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INTRODUCTION
This landmark assessment and evaluation report, completed by Ostashay & Associates
Consulting for the City of Beverly Hills, documents and evaluates the local significance and
landmark eligibility of the property referred to as the Regina‐Fine Arts Theatre located at 8554 ‐
8558 Wilshire Boulevard in the City of Beverly Hills, California. This assessment report includes
a discussion of the survey methodology used; a summarized description of the property; a brief
historic context and history of the property; the landmark criteria considered in the
assessment; evaluation of historical significance; photographs; and applicable supporting
materials.
METHODOLOGY
The landmark assessment was conducted by Jan Ostashay, Principal with Ostashay & Associates
Consulting. In order to identify and evaluate the subject property as a potential local landmark
an intensive‐level survey was conducted. The assessment included a review of the National
Register of Historic Places (National Register) and its annual updates, the California Register of
Historical Resources (California Register), and the California Historic Resources Inventory (HRI)
list maintained by the State Office of Historic Preservation (OHP) in order to determine if any
previous evaluations or survey assessments of the property had been performed.
For this current historical analysis a site inspection was also conducted and a review of building
permits and tax assessor records were performed to assess the property’s existing condition
and assist in evaluating the structure for historical significance. The City of Beverly Hills
landmark criteria were employed to evaluate the local significance of the property and its
eligibility for landmark designation. In addition, the following tasks were performed for the
study:
•

Searched records of the National Register, California Register, and OHP Historic
Resources Inventory.

•

Conducted a field inspection of the subject property.

•

Conducted site‐specific research on the subject property utilizing Sanborn fire
insurance maps, city directories, newspaper articles, historical photographs, and
building permits.
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•

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

• Evaluated the potential historic resource based upon criteria established by the City
of Beverly Hills and utilized the OHP survey methodology for conducting survey
assessments.
FINDINGS
The Regina‐Fine Arts Theatre building appears to meet the City’s criteria for designation as a
local landmark as required in Section 10‐3‐3212 of the Historic Preservation Ordinance (BHMC
10‐3‐3212(A)(B)(C)). The subject property satisfies the requirement of subsection A., which
requires that at least two of the six BHMC 10‐3‐3212 “significance” criteria be met. Upon
conclusion of the assessment and evaluation the property appears to satisfy three of the
“significance” criteria: criterion A.1, A.3, and A.4. It also meets the requirements of subsection
10‐3‐3212(B), which requires that: “The property retains integrity from its period of
significance,” and subsection 10‐3‐3212(C), which requires that: “The property has historic
value.”
BACKGROUND INFORMATION
The Regina‐Fine Arts Theatre building is situated along the south side of the busy Wilshire
Boulevard corridor just east of South Stanley Drive and west of South Le Doux Road. Charleville
Boulevard is immediately to the south (rear) of the theatre site and La Cienega Boulevard is a
few blocks to the east. Located on Tract No. 4988, the subject property occupies lot 655 and
the eastern half of lot 656.
The subject property was previously identified and evaluated for historical significance as part
of the City’s on‐going historic resources survey efforts. The property was first evaluated and
recorded under the 1986 city‐wide survey and at that time was found to be historically
significant and eligible for local designation as part of a small thematic grouping of Art Deco
style neighborhood theatres along Wilshire Boulevard (the State Office of Historic Preservation
upgraded this finding to individually eligible for National Register listing). It was re‐assessed;
however, incorrectly as part of an update survey conducted in 2004, which identified and
recorded the property as demolished. An additional survey of the property conducted in 2006
also erroneously identified the property as demolished. As such these two previous survey
evaluations are neither relevant nor applicable.
PROPERTY DESCRIPTION AND CONSTRUCTION HISTORY
Description. Building permits were pulled in 1936 and the building was completed a year later.
The voluminous one‐story movie theatre designed by the noted architect B. Marcus Priteca
exhibits many key features of the Art Deco style, including its asymmetrical marquee and
stepped tower. With approximately 6,862 square feet of space the building has a rectangular
shape footprint that fronts Wilshire Boulevard. Architecturally, shallow setbacks, reeding, and
a strongly geometric pattern articulate the tower and the parapet on either side of it. Below the
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parapet, the north (primary) elevation of the stucco structure contains two storefronts and the
centered theatre entrance. This floor plan configuration with central theatre space and
adjacent flanking storefronts typify the kind of local movie theatre design that was prevalent in
Southern California in the 1930s.
Architectural details include reeded piers that anchor the corners of the building while a
horizontally grooved ban tops the openings. The storefronts have been re‐glazed and the once
recessed storefront openings have been pulled to the northern property line. The once open
foyer has been enclosed with aluminum framed glazing, double doors and a faux partially
reconstructed non‐original ticket booth. The marquee, with the exception of its name, is
original as are its accented miniature “pilasters” and neon lighting.
In terms of the historic interior spatial relationships of the theatre the foyer, lobby and
auditorium with narrow stage are still evident. Despite previous interior modifications made to
the foyer, lobby, and flanking shop units, the auditorium space still retains some early elements
of its original use and design, including the metal theatre seats, narrow stage, racking floor,
quilted wall coverings and plaster ornamentation on the side walls, decorative sunburst feature
on the ceiling, reeded curved entrance walls into the auditorium from the lobby area, reeded
plaster columns at the rear doorways adjacent the stage, and floor to ceiling expressionistic
painted murals of palm trees on both side walls of the stage (murals are severely deteriorated
and compromised). The highly ornate metal light fixtures on the ceiling in the auditorium
replaced original fixtures as part of the building’s remodel in 1993.
The Cecchi Gori film company took over the property and renovated it in 1993. Theatre
designer Joseph Musil, who also assisted in the re‐model of the El Capitan Theatre in Hollywood
and the Crest Theatre in Westwood, brought his colorful, but historically unsympathetic
theatrical flair to the re‐christened Cecchi Gori Fine Arts Theatre. The entire lobby area was
remodeled and enclosed at the sidewalk frontage with aluminum double glazed doors. The
front of a faux stand‐alone ticket booth was built and sandwiched between the flanking glazed
double doors. In addition, the lobby was enlarged by encroaching into the flanking storefronts
and extending the rear wall of the lobby slightly into the auditorium space. A new, larger
screen was installed several feet in front of the old proscenium to accommodate wider film
aspect ratios. This re‐configuring and the use of somewhat wider seats reduced the theatre’s
seating capacity to 410. The storefront space (8558 Wilshire Blvd.) to the west of the lobby was
converted into a full concession stand while the other storefront space (8554 Wilshire Blvd.)
was re‐modeled to allow for the expansion of the women’s restroom (for more stalls and sinks).
The original “theaterette” (crying room) window from the auditorium to the women’s restroom
area was also covered over as part of this work. The theatre’s original Art Deco neon marquee
and façade; however, were not touched by the 1993 remodel and remain essentially unaltered
today.
Building Permit History. A review of building permits indicate that the property has undergone
some exterior and interior changes since it was built in the late 1930s. The exterior storefront
units have been altered by the replacement of entry doors and fenestration. The interior foyer,
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lobby and restroom spaces have been modified and some interior wall planes within the foyer
area and storefront units have been relocated or removed. Some changes have also occurred
to the theatre’s interior auditorium space, most of which were in‐kind. Relevant permit history
that has been recorded with the City of Beverly Hills includes the following:
MO/YEAR

DESCRIPTION OF WORK

May 1936

Office building (illegible)

Aug 1936

Steel sign tower ($1000); (stores and garage under construction)

Nov 1936

Motion picture theatre ($4000); building alterations “convert office building to theatre”

Dec 1948

Remove existing ceiling/replace with new ceiling in marquee, change name on marquee ($900)

Dec 1948

Addition of new stairs (second egress) from projector room ($500)

Dec 1948

Install temporary ticket office in store ($500)

Dec 1948

Install small awning over window on west end of building ($40)

Dec 1948

Install double face vertical neon sign at center front of building ($2000)

Oct 1954

Install temporary bleacher seats on sidewalk for motion picture premier on 11‐4‐1954 ($75)

Aug 1957

Remove auditorium doors and build new light locks to aisles of auditorium ($3500)

Sept 1957

Enclose toilet and wash bowl ($150)

Sept 1961

New box office, new showcases, three new pairs of entry doors ($5500)

Nov 1961

Install temporary bleachers for premiere on Nov 21, 1961 only ($200)

Oct 1968

Install temporary bleachers for premiere on Oct 24, 1968 only ($200)

Nov 1991

Re‐roof ($8800)

Apr 1993

Theatre remodel (lobby, auditorium, restrooms, concessions, selective demo, etc. ($100,000+)

Feb 2008

Install fire sprinkler system and evacuation system ($6000)

The building is currently in fair condition. The interior spaces of the flanking commercial units
with their small mezzanine floors have been extensively altered and incorporated into the
larger theatre space and converted to use as restrooms and a concession stand that serves the
theatre facility. However, the interior spatial relationships that define the design and function
of a neighborhood theatre (distinct foyer, lobby, auditorium spaces, etc.) are still visually
evident. Many of the property’s key exterior features such as the configuration of the façade
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with central foyer and flanking storefronts; prominent Art Deco inspired vertical signage and
tower; projecting neon lit marquee; and its general massing, scale, design, function, location,
roof form, and siding material are intact. In consideration that it is the last remaining
neighborhood theatre in the City, the evident changes have not so significantly compromised
the property’s original architectural design, historical integrity, or notable character‐defining
features.
HISTORICAL CONTEXT
Beverly Hills. The early settlement and development of Beverly Hills began on what was called
Rancho Rodeo de las Aguas. This land was originally claimed by Mexican settlers Maria Rita
Valdez and her husband Vicente Valdez around 1822. Aptly named The Ranch of the Gathering
of the Waters, the swamps or “cienegas” that characterize the natural landscape were created
by rain run off flowing out of Coldwater and Benedict Canyons. Vegetable farming, sheep
herding, bee keeping and the raising of walnut trees were the primary agricultural activities
within the rancho lands during the latter half of the nineteenth century. Several attempts at
subdividing and establishing communities on the ranch lands were attempted during the 1860s
and 1880s, but ended in failure.1
In 1906, the Amalgamated Oil Company reorganized as the Rodeo Land and Water Company.
Burton Green played a leading role in formulating the plans for a garden city, located between
Whittier Drive on the west, Doheny Drive on the east, Wilshire Boulevard on the south, and the
foothills above Sunset Boulevard to the north.2 The syndicate hired notable California park
planner, Wilbur F. Cook, Jr., to plan the new community. Cook had worked with landscape
architect Frederick Law Olmsted prior to moving to Oakland in 1905 to establish his own firm.
Comprised of “Beverly” in the commercial triangle between Santa Monica and Wilshire
boulevards and “Beverly Hills” north of Santa Monica Boulevard, the new community was one
of the earliest planned communities in southern California.
In 1914, concern over establishment of a secure water system and the desire to improve the
local school system prompted incorporation of the City of Beverly Hills. The original boundaries
of the City were much the same as they are today, except for the area south of Wilshire
Boulevard, annexed in 1915, and Trousdale Estates, annexed in 1955. Most of the City was
open land at the time of incorporation with development scattered around Canon Drive,
Beverly Drive, Crescent Drive, and the downtown triangle.3
The architecture of Beverly Hills in the years following the City’s founding was dominated by
the Craftsman, Mission Revival, and Period Revival styles (Tudor, Georgian, Beaux‐Arts
Classicism). With Beverly Hills establishing itself as a haven for movie stars in the 1920s, the
architectural character of the city began to realize a varying degree of extravagance in the
design of its housing stock. Throughout the late 1920s and 1930s sophisticated period revival
1

Beverly Hills Historic Resources Survey 1985‐1986, pg. 5.
Ibid, pg. 8‐9.
3
Ibid, pg. 11.
2
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styles dominated the domestic architecture of the city. By the mid to late 1930s Beverly Hills
became one of the areas in southern California most closely connected with the development
of the Hollywood Regency style. Born of the meeting of Moderne sleekness with the elegance
of early nineteenth century architectural forms, it used simple, primary forms and blank wall
surfaces to project exclusivity and sophistication.4 Beverly Hills’ domestic architecture in the
post‐World War II era saw the incorporation of Revival references in its new housing stock, and
also the introduction of contemporary, luxury designs reflective of the Mid‐century Modern
idiom.
Commercial building design witnessed a similar evolution. Early buildings in the downtown
triangle tended to be influenced by revival styles, including Spanish, Renaissance, and other
Mediterranean references. The Art Deco and Streamline Moderne styles were also embraced in
the 1920s and 1930s, paving the way for a more modern sensibility that was partially realized in
several Art Moderne/Streamline Moderne and Hollywood Regency business establishments.
While a taste for the Colonial Revival persisted in commercial buildings in Beverly Hills, in the
years following World War II modernism was fully accepted, with numerous examples of the
Corporate International Style and New Formalism peppering the business triangle and
spreading east and west on Wilshire Boulevard.
American Movie Theatres. In the year following the turn of the 20th century, moving picture
theatres enjoyed a remarkable rise in popularity. Almost unknown in 1903, there were
between 5,000 and 10,000 moving picture theatres in the United States by 1910. A strong
national economy and a rapidly growing population supported the popular entertainment
business. The earliest movie theatres, often known as nickelodeons, occupied storefronts in
the main streets of commercial districts across the country between 1900 and 1915. By 1915,
enterprising business people began constructing buildings specifically to house movie theatres.
Following the first quarter of the 20th century, movie‐going became an established practice
across the country, and patrons witnessed the birth of a distinctly modern and quintessentially
American architectural creation, the neighborhood motion picture house. While theatres in the
downtown areas became known as movies palaces, the neighborhoods boasted having their
own movies houses. The unique development and functional necessities of the film business
demanded more than imitation. The architects of this new building type were faced with
complex needs requiring a vast collection of rooms under one roof. Often times, neighborhood
theatres were designed with flanking storefronts, a typical scheme of the 1920s and 1930s
property type, to attract both shoppers and theatre‐goers.
The exterior of these theatres helped to fill this role, using forms and styles that made them
stand out from their surroundings. As with earlier generations of live theatres and opera
houses, the primary facades of movie theatres expressed the popular architecture of their day.
Creative owners took advantage of stock terra cotta ornament to embellish the fronts of their
theatres while others adopted the stylized features of the Jazz era into their facades. By the
1930s and 1940s geometric Art Deco and Streamlined Moderne motifs were popular for movie
4

Ibid. pg. 17.
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theatre design. A broad canopy marquee, often accompanied by a towering vertical sign,
announced the building’s name and purpose. To make sure that nobody missed the message or
the latest film, tracer lights and/or neon were used to trim the often elaborate signs. To help
sell tickets, ornately decorated box offices, typically stand along, were often added to the foyer
area of theatres. Inside, the architects sought to impress theatre goers with an abundance of
lobby space. Chair stands were typically tailored to match the overall décor of the theatre. The
auditorium lighting had to be sufficiently bright for patrons to find their seats, but otherwise
subdued for proper atmosphere and film viewing. Cove lighting was one solution; concealed by
ornamental surfaces and features, cove lights bathed the auditorium in a soft multi‐color glow.
Backstage equipment included the usual rigging and lighting for stage performers, if the theatre
was so designed for live productions. Asbestos curtains were included to shield the audience in
case of fire on stage. Architects developed circulation patterns to ensure safety and
convenience. Aiding their efforts were the theatre’s own the ushers, many of them uniformed
and trained, who providing additional assistance in entering and existing the auditorium.
Together, it provided and defined the unique building type of the local neighborhood movie
theatre.
Beverly Hills Neighborhood Theatres. The Regina‐Fine Arts Theatre is located along Wilshire
Boulevard, one of the main east‐west thoroughfares in the city that runs from downtown Los
Angeles through Beverly Hills and ending at the beach in Santa Monica. An important
component of the Wilshire Boulevard economy was its entertainment facilities. By the late
1930s Beverly Hills had five motion picture theatres of varying size and capacity in operation.
Four of the five theatre houses were designed in the Art Deco style and all were sited along or
adjacent to Wilshire Boulevard. The earliest of these theatres was the monumental Beverly
Theatre that was built as a vaudeville playhouse and movie theatre in 1925. Designed by
architect L.A. Smith in the Moorish style it was located near the northeast corner of Beverly
Drive and Wilshire Boulevard. The Fox Wilshire Theatre (now referred to as the Saban Theatre)
was designed by prominent theatre architect S. Charles Lee and was built in 1930 as a grand Art
Deco style movie palace at the southeast corner of Hamilton and Wilshire Boulevard. A year
later the notable Art Deco inspired Warner Brothers Theatre designed by the prominent
theatre architect B. Marcus Priteca was built at the southwest corner of Wilshire Boulevard and
Canon Drive (9404 Wilshire Boulevard).
Automobiles profoundly affected many aspects of twentieth century life, including movie going
habits. Theatre designs were responding to the needs of the automobile by the mid‐1930s.
Owing to changes in aesthetic ideas as well as budgetary considerations, theatre design became
increasingly restrained and simpler, drawing closer to commercial Art Deco and the strand of
Modernism that challenged historical principles. Streamlined design reached its peak during the
mid to late 1930s, by which time the movie palace had been replaced by the next phase of
movie theatre design, the neighborhood theatre house.
As a result of this nationwide trend, two smaller neighborhood movie houses were built in
Beverly Hills also along Wilshire Boulevard in the late 1930s. Both the Regina Theatre and Elite
Theatres were built in 1936 and completed in 1937. The Regina Theatre (8556 Wilshire
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Boulevard) was designed by B. Marcus Priteca (it was later renamed to the Fine Arts Theatre)
while the Elite Theatre (9036 Wilshire Boulevard) was designed by Wilfred Verity (later
renamed to the Music Hall Theatre). These buildings were big volume, one‐story Art Deco style
houses with adjacent flanking storefronts that typified the kind of local movie theatres that
were so prevalent in southern California prior to World War II.
Unfortunately, the establishment of a number of small shopping‐center movie houses
beginning in the late 1960s and 1970s and later the construction of multi‐screen cinema
complexes helped hasten the demise of many small neighborhood theatres. The change in
movie‐going trends, the skyrocketing cost of land and potential development opportunities also
affected viability of the neighborhood theatres.
In Beverly Hills, the Warner Brothers Theatre and the Beverly Theatre were later demolished
and the sites redeveloped. The only remaining physical representations of this unique property
type in the city are the palatial Saban Theatre (formerly the Fox Wilshire Theater) and the two
smaller neighborhood theatre houses, the Regina‐Fine Arts Theatre and the Music Box Theatre.
The Saban Theatre operates today primarily as a live theatre facility. The Music Box though the
interior space has been expanded continues to operate as a motion picture house. The Regina‐
Fine Arts Theatre had closed in 2010, but was reopened as the Laemmle Ahrya Fine Arts
Theatre in September 2015.
Regina‐Fine Arts Theatre. The subject property (currently vacant) is situated on an irregular
shape parcel measuring approximate 132 feet (west) by 63 feet (north) by 119 feet (east) by 60
feet (south). The theatre was built along the commercial business thoroughfare of Wilshire
Boulevard within the City of Beverly Hills and adjacent to the City of Los Angeles to the east.
The backside of the property (south side) abuts some of the City’s residential housing stock
dating from the 1920s and 1930s. Because of its geographic location along Wilshire Boulevard
and near La Cienega Boulevard the theatre offered similar program features as the movie
palaces in downtown Los Angeles or Hollywood.
With building permits pulled in 1936, the theatre was built for businessman Joseph De Bell at a
cost of roughly $75,000. Architect B. Marcus Priteca was responsible for the design and S.E.
Sonnichsen, an associate of Priteca’s firm, supervised the construction of the property. At the
same time, De Bell also financed and built the adjacent commercial building to the west (8560 –
8586 Wilshire Boulevard), which incorporated similar architectural ornamentation and stylistic
characteristics as the theatre.
Typical of the period, the theatre was built with a central auditorium space with small stage, an
entry foyer, and lobby, along with flanking commercial storefronts. Constructed with
approximately 800 seats the Wilshire Regina Theatre, as it was initially called, officially opened
on April 21, 1937. The first program included a double featuring the films “That Girl from Paris”
and “Black Legion.” According to the newspaper advertisements of the time, the admission fee
was 25 cents for adults and 10 cents for children. When it was built the theatre featured a
stand‐alone ticket box in the foyer, a fountain in the lobby, and a “theaterette” or crying room
in the ladies lounge. The theatre changed hands and name (Fine Arts) in 1948 when Fox West
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Coast Theatres took it over and remodeled portions of the exterior and interior to reflect the
Post‐World War II taste and trends of the time. It operated as a Fox theatre for several years
with a seating capacity of roughly 700. Re‐launching as the Fox Fine Arts, the opening feature
on December 28 was the film “The Red Shoes.” The anchoring storefront units continued to
operate over the years as various commercial ventures, including a shoe shop, barbershop,
ladies clothing store, etc.
The property continued to operate as a Fox West Coast theatre house for several years
eventually changing ownership to the National General Theatres and then Mann Theatres.
Laemmle Theatres purchased the building in 1984 and operated it until 1993 when it was taken
over by Cecchi Gori Films. It was at this time that the theatre underwent major renovation to
its interior features. The remodeling work included the conversion of the flanking retail shops
into additional spaces of the theatre. In addition, Art Deco inspired decorative features and
furniture were added to the lobby and auditorium areas as part of the renovation work. And a
larger movie screen was installed in front of the original elevated stage area. Almost then years
after re‐opening the Cecchi Gori Fine Arts Theatre closed in 2004. A year later the theatre was
leased to the Screening Services Group and re‐opened in 2005 with the U.S. premiere of the
film “Mrs. Henderson Presents.” During this time it was utilized primarily as a rental venue and
the theatre was then equipped to handle multiple film and video formats, including 2K Digital
Cinema and Dolby Digital EX. In 2009, Cecchi Gori Films took over ownership of the theatre
once again and operated it for a short time. The venue ultimately closed in the fall of 2010.
The venue reopened as the Ahrya Fine Arts Theatre in September 2015, under new ownership
with Laemmle Theatres overseeing management and operation of the movie house. First run
movies are screened daily at the theatre and film series, programs, festivals, and special event
screenings are also held there. The newly christened Ahrya Fine Arts Theatre is now owned by
Shawn Far who owns and operates Vertigo USA, a clothing company based in downtown Los
Angeles. The theatre shares its name with Mr. Far’s eldest son, Ahrya.
Art Deco. The Regina‐Fine Arts Theatre is a local representative example of the Art Deco style
as used in structures of modest size and of the type of building (an auditorium combined with
small storefronts) that housed neighborhood movie theatres during the period. The Art Deco
style was introduced at the 1925 Exposition des Arts Decoratifs in Paris, France. Although the
United States did not participate, the Exposition’s influence impacted building design across the
country through the end of the Great Depression of the 1930s. The Art Deco style advocated
the extensive use of applied decoration, in contrast to the Modernist Movement, which used
abstraction instead of decoration. Art Deco designers believed that the applied decoration
should be new in form, reflecting the character of the 20th century, instead of heralding the
past based on classical precedent. Stylized elements of Eastern, Egyptian, and Mayan influence
were commonly incorporated into the decorative treatments of the design. Also commonplace
was ornamentation mirroring machine and automobile patterns and shapes, such as stylized
wheels and gears, as well as natural elements such as sunbursts and flowers.
Simple geographic forms with a strong vertical emphasis characterize most Art Deco buildings.
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This verticality is accomplished through the use of pyramidal or stepped roof lines, parapets,
towers, tall pylons, façade stepbacks, pilasters, fluted piers, and elongated windows. The style
often features zigzag or chevron geometric patterns and exterior surfaces clad in tile or glazed
in terra cotta. A characteristic feature of the style found in the subject property is the stylized
stepped parapet and tower element. Art Deco properties sometimes incorporate newer
materials in their construction and design such as aluminum and plate glass.
Benjamin Marcus Priteca, architect. Theatre architect B. Marcus Priteca, as he was referred to,
was born in Glasgow, Scotland in 1881. He attended George Watson College and continued his
studies at Edinburgh University graduating in 1907 and later from The Royal College of Fine Arts
in 1909. Priteca completed his architectural apprenticeship under Robert MacFarlane Cameron
in Edinburgh before coming to the United States.
In July 1909, Priteca settled in Seattle where he immediately went to work as an architect. A
year later he met Alexander Pantages, a Seattle resident and theatre owner, for whom he
subsequently designed theatres throughout the United States and Canada. Prior to moving to
Los Angeles in 1922, Priteca had designed theatres in Memphis, Tennessee; Kansas City,
Missouri; Fort Worth, Texas; and Salt Lake City, Utah. He remained in Los Angeles until 1929,
when he returned to Seattle where he continued to design theatres nationwide for various
clients. At one time or another Priteca had branch offices in Oakland, San Francisco, and Los
Angeles. B. Marcus Priteca designed over 150 theaters for four different theater chain clients.
In southern California his portfolio of work included the Pantages Theatre in downtown Los
Angeles (1920), the Warner Grand Theatre in San Pedro (1931), the Warner Theatre in
Huntington Park (1930), the Warner Theatre in Beverly Hills (1931), the Pantages Theatre in
Hollywood (1929), and the Regina (Fine Arts) Theatre in Beverly Hills (1938). His architectural
work went beyond theatre design as he also provided architectural services to a number of
projects in and around the Seattle area, including the Congregation Bikur Cholim Synagogue,
the Jewish House Educational Center, and the Longacres Racetrack, among other projects. He
was named a fellow by the American Institute of Architects in 1951, and continued his design
practice in Seattle almost right up to his death in 1971.
EVALUATION OF HISTORICAL SIGNIFICANCE
Evaluation Criteria. In analyzing the historical significance of the subject property, criteria for
designation under the City’s local landmark program was considered.
Additionally,
consideration of historical integrity and the State Office of Historic Preservation (OHP) survey
methodology was used to survey and assess the relative significance of the property.
City of Beverly Hills Landmark Criteria. The City’s Historic Preservation Ordinance (Municipal
Code Title 10 Chapter 3 Article 32; BHMC 10‐3‐32) authorizes the Cultural Heritage Commission
(CHC) to recommend the nomination of properties as local landmarks to the City Council. The
Council may designate local landmarks and historic districts by the procedures outlined in the
ordinance.
The Preservation Ordinance also establishes criteria and the process for evaluating and
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designating properties as potential local landmarks. Under the City’s criteria a property must be
more than 45 years old, unless it possesses exceptional significance; retain sufficient historical
integrity to physically illustrate its significance; and satisfy significance criteria.
To be eligible for local designation as a historic landmark, properties must satisfy the following
criteria:
A.

The property meets at least two of the following (significance) criteria:
1.

Is identified with important events in the main currents of national, state, or
local history, or directly exemplifies or manifests significant contributions to the
broad social, political, cultural, economic, recreational, or architectural history of
the Nation, State, City, or community;

2.

Is directly associated with the lives of Significant Persons important to national,
state, City or local history;

3.

Embodies the distinctive characteristics of a style, type, period, or method of
construction;

4.

Represents a notable work of a person included on the City’s List of Master
Architects or possesses high artistic or aesthetic value;

5.

Has yielded or has the potential to yield, information important in the prehistory
or history of the Nation, State, City or community;

6.

Is listed or has been formally determined eligible by the National Park Service for
listing on the National Register of Historic Places, or is listed or has been formally
determined eligible by the State Historical Resources Commission for listing on
the California Register of Historical Resources.

B.
The property retains integrity from its period of significance. The proposed landmark
retains integrity of location, design, setting, materials, workmanship, and association. Integrity
shall be judged with reference to the particular significance criteria specified above.
C.
The property has historic value. The proposed landmark is of significant architectural
value to the community, beyond its simple market value and its designation as a landmark is
reasonable, appropriate, and necessary to promote protect, and further the goals and purposes
of the City’s historic preservation ordinance.
California Office of Historic Preservation Survey Methodology. The evaluation instructions
and classification system prescribed by the California Office of Historic Preservation (OHP) in its
publication Instructions for Recording Historical Resources provide a three‐digit evaluation
rating code for use in classifying potential historic resources. The first digit indicates one of the
following general evaluation categories for use in conducting cultural resources surveys:
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1.

Property listed in the National Register or the California Register;

2.

Property determined eligible for listing in the National Register or the California
Register;

3.

Property appears eligible for the National Register or the California Register
through a survey evaluation;

4.

Property appears eligible for the National Register or the California Register
through other evaluation;

5.

Property recognized as historically significant by local government;

6.

Property not eligible for any listing or designation; and

7.

Property not evaluated for the National Register or California Register or needs
re‐evaluation.

The second digit of the evaluation status code is a letter code indicating whether the resource is
separately eligible (S), eligible as part of a district (D), or both (B). The third digit is a number
that is used to further specify significance and refine the relationship of the property to the
National Register and/or California Register. Under this evaluation system, categories 1
through 4 pertain to various levels of National Register and/or California Register eligibility. The
California Register, however, may also include surveyed resources with evaluation rating codes
through level 5. In addition, properties found ineligible for listing in the National Register,
California Register, or for designation under a local ordinance are given an evaluation status
code of 6.
Historical Integrity. “Integrity is the ability of a property to convey its significance.” In addition
to meeting the criteria of significance, a property must have integrity. Integrity is the
authenticity of a property’s physical identity clearly indicated by the retention of characteristics
that existed during the property’s period of significance. Properties eligible for local landmark
designation must meet at least two of the local landmark designation criteria and retain enough
of their historic character or appearance to be recognizable as historical resources and to
convey the reasons for their historical significance.
Both the National Register of Historic Places and the California Register of Historical Resources
recognize the seven aspects of qualities that, in various combinations, define integrity. To
retain historic integrity a property should possess several, and usually most, of these seven
aspects. Thus, the retention of the specific aspects of integrity is paramount for a property to
convey its significance. The seven qualities that define integrity are location, design, setting,
materials, workmanship, feeling and association. The seven qualities or aspects of historical
integrity are defined as follows:
•

Location is the place where the historic property was constructed or the place where
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the historic event occurred.
•

Design is the combination of elements that create the form, plan, space, structure,
and style of a property.

•

Setting is the physical environment of a historic property.

•

Materials are the physical elements that were combined or deposited during a
particular period of time and in a particular pattern or configuration to form a
historic property.

•

Workmanship is the physical evidence of the crafts of a particular culture or people
during any given period in history or prehistory.

•

Feeling is a property’s expression of the aesthetic or historic sense of a particular
period of time.

•

Association is the direct link between an important historic event or person and a
historic property.

Application of City Landmark (Significance) Criteria. In summary, based on current research
and the above assessment, the Fine Arts Theatre located at 8554 ‐ 8558 Wilshire Boulevard
appears to meet the necessary City of Beverly Hills Landmark criteria (BHMC 10‐3‐3212).
The property was evaluated according to statutory criteria, as follows:
A. The property meets at least two of the following criteria (BHMC 10‐3‐3212(A)).
BHMC 10‐3‐3212(A)(1) The property is identified with important events in the main currents of
national, state, or local history, or directly exemplifies or manifests significant contributions to
the broad social, political, cultural, economic, recreational, or architectural history of the
Nation, State, City, or community.
The subject property is directly associated with the early recreational, entertainment, social,
and architectural history of the community. Within the City of Beverly Hills the Regina‐Fine Arts
Theatre is the last remaining neighborhood theatre venue still intact. It was one of five motion
picture theatres constructed prior to World War II in the City that reflected the varied “hay day”
of early theatre design philosophy. Designed by noted theatre architect B. Marcus Priteca, the
Regina‐Fine Arts Theatre is a local extant representative example of the Art Deco style as used
in a small housed neighborhood movie theatre built prior to World War II. When the theatre
became the Fine Arts Theatre in 1948 (new owners) the venue was the site of a number of
motion picture premieres. It was also considered a very popular venue in Beverly Hills for
younger theatergoers, particularly when they showed classic horror films such as Dracula or
Frankenstein. Since the subject property visually and physically manifests significant
contributions to the early social, entertainment, recreational, and architectural history of the
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community in the form of a neighborhood motion picture theater it appears to satisfy this
criterion.
BHMC 10‐3‐3212(A)(2) The property is directly associated with the lives of Significant Persons
important to national, state, City or local history.
Current research did not reveal that the property located at 8554‐8558 Wilshire Boulevard is
associated with any historic personages important in our past. In particular, no evidence was
uncovered to indicate that the property’s initial owner and developer Joseph J. De Bell or any of
the shop tenants were important to the City’s history. Therefore, the property does not appear
to satisfy this criterion.
BHMC 10‐3‐3212(A)(3) The property embodies the distinctive characteristics of a style, type,
period, or method of construction.
Within the City of Beverly Hills the theatre building, despite its alterations, is a rare extant
example of a modest size Art Deco inspired neighborhood theatre. It retains sufficient historical
integrity to convey its distinctive characteristics of a particular style, property type, and
historical period. The structure with its small scale, Art Deco designs, and neighborhood
orientation further establishes its historical use and function. Sited along Wilshire Boulevard its
ornate, cantilever marquee with period neon lite font lettering and decorative parapets
culminating in a tower were designed to be the focal point for the venue and render it highly
visible along the busy street. Stylistically, the property also embodies a number of
distinguishing architectural characteristics of the Art Deco idiom, including its vertical emphasis
utilizing stepped parapets and reeded pilasters, as well as the stepped neon wrapped central
tower. Hence, it can be concluded that the property appears to satisfy this criterion.
BHMC 10‐3‐3212(A)(4) The property represents a notable work of a person included on the
City’s List of Master Architects or possesses high artistic or aesthetic value.
This property was designed by noted architect B. Marcus Priteca. The City’s list of Master
Architects includes architect B. Marcus Priteca. Priteca is considered one of America’s most
prominent and prolific theatre designers in the country because of his work during the first half
of the twentieth century. He established a trend with his use of the Moderne and Art Deco
styles in theatre architecture. Priteca’s portfolio of theatre design included venues for both live
productions and motion pictures. His commissions varied from large elaborate movie palace‐
like structures to small‐scale aptly designed neighborhood theatres. His work spanned across
the country and Beverly Hills was fortunate enough to have two theatres designed by this
prominent and well‐established architect (though only the subject property remains extant
today). The Regina‐Fine Arts Theatre, therefore, satisfies this criterion.
BHMC 10‐3‐3212(A)(5) The property has yielded or has the potential to yield, information
important in the prehistory or history of the Nation, State, City or community.
The property does not appear to satisfy this criterion.
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BHMC 10‐3‐3212(A)(6) The property is listed or has been formally determined eligible by the
National Park Service for listing on the National Register of Historic Places, or is listed or has
been formally determined eligible by the State Historical Resources Commission for listing on the
California Register of Historical Resources.
The property is not currently listed on the National Register of Historic Places or the California
Register of Historical Resources, nor has it been formally determined eligible for listing on the
National Register or the California Register. Though the property was previously evaluated as
potentially eligible for listing on the National Register as part of a locally funded citywide survey
it does not satisfy this criterion.
B. The property retains integrity from its Period of Significance (BHMC 10‐3‐3212(B)).
The period of significance for the subject property is the period of time from 1936 to 1949. This
period of roughly fourteen years spans from when building permits were acquired and
construction began to the year following when the theatre changed ownership and name (from
the Regina Theatre to the Fine Arts Theatre). Given the rarity of Art Deco buildings in the City,
particular those associated with the neighborhood movie theatre property type, the alterations
to the building’s storefronts and entry area do not materially detract or adversely impact the
overall integrity of the subject property. Those important features of design, materials,
location, setting, workmanship, feeling, and association from the period of significance are still
evident in the subject property and help to render it historically significant.
C. The property has Historic Value (BHMC 10‐3‐3212(C)).
Because of its distinct property type, architectural styling and character, association with a
master architect and its contribution to the City’s historical and architectural heritage the
property is considered to have historic value. It can be concluded that the property is valuable
to a study of the local architectural history of the 1930s in Beverly Hills and of the Art Deco style
as applied to a neighborhood movie house. Therefore, the property satisfies this criterion.
Character‐defining Features. Every historic property is unique, with its own identity and its own
distinguishing character. A property’s form and detailing are important in defining its visual
historic character and significance. It is a property’s tangible features or elements that embody
its significance for association with specific historical events, important personages, or
distinctive architecture and it is those tangible elements; therefore, that should be retained and
preserved.
Character refers to all those visual aspects and physical features that comprise the appearance
of every historic property. According to National Park Service Brief 17, Architectural Character:
Identifying the Visual Aspects of Historic Buildings as an Aid to Preserving Their Character,
character‐defining features include the overall shape of a property (building, structure, etc.), its
material, craftsmanship, decorative details, interior spaces and features (as applicable), as well
as the various aspects of its site and immediate environment (form, configuration and
orientation).
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The Secretary of the Interior’s Standards for the Treatment of Historic Properties defines historic
character by the form and detailing of materials, such as masonry, wood, stucco, plaster, terra
cotta, metal, etc.; specific features, such as roofs, porches, windows and window elements,
moldings, staircases, chimneys, driveways, garages, landscape and hardscape elements, etc.; as
well as spatial relationships between buildings, structures, and features; room configurations;
and archaic structural and mechanical systems.
Identifying those features or elements that give a historic property visual character and which
should be taken into account and preserved to the maximum extent possible is important in
order for the property to maintain its historical significance. In addition to the overall height,
massing, footprint, and spatial relationships of the subject property that defines it as a
neighborhood motion picture theatre from the 1930s, there are a number of architectural
characteristics evident on the building. Distinctive and important character‐defining features
associated with the subject property include its symmetrical arrangement along its façade,
stepped tower, shallow setbacks, reeded piers, large overhanging marquee with neon signage
scrolled in a period font, and strong geometric patterns articulated in the tower and parapets
on either side of it. Additional characteristics of the property type include the flanking
storefronts; central entry foyer area into the theatre; the movie bill display cases; and the
distinct separation and formal procession of the foyer area and lobby to the voluminous
auditorium.
CONCLUSION
As discussed herein, the Regina‐Fine Arts Theatre satisfies the City of Beverly Hill’s criteria for
designation as a local Landmark, as required in the City’s Historic Preservation Ordinance
(BHMC Section 10‐3‐3212).
The property satisfies the requirement of subsection 10‐3‐3212(A)(1), in that it “is identified
with important events in the main currents of national, state, or local history, or directly
exemplifies or manifests significant contributions to the broad social, political, cultural,
economic, recreational, or architectural history of the Nation, State, City, or community.”
Designed and used as a neighborhood motion picture theatre house the subject property was
an integral part of the early social, entertainment, recreational, and architectural history of the
community. In addition, the subject property satisfies the requirements of subsection 10‐3‐
3212(A)(3), in that it “embodies the distinctive characteristics of a style, type, period, or
method of construction.” The subject property is a rare local representative example of the Art
Deco style as used in a structure of modest size and of a particular property type (movie theatre
with an auditorium combined with small storefronts) that housed a movie theatre of the
period. And under the requirements of subsection 10‐3‐3212(A)(4), the Regina‐Fine Arts
Theatre satisfies this criterion in that it “represents the notable work of a person included on
the City’s List of Master Architects.” The property also satisfies the requirements of subsection
10‐3‐3212(B) in that it retains sufficient integrity to visually and physically convey its historical
significance, and subsection 10‐3‐3212(C) since its unique architecture and historical past are
considered tangible evidence that help to give it historic value.
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SKETCH PLAN
Main (First) Floor, Existing Conditions
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1. Concession area
2. Lobby area with stairwells
3. Lounge
4. Expanded women’s restroom
5. Women’s restroom
6. Men’s restroom
7. Auditorium
8. Rear exit and stairwell (west)
9. Stage area
10. Rear exit and stairwell (east)
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SKETCH PLAN
Upper Floor, Existing Conditions
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KEY:
1. Auditorium space below
2. Projection room
3. Film storage room
4. Stairwell to lobby
5. Office
6. Restroom
7. Crawl space/ceiling rafters
8. Stairwell to lobby
9. Storage
10. Rear office and stairwell (east)
11. Rear office and stairwell (west)
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SKETCH PLAN
Main (First) Floor, Original Configuration
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1. Shop unit w/mezzanine (west)
2. Foyer
3. Shop unit w/mezzanine (east)
4. Men’s restroom
5. Lobby with stairwells
6. Women’s restroom
7. Auditorium
8. Rear exit with stairwell (west)
9. Stage area
10. Rear exit with stairwell (east)
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FINE ARTS THEATRE, LOOKING SOUTH

FINE ARTS THEATRE AT DUSK, LOOKING SOUTH

FINE ARTS THEATRE, WEST ELEVATION, LOOKING EAST

FINE ARTS THEATRE, OBLIQUE VIEW, LOOKING SOUTHEAST

LOBBY AREA, LOOKING NORTH

LOBBY AREA, LOOKING SOUTH

AUDITORIUM, LOOKING SOUTHEAST

AUDITORIUM, LOOKING SOUTHWEST

REGINA THEATRE (FINE ARTS THEATRE), C 1938

FINE ARTS THEATRE, C 1948

FINE ARTS THEATRE, C 1950

EPHEMERAL MATERIAL
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