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June 14, 2024

Rita Garcia

Kimley-Horn

1100 W. Town and Country Road, Suite 700
Orange, California 92868

Re: Phase 1 Historic Assessment Memorandum, 7528 N. Bellaire Avenue,
Los Angeles, Los Angeles County, California

Dear Ms. Garcia:

This Phase 1 Historic Assessment Memorandum (Memo) is an evaluation of the property at 7528 N.
Bellaire Avenue, in the City of Los Angeles (City), County of Los Angeles (County), California, for
potential eligibility as a historical resource (i.e., eligibility for the National Register of Historic Places
(NRHP), California Register of Historical Resources (CRHR), and the City of Los Angeles Register of
Historic-Cultural Monuments (HCM) and/or Historic Property Overlay Zone (HPOZ)). This Memo has
been prepared pursuant to the California Environmental Quality Act (CEQA) and the City’s CEQA
Thresholds Guide, Section 5.0 Technical Studies XX. Cultural Resources—Historical Resources (City of
Los Angeles 2023). This Memo has been prepared prior to the City’s permitting process for the proposed
project, the redevelopment of the property as a mixed-use development for commercial/storage and
residential use (Project).

ASM Affiliates (ASM) evaluated the residential building and outbuilding located on one parcel, APN 2305-
024-030, at 7528 N. Bellaire Avenue, in the City of Los Angeles. The buildings on the parcel consist of a
one-story residence constructed in 1938, and an outbuilding with an unknown construction date. ASM
considered whether either was a good representation of the historic contexts of Residential Development
and Suburbanization, 1880-1980, and Architecture and Engineering, 1850-1980, as defined in the
SurveyL A Historic Context Statement (City of Los Angeles 2020).

1. INTRODUCTION

ASM prepared this Memo to determine the historical and architectural significance of the buildings located
at 7528 N. Bellaire Avenue. California Public Resources Code (PRC) Section 21084.1 defines a historical
resource as any resource listed in, or eligible for listing in, the CRHR. This property is not listed in the
CRHR; it is not a California Point of Historical Interest (CPHI); and it is not a California State Historical
Landmark (CSHL). Furthermore, it is not listed in the NRHP. The buildings have not been identified as
contributors to any potential historic district.

In this Memo, the buildings at 7528 N. Bellaire Avenue are evaluated for their eligibility for designation
on the local, state, and national level as individual resources and as potential contributors to a historic
district or Historic Preservation Overlay Zone (HPOZ), in accordance with CEQA, HCM, CRHR, and
NRHP guidelines. The results of this analysis will assist the City in determining whether the property needs
to be considered as historically significant prior to approving the proposed Project in compliance with
CEQA.
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Project Location and Map

The Project is located in the north San Fernando Valley in the City of Los Angeles, within the North Sun
Valley—La Tuna Community Plan Area, in Los Angeles County, California (Figure 1). It can be found on
the USGS Van Nuys, California 7.5-minute topographic quadrangle map in Section 36 of Township 2 North
and Range 15 West, west of State Route 170 and north of Saticoy Street (Figure 2). It is located at 7528 N.
Bellaire Avenue, North Hollywood, a community in the San Fernando Valley, in a residential tract that was
developed in 1911. The Assessor’s parcel number (APN) for the property is 2305-024-030, encompassing
Lot 21 of Tract No. 1212 (Figures 3 and 4).

Project Description

The Project proposes to demolish the single-family residence and outbuilding to construct a mixed- use
development comprised of two buildings with a total gross building area of 233,632 square feet (SF) with
approximately 220,232 SF of storage space and 13,400 SF of residential space. At the site’s eastern portion,
the Project proposes a self-storage facility comprised of a 132,223 SF three-story building with 284 storage
units and office space, and an 88,709 SF three-story building comprised of 1,300 storage units. At the site’s
western portion, the Project proposes a nine-unit townhouse-style apartment development comprised of a
two-story, 13,400 SF building and approximately 8,000 SF of open space. The self-storage facility proposes
66 surface parking spaces. The residential development proposes 18 resident spaces within attached garages
and 3 guest spaces.

2.0 SUMMARY OF CURRENT DESIGNATIONS AND PREVIOUS EVALUATIONS

There are no known prior evaluations of 7528 N. Bellaire Avenue. It is located in the North Sun Valley-LA
Tuna Canyon Community Plan Area but was not identified as part of SurveyLA. This property is not listed
in the CRHR; it is not a California Point of Historical Interest (CPHI); and it is not a California State
Historical Landmark (CSHL). Furthermore, it is not listed in the NRHP. The buildings have not been
identified as contributors to any potential historic district.

3.0 CONSTRUCTION HISTORY

The 3.92-acre parcel at 7528 N. Bellaire Avenue is Lot 21 of Tract No. 1212 which was originally part of
the Rancho Ex-Mission San Fernando and first surveyed in 1911 (Los Angeles County Land Records 2023)
(Figure 5). The original tract map shows Bellaire (originally named Marie Avenue) where it intersects with
Saticoy (originally named 10th Street). The tract map shows the original configuration of Saticoy Street
(now called South Saticoy) prior to the construction of the road that bisects a portion of the parcel, reducing
the parcel from 5 acres to the current size (see Figure 4). As part of the reconfiguration of the lots, some
property records indicate the subject parcel (APN 2305- 024-030) was once associated with the address
7518 N. Bellaire Avenue as well as 7528. This portion of the San Fernando Valley was not covered by
Sanborn maps, but historic aerials and census and voting records indicate that 7518 N. Bellaire Avenue
contained a residence in the 1920s.

Although the exact date of construction is unknown, it was occupied by Edward and Myrtle Lorenson by
1926 (San Fernando City Directory 1926). In the late 1930s and early 1940s, it was occupied by Charles
and Alberta Hier (U.S. Census Bureau 1940). Charles was a pilot of a small plane with a daily route that
took him over a café at Coldwater Canyon and Sherman Way. He and the owner of the café offered a prize
to the customer who would find the roll of paper he dropped out of the plane as he flew over (San Fernando
Valley Times 1938).
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The Hiers would have been living at 7518 when the house to the north at 7528 was constructed. The owner
of the property, Joseph William Duncan, was born in Randolph, Missouri in 1901. He married Marie
Madeline Marchetta, who was born in Illinois in 1904, sometime prior to 1930. Joseph Duncan was
diagnosed with tuberculosis and the doctors advised a move to a location with a more favorable climate
(Piroli 2024). By the time of the 1930 census the couple had moved to Southern California and were living
on Rosemead Avenue in San Gabriel. He worked as a conductor for the street railway and they had a two-
year-old daughter named Helen. Joseph’s brother Daniel lived with them as well (U.S. Census Bureau
1930).

In April of 1938, Duncan applied for a permit to build a house and garage on the property at 7528 N.
Bellaire Avenue. He listed himself as the builder of the four-room residence which would have wood siding
and a composition shingle roof (City of Los Angeles Building Permits 1938a). In December he had a
contractor, Stanley Roofing and Siding, install the roof and cover the house with asbestos siding (City of
Los Angeles Building Permits 1938b) (see Attachments).

Also in 1938, Duncan began working as a salesman for the Jessen Realty Company, working out of the
office at 5600 Van Nuys Boulevard (Van Nuys News 1938). As a salesman he developed a “well- known
20 way plan of listing and selling,” as well as a slogan “See the pictures” (Van Nuys News 1940) (Figure
6). The 1940 census lists the Duncan family at 7528 N. Bellaire Avenue with the addition of a six- year-old
son, William (U.S. Census Bureau 1940). Joe Duncan continued to work as a real estate salesman while
also taking advantage of the available acres on the parcel for ranching activities. He had 300 hives of bees
and became the local bee remover. In 1946, he picked up 51 vagrant swarms with the help of his son, Bill
(Van Nuys News 1947) (Figure 7). Joseph Duncan died in July of 1948 (Van Nuys News and Valley Green
Sheet 1948). His wife and children, Helen and William, remained in the house after his death.

At 7518, Wayne Swanson applied for a permit to move a chicken house from a parcel at Sheldon and
Roscoe in 1946. The permit indicated the parcel contained a house, barn, and garage at the time (City of
Los Angeles Building Permits 1946). In 1950, Helen Duncan was 22 and worked as a personnel clerk at a
camera company and William was 16 and a student (U.S. Census Bureau 1950). It is likely that Helen met
Richard D. Piroli at work, as he was listed as a bookkeeper at a camera company that same year (U.S.
Census Bureau 1950). By 1952, Richard Piroli and Helen Duncan were married, and after a brief time living
on Bellaire, moved to Glendale where he continued to work at the William R. Whittaker company (Glendale
City Directory 1953). In 1956, the couple had a son, David D. Piroli, and by 1958 they were living in
Burbank (State of California 2005; California State Library 2017). In 1967, they had another son, James
Piroli, and were divorced the same year (State of California 2005, 2007). Marie Duncan continued to live
at the 7528 N. Bellaire Avenue residence with her son, William. The property to the south at 7518 was used
as the winter headquarters for the DeWayne Brothers Circus for some years in the 1960s (Figure 8). The
circus was well-known in the San Fernando Valley and throughout the west, even collaborating with Walt
Disney to bring a circus element to Disneyland in 1955 (Korkis 2016). The star of the circus was an elephant
named Bimbo, and later Bimbo’s daughter Bimbo Jr. Bimbo Jr. starred in the television show Circus Boy
and was also known for her waterskiing skills (Figures 9 and 10). In 1970, a fire destroyed most of the
buildings on the parcel and Bimbo Jr. helped move the debris (Figure 11) (Los Angeles Times 1970). The
remaining buildings were demolished in 1975 (City of Los Angeles Building Permits 1975).

William Duncan briefly served in the Navy, but lived in the home with his mother until her death in 1995.
Helen Duncan died in 2007 and William remained in the home until his death in 2022. He collected motor
homes and other vehicles stored on the property visible from aerial maps (Piroli 2024) (Figure 12).
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4. EVALUATION OF ELIGIBILITY
SurveyLA Contexts and Themes

The property was evaluated under the historic contexts, themes, and property types defined for the purpose
of evaluating properties under SurveyLA, a planning tool developed in 2005 by the City of Los Angeles,
under a multi-year grant agreement with the J. Paul Getty Trust, to complete a citywide historic resources
survey. The project, called SurveyLA, has been managed by the staff of the Office of Historic Resources
(OHR) within the Department of City Planning (DCP). Relevant categories for evaluation of house and
outbuilding at 7528 N. Bellaire Avenue are the following:

o Context/sub-context: Residential Development and Suburbanization, 1880-1980
Theme/subtheme: Post World War Il Suburbanization, 1938-1975/Suburban Planning and
Development, 1938-1975

e Context: Architecture and Engineering, 1850-1980

o Property Type/sub-type: Residential/Single-Family Residential

National Register of Historic Places Evaluation

ASM carefully considered whether the house or outbuilding at 7528 N. Bellaire Avenue is individually
eligible under any NRHP criteria. To do so, ASM evaluated the buildings within the historic contexts of
Residential Development and Suburbanization, 1880-1980, and Architecture and Engineering, 1850-1980
—two important contexts identified in SurveyL A that relate to this property.

Under NRHP Criterion A, the house is one of many extant single-family residences constructed during the
development of the San Fernando Valley, and specifically the Sun Valley/North Hollywood area. The
Historic Context Statement for SurveyLLA summarized the significance of such single-family properties as
those associated with settlement and community planning during the Post-War period of residential
development in Los Angeles. Although the house falls within the period of significance of 1938-1975, it is
not associated with the development of the surrounding neighborhood, which was subdivided and built in
the 1950s. It falls outside of the earlier period of significance but is also not a good example of early
residential development as it does not individually sufficiently represent the type of houses built in the San
Fernando Valley during the 1920s. The property is not a good representation of any theme or events of
Residential Development and Suburbanization, 1880-1980, nor any other events that have made a
significant contribution to the broad patterns of history, on the local, state, or national level. As such, the
house and outbuilding at 7528 N. Bellaire Avenue are recommended not individually eligible under NRHP
Criterion A.

None of the occupants of the property are historically significant individuals. None are recognized for
significant contributions to society. Although Joseph Duncan appeared in some local newspaper articles,
he was not widely known in the San Fernando Valley and would not be considered historically significant
today. As such, the house and outbuilding at 7528 N. Bellaire Avenue is recommended not individually
eligible under NRHP Criterion B.

ASM considered whether the house is individually eligible under NRHP Criterion C for the area of
significance of Architecture, under the specific local historic context of Architecture and Engineering,
1850-1980. The house is a typical example of the Minimal Traditional style with character-defining features
including its small scale, one-story height, side-gable roof, double-hung windows, and minimal
architectural detail (McAlester 2018: 587). The Architectural Styles Index for SurveyLA indicates that
individual examples of the Minimal Traditional are not significant and can only be considered in districts
under the context of Housing the Masses. Additionally, the house was built by its original owner, Joseph
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Duncan, who was not considered a master builder, designer, or architect. As such, the house and outbuilding
at 7528 N. Bellaire Avenue are recommended not individually eligible under NRHP Criterion C, as they
do not embody the distinctive characteristics of the style, period, region, or method of construction and are
not associated with a master architect.

The house and outbuilding at 7528 N. Bellaire Avenue are recommended not individually eligible under
NRHP Criterion D. They are common property types that do not have the potential to provide information
about history or prehistory that is not available through historic research.

Historic District Contributor Assessment

ASM carefully considered whether the house and outbuilding at 7528 N. Bellaire Avenue are eligible as
contributors to a potential historic district. The surrounding neighborhood was subdivided and developed
in the 1950s with small houses on small lots placed close together. Although the houses surrounding it are
thematically linked and could have the potential to be examined as a historic district, the subject property
was built in 1938 and shares no common history or architectural unity with the surrounding neighborhood.
Therefore, the property at 7528 N. Bellaire Avenue does not appear to be eligible as a contributor to any
potential historic district.

California Register of Historical Resources Evaluation

The house and outbuilding at 7528 N. Bellaire Avenue are recommended not individually eligible for
CRHR listing under criteria 1, 2, 3, and 4 following the reasons outlined in the preceding section regarding
eligibility under the corresponding NRHP criteria A, B, C, and D.

Los Angeles HCM Evaluation

The house and outbuilding at 7528 N. Bellaire Avenue are recommended not eligible as City of Los Angeles
HCMs under criteria a, b, ¢, and d. Because they are recommended not individually eligible under NRHP
criteria A, B, C, and D or CRHR criteria 1, 2, 3, and 4, and following the precedent of previously designated
City of Los Angeles HCMs of not including historic districts or contributors to historic districts, ASM
recommends 7528 N. Bellaire Avenue not eligible for consideration as an HCM under any criteria.

California Environmental Quality Act Evaluation

The house and outbuilding at 7528 N. Bellaire Avenue do not qualify as historical resources pursuant to
PRC Section 5024.1 and do not need to be considered historical resources for future projects.
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5. RECOMMENDATIONS

After documentation and evaluation of the history of the residential property and careful consideration of
its ability to reflect the historic contexts and individuals with which it is associated, ASM recommends
neither the house nor the outbuilding at 7528 N. Bellaire Avenue eligible as individual resources. ASM
recommends that the Project will not result in a material impairment to a historical resource pursuant to
State CEQA Guidelines Section 15064.5(b) nor result in a substantial adverse change to a historical
resource pursuant to PRC Section 21084.1.

Please contact me as needed, if you have questions or concerns.

Sincerely,

Shannon Davis

Director, Architectural History

ASM Affiliates, Inc.

20 North Raymond Avenue, Suite 220
Pasadena, California 91103

(626) 793-7395
sdavis@asmalffiliates.com
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Maps and Photographs

Figure 1. 7528 N. Bellaire Avenue project location map.
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Figure 2. 7528 N. Bellaire Avenue project vicinity map.USGS Van Nuys, California 7.5-minute quadrangle
2022.
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Figure 3. Aerial map showing 7528 N. Bellaire Avenue
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Figure 4. Map of Tract 1212 dating to 1911.
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Figure 5. Parcel map of Tract No. 1212. Source: Los Angeles County Assessor
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ANNIVERSARY—The Jessen Realty Co. is celebrating its 15th Anniversary at its pres-
ent location. Left to right: Elliott Jessen, junior member of the firm; Joe W. Duncan, for
vears active associate and originator of their 20 point listing and selling system; Julius A.
Jessen, manager, and A. S. Downey, recent addition’to the organization.

Figure 6. Joe Duncan as a salesman at Jessen Realty, Van Nuys News, August 1, 1940.

Figure 7. Joe Duncan and his son William capturing bees,
Van Nuys News and Valley Green Sheet, April 3, 1947
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Figure 8. Letterhead for DeWayne Brothers Circus, circa 1950

Figure 9. Image from the “Bimbo Jtr” episode of Circus Boy (1957). Photo from IMDB.
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Figure 10. Image of Bimbo Jr waterskiing (1967). Photo from Los Angeles Public Library.

e R

PACHYDERM POWER — Bimbo the elephant earns his wagons destroyed fire Wedne: morning. The stored at 7518 Bellaire Ave., North Hollywood, Loss
off-season keep pulling apart wreckage of three circus vans, belonging to the DeWaine B rs Circus, were from fire, started by a cigaret, was P“:f,:g :L SJ%?(I)& X

Figure 11. Bimbo Jr moving debris from 7518 N. Bellaire. Los Angeles Times, February 26, 1970.
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Figure 12. Image of parcel from Google Earth, 2011, showing motor homes and other salvage.

Figure 13. Overview of project site showing driveway, view to the southeast.
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Figure 14. View of outbuilding, looking southeast.

Figure 15. View of the rear of the parcel looking toward the freeway to the east.
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Figure 16. Primary (west) fagade of the house, view toward the southeast.

Figure 17. Detail of porch entrance on west fagade, view looking south
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Figure 18. View of the north facade of the house, view to the southeast.

Figure 19. View of the rear (east) facade, view to the west.
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Figure 20. View of south fagade, view looking west.

Figure 21. Interior view of living room, view to the south.
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Figure 22. Interior view of kitchen, view looking east.

Figure 23. Overview of outbuilding, view to the east.
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Figure 24. Detail of shed roof connecting outbuildings, view to the west.

Figure 25. Detail of windows on outbuilding, view to the east.
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Building Permits
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Resume of Evaluator
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