
 

 

 

December 15, 2025 

 

 

City of Long Beach Planning Commission 

Long Beach City Hall, Civic Chambers 

411 W. Ocean Blvd 

Long Beach, CA 90802 

  

Re:  5679 East Corso Di Napoli a.k.a. Ray Kappe’s Stoner House 

 

Dear Members of the Planning Commission, 

 

The Los Angeles Conservancy is pleased to stand with our partners in 

Docomomo US/SoCal and Long Beach Heritage, jointly known the 

Coalition to Save the Stoner House. We respectfully ask you to grant our 

appeal and reverse the decision rendered by the Zoning Administrator on 

the October 13, 2025, that would lead to Ray Kappe’s significant 

architectural contribution to the Naples neighborhood of Long Beach. 

 

We contend that the decision was made based upon the presentation of two 

fundamentally flawed Historic Resource Assessment Reports, provided by 

the owner as part of their application to the City. We strongly believe these 

reports improperly assessed the significance and integrity of Ray Kappe's 

Stoner House. The post-and-beam house is the earliest example of Kappe’s 

work in Long Beach and the only example before 1975. Apart from some 

minor and reversible changes, it retains its historic integrity and it appears 

eligible for designation at the local, state, and national levels. 

 

We understand the property owner’s desire to enlarge and modernize the 

residence to meet current needs, but this can be done without demolishing 

a significant and rare Kappe work. The plan proposed would only modestly 

increase the inhabitable square footage of the property while generally 

conforming to the existing setbacks and height. The Coalition considers 

Kappe’s 1956 addition as historically significant, which would still allow the 

owners to redevelop and enlarge the original 1946 house to suit their needs. 



 

There is a clear path to a win-win scenario that would meet both the homeowner’s needs while 

preserving a seminal Kappe work for future generations. 

 

Architectural Significance of the Stoner House 

 

We echo the findings of Docomomo US/Southern California conclusions, submitted as their 
correspondence, regarding the significance of the property. The conclusions regarding 
significance are fatally flawed due to the limited and inappropriate lens used by the owner's 
consultants. The Stoner House holds immense significance for three key reasons: 

• The Stoner House is the earliest of only three known extant works by master 
architect Ray Kappe in the City of Long Beach. The two later residences have 
alterations and/or currently do not meet eligibility standards for the City of Long 
Beach due to the age of the property.  

• The Stoner House was built at a critical point in Kappe's career and is an excellent, 
well-documented example of his Modernist post-and-beam aesthetic. Because 
Kappe’s work is inherently site-specific, it is crucial to preserve multiple extant 
examples to gain a full and nuanced understanding of his broader body of work. 

• The loss of this house would constitute irreparable harm to the Long Beach 
community and severely diminish the regional context for one of California's most 
significant Modernist architects. 

Assessing Historic Integrity 

 

Both Historic Resource Assessment Reports cite integrity issues, yet the property retains 
numerous character-defining features that fully convey its significance, including overall 
massing, fenestration pattern, and many original materials. The claim that the home's integrity 
has been compromised beyond eligibility is inaccurate. We assert that any alterations cited are 
relatively minor and entirely reversible: 

• All alterations on the primary facade are non-structural wood elements that can be 
restored. 

• Similarly, the interior changes cited, such as the cabinet doors of an extant built-in 
below the fireplace, can be replaced with compatible materials.  

• Other interior alterations, such as bathroom renovations and light fixtures, have a 
relatively minor impact on the overall integrity of the property.  

The fundamental structural and spatial characteristics that exemplify Kappe's design—the post-
and-beam framing, seamless integration with the site, and distinct material palette—all remain 
intact.  



 

Ray Kappe is a Nationally Recognized Master Architect 

 

We have reached out to the foremost scholars on Ray Kappe and Southern Californian 

Modernism for their assessment of the building as a historic property, and all concur with our 

findings that it is significant and retains integrity. These scholars include: Alan Hess, author, 

lecturer, and advocate for twentieth-century architectural preservation; Sian Winship, Kappe 

scholar and current president of Society of Architectural Historians, Southern California 

Chapter; Liz Waytkus, Docomomo US. These scholars and organizations have submitted letters 

to the record. 

 

The Coalition to Save the Stoner House recognizes the need for owners to adapt their properties 

to fit current needs, and it appears that can be done successfully without the need to demolish or 

compromise the integrity of the Stoner House. We want to make clear this decision is not before 

you today. We are simply asking you to consider the balance of evidence provided by the 

applicant-retained environmental consultants versus the evidence provided by leading 

Modernist scholars nationwide. We ask you to find the Stoner House as an eligible historic 

resource, and respectfully ask you to grant the Coalition’s appeal. 

 

About the Los Angeles Conservancy: 

 
The Los Angeles Conservancy is the largest local historic preservation organization in the United 

States, with nearly 5,000 member households throughout the Los Angeles area. Established in 

1978, the Conservancy works to preserve and revitalize the significant architectural and cultural 

heritage of Los Angeles County through advocacy and education. 

Sincerely, 

 
Andrew Salimian 

Director of Advocacy 


