AGENDA
REGULAR MEETING OF THE

HOUSING COMMISSION
SANTA MONICA, CALIFORNIA

Ken Edwards Center
1527 4th Street
Santa Monica, CA 90401

Thursday, September 20, 2018
4:30 PM

Notice is hereby given that a regular meeting of the Housing Commission will be
held at 4:30pm on Thursday, September 20, 2018, at the Ken Edwards Center
for the purpose of conducting the following business:
The Housing Commission of the City of Santa Monica, in accordance with City
Council, does resolve as follows:
In order to safeguard participatory democracy in Santa Monica, all
persons attending public meetings in Santa Monica should strive to:
1.
2.
3.
4.
5.
6.

Treat everyone courteously;
Listen to others respectfully;
Exercise self-control;
Give open-minded consideration to all viewpoints;
Focus on the issues and avoid personalizing debate;
Embrace respectful disagreement and dissent as democratic rights,
inherent components of an inclusive public process, and tools for
forging sound decisions. [RESOLUTION]

1. CALL TO ORDER
A. OATH OF OFFICE FOR COMMISSIONER
APPOINTMENT/REAPPOINTMENT
B. ROLL CALL
2. PUBLIC INPUT
(Public comment is permitted only on items not on the agenda that are within
the subject matter jurisdiction of the Housing Commission.)
The meeting place is wheelchair-accessible. If you require any special disability related accommodations (i.e. sign language
interpreting, access to an amplified sound system, etc.), please contact the Housing Division at (310) 458-8702 or TTY (310)
458-8696 at least three days prior to the scheduled meeting. This agenda is available in alternate format upon request by
calling the Housing Division office. Underground parking is available. Limited validations available at the Commission Meeting.
Call Big Blue Bus at (310) 451-5444 for additional transportation information.

3. APPROVAL OF MINUTES
A. August 16, 2018 Housing Commission meeting. [DRAFT MINUTES]
4. DISCUSSION ITEMS
A. ASSESSMENT OF FAIR HOUSING PLAN – Presentation and
discussion regarding the development of the City’s Assessment of Fair
Housing Plan with the City’s consultant, including input and discussion
regarding the fair housing challenges and concerns within the City of
Santa Monica. [HANDOUT]
B. RENTER PROTECTIONS SUBCOMMITTEE – Discussion on tenant
protections for affordable housing. [HANDOUT]
5. ACTION ITEMS
A. HISTORIC DISTRICT – Presentation by Diane Miller, and discussion
and possible action regarding proposed new historic district. [HANDOUT
from Diane Miller] [HANDOUT from Vice Chair Hilton]
B. WORK PLAN – Discussion of annual work plan and potential priorities,
and possible action setting long-range agenda and work plan.
6. HOUSING MANAGER’S REPORT
Update on any City Council agenda items and administrative issues related
to affordable housing.
7. CHAIR/COMMISSIONER’S REPORT
Information on housing issues, recent or future City Council actions, other
City Commissions, and issues affecting housing in the City of Santa Monica.
8. ADJOURNMENT OF THE HOUSING COMMISSION
No other business will be conducted at the Meeting.
Any documents produced by the City and distributed to a majority of the Housing Commission regarding any item on this agenda will be
made available for viewing at the Santa Monica Housing Division office located at 1901 Main Street, Suite B, Santa Monica, California
during normal business hours. Documents are also available at www.smgov.net/housing.
Please note that this agenda is subject to change up to 24 hours prior to the scheduled meeting. We encourage you to check the agenda 24
hours prior to the meeting.

The meeting place is wheelchair-accessible. If you require any special disability related accommodations (i.e. sign language
interpreting, access to an amplified sound system, etc.), please contact the Housing Division at (310) 458-8702 or TTY (310)
458-8696 at least three days prior to the scheduled meeting. This agenda is available in alternate format upon request by
calling the Housing Division office. Underground parking is available. Limited validations available at the Commission Meeting.
Call Big Blue Bus at (310) 451-5444 for additional transportation information.

DRAFT MINUTES
CITY OF SANTA MONICA
HOUSING COMMISSION MINUTES
August 16, 2018
1.

CALL TO ORDER & ROLL CALL: A regular meeting of the Santa Monica
Housing Commission was called to order by Chair Soloff at 4:36 p.m. on
Thursday, August 16, 2018, at the Ken Edwards Center, 1527 4th Street.
A. ROLL CALL

2.

•

Present:

Chair Soloff
Vice Chair Hilton
Commissioner Bloch
Commissioner Buchanan

•

Absent:

Commissioner Katz
Commissioner Keintz

•

Staff Present:

Housing and Economic Development Director Andy
Agle
Housing Program Manager Jim Kemper
Commission Secretary Melinda Espinoza

PUBLIC INPUT
There was no public input.

3.

APPROVAL OF MINUTES
A. Approval of minutes for July 19, 2018 Housing Commission meeting.
Motion by Vice Chair Hilton, seconded by Chair Soloff, to approve the July
19, 2018 minutes.
The motion was approved by the following vote:
AYES:
Chair Soloff, Vice Chair Hilton, Commissioner Bloch,
Commissioner Buchanan
NOES:
NONE
ABSTAIN: NONE
ABSENT:
Commissioner Katz, Commissioner Keintz
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4.

DISCUSSION ITEMS
A. FACTORS WHICH ADD TO DEVELOPMENT COSTS – Discussion and
report from CCSM on cost factors, potential policy changes, and potential
sites for affordable housing on public land.

5.

ACTION ITEMS
A. HISTORIC DISTRICT – Discussion and presentation regarding possible new
historic district.
Presentation by Diane Miller.
***ITEM POSTPONED***
B. WORK PLAN – Discussion of annual work plan and potential priorities, and
possible action setting long-range agenda and work plan.
Motion by Chair Soloff, seconded by Commissioner Bloch, for Chair Soloff
and Vice Chair Hilton to form a subcommittee, in part, to put together a panel
to make a presentation about tenant protections for affordable housing.
The motion was approved by the following vote:
AYES:
Chair Soloff, Vice Chair Hilton, Commissioner Bloch,
Commissioner Buchanan
NOES:
NONE
ABSTAIN: NONE
ABSENT:
Commissioner Katz, Commissioner Keintz

6.

HOUSING MANAGER’S REPORT – Jim Kemper reported on behalf of Barbara
Collins on the following:
• City Council, at its July 24, 2018 meeting, adopted Commission
recommendations regarding the Housing Trust Fund Plan, with a modification
and clarifications regarding the annual spending cap.

7.

CHAIR/COMMISSIONER’S REPORT
• Vice Chair Hilton reported on his conversations with the Housing Manager
regarding the definition of household in the Affordable Housing Production
Program guidelines and deed restrictions.
• Commissioner Bloch reported that Proposition 10, which would repeal the
1995 Costa-Hawkins Rental Housing Act, has qualified for the ballot. He also
reported that he will not be able to attend the September Housing Commission
meeting.
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8.

ADJOURNMENT OF THE HOUSING COMMISSION
On order of the Chair, the Housing Commission meeting was adjourned at 5:48
p.m.

The next scheduled Housing Commission meeting date is a regular meeting on
Thursday, September 20, 2018.
ATTEST:

_________________________
Michael Soloff
Chair, Housing Commission

_____________________________
Melinda Espinoza
Housing Commission Secretary
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UPDATED 9/20/18

City of Santa
Monica

Assessment of Fair Housing
Natalie Verlinich
Senior Development Analyst
City of Santa Monica
Housing Division
Diane Glauber
Director, Fair Housing and Community Development
Lawyers’ Committee for Civil Rights Under Law
September 2018

Purpose of the AFFH Rule
Fair housing planning rule
 Clarify existing fair housing obligations
 Set locally-determined fair housing priorities and goals
 Connect fair housing planning to subsequent
community planning and development via the
Consolidated Plan, Annual Action Plans, and PHA Plans
(as applicable)
 Set up a framework for taking meaningful actions to
affirmatively further fair housing


AFFH Rule Guidebook: Preface: Empowering Program Participants in Fair Housing Planning
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The Fair Housing Act


The Fair Housing Act prohibits discrimination in the sale, rental, and financing of dwellings,
and in other real estate-related transactions because of the following personal
characteristics:

›
›
›
›
›
›
›

Race;
Color;
Religion;
Sex;
Familial status;
National origin; or
Disability.



The Fair Housing Act also requires that HUD administer programs and activities relating to
housing and urban development in a manner that affirmatively furthers the policies of the
Act. HUD must do more than simply not discriminate itself; the Act reflects the desire to
have HUD use its grant programs to assist in ending discrimination and segregation, to the
point where the supply of genuinely open housing increases.



The California Fair Employment and Housing Act protects against discrimination based on
additional characteristics including age, gender, gender identity and expression, sexual
orientation, marital status, ancestry, source of income, and genetic information.

What Are Fair Housing Issues and Contributing Factors?
1.

Fair housing issues include:
• Segregation,
• Racially or ethnically concentrated areas of poverty (R/ECAPs),
• Disparities in access to opportunity,
• Disproportionate housing needs, and
• Fair housing issues related to publicly supported housing, disability and access, and fair
housing enforcement, outreach capacity, and resources.

2.

A contributing factor is:
• “A factor that creates, contributes to, perpetuates, or increases the severity of one or more
fair housing issues.”
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Sample of Santa Monica Contributing Factors


Displacement of residents due to economic pressures

› Ellis Act gives property owners the right to exit the rental business, thereby evicting all of their tenants at once.
› From 1986 to 2016, 2,123 rent-controlled dwellings on 446 properties have been withdrawn from the housing
stock.

› Home values rose 60% in Santa Monica from 2009 – 2017 (compared to 10% average increase for major
American cities)


Loss of affordable housing

› Santa Monica has a rental vacancy rate of 2.1%.
› Almost 40% of renters pay more than 35% of their income towards rent.
› Following 19 years of vacancy decontrol, 69.6 percent of all rent-controlled units had been rented to people
paying market-rate rents by the end of 2017.

› The number of units with long-term controlled rents dropped to 27 percent of the total.


Lack of local or regional cooperation

› Santa Monica has adopted very progressive policies when it comes to rent control, source of income
discrimination, and inclusionary zoning.

› However, other surrounding municipalities don’t have these measures, thus disproportionately burdening the City
to provide a disproportionate share of funding and resources to help mitigate the displacement of low income
area residents.
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Preliminary Recommendations


Adopt a “Right to Counsel” ordinance that would provide legal representation to all incomeeligible tenants in facing eviction.



Waive the cost of nonprofit 100% affordable housing development permits and fast-track the
process.



Reduce parking requirement for affordable housing developments for extremely low-income
special needs populations.



Hire a full-time ADA Coordinator to track and maintain a list of ADA-accessible housing units
and coordinate the housing needs of people with disabilities.
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Racially and Ethnically Concentrated Areas of Poverty

Community Participation
Focus Groups
1.Developers and Landlords
2.Housing and Homelessness
3.Civil Rights and Legal Advocacy
4.Social Services
5.Residents and Community Organizations
6.Government Agencies

Community Meetings
Public Hearings

Santa Monica AFH Proposed Timeline

July - August

• Focus Group Meetings

September
October

• Draft AFH

S
November

• Revisions based on Comments

December

• Final Version to City Council

January

• Public Comment Period/Hearings

• Submit to HUD

11th STREET BUNGALOW HISTORIC DISTRICT
The proposed 11th Street Bungalow Historic District includes a collection of five contributing
(and two altered-contributing) centenarian bungalows on one block, which were built between
1904 and 1925, making it a precious walking district. A 2018 survey of potentially contributing
bungalows still extant in the mid-city blocks of the original Santa Monica Tract demonstrates
that this is the last significant cluster of early Santa Monica bungalows in Mid City, an area that
is currently a preservation desert.
The 11th Street Cluster has been identified as a potential historic district on the Historic
Resources Inventories in 1990, 2004, and 2010. According to the Santa Monica ordinance, of
nine specific criteria for Historic District Designation (6 for landmarks and 3 for historic
districts), a district only has to meet one. The 11th Street Bungalow Historic District meets eight.
(See: Application Appendix, pages 13-15).
When city founders Arcadia Bandini de Stearns Baker and Senator John P. Jones purchased a
tract of coastal sage and created Santa Monica, what arose on the leading edge of early city
development was an originally designed family neighborhood on 11th Street anchored by
Madison School. These homes commemorate the beginning of Santa Monica’s evolution from a
temporary resort village to a viable and vital town that the city’s permanent residents called
home.
There is no other extant cluster of the city’s original bungalows built by the first middle-class
residents of the original city of Santa Monica. We have a once-in-a-lifetime opportunity to save
this cultural and historic treasure by establishing a historic district here that honors and protects
for generations to come the architectural expression of affordable, well-built, and well-designed
middle-class housing.
Additionally, several major contributors to the development of Santa Monica as a community
have lived and worked here: Waldo K. Cowan built several bungalows throughout the city as
well as on 11th Street, a founding distributor of hybrid electric cars, and served on the Boards of
several city and organizational boards; Joseph J. Rowe has been described in staff and
architectural consultants’ reports as a master builder inspired by renowned architects Greene and
Greene (two of his buildings are already either Santa Monica Landmarks or have been declared
eligible for the National Register of Historic Places and two of his earliest extant works are
included in the 11th Street Cluster).
We, the community, need your support as we seek designation of the 11th Street Bungalow
Historic District to preserve and protect the city’s vanishing history of iconic affordable middleclass housing and the philosophy and architecture that these homes reflect in accordance with the
mandate of the LUCE.
Be in touch to find easy ways to add your voice….
Co-chairs: Diane Miller & Susan Suntree
Email: historic11th@gmail.com Social: www.facebook.com/historic11thstreetcoalition.com

CITY OF SANTA MONICA – CITY PLANNING DIVISION
HISTORIC DISTRICT DESIGNATION APPLICATION
This part to be completed by City staff
L.C. Case No.:
Received By:
Date Submitted:

Amount Paid: $
Check No.:

Applications must be submitted, by appointment, at the City Planning public counter, Room 111 at City Hall. City Hall is located at 1685 Main Street,
Santa Monica, CA 90401. If you have any questions completing this application you may call the City Planning Division at (310) 458-8341.

PROJECT ADDRESS: 1221-1253 11th Street and 1107-1115 Arizona
Land Use Element District: Mid-density Residential
Legal Description: See Appendix I

NOTES TO
APPLICANT

Zoning District: R3

Please complete all
applicable sections of
this application and
submit all required
materials. Please
attach additional
sheets when more
space is needed. After
the application is filed,
staff will determine
whether the filing is
complete. A public
hearing will not be
scheduled until the
application is
determined to be
complete.

_____________

APPLICANT:
Address:

Santa Monica Mid City Neighbors
1217 Wilshire Blvd., PO Box 3326 Santa Monica, CA

Phone:

213-675-0420 (Andrew Hoyer)

Email:

abhoyer@yahoo.com

Name:

Zip: 90401

Fax:

G E N ER AL IN FO R MA T IO N

CONTACT PERSON: (if different)
Name:

Susan Suntree and Diane Miller

Address:

1223 11th Street, Santa Monica, CA

Phone:

917-239-5060

Email:

historic11th@gmail.com

Relation to Applicant:

Zip: 90401
Fax:

Co-chairs, Friends of 11th Street, Committee of Mid City Neighbors

PROPOSED DISTRICT BOUNDARIES:
Legal Description of Area (lots, blocks, tracts): See Appendix 1

A recommendation to
the City Council
regarding historic
district designation is
rendered by the
Landmarks
Commission at a public
hearing scheduled
within 180 days of filing
a complete application.
The City Council will
hold a public hearing
regarding the
application and render
a final decision
following Landmarks
Commission review.

Subject improvement is generally known as:
Historic 11th Street Bungalow District

Are property owners within the proposed district aware of this application?
No
X Yes
Recognized in the Santa Monica Historic Resources Inventory: X Yes

City Planning Division
Planning and Community Development Department

No

(310) 458-8341
www.santa-monica.org

BACKGROUND INFORMATION:
Please attach additional sheets if necessary to provide sufficient information regarding the
potential district.

Description of potential district boundaries. Please explain why this area is proposed.
See Appendix 2

NOTES TO
APPLICANT
For more information
on designation
procedures, refer to
SMMC Section
9.56.130.

Statement of historic importance. Please provide a narrative of the history of the
area/neighborhood and the Period of Significance for the proposed district.
See Appendix 3

BA CKG RO U ND I NFO RM AT IO N

Statement of architectural significance: See Appendix 4

Person(s) of historic importance: See Appendix 5
Statement of other significance:

See Appendix 6 - Findings

Documents and publications referenced that relate directly to proposed district or its
contributing structures (bibliography): See documentation in Community Report
includingi nthe 1990 HRI Survey Sheet

DOCUMENTATION OF BUILDINGS:
Please attach current photographs, labeled with street addresses, of all structures and
significant urban design features or other elements within the boundaries of the proposed
historic district. Please provide the following information regarding each structure if
known:
Date of construction: See documentation in Community Report X Factual
Source:

Estimated

including the 1990 HRI Survey Sheet

Architect/Designer/Engineer:
Contractor/ Other builder:
Architectural Style:
Historic Use of Structure(s):
Present Use of Structure(s):
Is/Are structure(s) on original site:
Landmarks Commission- Historic District Application

X Yes

No

Unknown
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LOCATION MAP:
Please provide a location map showing the boundaries of the historic district being proposed.
Label all structures, urban design features, and other elements to be included in the proposed
designation. Please include streets and roads and show distance from nearest major intersection.
Please also show a north arrow on the map.

APPLICATION REQUIREMENTS:
X Completed application and payment of fee ($1,186)
300-ft radius map and certified list of property owners and tenants. See pages 4-5.
Any information you feel would be of assistance in reviewing the application, such as
original plans, historic photos, or other historical information. Fee waived for
neighborhood organization.

AP P LI CAT O I N RE Q U I RE M E NT S

I hereby certify that the information contained in this application is correct to the best of my knowledge.

Andrew Hoyer

Applicant’s Name (PRINT)

Applicant’s Signature

Landmarks Commission- Historic District Application

Date
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CITY OF SANTA MONICA
CITY PLANNING AND ZONING DIVISION
REQUIREMENTS FOR RADIUS MAP AND CERTIFIED LIST OF
PROPERTY OWNERS & TENANTS
When submitting an application for a Variance, Reduced Parking Permit, Conditional Use Permit, Development Review,
Tentative Subdivision Map, some types of Performance Standards, Landmark Designation, Certificate of Appropriateness,
and Certificate of Economic Hardship, the application must supply:
1. A certified list of property owners and tenants units within the required radius of the project,
2. Two sets of self-adhesive mailing labels with the names and addresses of the owners and the addresses of tenants
within the required radius, and
3. A radius map.
The applicant shall use an approved base map (provided by the City Planning Division) when making a radius map. On
the map the applicant shall inscribe a 100', 300' or 500' radius (depending on the type of application) from the exterior
boundaries of the subject lot or parcel (see reverse side for sample map). Any application for a Conditional Use Permit,
Development Review, General Plan Amendment, Zoning Ordinance Text Amendment, or Districting Map Amendment
requires a 500' radius. Applications for a Variance, Tentative Subdivision Map, Reduced Parking Permit, Landmark
Designation, Certificate of Appropriateness and Certificate of Economic Hardship require a 300' radius. Some types of
Performance Standards Permits require a 100' radius. Applications for Historic District Designation require notification of
property owners within the district as well as within a 300' radius of the district boundaries.

THE LABELS MUST BE TYPED ON STANDARDS 8½" X 11" SELF-ADHESIVE LABEL
SHEETS CONTAINING THREE COLUMNS OF ELEVEN (11) LABELS EACH.
Property owner data can be obtained from the records of the
COUNTY ASSESSOR’S OFFICE 6120 Bristol Parkway, Culver City, CA 90230 (310) 665-5300
All parcels within or partially within the required radius must be listed. The certified list shall be typewritten and shall be
presented as shown in the following sample. The certification form at the bottom of this sheet must be signed and
attached to the end of the list.
(SAMPLE)

OWNER’S NAME AND
MAILING ADDRESS

PROPERTY ADDRESS w/
TENANT UNIT #’S

#4334

Mr. & Mrs. John Jones
1850 Fremont Blvd.
Stanford, CA 94805

Occupant
1294 Fifth St. #1
Santa Monica, CA 90401

2

Artesian

Mr. Saul Vilpern
2000 Policy Dr.
Santa Monica, CA 90406

Occupant
590 Santa Monica Blvd.
Santa Monica, CA 90401

3

2

Artesian

same

Occupant
590 Santa Monica Blvd.
Santa Monica, CA 90401

4

N/A

#5519

CSR Corporation
1000 Broadway
New York, NY 10356

1390 Sixth Street
(vacant parcel)

LOT

BLOCK

TRACT

1

N/A

2

etc.

Landmarks Commission- Historic District Application
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The diagram above is an example of a radius map showing all parcels within of the subject property. All parcels wholly
or partially located within the radius must be included in the mailing list. Maps are available for purchase at the public
Planning Counter or from the Los Angeles County Recorder’s Office.

APPLICANT INFORMATION

OFFICIAL USE:

Tract Number:

Case No.

Street Address:

Zone

Applicant:

Date
Public Hearing
Date

Landmarks Commission- Historic District Application
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Appendix 2
Ways to Configure the District’s Boundaries
The proposed district is in the center of Santa Monica on the east side of 11th Street between the
lot at 1221/1223 11th Street and Arizona Avenue. It also includes the three lots that face Arizona
Avenue (numbers 1107,1109, and 1115 Arizona Avenue) between 11th Street and 11th Court.
(See attached map next page.) These three lots were a subdivision of the original Lot M,
otherwise all the lots are 50’x150’. The street frontage on 11th Street is 400’ and along Arizona
Avenue 150’ for a total area of 60,000 square feet (1.38 acres). The proposed district includes
five lots on the Historical Resources Inventory: 1221/1223, 1229, 1233 11th Street and 1107 and
1115 Arizona Avenue.
Option 1: A single district
The possible proposed district is composed of 10 lots (outlined in black on map page 3),
including five contributors, two altered contributors and three non-contributors. In this district
there would be 70% contributors if the altered contributors were considered, or 50% if only the
unaltered contributors are considered.
The role of our altered contributors is very significant. While initially they may appear, in their
altered state, to dilute the integrity of the district, they have two major benefits for a district. By
their shape, massing, and position on their lots, they still suggest what the district must have
looked like 100-odd years ago. And equally important, they could be reversed back to their
essential original unaltered states by removing the stucco on 1239 11th Street and 1109 Arizona
Avenue and by reapplying the raised eaves and ridges to 1218 11th Street. For a full reversal,
historically consistant fencing could replace the a historical ones and pruning of overgrown
vegetation would be helpful. This kind of painstaking rehabilitation of landmarks has been
successfully conducted by very dedicated owners, in accordance with the Secretary of the
Interior Standards. Therefore, it behooves us to always keep open the option of reversibility for
any non-contributor that could, with apprpriate effort, be returned to contributor status. Given
that possibility, the prospective district might actually increase its integrity, ending up with a
larger number of contributing structures, rather than be diminished by the more common
deterioration over time by normal building alterations. In other words, an altered contributor is
always a potential contributor.
Option 2: Two clusters
In the event the Landmarks Commission decides to create two clusters (outlined in red on map
page 3) instead of a unified district, one cluster would have four lots (1221/1223,1227,1229,1233
11th Street) for a 75% contributor to non-contributor ratio. This cluster would have three lots on
the Historical Resources Inventory: 1221/1223, 1229, 1233 11th Street. One of these lots,
1221/1223 11th Street, has been previously recommended by a city-selected architectural
historian for landmarking (See ARG’s 1990 1221-1223 11th Street, Santa Monica, Landmark and
Structure of Merit Preliminary Assessment Report).
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The other cluster would only be the three lots along Arizona Avenue (1107,1109, and 1115
Arizona Avenue) for a 100% contributor to non-contributor ratio (67% if the altered contributor
at 1109 Arizona Avenue is not considered). This potential cluster has 2 lots on the Historical
Resources Inventory: 1107 and 1115 Arizona Avenue.
Other Options
There is an altered contributor at 1239 11th Street that could be added to the first cluster should
the Landmarks Commission want to do so (outlined with a dashed red line on map page 3). In
that case, that first cluster would be five lots with an 80% contributor to non-contributor ratio or
60% if this altered addition were dropped out. There is also one final outlier, 1218 11th Street
(also outlined in a dashed red line on map), which is on the Historical Resources Inventory
across the street from the proposed district. But it has been altered and its inclusion would make
the Option 1 District a combined 12 lots (adds 1218 and 1215 11th Street for district continuity)
of which five would be contributors, three altered contributors and four non-contributors for a
66% (or 42% if the altered ones are not counted) contributor to non-contributor ratio. Or these
two lots could be added to the first cluster which would make that cluster have 6 lots with 3
contributors (50%), one altered contributor and two non contributors.
The trade-off to be determined is whether a historic district is better served by being larger but
with a lower density of contributors or being smaller clusters with a higher ratio of contributors.
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Appendix 3
11th Street Bungalow Historic District’s Historical Significance
By Mario Fonda-Bonardi, AIA

This proposed district defines the growing edge of the City of Santa Monica at the turn of the last
century. This entire block was primarily built in a very short span of time, from 1904 to 1911.
Though the last house was added at 1115 Arizona Avenue in 1925, both sides of 11th Street were
built out with single-family homes in only seven years. Prior to this explosion of construction
(today called “urban sprawl”), this area was dry open fields with a scattering of residences
stretching all the way east to where the then recently built Veterans Home was located in what is
now Brentwood. There was so much open space that Donald Douglas even had a small airstrip
near what is now Douglas Park, before he moved his fledgling airplane business in 1922 to what
became Santa Monica Airport.
While this proposed district is at the center of the original Santa Monica Tract laid out in 1875, in
1910 the city’s 7800 residents were still primarily clustered in the few blocks adjacent to the
beach. The services for this district’s new residents were available downtown, only a 15-minute
walk or five-minute bike ride away. In other words, in 1910 the city had only reached about a
third of its eventual 33-block eastward expansion from the beach and it still operated primarily
on a low-rise pedestrian scale. Functionally it was a village compared to the built-out city it has
become today, with over 94,000 residents and 9 million visitors per year.
To the current observer, this proposed district alludes to and makes real a previous century,
which was significantly different from today. In the 40 years between 1956 and 1996 all the
bungalows, except one on the west side of this block of 11th Street were crushed by a wave of
dense two- and three-story apartment buildings that now characterize the entire mid-Wilshire
area. Likewise, between 1955 and 1992, on the east side of the block, where the district is now
being proposed, two- and three-story apartment buildings knocked out four more bungalows of
what was once a stylistically coherent block of turn-of-the-last-century bungalows. But enough
remains of the original block to provide visual relief from the wall of apartments that have
inexorably converted the former village into a city, and enough remains to highlight the
difference between then and now. This district makes it possible to understand that 120 years
ago, Santa Monica had actual suburbs, and this is what they looked like.
While there are many fine singular examples and even some clusters of California bungalows
and Craftsman-style homes in the neighborhoods of Santa Monica, particularly north of Montana
Avenue and in Ocean Park, there was a time when this particular style of construction was
dominant and was substantially distributed throughout the city. In 1913, in the area bounded by
Wilshire, Ocean, Colorado and 19th Street there were 442 such buildings (See page 22 “ The
Disappearing Bungalow” of the Documentation Report). While all areas of the city have been
subjected to urbanization, gentrification, and mansionization, this mid-Wilshire area has been
impacted the most, so that at this time, this is the only and best cluster of such homes in the
original Santa Monica Tract. It is particularly unique in that it survives as single-family

5

residences of a consistent architectural style, the California bungalow, in an area where in the last
two-thirds of a century, only multi-family buildings have been built.
Historically the areas north of Montana Avenue and in Ocean Park had the cachet of beach
proximity and ocean views, and so were favored by the wealthier residents. Meanwhile, the
middle-class resident found homes inland in such neighborhoods as Sunset Park and midWilshire, while the poorer neighborhoods were traditionally along the transit and manufacturing
core where the railroad and eventually the freeway ran. This proposed historic district is an early
and prime example of middle-class Santa Monica housing. It highlights how relatively small,
single-story houses with backyards allowed middle-class residents to raise families and prosper
neither in cramped apartments nor in sprawling mansions. Today we cannot produce such
middle-class housing any more. In Santa Monica today, a middle-class buyer can only afford to
purchase a small unit in an old multi-story condominium building, if at all. Finally, few people
are building single-story homes in Santa Monica today. Finally when this are was built 100 odd
years ago, garages were often small, converted, or nonexistent because there was plenty of street
parking compared to today, where the management of parking spaces, ramps, and car access is
often the tail that wags the dog of the design of most contemporary housing projects. Again, the
contrast between the choices available to present and to past home builders and residents is
demonstrated by this historic district.
Much like the tree rings that show you how big a tree was at different ages, this proposed historic
district tells us where the growing edge of our city was in the age when the California bungalow
was king. Centrally located and showing where Santa Monica’s suburbs once were, surviving
relentless adjacent densification, evoking a past lifestyle, in a rare cluster with a specific,
consistent architectural style, and serving the often historically ignored middle class, this
proposed historic district is worthy of designation.
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Appendix 4
11th Street Bungalow Historic District’s Architectural Significance
By Mario Fonda-Bonardi, AIA
The proposed district has seven contributor buildings of which six are traditional California
bungalows. Two of them (1239 11th Street and 1109 Arizona Avenue) have been altered
primarily by stuccoing over the wood siding. Such stuccoing is not unusual in these older
buildings given the higher maintenance cost of continually having to repaint the wood siding.
Unfortunately, this happens to a huge number of similar wood-sided buildings.
The 1905-1920 California bungalow is a one-story house characterized by gable ends usually
facing the street, decorative corbels, front porches (which are sometimes enclosed), wood
window frames, horizontal wood siding, exposed rafters and ridge beams, and wood or asphalt
shingle roofs. They are different from the traditional 1900-1915 Craftsman style (as in the iconic
Greene and Greene homes in Pasadena), which usually have heavier detailed timbers, wide
porches, and often river rock skirts and stone or concrete pedestals. However, there are often
hybrids of the two styles so there is not a bright line separating them. The bungalows are visually
lighter, often painted a lighter color instead of the dark-stained shingles of traditional Craftsman
homes. Because the two styles occur concurrently in time there is often intermixing between
them. Many bungalows aspire to the grandeur of the traditional Craftsman home. But Craftsman
homes typically are larger, darker, and have gravitas while bungalows are light and graceful,
somewhat more befitting a vacation seaside community. The bungalows of the 11th Street district
are clearly in that cheerful spirit, and stand in stark contrast to the square, more recent dingbats
that surround them.
One of the reasons bungalows were so widely diffused all over the country is that they were
made up of many smaller wood pieces compared to the heavy timbers of the traditional
Craftsman. That made them easier and therefore cheaper to build by the carpenters who had no
portable power tools at that time. Another characteristic that all the homes in the district share is
a tall attic, which was essential for keeping cool in a pre-air conditioning and pre-insulation
environment. That tall attic was often repurposed into a second story (e.g., 1239 11th Street and
1107 Arizona Avenue).
The bungalow could be viewed as the tract home of its time: easy and quick to build. Successful
builders such as Waldo K. Cowan (1233 11th Street and the demolished 1253 11th Street, plus
1107 Arizona Avenue) and Joseph J. Rowe (1223 and 1229 11th Street), once they had mastered
the formula with such curb appeal, could reliably crank them out and probably make money on
each one. This surviving line of bungalows still expresses what made them so desirable for
buyers 110 years ago. The main difference in their curb appeal today, apart from the two
stuccoed ones, is that some of the fencing and shrubbery in the front is not of the best quality and
condition (especially the leaning cane fencing at 1239 11th Street). These overgrown
impediments mask the district’s natural grace. But such shrubbery and fencing could easily be
cleaned up to improve these homes’ street visibility and thus give the district more cohesion and
visual integrity on this high-traffic street. While not certain, the fencing is probably not original
as very few fences survive 110 years of termites and weathering. The designation of the district
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would probably enhance the owners’ pride and willingness to improve their homes’ street
presentation.
The last contributor built, the 1925 home at 1115 Arizona Avenue, is an interesting case since it
is the only originally stuccoed home but in a Spanish Revival style. While still small and
graceful, it signals the end of the bungalow historical period and foreshadows the start of the flatroofed Spanish or Mediterranean style that was about to sweep all the tract home projects of Los
Angeles in the 1930s. This fad was locally kicked off by our own esteemed John Byers. In fact,
the possible Cluster #2 on Arizona Avenue is a perfect, complete mini lesson on three decades of
architectural history. On the corner (1107 Arizona Avenue) is a classic hip-roofed bungalow built
in 1906, then five years later a small, gracefully detailed home is built at 1109 Arizona Avenue in
the subdivided lot, and then 14 years later, responding to the rising wave of romantic Spanish
architecture, the first hint of the Spanish Revival in the district sneaks in at 1115 Arizona Avenue.
Finally, at some uncertain point, probably after 1925, 1109 Arizona Avenue gets stuccoed,
probably due to either maintenance fatigue (continuous repainting of wood siding) or a desire to
be more contemporary with the stucco fashion running from the 1930s to the present. So in this
one 50’x 150’ subdivided lot you have a complete picture of how the wood-sided bungalow was
slowly surpassed by cheaper stucco construction which dominates Southern California
construction to this day.
Finally, there is the outlier home at 1218 11th Street, built in 1913. This is a Craftsman home
with an unusual chain-hung front roof and shows Asiatic influences, as it once had unsweeping
end ridges that were very popular in some Craftsman homes (See the original picture on page 36
of the Documentation Report). Recently, those uplifting ridges were removed in a reroofing
misadventure where the city allowed them to be destroyed, even thought the permit rightfully
said this home was on the Historic Resources Inventory and therefore could only be remodeled
according to the Secretary of Interior Standards. This is a case study in the failure of the
construction process, and such disasters are less likely to occur once a historic district is
designated. This building and its linking counterpart (1215 11th Street) necessary for a
contiguous district, as previously discussed, may or may not be included in the proposed district.
In conclusion, this block has a clear and consistent linkage to a significant architectural period
that is rapidly disappearing in Santa Monica (See pages 22 and 23 “Disappearing Bungalow” in
the Documentation Report). Once found in all corners of Santa Monica, the bungalow, because
of its high maintenance costs and small footprint (1115 Arizona Avenue is only 771 square feet
and 1109 Arizona Avenue is only 1057 square feet), has not found historical favor in an
urbanizing city. Few, if any, people are building small, one-story homes in Santa Monica today.
While this is changing, with the new explosion of rear yard accessory dwelling units to try to
address our current housing shortage, these small new buildings are clearly secondary to the
primary residence and not of a consistant style and certainly not visually strong enough to define
an entire street.
Today, the pressures of scarce open land and of high construction costs mean that new residential
buildings cram residents into small apartments in multi-story buildings. These same pressures,
while reduced, existed earlier and often resulted in the wonderful trend of small courtyard
houses (See 2402 Hollister Avenue built in 1911) in the bungalow style. This was a graceful
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attempt to deal with the pressures of urban densification while keeping the bungalow spirit. But
the purest form of that spirit was what you see on 11th Street: small, welcoming houses with big
backyards and some garages off the alley in the back. This was the real manifestation of the
aspiration of Santa Monica’s middle class even beyond the two decades of its heyday. The white
picket fence was, of course, de rigueur for this American Dream. Like most dreams, it needs to
be protected from the “reality” of a still relentlessly urbanizing built-out city.
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Appendix 5
People of Historic Importance in the 11th Street Bungalow Historic District
By Susan Suntree, Co-chair Friends of 11th Street

Waldo K. (Willie) Cowan
On 27 March 1903, the Daily Outlook announced that, “The Dudley Investment Company has
sold Waldo Cowan a lot on Seventh Street between Arizona and Oregon. Mr. Cowan is a
newcomer and will improve the place at once.” Cowan must have taken this to heart, because he
made major contributions to Santa Monica civic life in the decade that he and his wife, Susie,
lived here. Waldo Cowan was a member of the Santa Monica Board of Trade (a predecessor of
the Chamber of Commerce) and the Santa Monica School Board, secretary of the Oddfellows
Seaside Lodge #30, treasurer of the Foresters of America Court Neptune 99, treasurer and active
leader of the Associated Charities, member of the Cycle Path Committee, founding member of
the Los Angeles Automobile Club, and car dealer selling the very first hybrid gas-electric cars in
the region. He was also the 1912 election supervisor for his precinct. He ran for assessor and for
city council for the 6th Ward, and though he was not elected, his leadership is evident in the
work he did on the Board of Education during the era when a new high school on Prospect Hill,
Santa Monica High School, was under consideration, and in his other activities that kept him
regularly in the news.
Cowan was an important early builder during the first decades of the city’s history, building
some of the city’s first homes, among the very oldest buildings still standing in the City of Santa
Monica, on the 1200 block of 11th Street. On May 23, 1904, Frank Boothe paid for one of the
early building permits in the city (#80) to hire Cowan to construct a small home at 1233 11th
Street. Cowan bought lot N (1253 11th Street) from Robert Jones, and built himself a house in
July 1904. It was a bungalow described by architectural historian and bungalow expert Robert
Winter as an excellent example of the Neoclassical Revival style. Cowan sold his home at 1253
11th Street to the Cripe family, who owned, with C.F. Geltner, Santa Monica’s best-known brick
kiln. In 1906, after purchasing lot M (now 1107, 1109, and 1115 Arizona Avenue at the corner of
11th and Arizona) from Robert Jones, Cowan built a home for his growing family—a large hiproofed bungalow that remained in his family for several years.
Cowan was an energetic, engaged, and influential member of Santa Monica’s founding
community. His range of interests evolved from carpentry to contracting to real estate
development to civic duty to model pear orchards to fast cars to the newest innovations in
automobile design. His influence is still evident in the Santa Monica tradition of civic
participation and in the beauty of the 11th Street bungalows.
(See: 1107 Arizona Avenue in the Documentation Report, pages 74-86 for more about Cowan.)
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Joseph J. Rowe
Joseph J. Rowe was a master builder working in the City of Santa Monica during the first two
decades of the 20th century. He was aware of Greene and Greene’s work and incorporated the
details of Craftsman architecture into his designs. Landmarks Commission staff and consultants’
commentaries have praised the quality of design and craftsmanship embodied in his extant
buildings and described it as high relative to other local builders of the period. These comments
were included in Landmarks Commission staff and consultant reports when the 1916 house
Rowe built at 929 Lincoln Blvd. was landmarked in 2007. Another home built by Rowe, the
1914 William Pigott House at 426 Palisades Avenue, was determined eligible for the National
Register of Historic Places and is listed in the City of Santa Monica Historic Resources
Inventory as having a California Historical Resource Status Code of 3S (appears eligible for
National Register as an individual property through survey evaluation). Because both the
residence at 929 Lincoln and the William Pigott House were designed and constructed with a
high level of skill, it appears that Rowe was an exceptional master builder. Rowe’s work is noted
for exhibiting a particularly high level of integrity of design, materials, and workmanship. The
bungalows at 1223 and 1229, both built in 1911, are the oldest known extant examples of his
work.
(See: 1229 11th Street in the Documentation Report, pages 51-54 for more about Rowe.)
Ken Strickfaden
Kenneth Strickfaden (1896-1984) became famous as a founding Hollywood special effects artist
and is known for his photographs of early Santa Monica. He moved to Santa Monica with his
father, Frank Strickfaden, who bought 1223 11th Street in 1914, which remained in his family for
three generations. Listed as a working electrician in the Santa Monica Directories, during his
Santa Monica High School years, Ken Strickfaden began his career at his family’s home at 1223
11th Street experimenting, practicing, and inventing in his backyard workshop (see: Strickfaden
workshop photo in The Documentation Report, page 43). He experimented with Tesla coils,
wireless communications, and electrical effects — skills that led to his fame.
Strickfaden also took up photography, and in 1914 began taking photos of Santa Monica area
sites; these are part of the Santa Monica Library collection of early images of the city. The house
at 1223 11th Street remained his permanent residence until 1920. He and Les Storrs, the city’s
former director of planning and zoning, were good friends, and Storrs recalls some of their
adventures in his book, Santa Monica: Portrait of a City.
Strickfaden became a famous and highly honored Hollywood special effects genius. His wildly
arcing and sparking electricity effects for James Whale’s 1931 masterpiece Frankenstein
catapulted him into fame and a career that spanned dozens of films, including The Wizard of Oz.
Ken’s importance to the development of the film industry was recognized in 1981 at a gala held
in his honor by the Academy of Motion Pictures Arts and Sciences, where they celebrated his
contributions to the evolution of filmic drama through special effects.
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(See: 1223 11th Street in the Documentation Report, pages 39-43 for more about the
Strickfaden family.)

Residents of 11th Street
The 11th Street residents of most historic importance, however, were the middle-income, middleclass people whose various skills and labor built the city, who created a civic culture, and whose
bungalows often remained in their families for generations. Rancher William Nelson, plastering
contractor F.A. Griffith, painter Ashford Drumm and their families all lived here. Teachers,
policemen, truck drivers, nursery owners, families, real estate investors, retirees, all lived here.
Louis B. Mayer bought three lots at the corner of 11th and Wilshire. In the early 1960s, James
and Doris Lennon purchased 1223 11th Street from Frank Strickfaden’s granddaughter, Marilyn
Throssel, to use as a rental. An uncle of the Lennon Sisters, a 1950s and ’60s singing group,
Jimmy Lennon was one of the 20th century’s most famous boxing announcers. His son, Jimmy
Lennon, Jr., who grew up on 11th Street, followed in his father's footsteps and, in 2012, was
inducted into the International Boxing Hall of Fame 2013 class. Between 1904 and 1913, 11th
Street between Wilshire Blvd. and Arizona Avenue established itself as a family neighborhood of
people whose contributions, then and in the present, created a vital, charming city.

12

Appendix 6
11th Street Bungalow Historic District’s Findings Regarding Eligibility
The proposed district is justified by meeting five of the six requirements for a historic district
designation per Santa Monica’s Landmark Code SMMC 9.56.100A:
1. Exemplifies and manifests a part of the social, economic, or architectural history of the
city. This potential district benchmarks a time when the edge of the growing city had reached
11th Street and one-story homes could be built profitably and affordably for middle-class buyers.
This exemplifies a time when the city was a quiet seaside town, in contrast to the mid-rise city
with 12 times the population it has become.
2. Has aesthetic or artistic value. While the California bungalow may be aesthetically pleasing
and interesting, this is not a primary criteria of this district.
3. Is identified with local historic personages. There are three historic personages associated
with this district. The first, Waldo K. Cowan, was a Santa Monica developer and civic leader who
served on many boards and commissions (including the Santa Monica School Board) and who
built four of the homes in the proposed district that are still standing. His myriad pre-World War I
activities included advocating for bike paths, running a construction company (with George P.
Elliot), a real estate company (with Bernard Sues), and one of the first car dealerships, as well as
being active in developing automotive prototypes. In fact, he sold the first gas-electric hybrid in
Los Angeles in 1912. These five elements — bike lanes, construction, real estate, automobile
dealerships, and hybrids —still figure prominently in Santa Monica today, over a century later,
and were certainly visionary for their time. (See the Documentation Peport on 1107 Arizona
Avenue for more details of Cowan’s life).
Joseph J Rowe was a turn-of-the-last century Santa Monica master builder who built many
buildings in the proposed district (1223 and 1229 11th Street) and outside the proposed district
(426 Palisades Avenue, determined eligible for the National Register of Historic Places and also the City
landmark at 929 Lincoln). Many of his buildings have been demolished, but his role in early
Santa Monica construction history is indisputable.
The third important personage connected to this district is Ken Strickfaden (1896-1984), a
special effects genius who worked in Hollywood for decades, specializing in wildly arcing and
sparking effects such as those in the 1931 Frankenstein movie. He was also a photographer, and
many of his pictures are now in the Santa Monica Library historic photograph collection. While
his original special effects workshop, in a garage behind 1223 11th Street, was torn down in 1955
to build a triplex, this is the house where his fabulous career started and it is one of the many
links between Santa Monica and Hollywood. (See the Documentation Report on 1223 11th Street
for more details of Stickfaden’s life.)
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This finding somewhat overlaps finding #5: A representative sample of work by a notable builder
or designer. Waldo Cowan and Stickfadden are true Santa Monica historical figures while Rowe
is probably more suitable in the notable builder category.
4. Embodies distinguishing architectural characteristics valuable for the study of this
period and style. While there is a shrinking handful of small, single-family, 100-year-old
residences still surviving in the mid-Wilshire area of the original Santa Monica Tract, they are of
all different styles (Craftsman, Queen Anne, cottage, etc). Nowhere is there a concentration of a
single style, the gracious bungalow style, built by two famous builders (Rowe and Cowan) in
such a compressed timeframe (1904–1911). There are also two outliers in the potential district,
the 1913 altered Craftsman at 1218 11th Street built by A. Feist and the 1925 Spanish Revival at
1115 Arizona Avenue built by J. Norman. But the core of the district is the rare surviving cluster
of half a dozen bungalows built by Rowe and Cowan, two early Santa Monica construction
luminaries.
5. Is a representative sample of the work of a notable builder or designer. Joseph J. Rowe, a
master builder, built 1223 11th Street and 1233 11th Street. These two 1911 buildings are some
of his earliest works and he went on to build the city landmark at 929 Lincoln Blvd. (1916) and
also 426 Palisades Avenue. Meanwhile, Waldo K. Cowan built 1233 11th Street (1904), the
district’s earliest residence still standing, and its neighbor 1239 11th Street (1905) as well as
1107 Arizona Avenue (1906, built for his own family) and 1109 Arizona Avenue (1911, built for
his parents). Two of his homes (1247 and 1253 11th Street) have already been demolished (in
1955 and 1992, respectively) to build an apartment building and a condominium building. This
pace of demolition, erasing the earliest works of two of our historic builders, gives added
urgency to the designation of the district. In short, 5 of the 10 lots in consideration were built by
two (Rowe and Cowan) famous Santa Monica builders.
6. It is a familiar visual feature of a neighborhood. This little piece of history gives the
traveler along busy 11th Street, whether by car, bike, scooter, or on foot, a sense of relief from
the relentless parade of boxy dingbats that increasingly, in their old or new forms, crowd our city.
Because of their location, surrounded entirely by multi-family behemoths, they stand out in a
distinctive way. Their visible presence could certainly be enhanced by removal or pruning of
screening foliage and fence maintenance, but the original “bones” are there and still holding.
That will not be the case if the removal of any more of the original buildings is allowed to
proceed.
In conclusion, this potential district meets all but one of the requirements of Santa Monica’s
Landmark Code SMMC 9.56.100A. In addition, it qualifies for essentially the same reasons per
SMMC 9.56.100B because:
1. It is a definable area possessing a concentration of historic or thematic sites that contribute to
each other and are unified aesthetically by plan, physical development, or architectural
quality.
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2. It reflects significant geographical patterns associated with different eras of settlement and
growth.
3. It has a unique location or is a familiar visual feature of a neighborhood or of the city.
Please note that of the nine specific criteria (6 for landmarks and 3 for historic districts) listed
above, a district only has to meet one. In our case, the potential district meets eight beyond a
reasonable doubt. So while the district certainly qualifies, the discretion of the Landmarks
Commission should focus on the district’s exact boundaries to enhance the integrity of the
district, given the number of non-contributors and the number of altered contributors. (See the
discussion in Appendix 2 for the trade-offs in considering the final district’s boundaries.)
Finally, this proposed district fulfills one of the reasons that approximately 1,500 buildings are
catalogued in the Historic Resources Inventory. The reason to maintain that catalogue is to
proactively identify potential candidates for landmarking, structures of merit, or the creation of a
historic district. In this case, there are six buildings from the HRI that could feed the potential
district if it were at its maximum size. In creating this district, the Landmarks Commission would
be fulfilling the mandate of the LUCE (Land Use Circulation Element), which fully expresses
community values including:
“Preserves the scale and character of all residential neighborhoods” (pg. 7).
And which emphasizes
“that Santa Monica continue to celebrate its past by preserving attributes that characterize the
City’s rich history” (section 2.3-4).
By creating this district, the Landmarks Commission would be fully congruent with all the city’s
historical goals, from the municipal code to the LUCE.
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