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BY REBECCA KUZINS

OAKS COURT, a handsome, Craftsmanstyle complex of one- and two-story buildings near the intersection of North Fair
Oaks Ave. and West Orange Grove Blvd. in
northwest Pasadena, Calif., doesn’t look
like a monument to an idea. Nor is it likely to evoke,
in the mind of casual passersby, reflections on more
than a half-century of thought and legislation aimed
at preserving America’s architectural heritage, beginning with the Congressional charter of the National
Trust for Historic Preservation in 1949. And it certainly is unlike anything that would have been in the
minds of urban planners in the 1930s—or, later, in
the 1950s—who were wrestling with the need for
housing that working-class families could afford in
times of rapidly appreciating real-estate prices.
Yet, in its way, it partakes of all of those associations, as well as being a stunning 21st-century version of a bungalow court, the residential form first
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developed 100 years ago, just a couple of miles away,
by Pasadena’s “quintessential architect,” Sylvanus
Marston. Marston’s St. Francis Court, wrote Robert
Winter in The California Bungalow, was “designed
to attract the rich who were tired of Midwestern
ice and snow and also tired of Pasadena’s thriving
resort hotels.”
Bungalow courts promised the best of two worlds:
the privacy, gardens and porches of a single-family
home combined with the community, security and
affordability of an apartment. By 1933, according to
a study by the Pasadena Planning Commission, there
were 414 bungalow courts in Pasadena, with an average of five units each, compared to only 104 apartment buildings with five or more units. The courts
were built in a variety of architectural styles, including Craftsman, Colonial Revival, Tudor, Spanish
Colonial Revival, Mission Revival, English Cottage
Revival and Art Deco.
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But courtyard housing
eventually fell out of favor in
Pasadena and other parts of
Southern California. With the
rise of the suburbs in the
years following World War II,
developers promoted the
desirability of the single-family house on its own lot, and
many apartment residents
seized the opportunity to
move to what was deemed
more “upscale” housing.
The Fair Oaks Court project combines 31 townhouse
condominiums, designed in
Craftsman bungalow style
around two courtyards, with nine rehabilitated singlefamily homes sited across from each other around a
large lawn. It was designed by the Pasadena architectural firm Moule & Polyzoides, whose two principals,
Elizabeth Moule and Stefanos Polyzoides, are founding members of the Congress for the New Urbanism.
The project is a succinct expression of their New
Urbanist housing principles, adapted to the goal of

creating housing that is affordable to buyers whose
incomes include those in the “low” and “moderate”
ranges. “For years we have admired the low-rise,
high-density projects of the 1920s that created wonderful homes that were attached and semi-attached,”
says Elizabeth Moule. “They are a great alternative to
the single-family house. As garden courts, they feel
verdant and gracious.
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“And people really do love bungalows,” she adds, “but for important environmental reasons we cannot all continue to live in single-family homes. We
need to live in places where we can walk
or use transit. We need more higherdensity, mixed-use neighborhoods that
provide a very high quality of life for
their residents.”
The two architects have also praised
the bungalow as an adaptable form of
high-density housing. In an article he
wrote in 2000, Polyzoides described the
bungalow as “the ultimate flexible dwelling. Even as duplexes, triplexes or quadruplexes, they stressed their singlehouse precedence. Refined by traditional
architectural elements—doors, windows, chimneys, porches—they spoke
to both a house that nurtured families
and to a street that gathered them into a
neighborhood. They symbolized a home
setting and civil culture that were true to
the core of this republic.”
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These long-held preferences—for courtyard housing
and bungalows—made the firm a natural choice for
the Fair Oaks Court project, which is the largest,
most expensive and most ambitious project that has
been undertaken by Heritage Housing Partners
(HHP), a nonprofit real-estate development company
that was formed in 1998. Led by executive director
Charles Loveman, HHP was an outgrowth of an

earlier historic-preservation effort by Pasadena Heritage, a 30-year-old independent
historic-preservation organization.
In the past, HHP has purchased and
repaired historic single-family homes, then
sold them as “affordable housing” at belowmarket prices as a way of warding off their
demolition. With Fair Oaks Court, it integrated restoration with new construction,
qualifying the project as the first in the nation
to receive financing under federal and state
guidelines designed to provide incentives for
investment in low-income communities.
When HHP purchased the site and its 14 dilapidated homes in December 2003, five of the homes
were beyond salvaging and had to be demolished.
The company determined that the remaining nine
could be renovated and made eligible for listing as
local landmarks, and that there would be room for
eight on the redeveloped site. (The ninth was moved
to another location nearby.)
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Groundbreaking
took place October
2006. Moule says
that the townhouses
have different front
doors, floor plans and
spatial characteristics
so that residents “don’t
feel like they’re in a
‘project.’ ”
The one-to-fourbedroom townhouses
are contained in two
pairs of buildings that face each other along two central
grass courtyards landscaped with trees and flowers.
Each unit has its own ground-floor porch to give
residents both a direct connection to the outdoors and
a sense of belonging to their own community.

The townhouses were completed in May 2008.
With prices ranging from $108,000 for a one-bedroom, low-income unit to $294,000 for a four-bedroom, moderate-income unit, most of them had
been purchased and occupied by the end of the year.
Eight were sold to low-income owners, while the
other 23 were earmarked for buyers with slightly
higher incomes.
After the townhouses were completed, workmen concentrated on rehabilitating the eight singlefamily houses. Two of the homes were earmarked
for moderate-income buyers and three for “work
force” buyers—those whose income exceeds that
of low- or moderate-income purchasers but does
not enable them to buy a market-priced home in
Pasadena. The remaining homes were to be sold at
market prices, with the profits helping to subsidize
the lower-priced units.

100

64 Master 92-128.indd 100

11/4/09 3:45:28 PM

In 2007, as the real-estate market and the economy began reeling from the effects of the sub-prime
mortgage crisis, Loveman had grown concerned that
the company would be unable to find buyers for the
market-priced homes. “To dodge that bullet on marketplace exposure,” he says, HHP entered into an
agreement with nearby Fuller Theological Seminary
that enables faculty members to purchase the homes
with the help of second mortgages held by Fuller.
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Last fall, Fair Oaks Court was chosen as the “Affordable Homeownership Project of the Year” both in
Southern California and nationally. For Loveman and
those who partnered with the company in financing
and building the project, that is gratifying. But it also
validates their belief that combining new, affordable
in-fill housing in historic neighborhoods that is compatible in scale, form, density and character with the
existing housing is a viable model for reinvigorating
those neighborhoods—when it is combined with preserving and restoring the existing historic properties.
In 2002, Donovan Rypkema, who for decades
has been a leading advocate for making historic preservation integral to U.S. housing policy, wrote a
report for the National Trust for Historic Preservation
titled Historic Preservation and Affordable Housing:
The Missed Connection. In it, he quoted from an
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PASADENA HERITAGE, where the idea behind the formation
of Heritage Housing Partners originated, made its first
foray into combining historic preservation and affordable
housing a quarter of a century ago, when it partnered with
the City of Pasadena in 1984 to move the endangered
bungalows of Gartz Court, the city’s oldest surviving
bungalow court, to a location where they could be rehabilitated for sale as affordable housing.
The nonprofit preservation organization also partnered with the city to create a special overlay zone that
allowed small businesses to operate in historic old homes.
According to Sue Mossman, the organization’s executive director, these efforts were experiments designed to
add a preservation component to programs that had been
aimed primarily at other objectives, such as affordable
housing, when preservation alone was insufficient to generate the needed financial and political support. These
experiments attracted the interest of the National Trust for
Historic Preservation’s Community Partners organization
when it was created in 1994.

“Bill Huang, who was one of the talented and
resourceful people who went to work for Community
Partners at that time, came to us and encouraged us to
rekindle and reinvigorate our efforts by using Community
Partners funding to leverage our own small preservation
fund. He was very persuasive, and his encouragement
eventually led us to create Heritage Housing Partners as a
separate, independent organization under Charles Loveman.”
Huang, who in recent years has helped start several
leading community development corporations in Los
Angeles, was named director of the Pasadena Housing
Department this past January.
Mossman emphasizes that the primary mission of
Pasadena Heritage has always been, and remains, historic
preservation.
“These other laudable goals, of providing affordable
housing and revitalizing neighborhoods, are worthy in
themselves. They deserve support, just as historic preservation does, and when good outcomes have been made
possible by joining them with historic preservation when
so-called ‘pure’ historic preservation hasn’t
been realistic, we’ve been open to that.
“But one of the reasons for spinning off
Heritage Housing Partners under Charles’s
gifted leadership was to free us to concentrate on our ‘pure’ work: preventing the loss
of historic properties that deserve preservation on their own merits.”
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earlier report by the Millennial Housing
Commission, which was created by Congress that year to address the nation’s housing affordability issues:
U.S. housing policy must recognize that
preservation is cheaper than new construction, that the rehabilitation and preservation of units returns the units to low-income
families faster than new construction can
provide such units, and that maintaining
and renovating existing units combats blight
and contributes to healthy communities.
“That,” Rypkema added, “is what preservationists have been saying all along.”
In Pasadena’s Fair Oaks Court, more
than three dozen proud families are helping
preservationists prove the point.
Rebecca Kuzins is a Pasadena writer and editor. Her most recent
article for the magazine, “From Getting Acquainted to Falling in
Love,” appeared in No. 55, Fall 2007.
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RAAM Construction
J. Lou Architect
Clarence J. Broussard & Associates
Moule & Polyzoides
Buchalter Nemer
DLA Piper
City of Pasadena

CONSTRUCTION FINANCING
Clearinghouse CDFI
Washington Mutual
Pasadena Community
Development Commission
Enterprise Foundation
City of Pasadena Department of
Water and Power

HOMEBUYER FINANCING
State of California BEGIN Program
California Housing Finance Agency
County of Los Angeles
City of Industry Program
Washington Mutual
Wells Fargo
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