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PROJECT: Historic-Cultural Monument Application for the  

 STIRES STAIRCASE BUNGALOW COURT 
  
REQUEST:  Declare the property an Historic-Cultural Monument 
 
OWNER(S): AYM Investments, LLC 
 400 North State College Boulevard 
 Anaheim, CA 92806 

      
APPLICANT: Christine Kantner 
 Silver Lake Heritage Trust 
 2123 Valentine Street 
 Los Angeles, CA  90026 
 
    Silver Lake Heritage Trust 
    P.O. Box 2658  

Griffith Park Boulevard, #277 
    Los Angeles, CA  90039 
 
PREPARER:   Angelo Bellomo 
    Silver Lake Heritage Trust 
    487 Isabelle Street 
    Los Angeles, CA  90065 

 

   
RECOMMENDATION  That the Cultural Heritage Commission: 
 

1. Not declare the property an Historic-Cultural Monument per Los Angeles Administrative 
Code Chapter 9, Division 22, Article 1, Section 22.171.7   

 
2. Adopt the report findings. 

 
 

CULTURAL HERITAGE COMMISSION 
 
 
HEARING DATE:    August 6, 2020 
TIME:     10:00 AM 
PLACE:     Teleconference (see 
     agenda for login  
     information) 
 
EXPIRATION DATE: The original expiration 
date of July 18, 2020 is tolled, and a revised 
date will be determined pursuant to the Mayor’s 
March 21, 2020 Public Order Under City of Los 
Angeles Emergency Authority re: Tolling of 
Deadlines Prescribed in the Municipal Code and 
April 17, 2020 Public Order Under City of Los 
Angeles Emergency Authority re: Tolling 
HCIDLA Deadlines and Revising Expiration of 
Emergency Orders 
 
         

      

CASE NO.: CHC-2020-896-HCM 
                    ENV-2020-897-CE 
 
Location: 1251-1259 West Sunset Boulevard 
Council District: 1 – Cedillo 
Community Plan Area: Silver Lake – Echo Park – 
Elysian Valley 
Area Planning Commission: East Los Angeles 
Neighborhood Council: Echo Park 
Legal Description: Angeleno Heights Tract,  
                              Block 31, Lots 25 and 27 
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VINCENT P. BERTONI, AICP 
Director of PlanningN1907 
 
[SIGNED ORIGINAL IN FILE]         [SIGNED ORIGINAL IN FILE] 
           
Ken Bernstein, AICP, Principal City Planner  Shannon Ryan, Senior City Planner 
Office of Historic Resources          Office of Historic Resources 
 
[SIGNED ORIGINAL IN FILE]         [SIGNED ORIGINAL IN FILE] 
           
Lambert M. Giessinger, Preservation Architect         Melissa Jones, City Planning Associate  
Office of Historic Resources                                         Office of Historic Resources 
 
 
Attachments: Commission/Staff Site Inspection Photos—July 9, 2020 
 Historic-Cultural Monument Application 
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FINDINGS 

 
• The Stires Staircase Bungalow Court does not meet any of the three criteria of the Cultural 

Heritage Ordinance and therefore is ineligible for designation as an Historic-Cultural 
Monument.   
 

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

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

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

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

 
 
SUMMARY 
 
Stires Staircase Bungalow Court is a multi-family residential property located on West Sunset 
Boulevard between West Innes Avenue and West Marion Avenue in the Echo Park neighborhood 
of Los Angeles. Built in 1922 on a steeply sloped site for H.L. Stires, the subject property consists 
of ten bungalows designed by the Fidroeff Brothers in the Mission Revival architectural style 
arranged in a U-shape around a central concrete stairway.  
 
During the late 19th and early 20th centuries, streetcar service played a key role in laying the 
groundwork for the future growth of Echo Park and surrounding areas. In 1886, the Ostrich Farm 
Railway (later to become Sunset Boulevard) was laid out, and by 1911, it was consolidated into 
the Pacific Electric Red Car line interurban network. The availability of public transportation made 
the Echo Park neighborhood easily accessible from downtown Los Angeles and encouraged 
residential development.  
  
The bungalows are of wood-frame construction with stucco cladding and have flat roofs with 
parapets. The courtyard-facing elevations feature projecting tiled shed roofs, asymmetrical 
facades, stoops with tiled shed roofs, and off-centered entrances. On the south-facing elevation 
of each unit there is a door that leads to a basement. Fenestration consists of wood multi-lite 
casement windows, metal and wood double-hung windows, aluminum windows, and jalousie 
windows. Interiors feature built-in furniture, wood moldings, picture rails, and claw foot bathtubs.  
 
Alterations to the property include the addition of a retaining wall in 2009, and the replacement of 
most of the windows, installation of awnings, the addition of screen doors, the remodeling of some 
kitchens, and the covering of original hardwood floors with linoleum and carpeting, all at unknown 
dates. 
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DISCUSSION 
 
The Stires Staircase Bungalow Court was not identified as significant in the city’s historic 
resources survey, SurveyLA, and does not meet any of the three Historic-Cultural Monument 
criteria.  
 
The applicant argues that the property “embodies the distinguishing characteristics of a style, 
type, period, or method of construction” as an example of the bungalow court type that was 
developed and popularized during this period. However, the property is not a unique or 
outstanding example of the bungalow court typology or the Mission Revival architectural style. 
The application of the Mission Revival style on the subject property is limited to superficial features 
such as parapets and tiled roofs. Additionally, the subject property has experienced a number of 
alterations over the years, such as the replacement nearly all of the original windows, replacement 
of original flooring, and the removal of most historic fabric through various kitchen and bathroom 
remodels, that have diminished its integrity. There are a number of other Mission Revival or 
Spanish Colonial Revival style bungalow courts that are better examples of the type and style and 
maintain a higher degree of integrity that are already designated Historic-Cultural Monuments, 
including Sunrise Court (HCM #400), Scott Avenue Court (HCM #938), Edinburgh Bungalow 
Court (HCM #1105), and Wurfl Court (HCM #1142). The Scott Avenue Court and Lento Brick 
Court (HCM #986), the latter of which is located a short distance away from the subject property 
on the opposite side of Sunset Boulevard, are more intact examples of bungalow courts built on 
sloping sites and oriented around a central staircase. 
 
The applicant also argues that the property “exemplifies significant contributions to the broad 
cultural, economic, or social history of the nation, state, city, or community” as a rare surviving 
example of housing typography introduced during the early stages of Los Angeles rail 
transportation. While the subject property was built along the Pacific Electric streetcar line on 
Sunset Boulevard during a period when the city at large experienced a development boom, it 
does not individually represent streetcar suburbanization of the neighborhood. The Angeleno 
Heights Tract in which the subject property is located was initially subdivided in 1886, and 
surrounding tracts in Echo Park were subdivided around 1903. Also, as the applicant notes, the 
streetcar line servicing Sunset Boulevard was in use in the area from 1901 until the late 1940s; 
the period of significance for streetcar suburbanization in the city spans from 1888 to 1933. As 
such, the streetcar line played a key role in laying the groundwork for the future growth of the area 
decades prior to the construction of the subject property in 1922, and it does not represent rail-
led settlement at the peak of rail access in Los Angeles as the applicant argues. There are a 
number of potential historic districts in the community plan area including the Mabery Heights 
Residential District, Child Heights Residential Historic District, and the Rowland Heights 
Residential Historic District that SurveyLA identified as representing streetcar line residential 
development. The subject property was not identified as a contributor to any of these historic 
districts.      
 
Additionally, the applicant argues that the property is “associated with the lives of historic 
personages important to national, state, city, or local history” for its association with original 
owners Vernon and Pearl Kemp Stires, contractors Daniel and Henry Fidroeff, and banker Lilly 
Bennett Baldwin Howard. Staff finds that none of these individuals appears to rise to the level of 
historic personages. While Vernon Stires and Baldwin Howard were both active in real estate and 
finance in early and mid-20th century Los Angeles, the latter in spite of the difficulty facing women 
in business during the period, they do not appear to have had any substantial impact on the history 
or development of Los Angeles or the Echo Park community. The Fidroeff brothers constructed 
properties that are contributors to districts listed in the National Register of Historic Places, but 
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there is not sufficient evidence that they were responsible for the designs at the subject property 
and they are not considered master builders. Additionally, Baldwin Howard and the Fidroeffs lack 
strong associations with the property.  
 
Furthermore, the subject property is not the work of a master architect, builder, or designer. 
 
Staff finds that the subject property does not appear to rise to the level of historic significance to 
be individually eligible for designation as a Los Angeles City Historic-Cultural Monument. 
 
 
BACKGROUND 
 
On February 10, 2020, the Director of Planning determined that the application for the proposed 
designation of the subject property as an Historic-Cultural Monument was complete. On March 5, 
2020, the Cultural Heritage Commission voted to take the subject property under consideration. 
In accordance with Los Angeles Administrative Code Section 22.171.10, on April 7, 2020, the 
owner’s representative requested up to a 60-day extension to the time for the Commission to act. 
On July 9, 2020, a subcommittee of the Commission consisting of Commissioners Barron and 
Milofsky conducted a site inspection of the property, accompanied by staff from the Office of 
Historic Resources. The original expiration date of July 18, 2020 is tolled, and a revised date will 
be determined pursuant to the Mayor’s March 21, 2020 Public Order Under City of Los Angeles 
Emergency Authority re: Tolling of Deadlines Prescribed in the Municipal Code and April 17, 2020 
Public Order Under City of Los Angeles Emergency Authority re: Tolling HCIDLA Deadlines and 
Revising Expiration of Emergency Orders. 
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Los Angeles Department of City Planning 
RECOMMENDATION REPORT 

 
 
 
 
 
 
 
 
 
 
 
 
 
PROJECT: Historic-Cultural Monument Application for the  

 STIRES STAIRCASE BUNGALOW COURT 
  
REQUEST:  Declare the property an Historic-Cultural Monument 
 
OWNER(S): AYM Investments, LLC 
 400 North State College Boulevard 
 Anaheim, CA 92806 

      
APPLICANT: Christine Kantner 
 Silver Lake Heritage Trust 
 2123 Valentine Street 
 Los Angeles, CA  90026 
 
PREPARER:   Angelo Bellomo 
    Silver Lake Heritage Trust 
    487 Isabelle Street 
    Los Angeles, CA  90065 
 
   
RECOMMENDATION  That the Cultural Heritage Commission: 
 

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

 
2. Adopt the report findings. 

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

CULTURAL HERITAGE COMMISSION 
 
 
HEARING DATE: March 5, 2020 
TIME:  10:00 AM 
PLACE:  City Hall, Room 1010 
   200 N. Spring Street 
   Los Angeles, CA 90012 
 

CASE NO.: CHC-2020-896-HCM 
                    ENV-2020-897-CE 
 
Location: 1251-1259 West Sunset Boulevard 
Council District: 1 – Cedillo 
Community Plan Area: Silver Lake – Echo Park – 
Elysian Valley 
Area Planning Commission: East Los Angeles 
Neighborhood Council: Echo Park 
Legal Description: Angeleno Heights Tract,  
                              Block 31, Lots 25 & 27 
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SUMMARY 
 
Stires Staircase Bungalow Court is a multi-family residential property located on West Sunset 
Boulevard between West Innes Avenue and West Marion Avenue in the Echo Park neighborhood 
of Los Angeles. Built in 1922 on a steeply sloped site for H.L. Stires, the subject property consists 
of ten bungalows designed by the Fidroeff Brothers in the Mission Revival architectural style 
arranged in a U-shape around a central concrete stairway.  
 
During the late 19th and early 20th centuries, streetcar service played a key role in laying the 
groundwork for the future growth of Echo Park and surrounding areas. In 1886, the Ostrich Farm 
Railway (later to become Sunset Boulevard) was laid out, and by 1911, it was consolidated into 
the Pacific Electric Red Car line interurban network. The availability of public transportation made 
the Echo Park neighborhood easily accessible from downtown Los Angeles and encouraged 
residential development.  
  
The bungalows are of wood-frame construction with stucco cladding and have flat roofs with 
parapets. The courtyard-facing elevations feature projecting tiled shed roofs, asymmetrical 
facades, stoops with tiled shed roofs, and off-centered entrances. On the south-facing elevation 
of each unit there is a door that leads to a basement. Fenestration consists of wood multi-lite 
casement windows, metal and wood double-hung windows, aluminum windows, and jalousie 
windows. Interiors feature built-in furniture, wood moldings, picture rails, and claw foot bathtubs.  
 
Alterations to the property include the addition of a retaining wall in 2009, and the replacement of 
some windows, installation of awnings, the addition of screen doors, the remodeling of some 
kitchens, and the covering of original hardwood floors with linoleum and carpeting, all at unknown 
dates. 
  
 
CRITERIA 
 
The criterion is the Cultural Heritage Ordinance which defines a historical or cultural monument 
as any site (including significant trees or other plant life located thereon), building or structure of 
particular historic or cultural significance to the City of Los Angeles if it meets at least one of the 
following criteria: 
 

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

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

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

 
 
FINDINGS 
 
Based on the facts set forth in the summary and application, the Commission determines that the 
application is complete and that the property may be significant enough to warrant further 
investigation as a potential Historic-Cultural Monument. 
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APN above is eastern tract, western tract APN # 5406016026

staircase

1922 Private Development

Fidroeff Bros Fidroeff Bros

Residential Bungalows Residential Bungalows

Select from menu or type style directly into box Select

Wood Select

Stucco, textured Select

Flat Select

Rolled asphalt Clay tile, rounded

Double-hung Jalousie/Louver

Wood Aluminum

Off-center Off-center

Paneled, unglazed Plank
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STIRES STAIRCASE BUNGALOW COURT 
HISTORIC-CULTURAL MONUMENT NOMINATION

7A: Proposed Monument Description:

Introduction:
The Stires Staircase Bungalow Court at 1251-1259 Sunset Boulevard sits on two adjacent parcels in the 

Angeleno Heights tract on the eastern edge of Echo Park, between Innes and Marion Avenues.  At the time

of construction, Angeleno Heights was one of the earliest major subdivisions on the outskirts of Los Angeles.  

The site contains a courtyard of ten modest bungalows, built in 1922 in the Mission Revival style.  Although 

the orientation and layout of the site includes the distinguishing characteristics of a classic downhill U-parti 

bungalow court, it has other details that go beyond these conventional features with several unique aspects.  

For instance, each bungalow has a basement assimilated into the grade of the hillside, and there is no 

vehicular access anywhere on the site.  Additionally, there is a unique Spanish tile and stucco feature added 

to the roof of each unit.

Exterior - Courtyard:  
This residential property occupies a steeply graded slope and is accessed by a central concrete stairway, 

perpendicular to Sunset Blvd, which leads up through an open green frontage and continues through the 

middle of the terraced courtyard.  The stairs run through the entire sloping depth of the courtyard, bordered 

on both sides with simple fencing and gates that lead to small front and side yards which wrap around the 

first eight homes.  In a classic downhill U-parti design, these first eight identical bungalows flank the central 

staircase on each side, each pair sitting at a higher elevation than the previous two.  The two houses at the 

top of the staircase are larger units which face each other in closer proximity than the units below.  These 

two upper homes do not have fencing or front yards.  The property contains small patches of lawn and a 

variety of mature shrubs and trees.

These elevated hillside bungalows have no vehicular access; there are no garages, driveways or off street 

parking for tenants.  This is a prime example of a transit oriented bungalow court that has never had a 

driveway or parking.  When the bungalows were built, residents used the local streetcar line which ran every 

half hour along Sunset Boulevard.  Today the area is serviced frequently by the MTA 2 and 4 bus lines, with 

a stop nearby at Sunset and Marion, half a block away. 



The property is surrounded by commercial buildings as well as single and multi-family residences.  As a 

major Los Angeles thoroughfare, Sunset Boulevard has become predominantly commercial and is constantly 

changing, yet these bungalows provide a glimpse into our rich, transit-oriented history; they represent one 

of a rare and shrinking number of properties in the immediate area that bear witness to a pre-automotive era 

from a hundred years ago.  Still visible in the surrounding neighborhood are examples of turn-of-the century 

Victorian and Craftsman homes, some of which have been converted to storefronts or sit just above a 

commercial building that was once a front yard.  The entire neighborhood was built around the idea of the 

street car line as the main provider of public transport.  The courtyard is in danger of being demolished and 

developed as a large apartment complex, with modern architecture proposed.

Exterior - Bungalows:
These ten single story bungalows were built in 1922 in a simple vernacular mode of the period, based on 

the Spanish Colonial Revival style.  The bungalows are wood frame construction, clad in stucco; each has 

a crenelated parapet style roof bordering a flat asphalt surface.  Each entry door is shaded by a permanent 

wood awning topped with Spanish tile.  The small concrete porches have stucco or wrought iron sides.  

Above the porch awnings, each entry wall is embellished with a unique stucco-enclosed eave topped with 

Spanish tile, which extends from the roof and slopes down over the front facades of each unit.  These simple 

homes have stucco exteriors and either double hung or 9-light casement style original wooden windows.  

Some windows have been reversibly altered with newer aluminum and louvered glass components, but the 

majority are original and all but one are in their original openings.  The bungalows sit atop standard concrete 

foundations.  The floor joists are supported by wood posts on masonry footings.  A perimeter masonry 

foundation supports the cripple walls.  Each bungalow takes advantage of the sloping grade by incorporating 

a basement that sits below each unit, accessible by an exterior door on the southern wall of each home -  an 

unusual feature facilitated by the steep topography of the site.

 
Interiors - Bungalows:
The interiors of the units are typical of these simple Arts & Crafts influenced bungalows of the period, with 

lathe and plaster walls, basic wood moldings and casings around doors and windows, panel doors with 

mortise locks, wood built-ins and picture rail throughout.  Some built-in kitchen cabinetry remains, but most 

of the kitchens have been modified to accommodate modern appliances.  Claw foot bathtubs appear to be 

original in all bathrooms, along with some original wooden medicine cabinets.  Original wood floors have 

been covered with newer surfaces such as linoleum or carpeting, but appear to be intact and solid.    



Character-Defining Features:
Site and Courtyard
- downhill U-parti site configuration and massing, including orientation and layout of one-story bungalows

- central concrete stairway 

- individual green space

Residences - exteriors
- square, identical plan of each bungalow

- crenelated parapet roof with unique stucco and Spanish tile eaves on front facades of each bungalow 

- exterior sand-finish stucco walls

- concrete porch entries

- original paired and single marginal nine-light, casement and double-hung windows throughout

Residences - Interiors  
- lathe and plaster walls 

- original wood built-ins, mouldings and casements typical of the Arts & Crafts movement

- original claw foot bathtubs and built-in medicine cabinets

- single panel interior doors

- original picture rail

- hardwood floors throughout (some covered with newer flooring)

Permits - Alterations:
The Stires Staircase Bungalow Court appears to be largely unaltered from their original construction.  No 

alteration permits or historic photos were found for the property; current photos indicate that alterations are 

minor.  There have been several permits issued since the original permit in 1922, mostly for foundation 

repairs, new roofing, and excavation for electrical conduit.  Two permits were pulled in 2009 for a retaining 

wall at the upper east side of the property.  Many of the casement and double hung windows have been 

replaced with metal frame louvre-style windows, all but one in their original openings.  One window in the 

bathroom at 1255 ! has been replaced with a smaller aluminum window.



7B:  Statement of Significance

The Stires Staircase Bungalow Court successfully meets 3 of the specified Historic-Cultural 
Monument criteria: 
- Reflects the broad cultural, economic, or social history of the nation, state, or community.  
- Is identified with historic personages or with important events in the main currents of national, 
state, or local history.  
- Embodies the distinguishing characteristics of an architectural-type specimen, inherently valuable 
for study of a period, style, or method of construction.

Cultural, Economic and Social Significance: 
In the late 19th and early 20th century, Los Angeles experienced fast-paced growth as early rancho estates 

gave way to the first subdivisions, and speculators began carving up land into tract maps to build the earliest 

housing developments.  This growth spurt was fueled by banking and real estate investors who recognized the 

need for more housing and infrastructure to accommodate growing numbers of people moving to Los Angeles.  

While steam rail activated settlement and development across the country in the 19th century, electric rail 

would precede development in the first decade of the 20th century at its western terminus in Los Angeles.  

Born in Oneonta, New York, railroad magnate Henry Huntington was the nephew of Collis P. Huntington, one 

of the "Big Four" railroad tycoons instrumental in creating the Central Pacific Railroad (later called Southern 

Pacific), one of the two railroads that built the transcontinental railway in 1869.  Henry Huntington held several 

executive positions alongside his uncle with the Southern Pacific.  In 1898, in friendly competition with his 

uncle's business, Huntington bought the narrow gauge city-oriented Los Angeles Railway (LARy), known as 

the 'Yellow Car' system. In 1901, Huntington formed the sprawling interurban, standard gauge Pacific Electric 

Railway (the PE), known as the 'Red Car' system, centered at 6th and Main Streets in downtown Los Angeles. 

Huntington succeeded in this competition by providing passenger friendly streetcars on 24/7 schedules, which 

the railroads could not match. This was facilitated by the boom in Southern California land development, 

where streetcars served passenger needs that the railroads had not considered. Connectivity to Downtown 

Los Angeles made transportation to the suburbs feasible.  

After Collis Huntington's death, Henry Huntington inherited a portion of his uncle’s empire and spent the first 

decade of the 20th century buying up land, building electric rail systems, then selling the subdivided, newly 

upgraded land to smaller investors.  By 1911, Los Angeles had use of more commuter rail than any city in 

the world; over 1000 miles and over 2000 rail cars per day.  This expansion reached the infill development 

stage by 1920 as most of Huntington’s original tracts had been sold.  It is during this second stage that 

investors set their sights on two empty parcels of land rising above the street car line which would become 

the Stires Staircase Bungalows.  These bungalows exemplify the final stage of rail-led settlement and 

development at the absolute peak of rail access in Los Angeles history.  The first rail line servicing the 

corridor known as Sunset Boulevard was built to take residents of Downtown Los Angeles to the Ostrich 

Farm Amusement Park in what is now Griffith Park.  When the bungalows were built, residents used the 



Pacific Electric Echo Park Local streetcar line which ran every half hour from 9th and Hill along Sunset 

Boulevard to Cerro Gordo in Elysian Heights.  This streetcar line was in use here from 1901 to at least 1947.  

At a time when the car was ascending as the primary form of transportation, the Stires Staircase Bungalows 

were designed without driveways, garages or any vehicle access.  The staircase was the only connection the 

residents had to the street, making this site primarily dependent on the Pacific Electric streetcar or the oldest 

form of transport, your legs.  

Is identified with historic personages or events in the main currents of national, state, or local history:

Vernon & Pearl Kemp Stires
The Stires Staircase Bungalows were built by banker and real estate investor Vernon S. Stires and his wife, 

Pearle Kemp Stires.  Vernon Stires was born in Iowa and served in the Spanish-American War (circa 1899) 

before his short career as a dentist.  He then started a couple of advertising firms in Pittsburgh and San Antonio, 

where he met and married Pearl Kemp in 1913.  Together they moved to Los Angeles in late 1920, where Vern 

switched gears again and got into banking and real estate.  The couple lived in Hollywood and had a summer 

home in Santa Monica.  In 1922 they hired Henry and Daniel Fidroeff to serve as the architects and contractors 

for the new staircase bungalows on Sunset Boulevard.  

Fidroeff Brothers
The Fidroeff brothers started out on very different paths.  Born in Mitchell, South Dakota, Daniel fought for 

temperance with the Salvation Army and ran for Auditor on the 1908 Prohibition ticket, while his brother Henry 

was arrested and jailed multiple times for stealing watches and passing bad checks.  Like many, the Fidroeffs 

may have come to LA for a fresh start, and it seems to have worked: Henry was never arrested again after 

moving to Los Angeles, and went on to become a successful business and property owner.  The same year 

they were hired to build the Stires bungalows, they also built an English Revival home designed by architects 

Brelin & Sonat on Armada Drive in Pasadena.  This home, the Norman M. Lyons Residence, is now part of the 

Prospect Historic District, which is on the National Register of Historic Places.  Many of the Fidroeff projects 

were part of LA’s first wave of infill development in the 1920s, when the population in Los Angeles was 

becoming denser and more urban.  They built several streetcar-oriented multi-family developments in the 

early 1920s, including this bungalow court. 

Lilly Bennett Baldwin Howard
After the Stires ownership ended in 1929, the bungalow court fell into the hands of Lilly Bennett Baldwin Howard, 

the 4th and final wife of the California Gold Rush tycoon and real estate speculator Elias Jackson “Lucky” 

Baldwin; one of the most flamboyant leaders of the Southern California banking industry in the first part of the 

20th Century.  Baldwin owned the Rancho La Cienega and founded the Santa Anita Racetrack.  Baldwin Lake 

and his historic Queen Anne cottage, which served as the Santa Anita guest house, is located on Baldwin 

Avenue on the grounds of the LA Arboretum and Botanic Gardens in the City of Arcadia, which was founded 

by Baldwin himself as he served as it’s first Mayor.  Many locations such as Baldwin Park and Baldwin Hills 

are named after him, as these places - as well as cities such as Sierra Madre, Arcadia, and Monrovia - are 



part of the 76-square-mile rancho that he once owned.  One of the greater Los Angeles Neighborhood 

Council Districts is named “The Lucky Baldwin District”.  In a 1933 book review, the New York Times wrote 

“Immoral, unmoral, amoral, Lucky Baldwin was all of them, in numerous, varied and picturesque ways”.  

Baldwin was also known as a notorious ladies man, so it made nationwide news in 1884 when the 56-year-

old Baldwin married Lilly, who was only sixteen at the time.  “Baldwin’s Belvedere”, the Queen Anne cottage 

at the Arboretum, was designed by Lilly’s architect father Albert A. Bennett, who also designed the State 

Capital in Sacramento, as a honeymoon gift from Lucky to his new bride.  Lilly would separate from Baldwin 

after only a year, but they never divorced and she was by his side when he died in 1909.  After his death, 

Lilly Baldwin flourished as her own financial manager and became a millionaire by investing in the banking 

business.  It is interesting to note that both Lilly and the original owner of the bungalows, Vern Stires, served 

together on the Board of Directors of the West Side State Bank in 1927.  Perhaps this is how she came to 

know about the Stires Staircase Bungalows, for when she became President of the Hollywood State Bank in 

1930, her bank took ownership of the bungalows in that same year.  She gained full title of the property in 

1934, and the bungalows remained part of her estate until 1950.  During her banking career, she served as 

President of the Hollywood State Bank and Broadway State Bank; Vice President of the First National Bank of 

Pasadena and owner of Continental Bank (later part of Bank of America).  When she passed away in Los 

Angeles in 1938, her New York Times obituary called her a “financial genius,” noting that she had "guided the 

destiny of half a dozen banks".

embodies the distinguishing characteristics of an architectural-type specimen:  
The Bungalow Court Typology - Historical Background

Los Angeles had relatively slow growth until the late 19th century.  Between 1880 and 1930 the population of 

Los Angeles doubled every ten years.  From 1920 to 1930, more than two million people moved to California, 

the majority of which came to Southern California.  By the 1920s, the intense demand for higher density 

housing resulted in innovative multi-family property designs that would assimilate into the low-density 

environment that predominantly characterized the city.  Through a citywide height limit, early city planners 

encouraged “building activity to spread out over a wide area, benefiting a large number of property owners 

instead of a few."  To satisfy the need for housing and capitalize on their investments, developers began 

to integrate low-scale, multi-family dwellings in the vast new subdivisions that radiated from the city center.  

The bungalow court is one of the low-scale housing types that resulted from this movement.  Introduced in 

1909 by architect Sylvanus Marston, the novel idea of integrating common garden or courtyard space with 

multiple small homes on a single lot soon spread to became the predominant form of multi-family housing 

in Southern California.  Because much of the growth in Los Angeles occurred near the hills surrounding 

downtown, many courtyard designs, including this one in Angeleno Heights, had to adjust themselves to 

topographical constraints.  This breaking up of the courtyard into different levels resulted in strong articulation 

between the dwelling and the courtyard.  Combining the privacy of single family homes with the affordability 

of a multi-unit apartment, the low profile of these dense developments drew a deep contrast to the verticality 

of dense projects in other large cities.  Rather than facing the street, entrances face inward toward a common 



courtyard.  While each family in a bungalow court had it's own house and yard, upkeep and access of the 

semi-public areas were shared among the residents, contributing to a communal environment.  The bungalow 

court brought the Craftsman bungalow to the middle class without compromising privacy or comfort, offering a 

particular balance of features that make such developments ideal for workers settling in Los Angeles.  The 

essential popularity of the California bungalow style, which made it one of the most prolific housing styles in 

American architectural history, and which quickly spread throughout the country, was due to it's economy of 

construction that incorporated the combined structural and decorative use of modest materials. The bungalow 

is of special interest today for being the home of the American Arts and Crafts style.

At this particular site, the unusual addition of basements furthers the idea of individual homes with storage 

space, as opposed to an apartment which gives a more transitory feel.  At the height of bungalow court 

construction in or around Hollywood, the complexes were often built to accommodate the influx of writers, 

directors, camera operators, set designers and movie stars coming to the area.  Nearby Edendale was the 

heart of the silent movie era, and with that came the crew to support this burgeoning new Southern California 

industry.  The units were affordable to struggling Hollywood professionals in part because they could be built 

cheaply on small parcels of land.  

Conclusion:      

The Stires Staircase Bungalow Court successfully meets 3 of the specified Historic-Cultural 
Monument criteria: 

- Reflects the broad cultural, economic, or social history of the nation, state, or community.  
The Stires Staircase Bungalow Court reflects the broad cultural, economic and social history of the early 

Los Angeles environment.  Constructed in 1922 and located in the Angeleno Heights area, the Stires 

Staircase Bungalow Court is a rare surviving example of housing typography introduced during the early 

stages of Los Angeles rail transportation.  The site exemplifies transit-oriented development of rail-led 

settlement at the absolute peak of rail access in Los Angeles History.  While the automobile was rapidly 

gaining in popularity, this courtyard was built without any vehicular access, designed to conform to the steep 

hillside with a staircase to the street, where tenants could connect to the Pacific Electric Echo Park Local 

streetcar line.  By design and necessitated by it's geography, it was built to utilize the local street car line 

and capitalize on the idea of public rail as the new normal for metropolitan transit.  

- Is identified with historic personages or with important events in the main currents of national, 
state, or local history.  
This bungalow court was conceived by pioneer investors Vernon and Pearl Stires and built by the noteworthy 

Fideroff Brothers during the infill development stage, as they recognized the need for more housing to 

accommodate the growing population of Los Angeles.  The property was acquired in a banking deal by Lilly 

Baldwin, the last wife of the famous and flamboyant "Lucky" Baldwin.  Lilly became a firebrand in her own right 

after Lucky's death, as she became one of the first female bank executives to make her fortune in the banking 



industry.  She came to own the courtyard in 1930 as part of her banking empire, in the days when most women 

were relegated to making dinner and washing clothes.  Lilly and her estate owned the property for 20 years, 

twelve years after her New York Times obituary in 1938 declared her a “financial genius”, noting her extensive 

banking career. 

- Embodies the distinguishing characteristics of an architectural-type specimen, inherently valuable 
for study of a period, style, or method of construction.

The site provides an important example of a surviving and significant Bungalow Court typology built in the 

Mission Revival style, inherently valuable for study of this period and style.   Featuring two rows of one-story 

detached homes arranged on either side of an ascending concrete staircase, the site exhibits classic downhill 

U-parti character defining features and was designed for a communal, park-like setting.  It goes beyond the 

typical courtyard with individual basement storage spaces and roofing embellishments.  

 
Conclusion:
The Stires Staircase Bungalow Court embodies the spirit of innovative Southern California development that 

resulted in the Bungalow Court design.  Reflecting the early spirit of rail-related settlement in Los Angeles, 

and with ties to the entrepreneurial determination of Lilly Baldwin, this unique property merits preservation 

for future generations to appreciate.  
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ADDENDUM
to the HCM Application

STIRES STAIRCASE BUNGALOW COURT

ANGELINO HEIGHTS TRACT SUBDIVISION
The Angelino Heights area was developed at the height of the Southern California land boom of the mid-1880s.  

It was in 1886 when William W. Stilson and Everett E. Hall filed for the subdivision of the tract they had purchased 

from Prudent Beaudry on the lightly-populated western edge of a booming Los Angeles.  Their hope was to create 

an upper-crust neighborhood with buyers who wanted to be near the city center but away from its bustle.  The 

elevations offered beautiful vistas and a quiet suburban atmosphere.  A nearby cable car line, which ran down 

Temple Street, enabled residents to travel downtown in minutes.  The horse-drawn Temple Street Cable Railway, 

which ran from Main Street downtown out to the new development, was the crucial connection to the center of 

commerce just a mile and a half away.  In 1902 the Temple Street streetcars were electrified, and by 1909 there 

were five trolley lines serving Angeleno Heights.  

RAILROADS AND REAL ESTATE
Railroads were only one part of the enterprise.  Unlike freight, revenue from passenger traffic rarely generated a 

profit.  The real money was made by bringing electricity to new communities, and developing and selling real estate. 

To get electricity and railways to their towns, local groups would offer interest opportunities in local land.  Soon 

Huntington and his partners had significant holdings in the newly developing communities surrounding LA.  By 

1920, most of Huntington’s original tracts had been sold as local expansion reached the infill development stage.

TOPOGRAPHY 
According to Survey LA: "The often hilly topography of the CPA (Community Plan Area) has resulted in neighborhoods 

with curvilinear streets and residences, both single- and multi-family, that are constructed to respond to their sites and 

are designed to be set into the hillside".  

LOW RISE LOS ANGELES
The cluster of towers rising today from the remains of Bunker Hill belies the fact that, for decades, Los Angeles lacked 

a modern skyscraper. While New York furiously erected engineering marvels like the Woolworth, Chrysler, and Empire 

State buildings, Los Angeles imposed a strict 13-story, 150-foot ceiling on new structures for more than 50 years.

Urban legend holds that L.A. avoided the skyscraper out of a fear of earthquakes.  Distrust of the high-rise, still a novel 

architectural form in the twentieth century's first decade, certainly motivated the city to impose the restriction.  But the 

city first enacted a height limit in December 1904; a year and a half before the 1906 San Francisco quake reminded 

everyone of California's geologic instability.  In reality, aesthetic and economic concerns weighed more heavily than 

structural ones, as architectural historian Paul Gleye has argued.  The height limit resonated with the then-ascendant 

City Beautiful movement; a city Planning Committee report cited "the development of our great city along broad and 

harmonious lines of beauty and symmetry" as a rationale. Particular emphasis on the city's growing reputation as 

"a health and resort center famed for fresh air and sunshine," positing that city leaders "felt it would be a mistake 

to erect tall buildings that would create traffic congestion and run the streets into dark, narrow canyons; 

conditions which people from the East were trying to escape."  Property owners also favored a policy that kept Los 



Angeles growing horizontally rather than vertically.  With unlimited building heights, architect John C. Austin told the Los 

Angeles Times in 1926, business would tend to concentrate in a congested central district. "The limit height restriction 

causes building activity to spread out over a wide area, benefiting a large number of property owners instead of a few," 

said Austin, who also served as a drafter of the original height restrictions.  The 1904 height limit was incorporated 

into the city's charter in 1911 and rigidly enforced with few exceptions until it was overturned until 1958.  Radical 

changes to the city's skyline didn't come until the late 1960s.

ADVENT OF THE STREETCAR 
Since its construction in 1922, the Stires Staircase Bungalow Court has consistently served the working people of Los 

Angeles.  Then and now it offered access to public transportation, a reasonable rent for the working class, and a 

comfortable living environment.  The bungalow court style imparted a sense of community that was built through 

personal proximity, common access to open spaces, an architectural vocabulary that integrated the units, and the 

sheer physical experience of getting home by way of the 112 steps that every tenant has had to negotiate. In addition, 

the cultural significance of this property is demonstrated by a distinctive form of housing related to the role of the 

streetcar, as this was instrumental in the development of Echo Park and the city at large.  The presence of the Pacific 

Electric Red Car line along Sunset Boulevard encouraged commercial development along the street in the 1910s and 

1920s; still today, there are commercial buildings along Sunset Boulevard that reflect the influence of the streetcar 

system on the development of Los Angeles. 

According to Survey LA: "During the late 19th and early 20th centuries, streetcar service played a key role in laying 

the groundwork for the future growth of the area. Commercial and residential development generally extended into the 

area from downtown Los Angeles north and west along streetcar lines. Angelino Heights is considered to be the first 

suburban development outside of downtown Los Angeles. It was developed as a direct result of a horse-drawn streetcar 

line on Temple Street. The line was later electrified and incorporated into the Los Angeles Railway Yellow Car system". 

ADVENT OF THE BUNGALOW COURT - MULTI-FAMILY HOUSING - PLANNING 
The very word “court” acquired pejorative connotations in Los Angeles akin to “tenement” in Manhattan. But not 

everyone opposed it, at least not in concept. Many progressive reformers approved of grouping together small and 

affordable detached dwellings for rent by working-class families: “though the Housing Commission has succeeded in 

eradicating many house courts in bad condition … it has encouraged the house court plan as eminently suited to our 

climate as an ideal substitute for tenements.”  The problem was one of quality.  A competition was planned in 1914 for 

the best design of a model court but, just as with Manhattan’s model tenements, the proposals proved too expensive; 

meager rents affordable by poor families failed to provide enough of a return on investment for developers of such 

ventures.  This was hardly the end for this type, however.  Rather, it gave birth to what became known as the bungalow 

court - a better-built, better-known offspring.  In this, we are reminded of the bungalow court’s half-breed origins.  

Frequently touted as purely the invention of clever Craftsman architects out to devise new lodgings for long-term 

tourists, this type originated around 1908 as both a bottom-up improvement to the problematic house court, and a top-

down, more affordable variant of the rental cottage.  This new and improved court became quite popular with tourists 

and residents who could afford a higher rent.  The bungalow court evolved as a symmetrical grouping of freestanding, 

single-story rental cottages bounding a central landscaped court.  The typical court had between six and a dozen units; 

density depended upon how many lots the collection occupied.



Much historical writing about Los Angeles housing begins or focuses particular scrutiny on the 1920s, as this tumultuous 

decade does stand out for astonishing increases in population, area, and urbanization.  During this decade, Los Angeles  

population more than doubled to 1.2 million by 1930.  This remarkable rate of growth was more than quadruple that of 

New York City, Chicago and San Francisco in the same period.  And it was not just population that grew. Between 1920 

and 1929, Los Angeles city added eighty square miles and annexed 45 adjacent communities.   Housing production 

skyrocketed as well, especially multiple dwellings: builders obtained permits for over 78,000 apartments, flats, duplexes, 

and bungalow courts in a coordinated push to create an industrial metropolis.  Moreover, Southern California’s growing 

tourism industry drove a huge, additional demand for convenient shelter among a long-term visiting population.  Each 

year from 1921 to 1930, more than half of all residential construction dollars were spent on multiple dwellings, which 

played an important role in the growth, function, urbanization and planning of Los Angeles from the beginning of the 

twentieth century.  Most of these projects (92%) were relatively modest 2 or 3-story structures, holding from four to 

perhaps thirty units.  By 1924, multifamily housing accounted for nearly half of the city’s 328,000 residential units.  

Development of multiple dwellings of one kind or another also provided investment opportunities up and down the socio-

economic scale, from lower middle-class white and minority single-lot-owners on up to real estate tycoons and 

everywhere in between.  Moreover, as land deals then construction projects and finally rent-collecting establishments, 

multi-family housing gave a wide range of employment to professionals, managers, and laborers. 

Local policymakers had no choice but to address the proliferation of housing and related urban development as Los 

Angeles grew from town to city to metropolis in just a few brief, frenetic decades.  The city’s first comprehensive zoning 

ordinance, enacted in 1921, treated all multi-family housing alike. Conceptually, a duplex was no different than a 13-

story apartment building.  But when the booming real estate market of the 1920s unexpectedly resulted in large 

numbers of big new apartment houses, the black-and-white distinction between singles and multiples acquired a new 

shade of gray for planners and other observers.  The new crop of hulking structures often dwarfed not only nearby 

bungalows but also duplexes and four-flats.  Smaller developments took on a more desirable status among officials and 

others seeking ways to make room for more and more people without sacrificing a low-density image. Undifferentiated 

multi-residential land-use meant that the smaller, more desirable projects now needed the kind of regulatory protection 

originally crafted for single-family homes.  Planners revised the zoning code in 1930; a major element was a new, 

separate category for small multiple-dwellings of two to four units.  A comprehensive yard ordinance came within a few 

short years, systematizing setback regulations; this is also the time that the city first required off-street parking for 

multiple dwelling units.    
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EXECUTIVE SUMMARY 
 
This Memorandum for the Record (MFR) recounts the peer review of the City of Los Angeles 
Historical-Cultural Monument (HCM) nomination submitted for the subject property. In October 
2019, Silver Lake Heritage Trust completed the HCM nomination for the property located at 1251–
1259 Sunset Boulevard, Los Angeles, Los Angeles County, California, known as the Stires Staircase 
Bungalow Court. The subject property was not identified as a potential historical resource or as a 
contributor to a potential historic district through the Citywide Historic Resources Survey, SurveyLA. 
Sapphos Environmental, Inc. (Ms. Kasey Conley and Ms. Carrie Chasteen) was retained by the 
property owner’s representative, Mr. Michael Gonzales, to complete a peer review of the nomination 
in order to evaluate the subject properties’ significance for designation as a Los Angeles Historic-
Cultural Monument. Methods included inspecting building permits from the City of Los Angeles, 
completing online research using archives and newspaper repositories, and completing a site visit to 
the property on April 1, 2020 and June 26, 2020. Sapphos Environmental, Inc. also completed 
preliminary background research to inform a timeline of the subject property’s development and use 
history.  
 
From this research, Sapphos Environmental, Inc. concluded that the Stires Staircase Bungalow Court 
is ineligible for listing as a City of Los Angeles Historical-Cultural Monument as it does not meet the 
criterion set out in Section 22.171.7 of the City Cultural Heritage Ordinance. 
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INTRODUCTION 
 
This Memorandum for the Record (MFR) recounts the peer review of the City of Los Angeles (City) 
Historic-Cultural Monument (HCM) nomination submitted for the subject property. In October 2019, 
Silver Lake Heritage Trust completed the HCM nomination for the property located at 1251–1259 
Sunset Boulevard, Los Angeles, Los Angeles County, California, known as the Stires Staircase 
Bungalow Court. The nomination alleges the property is significant under City of Los Angeles 
Criterion 1 for identifying with important events of national, state, or local history, or exemplifies 
significant contributions to the broad cultural, economic or social history of the nation, state, city or 
community; Criterion 2 for being associated with the lives of historic personages important to 
national, state, city, or local history; and Criterion 3 for embodying the distinctive characteristics of 
a style, type, period, or method of construction; or represents a notable work of a master designer, 
builder, or architect whose individual genius influenced his or her age. The subject property was not 
identified as a potential historical resource or as a contributor to a potential historic district through 
the Citywide Historic Resources Survey, SurveyLA. Sapphos Environmental, Inc. (Ms. Kasey Conley 
and Ms. Carrie Chasteen) was retained by the property owner’s representative to peer review the 
nomination. Ms. Kasey Conley and Ms. Carrie Chasteen meet the Secretary of the Interior’s 
Professional Qualification Standards in the field of Architectural History and History. Site visits were 
completed on April 1, 2020 and June 26, 2020 where the condition of the buildings and the site was 
ascertained. Additionally, research was conducted to verify the information provided by Silver Lake 
Heritage Trust in the HCM nomination.  
 
REGULATORY FRAMEWORK 
 
City of Los Angeles 
 
Historic-Cultural Monument (HCM). Section 22.171.7 of the City Cultural Heritage Ordinance 
defines an HCM: 
 

For purposes of this article, an HCM is any site (including significant trees or other plant life 
located on the site), building or structure of particular historic or cultural significance to the 
City of Los Angeles. A proposed Monument may be designated by the City Council upon the 
recommendation of the Commission if it meets at least one of the following criteria: 
 
1. Is identified with important events of national, state, or local history, or exemplifies 

significant contributions to the broad cultural, economic or social history of the 
nation, state, city or community; 

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

or local history;  
 

3. Embodies the distinctive characteristics of a style, type, period, or method of 
construction; or represents a notable work of a master designer, builder, or architect 
whose individual genius influenced his or her age. 
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Unlike the National and California Registers, the City Cultural Heritage Ordinance makes no mention 
of concepts such as integrity or period of significance. Although not codified in the municipal code, 
lack of integrity may materially alter in an adverse manner those physical characteristics of the 
property that convey its historical significance, should it be found to possess any, that would justify 
its designation as an HCM. Additionally, properties do not have to reach a minimum age, such as 45 
to 50 years, to be designated as HCMs.1 
 
Historic Preservation Overlay Zone. The City has established 36 HPOZs, or historic districts. City 
Ordinance No. 175891 amended Section 12.20.3 of the City’s municipal code regarding HPOZs. 
The purpose of the ordinance was stated as: 
 

It is hereby declared as a matter of public policy that the recognition, preservation, 
enhancement, and use of buildings, structures, Landscaping, natural features, and areas 
within the City of Los Angeles having Historic, architectural, cultural, or aesthetic 
significance are required in the interest of the health, economic prosperity, cultural 
enrichment, and general welfare of the people.  

 
Contributing elements are defined as any building, structure, landscape, or natural feature identified 
in a historic resource survey as contributing to the historic significance of the HPOZ, including a 
building or structure which has been altered, where the nature and extent of the alterations are 
determined reversible by the historic resources survey. 
 
1251–1259 Sunset Boulevard 
 
Property History  
 
The subject property is in the Angelino Heights Tract, which was recorded in 1886 for owner William 
W. Stilson.2 William W. Stilson was a developer in Los Angeles best known for this subdivision who 
passed away in 1888, two years after it was recorded.3 The Angelino Tract (originally spelled 
Angeleno) was one of the earliest subdivisions in the City and was marketed as having the “Finest 
lots in the City of Los Angeles” with the elevation of the hill offering beautiful vistas west of the City.4 
The tract was accessed by the cable car lines that ran along Temple Street, and later by the streetcar 
lines that ran along Sunset Boulevard. The tract boosted 250 lots which began to be infilled by large 
Victorian homes right after its subdivision. The economic recession in 1888 halted most construction 
within the tract and a second wave took place in 1900–1915 bringing in a concentration on 
California Bungalow Courts. After World War II, higher density housing began to infill the tract to 
support the population boom, and the tract lost much of its original housing stock.5 The Angelino 
Heights Historic Preservation Overlay Zone (HPOZ) was the first City designated historic district 
which is roughly bounded by Lilac Terrace to the north, Echo Park Avenue to the west, Bellevue 
Avenue to the south, and Sunset Boulevard to the east. The subject property is located one block 
from the eastern boundary of the Angelino Heights HPOZ. The district is noted for containing some 

 
1 City of Los Angeles. 2018. Ordinance No. 185472, Section 22.171.7. Available at: 
https://preservation.lacity.org/sites/default/files/Cultural%20Heritage%20Ordinance%2C%20Revised%202018.pdf 

2 County of Los Angeles Department of Public Works. June 1886. Land Records Information. Tract Map No. MR 10-63. 
Available at: https://pw.lacounty.gov/sur/nas/landrecords/misc/MR010/MR010-063.pdf  

3 Creason, Glen. 21 November 2013. “CityDig: The Living History of Angelino Heights.” Los Angeles Magazine. 

4 Display Ad 3. 11 April 1886.The Los Angeles Times.  

5 Echo Park Historical Society. “Angelino Heights.” Accessed April 2020. Available at: http://historicechopark.org/history-
landmarks/places-landmarks/angelino-heights/  
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of the best remaining examples of Victorian-era architectural styles in the City, as well as 
later examples of Craftsman and Mission Revival styles. 6 
 
The subject property was constructed in 1922 for owner Vernon S. Stires.7 The subject property is a 
bungalow court consisting of 10 individual bungalows, constructed in a ‘U’-shaped footprint 
oriented toward the west, and nestled into a hillside with a staircase at the center. The subject 
property sits on two parcels within the Silver Lake–Echo Park–Elysian Valley Community Plan Area 
(CPA) of the City.8 The current owner is AYM Investments, LLC. 
 
Property Description and Integrity 
 
Site 
 
The subject property is in the Angelino Heights community just southwest of Dodgers Stadium 
(Attachment 1, Location Map). The setting surrounding the property is heavily commercial with 
contemporary multi-family infill. The buildings sit roughly 75 feet up the hill which rises from Sunset 
Boulevard and a concrete staircase with metal handrails runs through the center of the site. The 
courtyard at the center of the site is terraced. 
 
Exterior (Attachment 2, Property Photograph Log) 
 
The subject property is a ‘U’-shaped bungalow court constructed in 1922 in the Spanish Colonial 
Revival style. It consists of 10 individual 1-story bungalows which rise westward from Sunset 
Boulevard on a terraced hillside with a central staircase. The buildings are clad in stucco with flat 
roofs and red clay tiling coping at the parapets. Four units flank the staircase on either side (totaling 
eight) and two larger units sit at the top of the hillside. The two units at the top of the hill are larger 
than the other eight units.  
 
The eight units along the staircase are fronted by small lawns or concrete patios, some enclosed by 
wood or chain link fences, and the entrances are accessed by concrete walkways radiating off from 
the central staircase. The entrances to the eight units are located off center on the interior facing 
façades and they are covered by awnings clad in varying materials including clay tiles, vinyl, and 
corrugated sheet metal. Some of the units along the staircase have added wood support posts and/or 
small porches to the entrances. Most of the units are boarded up, but those still occupied have paired 
single-hung vinyl windows. 
 
The entrances to the units at the top of the staircase also face the interior of the courtyard and are 
very close together. Both entrances are covered by vinyl awnings, and all the windows have been 
boarded up. All 10 units have small wood doors on the eastern façades that allow access to a crawl 
space. 
 
  

 
6 City of Los Angeles Department of Planning. “Angelino Heights Historic Preservation Overlay Zone.” Accessed April 
2020. Available at: https://planning.lacity.org/preservation-design/overlays/angelino-heights  

7 City of Los Angeles. Issued 17 April 1922. Permit No. 12641.  

8 City of Los Angeles. May 2014. “Historic Resources Survey Report Silver Lake – Echo Park – Elysian Valley Community 
Plan Area.” Prepared by: GPA Consulting, Inc. Available at: https://planning.lacity.org/odocument/1473a5d4-1e90-4000-
9b7b-110d08c8488a/SLEPEV_Historic_Resources_Survey_Report_HPLAEdit_0.pdf  
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Interior  
 
During the site visit on April 1, 2020, the interiors of the property were not accessed due to 
constraints. Most of the units have been boarded up for safety and two units are still occupied with 
no access. The unit identified as the former manager’s was accessed on Friday, June 26, 2020 as a 
representation of all the interiors. Intact features of the unit included hard wood floors in some but 
not all rooms, lathe and plaster walls, basic wood molding and casings around doors and windows, 
and wood paneled doors. The kitchen and the bathroom had been updated in the unit and did not 
retain original features. According to the HCM nomination completed by Silver Lake Heritage Trust, 
a claw foot bathtub was still present in the unit assessed; however, the unit merely had a modern 
vinyl, walk-in shower stall. Clawfoot tubs were seen as a sign of luxury in the early 19th century, but 
became common place during the 20th and eventually fell out of style as the built in tub was easier 
to install.10 Numerous windows have been replaced and numerous window openings were clearly 
visible based upon difference of surround and wall cladding materials (vinyl wood-patterned siding). 
 
According to the HCM nomination, original interior features that make the subject property unique 
include “lath[e] and plaster walls, basic wood moldings and casings around doors and windows, 
panel doors with mortise locks, wood built-ins and picture rail throughout.”11 Yet, these materials 
and features were mass produced, common practice, and not unique for this period. Lathe and plaster 
was a common technique in finishing interior walls of buildings well into the mid-20th century. 
“Drywall” did not catch on as the dominant form of interior finishing until the late 1940s, since it 
was faster to put up and could accommodate the housing boom of post-World War II.12 Mortise locks 
have been in use since the mid-18th century and became commonly used on most buildings after 
the innovation of the mortise cylinder lock in 1865.13 After World War I, interest in household 
efficiency lead to the reimagining of the home’s design and layout, and built-in cabinets became a 
prominent feature for their minimalist characteristic.14 Furthermore, wood panel doors, basic wood 
moldings and casings around doors and windows, and picture rails are not unique features to the 
architectural style or the time period. Therefore, the interior features noted in the HCM nomination 
do not render the interiors of these buildings unique or high style. 
 
  

 
10 Garland, Erica. 12 April 2016. “History of the Clawfoot Tub.” Modern Bathroom.   

11 Silver Lake Trust. October 2019. “Stire Staircase Bungalow Court HCM Nomination.”  

12 Rae, Haniya. 29 July 2016. “An Exciting History of Drywall,” The Atlantic. Available at: 
https://www.theatlantic.com/technology/archive/2016/07/an-exciting-history-of-
drywall/493502/#:~:text=Drywall%20was%20invented%20in%201916,man's%20answer%20to%20plaster%20walls 

13 “The Evolution of Everyday Objects.” 15 May 2012. Slate. Available at: 
http://www.slate.com/articles/arts/design/2012/05/the_evolution_of_everyday_objects_the_key_the_book_the_phone_an
d_more_.html#slide_4  

14 Lange, Alexandra. 25 October 2012. “The Woman Who Invented the Kitchen.” Slate. Available at: 
https://slate.com/human-interest/2012/10/lillian-gilbreths-kitchen-practical-how-it-reinvented-the-modern-kitchen.html 
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Character-Defining Features: Exterior  
 

Feature Ranking 

‘U’-shaped footprint S 

Landscaped open courtyard A 

Central staircase NS 

Flat roofs with clay tile coping and no eaves C 

Stucco cladding C 

One story in height C 

Individual units  C 
KEY: MS = Most Significant; S = Significant; C = Common and Not Significant; NS = Not Significant; NHNS = Not 
Historic; Not Significant; A= Altered. 

 
Character-Defining Features: Interior  
 

Feature Ranking 

Lathe and plaster walls C 

Hardwood floors C; A 

Basic wood moldings and casings C; A 

Panel doors with mortise locks C 

Wood built ins and picture rails C 

Clawfoot bathtubs, if extant C; A 
KEY: MS = Most Significant; S = Significant; C = Common and Not Significant; NS = Not Significant; NHNS = Not 
Historic; Not Significant; A= Altered. 

 
Construction History 
 
The original building permits for the construction of the property were pulled from the City 
Department of Building and Safety. According to the permits, the subject property was constructed 
in 1922 for owner Vernon S. Stires (See Ownership History) and designed and constructed by 
architect/builders the Fidroeff Brothers. Four permits were issued in March of that year and the 
remaining permits were issued a month later in April for the completion of 10 bungalows.15 Daniel 
and Henry Fidroeff were brothers from South Dakota who worked as local contractors in the Los 
Angeles area. Daniel was a carpenter and Henry was a painter/builder.16,17 No work completed by 
the brothers is listed in the Pacific Coast Architecture Database and based on a lack of press coverage, 
the Fidroeff Brothers do not appear to be master designers, builders, or architects whose individual 
genius influenced their age. 
 
  

 
15 City of Los Angeles. Issued 22 March; 17 April 1922. Permit Nos. 9173, -74, -75, -76; 12641, -42, -43, -44, -45, 
12766. 

16 Ancestry.com. Year: 1940; Census Place: Los Angeles, Los Angeles, California; Roll: m-t0627-00378; Page: 15A; 
Enumeration District: 60-749. 

17 Ancestry.com. Year: 1930; Census Place: Beverly Hills, Los Angeles, California; Page: 8B; Enumeration District: 0828; 
FHL microfilm: 2339859.  
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Ownership History 
 
At the time this MFR was prepared, the Assessor was closed to the public and a complete history of 
ownership was not prepared as a result. A timeline of the property’s ownership was ascertained 
based on building permits pulled from the City Department of Building and Safety (Table 1, Property 
Ownership).  
 

TABLE 1  

PROPERTY OWNERSHIP 
 

Year Owner Building Permit 

1922 Vernon S. Stires 
Permit No. 9173, -74, -75, -76; 12641, -42,  
-43, -44, -45, 12766 

1937 Lilly B. Howard Permit No. 38281 

1938 K. Kebar Permit No. 42255 

1962 Sam Posner Permit No. 01618 

1983 Joseph Hatman Permit No. 64645 

2000 Eldolye Company Permit No. 07478 

 
According to a 1930s census, Vernon S. Stires was a real estate salesman.18 Lilly B. Howard was the 
fourth and final wife of Elias Jackson “Lucky” Baldwin. She married Baldwin at the age of 16 and 
flourished in her later years working in the financial world, heading multiple banks such as the 
Hollywood State Bank, the Broadway State Bank, the First National Bank of Pasadena, and the 
Continental Bank, which later became Bank of America. Her 1938 New York Times obituary called 
her a “financial genius,” for “guiding the destiny of over a dozen banks.”19 Although Baldwin owned 
the property, there is no indication she resided at the subject property nor had a significant 
association with the property. No information was found on K. Kebar, Samuel Posner, Joseph 
Hatman, or the Eldolye Company in historic issues of the Los Angeles Times, Los Angeles Sentinel, 
census records, or City directories.  
 
FINDINGS 
 
The subject property was evaluated based on the City of Los Angeles Historical-Cultural Monument 
Criteria pursuant to Section 22.171.7 of the City Cultural Heritage Ordinance (See Regulatory 
Framework). 
 
Criterion 1  
 
During the late 19th and early 20th century, numerous tracts were platted and subdivided throughout 
Los Angeles as a result of the growing streetcar lines. Angelino Heights, which was subdivided in 
1886, is considered one of the earliest suburbs outside of downtown Los Angeles. The horse- or 
mule-drawn streetcar line which ran along Temple Street, later electrified, and supplemented by the 
red car line along Sunset Boulevard, allowed for outward growth from the City center. Yet, most 
subdivisions outside of the City center were platted within 0.5 mile of a streetcar line, and thus not 
all properties near a streetcar line are significant for this reason. Henry Huntington formed the Pacific 

 
18 Ancestry.com. Year: 1930; Census Place: Los Angeles, Los Angeles, California; Page: 12B; Enumeration District: 0031; 
FHL microfilm: 2339868.  

19 “Mrs. Lily Howard, Coast Financier, Widow of Lucky Baldwin, Dies in Los Angeles.” 9 November 1938. The New 
York Times.  
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Electric Railway in 1901, and streetcar development saw its peak in 1911 with more than 1,000 
miles traveled and 2,000 commuter cars run a day. The Temple Street line was electrified in 1902 
and by 1909, five lines served the Angelino Heights tract.20 By the 1920s, new development around 
streetcar lines was just infill within already established tracts with significant development associated 
with the early placement of the streetcar lines occurring in the earlier part of the 20th century. By 
the 1920s, the idea of placing housing near a streetcar line was not novel, and new development in 
these areas was not unique or significant. The subject property was not developed until 1922, 
roughly 40 years after the Temple Street line was developed, 20 years after the line was electrified, 
and 14 years after the line became prominent in the area. The 1921 Baist’s Real Estate Atlas of Surveys 
of Los Angeles show that much of the Angelino Heights tract had already been developed with single 
and multi-family housing by this time.21 The streets and lots on the edges of the tract were the last to 
be developed making the development of the subject property a minor contribution to the 
development of the area. According to National Register Bulletin 15, “How to apply the National 
Register Criteria for Evaluation,” properties significant under this criteria must show that the 
property’s specific association with the event is considered important as well.22 The information 
shows that the subject property is not specifically associated with important events of national, state, 
or local history, and does not exemplifies significant contributions to the broad cultural, economic 
or social history of the nation, state, city or community, and therefore is ineligible for listing as a 
HCM under Criterion 1.  
 
Criterion 2 
 
The subject property was designed and constructed by Daniel and Henry Fidroeff for original owner 
Vernon S. Stires. The Fidroeff brothers were originally from South Dakota and worked as local 
contractors in Los Angeles. Their work is not listed in the Pacific Coast Architecture Database and 
based on lack of press coverage in the historical issues of the Los Angeles Times and Los Angeles 
Sentinel, they do not appear significant at the national, state, or local level, nor do they appear to 
rise to the level of master designer, builder, or architect whose individual genius influenced their 
age.  
 
Vernon S. Stires was a local real estate salesman and based on lack of press coverage in the historical 
issues of the Los Angeles Times and Los Angeles Sentinel, does not appear significant at the national, 
state, or local level.  
 
Lily B. Howard was the fourth and final wife of Elias Jackson “Lucky” Baldwin. Howard married 
Baldwin in 1884 and separated from him a year later. Lily became locally known in the financial 
world heading multiple banks such as the Hollywood State Bank, the Broadway State Bank, the First 
National Bank of Pasadena, and the Continental Bank later to become Bank of America. Though Lily 
B. Howard is identified as working in the banking realm, there is no scholarly work or research to 
indicate that she had an impact on the history of the financial institutions she headed within Los 
Angeles. There is no evidence to show that her work with these banks was historically important or 
significant within the history of banks in Los Angeles. Additionally, ownership of this property does 
not contribute to, nor is it associated with, her local association within the context of her financial 

 
20 Creason, Glen. 21 November 2013. “The Living History of Angelino Heights.” Los Angeles Magazine.  

21 Historic Map Works. “Los Angeles 1921 Baist’s Real Estate Surveys,” Plate 006. Accessed July 2020. Available at: 
http://www.historicmapworks.com/Map/US/19412/Plate+006/Los+Angeles+1921+Baist%27s+Real+Estate+Surveys/
California/ 

22 National Park Service. 1995. “How to Apply the National Register Criteria for Evaluation.” National Register Bulletin 
15. 
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work. The National Register Bulletin 15, “How to Apply the National Register Criteria for 
Evaluation,” (the National Register criteria mirrors the criteria for Los Angeles Historic-Cultural 
Monuments) states that a property is not eligible for listing for its association with a person solely 
based on ownership.23 Although Baldwin owned the property, there is no indication she resided at 
the subject property nor had a significant association with the property. Properties eligible under this 
criterion must be associated with a person’s productive life, reflecting the period when they achieved 
significance. Though Baldwin was a well-known figure who headed multiple banks locally, there is 
no evidence to suggest that she achieved “significance” in the banking field or that she resided at the 
subject property. Based on this information, the subject property is not associated with the lives of 
historic personages important to national, state, city, or local history and therefore is ineligible for 
listing under Criterion 2.  
 
Criterion 3 
 
The subject property is a ‘U’-shaped bungalow court constructed in 1922 in the Spanish Colonial 
Revival style. The bungalow court housing style period of significance is 1910–1939 and the type is 
cited as being one of the earliest forms of low-rise high-density multi-family housing. Based on 
SurveyLA guidelines, eligibility standards for bungalow courts are:  
 

• A good to excellent example of the type 

• Was constructed during the period of significance 

• Represents an intact court plan from the period of construction 
 
Additionally, integrity standards for the type include: 
 

• Should retain integrity of Location, Design, Materials, and Setting (must retain the 
relationship between the units and the courtyard), and Feeling  

• Some original materials may be altered or replaced  

• Replacement of some windows may be acceptable if the openings have not been changed 
or resized  

• Security bars may have been added  

• Original landscaping may have been altered or removed  

• Surrounding buildings and land uses may have changed  

• If it is a rare surviving example of its type, or is a rare example in the community in which it 
is located, a greater degree of alteration or fewer character-defining features may be 
acceptable  

• Where this property type is situated within a grouping of multi-family residences, it may also 
be significant as a contributor to a multi-family residential district. A grouping may be 
composed of a single property type or a variety of types. 

 
The subject property is not a “good or excellent” example of the bungalow court type as it has been 
substantially altered through the use of modern materials, modern windows, and visible scarring 
from window opening changes, compromising its integrity of design and materials. Integrity of design 
is defined as “the combination of elements that create the form, plan, space, structure, and style of a 
property” and materials is defined as the “physical elements that were combined or deposited during 

 
23 National Park Service. 1995. “How to Apply the National Register Criteria for Evaluation.” National Register Bulletin 
15. 
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a particular period of time and in a particular pattern or configuration to form a historic property.”24 
Alterations to the exterior of the property include the addition of metal handrails on the staircase, the 
alteration of interior courtyards with concrete patios and cinderblock retaining walls, the alteration 
of entrance porches on individual units, and the alteration of original entrance awnings with vinyl or 
corrugated sheet metal, window replacement, and window opening alterations. Alterations to the 
interior of the property include remodeling to the bathrooms and kitchens and laminate flooring. The 
central staircase is a non-significant character-defining feature as the entire area consists of hills, 
making the staircase a necessity rather than a significant design feature. The landscaped features 
fronting each bungalow have been altered with concrete patios and fencing, removing historic fabric 
and original open court plan. The subject property no longer retains integrity of design or materials 
compromising its ability to convey its significance as an “excellent” example of a bungalow court. 
Since the integrity of design and materials can no longer be conveyed, the property has also lost its 
integrity of feeling, or its “expression of the aesthetic or historic sense of a particular period of time.”25 
Based on this information, the property is not a high-value example of the bungalow court type.  
 
Additionally, the property was assessed as an example of Spanish Colonial Revival architecture 
within the community. According to A Field Guide to American Houses, the commonly accepted 
authoritative book on residential architecture, the characteristics of the Spanish Colonial Revival style 
of architecture that are most common are low-pitched roof, usually with little or no eave overhang; 
red tile roof covering; typically with one of more prominent arches placed above the door or 
principal window, or beneath porch roof; wall surface usually stucco; wall surface extends into gable 
without break (eave or trim normally lacking beneath gable); façade normally asymmetrical.26 Many 
examples have at least one large focal window and doors are heavy wood sometimes with arched 
above. The subject property is a low-style example of the architectural type. It does not exhibit a 
focal window, prominent arches on any façades, nor convey a high quality of design or construction 
which would make it an excellent example of the type. The features of the buildings are common 
for the architectural style and since the Spanish Colonial style was highly popular during this period, 
the features are not unique or rare. The subject property does not rise to the level of an excellence, 
distinction, or high-style example of the Spanish Colonial Revival type. Based on this information, 
the subject property does not embody the distinctive characteristics of a style, type, period, or 
method of construction. As stated above, the subject property also does not represent a notable work 
of a master designer, builder, or architect whose individual genius influenced his or her age. 
Therefore, the subject property is ineligible for listing under Criterion 3. 
 
From this research, Sapphos Environmental, Inc. has found that the property located at 1251–1259 
Sunset Boulevard, known as the Stires Staircase Bungalow Court, is not eligible for listing as a City 
HCM based on the eligibility criteria.  
 
If there are any questions regarding the contents of this MFR or additional information is  
required, please contact Ms. Conley at (626) 683-3547, extension 135, or email at 
kconley@sapphosenvironmental.com.
  

 
24 National Park Service. 1995. “How to Apply the National Register Criteria for Evaluation.” National Register Bulletin 
15.  

25 National Park Service. 1995. “How to Apply the National Register Criteria for Evaluation.” National Register Bulletin 
15. 

26 McAlester, Virginia and Lee. 1992. A Field Guide to American Houses. New York, NY: Alfred A. Knopf.  
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1. 1251–1259 Sunset Boulevard; Primary (Western) Façade, view east, April 1, 2020 



 
2. 1251–1259 Sunset Boulevard, Central Staircase, view west. April 1, 2020 



 
3. 1251–1259 Sunset Boulevard, Individual Bungalow with Porch Alterations, view southwest,  

April 1, 2020 



 
4. 1251–1259 Sunset Boulevard, Individual Bungalow with Altered Courtyard Cinderblock 

Retaining Walls and Altered Porch; view southwest, April 1, 2020 



 
5. 1251–1259 Sunset Boulevard, Individual Bungalow with Corrugated Sheet Metal Awning,  

view northwest, April 1, 2020 



 
6. 1251–1259 Sunset Boulevard, Individual Bungalow Courtyard Alterations and Vinyl Awning;  

view northwest, April 1, 2020 



 
7. 1251–1259 Sunset Boulevard, View of Large Bungalows with Vinyl Awnings;  

view west, April 1, 2020 



 
8. 1251–1259 Sunset Boulevard, Crawl Space Below Units; view southeast, April 1, 2020 

 



 
9. 1251–1259 Sunset Boulevard, Manager’s Unit, Kitchen Alteration, June 26, 2020 

 



 
10. 1251–1259 Sunset Boulevard, Manager’s Unit, Window Alteration, June 26, 2020 

 



 
11. 1251–1259 Sunset Boulevard, Manager’s Unit, Bathroom Alteration, June 26, 2020 



 
12. 1251–1259 Sunset Boulevard, Manager’s Unit, Tub Alteration, June 26, 2020 

 



 
13. 1251–1259 Sunset Boulevard, Manager’s Unit, Living Room, June 26, 2020  
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