. 
Today’s University Park neighborhood has been shaped by the influence of USC, with many 
residential buildings removed to accommodate post-World War II campus expansion and other 
early residential buildings converted to student housing and other university-related uses. 

The area west of USC, which includes today’s Jefferson Park, Adams-Normandie and Exposition 
Park neighborhoods, became home to a flourishing Japanese-American community in the early 
1920s. With Downtown’s Little Tokyo bursting at the seams, the Issei (first-generation Japanese 
American) community spread to outlying areas such as “Seinan,” or South Los Angeles. By the 
mid-1920s, Seinan was generally centered in the area east of Arlington Avenue, south of Adams 
Boulevard, west of Vermont Avenue and north of Exposition Boulevard. Since the area was 
already built-out by the 1910s, the Japanese-American community assimilated into the 
neighborhood, utilizing existing buildings for commercial, residential and institutional purposes 
and comingling with neighbors of diverse ethnic backgrounds, including white, Jewish, African 
American, and Hispanic. 

After World War II and the period of forced internment, the area’s Japanese-American residents 
returned to Seinan to resume life in their community. In the following years many Nissei (second-

                                                      
20  SurveyLA, “South Los Angeles Community Plan Area,” Historic Resources Survey Report, prepared for the City 

of Los Angeles, Department of City Planning, March 2012, 9-12. 
21 Neighborhood names and boundaries were derived from: "Mapping L.A. - Los Angeles Times." Mapping L.A. Los 

Angeles Times. Web. 03 June 2011.  
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generation) pushed westward into the Crenshaw district, which after the war became a vibrant 
center of Japanese-American commerce and culture. 

In a city wrought with restrictive covenants in many of its residential neighborhoods in the 1920s, 
30s, and 40s, this area is notable for the diversity of its residents in the pre-war era. However, it 
was not without the racism that plagued much of the city’s housing practices at the time. 
Increasing numbers of blacks moved to Los Angeles in the late 1920s and 1930s, drawn by the 
promise of jobs and homeownership. Racial covenants became enforced more fiercely as African 
Americans became a more noticeable presence in the city and Anglo Americans attempted to 
maintain their separation. The jurisdiction of one organization, the White Home Owners 
Protective Association, included the area bounded by Main Street, Manchester Boulevard, 
Vermont Avenue, and Santa Barbara Avenue (now Martin Luther King Jr. Boulevard).22 This 
area includes the present-day neighborhoods of Vermont Square, Vermont Slauson, Vermont 
Knolls, and Florence. 

The South Los Angeles area was a battleground in the movement to end racial discrimination in 
housing across the United States. In the postwar era, as the city’s black population increased, 
African-American homebuyers and renters were met with intimidation and, at times, violence in 
many of the neighborhoods within the South Los Angeles CPA.23 The residents of Sugar Hill, 
which is located near the intersection of Adams Boulevard and Western Avenue, played an 
important role in the Supreme Court case that ultimately barred racial housing discrimination. 
With restrictive covenants deemed unconstitutional, South Los Angeles continued to diversify 
with increasing numbers of African-American and Hispanic residents in the 1950s, 60s, and 70s. 

The latter decades of the 20th century represented a tumultuous time in South Los Angeles’ 
history, with rampant unemployment, poverty, gang-related violence, and the crack cocaine trade 
creating a widening schism between the community and the Los Angeles Police Department. 
Described as “a tinderbox ready to explode,” the area did just that during the civil unrest of April 
1992 that followed the acquittal of four white police officers in the brutal beating of black 
motorist Rodney King. The 1992 riot left 52 dead, 2,383 injured, and nearly $1 billion in property 
damage.24 Although the damage was widespread, the intersection of Florence and Normandie 
Avenues in the South Los Angeles CPA is widely considered to be the flashpoint of the riots and 
remains the site most associated with these events. 

Types of Development 

Most of the South Los Angeles CPA was occupied by ranchos and public lands in its earliest 
period of development after European settlement. There are no resources remaining from this 
period in the CPA. The earliest development with evidence remaining on the landscape took 
place in the northeastern part of the CPA, which was within the original boundary of the City of 
Los Angeles that was incorporated in 1850. The earliest extant resource in the CPA is the small 

                                                      
22 Mike Davis, City of Quartz: Excavating the Future in Los Angeles (New York: Vintage Books, 1992) 162 
23 Stephen Grant Meyer, As Long as They Don’t Move Next Door: Segregation and Racial Conflict in American 

Neighborhoods (Lantham, Maryland: Rowman & Littlefield, 2000) 127. 
24 Josh Sides, L.A. City Limits, African American Los Angeles from the Great Depression to the Present (Berkeley: 

University of California Press, 2003) 202. 
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section of zanja irrigation channel that remains along Figueroa Street in front of the Stimson 
House (HCM #212). The zanja dates to the 1860s and was channelized in concrete in the 1880s. 
The earliest residential subdivisions were developed in the northeastern neighborhoods of the 
CPA nearest to Downtown during the real estate boom of the 1880s that followed the connection 
of Los Angeles to the transcontinental railroad network. Development extended outward from the 
city center along streetcar lines in the late 19th and early 20th centuries. The University Park 
neighborhood contains several urban mansions dating to this era, when the neighborhoods 
between Downtown and USC were home to many of the city’s wealthiest inhabitants. 

As the city grew after the turn of the 20th century, early suburbanization within the CPA followed 
a typical development pattern with commercial corridors along larger thoroughfares and single-
family residential development along smaller, gridded streets. Multi-family property types are 
scattered throughout these early subdivisions. Development continued south of Jefferson 
Boulevard to Manchester Boulevard in the 1910s and 1920s. The earliest tracts in this area were 
typically filled with single-family Craftsman bungalows. Extant commercial development along 
the former streetcar corridors typically includes historic theaters, restaurants, one-to-three story 
mixed use commercial and residential buildings, and banks. 

Residential and commercial development continued south of Manchester Boulevard in the 1920s 
and 30s in the neighborhoods of Manchester Square, Vermont Knolls, Gramercy Park and 
Vermont Vista. Commercial development from this period, particularly along the former streetcar 
routes of Santa Barbara Avenue (now Martin Luther King Jr. Boulevard) and Vermont Avenue, 
includes small strips of one-story retail, large department stores, banks, and gas stations. The 
South Los Angeles CPA was largely built out by the beginning of World War II and postwar 
resources are sporadic and most commonly found on larger commercial corridors such as 
Western Avenue, Vermont Avenue, and Figueroa Street. 

Institutional resources throughout the CPA include religious buildings, schools, libraries, fire 
stations, and public facilities such as Department of Water and Power buildings. In addition to 
several Los Angeles Unified School District campuses, there are a number of private educational 
institutions within the CPA, including Mt. St. Mary’s College, Loyola High School, USC, and the 
former Pepperdine College (now University) campus. Additional institutions adjacent to USC 
include Exposition Park (formerly Agricultural Park), the Los Angeles Museum of Natural 
History, Los Angeles Memorial Coliseum and the Memorial Sports Arena. Events relating to both 
the 1932 and 1984 Olympic Games were held in the Los Angeles Memorial Coliseum. 

Industrial development in the CPA is concentrated in the Chesterfield Square and Harvard Park 
areas near historic railroad lines that cut diagonally through the street grid along Hyde Park 
Boulevard. Many blocks of industrially-zoned parcels are located in this area bounded by Slauson 
Avenue to the north, Western Avenue to the east, Gage Avenue to the south, and Wilton Place to 
the west. Resources within the industrially zoned areas were not surveyed, consistent with 
SurveyLA methodology. 

The construction of a large network of freeways during the 1950s and 60s enabled widespread 
development in distant stretches of the greater Los Angeles region and relieved automobile 
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congestion on surface streets. However, their construction also had deleterious impacts on the 
urban environment, such as bisecting neighborhoods and displacing residents who lived in their 
paths. The Interstate 10 (Santa Monica) Freeway, Interstate 110 (Harbor) Freeway, and Interstate 
105 (Century) Freeway all traverse the neighborhoods of the South Los Angeles CPA, generally 
above grade. The freeways have a visual and physical impact on existing building stock, altering 
the logical cohesion of historic subdivisions and creating boundaries where boundaries did not 
historically exist. The freeways in and of themselves are significant feats of modern civil 
engineering and urban planning; however, their impacts on historic neighborhoods in Los 
Angeles cannot be ignored.  

The W.G. Nevin Tract 

The W.G. Nevin Tract was part of the northeast quarter of Section 35 T.I.S-R.14W and was 
surveyed in November of 1901 by J.B. Lippincott. The subject property is on block 7, lot 2 of the 
tract (Figure 3). A large advertisement was taken out on April 3, 1903 in the Los Angeles Times 
stating that the tract has “magnificent graveled roadways, wide cement walks, heavy cement 
curbs, all electric light and other poles are in the rear of the lots-no poles in front.”25 The tract is 
described as “a choice location for a choice home,” stating that:  

High altitude, being away above the southwest portion of the city. Magnificent views of 
Hollywood and the mountain range clear to the sea. Pure air. Cool in summer and warm 
in winter- the most healthful location in Los Angeles. Building restrictions enforced that 
will greatly enhance the value of all property in the tract as homes are built. Beautiful 
surroundings- all advantages of country and the city combined-within a few munities ride 
of the business center. The W.G. Nevin Tract is in every way the finest, best located tract 
that has been laid out in Los Angeles in years. The lots are larger and offer better 
opportunities for fine homes. The growth of the better residence portion of the city 
southwest and west all combine to make this the most desirable spot in the city for high 
class homes.26 

In an advertisement for available lots on the tract in the Los Angeles Times on September 20, 
1903, the tract is described thus, 

Lying between Pico and Sixteenth Streets and Manhattan and Wilton Places, they are 
each 73 ¾ feet by 178 ½ feet, lie as level as a floor and command a view that cannot be 
surpassed or obstructed. High grade street improvements paid for, no possibility of 
additional expense on that score. Five-minute street car services. In many respects the 
finest residence tract now in the market. Lots from $1,100 up. Very reasonable at that 
price. Building restrictions insure substantial dwellings, numerous high grade residences 
now located in the tract with others under construction.27 

                                                      
25 “W.G. Nevin Tract,” The Los Angeles Times (Los Angeles, CA), April 3, 1903, 14. 
26 “W.G. Nevin Tract,” The Los Angeles Times (Los Angeles, CA), April 3, 1903, 14. 
27 “Some choice lots are still to be had in the six blocks of the W.G. Nevin Tract,” The Los Angeles Times (Los 

Angeles, CA), September 20, 1903, 35. 
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Through advertisements in the newspapers at that time, it appears as though the tract was 
developed by individuals over time rather than by a single developer. By 1907, the tract was 
already roughly half developed mainly with single-family residences (Figure 4). By 1921, the 
tract was almost completely developed with only a few empty lots. Most of the development was 
of single-family residences although there were a couple of duplexes (Figure 5). By 1938, the 
tract was completely developed, and it was around this time that more multi-family residences, 
mainly duplexes and smaller apartment houses, were beginning to be developed. Single-family 
residences were also turned into multi-family residences like the subject property (Figure 6).  In 
the 1960s, many of the original single-family residences that existed were replaced with larger 
multi-family residences (Figure 7). 

 

   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: Los Angeles County 

Department of Public 
Works  

Figure 3 
Excerpt of the W.G. Nevin Tract, 1901 (subject property outlined in red) 
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  1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: EDR, 2019 

Figure 4 
Excerpt of the 1907 Sanborn, note the ornamental front arcade 

(subject property outlined in red and was developed with a two-story 
single-family residence at the time)   
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 1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: EDR, 2019 

Figure 5 
Excerpt of the Sanborn, 1921, showing that the arcade had been 

removed, a rear addition had been constructed, and a new garage 
had been added to the property (subject property outlined in red)   
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  1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: EDR, 2019 

Figure 6 
Excerpt of Aerial of a historic aerial, 1938  

(subject property outlined in red)   
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  1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: EDR, 2019 

Figure 7 
Excerpt of the 1966 Sanborn, ornamental arcade remains absent 

(subject property outlined in red) 

Architectural Description 

Duplex 

The existing duplex is articulated in the Mission Revival style. Although the original permit for 
construction was not uncovered while researching the property, historians can establish a 
construction date of approximately 1904-05 for the original single-family residence based upon 
city directories and period newspaper announcements from that period. As demonstrated in the 
permit history and observed during the site visit, the single-family residence has been 
substantially remodeled over the years.  In 1912, a number of alterations occurred including the 
removal of the rear porch, a rear addition was constructed, interior partitions/walls were altered, 
and the arcade across the front of the property was removed.  The building was later converted 
into a duplex (2-level flat) in 1937-1938.   
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The existing duplex is oriented facing east toward Gramercy Place.  A driveway runs along the 
southern boundary of the lot.  A remnant of the original pergola, which was removed during the 
1912 renovations, is located on the south side of the driveway.  A garage that has been converted 
to an apartment is located at the rear of the property, and a secondary dwelling is located behind 
the duplex.  The existing duplex residence consists of a two-story, wood-framed building 
approximately 20 feet in height. Exterior walls include semi-smooth stucco over metal lath with a 
composition sheet flat roof obscured behind a parapet. Although altered since its original 
construction, the footprint of the building generally retains an “L”-shaped footprint with the main 
entryway of the primary elevation projecting east towards Gramercy and the perpendicular 
massing of the “L” framing a courtyard area to the south. All of the windows on the house as well 
as the garage conversion and single-family residence found toward the rear of the parcel have 
been replaced with non-historic period vinyl windows (alteration).  

East (primary) façade  

The leading mass projecting toward the street features a stylized curvilinear form, ending in 
square, with a low arch at the center and edges where the pattern meets the adjoining wall. Below 
the stylized roofline is a series of three arched window openings with "eyebrow" moldings above 
the window frames with a center window that is perceptively larger than the outer two (Figure 8). 
While a cursory glance would suggest that the decorative curvature along the roofline and 
fenestration are original, close observation indicates that each includes an irregular form and 
distinct imperfections denoting an attempt to recreate the idea of Mission Revival style character-
defining features rather than restore original historical materials (alteration). As demonstrated by 
the roofline of the garage conversion, the non-historic period fabrication of the stylized Mission 
Revival curvilinear aesthetic was observed at numerous places across the subject parcel, and more 
importantly, along the primary façade of the subject property.  
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 8 
The east (primary) façade of the subject property, view facing west 

On the east (primary) façade there is an arched entrance into an entryway recessed underneath the 
second floor that leads to the original rounded door. On either side of the door there are sidelight 
vinyl windows (alteration) (Figure 9). South of the main entry, there are steps, added in 1937, 
leading to the second story (Figure 10).  
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 9 
The primary entrance to the ground-floor flat on the east (primary) 

facade, view facing west 

 

   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 10 
Steps constructed in 1937 leading from the primary entrance to the 

second-story flat, view facing southwest 

The supporting wall of the staircase is solid at the lower level and the upper level follows the rake 
of the stairs, creating a stepped design. The foot of the staircase is enclosed at the front for 
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privacy by a partial wall with an open arched window. This is an altered remnant of an original 
stucco arcade which extended along the south elevation where the staircase is now, and then 
turned to cross the front of the lot, creating an enclosed patio and garden (see Figure 4).  The 
courtyard is now a brick paved patio. The original doors from the living room to the courtyard on 
the south elevation are now enclosed behind a shed-roofed porch addition with vinyl French 
doors and vinyl windows on either side (alteration). On the east elevation of the south wing, there 
is a sliding vinyl door (alteration) and a double-hung vinyl window on the first floor (altered). 
These wall openings took the place of the original window and wall configuration as is evidenced 
by an enclose window currently found in an interior closet just north of the vinyl French doors. 
One of the few original features of the courtyard at the primary elevations that received only a 
moderate level of alteration is the second-story, three-bay oriel window (depicted on the Sanborn 
map) with a vinyl double-hung windows (altered) and a clay tile roof. However, the entrance to 
the second-floor flat (alteration) is adjacent to a bow window, at the top of the exterior stairs 
(addition) (Figure 11).  

South (side) elevation 

The south (side) elevation of the south wing overlooks the driveway. The walls are devoid of any 
applied decoration. All of the window openings are intact but the window frames have all been 
changed to vinyl (alteration) (Figure 12).  
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 11 
Overview of heavily altered courtyard at primary elevation, Panoramic 

view facing north 

   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 12 
South elevation of the south wing, view facing northeast 

North (side) elevation 

The north (side) elevation has three large projecting square bay windows on the ground floor that 
appear original and are depicted on the Sanborn maps, each supported by large brackets and 
topped by a cornice. The windows on the second floor are a set of three double hung windows 
followed by an expanse of wall; the next opening is a double window followed by a door. A non-
original wooden staircase leads from the second floor kitchen to the rear yard. All of the windows 
have been changed to vinyl windows (alterations). A walkway leads from the front yard to the 
rear yard area along the north elevation (Figure 13). 
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 13 
North (side) elevation of the subject property, view facing southwest 

West (rear) elevation 

The west (rear) elevation is highly altered. There is a vinyl sliding window on the south side of 
the first floor. In the middle, there is a three-angle bay projecting from the main wall that is 
constructed by wood and not stucco which was constructed in 1937 (alteration). North of the bay 
is a smaller bay with multi-paned windows, also made of wood. On the second story, there is a 
former sleeping porch which has since been enclosed (alteration) which connected the two wings 
of the house (Figure 14).  
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 14 
West (rear) elevation of the main duplex, view facing east 

Interior 

The interior of the main residence is a warren of rooms that have been carved out of larger rooms. 
The interior of the building was reconfigured after a fire in 1962 and there is nothing left of the 
original interior except for the Batchelder tile fireplace and two built-in bookcases, with a few 
doorknobs and parts of sconces. However, these are just fragments.  

Single-Family Bungalow 

Directly west of the main duplex is a secondary single-family bungalow constructed in 1945. It is 
not visible from the public right-of-way. It has a plain box shape with a flat roof.  

South (primary) facade 

The primary entrance is located on the south (primary) façade and is accessed by two cement 
steps. There are three double-hung vinyl windows west of the main entrance, and a smaller 
double-hung vinyl window to the east (Figure 15).  
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 15 
South (primary) elevation of the single-family bungalow, view facing 

northeast 

West (side) elevation 

The west elevation of the bungalow has a step leading to a cement slab porch that is covered by a 
sloped roof supported by two square beams. There are two sets of French doors (alterations). 
North of the doors are two sash windows.  

North (rear) elevation 

On the north elevation of the bungalow, there are four hung vinyl windows (Figure 16).  

East (side) elevation 

The east elevation faces the main residence and is separated with a walkway that is approximately 
five feet wide.  
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 16 
West and north elevations of the secondary residential bungalow, view 

facing southeast 

Garage 

There is also a garage structure on the southwest corner of the lot that was constructed in 1912. 
Its architectural style mimics the original residence. However, the building hasn’t functioned as a 
garage since 1982 when it was converted into storage space; since then it has been converted into 
living quarters (Figure 17).  
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: ESA, 2019  

Figure 17 
East and north elevations of the converted garage building, view facing 

southwest 
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History of the Subject Property 
Construction and Occupancy History of 1509-1515 Gramercy Place 

Duplex 

The original building permits for the construction of the primary residence are not on file with the 
Department of Building and Safety. However, according to an article printed in the Los Angeles 
Times dated May 15, 1904, the City Superintendent of Buildings had recently issued a permit for 
the construction of a “nine room residence at No. 1511 Gramercy Place, to cost $500”.28 The 
week prior, the Los Angeles Sunday Times dated May 8, 1904 included an article depicting 
rendering promoting the potential design of the residence.29 Since construction on the residence 
had yet to commence, the Los Angeles Sunday Times article represents the aspirations of the 
architect rather than a historical record of how the residence was constructed. As such, the Los 
Angeles Sunday Times article was not relied upon as a source of factual, historical data. 

The initial primary residence was addressed under 1511 Gramercy Place and Los Angeles County 
Assessor Building Records from 1911 say that it was constructed as a single-family residence 
with a concrete foundation, a plaster exterior, flat roof, plaster trimmings, and an ornamental 
interior finish. The construction was listed as “good” and the condition was “good.” At the time 
of the construction, there was a large L-shaped arcade running east along the south side of the 
main residence and south parallel with the front (east) façade of the house across the driveway, 
which is shown on the Sanborn map in Figure 4.  However, under ownership of Frank B. 
Hutchens, the arcade may have been removed around 1912, as indicated by the Assessor records 
(arcade is crossed out), and Hutchens appears to have remodeled the house as corroborated by the 
building permits.  The arcade does not appear on Sanborn maps after this time.  Assessor records 
are provided in Appendix E. A permits was issued to Frank B. Hutchens to “alter partitions” and 
to build an addition to the rear of the residence (Building Permits are shown in Table 3 and are 
included in Appendix D).  

In the 1930s, the owners converted the property into a multi-family residence. In 1937, a permit 
was issued for new interior partitions, and new outside stairs to the main residence to make it into 
a two-family residence or duplex. A 4’x10’ addition to the rear of the residence was also part of 
the permit. Assessor records corroborate the conversion of the residence into a duplex in 1938 
and state that there was a new bathroom.  

In 1949, termite repair was completed.  In 1962, repairs were completed due to fire damage. The 
Assessor’s Records show that on April 17, 1946, the ornamental arcade was crossed out 
indicating it was removed.  However, it is shown on the 1966 Sanborn map. In 1996, a permit 
was issued to reroof the main residence. 

There have been a number of alterations since the SurveyLA survey done in March of 2012. 
According to the current owner, the reconstructed arcade was removed in 2015 as was the base on 
the south end due to its deteriorated condition. The owner rebuilt the base on the south end but it 
                                                      
28 "Building Permits." Los Angeles Times, 15 May 1904. 
29 M. Paul Martin. "Suited to the Climate – Architectural Design of a New Home in Los Angeles." Los Angeles Sunday 

Times, 8 May 1904. 
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was not an exact reconstruction. The owner also said that he replaced all of the original wood 
windows and he replaced the existing stucco with new stucco with a semi-smooth finish in about 
2015. According to the owner, the stucco that was replaced had been patch repaired many times 
and had many finishes and paint colors. He did not cover any details that were not already 
covered up. Other alterations that were made by the owner included replacing the original 
recessed closed arch at the front elevation at the stair landing with an open arch. 2018, a permit 
was issued for a new two story over basement eight-unit apartment with a rooftop deck but this 
permitted apartment was never built.  

On the interior, the floor plan has been altered from a single-family residence to a duplex.  The 
original interior stair was removed and an exterior stair added.  The original door opening from 
the living room to the courtyard patio has been altered by the patio enclosure and new door 
opening. Remnants of original wood trim and built-in cabinetry exist only in the hall between the 
living room and bedrooms; however, the bedrooms, bathroom and kitchen have been altered and 
updated.  The original fireplace in the living room is altered and the materials replaced.  On the 
second floor, the entrance to the apartment has been altered and updated over the years.  When 
the residence was converted to a duplex, the plan was changed to accommodate a living room 
above the front porch where a fire place with original tilework is still preserved. A dining room 
and kitchen were added and have been updated over the years, while the original bedrooms 
appear extant and retain some original paneled wood doors, door surrounds and baseboards.  
However, there used to be a second-floor porch along the back of the house that was enclosed to 
create a bedroom.  Building permits indicate there was a fire in 1962.  Charred scars were 
observed during physical inspection of the floor joists under the house indicating the fire was 
most likely in the center of the house near the kitchen and toward the bedrooms on the first floor, 
which is consistent with the location of the later alterations.  

Single-Family Bungalow 

According the assessor records, a stucco single-story single-family bungalow was constructed on 
the property directly west (at the rear) of the main residence in 1945. The building was reroofed 
in 1996. 

Garage 

Frank B. Hutchens received a permit for the construction of a new garage in 1912. In 1935, a 
permit was issued to add living space over the garage, which is still located on the southwest 
corner of the lot. In 1945, a permit was issued for an addition to the garage for storage. In 1982, 
the garage on the first floor of the building located on the southwest corner of the property was 
converted into storage and the building was reroofed in 1996. On May 8th, 2015, a permit was 
issued to add a half bathroom to the first floor on the existing two-story single-family dwelling 
(located on the southwest corner of the lot). Also, on August 28th of the same year, a permit was 
issued for the installation of a half bath and interior doorway to an existing storage area. 

Alterations can be observed in Figures 18-20 below.  
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  1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: EDR, 2019 

Figure 18 
Alterations done to the primary (east) façade (restuccoed)  
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  1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: EDR, 2019 

Figure 19 
Alterations done to the primary (east) façade (restuccoed)  
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  1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: EDR, 2019 

Figure 20 
Aerial view of alterations done to the subject property 

 

TABLE 3 
1509-1515 S. GRAMERCY PLACE 

LOS ANGELES DEPARTMENT OF BUILDING AND SAFETY BUILDING PERMITS30 

Issued Permit Record Owner 
Contractor (C) 
or Architect (A) Valuation ($) Description 

7/9/1912 8005 F.B. 
Hutchens 

J.W. Carsen (C) 1000 Alter partitions  and build addition to rear 

8/1/1912 9113 F.B. 
Hutchens 

J. Bearson (C) 1000 Construction of a new garage 

5/13/1935 7964 Mrs. 
Blanche 
McMillen 

Wm Vulmer (C) 248 Add room over the garage  

10/8/1937 33305 Blanche 
McMillan 

E. Allan Sheet 
(A) 

1,700 Some interior partitions added new plumbing 
and new outside stairs added to make into a 
2 family residence. Changing electric and 
gas circuits to separate meters. Repair and 
paint. Build 4’x10’ addition into back yard for 
new first floor bathroom.  

12/21/1937 40998 Mrs. Harriet 
Crawford 

Campbell Tile 
Co (C) 

- Tile bath and drain board 

5/14/1945 6755 Blanche 
McMillan 

Howard Farton 
(C) 

100 Addition to present garage building for 
additional storage 

                                                      
30 Documentation exists for all permits and certificates of occupancy listed in this table. 
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Issued Permit Record Owner 
Contractor (C) 
or Architect (A) Valuation ($) Description 

4/26/1949 4324 Mrs. W.K 
Crawford 

Illegible 385 Termite repair 

8/27/1962 LA18806 Frank 
Harvey 

Gen. Contracting 
Co, (C) 

2,000 Repair fire damage  

8/2/1982 H4909 Calvin C. 
Johnson 

Owner 2,000 Convert 1st floor garage into unheated 
storage. (Secondary building) 

12/10/1996 96016-50000-
06793 

Martin 
Torres 

Owner 400 Tear off roofing hot mop 

12/10/1996 96016-50000-
06794 

Martin 
Torres 

Owner 400 Reroof/hot mop 

12/10/1996 69-16-50000-
06795 

Martin 
Torres 

Owner 400 reroof 

5/8/2015 15016-10000-
09533 

Timothy L. 
Robbins, L 
TR Robbins 
Timothy L. 
Trust 

Owner 7,000 Add ½ bath (6’5”x5’) and to (e) storage room 
at first floor on existing two story SFD (rear 2 
story dwelling) 

8/28/2015 15016-10000-
18054 

Robbins, 
Timothy L 
Tr Robbins 
Timothy L 
Trust 

Conway Cecil 
Cooke (E), 
owner (C) 

5,000 Add (N) half bathroom and door in (E) 
storage area. No change in floor area. (rear 
2 story dwelling) 

12/16/2015 15016-10000-
27674 

Robbins, 
Timothy L 
Tr Robbins 
Timothy L 
Trust 

Owner 2,000 (9) door change-out (same size and type) for 
residential buildings. Dual glazing, labeled 
and certified by National Fenestration Rating 
Council (NFRC), is required for doors 
replaced in all residential buildings, three 
stories or less. The permit does not indicate 
which buildings were to have the new doors. 

7/20/2018 17010-10000-
02541 

Robbins, 
Timothy L 
Tr Robbins 
Timothy L 
Trust 

Dacheng David 
Li (E), owner (C) 

1,350,000 New 2 story over basement 8 unit apartment 
with rooftop deck (not built) 

 

Occupancy and Ownership History 

Los Angeles-area directories and phone books, City of Los Angeles building permits on file with 
the City’s Building Division, as well as U. S. Census data and other records were reviewed to 
determine if the subject property has any significant associations with the productive lives of 
historic personages. Table 4 below summarizes the occupancy and ownership history of 1509-
1515 S. Gramercy Place.  

The first known occupant is Edmond Taylor Perkins, civil engineer. Perkins was from Scottsville, 
Virginia (b. September 8, 1864).  His parents were Edmund Taylor and Mary Sydnor (Addison) 
Perkins.  He received a B.A. in Civil Engineering from Union College, Schenectady, New York, 
in 1885, and an A.M. in 1888.  Perkins worked for the U.S. Geological Survey (1885-1902) and 
is identified with the U.S. Reclamation Service on projects including investigation of the 
Colorado River, survey and plans for Yuma, Arizona.  He appears to have moved to Los Angeles 
to marry Jean W. Bowers, a champion golfer from Plumas County whom he married June 3, 
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1903, and for whom he built the subject residence; she passed away in February 1917 (no 
children).  The Los Angeles Directory Co. city directory for 1903 lists Perkins as residing at the 
property at 1511 S. Gramercy address. However, since the building permit was first issued in 
May of 1904, Perkins likely owned the property although he did not reside there yet. This is 
further substantiated by a Los Angeles Herald Examiner article published October 25, 1903 
which reads, “…Mr. and Mrs. Perkins expect to be in Arizona for five months or so, and when 
they return to Los Angeles their new house on Gramercy place will be ready for them.”31 Perkins 
likely moved to the completed residence late in 1904 or in 1905 following construction. However, 
his time in Los Angeles appears short-lived.  After his work was completed in Yuma, Arizona, he 
was in charge of the Chicago transportation and contracting office until 1909.  In 1909 he 
established the Edmund T. Perkins Engineering Co, Chicago, Illinois, and worked on various 
projects including a reclamation project for the Florida everglades, and a drainage project for 
Marion County, Missouri, among others. His second wife was Louise Lemson-Scribner, daughter 
of Professor F. Samson Scribner of the U.S. Department of Agriculture, Washington, D.C., whom 
he married August 17, 1918.32  

Primary documentation on the career of Perkins was reviewed in government records.33 Facts and 
findings resulting from this review include the following.  Perkins’ immediate family were slave 
owners in Virginia and members of the Confederacy.34  Perkins never was Chief-of-Party with 
the United States Geological Survey (USGS).35 In the states in which Perkins performed his 
engineer/land surveying services (California, Colorado, Arizona and Florida), he was not a 
licensed engineer or land surveyor.36 Perkins was never officially appointed as commissioner or 
Director of the Bureau of Reclamation,37 nor did he ever chair any commission.38  During the 
time Perkins acted as a civil servant with the Bureau of Reclamation under the USGS, he was 
implicated as having engaged in unlawful practices. During an investigation conducted by the 
United States Senate it was determined that Perkins contracted with a private enterprise while an 
official with the Chicago office, and received unauthorized payments by a private enterprise 

                                                      
31 Los Angeles Herald Examiner (Los Angeles, California), October 25, 1903. 
32“Perkins, Edmund Taylor,” The National Cyclopaedia of American Biography, Volume 17, (New York: James T. 

White & Company, 1920), page 330.  See also, “Events in Society,” The Los Angeles Times (Los Angeles, 
California), May 16, 1903, 13. 

33 Damon Hill, Supplemental Report to Historic Assessment Report, March 23, 2019, prepared for Timothy Robbins.  
Documents reviewed included: Senate Investigation of Secretary of Interior Document No. 719, 61st. Congress, 3rd. 
Session; Department of Interior Geological Survey Bulleting No. 170; California Board List of Professional 
Engineers and Land Surveyors 1891-2000; Colorado Professional Engineers 1901-1922; Arizona Registration of 
Professional Engineers 1921-1984; Florida Professional Engineers 1953-1969; Bureau of Reclamation List of 
Commissioners and Directors 1894-1981; Department of Interior Status of Employee- Edmund Taylor Perkins. 

34 Sons of the Revolution, The Churchman, Last Will and Testament of Col. John Addison, included as Exhibit H in 
Damon Hill’s Supplemental Report to Historic Assessment Report, March 23, 2019. 

35 Department of Interior Bulleting No. 170, included as Exhibit A in Damon Hill’s Supplemental Report to Historic 
Assessment Report, March 23, 2019. 

36 Web sites for California, Colorado, Arizona, Florida Licensed professionals since 1901, included as Exhibit B in 
Damon Hill’s Supplemental Report to Historic Assessment Report, March 23, 2019. 

37 Bureau of Reclamation History of Commissioners website included as Exhibit D in Damon Hill’s Supplemental 
Report to Historic Assessment Report, March 23, 2019. 

38 Florida Everglades Commission included as Exhibit E in Damon Hill’s Supplemental Report to Historic Assessment 
Report, March 23, 2019. 
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while he was employed with USGS.  While Perkins was an employee of the federal government, 
he was responsible for producing an atmosphere that cultivated discord, low morale, cronyism 
and cast aspersion on his superiors and the President of the United States.  At the pinnacle of his 
career with the USGS Bureau of Reclamation, he was asked to resign by his superiors, Director 
Newell and Chief Engineer Davis, for the impropriety, which he did on October 24, 1910.39  
Review of his employee records shows that he did not live or work in Los Angeles between 1900-
1904 when the subject property was designed and under construction.40      

Following, Perkins Simon F. Young resided at the subject property.41 No further information was 
found about him. Following Young, Frank B. Hutchens resided at the subject property and was 
responsible for acquiring permits for the construction of a garage and alterations to the residence 
in 1912. Hutchens was born in 1864 in Iowa and was married to Helen C. Hutchens, born in 1868 
in Iowa. Together they had one son, Francis C. Hutchens, born in Nebraska in 1904. Frank B. 
Hutchens worked as a manager of Fruit Growers Supply Co.42 The company served as an 
auxiliary of the California Fruit Growers’ Exchange. Hutchens would make statements on behalf 
of citrus growers in the Los Angeles area as the manager of the operation. In 1914, he made a 
statement that Southern California growers suffered through a loss due to a frost two winters prior 
and that during the current year they were making ample preparations.43 The company marketed 
citrus crops and also had lumber mills and handled supplies for the citrus growers.44  

Following the Hutchens, John H. McMillan and Blanche McMillan resided at the subject 
property. When John, a retired oil producer, passed away, their daughter and son-in-law, Elsie M. 
Crawford and William Kay Crawford, moved in with Blanche. William Crawford was described 
as a “leading attorney of Los Angeles.” 45 He was also a member of the board of governors of the 
Bachelors’ Club, a post he would later abandon when he married Elsie.46 Very little additional 
information was found about him. It was during their occupancy of the subject property that the 
building was converted to a multi-family residence, and sisters Maude B. Addis and Inez B. 
Bonell, a clerk and teller, also resided at the subject property.  

The remaining occupancy and ownership history for the subject property was researched by 
reviewing City directories, building permits, Los Angeles County Assessor records, and the U. S. 
Census. Archival research did not reveal any significant persons associated with the property. 

                                                      
39 Investigation of the Department of the Interior and Bureau of Forestry as Exhibit C in Damon Hill’s Supplemental 

Report to Historic Assessment Report, March 23, 2019.  
40 Department of Interior Status of Employee – Edmund Taylor Perkins, included as Exhibit G in Damon Hill’s 

Supplemental Report to Historic Assessment Report, March 23, 2019. 
41 Due to the common nature of his name, no further verifiable information was found about him. 
42 United States Federal Census, 1920. 
43 “Citrus Growers Alert to Nip Jack Frost,” Santa Ana Register (Santa Ana, CA), December 2, 1914, 1. 
44 “New Manager for Delaware Ass’n Sun-Maid Named,” Visalia Times-Delta (Visalia, CA), May 2, 1925. 
45 “Hotel News,” The San Francisco Call (San Francisco, CA), July 3, 1913, 7. 
46 “Movements in Society,” The Los Angeles Times (Los Angeles, CA), November 14, 1914, 18. 
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TABLE 4 
OCCUPANCY HISTORY OF 1509-1515 S. GRAMERCY PLACE 

Year Address Source Owner/Occupant Occupation  

1903 1511 S. 
Gramercy 

Los Angeles 
Directory Co. 

Edmund Taylor Perkins Government Worker 

1911 1511 S. 
Gramercy 

Los Angeles 
Directory Co. 

Simon F. Young - 

1912-
1917 

1511 S. 
Gramercy 

Building Permits Frank B. Hutchens 
Helen C. Hutchens 
Francis C. Hutchens 

Manager of Fruit Growers Supply 
Co.  

1924-
1951 

1511 S. 
Gramercy 

Los Angeles 
Directory Co., 
California Voter 
Registration 

John H McMillan  
Blanche McMillan 

Retired oil producer 

1924 1511 S. 
Gramercy 

Los Angeles 
Directory Co. 

Williams Mary B Mrs. - 

1937-
1951 

1511 S. 
Gramercy 

Los Angeles 
Directory Co. 

William K. Crawford  
Elsie M. Crawford 

Lawyer 

1942-
1952 

1509 S. 
Gramercy 

Los Angeles 
Directory Co. 
Pacific Telephone 
& Telegraph Co. 

Maude B. Addis 
Inez B Bonell 
 

Clerk 
Teller 

1951 1511 S. 
Gramercy 

Pacific Telephone 
& Telegraph Co. 

Rose Pickering  - 

1958-
1962 

1511 S. 
Gramercy 

Pacific Telephone 
Building permits 

Frank A. Harvey - 

1958 1515 S. 
Gramercy 

Pacific Telephone James A. Cameron - 

1967 1509 S. 
Gramercy 

Pacific Telephone Juanita Rector - 

1976 1511 S. 
Gramercy 

Pacific Telephone Pauline Brooks 
Karen M. Brooks 

- 

1967 1513 S. 
Gramercy 

Pacific Telephone Theodore R. Murdock - 

1981 1509 S. 
Gramercy 

Building Permit 
Pacific Telephone 

Calvin C. Johnson 
Ann Johnson 

- 

1981 1511 S. 
Gramercy 

Pacific Telephone Chester Johnson - 

1986 1509 S. 
Gramercy 

Pacific Bell David Green - 

1986 1511 S. 
Gramercy 

Pacific Bell Chris E. Jackson - 

1986-
1990 

1511 S. 
Gramercy 

Pacific Bell Ann Johnson - 

2000 1509 S. 
Gramercy 

Haines & Company Martin Torres - 

2000 1511 S. 
Gramercy 

Haines & Company Randolph Carr - 

2000 1515 S. 
Gramercy 

Haines & Company Gramercy House - 
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Year Address Source Owner/Occupant Occupation  

2010-
2014 

1511 S. 
Gramercy 

EDR Digital Archive  Hip Hooray Trophy Sign 
SP 

- 

2015 1515 S. 
Gramercy 

Building Permits Timothy L. Robins  
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Historic Context 
The historic context developed below presents the background necessary to evaluate the historical 
and architectural significance of the subject property, including the history of its construction and 
alterations, as well as the surrounding neighborhood’s development. ESA evaluated the subject 
property under the following historical and architectural theme: Mission Revival (1893-1948).  

Mission Revival (1893-1948)47 

By the early 1890s a distinct Mission Revival style had emerged. It was based on such common 
mission characteristics as solid white walls, low-pitched red-tiled roofs, and arcaded porches. But 
it made extensive use of two character-defining features, both of which can be seen at the Mission 
San Luis Rey de Francia in northern San Diego County. 

   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: Los Angeles Public Library  

Figure 21 
Mission San Luis Rey de Francia, completed in 1815. National Historic 

Landmark, California Historical Landmark No. 239 

The first character-defining feature is the espadaña, the extension of the gabled end wall above 
the roof line to form a curved or scalloped parapet. This feature became the identifying mark of 
the Mission Revival style, found in every example. It is historically appropriate for Los Angeles, 
in that a modest espadaña originally fronted the Plaza Church (L.A Historic-Cultural Monument 
No. 3), according to a drawing by William Rich Hutton made in 1847.48 

The second character-defining feature is the tower. The towers of the original missions were 
stepped and topped by domes. The Mission Revival occasionally reproduced this form intact, but 
more often took liberties. The tower became broader in proportion and was capped with a roof 

                                                      
47  SurveyLA, “Mediterranean & Indigenous Revival Architecture, 1893-1948,” Los Angeles Citywide Historic Context 

Statement, prepared for City of Los Angeles Department of City Planning, November 2018, 6-13. 
48 Paul Gleye, The Architecture of Los Angeles (Los Angeles: Rosebud Books, 1981), 29. 
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that drew as much from the Queen Anne as from the Mediterranean tradition, in a hipped, 
conical, or bell-shaped form. 

Aiding in the emergence of the Mission Revival style were changes in construction techniques for 
exterior walls. Until the 1890s architects generally had two choices. They could use wood siding 
on wood frame for most residential and for smaller commercial structures. Alternatively, they 
could use solid masonry – almost universally brick in Southern California – for large commercial, 
industrial, and occasionally residential buildings. 

In many cases, a Mission Revival look was accomplished simply by plastering over the 
traditional brick wall. But two new techniques presented themselves. The first was a cement-
based stucco applied directly to lath, first wood and later wire mesh, attached to a wood frame. 
While seen as too flimsy for other climates – although Frank Lloyd Wright would employ it in his 
Prairie Houses of the upper Midwest – it was considered durable in Southern California. The 
second was poured-in-place concrete. Both fit well the Mission Revival ideal of expanses of solid 
wall finished in while plaster.49 

The first Mission Revival structure to gain widespread attention was the California State Building 
at the 1893 World’s Columbian Exposition held in Chicago. Designed by A. Page Brown of San 
Francisco, the building itself was a standard rectangular exhibit hall, axially arranged in Beaux-
Arts form. But the exterior was a pastiche of parts drawn directly from the missions, particularly 
Santa Barbara. It included all the features later associated with the Mission Revival style, 
including towers and espadañas, and was comparable in scale, form, and detailing to the Los 
Angeles Herald Examiner Building discussed below.50 

For the following two decades the Mission Revival was popular for all buildings types. Numerous 
suburban resort hotels featured it, including the Hotel Green in Pasadena, the Beverly Hills Hotel, 
and the Hollywood Hotel. Both the Santa Fe and Southern Pacific Railroads constructed Mission 
Revival stations. In 1909, the federal government announced a policy “that the Spanish or 
mission style of architecture, with its belfry towers, red tiles, patios and arcades, shall be adopted 
for the buildings to be erected by the government at San Diego, Santa Barbara, Riverside and, in 
fact, wherever in Southern California public buildings shall be erected.”51 

This widespread use of the Mission Revival came from the fact that it was essentially a form of 
surface decoration. The various building types retained the massing, interior arrangement, and 
fenestration patterns that they had when dressed in other styles. Residences kept the irregular 
silhouettes of the Queen Anne, or the rigidly symmetrical facades of the Neoclassical. Apartment 
buildings were Renaissance Revival in layout, as were larger commercial and institutional 

                                                      
49 Karen Weitze, California’s Mission Revival (Los Angeles: Hennessey & Ingalls, Inc., 1984), 116-117. In some 

cases, for small buildings, structural clay tiles would be used in place of brick. 
50 David Gebhard, “Spanish Colonial Revival in Southern California,” Journal of the Society of Architectural 

Historians 26, no. 2 (May 1967): 133 
51 “Mission Style for Federal Buildings Adopted,” Southwest Contractor and Manufacturer (April 3, 1909): 14. 
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buildings. Industrial buildings simply attached espadañas to the ends of their standard factory 
forms.52 

The enthusiasm for the Mission Revival faded after the first decade of the twentieth century, and 
the style was eclipsed by the Spanish Colonial Revival after 1915. It lingered into the 1930s and 
even later, more as a variant of the Spanish Colonial, particularly in modest forms such as the 
bungalow court, examined below. 

The use of the Mission Revival style can be seen in examples of five building types. These are 
single-family residential, multi-family residential, industrial, small-scale institutional, and large-
scale institutional. 

Representative of a Mission Revival single-family residence is the Powers House (L.A. Historic 
Cultural Monument No. 86). Located at 1345 Alvarado Terrace in Westlake, it dates from around 
1904 and was designed by Arthur L. Haley, primarily an architect of apartments and commercial 
structures. Construction is stucco on wood frame.53 

   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: Office of Historic 

Resources  Figure 22 
Powers House, circa 1904, L.A. HCM No. 86 

The owner, Pomeroy Powers, was a real estate developer who served on the Los Angeles City 
Council from 1900 to 1904. Powers was also instrumental in establishing the adjacent Terrace 
Park (L.A. Historic-Cultural Monument No. 210) in the early 1900s at the center of a gently-

                                                      
52 Arrol Gellner, Red Tile Style: America’s Spanish Revival Architecture (New York: Viking Studio, 2002), 11. 
53 David Gebhard and Robert Winter, An Architectural Guide to Los Angeles (Salt Lake City, UT: Gibbs Smith, 2003), 

228; 1906 Sanborn Map, Volume 1, Sheet 91. 
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curving upper-middleclass boulevard. The park was dedicated for public use in August of 1904. 
The Powers Residence is one of seven remaining houses from the first years of the park’s 
development.54 

The Powers House illustrates how the Mission Revival took a familiar type, the Queen Anne 
residence, and dressed it in surface elements, the most mission-like of which is the espadaña. The 
towers, in their proportions and roofs, are closer to those of the Queen Anne style than to those of 
the California missions. The porch projects forward in Queen Anne manner rather being 
integrated into the building mass as is typical of the missions, and the arcade is much too slender 
to be taken for masonry. This surface decoration is limited to the façade, beyond which the house 
becomes a simple stucco box. 

Representative of Mission Revival multi-family housing is the nearby Doria Apartments (L.A. 
Historic Cultural Monument No. 432) at 1600 West Pico Boulevard. It was designed by Gotfred 
Hanson for Doria Deighton Jones. It contains the standard urban mix of retail space on the ground 
floor and apartments above. Construction is brick masonry for the first floor and stucco over 
wood frame for the second and third floors.55 

   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: Office of Historic 

Resources  Figure 23 
Doria Apartments, circa 1905, L.A. HCM No. 432 

It was one of several such Mission Revival apartment buildings constructed in the districts south 
and west of Downtown in the years between 1900 and 1915. As with the Powers House, Mission 
Revival surface elements were added to a standard building type. A tiled pent roof supported by 
brackets replaces the traditional cornice, above which extend espadañas. The corner tower is 
capped by a Queen Anne bell-shaped roof.56 

                                                      
54 Gebhard and Winter, Architectural Guide to Los Angeles, 228; Jeffrey Herr, ed., Landmark L.A: Historic-Cultural 

Landmarks of Los Angeles (Los Angeles: Cultural Affairs Department, 2002), 428, 438. 
55 Herr, Landmark L.A., 456; 1906 Sanborn Map, Volume 1, Sheet 94. 
56 Gebhard and Winter, Architectural Guide to Los Angeles, 228. 
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Representative of a small-scale industrial structure is the Ivy Substation of 1907 (L.A. Historic-
Cultural Monument No. 182 and listed in the National Register) at 9015 Venice Boulevard. It was 
built by the Los Angeles Pacific Railway to house transformers for the interurban line to Venice 
Beach. The line became part of the Pacific Electric system in 1911. Similar in design was the 
railroad’s Olive Substation from 1907, at 2798 Sunset Boulevard. Construction is of brick 
masonry covered with stucco. End espadañas and window arches are added to a basic industrial 
building type.57 

   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: Office of Historic 

Resources  Figure 24 
Ivy Substation, 1907, L.A. HCM No. 182 

An example of a small institutional building is Fire Station Number 18 (L.A. Historic-Cultural 
Monument No. 349), built between 1904 and 1906 and located at 2616 South Hobart Boulevard 
in West Adams. Its architect was John Parkinson. Construction is brick masonry with a stucco 
overlay. In this example the architect added an espadaña, miniature bell towers, and tile-roofed 
canopies to the standard long, narrow two-story format seen as early as the Old Plaza Firehouse 
of 1884 (adjacent to Plaza Park, L.A. Historic-Cultural Monument No. 64).58 

                                                      
57 Paul Gleye, The Architecture of Los Angeles (Los Angeles: Rosebud Books, 1981), 75, 78; Herr, Landmark L.A., 

436; National Register of Historic Places Inventory – Nomination Form for Los Angeles Pacific Company Ivy Park 
Substation, 1981 

58 Herr, Landmark L.A., 449; “Application to Alter,” May 24, 1920, at Search Online Building Records at 
www.ladbs.org, accessed May 2018. 
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: Los Angeles Public Library  

Figure 25 
Fire Station Number 18, 1904-1906, L.A. HCM No. 349 

Representative of a large institutional use, combined with industrial, is the Los Angeles Herald 
Examiner Building (L.A. Historic-Cultural Monument No. 178). Located at 1111 South 
Broadway, it was designed by Julia Morgan and dates from 1915. The first woman to be trained 
at the Ecole de Beaux Arts in Paris, Morgan had long been associated with the family of William 
Randolph Hearst, the publisher of the newspaper, and would go one to become his architect for 
Hearst Castle at San Simeon.59 

                                                      
59 Gleye, Architecture of Los Angeles, 76; Herr, Landmark L.A., 435 
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   1509-1515 Gramercy Place HRA/D190617.00 
SOURCE: Los Angeles Public Library  

Figure 26 
Los Angeles Herald Examiner Building, 1915, L.A. HCM No. 178 

The inspiration was the California Building at the World’s Columbian Exposition, which it 
resembled in its scale and massing, and in its incorporation of a variety of mission elements. 
Morgan had used Mission Revival detailing in earlier buildings and stated in a 1914 article that 
Southern California was a location particularly appropriate for the style, in that its bright sunlight 
allowed for a dramatic contrast between the white walls and the arched voids. 60 

With its scale, complexity of detailing and reinforced concrete construction, the Herald Examiner 
Building is perhaps the most significant Mission Revival resource in the City. It includes all the 
various character-defining features of the style – white stucco walls, red-tiled roofs, espadañas, 
towers, and arcades – grafted into what is a symmetric Beaux-Arts composition. It also illustrates 
how the style was able to adjust itself to most any building type, in this case a large institution 
that included a printing plant complete with saw-tooth roof for interior illumination.61 

Other Examples of Mission Revival style buildings in South Los Angeles 

TABLE 5 
OTHER MISSION REVIVAL STYLE BUILDINGS IN SOUTH LOS ANGELES 

Address and 

Name 

Year Built Status of the 

Building 

Photograph 

                                                      
60 Gebhard and Winter, Architectural Guide to Los Angeles, 266 
61 1906-1950 Sanborn Map, Volume 1, Sheet 80; “Application to Alter,” March 21, 1952, Search Online Building 

Records at www.ladbs.org, accessed May 2018. 
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2755 W. 15th 
Street,  

Pacific Bell 
Building 

1928 HCM 

Source: Historicplacesla.org 

2616 S. 
Hobart Blvd 

Fire Station 
No. 18 

 On the National 
Register of 
Historic Places 

Source: Google Maps Street View 

4319 Halldale 
Ave 

1907 3S; 3CS; 5S3 

Source: SurveyLA 
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1745-1747 
Catalina Street 
Bungalow 
Court 

1927 3S;3CS;5S3 

Source: Google Street View 

1520-1522 
Menlo Avenue 
Bungalow 
Court 

1924 3S;3CS;5S3 

Source: Google Street View 

 

Evaluation 

SurveyLA Registration Requirements and Eligibility Standards 
Based upon the historical and architectural themes developed in Environmental Setting section and 
in the Los Angeles Historic Context Statement, there is one significant SurveyLA theme associated 
with the subject property: Mission Revival (1893-1948). The following is the Context Summary 
Table developed by the OHR that defines the eligibility standards, character-defining features, and 
integrity aspects a historical resource needs to have in order to be considered eligible in association 
with the aforementioned themes. These standards were utilized in the evaluation of the 
improvement on the subject property that follows below.  

TABLE 6 

CONTEXT: ARCHITECTURE AND ENGINEERING, 1850-1980 

THEME: MEDITERRANEAN & INDIGENOUS REVIVAL ARCHITECTURE, 1893-1948 

CONTEXT: Architecture and Engineering, 1850-1980 

SUB CONTEXT: No Sub-Context 

THEME: Mediterranean & Indigenous Revival Architecture, 1893-1948 

SUB THEME: Mission Revival (1893-1948)  
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PROPERTY TYPE: Residential – Single-family  
Residential – Multi-family  
Commercial  
Industrial  
Institutional 

PROPERTY SUB TYPE: No property sub-style 

  

GEOGRAPHIC LOCATION No concentrations of Mission Revival buildings exist in Los Angeles. Most 
examples are scattered and generally are found in areas developed prior to 
1917. 

AREA OF SIGNIFICANCE Architecture 

CRITERIA C/3/3 

PERIOD OF SIGNIFICANCE 1893-1948 

ELIGIBILITY STANDARDS:  Constructed during the period of significance 
 Exemplifies the character-defining features of the Mission Revival style 
 Is an excellent example of the style and/or the work of a significant 

architect or builder 

CHARACTER 
DEFINING/ASSOCIATIVE 
FEATURES: 

 Retains most of the essential character-defining features of the style 
 Espadañas (shaped Mission roof parapet) 
 Stucco exterior 
 Bell towers and domes 
 Tile-covered roofs 
 Rounded arches and arcades 
 Verandas, patios, and courtyards 
 General lack of ornamentation or use of Moorish-inspired decoration 

INTEGRITY CONSIDERATIONS:  Should retain integrity of Design, Materials, Workmanship, and Feeling 
 Stucco repair or replacement must duplicate the original in texture and 

appearance 
 Roof replacement should duplicate original in materials, color, texture, 

dimension, and installation pattern 
 New additions should be appropriately scaled and located so as to not 

overwhelm the original design and massing 
 Original use may have changed 
 Setting may have changed (surrounding buildings and land uses) 
 For residential examples, alterations to garages may be acceptable 
 Limited window replacement may be acceptable 
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Previous Evaluations of the Subject Property 
In addition to the SCCIC archival records search, ESA reviewed the City’s survey records.  
SurveyLA reviewed the subject property as part of the South Los Angeles CPA survey done in 
March, 2012. SurveyLA identified the subject property as significant under criteria A/1/1 as an 
example of the Mission Revival style. This does not make sense as the subject was evaluated 
under the sub theme of Mission Revival which is usually evaluated under Criterion C/3/3.  The 
residence was found as potentially significant with the status codes of 3CS and 5S3 as an 
“Excellent example of the Mission Revival style, with high quality design and craftsmanship. All 
windows replaced; may not retain sufficient integrity for Natl. Register eligibility.”62Therefore, it 
was not identified as a contributor to a potential historic district.  

Significance Evaluation  
The subject property was evaluated under the following historical and architectural theme: 
Mission Revival (1893-1948).  ESA also conducted research on the subject property’s 
construction and occupancy history. ESA evaluated the subject property against the criteria for 
listing in the National Register, California Register, and as a Los Angeles Historic Cultural 
Monument (LAHCM). 

Broad Patterns of History 

With regard to broad patterns of history, the following are the relevant criteria: 

 National Register Criterion A: Is associated with events that have made a significant 
contribution to the broad patterns of our history. 

 California Register Criterion 1: Is associated with events that have made a significant 
contribution to the broad patterns of California's history and cultural heritage. 

 Los Angeles Historic Cultural Monument Criterion 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. 

The subject property is located in the W.G. Nevin Tract. Subdivided in 1901. The tract was one 
of many being developed in South Los Angeles at the time and was developed for large single-
family residences. The subject property is substantially altered from its original ca. 1904 
appearance and does not reflect the early 1900s development pattern of large single-family 
residences of the early history of the tract.  The subject property was converted into a duplex 
residence in 1937-38 and additional residential units were added to the parcel including a 
secondary dwelling in 1944 and a garage conversion.  The original arcade that framed the south 
courtyard has been removed, the plan of the house has been entirely reconfigured and exterior 
stairs added, all of the windows have been replaced with incompatible vinyl windows, the 
exterior finish has been restuccoed and much of the remaining original detailing has been altered 
as a result of the stucco repairs.  Therefore, 1509-1515 S. Gramercy Place does not have enough 
integrity to convey the historic settlement patterns of the area. Furthermore, the surrounding 
setting has been eroded by later infill development and does not resemble the early appearance of 

                                                      
62  SurveyLA, “Individual Resources,” South Los Angeles Report, March 2012, 18. 
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the tract.  The original character of the tract was drastically altered in the 1960s when many of the 
original residences were replaced with larger multi-family residences. Therefore, the subject 
property does not retain sufficient integrity to convey any significant associations with patterns of 
development.  Additional research on 1509-1515 S. Gramercy Place did not reveal any significant 
events associated with the subject property.  

As a result, 1505-1515 S. Gramercy Place does not appear to meet the significance 

requirements as individual resource under National Register Criterion A, California 

Register Criterion 1, or LAHCM Criterion 1 for its association with the early development 

of the W.G. Nevin Tract due to its substantial loss of integrity of design, workmanship, 

materials, feeling, setting and association.  

Significant Persons 

With regard to associations with important persons, the following are the relevant criteria: 

 National Register Criterion B: Is associated with the lives of persons significant in our past. 

 California Register Criterion 2: Is associated with the lives of persons important in our 
past. 

 Los Angeles Historic Cultural Monument Criterion 2: Is associated with the lives of 
historic personages important to national, state, city or local history. 

The occupancy and ownership history for the subject property was researched by reviewing City 
directories, building permits, Los Angeles County Assessor records, and the U. S. Census. 
Archival research did not reveal that the subject property is associated with the productive lives 
of any persons significant in our past. Therefore, 1509-1515 S. Gramercy Place does not 

appear to be associated with significant personages as is required under National Register 

Criterion B, California Register Criterion 2 or the LAHCM Criterion. 

Architecture 

With regard to architecture, design, or construction, the following are the relevant criteria: 

 National Register Criterion C: Embodies 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. 

 California Register Criterion 3: Embodies the distinctive characteristics of a type, period, 
region, or method of construction, or represents the work of an important creative individual, 
or possesses high artistic values. 

 Los Angeles Historic Cultural Monument Criterion 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 

This HRA evaluated the subject property under the subtheme of the Mission Revival Style (1893-
1948) under Criterion C/3/3 (. Although the subject property was constructed in the early 20th 
century and exhibits some of the character-defining features relevant to the Mission Revival 
Style, such as espadañas, and rounded arches, the numerous alterations that have been made both 
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to the subject property as well as to the associated parcel on which the subject property stands 
have entirely undermined its ability to convey any architectural significance.  

The subject property is a heavily altered example of the Mission Revival style. The subject 
property was remodeled in 1912, converted into a duplex residence in 1937-38, and additional 
residential units were added to the parcel including a secondary dwelling in 1944 and a garage 
conversion.  The original arcade that framed the south courtyard prior to 1912 has been removed, 
the plan of the house has been entirely reconfigured and exterior stairs added, all of the windows 
have been replaced with incompatible vinyl windows, the exterior finish has been restuccoed and 
much of the remaining architectural detailing has been altered in appearance as a result of the 
stucco repairs.   

Distinct alterations were observed along the roofline and across the primary elevation as well as 
on each of the secondary and the tertiary elevation. The courtyard at the primary elevation would 
be the means by which the property would demonstrate its architectural merit. However, since its 
original construction, the subject property has undergone significant and severe modifications that 
are most pronounced along the primary elevation. The courtyard once enclosed by a stylized 
grand arcade is now a white picket fence along its perimeter with the public right-of-way. 
Further, whether as a result of repairs made following the fire at the property or to better 
accommodate conversion of the single-family residence to a duplex, the subject property has been 
subjected to a range of significant alterations that rendered it a poor example of the Mission 
Revival architectural style. These include changes to the stucco texture across all surfaces, 
numerous changes to window and wall configurations, the enclosure of portions of the courtyard 
elevation beneath composition sheet roofs and the complete exchange of fenestration with vinyl 
replacement windows.  

While less impactful to the historic integrity of the subject property, changes to the side and rear 
elevations together with the alterations to the primary façade have rendered the property 
inadequate to serve as an excellent example of the Mission Revival style either individually or as 
a contributor to a potential historic district. Although it is basically identifiable as an example of 
its style and was constructed during the period of significance, it is not a distinguished example of 
this style and is not an architecturally significant work, nor is it the work of a master architect or 
builder.  

Therefore, ESA finds that 1509-1515 does not meet the significance requirements as 

individual resource under National Register Criterion C, California Register Criterion 3 or 

LAHCM Criterion 3 as an early intact example of a Mission Revival residence or as a 

notable work of a master architect. 

Data 

 National Register Criterion D: It yields, or may be likely to yield, information important in 
prehistory or history. 

 California Register Criterion 4: Has yielded, or may be likely to yield, information 
important in prehistory or history. 
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While most often applied to archaeological districts and sites, Criterion D/4 can also apply to 
buildings, structures, and objects that contain important information. In order for these types of 
properties to be eligible under Criterion D/4, they themselves must be, or must have been, the 
principal source of the important information. None of the buildings on the subject property 
appear to yield significant information that would expand our current knowledge or theories of 
design, methods of construction, operation, or other information that is not already known about 
the period in which they were constructed, their method of construction, or their design. The 
buildings reflect common building practices and materials of the early twentieth century, which 
have already been well documented.  Therefore, 1509-1515 S. Gramercy Place does not meet 

the significance requirements under National Register Criterion D and California Register 

Criterion 4. 

Conclusion 
The subject property was evaluated under the following theme: Mission Revival Style, 1887-
1942. ESA also conducted research on the subject property’s construction and occupancy history 
within the development of South Los Angeles and the W.G. Nevin Tract. ESA evaluated the 
subject property against the National Register, California Register, and the LAHCM criteria.  
While the subject property is located in the W.G. Nevin tract, the original single-family residence 
and the associated property setting is substantially altered and does not convey any significant 
associations with early development patterns, and the property is not associated with a significant 
event.  Therefore, the subject property is not significant under Criterion A/1/1. ESA researched 
the occupancy history of the subject property and concluded that 1509-1515 S. Gramercy Place 
does not appear to be associated with the productive lives of any significant personages as is 
required under Criterion B/2/2.  Finally, the subject property is an altered example of the Mission 
Revival style. These alterations have rendered the property inadequate to serve as a representative 
example of the Mission Revival style either individually or as a contributor to a potential historic 
district.  Therefore, ESA finds that 1509-1515 S. Gramercy Place does not meet the eligibility 
requirements as individual resource under Criterion C/3/3.  

Therefore, 1509-1511 Gramercy Place appears to be ineligible for individual listing under any of 
the federal, state or local criteria. ESA recommends it be assigned a California Historical 
Resource Status Code of 6Z meaning that it was “found ineligible for National Register, 
California Register, or Local designation through survey evaluation.”  
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Margarita Jerabek, PhD 
Historic Resources Director 

 
Margarita Jerabek has 30 years of professional practice in the United States with an 
extensive background in historic preservation, architectural history, art history and 
decorative arts, and historical archaeology.  She specializes in Visual Art and 
Culture, 19th‐20th Century American Architecture, Modern and Contemporary 
Architecture, Architectural Theory and Criticism, Urbanism, and Cultural 
Landscape, and is a regional expert on Southern California architecture.  Her 
qualifications and experience meet and exceed the Secretary of the Interior’s 
Professional Qualification Standards in History, Archaeology, and Architectural 
History. Margarita has managed and conducted a wide range of technical studies in 
support of environmental compliance projects, developed preservation and 
conservation plans, and implemented preservation treatment projects for public 
and private clients in California and throughout the United States.  

Relevant Experience 
Margarita has prepared a broad range of environmental documentation and conducted 
preservation projects throughout the Los Angeles metropolitan area and Southern 
California.  She provides expert assistance to public agencies and private clients in 
environmental review, from due diligence through planning/design review and 
permitting and when necessary, implements mitigation and preservation treatment 
measures on behalf of her clients. As primary investigator and author of hundreds of 
technical reports, plan review documents, preservation and conservation plans, 
HABS/HAER/HALS reports, construction monitoring reports, salvage reports and 
relocation plans, she is a highly experienced practitioner and expert in addressing 
historical resources issues while supporting and balancing project goals. 

She is an expert in the evaluation, management and treatment of historic 
properties for compliance with Sections 106 and 110 of the NHPA, NEPA, Section 
4(f) of the Department of Transportation Act, CEQA, and local ordinances and 
planning requirements.  Margarita regularly performs assessments to ensure 
conformance with the Secretary of the Interior’s Standards for the Treatment of 
Historic Properties, and assists clients with adaptive reuse/rehabilitation projects 
by providing preservation design and treatment consultation, agency coordination, 
legally defensible documentation, construction monitoring and conservation 
treatment. 

Margarita is a regional expert on Southern California architecture.  She has 
prepared a broad range of environmental documentation and conducted 
preservation projects throughout the Los Angeles metropolitan area as well as in 
Ventura, Orange, Riverside, San Bernardino and San Diego counties.  Beyond her 
technical skill, she is a highly experienced project manager with broad national 
experience throughout the United States.  She currently manages ESA’s on‐call 
historic preservation services with the City of Santa Monica, and Los Angeles 
Unified School District. 

EDUCATION 

Ph.D., Art History, 
University of California, 
Los Angeles 

M.A., Architectural 
History, School of 
Architecture, University 
of Virginia 

Certificate of Historic 
Preservation, School of 
Architecture, University 
of Virginia 

B.A., Art History, 
Oberlin College 

30 YEARS 
EXPERIENCE 

AWARDS 

2014 Preservation 
Award, The Dunbar 
Hotel, L.A. Conservancy 

2014 Westside Prize, 
The Dunbar Hotel, 
Westside Urban Forum  

2014Design Award: 
Tongva Park & Ken 
Genser Square, 
Westside Urban Forum 

Preservation Design 
Awards, RMS Queen 
Mary Conservation Plan 
2012; and Restoration 
and Exhibit Design for 
Home Savings, 
Montebello,2016, 
California Preservation 
Foundation 

PROFESSIONAL 
AFFILIATIONS 

California Preservation 
Foundation 

Santa Monica 
Conservancy 

Society of Architectural 
Historians, Life Member 

American Institute of 
Architects (AIA), 
National Allied Member 



 

 

JOEL LEVANETZ, M.A., 
AICP, RPA 
Senior Architectural 
Historian/Cultural Resources 
Specialist 

Mr. Levanetz  is a Secretary of  Interior Professional Qualified Archaeologist, 
Historian  and Architectural Historian. Mr. Levanetz has  15  years of  experience 
specializing  in  projects  involving  cultural  and  historic  resource  assessments, 
Historic American Building  Survey  (HABS)/Historic American  Engineering 
Record  (HAER) documentation, and DPR  523  series  form preparation. 

Mr. Levanetz has overseen projects  that  range  in  scale and complexity.  As 
project manager, Mr. Levanetz  has  coordinated  surveys, supervised staff and 
subcontractors, provided quality  control  for  data  collection  and  technical 
report  writing,  interacted with  regulatory  agency  personnel, maintained  client 
communications,  tracked budgets, met  crucial project deadlines  and 
established  strong  networks  through business development. 

Mr. Levanetz has a detailed understanding of relevant regulations and ordinances 
that affect  cultural resources and historic properties, such as Sections 106 and 
110 of National Historic  Preservation Act  (NHPA),  the National Environmental 
Protection Act  (NEPA),  the California  Environmental Quality Act  (CEQA), and 
the Secretary of  Interior Standards  for  the Treatment of  Historic Properties. 
He has completed numerous impacts assessments and determinations of 
eligibility  across  a  range  of  administrative  levels  including  local,  state,  and 
National Register  of Historic Places (NRHP). Among the agencies served by 
Mr. Levanetz are the California  Department  of  Transportation  (Caltrans), 
Federal Rail Administration  (FRA),  California High  Speed Rail Authority, Federal 
Highway Administration, Department of Defense (DOD), Federal  Emergency 
Management Agency (FEMA), Bureau of Land Management (BLM), National 
Park  Service  (NPS),  California  Energy  Commission  (CEC),  Federal 
Communications  Commission  (FCC),  Federal  Aviation  Administration  (FAA), 
Department  of  Housing  and  Urban  Development  (HUD)  and  the General 
Services Administration  (GSA) 

DEVELOPMENT 

Weatherization  Assistance  Program  Historic  Architectural  Resources 
Evaluations, Department  of  General  Services,  State  of  California.  Senior 
Architectural Historian. Mr. Levanetz  has  conducted over 70 remote 
investigations and evaluations of historic period residences under  this  large‐scale 
federal program. Using background  research  and NRHP  criteria, he  undertakes 
historical significance evaluations for the numerous built environment resources 
and assesses  potential  impacts  that may  result  from  the program. Each 

EDUCATION 

M.A., Public History 
and Teaching, 
University of San 
Diego, 2008 

B.S., Anthropology 
and Archaeology, 
University of 
Wisconsin‐Madison, 
2004 

15 YEARS 
EXPERIENCE 

CERTIFICATIONS/ 
REGISTRATION/ 
EDUCATION 

Registered 
Professional 
Archaeologist 

PROFESSIONAL 
AFFILIATIONS 

American Institute of 
Certified Planners 

American Planning 
Association 

National Trust for 
Historic Preservation 

California Preservation 
Foundation 

AWARDS 

[insert text] 
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analysis  complies with Section  106 of  the National Historic Preservation Act 
(NHPA) and  the guidelines executed  in  the Programmatic  Agreement. 

GOVERNMENT & MILITARY 

MCB  Camp  Pendleton  Coastal Training  Installation Phase  III, Cultural 
Resources  Investigation,  Department  of Defense,  San Diego  County,  CA. 
Archaeologist. Mr. Levanetz  served  as  cultural  resource  specialist  to mitigate 
impacts  to  archaeological  resources  resulting  from  the  construction of a 
close‐quarters combat exercise facility near the coastline. He participated in an 
extensive subsurface  investigation  in an effort to  recover data  that would 
otherwise be  lost as a  result of construction activities. Mr. Levanetz completed 
systematic excavations at numerous  sites and assisted  in evaluating the 
potential direct and  indirect  impacts to cultural resources. 

INFRASTRUCTURE DEVELOPMENT 

Verizon  Wireless  Telecommunication  Projects,  Section  106  Compliance, 
Verizon  Wireless,  CA  and NV. Cultural Resources Specialist. Mr. Levanetz 
performed over 100 National Register of Historic Places  (NRHP)  compliance 
studies  for  the Federal Communications Commission on  behalf  of Verizon 
Wireless  for  new  tower  support  structures  and  collocated  towers  throughout 
California and Nevada. He completed determinations of eligibility, analyses of 
integrity, and  identifications of effect. Resources  identified and evaluated have 
dated from the  late nineteenth  century  to  the  recent past, were  located  in 
various  settings  (dense  urban,  suburban,  rural,  and  industrial),  and  have 
included  numerous  property  types  (residential  and  commercial  buildings, 
churches,  educational  institutions,  hospitals, water  towers, windmills,  farm 
and  ranch  landscapes,  refineries,  and  irrigation  canals). 

Publications and Presentations 

 Chambers Group, Inc., Senior Architectural Historian, San Diego, 2013—
Present 

 URS Corporation, Senior Architectural Historian, San Diego/La Jolla, 
California, 2010—2013. 

 New School of Architecture & Design, Adjunct Professor, San Diego, 
California, 2007—Present. 

 Heritage Architecture and Planning, Historian, San Diego, California, 2007—
2010. 

 San Diego History Center, Curator, San Diego, California, 2003—2007. 

 Archaeology Field Technician, ASM Affiliates, Carlsbad, California 2004—
2007. 
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Architectural Historian 
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DPR 523A (9/2013) *Required information 

Page  1    of   11    *Resource Name or #: (Assigned by recorder)   1509-1515 S. Gramercy Place                                 
P1. Other Identifier:                                                                        ____ 
*P2. Location:  ☐  Not for Publication     ☒  Unrestricted   

 *a.  County   Los Angeles                      and (P2c, P2e, and P2b or P2d.  Attach a Location Map as necessary.) 
 *b. USGS 7.5' Quad            Date                T   ; R    ;    ☐ of    ☐ of Sec   ;      B.M. 

c.  Address   1509-1515 S. Gramercy Place              City   Los Angeles             Zip   90019           
d.  UTM:  (Give more than one for large and/or linear resources)  Zone   ,        mE/           mN 

 e. Other Locational Data: (e.g., parcel #, directions to resource, elevation, decimal degrees, etc., as appropriate)   
  APN: 5073-005-002 
*P3a. Description: (Describe resource and its major elements.  Include design, materials, condition, alterations, size, setting, and boundaries) 
The existing duplex is articulated in the Mission Revival style. Although the original permit for construction was not 
uncovered while researching the property, historians can establish a construction date of approximately 1904-05 for the 
original single-family residence based upon city directories and period newspaper announcements from that period. As 
demonstrated in the permit history and observed during the site visit, the single-family residence has been substantially 
remodeled over the years.  In 1912, a number of alterations occurred including the removal of the rear porch, a rear 
addition was constructed, interior partitions/walls were altered, and the arcade across the front of the property was 
removed.  The building was later converted into a duplex (2-level flat) in 1937-1938.  [See Continuation Sheets] 
 
*P3b. Resource Attributes:  (List attributes and codes) HP3 (Multiple Family Property)                                  
*P4. Resources Present: 
 ☒ Building ☐ Structure ☐ Object ☐ Site ☐ District ☐ Element of District 
☐ Other (Isolates, etc.)  

P5b. Description of Photo: (view, date, 
accession #) Primary (west) elevation, 
view east 
*P6. Date Constructed/Age and 
Source: ☒ Historic  ☐ Prehistoric   
  ☐ Both 
1903/Los Angeles County Assessor 
*P7. Owner and Address: 
Timothy Robbins 
5402 Sanchez Drive 
Los Angeles, CA 90008         
*P8. Recorded by: (Name, affiliation, and 
address) Hanna Winzenried            
ESA                                     
626 Wilshire Blvd., Suite 1100 
Los Angeles, CA 90017         
*P9. Date Recorded:      August, 
2019                          
*P10. Survey Type: (Describe)  
 Intensive Pedestrian            
*P11.  Report Citation: (Cite survey 
report and other sources, or enter "none.")  
ESA, 1509-1515 S. Gramercy 
Place, Los Angeles, California: 
Historic Resource Assessment, 
August 2019 
*Attachments: ☐NONE  ☐Location 
Map ☒Continuation Sheet  ☒Building, 
Structure, and Object Record 
☐Archaeological Record  ☐District 
Record  ☐Linear Feature Record  
☐Milling Station Record  ☐Rock Art 
Record   

☐Artifact Record  ☐Photograph Record   ☐Other (List):                                                   

State of California  The Resources Agency   Primary #      
DEPARTMENT OF PARKS AND RECREATION  HRI #     
PRIMARY RECORD    Trinomial         
       NRHP Status Code 6Z  
    Other 
     Listings                                                       
    Review Code           Reviewer                  Date                  

P5a.  Photograph or Drawing  (Photograph required for buildings, structures, and objects.) 

 



 

DPR 523B (9/2013) *Required information 

*Resource Name or # (Assigned by recorder)    1509-1515 S. Gramercy Place          *NRHP Status Code   6Z          
Page  2   of   11   
 
B1. Historic Name:   Not Applicable                                                                        
B2. Common Name:    Not Applicable                                                                      
B3. Original Use:   Single-Family Residence             B4.  Present Use:  Multi-Family Residence                
*B5. Architectural Style:  Mission Revival                                        
*B6. Construction History:  (Construction date, alterations, and date of alterations) 
Duplex 
The original building permits for the construction of the primary residence are not on file with the Department of Building 
and Safety. However, according to an article printed in the Los Angeles Times dated May 15, 1904, the City 
Superintendent of Buildings had recently issued a permit for the construction of a “nine room residence at No. 1511 
Gramercy Place, to cost $500”.1 The week prior, the Los Angeles Sunday Times dated May 8, 1904 included an article 
depicting rendering promoting the potential design of the residence.2 Since construction on the residence had yet to 
commence, the Los Angeles Sunday Times article represents the aspirations of the architect rather than a historical record 
of how the residence was constructed. As such, the Los Angeles Sunday Times article was not relied upon as a source of 
factual, historical data. [See Continuation Sheets]  
 
 
*B7. Moved?   ☒No   ☐Yes   ☐Unknown   Date:                     Original Location:                  

*B8. Related Features: 
 
B9a. Architect:                                         b. Builder:                                
*B10. Significance:  Theme    Mission Revival (1893-1948)         Area   South Los Angeles  

 Period of Significance 1904-1912    Property Type   Multi-Family Residential     Applicable Criteria           
(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Also address integrity.) 

The subject property was evaluated under the following historical and architectural theme: Mission Revival (1893-1948).  
ESA also conducted research on the subject property’s construction and occupancy history. ESA evaluated the subject 
property against the criteria for listing in the National Register, California Register, and as a Los Angeles Historic Cultural 
Monument (LAHCM). 
 [See Continuation Sheets] 
 
B11. Additional Resource Attributes: (List attributes and codes)                                               
*B12. References: 
[See Continuation Sheets] 
 
B13. Remarks: 
 
*B14. Evaluator:    Hanna Winzenried                  

*Date of Evaluation:  August 2019                           

                                                
1 "Building Permits." Los Angeles Times, 15 May 1904. 
2 M. Paul Martin. "Suited to the Climate – Architectural Design of a New Home in Los Angeles." Los 
Angeles Sunday Times, 8 May 1904. 

State of California  The Resources Agency  Primary #                              
DEPARTMENT OF PARKS AND RECREATION HRI#                                            
BUILDING, STRUCTURE, AND OBJECT RECORD  

(Sketch Map with north arrow required.) 

  

(This space reserved for official comments.) 
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*P3a. Description (continued): 

Residence 

The existing duplex is oriented facing east toward Gramercy Place.  A driveway runs along the southern 

boundary of the lot.  A remnant of the original pergola, which was removed during the 1912 

renovations, is located on the south side of the driveway.  A garage that has been converted to an 

apartment is located at the rear of the property, and a secondary dwelling is located behind the duplex.  

The existing duplex residence consists of a two-story, wood-framed building approximately 20 feet in 

height. Exterior walls include semi-smooth stucco over metal lath with a composition sheet flat roof 

obscured behind a parapet. Although altered since its original construction, the footprint of the building 

generally retains an “L”-shaped footprint with the main entryway of the primary elevation projecting 

east towards Gramercy and the perpendicular massing of the “L” framing a courtyard area to the south. 

All of the windows on the house as well as the garage conversion and single-family residence found 

toward the rear of the parcel have been replaced with non-historic period vinyl windows (alteration).  

East (primary) façade 

The leading mass projecting toward the street features a stylized curvilinear form, ending in square, with 

a low arch at the center and edges where the pattern meets the adjoining wall. Below the stylized 

roofline is a series of three arched window openings with "eyebrow" moldings above the window 

frames with a center window that is perceptively larger than the outer two. While a cursory glance 

would suggest that the decorative curvature along the roofline and fenestration are original, close 

observation indicates that each includes an irregular form and distinct imperfections denoting an 

attempt to recreate the idea of Mission Revival style character-defining features rather than restore 

original historical materials (alteration). As demonstrated by the roofline of the garage conversion, the 

non-historic period fabrication of the stylized Mission Revival curvilinear aesthetic was observed at 

numerous places across the subject parcel, and more importantly, along the primary façade of the 

subject property.  

On the east (primary) façade there is an arched entrance into an entryway recessed underneath the 

second floor that leads to the original rounded door. On either side of the door there are sidelight vinyl 

windows (alteration). South of the main entry, there are steps, added in 1937, leading to the second 

story.  

The supporting wall of the staircase is solid at the lower level and the upper level follows the rake of the 

stairs, creating a stepped design. The foot of the staircase is enclosed at the front for privacy by a partial 

wall with an open arched window. This is an altered remnant of an original stucco arcade which 

extended along the south elevation where the staircase is now, and then turned to cross the front of the 

lot, creating an enclosed patio and garden (see Figure 4).  The courtyard is now a brick paved patio. The 

State of California  Natural Resources Agency  Primary#                         
DEPARTMENT OF PARKS AND RECREATION  HRI #                  
       Trinomial                    
CONTINUATION SHEET     
Property Name:                                             
Page    3     of      11       
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original doors from the living room to the courtyard on the south elevation are now enclosed behind a 

shed-roofed porch addition with vinyl French doors and vinyl windows on either side (alteration). On the 

east elevation of the south wing, there is a sliding vinyl door (alteration) and a double-hung vinyl 

window on the first floor (altered). These wall openings took the place of the original window and wall 

configuration as is evidenced by an enclose window currently found in an interior closet just north of the 

vinyl French doors. One of the few original features of the courtyard at the primary elevations that 

received only a moderate level of alteration is the second-story, three-bay oriel window (depicted on 

the Sanborn map) with a vinyl double-hung windows (altered) and a clay tile roof. However, the 

entrance to the second-floor flat (alteration) is adjacent to a bow window, at the top of the exterior 

stairs (addition).  

South (side) elevation 

The south (side) elevation of the south wing overlooks the driveway. The walls are devoid of any applied 

decoration. All of the window openings are intact but the window frames have all been changed to vinyl 

(alteration).  

North (side) elevation 

The north (side) elevation has three large projecting square bay windows on the ground floor that 

appear original and are depicted on the Sanborn maps, each supported by large brackets and topped by 

a cornice. The windows on the second floor are a set of three double hung windows followed by an 

expanse of wall; the next opening is a double window followed by a door. A non-original wooden 

staircase leads from the second floor kitchen to the rear yard. All of the windows have been changed to 

vinyl windows (alterations). A walkway leads from the front yard to the rear yard area along the north 

elevation. 

West (rear) elevation 

The west (rear) elevation is highly altered. There is a vinyl sliding window on the south side of the first 

floor. In the middle, there is a three-angle bay projecting from the main wall that is constructed by wood 

and not stucco which was constructed in 1937 (alteration). North of the bay is a smaller bay with multi-

paned windows, also made of wood. On the second story, there is a former sleeping porch which has 

since been enclosed (alteration) which connected the two wings of the house.  

Interior 

The interior of the main residence is a warren of rooms that have been carved out of larger rooms. The 

interior of the building was reconfigured after a fire in 1962 and there is nothing left of the original 

interior except for the Batchelder tile fireplace and two built-in bookcases, with a few doorknobs and 

parts of sconces. However, these are just fragments.  

Bungalow 
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Directly west of the main duplex is a secondary single-family bungalow constructed in 1945. It is not 

visible from the public right-of-way. It has a plain box shape with a flat roof.  

South (primary) façade 

The primary entrance is located on the south (primary) façade and is accessed by two cement steps. 

There are three double-hung vinyl windows west of the main entrance, and a smaller double-hung vinyl 

window to the east. 

West (side) elevation 

The west elevation of the bungalow has a step leading to a cement slab porch that is covered by a 

sloped roof supported by two square beams. There are two sets of French doors (alterations). North of 

the doors are two sash windows.  

North (rear) elevation 

On the north elevation of the bungalow, there are four hung vinyl windows. 

East (side) elevation 

The east elevation faces the main residence and is separated with a walkway that is approximately five 

feet wide.  

Former Garage 

There is also a garage structure on the southwest corner of the lot that was constructed in 1912. Its 

architectural style mimics the original residence. However, the building hasn’t functioned as a garage 

since 1982 when it was converted into storage space; since then it has been converted into living 

quarters. 

*B6. Construction History (continued): 

The initial primary residence was addressed under 1511 Gramercy Place and Los Angeles County 

Assessor Building Records from 1911 say that it was constructed as a single-family residence with a 

concrete foundation, a plaster exterior, flat roof, plaster trimmings, and an ornamental interior finish. 

The construction was listed as “good” and the condition was “good.” At the time of the construction, 

there was a large L-shaped arcade running east along the south side of the main residence and south 

parallel with the front (east) façade of the house across the driveway, which is shown on the Sanborn 

map in Figure 4.  However, under ownership of Frank B. Hutchens, the arcade was removed around 

1912, as indicated by the Assessor records, and Hutchens appears to have remodeled the house as 

corroborated by the building permits.  A permits was issued to Frank B. Hutchensone to “alter 

partitions” and to build an addition to the rear of the residence. 

In the 1930s, the owners converted the property into a multi-family residence. In 1937, a permit was 

issued for new interior partitions, and new outside stairs to the main residence to make it into a two-
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family residence or duplex. A 4’x10’ addition to the rear of the residence was also part of the permit. 

Assessor records corroborate the conversion of the residence into a duplex in 1938 and state that there 

was a new bathroom.  

In 1949, termite repair was completed.  In 1962, repairs were completed due to fire damage. The 

Assessor’s Records show that on April 17, 1946, the ornamental arcade was crossed out indicating it was 

removed.  However, it is shown on the 1966 Sanborn map. In 1996, a permit was issued to reroof the 

main residence. 

There have been a number of alterations since the SurveyLA survey done in March of 2012. According to 

the current owner, the reconstructed arcade was removed in 2015 as was the base on the south end 

due to its deteriorated condition. The owner rebuilt the base on the south end but it was not an exact 

reconstruction. The owner also said that he replaced all of the original wood windows and he replaced 

the existing stucco with new stucco with a semi-smooth finish in about 2015. According to the owner, 

the stucco that was replaced had been patch repaired many times and had many finishes and paint 

colors. He did not cover any details that were not already covered up. Other alterations that were made 

by the owner included replacing the original recessed closed arch at the front elevation at the stair 

landing with an open arch. 2018, a permit was issued for a new two story over basement eight-unit 

apartment with a rooftop deck but this permitted apartment was never built. 

On the interior, the floor plan has been altered from a single-family residence to a duplex.  The original 

interior stair was removed and an exterior stair added.  The original door opening from the living room 

to the courtyard patio has been altered by the patio enclosure and new door opening. Remnants of 

original wood trim and built-in cabinetry exist only in the hall between the living room and bedrooms; 

however, the bedrooms, bathroom and kitchen have been altered and updated.  The original fireplace in 

the living room is altered and the materials replaced.  On the second floor, the entrance to the 

apartment has been altered and updated over the years.  When the residence was converted to a 

duplex, the plan was changed to accommodate a living room above the front porch where a fire place 

with original tilework is still preserved. A dining room and kitchen were added and have been updated 

over the years, while the original bedrooms appear extant and retain some original paneled wood doors, 

door surrounds and baseboards.  However, there used to be a second-floor porch along the back of the 

house that was enclosed to create a bedroom.  Building permits indicate there was a fire in 1962.  

Charred scars were observed during physical inspection of the floor joists under the house indicating the 

fire was most likely in the center of the house near the kitchen and toward the bedrooms on the first 

floor, which is consistent with the location of the later alterations.  

Single-Family Bungalow 

According the assessor records, a stucco single-story single-family bungalow was constructed on the 

property directly west (at the rear) of the main residence in 1945. The building was reroofed in 1996. 

Garage 
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Frank B. Hutchens received a permit for the construction of a new garage in 1912. In 1935, a permit was 

issued to add living space over the garage, which is still located on the southwest corner of the lot. In 

1945, a permit was issued for an addition to the garage for storage. In 1982, the garage on the first floor 

of the building located on the southwest corner of the property was converted into storage and the 

building was reroofed in 1996. On May 8th, 2015, a permit was issued to add a half bathroom to the first 

floor on the existing two-story single-family dwelling (located on the southwest corner of the lot). Also, 

on August 28th of the same year, a permit was issued for the installation of a half bath and interior 

doorway to an existing storage area. 

*B10. Significance (continued): 

National Register and California Register 

a. Broad Patterns of History 

With regard to broad patterns of history, the following are the relevant criteria: 

National Register Criterion A: Is associated with events that have made a significant contribution to the 

broad patterns of our history. 

California Register Criterion 1: Is associated with events that have made a significant contribution to the 

broad patterns of California's history and cultural heritage. 

Los Angeles Historic Cultural Monument Criterion 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. 

The subject property is located in the W.G. Nevin Tract. Subdivided in 1901. The tract was one of many 

being developed in South Los Angeles at the time and was developed for large single-family residences. 

The subject property is substantially altered from its original ca. 1904 appearance and does not reflect 

the early 1900s development pattern of large single-family residences of the early history of the tract.  

The subject property was converted into a duplex residence in 1937-38 and additional residential units 

were added to the parcel including a secondary dwelling in 1944 and a garage conversion.  The original 

arcade that framed the south courtyard has been removed, the plan of the house has been entirely 

reconfigured and exterior stairs added, all of the windows have been replaced with incompatible vinyl 

windows, the exterior finish has been restuccoed and much of the remaining original detailing has been 

altered as a result of the stucco repairs.  Therefore, 1509-1515 S. Gramercy Place does not have enough 

integrity to convey the historic settlement patterns of the area. Furthermore, the surrounding setting 

has been eroded by later infill development and does not resemble the early appearance of the tract.  

The original character of the tract was drastically altered in the 1960s when many of the original 

residences were replaced with larger multi-family residences. Therefore, the subject property does not 

retain sufficient integrity to convey any significant associations with patterns of development.  

Additional research on 1509-1515 S. Gramercy Place did not reveal any significant events associated 

with the subject property.  
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As a result, 1505-1515 S. Gramercy Place does not appear to meet the significance requirements as 

individual resource under National Register Criterion A, California Register Criterion 1, or LAHCM 

Criterion 1 for its association with the early development of the W.G. Nevin Tract due to its 

substantial loss of integrity of design, workmanship, materials, feeling, setting and association. 

b. Significant Persons 

With regard to associations with important persons, the following are the relevant criteria: 

National Register Criterion B: Is associated with the lives of persons significant in our past. 

California Register Criterion 2: Is associated with the lives of persons important in our past. 

Los Angeles Historic Cultural Monument Criterion 2: Is associated with the lives of historic personages 

important to national, state, city or local history. 

The occupancy and ownership history for the subject property was researched by reviewing City 

directories, building permits, Los Angeles County Assessor records, and the U. S. Census. Archival 

research did not reveal that the subject property is associated with the productive lives of any persons 

significant in our past. Therefore, 1509-1515 S. Gramercy Place does not appear to be associated with 

significant personages as is required under National Register Criterion B, California Register Criterion 2 

or the LAHCM Criterion. 

c. Architecture 

With regard to architecture, design, or construction, the following are the relevant criteria: 

National Register Criterion C: Embodies 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. 

California Register Criterion 3: Embodies the distinctive characteristics of a type, period, region, or 

method of construction, or represents the work of an important creative individual, or possesses high 

artistic values. 

Los Angeles Historic Cultural Monument Criterion 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. 

This HRA evaluated the subject property under the subtheme of the Mission Revival Style (1893-1948) 

under Criterion C/3/3 (. Although the subject property was constructed in the early 20th century and 

exhibits some of the character-defining features relevant to the Mission Revival Style, such as 

espadañas, and rounded arches, the numerous alterations that have been made both to the subject 

property as well as to the associated parcel on which the subject property stands have entirely 

undermined its ability to convey any architectural significance.  
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The subject property is a heavily altered example of the Mission Revival style. The subject property was 

remodeled in 1912, converted into a duplex residence in 1937-38, and additional residential units were 

added to the parcel including a secondary dwelling in 1944 and a garage conversion.  The original arcade 

that framed the south courtyard prior to 1912 has been removed, the plan of the house has been 

entirely reconfigured and exterior stairs added, all of the windows have been replaced with 

incompatible vinyl windows, the exterior finish has been restuccoed and much of the remaining 

architectural detailing has been altered in appearance as a result of the stucco repairs.   

Distinct alterations were observed along the roofline and across the primary elevation as well as on each 

of the secondary and the tertiary elevation. The courtyard at the primary elevation would be the means 

by which the property would demonstrate its architectural merit. However, since its original 

construction, the subject property has undergone significant and severe modifications that are most 

pronounced along the primary elevation. The courtyard once enclosed by a stylized grand arcade is now 

a white picket fence along its perimeter with the public right-of-way. Further, whether as a result of 

repairs made following the fire at the property or to better accommodate conversion of the single-

family residence to a duplex, the subject property has been subjected to a range of significant 

alterations that rendered it a poor example of the Mission Revival architectural style. These include 

changes to the stucco texture across all surfaces, dramatic changes to window and wall configurations, 

the enclosure of portions of the courtyard elevation beneath composition sheet roofs and the complete 

exchange of fenestration with vinyl replacement windows.  

While less impactful to the historic integrity of the subject property, changes to the side and rear 

elevations together with the alterations to the primary façade have rendered the property inadequate 

to serve as an excellent example of the Mission Revival style either individually or as a contributor to a 

potential historic district. Although it is basically identifiable as an example of its style and was 

constructed during the period of significance, it is not a distinguished example of this style and is not an 

architecturally significant work, nor is it the work of a master architect or builder.  

Therefore, ESA finds that 1509-1515 does not meet the significance requirements as individual 

resource under National Register Criterion C, California Register Criterion 3 or LAHCM Criterion 3 as an 

early intact example of a Mission Revival residence or as a notable work of a master architect. 

d. Data 

National Register Criterion D. It yields, or may be likely to yield, information important in prehistory or 

history. 

California Register Criterion 4. Has yielded, or may be likely to yield, information important in prehistory 

or history. 

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to buildings, 

structures, and objects that contain important information. In order for these types of properties to be 

eligible under Criterion D/4, they themselves must be, or must have been, the principal source of the 

important information. None of the buildings on the subject property appear to yield significant 

information that would expand our current knowledge or theories of design, methods of construction, 

operation, or other information that is not already known about the period in which they were 



DPR 523L (Rev. 1/1995)(Word 9/2013) 

constructed, their method of construction, or their design. The buildings reflect common building 

practices and materials of the early twentieth century, which have already been well 

documented.  Therefore, 1509-1515 S. Gramercy Place does not meet the significance requirements 

under National Register Criterion D and California Register Criterion 4. 
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Note the pergola was removed between 2009 and 2011. 
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Connie Chauv <connie.chauv@lacity.org>

Re: Invitation: HOLD - Gramercy call @ Tue Aug 20, 2019 3pm - 4pm (PDT)
(janet.hansen@lacity.org)
Lambert Giessinger <lambert.giessinger@lacity.org> Mon, Dec 2, 2019 at 10:01 AM
To: Connie Chauv <connie.chauv@lacity.org>
Cc: "Chan, Jason" <jason.chan@lacity.org>, Michelle Singh <michelle.singh@lacity.org>, Ken Bernstein
<ken.bernstein@lacity.org>, Helen Jadali <helen.jadali@lacity.org>, Sergio Ibarra <sergio.ibarra@lacity.org>

Hi Connie,

OHR is comfortable with recommending that you adopt the findings of the attached report that the subject property is no
longer a historic resource for CPIO and CEQA purposes.

Lambert

 1509 Gramercy Place HRA Final Report.pdf

Lambert Giessinger
Architect
Los Angeles City Planning
221 N. Figueroa Street, Suite 1350
Los Angeles, CA 90012
Planning4LA.org
T: (213) 847-3648

               

[Quoted text hidden]

https://drive.google.com/a/lacity.org/file/d/1yIyUGSk4VX8ETCEtXvh4DLPR6DxQZpFO/view?usp=drive_web
https://planning4la.org/
https://www.google.com/maps/search/221+N.+Figueroa+Street,+Suite+1350+Los+Angeles,+CA+90012?entry=gmail&source=g
https://www.google.com/maps/search/221+N.+Figueroa+Street,+Suite+1350+Los+Angeles,+CA+90012?entry=gmail&source=g
https://www.instagram.com/planning4la/
https://twitter.com/Planning4LA
https://www.youtube.com/channel/UChl2PmRhAzUf158o0vZjnHw/videos
https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail
https://www.facebook.com/Planning4LA/
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E1 – Vicinity Map  
 
E2 – Radius Map 
  
E3 – ZIMAS Parcel Profile Report 
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