
>TATE OW; CALifOR';jiA- THE RESOURCES AGENCY ARNOLD SCHWARZENEGGER, Governor 

:Al.IFORNIA COASTAL COMMISSION 
>AN DiEGO AREA • 

~~:~r:~p~~IT:~1~~~4~1SUITE 103 RECORD PACKET COPY 
:619) ~7-2370 z 

Wed8a 
Filed: 
49th Day: 
180th Day: 
Date of 

3/16/05 
5/4/05 
9/12/05 

Extension Request: 8/19/05 
Length of Extension: 90 Days 
Final Date for 
Commission Action 
Staff: 
Staff Report: 
Hearing Date: 

11116/05 
LRO-SD 
9/29/05 
10/12-15/05 

REGULAR CALENDAR 
STAFF REPORT AND PRELIMINARY RECOMMENDATION 

Application No.: 6-05-024 
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Description: Demolition of an existing two-story residential structure and a detached 
outbuilding/garage totaling 1,875 sq. ft and construction of a new, three­
story, 4,022 sq.ft. two-unit residential building on a 4,322 sq.ft. oceanfront 
lot. 

Lot Area 
Building Coverage 
Pavement Coverage 
Landscape Coverage 
Parking Spaces 
Zoning 
Plan Designation 
Project Density 
Ht abv fin grade 

4,322 sq. ft. 
2,020 sq. ft. (47%) 
1,062 sq. ft. (24%) 
1,240 sq. ft. (29%) 

4 
R-S 
Residential South (36 dua) 
20.1 dua 
30 feet 

Site: 706 Manhattan Court, Mission Beach, San Diego, San Diego County. 
APN 423-618-04 

STAFF NOTES: 

The subject project was originally scheduled for review at the Commission's August 9, 
2005 meeting. However, due to concerns raised by the Commission relative to the 
existing structure's potential historical significance, the project was postponed and the 
applicant agreed to a 90-day extension of the Permit Streamlining Act deadline. 
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Commission staff was recommending denial of the proposal to demolish the home 
because the matter was still pending before the City of San Diego's Historical Resources 
Board for potential designation as an historical structure. Opponents to the project have 
suggested that the home proposed for demolition is of historical significance to the 
Mission Beach community and should not be permitted to be demolished, both because 
of the uniqueness of the structure and due to the historical significance of several of its 
occupants over the years. On 9/22/05, by a vote of9-3-l, the Historical Resources Board 
voted not to designate the structure as historic. 

Summary of Staffs Preliminary Recommendation: 

Staff is recommending approval of the proposed project, subject to special conditions. 
After review of the project, Commission staff has determined that the residential 
structures· proposed to be removed are not of historical significance such that demolition 
would result in adverse impacts on the community character of Mission Beach. While 
not required by the City's Historical Resources Board, the applicant has proposed to do 
an Historic American Buildings Survey (HABS) for the existing structures and install a 
plaque on the subject site which describes a briefhistory of the site and its former 
occupants including Maggie Becker and Dr. Jock Jocoy. These two individuals were part 
of the local historic fabric of the Mission Beach community and a plaque in their honor 
would serve to memorialize some of the local history of the site and era. 

In addition, the applicant is proposing a number of tall, canopy trees, raised planters and 
fencing in the south side yard setback adjacent to the proposed two-unit residential 
structure. This setback area is located next to Manhattan Court, which is a public view 
corridor to the ocean. The proposed landscaping/fencing will be installed within the 
viewshed of this view corridor resulting in an obstruction of views towards the ocean, 
inconsistent with Coastal Act policies. Therefore, staff recommends that a special 
condition be added that requires that the applicant revise their landscape plans to 
eliminate the raised planters (or reduce them in height to no more than 3ft.) and include 
only low level vegetation (3ft. or high) and/or tall palm trees, which will not have an 
adverse effect on public views toward the ocean. Also, proposed conditions require that 
any proposed fencing within the south side yard setback be at least 75% open so as not to 
obstruct views. In addition, because work during the summer in this location can have 
significant impacts on public access, a special condition is recommended that addresses 
timing of construction to avoid impacts to public access during the summer season. The 
proposed new two-unit residential structure, as conditioned, is consistent with all 
applicable Coastal Act policies. 

Standard of Review: Chapter 3 polices of the Coastal Act, with the certified City of San 
Diego LCP used as guidance. 

Substantive File Documents: Certified Mission Beach Precise Plan and Planned District 
Ordinance; City of San Diego Historical Resources Board staff report (with 
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attachments) dated 6/11/05; Historical Assessment ofthe Maggie Becker/Hazel 
Alice Hays "Turquoise House" 706 Manhattan Court, San Diego, California 921 09" 
prepared by Scott A. Moomjian, Esq. and Kathleen Crawford, M.A., dated June 
2002; Letter from Legacy 106 Archaeology & Historic Preservation dated 5/24/05; 
Letter from Save Our Heritage Organization (SOHO) dated 5/9/05; Final 
Environmental Impact Report LDR No. 96-0721 dated 5111/98; City of San Diego 
Staff Report dated 9/8/05 for the Historical Resources Board Meeting of9/22/05. 

I. PRELIMINARY STAFF RECOMMENDATION: 

The staff recommends the Commission adopt the following resolution: 

MOTION: I move that the Commission approve Coastal 
Development Permit No. 6-05-24 pursuant to the staff 
recommendation. 

STAFF RECOMMENDATION OF APPROVAL: 

Staff recommends a YES vote. Passage of this motion will result in approval of the 
permit as conditioned and adoption of the following resolution and findings. The motion 
passes only by affirmative vote of a majority of the Commissioners present. 

RESOLUTION TO APPROVE THE PERMIT: 

The Commission hereby approves a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the development as 
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act. 
Approval of the permit complies with the California Environmental Quality Act because 
either 1) feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the development on the 
environment, or 2) there are no further feasible mitigation measures or alternatives that 
would· substantially lessen any significant adverse impacts of the development on the 
environment. 

II. Standard Conditions. 

See attached page. 

III. Special Conditions. 

The permit is subject to the following conditions: 

1. Installation of Plague in Honor ofMaggie Becker and Dr. Jock Jocoy on Subject 
Site. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit to the Executive Director for review and written approval, the 
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proposed plan for the installation of a plaque on the site which gives the history of two of 
the former residents (Maggie Becker and Dr. Jock Jocoy) ofthe subject house. The 
proposed plaque must be consistent with the City of San Diego's sign regulations (i.e., no 
higher than 8 feet tall, no pole signs, etc.) and shall be located on the site in a manner that 
does not obstruct public views to the ocean or interfere with public access along the 
adjacent public boardwalk. The proposed plaque shall be installed prior to occupancy of 
the residential units. 

2. HABS Documentation. PRIOR TO ISSAUNCE OF THE COASTAL 
DEVELOPMENT PERMIT, the applicant shall submit for review and written approval 
of the Executive Director, the proposed Historical American Buildings Survey (HABS) 
Documentation program. Said program shall include drawings, historical reports and 
photography to document the architectural features of the structures to be demolished. 
The finals HABS documentation shall be completed and made available to the Mission 
Beach community or other acceptable organization responsible for historical preservation 
in San Diego prior to occupancy of the residential units. 

3. Revised Landscape/Yard Area Fence Plans. PRIOR TO THE ISSUANCE OF 
THE COASTAL DEVELOPMENT PERMIT, the applicant shall submit to the Executive 
Director for review and written approval, revised landscaping and fence plans approved 
by the City of San Diego. The plans shall be in substantial conformance with the plans as 
submitted by MAK Design Landscape Architecture stamp dated 3/16/05, except for the 
revisions cited below. The plans shall be revised to keep the south yard area (or setback) 
clear to enhance public views from the street toward the ocean. Specifically, the plans 
s.hall be revised to incorporate the following: 

a. A view corridor a minimum of 15 ft. wide shall be preserved in the south yard 
area adjacent to Manhattan Court as well as in the front yard area adjacent to the 
public boardwalk. All proposed landscaping in the south yard area shall be 
maintained at a height of three feet or lower (including raised planters) to 
preserve views from the street toward the ocean. Specifically, the proposed 
planting of evergreen accent trees (such as Rhus Lancea, Olive Tree or Bronze 
Loquat and small textured evergreen tree or shrub ( 6-8 ft. high) such as New 
Zealand or Australian Tea trees or Cassia) are not permitted within the south 
yard setback area and shall be deleted. Tall trees with thin trunks such as palm 
trees are permitted, provided they do not block public views toward the ocean. 

b. All landscaping shall be (I) drought-tolerant and native or (2) non-invasive plant 
species (i.e., no plant species listed as problematic and/or invasive by the 
California Native Plant Society, the California Exotic Pest Plant Council, or as 
may be identified from time to time by the State of California shall be employed 
or allowed to naturalize or persist on the site. No plant species listed as 'noxious 
weed' by the State of California or the U.S. Federal Government shall be utilized 
within the property). 

c. Any fencing in the south side yard setback area shall permit public views and 
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have at least 75 percent of its surface area open to light. 

d. A written commitment by the applicant that five years from the date of the 
issuance of the coastal development permit for the residential structure, the 
applicant will submit for the review and written approval of the Executive 
Director, a landscape monitoring report, prepared by a licensed Landscape 
Architect or qualified Resource Specialist, that certifies whether the on-site 
landscaping is in conformance with the landscape plan approved pursuant to this 
Special Condition. The monitoring report shall include photographic 
documentation of plant species and plant coverage. 

The permittee shall undertake the development in accordance with the approved 
landscape plans. Any proposed changes to the approved plans shall be reported to the 
Executive Director. No changes to the plans shall occur without a Commission-approved 
amendment to the permit unless the Executive Director determines that no such 
amendment is legally required. 

4. Timing and Staging of Construction. No construction shall take place for the 
project between Memorial Day weekend and Labor Day of any year. Access corridors 
and staging areas shall be located in a manner that has the least impact on public access 
via the maintenance of existing public parking areas and traffic flow on coastal access 
routes. No street (or public boardwalk) closures or use of public parking or the public 
boardwalk for the storage or staging of equipment or supplies is permitted. 

5. Final Plans. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT 
PERMIT, the applicant shall submit final plans for the construction of the proposed 
residential units that have been approved by the City of San Diego. Said plans shall be in 
substantial conformance with the plans submitted by Architects Hanna Gabriel Wells 
dated 2/22/05 with this application and shall be subject to the review and written approval 
of the Executive Director. 

The permittee shall undertake the development in accordance with the approved plans. 
Any proposed changes to the approved plans shall be reported to the Executive Director. 
No changes to the plans shall occur without a Coastal Commission approved amendment 
to this coastal development permit amendment unless the Executive Director determines 
that no amendment is legally required. 

6. No Enclosure of Open Tandem Parking Spaces. No enclosure of the proposed 
open tandem parking spaces in the south side yard shall be permitted. The south side 
yard shall be kept free of permanent enclosures for purposes of preserving public views 
to the ocean and to minimize a "walled-off' effect. 

7. Deed Restriction. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT 
PERMIT, the applicant shall submit to the Executive Director for review and approval 
documentation demonstrating that the applicant has executed and recorded against the parcel( s) 
governed by this permit a deed restriction, in a form and content acceptable to the Executive 
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Director: (1) indicating that, pursuant to this permit, the California Coastal Commission has 
authorized development on the subject property, subject to terms and conditions that restrict the 
use and enjoyment ofthat property; and (2) imposing the Special Conditions of this permit as 
covenants, conditions and restrictions on the use and enjoyment of the Property. The deed 
restriction shall include a legal description of the entire parcel or parcels governed by this 
permit. The deed restriction shall also indicate that, in the event of an extinguishment or 
termination ofthe deed restriction for any reason, the terms and conditions of this permit shall 
continue to restrict the use and enjoyment of the subject property so long as either this permit 
or the development it authorizes, or any part, modification, or amendment thereof, remains in 
existence on or with respect to the subject property. 

N. Findings and Declarations. 

The Commission finds and declares as follows: 

1. Detailed Project Description. The project involves the demolition of an existing 
two-story residential structure and a detached outbuilding/garage totaling 1,875. sq.ft. and 
construction of a new, two-story, 4,022 sq.ft~ two-unit residential structure on a 4,322 
sq.ft. oceanfront lot. The first floor of the existing structure is 1,095 sq.ft. and the upper 
floor is 300 sq.ft. An outbuilding/garage (detached structure) on the site is 480 sq.ft. 
Currently there are two parking spaces on site. Two additional spaces are proposed for a 
total of four on-site parking spaces. The new two-unit residential structure will contain 
three levels as follows: Unit 1- first floor (867 sq.ft.); Unit 2- second floor (1,575 sq.ft.), 
Unit 2- third floor (1,227 sq.ft.), and an attached two-car garage and covered parking for 
two tandem spaces (Unit 1- 122 sq.ft. and Unit 2-231 sq.ft.) for a total of 4,022 sq.ft. 
gross floor area (GFA). The first level of the residential structure willcontain a three­
bedroom apartment with kitchen. The second level will contain living area, kitchen and 
bedroom for the second unit, and the third level will contain a master suite. 

The existing structure is located at the northeast comer ofManhattan Court and Ocean 
Front Walk (the public boardwalk) in the Mission Beach community of the City of San 
Diego. The Ocean Front Walk boardwalk was originally constructed in 1928, and runs 
along the western side of Mission Beach from the South Mission Beach Jetty north 
approximately 2.36 miles to Thomas Avenue in the community of Pacific Beach. 

Although the City of San Diego has a certified LCP for the Mission Beach community, 
the subject site is located in an area where the Commission retains permit jurisdiction, 
pursuant to section 30519(b) of the California Public Resources Code. Therefore, 
Chapter 3 of the Coastal Act is the standard of review, with the City's LCP used as 
guidance. 

2. Historical Resources/Community CharacterNisual Resources. Section 123.0202 
of the City's Land Development Code is applicable to the proposed project. This section 
lays out the procedures for the process of reviewing a structure that has been 
recommended for retention as a historic structure by a member of the public, the 
Historical Resources Board (HRB) or the City itself. In order to be designated, the HRB 
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must review a research report regarding the historical structure and decide whether or not 
to designate the structure based on the report and Historical Resources Guidelines of the 
Land Development Manual. The action to designate a structure requires the affirmative 
vote by eight members of the board. In addition, the decision to designate a historical 
resource must be based on written findings describing the historical significance of the 
property. 

Historical Resources Board Findings 

Project opponents have asserted that the existing residence to be demolished is 
historically significant and, as such, should not be permitted to be demolished. However, 
on 9/22/05, the City's Historical Resources Board (HRB) reconsidered a request for "Re­
initiation of Designation Proceedings" and voted 9-3-1 not to designate the structure as a 
historical structure. This was the second time the HRB has reviewed a request to 
designate the subject structure as historic and the second time that it found that the house 
is not of historical significance. Furthermore, the HRB did not require any type of 
mitigation associated with the demolition of the structure such as saving it and relocating 
it to a different site for preservation or incorporation of any of its character-defining 
elements into any new development on the site. 

Because the structure proposed for demolition was constructed over 45 years ago, the 
pqtential of the residence being a historical resource was evaluated pursuant to the 
certified LCP, as noted above. The existing structure proposed for demolition was 
originally reviewed by the City of San Diego Historical Resources Board for historical 
designation on September 26, 2002 (ref. Exhibit No. 3). However, upon review by the 
Historical Resources Board subcommittee, the final decision was not to approve the 
historical designation of the structure. Subsequent to the hearing, the project opponent 
requested the City of San Diego conduct a "Re-initiation of Designation Proceedings" for 
the structure at the subject site. The basis for this request was that there allegedly were 
factual errors in the original historical evaluation that led to incorrect and diminished 
conclusions of historical significance; that significant new information has been 
submitted based upon research of the correct factual information; and change of 
circumstances (the partial demolition of the structure by the property owner). Based on 
the above information, the City decided to grant the project opponent reconsideration of 
the HRB's prior decision not to designate the subject structure as having historical status. 
The hearing on this reconsideration was originally scheduled for August 25, 2005, but 
was postponed to September 22, 2005. At the September 22, 2005 hearing, the Historical 
Resources Board voted 9-3-1 to not designate the property as historic. 

The criteria that were evaluated by the HRB for the subject residence include the 
following: 

Criterion A- Exemplifies or reflects special elements of the City's, a community's or 
a neighborhood's historical, archaeological, cultural, social, economic, political, 
aesthetic, engineering, landscaping or architectural development. 
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Criterion B -Is identified with persons or events significant in local, state or national 
history. 

Criterion C -Embodies distinctive characteristics of a style, type, period or method 
of construction or is a valuable example of the use of natural materials or 
craftsmanship. 

A thorough staff report dated 9/8/05 was written by the City that addressed the merits of 
the request for designation ofthe residence as historic. As was noted in the City staff 
report: 

As the 706 Manhattan Court structure was not designated by the Historical Resources 
Board in 2002, there were a number of changes made to the house in 2002 that 
impacted the original fabric of the house that were legal to do without a building 
permit if they did not change the structure and footprint of the house. These changes 
were the replacement of the original wood windows and Craftsman-style doors with 
new vinyl windows and modem flush doors. In addition, the spring of2005, per the 
owner's representative, the eaves and exposed exterior rafters were removed due to 
dry rot and termite infestation. [ ... ] This work also appears to be among those actions 
that do not require a building permit, but is subject to the Municipal Code that states 
that any substantive change to a structure 45 years of age or older is subject to review. 
No review occurred. It is appropriate to state that if the proposed changes had come 
before HRB staff prior to the work being done, that based on the Board's action in 
2002, regarding the structure, staff may have allowed them. These changes have 
substantially changed the original character of the house. 

The project opponent submitted information stating that the house should be designated 
as historic under Criterion A (referenced previously). However, the gist of the Board's 
analysis indicates that although it is contended that the house w.as a social or cultural 
center in Mission Beach between 1924 and 1945, evidence in the record indicates that it 
was not. In addition, the project opponents have indicated that there is some historical 
significance attached to the house as a result of Maggie Becker and Dr. Jock Jocoy both 
having lived in the house for a number of years. However, the HRB found that the house 
in which Maggie Becker principally resided was not the one located at 706 Manhattan 
Court (the subject site). The house at 706 Manhattan Court was actually a second retreat 
residence for her and not her primary residence. Although Dr. Jock Jocoy was a world 
famous race horse veterinarian in Del Mar and locally famous among the Old Mission 
Beach Athletic Club, he lived in the house for only four years of his 45-year career, 
which does not fulfill the requirements for Criterion B for the subject house. Numerous 
other assertions are made but all are refuted by the HRB (ref. Exhibit No. 7). 

With regard to Criterion B, the HRB found that Maggie Becker was not a historically 
significant person. Although she was a noted philanthropist and civic leader, since the 
residence was not Maggie Becker's primary residence, the City staff did not recommend 
support of the designation of 706 Manhattan Court. 

• 
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With regard to Criterion C, the City staff report indicates that the Craftsman home 
features were exemplary before the 2002-2005 modifications, especially within the 
Mission Beach community. However, as noted earlier, a historical study prepared by 
Milford Wayne Donaldson Architect on behalf of CAL TRANs in 1997 for the Mission 
Beach Boardwalk Expansion, Historic Property Survey" Report, catalogued 177 
potentially historic structures in Mission Beach~ This was part of the final certified 
Environmental Impact Report for the widening of the Mission Beach boardwalk, which 
included the specific property in question. On Page 5 .c-7 of that report, it is stated: 

... An Architectural Inventory/Evaluation (AI/E) form was prepared for the 177 
structures located adjacent to the Mission Beach Boardwalk (see Appendix D). 
Evaluation included on-site investigations to determine which structures were 
historically significant and to identify their potential eligibility for inclusion on the 
National Register. The results of the architectural survey confirmed that only the 
existing boardwalk and seawall retained sufficient integrity to be found eligible for 
inclusion in the National Register. None ofthe adjacent properties were deemed 
eligible for listing because they were either too recent, i.e., less than 50 years old, 
which included 132 of the 177 properties, or they had been so altered that they no 
longer retained sufficient architectural integrity. In addition, none of these properties 
were found to be directly associated with important persons or events that have 
shaped the history of Mission Beach or the larger San Diego region. 

As stated in the report, only nine of the 177 structures noted above were Craftsman style. 
The opponents state that the subject house is an Airplane Bungalow, a subtype ofthe 
Craftsman style of architecture. The City found that this home or style was not rare 
because, of the nine Craftsman style homes in Mission Beach, three are Airplane 
Bungalows, so it is not the only remaining house in the community of this architecture. 
In any case, so many changes have occurred to the home since 2002 that it is no longer 
architecturally significant. These include roof modifications in 2005, which eliminated 
the rafters, braces, and broad overhangs, with the exception of the east elevation. As a 
result, an important character-giving element of the original structure has been lost at 
three of the four elevations. Furthermore, the majority of the original wood framed 
windows, (double hung with fixed pane windows and multi-paned transoms, some with 
wood casements) were replaced by vinyl-framed windows in 2002. There are a number 
of other changes that have occurred also as enumerated in the report. 

As further explained, although the home once had exemplary Craftsman features which 
included " .. .low-pitched gable roofs with wide eave overhangs, redwood shying and 
board and batten siding; decorative exposed rafter tails; elaborately carved fascias along 
the faces of the gables decorative notched beams at the gable-peaks; and wood framed 
double hung windows and multi-pane transoms over fixed pane windows ... ", many of 
these character-defining elements such as the roof overhang, the rafters, the windows and 
the doors are either changed or gone. As such, the HRB could not find the structure to be 
historic under Criterion C. 



Coastal Act Consistency 

a. Community Character. 

6-05-24 
Page 10 

Section 30251 of the Coastal Act is applicable to the proposed development and states, in 
part: 

The scenic and visual qualities of coastal areas shall be considered and protected as a 
resource of public importance. Permitted development shall be sited and designed to 
protect views to and along the ocean and scenic coastal areas, to minimize the · 
alteration of natural land forms, to be visually compatible with the character of 
surrounding areas, and, where feasible, to restore and enhance visual quality in 
visually degraded areas. 

The above-cited. Coastal Act policy is intended to preserve the community character of 
the area, which generally includes retention and preservation of its historical resources. 
Retention of historical structures preserves the community character and its heritage as 
valuable resources for the community to enjoy, an important goal of the certified 
community plan as well as the regulations of the City's Land Development Code. 

As noted in the previous section, numerous studies and reports have been completed 
detailing the history of the existing residence proposed for removal herein and the people 
who have resided in it over the years. While the reports' conclusions vary, all seem to 
agree that the home proposed for removal is considered a "Craftsman Style" of 
architecture, of which there are at least eight (8) other examples in the Mission Beach 
community. Additionally, in the review of the project by the City's Historical Resource 
Board, it was found that numerous elements of the Craftsman style residence had already 
been altered including windows, doors and the eaves and roof overhang. As such, too 
many elements had been altered to render it 'worthy of consideration for retention as a 
historical structure under Criterion C. The Commission has over the years reviewed 
numerous projects in the Mission Beach community and notes that the residences in the 
area vary widely in architectural style and appearance. Mission Beach is also 
experiencing redevelopment of older residences with newer buildings as are numerous 
other communities in the city. While it is important to preserve community character, in 
this particular case, the residence to be demolished is not a historical structure nor has it 
been identified to hold any historical significance to the surrounding community. 
Furthermore, no mitigation was required by the City for its removal (i.e., incorporation of 
character-defining elements of structure into any new development on the site, etc.). The 
Commission agrees and finds, in part for that reason, that the structure is not essential to 
the preservation of the community character. Therefore, the Commission finds that its 
removal will not alter or impact the character of the Mission Beach community in 
violation of Section 30251 of the Coastal Act. Likewise, the newly proposed two-unit 
residential structure for the subject site is also found compatible in character with the 
surrounding area, consistent with Section 30251 of the Coastal Act. 
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Even though the structure was not found to be historic, given that some members of the 
community attach a significance to the existing home and some of its previous residents, 
the applicant proposes to do two things: First, they have proposed to install a plaque on 
the site which will commemorate the two individuals and give a briefhistory of who they 
were and when they lived there, etc. These two individuals were part of the local historic 
fabric of the Mission Beach community and a plaque in their honor would serve to 
further memorialize some of the local history of the site and era. Second the applicants 
have proposed to complete an Historic American Buildings Survey (HABS) and present 
it to the local historical society. Special Condition Nos. 2 & 3 memorialize the 
applicant's proposal and require that the plaque and survey be completed prior to 
occupancy of the new residential units. 

In summary, while the architecture of the existing home is "Craftsman" style, it is not the 
only residence of this kind as there are other homes in the Mission Beach community that 
are of the same architecture. In addition, although the former residents of the home were 
well known in the community and oflocal interest, they were not identified to be 
historically significant persons. Furthermore, the City's Historical Resource Board has 
determined, and the Commission concurs, that the residential structures proposed to be 
removed are not of historical significance to the Mission Beach community. As such, 
their demolition will not result in adverse impacts to the community character of Mission 
Beach. As conditioned, the project is found consistent with the certified LCP and the 
Chapter 3 policies of the Coastal Act. 

b. Public Views. 

Section 132.0403 of the City's certified Land Development Code states the following: 

[ ... ] 

(a) If there is an existing or potential public view between the ocean and the 
first public roadway, but the site is not designated in a land use plan as a 
view to be protected, it is intended that views to the ocean shall be 
preserved, enhanced or restored by deed restricting required side yard 
setback areas to cumulatively form functional view corridors and 
preventing a walled off effect from authorized development. 

[ ... ] 

(e) Open fencing and landscaping may be permitted within the view 
corridors and visual accessways, provided such improvements do not 
significantly obstruct public views of the ocean. Landscaping shall be 
planted and maintained to preserve public views. 

In addition, the City's certified implementation plan defines open fencing as "a fence 
designed to permit public views that has at least 7 5 percent of its surface area open to 
light." The proposed development is located between the first coastal road and sea. · 
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Section 103.0526.13 Mission Beach PDQ also contains the following requirement: 

... Landscaping located within the required yards for Courts and Places shall 
protect pedestrian view corridors by emphasizing tall trees with canopy areas 
and ground cover. Landscaping materials shall not encroach or overhang into 
the Courts and Places rights-of-way below the height of 10 feet above the right­
of-way. (p.1 0) 

The certified Mission Beach Precise Plan and Local Coastal Program Addendum also 
states: 

Views to and along the shoreline from Public areas shall be protected from 
blockage by development and or vegetation. (p.l4) 

In the Mission Beach community, the public rights-of-way of the various courts and 
places, which are generally east/west running streets, comprise the community's public 
view corridors. The project site is located immediately adjacent to the public boardwalk 
(Ocean Front Walk) and Manhattan Court (to the south). As proposed, there are several 
landscape elements including trees and shrubs and accessory improvements in the south 
side yard (15ft. deep) adjacent to Manhattan Court. These improvements include a 3ft. 
high raised planter, concrete patio, fences, fountains, and a guest parking space. The tree 
elements proposed include evergreen accent trees such as Rhus Lancea, Olive Tree or 
Bronze Loquat which will reach heights of 10-15 ft. high at maturity and smaller textured 
evergreen trees or shrubs such as New Zealand or Australian Tea trees or Cassia that will 
reach heights of 6-8 ft. at maturity. ·All of the proposed trees have large canopies that at 
maturity will obstruct the public view of the ocean toward the ocean from Manhattan 
Court. 

As noted above, both the Coastal Act and the certified LCP (which is used for guidance) 
require that public views to and along the shoreline be protected. As such, it is important, 
in this particular case, to maintain and enhance views to the ocean from Manhattan Court. 
The applicant has included several landscape elements and has provided samples of other 
projects along the boardwalk where there is substantial landscaping in the yard areas. 
However, several of these examples of other projects either pre-date the Coastal Act or 
do not appear to be consistent with the certified LCP. The applicant indicated he used the 
above section of the Mission Beach PDQ for guidance. However, the large canopy-type 
trees proposed do not appear to be consistent with the language of the PDO or certified 
LCP as they would block public views of the ocean from the public right-of-way of 
Manhattan Court while looking west. 

The Commission has approved numerous projects in Mission Beach through the years 
and the typical development pattern includes landscaping consisting oflow-level 
vegetation with a combination ofhardscape elements. It is relatively uncommon to see a 
substantial amount oflandscaping on a site adjacent to the public boardwalk where the 
intensity of development is rather high and also where development is often designed to 

.. 
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maximize views of the ocean for the intended occupants of the proposed residential 
structures, as well. However, in this particular project, substantial landscaping is being 
proposed within the required side yard, adjacent to a designated view corridor which will 
impede public views toward the ocean. While walking along Manhattan Court in a 
westerly direction or while driving or walking along Strand way (the first public road), 
any proposed landscaping in the south side yard next to Manhattan Court would obscure 
ocean views in this location, inconsistent with the policies of the Coastal Act and the 
certified LCP (used as guidance). 

While the Commission understands that landscaping is an important and essential 
element in most development proposals, in terms of visually enhancing the area and to 
avoiding a "sea of concrete", it should be permitted in a manner so as protect, and not to 
impede public views of the ocean. For the subject development, that is not the case; the 
proposed landscape elements will result in obstruction of views from Manhattan Court to 
the ocean. For this reason, the proposed development cannot be found consistent with the 
visual resource and public view protection policies of the Coastal Act. Special Condition 
No.3 requires that the applicant submit revised landscape plans that require all proposed 
landscaping and improvements (planters, etc) in the south yard area shall be maintained 
at a height of three feet or lower to preserve views from Manhattan Court toward the 
ocean. The condition also allows tall trees with thin trunks such as palm trees, provided 
they do not block public views toward the ocean. 

As noted earlier, two garages are proposed with the proposed new development to 
accommodate a total of four vehicles. In addition, an open parking space is proposed 
adjacent to the side yard (near Strand way and Manhattan Court). Given that the LCP 
calls for protection of potential public views, and in particular, that the side yards remain 
free of obstructions, this raises a concern in that there is the potential that the "open" 
parking space could be converted to an enclosed parking structure (i.e., garage) in the 
future which could block views to the ocean. Through, Special Condition No.3, it can be 
assured that any improvements proposed in the south side yard will not impede public 
views toward the ocean. In addition, an advisory condition (Special Condition No.6) 
also puts the applicant on notice that no enclosure of the proposed open parking space in 
the south side yard will be permitted, consistent with Section 30251 of the Coastal Act 
and the certified LCP. Special Condition No.7 requires the permit and findings be 
recorded to assure future property owners are aware of the permit conditions. 

Section 103.0526.4 of the certified Mission Beach PDQ requires that there be a seven­
foot setback for the first story. In this case, the ground floor of the structure is set back 
approximately 7 feet and 12 feet respectively; and the upper floors have been designed to 
be terraced back further at each level. Specifically, the second floor is proposed to be set 
back approximately 16 feet from the western property line and the third floor is proposed 
to be set back approximately six feet further or 24ft. from the western property line 
which will further enhance public views along the public boardwalk. Thus, the proposed 
development is consistent with all building setback requirements. 
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Therefore, in summary, as proposed, the subject development, specifically the proposed 
landscape features, will result in public view blockage from adjacent view corridors. As 
conditioned to reduce landscape features to no more than three feet in height (or very tall 
trees with thin trunks such as some palm trees), the proposed development will not have 
an adverse impact on views to and along the shoreline. Furthermore, the Commission 
fmds the proposed development, as conditioned, consistent with the visual resource 
protection policies of the Coastal Act. 

3. Public Access/Recreation. Coastal Act sections 30210, 30211 and 30212(a) are 
applicable to the project and state the following: 

Section 30210 

In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent with public 
safety needs and the need to protect public rights, rights of private property owners, 
and natural resource areas from overuse. 

Section 30212(a) 

(a) Public access from the nearest public roadway to the shoreline and along the 
coast shall be provided in new development projects except where: :, 

(1) it is inconsistent with public safety, military securitY needs, or the 
protection of fragile coastal resources, 

(2) adequate access exists nearby, or,[ ... ] 

Section 30211 

Development shall not interfere with the public's right of access to the sea where 
acquired through use orlegislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

In addition, Section 30252 of the Act is also applicable to the proposed development and 
states the following: 

The location and amount of new development should maintain and enhance public 
access to the coast by ... (4) providing adequate parking facilities or providing 
substitute means of serving the development with public transportation .... 

The project site is located adjacent to the public beach and boardwalk. The boardwalk is 
a heavily-used recreational facility frequented by pedestrians, bicyclists, skaters, 
skateboarders, runners, and persons in wheelchairs. The walkway is accessible from the 
east/west courts and streets off of Mission Boulevard, and provides access to the sandy 

.. . 
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beach at stairways located at various points along the seawall. Access to the beach can 
be gained nearest the project site at the end ofManhattan Court adjacent to the project 
site to the south. Thus, adequate access exists very nearby, for purposes of Coastal Act 
Section 30212. With regard to Section 30210, the proposed project will not impair any 
existing public access. 

In addition, four on-site parking spaces are proposed to serve the new development. 
The existing structure is located at the northeast comer of Manhattan Court and Ocean 
Front Walk (the public boardwalk) in the Mission Beach community of the City of San 
Diego. The Ocean Front Walk boardwalk was originally constructed in 1928, and runs 
along the western side of Mission Beach from the South Mission Beach Jetty north 
approximately 2.36 miles to Thomas Avenue in the community ofPacific Beach. 

The project site is located in an area where the public boardwalk has already been 
widened. The proposed development meets all required building setbacks and no 
encroachments into the public right-of-way are proposed. However, to address potential 
concerns with regard to construction activities on public access on this oceanfront · 
property and given its proximity to the public boardwalk, the project is conditioned such 
that construction work not occur between Memorial Day weekend and Labor Day. In 
addition, the project is also conditioned to require that the proposed plaque to be installed 
on the site by that applicant does not interfere with public access adjacent to the public 
boardwalk. As conditioned, it can be assured that the proposed development does not 
interfere with public access opportunities and is consistent with the public access and 

. recreation policies of the Coastal Act. 

4. Unpermitted Development. Development has occurred on the subject site without 
a permit, including, but not limited to, replacement of doors and windows and the 
removal of the existing roof overhang. However, upon review by the Commission, it has 
been determined that while this work is considered development under the Coastal Act, it 
is exempt from coastal development permit review. 

5. Local Coastal Planning. The subject property is located within the Residential 
South (R-S) zone of the Mission Beach Planned District. The subject site is located in an 
area of original jurisdiction, where the Commission retains permanent permit authority. 
The subject permit will result in the construction of a new two-unit residential structure, 
consistent with the permitted density for this community. As conditioned, the project is 
consistent with all applicable Chapter 3 policies of the Coastal Act. Therefore, the 
Commission finds that approval of the proposed development will not prejudice the 
ability of the City of San Diego to continue to implement its certified LCP for the 
Mission Beach community. 

6. Consistency with the California Environmental Quality Act CCEQA). 
Section 13096 of the Commission's Code ofRegulations requires Commission approval 
of Coastal Development Permits to be supported by a finding showing the permit, as 
conditioned, to be consistent with any applicable requirements of the California 
Environmental Quality Act (CEQA). Section 21080.5(d)(2)(A) ofCEQA prohibits a 
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proposed development from being approved ifthere are feasible alternatives or feasible 
mitigation measures available which would substantially lessen any significant adverse 
effect which the activity may have on the environment. 

The proposed project has been conditioned in order to be found consistent with the 
community character, visual resource and public access policies of the Coastal Act. 
Mitigation measures, include conditions addressing final plans for the plaque that do not 
obstruct views to the ocean or public access on the public boardwalk and revised 
landscape plans such that only low-level planti:qg and other vegetation that does not 
impede public views to the ocean is planted in the south side yard adjacent to Manhattan 
Court and timing of construction to avoid impacts to public access during the summer 
months. As conditioned, there are no feasible alternatives or feasible mitigation measures 
available which would substantially lessen any significant adverse impact which the 
activity may have on the environment. Therefore, the Commission finds that the 
proposed project is the least environmentally-damaging feasible alternative and is 
consistent with the requirements of the Coastal Act to conform to CEQA. 

STANDARD CONDITIONS: 

1. Notice of Receipt and Acknowledgment. The permit is not valid and development 
shall not commence until a copy of the permit, signed by the permittee or authorized 
agent, acknowledging receipt of the permit and acceptance of the terms and 
conditions, is returned to the Commission office. . 

2. Expiration. If development has not commenced, the permit will expire two years 
from the date on which the Commission voted on the application. Development 
shall be pursued in a diligent manner and completed in a reasonable period of time. 
Application for extension of the permit must be made prior to the expiration date. 

3. Interpretation. Any questions of intent or interpretation of any condition will be 
resolved by the Executive Director or the Commission. 

4. Assignment. The permit may be assigned to any qualified person, provided assignee 
files with the Commission an affidavit accepting all terms and conditions of the 
permit. 

5. Terms and Conditions Run with the Land. These terms and conditions shall be 
perpetual, and it is the intention of the Commission and the permittee to bind all 
future owners and possessors of the subject property to the terms and conditions. 

(G:\San Diego\Reports\2005\6-05-024 Reffstfrpt IO.OS.doc) 



I 
l) ::l::l 
~ _lj 
w 

~1 fil 
I 

0..: 

~ "' 
o1 

1 
80 

SHT .. 2 ~ 
<l" EL 

"l 
(\J 

ao 

-~-;__..;··' 
ot 

-'" .... - 0:! '<:t 
ll.. Ill 

I 

l) I" 

IJ.. oi,... 

u )-' {\l"' 

<{ 
C/)1 ~ 

0... I I>) 

1 0 

"" I 
Z! 
<tl 
LL.I 
Ul 
01 

15 

BEACH 

I JJ.2.6' ·I 
CARMEL 

36.26 

zo )4 bO 

>V 67"UJ 

~ 0. 

" 
Q 

"' a A 
" "' ~ 0 '-

"i 

-l 
Q 

Q 
'I) 

z 
0 

Cfl 
en 
~ 

BO 

\ 
' · .. 
' 

~RJN£~ POINT 

\ 

\ 
' 
\ 
\ 
\ 
I 

131.21 
N 

• ~. 

0 '>:l; 
0 
~ 

31 .0'2 I 

...-. 7• 

J 3.6.:.. 

32·)0 

"' 

\(f; 

t 
N 

SITE 

EXHIBIT NO. 1 
APPLICATION NO. 

6-05-24 
Location Map 

~California Coastal Commission 



'" .. .. 

.. 

;·i' ;;··.\r·. ,r. '.1. 
-~!I< I"· ' .. ! i ., 

\ 

i-.'.Y }l'.J,OCi\ l:Al.J-

~ ) ' .l ,_ !.~- ' ; ' . : . 
,.·· . ! -~ _;\~ 

····-·-·j 

'/,;_!! ;,.> __ :; 

'4: 
! ; ' ;_ : I :I~ j•: 

[: 
:·t"':l 

::):··;,· .;,' 

··-! . --..,.-· ,, ·•, 

c~·l 

0~~ 
-r. 

d 
CQ 
:-r-• ::-., 
'-. ... ) 

WALL - 14.25' 
GUARDRAIL - 17.25' 

WALL - 20.25' ·-·V\ 

i ~ 
! 

rfUr.J.') FX.\'(.'A' 

---~-· ·~;i,:~; f·c:--:z:.'C~e>oa-:;~~~:.::,_.-;1~,C., .:·~·-·'···· :• -··~·,cc: .•. --·--A ._,.c.;.,.I-·~.::.::c,_.",·c~--+··-=f---'=':;. . .. - ··'"'' 

?).:;:·,· ,.._; 

_..:._ 

.l\j --..-.zso . i'il--: 

)·i ~,I I ':\F ~ ii' q .. _ 

sHe olan ·· 

.'!.>_;-

,. 
r 

.. ;n .... : ""-'-~ 

. '-~ [.' 

i . ~-· ,1 
I 

!.c: 

2rJo· 

(. ~)i .. _ 

'•i :~ 

10'-0' 

Bll:K -UP .OI~EHSION 

; 
:).,·: 

~.-iL'_[: il_. ·. 

J:' 

•jC 
. ~ 

i /': 

! ::~·:. 

. ! 
'··.! 

!:'!' 
it; .. ·· 

• ! ; , · !: I ! .: : 1-~ 

PLAN TRUE 
NORTII NORTH 

~ ~ 

NIO z 
0 z...,. c 
z ON ro 

- I Q_ 
1- ~LO Q) 
CD oo 

- I 
:t= 

I _,co (f) 

>< []_ 

w []_ 
<( 

i 
r:··· i'/-;';:'/'1.'·"• ,In,\ 

{ ''"')\; .': 
I 
i 

1::, ~r 1 ;·'t.J: ;'/'/..'! 

c 
0 ·u; 
"' E 
E 
0 
0 

19 
"' ro 
0 
0 
ro .E 
~ 
ro 

~ 



EXHIBIT NO. 3 
APPLICATION NO. 

6-05-24 
Information from 

Opponents to 
Proposed Project 

(102 pages) 
{it: California Coastal Commission 



Gary D. Aronson 
Tel.: 1-858-488-1288 
Cellular: 1-775-772-7782 
E-mail: G3ronson:CZ:aol.com 
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706 Manhattan Court Mission Beach San Diego 
Please Vote NO on Permit Number: 6-05-024 

Historically Important Example of: 
Ameci:an Arts and Crafts Movement c 1895-1925 

1) ·craftsman .. Architecture 
2) Airplane Bungalow Style 

3) Centra~ Element of proposed ·MiSSIOn Beach Historic District· 

706 Manhattan Court, Mission Beach San Diego 

Architectural features of the 
Classic Airplane Bungalow 

include 
-Overhanging eaves reminiscent of airplane wings 

-sleeping porch upstairs 
-large wrap-around front porch 

Historical and architectural importance Is documented in 
attached exhibits. Preservation supported by the City of San 
Diego Historical Resources Board Staff Recommendation and 

San Diego Save Our Heritage Organization (SOHO) 

706 Manhattan Court Mission Beach San Diego 
Please Vote NO on Permit Number: 6-05-024 

The term "arts and cra~s" was coined in Eng'.and in the late 
nineteenth century and used to describe a growing movement 

des1gned to revive the decorative arts ... the Arts and Crafts 
Movement had at its core the idea of handmade objects that were 

both· beautiful and useful in everyday life The Arts and Ccafts 
Movement proved to be enormously influential. popular and long­

lasting. spreading widely on both s1des of the At'. antic 

The SVClfj!y of Arts and Crafts 
h~p · Wl'.'t. soc:~ttof;:ra''S cr:;; 2~ou~ asp 

This classic airplane bungalow-so called because the wide 
sweep of the front roofiine with the second-floor popping up 

behind reminded 1920s commentators of a period airplane-
embraces the best of Arts & Crafts architecture. 

~ ·-·~-:'11>::- ..... _ 

b'~l~~i!l 
706 Manhattan Court, Mission Beach San Diego 

1 
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Airplane Bungalows were a very important historical reflection of 
the tenor of the times-the Roaring 20s-when the idea of airplanes 

was sweeping the nation and airlines were just getting started. 
This house was built in 1924 and evoked San Diego's early 

leadership in the history of aviation. 

5 of these 7 Historic Houses still 
look much as they did 60 years ago 

~~ 
lt~l!c'J. 

708 Liverpool Ct 

Campbell House Ocean Front Walk 

Should this two-block oceanfront stretch be designated 
the "Mission Beach Historic District"? 

1903. Wnght Brother's f~rst flight 
1910 North Island (SO County) became the birthplace of U.S Naval av1ation 

1917 the Naval Air Station, North Island. was established. 
San Diego was an Important manufacturing center for airplanes. 

1927 just three years after this house was buill. Ryan Airlines Corp of San 
Diego built the famous Spirit of St. Louis plane. 

whiCh Charles lindbergh fiew across the Atlantic. 
Airplane bungalows such as thiS one helped people to feel that they were a part 

of the tremendous exc1tement of the times as ordinary people conquered the 
air, for the first time in human history. 

706 Manhattan Court. Mission Beach San Diego 

Central Element of proposed 
"Mission Beach Historic District" 

706 Manhattan Court, Mission Beach San Diego 

2 



The house was built in 1924, about the same time 
as the nearby historic Belmont Giant Dipper 

Roller Coaster (opened July 4, 1925) 

Mission Beach San Diego 

The house was built in 1924, nearly a decade 
before the next-door historic 

Campbell House (Spanish revival style, 1933) 

Mission Beach San Diego 

Bibliography 

1920-1935- H1story- Av1aMn Resource Center 
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http://historv1900s.about.com/library/prm/b!peop\eplanes3.htm 

The Columbia Encyclopedia, Sixth Edition. 2001. 
http:l!www bartleby.comf65far/artsNcra.html 

http·flwww .ha r~enhome .comlpla n 1 deta ildesc.html 
The Colorado Arts & Crafts Society 

httn:flv..........,.. coloarts...crafts.orglmission.htm 

The Columbia Encyclopedia, Sixth Edition. 2001. Morris, William 
http·/!ll't\WI.bartleby.coml651mo1Morris-Wm.html 

http·/!vNtw.wavehouseathleticclub.com'Mission Beach P!unge.'Missio 
n Beach Plunc;e Historv.htm 

ht+p:lfvMw.giantdippN.comlhistory.html 

The house was built in 1924, about the same time 
as the nearby historic Mission Beach Plunge 

Swimming Pool (opened May, 1925) 
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Mission Beach San Diego 

From the cliffs of Bird Rock, La Jolla, all the way 
south to the Southern tip of Mission Beach, a 
span of -3.5 Miles, THIS IS THE VERY LAST 

REMAINING BEACH HOUSE OF ITS AGE AND 
HISTORICAL STYLE. PLEASE SAVE THIS 

UNIQUE PIECE OF HISTORY! 

Mission Beach San Diego 

List of Attached Exhibits 
Historical and current photographs of 706 Manhattan 
Court and surroundmg area. 

2. Staff Recommendation from the City of San Diego 
Historical Resources Board Staff. recommending that 
the house at 706 Manhattan Court be designated an 
Historical Resource. July 11, 2002 

3. Letter in support of preservation of the House at 706 
Manhattan Court (formerly known as the "Turquoise 
House") from Warren W. Harmon. Professor of 
Geography. Emeritus. Grossmont College. September 
24. 2002 

4 H:storical Assessment of the house at 706 r.~anhattan 
Court San Dteco. CA 92109. Prepared by Scott K. 
f,1oom]ian and Kathleen Cravlford M A .. June 2002 
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List of Attached Exhibits 

1. Historical and current photographs of 706 Manhattan 
Court and surrounding area. 

2. Staff Recommendation from the City of San Diego 
Historical Resources Board Staff, recommending that 
the house at 706 Manhattan Court be designated an 
Historical Resource, July 11, 2002 

3. Letter in support of preservation of the House at 706 
t!Janhattan Court (formerly known as the "Turquoise 
House") from Warren W. Harmon, Professor of 
Geography, Emeritus, Grossmont College, September 

24, 2002 
4. Historical Assessment of the house at 706 Manhattan 

Court, San Diego, CA 92109, Prepared by: Scott K. 
~Jloomjian and l<athleen Crawford, M.A., June 2002 
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THE CITY OF SAN DIEGO 

Historical Resources Board 

DATE ISSUED: 

ATTENTION: 

SUBJECT: 

APPLICANT: 

LOCATION: 

DESCRIPTION: 

July 11, 2002 

Historical Resources Board 
Agenda of July 25, 2002 

·ITEM # 8 - Turquoise House 

REPORT NO. P-02-118 

Marie Burke Lia on behalf of interested third party Gary Aronson 

706 Manhattan Court, Mission Beach Community, Council District 2 

Consider the designation of the Turquoise House as a Historical Resource 
Site 

STAFF RECOM!\1ENDATION 

Designate based on HRB CRITERIA A (Community Development) and C (Architecture). 

BACKGROUJ\TD 

This item is being brought before the Historical Resources Board by the office of Marie Burke 
Lia on behalf of an interested third pm1y to have the site designated as a historical landmark. The 
record owner of the site was mailed an early courtesy notice about the request, as well as a notice 
of the designation hearing. A representative of the record owner, Miyo Reff, verbally requested a 
continuance and will be following up with a written request. Staff has discussed the benefits of 
designation with the owner's representative. If designated by the HRB, the owner has the right to 
appeal the designation to the City Council. 

A historical report has been prepared by the office of Marie Burke Lia assessing the site's 
historical significance. According to water and sewer records for the property, the home was 
built in 1924 b Becker. The hous~~~ a C~aftsman bungalow, and was initially a summer 

Planning Department 
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beach cottage and later a rental property. Beginning in 1942, the home was owner-occupied. 
From 1947 to 2002, the Hays family resided in the home. Hazel Alice Hays, who lived in the 
house during this time and was responsible for painting the house turquoise many years ago, 
recently passed away at the age of 102. Because of its bright color, the house has been known 
historically in Mission Beach as the "Turquoise House". In fact, the house exhibits at least two 
layers of turquoise paint in different shades. 

The house is one and one half stories with shingle siding and board and batten over wood frame 
construction. The house rests on a wood foundation. It is the only large Craftsman house of its 
type and era remaining in Mission Beach. An originally detached garage structure is now 
attached to the home at the rear of the site off the alley, Strandway. The front of the site faces the 
Pacific Ocean across Ocean Front Walk. The home is in fair to poor condition. 

ANALYSIS 

The applicant's report suggests that the prope11y is significant under HRB CRITERIA A 
(Community Development) and C (Architecture). HRB staff concurs and is recommending 
designation based on both criteria as follows: 

CRITERION A- Exemplifies or reflects special clements of the City's, a commzmity's or a 
neighborhood's historical, archaeological, cultural, social, economic, political, aesthetic, 
engineering, landscaping or architectural de\·elopment. 

The home is located in Mission Beach, which was one of the last beach communities developed 
in San Diego. The Bay Shore Railroad Company syndicate, including John D. Spreckels and 
George L. Barney, was formed in 1914 and extended the railway line to Mission Beach from 
Point Lorna in 1916. Also in 1914, Spreckels and Barney recorded the Mission Beach 
subdivision map, which contained provisions for minimum house construction costs to ensure 
quality craftsmanship. Areas of the map were designated for homes, commercial areas, a 
recreational area, and an initial "tent city" similar to what Spreckels had done on Coronado. 
Subsequently, San Diego's new health laws in 1922 brought an end to the "tent city" in Mission 
Beach. Land sales and development in Mission Beach during the 1920s and 1930s occurred in 
two ways: sales of lots for speculation homes, and sales of lots to individual owners who would 
contract with a builder to construct a home. Due to the combination of these types of sales, 
development in Mission Beach occurred in a "checkerboard" pattern during the 1920s and 1930s. 

The subject property was an example of the latter method. The Mission Beach Company had 
purchased the site in July 1923. Only seven months later, in February 1924, Maggie Becker 
purchased the lot from the Company. Unlike other purchasers who waited for several years to 
develop their lots, Ms. Becker had a horne built almost immediately. The water service and 
sewer connection records indicate that the home was completed in 1924. As such, the horne was 
constructed very early in the advent of the development of Mission Beach. The nature of the land 
sale and the construction of the horne are representative of the pattern of development in Mission 
Beach during this period. The house is the only large remaining Craftsman of its type and era in 
Mission Beach. Therefore, staff is recommending that the horne be designated under HRB 
CRITERIO::--\ A (Community Development). 
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CRITERION C - Embodies distinctive characteristics of a style, type, period or method of 
construction or is a valuable example of the use of natural materials or craftsmanship. 

Maggie Becker retained a builder to construct the home in 1924. The features of this Craftsman 
home are exemplary, especially within the Mission Beach community. A historical study 
prepared by Milford Wayne Donaldson Architect on behalf of Caltrans in 1997, the Mission 
Beach Boardwalk Expansion, Historic Property Survey Report, catalogued the presence of 177 
potentially historic structures in Mission Beach, only nine of which are Craftsman. Of those nine, 
the subject home better exemplifies Craftsman architecture during the 1920s. The Survey 
inaccurately assessed the home's construction date as 1927, likely based on the fact that the home 
did not appear in the City Directories until that year. Another article on the Turquoise House by 
Amy Lehman indicated the construction date was 1923. The applicant's historical report 
provides copies of the City water and sewer records, which correctly indicate a 1924 
construction date. 

The home is one and one half stories with a mul.ti-level gable roof surfaced with tarpaper and 
gravel/rock. The roofs have wide eave overhangs and decorative rafter tails. The fascias on the 
faces of the gables are carved in curvilinear forms that evoke an Eastern flair. Square, notched, 
wood braces support the peak sections the gables. The first floor's exterior walls are sheathed in 
board and batten and the second floor's walls in redwood shingles. The house rests on a wood 
foundation. Fenestration consists primarily of wood framed, double hung windows, fixed pane 
windows with multi-paned transoms above, and some casements. A focal bay window is located 
on the west elevation. The main entrance occurs on the south elevation. The main door is wood 
with a 12-lite window in the upper half. An enclosed porch was located on the south elevation in 
1997, but has been removed and appears not to have been original since it does not appear on 
early Sanborn Maps. The second floor of the south elevation also features unusually divided 
\Vindow sections that are unique compared to the rest of the home's windows. The garage 
structure windows are wood framed double hung, and appear to be original based on 1940s era 
photographs. The fac;ade of the garage structure facing the alley has been altered over the years 
and the structure no longer functions as a garage. 

The home exhibits exemplary Craftsman features including low-pitched gable roofs with wide 
eave overhangs; redwood shingle and board and batten siding; decorative exposed rafter tails; 
elaborately carved fascias along the faces of the gables; decorative notched beams at the gable 
peaks~ and wood framed double hung windows and multi-pane transoms over fixed pane 
windows. 

Some areas of the home have features missing, including gable and fascia sections and a 
window. An awning that used to shade the west elevation has been removed, leaving a section of 
unpainted board and batten above the two window systems on the west elevation. Although the 
awning may have been added after the home's construction, it was installed prior to the house 
being painted turquoise. The applicant's report indicates that a projection at the upper northern 
elevation was reduced in width, although there is no evidence when this was done. Based on a 
review of the Sanborn Maps, the 1945 historical photograph which does not show an extension 
of the projection at the upper north elevation, and staff's field check observations of the upper 
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floor windows and alignment of the projection directly over a small window, staff's position is 
that no changes were made to the element at the upper level on the north elevation. If the small 
projection had originally extended to the east, it would have interrupted the existing windows. As 
mentioned previously, staff also feels that the previously enclosed sunroom on the south 
elevation was not an original feature. Therefore, the original form, features and most of the 
materials are still extant. The home retains its unique Craftsman architectural character, and is 
the only remaining large Craftsman house of its type and era in Mission Beach. Therefore, staff 
is able to recommend designation of the home under HRB CRITERION C (Architecture). 

CONCLUSION 

Based on the information submitted and staffs own field check, it is recommended that the site 
be designated under HRB CRITERIA A (Community Development) and C (Architecture). The 
name of the site would be the "Turquoise House" in accordance with the Historical Site Naming 
Policy. Designation brings with it the responsibility of maintaining the building in accordance 
with US Secretary of Interior Standards. The benefits of designation include the following: 
availability of,the Mills Act Program for reduced property tax, the usc of the more flexible 
Historical Building Code, flexibility in the application of other regulatory requirements, the use 
of the Historical Conditional Use Permit which allows flexibility of use, and other programs 
which vary depending on the specific site conditions and owner objectives. 

TD/bh 

Attachment: Ap-plicant's Historical Rep011 under sep:1rate cover 
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I. INTRODUCTION 

HISTORICAL ASSESSMENT 
OF THE A1A GGIE BECKER/HAZEL ALICE HAYS 

"TURQUOISE HOUSE" 
706 A1ANHATTAN COURT 

SAN DIEGO, CALIFORNIA 92109 

This historical assessment was prepared at the request of Mr. Gary Aronson in order to 
determine the potential historicity and architectural significance of the "Turquoise House," a one 
and one-half story single-family residence located at 706 Manhattan Court Street in the San Diego 
community of Mission Beach, California. The building is located on Lot D, Block 141, according 
to the Pooles Map of San Diego, Assessors Parcel Number 423-618-04. The property is currently 
owned by The Reff Family Trust. 

Historical research indicates that the Mission Beach Company acquired the property on 
which the Turquoise House is located in July 1923. Seven months later, in February 1924, the 
Company sold the property to Maggie I. Becker who appears to have had the residence 
constructed. The identity of the architect and/or building contractor could not be ascertained. 
During the 1920s through the late 1940s, the property served as a beach cottage property which 
was rented to a number of different individuals. In1947, the property was acquired by Harry Hays, 
and his wife, Hazel Hays. Until the death of Hazel Hays in January 2002, the property was 
occupied by the Hays family, particularly Mrs. Hays, for over 50 years. 

The Turquoise House qualifies for the National Register of Historic Places due to its 
architectural significance. The Turquoise House is today considered a prime example of Craftsman 
architecture, particularly within the Mission Beach community in which it is located. In its current 
form, despite the loss of some original architectural features including a portion of the upper 
northern elevation and the sun room along the south\\·est elevation, the residence nonetheless has 
retained a number of unusual, innovative, and extraordinary design characteristics which are 
considered significant. 

The Craftsman style incorporates such elements as: asymmetrical facades; partial or full­
width porches; low-pitched gabled roof with wide, unenclosed eave overhang; roof rafters usually 
exposed; decorative beams or braces under gables; transomed window lines of three or more 
windows; oriental roofline elements; extended or elaborated rafter ends; multi-pane sash over sash 
with one large glass pane; and wood shingle or board and batten siding. The design of the 
Turquoise House incorporates all these elements into the overall plan for the building and does 
it in an exemplary way. The roof details, including the decorative rafter tails, wood shingles and 
board and batten siding walls, in addition to an asynu11etrical facade, and window treatments, are 
classic Craftsman elements which convey a sense of elegance to the overall design. While many 
Craftsman style buildings include these elements, the Turquoise House integrates these design 
elements in a superior way. The design of the house and the combination of elements has created 
an outstanding example ofthe Craftsman design aesthetic. The absence of some original features, 
including, but not limited to a portion of the upper north elevation and the sun room along the 



southwest elevation, in no way affects the architectural significance of the overall design. Even 
\Vithout these elements, the building still effectuates a classic example and successful integration 
of classic Craftsman design concepts. 

In addition, the Turquoise House qualifies for the San Diego Historical Resources Board 
Register due to its architectural significance as an excellent Craftsman example, but also for its 
importance in terms of Mission Beach community development in two ways. First, the purchase of 
the Mission Beach property by Maggie Becker was characteristic of real estate sales transacted 
through the Mission Beach Company during the early 1920s. These types of direct sales to home 
buyers, who independently contracted with skilled contractors and carpenters to erect handsome 
cottages, was a typical procedure in the Mission Beach community during the early 1920s. 
Conversely, the fact thafBecker had the Turquoise House constructed so quickly after she acquired 
it, at a time during the early 1920s when many residential lots (although sold) had not yet been 
developed, is an occurrence which, for the time, was somewhat rare, and is of itself, significant. 
Viewed in this light, the construction of the Turquoise House exemplifies and reflects the precise 
nature of Mission Beach real estate development which occurred during the early 1920s. 

Second, the Turquoise House today exemplifies and reflects Craftsman beach cottage 
construction within the Mission Beach community during the early 1920s. The building today is an 
extremely rare, classic example of Craftsman beach cottage construction which still exists along 
:tv1ission Beach's Boardwalk area. In 1997, the Mission Beach Boardwalk Expansion, Historic 
Properly Survey Report noted that out of 177 structures of more than 45 years of age along the 
Mission Beach Boardwalk, approximately nine (9) were classified as Craftsman. Of these nine, none 
more clearly exemplifies or reflects the Craftsman style of architecture during the early 1920s than 
the Turquoise House. As the best and most distinctive early 1920s Craftsman beach cottage still in 
existence along the Mission Beach Boardwalk, the Turquoise House is considered a local landmark 
and undoubtedly represents a very important remnant of community development. 

II. PROPERTY HISTORY 

Background of the Mission Beach Area 

The Mission Beach community is a popular residential and recreational community located 
five miles northwest of downtovm San Diego. It is two miles long from north to south, and at its 
widest point, one fourth of a mile wide from east to west. Mission Beach is the only community in 
the City of San Diego which is bordered on two sides by long stretches of beach. It is situated on 
a sand split (i.e. peninsula), which separates the waters of San Diego Mission Bay from those ofthe 
Pacific Ocean. The community is bounded to the west by two miles of ocean beaches; to the east 
by about two miles ofMission Bay beaches; to the south by the Mission Beach Channel, a navigable 
waterway between the bay and the ocean; and to the north by the community of Pacific Beach. The 
boundary between the Pacific and Mission Beach communities is Pacific Beach Drive. 

Historically, Mission Beach was one of the last beach communities established in San Diego. 
In 1914, perhaps prompted by the recent developmental success of Ocean Beach and Coronado, a 
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syndicate of San Diego businessmen headed by noted capitalist John D. Spreckels, George L. 
Barney, Charles W. Fox, J.H. McKie, and Thomas A. Rife formed the "Bay Shore Railroad 
Company" (BSRC). The BSRC was responsible for extending an electric rail line from pre-existing 
stations in Point Lorna and Ocean Beach in 1916. In 1914, Spreckels and Barney filed the Mission 
Beach subdivision map with the San Diego County Recorder's Office. This map planned for a 
residential resort community, extending sixty blocks from the southernmost point ofMission Beach 
north to Pacific Beach Drive. Progressive for its time, provisions were included for separate housing 
within each residential area requiring that all homes within the area have specified minimum 
construction costs. Commercially zoned areas were planned at various distances along the main 
street (Mission Boulevard) with the largest one centered at the mid-point of the peninsula. Another 
important aspect of the subdivision was the inclusion of a large recreational attraction as well as an 
area initially zoned for a "tent city" (similar to the one Spreckels had developed earlier in Coronado). 

While early promotional literature on the Mission Beach development touted the physical 
environment, climate, and recreational pursuits of the community, early construction was delayed 
for a number of years due to financial difficulties as the Mission Beach syndicate invested 
considerable sums of capital in advertising. Early lot sales in the subdivision were slow due to a 
variety of different factors, and as a result, appears to have delayed the process of public work 
construction. Ultimately, Spreckels \Vas forced to sell some ofhis Mission Beach interest. In 1916, 
J.M. Asher purchased the large block of land which Spreckels had put up for sale. This property, 
located in what is known today as "Old Mission Beach," was the northern part of the community. 
Asher constructed a number of tent houses, built a bathhouse, a pier (on Mission Bay), a large pool 
for children, and took over operation of the single-car street railroad. Because Asher kept these 
business interests going during the First World War, he was called the "Father of Mission Beach." 

In 1922, "Tent City" which had been the focal point of the Mission Beach community came 
to an end when the City of San Diego implemented a new health code which forbade nonpermanent 
structures. After the implementation of the new health code, owners began to build upon their own 
lots, with many of the oldest structures in Mission Beach today located in Old Mission Beach. 

During the early 1920s, the San Diego business climate began to improve. Although 
Spreckels had not been recognized as a member of the Mission Beach syndicate in early sales 
literature and had not been as active as other founding members, he became the prominent 
personality in the grov.rth of the community during the 1920s. His plan for developing Mission 
Beach was based upon selling residential lots, modernizing and improving public transportation for 
the community, and constructing a large amusement center. In order to promote home sales, 
Spreckels directed sales oflots to two groups of buyers--speculators and permanent home seekers. 
A 1922 advertisement which attracted speculators, stated that an investor could put down $35 on 
a lot and pay as little as $20 a month on lots that ranged in price from $400 to $1,500. Permanent 
home buyers were attracted to literature which proclaimed the virtues of a healthy environment 
which was safe for children. 

By directing sales of residential lots to speculators and pem1anent home seekers, the 
settlement pattern of Mission Beach was established in the 1920s and 1930s. Those buyers who 
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were interested in building homes as permanent residences built on their lots in many cases. In other 
instances, many lots were held unimproved for speculation by investment buyers. This situation 
caused Mission Beach residential areas to have a "checkerboard" pattern of development, with 
homes along the courts and side streets interspersed with vacant lots. This pattern was still evident 
after the Second World War in South Mission Beach. 

The predominant method by which homes were erected in Mission Beach was through 
construction performed by the homeowner directly, or the homeowner contracting to pay a builder 
for home construction. Deed restrictions, often included by such real estate agents as the Mission 
Beach Company, required that the minimum construction cost for homes was to be no less than 
$1,000. Other contracts stated $2,000-$2,500 as the minimum. In this manner, promoters would 
maintain a certain level of craftsmanship and quality in new Mission Beach home construction. 
Skilled contractors and carpenters would have to be hired to build homes independently in the area. 

A study of Mission Beach has noted that often during the 1920s, lots sat vacant for a few 
years and went through several 0\vners before a home was constructed. According to a study of fifty 
randomly selected lots, by 1923, 36% of lots sampled had a house built on it, with the average 
overall price for a single empty lot was between $800-$900. This percentage increased to 52% by 
1927 when the average real estate value of a lot in Mission Beach was $2,000. In 1928, the number 
had decreased to 36% and remained such in 1929. In 1929 and 1930, real estate values dropped on 
an average of$500 per lot, as did home improvement values. Event though Mission Beach still had 
many vacant lots in both the residential and commercial areas during the 1930s, slovv growth 
continued throughout the decade. 

By the beginning of the Second World War, Mission Beach had become an established 
community in San Diego. :tvlost services were being provided and many homes were owned as 
permanent residences. From 1940-1948, many vacant lots were used for new residential and 
commercial structures. Mission Beach continued to be a popular place to reside during the 1940s 
through the 1950s, as it was during this period that Mission Beach came to be the high density 
neighborhood that it is today. During this time, the development of Mission Bay Aquatic Park 
contributed to the growth ofMission Beach. The construction and dredging of the bay provided four 
additional features to the Mission Beach landscape, including Santa Clara Point, El Carmel Point, 
Ventura Point, and the Mission Beach jetty. With the completion of dredging in 1961 and the 
construction of the park, the promises of early Mission Beach developers for recreation on the bay 
were finally fulfilled. Over this period, many residential properties were converted or constructed 
exclusively as rentals. 

During the early 1960s, Mission Beach experienced housing problems associated with 
overcrowding and inadequate housing. In the 1960s, an influx of residents, many of whom had 
values which conflicted with the rest of society, moved into cottages, apartments, and garages in 
North Mission Beach, the oldest neighborhood in the community. Crowded and rundown rentals 
became the center of the local counterculture. During 1971, a crackdown by county health officials 
and city zoning, fire, and housing inspectors found numerous violations of city codes. In the mid-
1970s, the implementation of a new community plan helped alleviate some of these problems. 

4 



------:----------------------------------~--- ~~-

Today, although overcrowding and inadequate housing are still problems facing Mission Beach, 
new construction is occurring while other buildings· are being renovated. This trend, an evolution 
in the history of Mission Beach, has created a community composed of an interesting blend of 
physical and cultural features. 

Previous Documentation 

The "Turquoise House" located at 706 Manhattan Court, was first documented as part of the 
Mission Beach Boardwalk Expansion, Historic.Property Survey Report which was prepared in June 
1997. Along with the Turquoise House, an additional176 properties were included in this Mission 
Beach survey. 1 The Mission Beach survey recorded the Turquoise House property on a "California 
Department of Transportation Architectural Inventory/Evaluation Form" (See Appendix E). 
According to the Form, the property appeared "ineligible" for listing on the National Register of 
Historic Places, although no discussion or rationale for this conclusion was expressed. In addition, 
the residence was "factual[ly]" stated as having been constructed in 1927. It was classified as a 
"Craftsman," in fair condition, with an "enclsed [sic.] porch to south and Ocean Front Walk 
overhang" with its significance as having been noted as "Historical."2 \Vhile the.Form·includes a 
proper architectural classification of the resource ("Craftsman") and an accurate characterization of 
the physical condition ("fair"), it incorrectly asserts as fact that the building was constructed in 1927 
and that the porch enclosure was an addition. Most importantly, the survey fom1 fails to justify 
ineligibility for inclusion on the National Register of Historic Places and does not assess the 
structure in relation to local register eligibility (see discussion below). As a result, the Mission 
Beach survey form prepared on the property offers little in terms of historic information and 
determinations of significance related to the Turquoise House. 

The Turquoise House-706 Manhattan Court 

According to the chain of title prepared for the Turquoise House, the First National Bank 
of San Diego acquired the property on which the building is located (Lot D, Block 141) from the 
Pacific Beach Company in April 1899. In May 1900, the property was deeded to Frank J. Belcher 
who owned the property until its sale to D.F. Garrettson in January 1904.3 In July 1914, Garrettson 
conveyed the property to the Union Trust Company of San Diego. An action filed against the 

1 Milford Wayne Donaldson, F AlA, A1ission Beach Boardwalk Expansion, Historic 
Property Survey Report, p.16. 

2 Donaldson, pp.21 0-211. 

3 Note that two other conveyances to Garrettson, one from F.T. and Emma Scripps and 
Alonzo and Lydia Horton in 1907 and 1914, respectively, effectively consolidated Garrettson's 
exclusive interest in the property. Chain Tech, Inc., Chain ofTitle for 706 Manhattan Court, p.1 
(See Appendix C). 
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Company by Florence A. Stough was presumably unsuccessful.4 

In July 1923, the Union Trust Company of San Diego deeded the property to the Mission 
Beach Company. At the time, the syndicate was actively involved in the sale of residential lots to 
permanent home seekers who desired to construct new, high-quality residences built by skilled 
contractors and carpenters. Typifying this type of residential development of the period, the Mission 
Beach Company sold Lot D, Block 141 to Maggie I. Becker in February 1924, approximately seven 
months after the Company had itself acquired the property. 5 On the one hand, the purchase of the 
property by Maggie Becker was characteristic of real estate sales transacted through the Mission 
Beach Company during the early 1920s. These types of direct sales to home buyers who 
independently contracted with skilled contractors and carpenters to erect handsome cottages \Vas a 
typical procedure in the Mission Beach community during the early 1920s. However, the fact that 
Becker had the Turquoise House constructed so quickly after she acquired it, at a time during the 
early 1920s when many residential lots (although sold) had not yet been developed, is an occurrence 
which, for the time, was somewhat rare. 

It is believed that the Turquoise House was constructed in 1924 for Maggie Becker, rather 
than in 19236 or 1927/ which has be.en asserted in previous documentation on the property. Chain 
of title research could not identify any Notice of Completion filed for the property. However, 
according to City of San Diego, Water Department records, the residence was provided with water 
service in February 1924.8 The owner listed on the record was "Maggie I. Becker."9 In addition, 
City of San Diego, Sewer Department records indicate that the residence was provided with se\Yer 
service in September 1925. The owner listed on the record at this time was "Becker." 1° For this 
reason, the Turquoise House is believed to have been built in 1924. The identity of the architect 
and/or builder could not be ascertained. 

Maggie Becker, an employee at the Silver Gate S~mitarium, mYncd the Turquoise House 

4 Chain Tech, Inc., p.l. 

5 Chain Tech, Inc., p.2. 

6 Amy Lehmann, "Unique homes in Mission Beach: the turquoise house," Beach & Bay 
Press, p.9. See Appendix F. 

7 Donaldson, p.21 0. 

8 City of San Diego, Application and Order for Water Service, 706 Manhattan Court, 
Receipt Number 14779, February 27, 1924. See Appendix D. 

9 Ibid. 

1° City of San Diego, Operating Department Se\\·er Connection Order, 706 ?\·Lmhattan 
Court, Number 22083, September 25, 1925. 
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from 1924 until it was sold to Irvin J. Claspill in December 1931. 11 According to San Diego City 
Directories, the property was not listed prior to 1927. From 1927-1932, the property was listed as 
"Vacant." 12 Although Maggie Becker owned the Turquoise House, she did not reside in it as San 
Diego City Directories show her residence.to be 2434 A Street from 1924-1929. 13 Becker likely 
utilized the house simply as a summer beach cottage property. 

Inspection of a May 1929 Sanborn Fire Insurance Map reveals the presence of the Turquoise 
House during this period. This structure is shown as an almost square-shaped, generally one-story 
dwelling which projects slightly eastward at the northeast elevation. It features a square-shaped 
section on a second story with window openings at each elevation. The building is labeled as having 
no changes made to it ("No ch.")and does not depict any enclosures. A one-story, square-shaped 
automobile garage is located at the northeast comer of the property adjacent to Strand Way (alley). 14 

The Turquoise House was owned by dry goods merchant, Irvin Claspill, from 1931 until it 
was sold to Earl J. Jocsy in May 1942. 15 Over this period, the property appears to have continued 
its early history of serving as a summer beach cottage property, as San Diego City Directories 
indicate a variety of transitory occupants associated with the building over this period. In 1933, the 
residence was occupied by Clyde V. Rau and his wife, Mabel Rau. The Raus were followed by 
Corrine Brown, whose occupation was that of a social worker. In 1936, Madeline Tessada lived in 
the home, followed by Miriam E. Miller in 1937. Finally, between 1940-1942, the home was 
occupied by John B. Scott, an inspector with the United States Immigration and Naturalization 
Service, and his wife, Leatha Scott. The home was listed as vacant during the years 1935 and 1938-
1939.16 Inspection of an October 1937 Sanborn Fire Insurance Map indicates no change to the 
residence at this time. 17 

Beginning in 1942, when the property \Yas acquired by Earl J. Jocsy, the Turquoise House 
began to become owner-occupied. Jocsy, who ser\'cd in the United States rv1arine Corps, lived in 
the home with his wife, Winifred Jocsy, until the home was sold briefly to John T. Ready in March 

11 Chain Tech, p.2. 

12 San Diego City Directories, 1926-1932. 

13 San Diego City Directories, 1924-1929. 

14 Sanborn Fire Insurance Map, May 1929. See Figure 2. 

15 Chain Tech, Inc., p.2. 

16 San Diego City Directories, 1933-1942. 

17 Sanborn Fire Insurance Map, October 193 7. Sec Figure 3. 
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1946.18 It is unknown whether Ready resided in the home, as San Diego City Directories for the 
year 1946 are unavailable. Nevertheless, with the sale of the property in March 194 7 to Harry G. 
Hays, a salesman, the residence would become owner-occupied for the longest period of its 
existence. 19 

Inspection of aerial photographs of the Mission Beach area during the 1940s reveals a 
number of mostly Modem structures which were in existence during this period. Review of 1945 
and 1949 photographs of the Turquoise House in relation to the surrounding neighborhood, 
however, clearly demonstrate the unique, Craftsman style of architecture which stands in stark 
contrast to other residential structures of the time. 20 

Harry & Hazel Hays 

The Turquoise House was owned and occupied by the Hays family from 1947 until 2002. 
Specifically, the property was occupied by Harry Hays and his wife, Hazel Alice Hays, from 1947 
until Mr. Hays' death sometime in the early 1950s. According to San Diego City Directories, H. G. 
Hays is listed until1952. Thereafter, Mrs. Hazel Alice Hays is listed. Title to the property, however, 
does not appear to have vested in Mrs. Hays until September 1955.21 

Hazel Alice Hays \vas born on January 9, 1900. She is known to have lived in Iowa prior to 
moving to San Diego.22 According to a recent newspaper article on Mrs. Hays, she was something 
of a local celebrity on the Boardwalk who was known to have traveled often to exotic places in 
Japan, Africa, and Alaska. Mrs. Hays died on January 11,2002, two days after her 1 02nd birthday.23 

It was Hays who presumably had the exterior of the residence painted turquoise many years ago. The 
property was acquired by the Reff Family Trust in April 2002.24 

III. DESCRIPTION OF PHYSICAL APPEARANCE 

The Cra(tsmcm Strle-

The Craftsman style architecture was a product ofSouthern California's concept of sunshine, 

18 San Diego City Directories, 1943-1946; Chain Tech, Inc., p.2. 

19 Chain Tech, Inc., p.2. 

20 Historic Photographs, 1945, 1949. See Appendix A 

21 San Diego City Directories, 1947-1953; Chain Tech, Inc., p.2. 

22 Social Security Death Index, "Hazel Hays." 

13 . 
- Lehmann, p.9. 

24 Chain Tech, p.3. 
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ease of living, and a desire to connect with a more natural environment. Partially a reaction to the 
machine age and the excesses of Victorian architecture, the Craftsman style also reflected the 201h 

century trend away from live-in household help who could handle the heavy cleaning chores 
associated with Victorian architecture. The Craftsman style focused on a simpler environment which 
offered an ease of maintenance combined with a desire to incorporate natural elements into the 
design. The work of two brothers, Charles Sumner Greene and Henry Mather Greene, was built on 
the foundation of the Arts and Crafts movement begun by such luminaries as William Morris, 
Gustav Stickley, and Elbert Hubbard. The Greene brothers worked in Pasadena designing "ultimate 
bungalows" for wealthy clients. As their work migrated into popular magazines of the day, their 
designs filtered down to more modest clients and the simple, naturalistic style became very popular 
from 1905 through the early 1930s. 

The Craftsman style features long, horizontal lines combined with a use of natural materials 
such as cobble stones, clinker brick, wood shingles, and boulders. In many cases, the line between 
the natural landscape and the beginnings ofthe structure is blurred in the more elaborate examples 
of the style. The more modest, simpler homes use the same materials but combine them in a much 
more restrained fashion. The typical Craftsman residence usually includes a low-pitched, gabled 
roof with a \Vide, unenclosed eave overhang with multiple roof planes. Occasionally one sees a 
hipped roof with this style. Roof rafters are generally exposed and decorative or false beams are 
often added under the gables. Many times the roof is supported by tapered square columns which 
often fest on solid piers of various types. The roof has a wide eave overhang and along horizontal 
edges the actual rafter ends are exposed or false rafter ends are added. Many times the rafter edges 
are cut into decorative shapes. Triangular knee braces are also used for decorative and supportive 
elements. Multiple roof planes are common. 

Porches are common and can be full or partial-width across the main elevation. Many times 
the roof of the porch forms a cross-gable section with the main roof area. Columns for supporting 
the porch roofs are distinctive and many times include short, square upper columns that rest upon 
more massive piers, or upon a solid porch balustrade. Many times the columns have sloping, or 
battered, sides. Materials used for the porch can be combined and often use stone, clapboard, brick, 
concrete block, and stucco. 

Large numbers of\vindows that vary in size and shape are used to continue the airy, natural 
feel of the house. Foundations may be sloped and walls are clad with shingles, stucco, or shiplap 
siding. Brick and stone are used extensively on chimneys, foundations, and as decorative elements. 

The Turquoise House-706 A1anhattan Court 

The Turquoise House located at 706 Manhattan Court is a large, imposing one and one-half 
story, rectangular, wood, asymmetrical Craftsman style single-family residence. The residence is 
located in the coastal community of Mission Beach, with direct access to the Pacific Ocean across 
Coast Walk to the west. While the property appears to once have had sections of lawn across the 
\Vest ern and southern elevations (mid to late I 940s), and ice plant along the northern elevation (early 
2002), the property is no longer landscaped. 
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The Turquoise House is painted a bright turquoise color along its exterior. It features a wood 
foundation, redwood board and batten siding on the first floor, wood shingles on the second floor, 
and a multi-level front gable roof. The roofing material is tar paper with gravel/rock surfacing. The 
roofs have a medium pitch with exposed decorative rafter tails and a wide eave overhang. The main 
brace boards (fascia) that front the faces of the gables have curved, carved decorative ends, 
suggesting an Eastern flair to the appearance of the residence. Square, notched, wood braces support 
the peak sections ofthe gables. 

The main, or western elevation, features two large wood framed window sections. The main 
focal window is a large bay window with a tripartite window. A rectangular fixed pane window is 
in the center of the bay. The fixed pane window has a band of narrow rectangular windows set in 
a horizonta·l row across the top of the window. The center window section is flanked by a narrow 
pair of double hung sash style windo\VS. The other window on this facade repeats th~ same window 
pattern, but on a smaller scale, and it is not a bay window. Some wood framing strips at the top of 
the windows appear to be missing. The second story main facade area has three windows with the 
same fixed pane/multi-light motif. One windo\V is missing and is boarded over with plywood. 

The northern elevation features a single wood and glass door with a metal security door. 
Wood framed, double-hung sash style windows vary in size, shape and placement around the first 
floor facade. The second floor features a projecting section remnant from the main structure. This 
section is a narrow, rectangular section with a shed style roof and a similar, decorative rafter motif 
with the rest of the home. Originally, this section extended further east along the first story roof, but 
was diminished to reflect its current appearance at an unknown date. \V ood framed windows on the 
second floor incorporate the same fixed pane/multi-light motif viewed on the main facade. 

The eastern, or rear, elevation exhibits the same board and batten, tri-level front gable roof 
motif as the rest of the building. The rear facade has a small projecting area that extends outward 
from the main structure. This small area also has a front gable roof, repeating the same motif. The 
section is in rather poor condition and a part of the gable section is missing. The windows are wood 
framed, double-hung sash style windows on the first floor. Utility equipment is located in this area. 
The second floor windows are the same wood framed, fixed pane/multi-light \Vindo\VS seen on the 
rest of the structure. 

The south elevation contains the main entrance areas. This facade includes two glass and 
wood doors with metal security doors, one at each end of the facade. The main entrance door is 
wood with a twelve light window section in the upper half of the door. The windows repeat the 
same motif of fixed pane/multi-light windows, flanked by double-hung sash style windows on the 
first floor. The second floor incorporates a window style not used on other parts of the house. The 
second floor windows consist of a contiguous band of five narrow, wrtical, wood framed, double­
hung sash style windows. Normally, a double-hung sash style window has an upper and lower 
portion that are approximately the same size. These second floor windows have very tall bottom 
portions and very short upper portions. 

This facade also contains a wood deck/porch with board and batten siding, wood steps, and 
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a wood railing. Historic photographs from 1945, 1949, and 2002 clearly show this area as 
containing an enclosed sun porch with wood framed windows and a shed style shingle roof. The 
enclosed porch/room area was removed in 2002 as the existing open deck/porch now merely 
features board and batten siding and slopes heavily to the south. 

Photographs taken ofthe residence in 1945 and 2002 indicate that an awning was originally 
present over the bay window and the smaller window section on the western (front) facade. This 
feature removed sometime in 2002. In addition, some type of wood frame structure was attached 
to the southeast comer of the building (possibly lattice). This feature is not currently present and was 
removed at an unknown time. A small square structure of some type was also present in the current 
parking lot in the historic photograph (possibly a clothesline) which has been removed at an 
unknown time. ·· 

Along the northeastern property boundary exists the original one-story, automobile garage 
which appears to serve today as a storage area. The building appears rectangular in shape. 
Originally, this structure was square in shape and was detached from the residence. Today, it is 
connected to the residence at the residence's northeast elevation. The garage has board and batten 
siding, a wood foundation, and a flat roof. The building has a mixture of windows that vary in shape, 
size and placement around the facades. These window treatments appear in a 1949 historic 
photograph and are therefore believed to be original. A single wood door with angled strips is 
located on the east wall. This door section appears to have been changed from a single-car garage 
door, to a paneled wall with single door. Overall, the building is in fair to poor condition, having 
suffered from neglect and the recent, unsympathetic removal of historic material. 

IV. STATEMENTS OF HISTORICAL AND ARCHITECTURAL SIGNIFICANCE 

ArRlication O[National & California Register Criteria 

The City of San Diego, as most jurisdictions, uses criteria developed for the National 
Register of Historic Places and applies that criteria in a local context. When evaluated within its 
historic context, a property must be shown to be significant for one or more of the four Criteria for 
Evaluation-A, B, C, or D. The Criteria describe how properties are significant for their association 
with important events (Criterion A) or persons (Criterion B), for their importance in design or 
construction (Criterion C), or for their information potential (Criterion D). A property must not only 
be shown to be significant under the National Register criteria, but it also must have integrity. The 
seven aspects of integrity include: location, design, setting, materials, workmanship, feeling, and 
association. 

Criterion A: Event 

The events or trends must clearly be important within the associated context. Mere 
association with historic events or trends is not enough, in and of itself, to qualify under Criterion 
A. The property's specific association must be considered important as H'ell. 

The Turquoise House does not qualify under National Register Criterion A: Event at either 
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the local, state, or national level?. Historical research failed to identify any important events 
associated with the building over the course of its existence. 

Criterion B: Person 

Criterion B applies to properties associated with individuals whose specific contributions 
to history can be identified and documented. Persons "significant in our past" refers to individuals 
whose activities are demonstrably important ·within a local, state, or national historic context. The 
criterion is generally restricted to those properties that illustrate (rather than commemorate) a 
person's important achievements. The persons associated with the property must be individually 
significant within a historic context. Properties eligible under Criterion B are usually those 
associated with a person's productive life, reflecting the time period when he or she achieved 
significance. Speculative associations are not acceptable. 

The Turquoise House does not qualify under National Register Criterion B: Person at the 
local, state, or national levels. Historical research failed to identify any important owners or tenants 
at the local, state, or national level ever having been associated with the building over the course of 
its existence. 

Criterion C: Desig:n/Construction 

Properties may be eligible under Criterion C if they embody the distinctive characteristics 
of a type, period, or method of construction, or that represent the work of a master, or that possess 
high artistic ,·alucs, or that represent a significant and distinguishable entity 1rhose components 
may lack individual distinction. Properties which embody the distinctive characteristics of a type, 
period, or method of construction refer to the way in1rhich a property was conceived, designed, 
or fabricated by a people or culture in past periods of hist01y. Distinctive characteristics arc the 
physical features or traits that commonly recur in individual t;pcs, periods, or methods of 
construction. To be eligible, a property must clearly contain enough of those characteristics to be 
considered a true representative of a particular f)pe, period, or method of construction. 

A master is a figure of generally recognized greatness in a field, a knmm craftsman of 
consummate skill, or an anonymous craftsman whose 11'ork is distinguishable from others by its 
characteristic style and quality. The property must express a particular phase in the development 
of the master's career, an aspect of his or her work, or a particular theme in his or her ci·aft. A 
property is not eligible as the work of a master, however, simply because it was designed by a 
prominent architect. 

Embodvin2 The Distinctive Characteristics Of A Tvpc. Period. Or Method Of Construction 

The Turquoise House is today considered a prime example of Craftsman architecture, 
particularly within the Mission Beach community in which it is located. In this regard, the building 
qualifies under National Register Criterion C: Design/Construction as a property which embodies 
the distinctive characteristics of a type, period, and method of Craftsman beach cottage 
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construction: In its current form, despite the loss of some original architectural features including 
a portion of the upper northern elevation and the sun room along the southwest elevation, the 
residence nonetheless has retained a number of unusual, innovative, and extraordinary design 
characteristics which are considered significant. 

The Craftsman style incorporates such elements as: asymmetrical facades; partial or full­
width porches; low-pitched gabled roofs with wide, unenclosed eave overhangs; roof rafters usually 
exposed; decorative beams or braces under gables; transomed window lines of three or more 
windows; oriental roofline elements; extended or elaborated rafter ends; multi-pane sash over sash 
with one large glass pane; and wood shingle or board and batten siding. The design of the 
Turquoise House incorporates all these elements into the overall plan for the building and does it 
in an exemplary way. The roof details, including the decorative rafter tails, wood shingles and 
board and batten siding walls, in addition to an asymmetrical facade, and window treatments, are 
classic Craftsman elements which convey a sense of elegance to the overall design. While many 
Craftsman style buildings include these elements, the Turquoise House integrates these design 
elements in a superior way. The design of the house and the combination of elements has created 
an outstanding example of the Craftsman design aesthetic. The absence of some original features, 

·including, but not limited to a portion of the upper northern elevation and the sun room along the 
southwest elevation, in no way affects the architectural significance of the overall design. Even 
without these elements, the building still effectuates a classic example and successful integration 
of class Craftsman design concepts. 

RepresentinQ The Work Of A Master And/Or Important. Creative Individual 

The Turquoise House does not qualify under Criterion C: Design/Construction as a property 
which represents the work of a master architect, builder, or important, creative individual. Historical 
research failed to ascertain the identity of the nrchitect and/or builder of the residence. 

Criterion D: Information Potential 

Properties may be eligible under Criterion D iftlzey have yielded, or may be likely to yield, 
information important in prehistory or history. 

The Turquoise House does qualify under Criterion D: Infom1ation Potential as a property 
which has yielded or may be likely to yield information important in terms of history or prehistory. 

Application O[San Diego Historical Resources Board Register Significance Criteria 

According to the City of San Diego Land Development Code, Historical Resources 
Guidelines (Adopted September 1999; Amended June 2000), a building, structure, sign, interior 
element and fixture, feature, site, place, district, area or object may be designated as historic by the 
City of San Diego Historical Resources Board if it meets any of the following criteria: 

1. If it exemplifies or reflects elements of a City's, a community's or a neighborhood's historical, 
archaeological, cultural, social, economic, political, aesthetic, engineering, landscaping or 
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architectural development; 

Historical research indicates that the property on \vhich the Turquoise House is today 
located, Lot D, Block 141, was acquired by Maggie Becker from the Mission Beach Company in 
February 1924, approximately seven months after the Company had itself acquired the property. 
Becker soon thereafter completed construction of the building which was used as a beach cottage 
property. 

The Turquoise House clearly exemplifies and reflects elements ofMission Beach's historical 
and architectural residential development in two ways. First, the purchase of the Mission Beach 
property by Becker was characteristic of real estate sales transacted through the Mission Beach 
Company during the early 1920s. These types of direct sales to home buyers, who independently 
contracted with skilled contractors and carpenters to erect handsome cottages, was a typical 
procedure in the Mission Beach community during the early 1920s. Conversely, the fact that Becker 
had the Turquoise House constructed so quickly after she acquired it, at a time during the early 
1920s when many residential lots (although sold) had not yet been developed, is an occurrence 
which, for the time, was somewhat rare, and is of itself, significant. Viewed in this light, the 
construction of the Turquoise House exemplifies and reflects the precise nature of Mission Beach 
real estate development which occurred during the early 1920s. 

Second, the Turquoise House today exemplifies and reflects Craftsman beach cottage 
construction within the Mission Beach community during the early 1920s. The building today is an 
extremely rare, classic example of Craftsman beach cottage construction \Vhich still exists along 
Mission Beach's Boardwalk area. In 1997, the Mission Beach Boardwalk Expansion, Historic 
Property Survey Report noted that out of 177 structures of more than 45 years of age along the 
Mission Beach Boardwalk, approximately nine (9) were classified as Craftsman. Of these nine, none 
more clearly exemplifies or reflects the Craftsman style of architecture during the early 1920s than 
the Turquoise House. Sec Appendix G. As the best and most distinctive early 1920s Craftsman 
beach cottage still in existence along the Iv1ission Beach Boardwalk, the Turquoise House is 
considered a local landmark and undoubtedly represents a \·ery important remnant of community 
development. 

2. Is identified with persons or e\·ents significant in local, state, or national histo1y; 

No historical evidence was identified which would establish that the Turquoise House was 
identified with persons or events significant in local, state, or national history. 

3. Embodies distinctive characteristics of a style, t;pe, period or method of construction or is a 
valuable example of the usc a/indigenous materials or craftsmanship; 

The Turquoise House embodies the distinctive characteristics of a style, type, period, and 
method of Craftsman construction to be considered a classic, representative example. The building, 
however, is not a valuable example of the usc of indigenous materials or craftsmanship. 
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The Turquoise House is today considered a prime example of Craftsman architecture, 
particularly within the Mission Beach community in which it is located. In its current form, despite 
the loss of some original architectural features including a portion of the upper northern elevation 
and the sun room along the southwest elevation, the residence nonetheless has retained a number 
of unusual, innovative, and extraordinary design characteristics which are considered significant. 
The Craftsman style incorporates such elements as: asymmetrical facades; partial or full-width 
porches; low-pitched gabled roofs with wide, unenclosed eave overhangs; roof rafters usually 
exposed; decorative beams or braces under gables; transomed window lines of three or more 
windows; oriental roofline elements; extended or elaborated rafter ends; multi-pane sash over sash 
with one large glass pane; and wood shingle or board and batten siding. The design of the 
Turquoise House incorporates all these elements into the overall plan for the building and does it 
in an exemplary way. The roof details, including the decorative rafter tails, wood shingles and board 
and batten siding walls, in addition to an asymmetrical facade, and window treatments, are classic 
Craftsman elements which convey a sense of elegance to the overall design. While many Craftsman 
style buildings include these elements, the Turquoise House integrates these design elements in a 
superior way. The design of the house and the combination of elements has created an outstanding 
example of the Craftsman design aesthetic. The absence of some original features, including, but 
not limited to a portion of the upper northern elevation and the sun room along the southwest 
elevation, in no way architectural significance of the overall design. Even without these elements, 
the building still effectuates a classic example and successful integration of class Craftsman design 
concepts. 

4.Is representative oft he notable work of a master builder, designer, architect, engineer, landscape 
architect, interior designer, artist, or craftsman; 

The identity of the architect and/or builder of the Turquoise House could not be ascertained. 
Consequently, the building does not represent the notable \\·ork of a master builder, designer, 
architect, engineer, landscape architect, interior designer, artist, or craftsman. 

5. Is listed on or has been determined eligible by the National Park Senice for listing on the 
National Register of Historic Places or is listed or has been determined eligible by the State 
Historical Preservation Office for listing on the Stale Register of Historical Resources; or 

The Turquoise House is not listed on either the National Register or California Register of 
Historical Resources. Moreover, the building has not been determined to be eligible for listing on 
either register by the National Park Service or the State Historic Preservation Office. 

6. Is ajinite group ofresources related to one another in a clearly distinguishable way or is a 
geographically definable area or neighborhood containing improvements 1rhich have a special 
character, historical interest or aesthetic value or which represent one or more architectural 
periods or styles in the history and development of the City. 

The Turquoise House is not a finite group of resources related together in a clearly 
distinguishable way, nor is it related together in a geographically definable area or neighborhood 
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containing improvements which have a special character, historical interest or aesthetic value or 
which represent one or more architectural periods or styles in the history and development of San 
Diego. 

V. INTEGRITY 

In addition to determining the significance of a property under theN ational Register criteria, 
a property must also possess integrity. The seven key aspects of integrity include: location, design, 
setting, materials, workmanship, feeling, and association. 

Location 

Location is the place 1rhere the historic property was constructed or the place where the 
historic event occurred 

The Turquoise House was constructed in 1924 and has remained in the same location over 
the course of its existence. 

Design 

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

While the Turquoise House has been somewhat modified and altered from its original 
design, the oYerall form, plan, space, structure, and style hm·e remained the same since the building 
was originally constructed in 1924. The modifications and alterations have not substantially 
diminished the o\'erall Craftsman design of the building which is considered excellent. As such, the 
building retains its design element for integrity purposes. 

Setting 

Setting is the physical cm:ironment of a historic property. 

The overall setting in and around the Turquoise House has changed substantially since the 
building was constructed in 1924. Review of Sanborn Fire Insurance Maps in 1929 and 1937, in· 
addition to historic photographs from 1945 and 1949, indicate that the surrounding Mission Beach 
Boardwalk area consisted largely of single-family residences during these years. Open, undeveloped 
lots and one and two-story, Craftsman, Spanish Eclectic, and Modern homes were interspersed 
throughout the beach and bay fronts. Today, very few homes constructed over this period exist. 
Housing along the Mission Beach Boardwalk consists largely of Modern Contemporary single and 
multi-family residences, apartments, and condominiums, many of which were constructed over the 
past thirty years. As a result, the Turquoise House no longer retains its setting clement for integrity 
purposes. 
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Afaterials 

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

The materials that have gone into the construction of the Turquoise House are, for the most 
part, original. The building, therefore, retains its materials element for integrity purposes. 

Workmanship 

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

As with the materials discussion above, the workmanship that has gone into the construction 
of the Turquoise House is almost all original. The building, therefore, retains its workmanship 
element for integrity purposes. 

Feeling 

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

The Turquoise House, in its current condition, still imparts an aesthetic or historic sense of 
Craftsman beach cottage construction during the early 1920s. As a result, the building retains its 
feeling element for integrity purposes. 

Association 

Association is the direct link bet11·een an important historic event or person and a historic 
property. 

The Turquoise House is not directly linked to an important event or person in local, state, 
or national history. Consequently, the building does not possess an associative element for integrity 
purposes. 

VI. CONCLUSION 

Historical research indicates that the Mission Beach Company acquired the property on 
which the Turquoise House is located in July 1923. Seven months later, in February 1924, the 
Company sold the property to Maggie I. Becker who appears to have had the residence constructed. 
The identity of the architect and/or building contractor could not be ascertained. During the 1920s 
through the late 1940s, the property served as a beach cottage property which was rented to a 
number of different individuals. In 1947, the property was acquired by Harry Hays, and his wife, 
Hazel Hays. Until the death of Hazel Hays in January 2002, the property was occupied by the Hays 
family, particularly Mrs. Hays, for over 50 years. 
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The Turquoise House qualifies for the National Register of Historic Places due to its 
architectural significance. The Turquoise House is today considered a prime example of Craftsman 
architecture, particularly within the Mission Beach community in which it is located. In its current 
fonn, despite the loss of some original architectural features including a portion of the upper 
northern elevation and the sun room along the southwest elevation, the residence nonetheless has 
retained a number of unusual, innovative, and extraordinary design characteristics which are 
considered significant. 

The Craftsman style incorporates such elements as: asymmetrical facades; partial or full­
width porches; low-pitched gabled roofs with wide, unenclosed eave overhangs; roof rafters usually 
exposed; decorative beams or braces under gables; transomed window lines of three or more 
windows; oriental roofline elements; extended or elaborated rafter ends; multi-pane sash over sash 
with one large glass pane; and wood shingle or board and batten siding. The design of the Turquoise 
House incorporates all these elements into the overall plan for the building and does it in an 
exemplary way. The roof details, including the decorative rafter tails, wood shingles and board and 
batten siding walls, in addition to an asymmetrical facade, and window treatments, are classic 
Craftsman elements which convey a sense of elegance to the overall design. While many Craftsman 
style buildings include these elements, the Turquoise House integrates these design elements in a 
superior way. The design of the house and the combination of elements has created an outstanding 
example of the Craftsman design aesthetic. The absence of some original features, including, but 
not limited to a portion of the upper northern elevation and the sun room along the southwest 
elevation, in no way architectural significance of the overall design. Even without these elements, 
the building still effectuates a classic example and successful integration of class Craftsman design 
concepts. 

In addition, the Turquoise House qualifies for the San Diego Historical Resources Board 
Register due to its architectural significance as an excellent Craftsman example, but also for its 
importance in tem1s of Mission Beach community development in two ways. First, the purchase of 
the Mission Beach property by Maggie Becker was characteristic of real estate sales transacted 
through the 1v1ission Beach Company during the early 1920s. These types of direct sales to home 
buyers, who independently contracted with skilled contractors and carpenters to erect handsome 
cottages, was a typical procedure in the Mission Beach community during the early 1920s. 
Conversely, the fact that Becker had the Turquoise House constructed so quickly after she acquired 
it, at a time during the early 1920s when many residential lots (although sold) had not yet been 
developed, is an occurrence which, for the time, was somewhat rare, and is of itself, significant. 
Viewed in this light, the construction of the Turquoise House exemplifies and reflects the precise 
nature of Mission Beach real estate development which occurred during the early 1920s. 

Second, the Turquoise House today exemplifies and reflects Craftsman beach cottage 
construction within the Mission Beach community during the early 1920s. The building today is an 
extremely rare, classic example of Craftsman beach cottage construction which still exists along 
Mission Beach's Boardwalk area. In 1997, the Mission Beach Board1mlk Expansion, Historic 
Property Survey Report noted that out of 177 structures of more than 45 years of age along the 
Mission Bench Board\valk, approximntcly nine (9) were classified as Craftsman. Of these nine, none 
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more clearly exemplifies or reflects the Craftsman style of architecture during the early 1920s than 
the Turquoise House. See Appendix G. As the best and most distinctive early 1920s Craftsman 
beach cottage still in existence along the Mission Beach Boardwalk, the Turquoise House is 
considered a local landmark and undoubtedly represents a very important remnant of community 
development. 
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FIGUR£3 

SANBOlli'\' FIRE INSURANCE l\1AP (OCTOBER 1937) 

SITE LOCATION 
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APPENDIX A 

HISTORIC PHOTOGRAPHS 

MISSION BEACH AERIALS 

1945 & 1949 
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CURRENT PHOTOGRAPHS 
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Photograph #1 
706 Manhattan Court 
"The Turquoise House" 
North & \Vest Elevations 
View Facing South 

Photograph #2 
706 l\Ianhattan Court 
"The Turquoise Housc'1 

. North & \Vest Elevations 



Photograph #3 
706 Manhattan Court 
"The Turquoise House" 
\Vest Elevation/\Vindow Detail 
View Facing East 

Photograph #4 
706 Manhattan Court 
"The Turquoise House" 
\Vest & South Elevations 
View Facing East 

.• 9 



•• 
Photograph #5 
706 Manhattan Court 
"The Turquoise House" 
'Vest Elevation/Rafter Detail. 
View Facing East 

Photograph #6 
706 Manhattan Court 
"The Turquoise House" 
South & East Elevations 
View Facing N"orth 



Photograph #7 
706 Manhattan Court 
"The Turquoise House" 
South Elevation Detail 
View Facing North 

Photograph #8 
706 Manhattan Court 
"The Turquoise House" 
Enst Elevation 



Photograph #9 
706 Manhattan Court 
"The Turquoise House" 
East Elevation 
View Facing 'Vest 

Photograph #10 
706 Manhattan Court 
"The Turquoise House" 
Garage/Storage Structure 
' .. 



---------------------

Photograph #11 
706 l\'lanhattan Court 
"The Turquoise House" 
Garage/Storage Structure 
View Facing North 

Photograph #12 
706 Manhattan Court 
"The Turquoise House" 
East & North Elevations 
View Facing Southwest 
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DOC. TYPE I GRANTOR 
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CITY OF SAN DIEGO 

WATER & SE\VER RECORDS 
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APPENDIX E 

CALIFORNIA DEPARTl\IENT OF TRANSPORTATION 
ARCHITECTURAL INVENTORY!EVALUATION FORM 

Jorf!SSION BEACH BOARDWALK EXPANSION 
Historic Property Survey Report (pp.210-211) 

1997 



r·· 
·~ cALIFORNIA DEPARTMENT OF TRANSPORTATION 
-- ARCHITECTURAL INVENTORY/EVALUATION FORM 

• 

MAP REFERENCE NO. 85 

' county. Route- Postmile: ~ ~g;~~S ELIGIBLE 
( ) DETERMINED ELIGIBLE 
(X ) APPEARS INELIGIBLE 

' 

IDENTIFICATION 

1. Common Name: 

' ' ' ~ 
' ~ 
~ 

2. Historic Name: 

706 Manhanttan Court 

Zip Code: 92109 County: San Diego 

423-618-04 Present Owner: ·Hazel Hays 

City: Zip Code: 

( ) Public ( ) Private 

Original Use: 

Craftsman 

the present PHYSICAL CONDITION of the site or structure and describe any major 
original condition: 

except for enclsed porch to south and Ocean Front Walk overhang. 

8. Construction date 1927 
Estimated: ( ) Factual: ( x ) 

9. Architect: 

10. Builder: 

11. Approx. property size (in feet) 
Frontage: Depth: 

12. Oate(s) of enclosed photograph(s): 
21 Apri11997 



13. Condition: Excellent ( ) Good ( ) Fair (X ) Deteriorated ( ) 

14. Alterations: 

15. surroundings: (Check more than one if necessary) Open land ( ) Scattered buildings ( ) Densely built-up ( ) 

Residential ( ) Industrial ( ) Commercial ( ) Other: 

16. Threats to site: None known ( ) Private Development ( ) Zoning ( ) Vandalism ( ) Public Works Project ( ) 

Other: 

17. Is the structure: On its original site? ( ) Moved? ( ) Unknown? ( 

18. Related features: 

SIGNIFICANCE 

19. Briefly state historical and/or architectural importance (include dates, events, and persons associated with 

the site): 

Historical 

20. Main theme of historic resource: (If more than 
one is checked, number in order of importance.) 

Architecture ( ) Arts & Leisure ( ) 
Economic/Industrial ( ) Exploration/Sett:ement ( 
Government ( ) Military ( ) Religion ( ) 
Socia!!Education ( ) 

21. Sources (list books, documents, surveys, personal 
interviews and their dates.) 

22. Date form prepared: 15 May 1997 
By: Wayne Donaldson, FAJA; Eileen Mc:gno; Vo:-:n r11arie May 
Organization: Architect Milford Wc:yne Dsnc::dson, FAIA, Inc. 
Address: 530 Sixth Avenue 
City: San Dieao 
Zip Code: 921'01 
Phone: (619) 239-7288 

:::0 
./ 

Location Sketch map (draw & label site 
and surrounding streets, roads, and 
prominent Jc:ndmark) 
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"Unique homes in Mission Beach: the turquoise house" 

By Amy Lehmann 

Beaclz & Bay Press Article 

January 31, 2002 (p.9) 
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'nique homes in Mission Beach: the turquoise house 
By AMY LEHMANN 
Beach & llny Press 

~r name was !laze! Hays, but 
people on the boardwalk knew 
the l:ldy in the turquoise house 

vaved to everyone who passed 
he lived in the house on 
:1ttan Court and Ocean Front 
since the 19·\0s and added to 
1mc's uniqueness for more than 
.\fS. 

:ys p::~ssed aw::~y Jan. 11, just 
1ys after her l 02nd birthd::~y. 
:ends of llays s:iy she had a 
rut heart, a lady who was "one 

:,illion." !lays would sit for 
by her window overlooking the 
, praying for swimmers' safety, 
·~ surfers who tre:~d out too far 
H people who looked troubled 
1ely ::~s they sat alone on the 

1's tile only really 
1teresting piece of 
rchitectllre left on 
~lie boardwalk in 
Padfk Beach.' 

-Wayne Harmon 

1c became somewh::~t of a. 
'rity in her turquoise house, ::~nd 
pecial bdy had her own favorite 
h personalities. The beach's 
end skater, "The Flash," was the 
; of her eye. Hays could hardly 
for him to come by and throw 

1t1g,s and kisses from the board-
, much to her delight. 
i:~ys certainly w:~s no shrinking 
~t. although purple was her 

----- .. --~~-~ 

The "turquoise house" in Mission Beach has long been a landmark in the beach 
community. The house was recently listed for sale after the death of its long­
time owner Hazel Hays. 

bedroom, where all the furniture w;"~s 
purple. The house, howcvcr,'has been 
turquoise for many years. 
("Thankfully, not purple," some have 
s::~id with a smile.) I3uilt in 192}, the 
turquoise house is single-walled and 
m::~dc of redwood. 

As much as Hays loved her home, 
she cherished going out on the week­
ends. She was a regular around 
Kelly's restaurant in Mission Valley, 
where the three biggest nights for the 
restaurant arc New Year's Eve, St. 
Patrick's Day and Hays's birthday. 

"She had quite a following," said 
Schultze, Kelly's long-time bar­
tender. "She always had her special 
scat at the piano bar." 

· Ted Samouris, general man::~gcr 
at Albic's I3ccf Inn in Mission Valley, 
fondly remembered Hays and her 
....,,..,_·,..,... .... t A lhir-'<:. ni:1no bar. 

BOP f}.YJio/Am; Lohrronn 

Samouris said. "Hazel was not one to 
stay home on a Friday nig,ht, even at 
(ag,c) 102." 

Many friends and acquaintances 
at Tom !lam's Lighthouse on !!arbor 
Island Drive will also miss !lays. She 
came to the Lighthouse once a week, 
especially to hear her favorite per­
former, Donna Cote, sing and play 
the piano. 

With Hays passing, comes other 
changes that will touch people who 
knew and loved her. The property on 
Manhattan Court recently has been 
sold, and plans for the future of the 
house arc to be determined. 

Wayne Harmon, a Pacific Beach 
resident since 1966 and former 
Grossmont College professor, has 
admired the turquoise house for 
many years and hopes the structure 
remains intact. · 

piece of architecture left on the 
boardwalk in Pacific Beach," 
Har,mon said. ''I'd hate to see it just 
torn down, since I think it's an 
example· of a California airplane 
bungalow, in the style of the Greene 
brothers of Pasadena. 
Architecturally, it's much more inter­
esting than the Red Roost or the Red 

Rest (Cottages) of La Jolla." 
The future of the house will cer­

tainly be a new adventure -just as 
Hays lived adventurously in her own 
life. She traveled often and to exotic 
places in Japan, Africa and Alaska, 
but her favorite place was San Diego, 
close to her home on Ma.nh::~ttan 
Place. 

----------- --- .. Lunch Specials 
Served. Daily 

$6~ 

Includes choke of SCM.lP or 
vegetable, mashed potatoes or 

frenci'! fries, bisaJit and fruit 
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---------------------Open 6am-3pm DAID'! .Jj---- ..... 210:YOLK I 
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MISSION BEACH BOARD\VALK SURVEY 

OF EXISTING 

CRAFTSI\IANffiUNGALO\V STRUCTURES 
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Building #1 
33-!5 Ocean Front \Valk 
"Bungalow;' 
Identified In Mission Beach Survey (1997) 

Building #2 
701 Thomas Avenue 
"Cottanc Bunalow" b b 

Identified In l\Iission Beach Surny (1997) 



Building(s) #3 
4251-4255 Ocean Fr·ont \Valk 
"Cottage Bungalows" 
Identified In Mission Beach Suney (1997) 

Building #4 
3989 Ocean Front \Valk 
"California Bungalow" 

Identified In Mission Beach SurYCy (1997) 

~~~~-- -~~---

• 

• 



Building #5 
3949-3953 Ocean Front \Valk 

"Bungalow" 
Identified In l\lission Beach Survey (1997) 

Building #6 
702 \\'biting Court 
"Bungalow" 
Identified In 1\lission lleach Survey (1997) 



,.,..,.=rsvv 
*'&SF ?ftt' 

Building #7 
3921 Ocean Front \Valk 
"Bungalow" 

. Identified In Mission Beach Sun·ey (1997) 

Building #8 
3825 Ocean Front \Valk 
"Bungalow" 

Identified In Mission Beach Sun·ey (1997) 

-. ~ ......... ____ , __ ·----·~·-~·. , . 
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1 Building #9 

3735 Ocean Front \\'alk 

"Bungalow" 
Identified In Mission Beach Survey (1997) 



GARY D. ARONSON 
3465 Ocean Front Walk 774 Mays Blvd.-10-PMB 128 
San Diego CA 92109 Incline Village NV 89451 
Tel: (619) 488-1288 Tel: (775) 831-2136 

Fax: (619) 488-6288 Fax: (775) 833-277fw~!EilW~ 

E-mail: Garonson@aol.com ~(!)"" ~liD 
MAY 1 0 2005 

From: Gary D. Aronson 
CAUFORNIA 

COASTAL COMM.ISSION 
SAN DIEGO COAST DISTRICT 

To: Lee McEachern, California Coastal Commission fax 619-767-2384 

Date: Tuesday, May 10, 2005 

Pages (Including this fax sheet): 4 

Dear Lee: 

Please find attached a letter from the San Diego Save Our Heritage Organization (SOHO) 
which they have asked me to distribute to the Commission in opposition to proposed Pennit 
Number 6-05-024, which is being requested to pennit the destruction of the house at 706 
Manhattan Court. 

As I mentioned to you, I believe that part of the reason that the Historical Resources Board of the 
City of San Diego did not vote, several years ago, to designate this as an Historical Resource, was 
the testimony by one of the owners, Mitchell E. Reff, that he and his wife had no intention of 
developing condominiums at the site and that they planned to live in it for the remainder of their 
lives. Please find attached a written copy ofhis remarks (emphasis added by my underlining) from 
the HRB hearing. 

I would like to resubmit this matter to the San Diego Housing Resources Board and I believe that 
there is significant new information that was not previously considered that would permit this: 

First, it's impending destruction, which had previously been disclaimed by its owners, is now 
relevant. 

Second, it was previously argued that the property was badly dilapidated and a color (turquoise) that 
was not consistent with its historical architectural significance. However, since that time, the 
property has been extensively rehabilitated and repaired and has been painted white, which is 
consistent historically and architecturally. 

TIUrd, a new, large, wraparound deck has been added, whlch is also architecturally consistent 
and supportive of Airplane Bungalow architecture. 

Fourth, the significance of a houses designed and built as an Airplane Bungalow, an important subset 

t .. 
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of the Craftsman Architectural Style, was not kno"vn nor debated before the Historical Resources 

Board. 

Fifth, until my recent investigations, it was neither known nor documented that five of the seven 
homes within the two block area, essentially centered on the home at 706 Manhattan Court are also 
older and may be historic, as well, potentially making this home the centerpiece of a proposed 
Mission Beach Historic District. The the importance ofthis historic home in this historic setting may 

be of particular relevance to the Coastal Commission. 

Thank you very much for your interest. If you are able, please distribute this infommtion to the 
Coastal Commission. Please let me know at your earliest convenience if the Commission's timing for 

consideration of this matter is changed. 

Thank you very much for your interest. 

Sin:erely, () ~ 

~Monson 



I 
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August 22, 2002 
4166 Combe Way • 
San Diego, CA 92122-2511 

Good afternoon members of the Historical Resources Board and staff. My name is Mitchell Reff. My 
wife, Miyo and I are not developers and have no intention of develoEing condominiums at our new home at 706 
Manhattan Court. Miyo and I have been mariiearor-tWenty five'y-;a;S"and havelivedTnUnivers.ityCity since-· 

CT990. Our eldest son, Jeremy, graduated from La Jolla High School in 2000, and our younger son, Brian, will 
be a junior at University City High School this coming September. I have worked for IDEC Pharmaceuticals, a 
San Diego biotechnology company for the past twelve years. Miyo is a homemaker and has been active in the 
public schools, including most recently PTA President of the University City High School. 

Miyo and I love San Diego and have decided to spend the remainder of our lives here. Miyo and I also 
love the beach. It has been our habit over the past five years to walk the entire boardwalk, from its origin in 
Pacific Beach to the breakwater at the tip of Mission Beach,. and back, a distance of over six miles. 

Miyo and I decided several years ago we would like to live in a horne on the boardwalk. We would lil:.:-~ 
a home where we could be comfortable in retirement. A home where our elderly parents could come to live witl: 
us if necessary. My parents, who live in New York, come stay with us for several months each winter. My 
mother, Miriam, is physically handicapped and requires a wheelchair. In addition, we would like a home 
where our children would come and visit, along with our hoped for eventual grandchildren. 

, When we decided to look for a home along the boardwalk, we narrowed our search to south of the 
amusement park in Mission Beach, and a residential stretch of Mission Beach beginning at Santa Cla~a and 
going south to· Santa Barbara. We were very happy in April of2002 when we were able to acquire a home at 
706 Manhattan Court. Of course, because the existing home was an older home, we did our diligence, includi~~ 
ascertaining that the City of San Diego had stated during the Boardwalk Expansion Survey in 1997 that our 
hol!le was not suitable to be declared an historic site. 

We were truly flabbergasted when inJuly of this year, a third party named Gary Aronson, who 
maintains an address of record in Nevada, asked that our home be declared an historic site. Gary owns an oce~;1 
front condo (big gray box building) tWo houses south of our home at 706 Manhattan Court. Other individuals i' 
our Mission Beach neighborhood have informed us that Gary has previously told them he was going to live at 
the property that we purchased in April. We have also been told that all of the other bidders on our property 
were developers who wanted to build three or four luxury condominiums ~n the site, rather than the single 
family home that has always been our desire. 

Miyo will describe to you all of the reasons we feel it is inappropriate from an historic point of view to 
declare our home an historic site. 

I am here to tell you that Miyo and l plan to live in our single family home at 706 Manhattan Courtfor 
the remainder of our lives. ·-~-----~~---··---~--~---~---~·-···-~·- .. -·---"·"·- · ·· ....... ,.,~···-~·.·---~····-·-····· -· ·· . 

I would be delighted to answer any questions, or to proceed to Miyo's presentation. 

Sincerely, 

Mitchell E. Reff, Ph.D. 
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GARY D. ARONSON 
774 Mays Blvd.-10-PMB 128 

Incline Village NV 89451 
Tel: (775) R11-2l36 

3465 Ocean Front Walk 
· San Diego CA 92109 

Tel: (858) 488-1288 
Fax: (858) 488-6288 

E-mail: Gamnson@.nol.com 

From: Gary D. Aronson 

To: Lee McEachern 

PLEASE ALSO COI)Y TO: 

Laurinda 0\vens 

C~tlifornia Coastal Commission 

Tel: (619)767-2370 
Fax: (619)767-2384 

&~&ITW/E@ 
MAY 1 8 Z005 

CALIFORNIA 
COASTAL COMMISSION 

SAN DIEGO COAST DISTRICT 

RE: Co~1stal Commission Pcnnit#Cl-05-024. 706 ;\'Tanhnttan Court. Mission ]3cad1. San Dicuo 

Date: Tuesday, May 17. 2005 

Pages (Including Lhis fax sheet): 17 

Dear I .ee and Laurinda: 

Please flnd attached several items rclall:d to this permit application: 

1. A letter from Ron May, Principal I nvcstigator for Legacy 106, an architectural historian firm 

indicating that 
o.. tllis property is an historic Crailsman Airplane Buugalow, 
b. should qualify for historic landmark status and should not he demolished, and 
c. that there exists substantial "significant new infonnation" that would warrant 

reconsideration of its status by the City of San Diego Historical Resources Board; 

2. Supporting evidence for the letter; 

3. A detailed resume ofML May documenting his experience and CA.-pcrtise in this field. 

This letter adds to the weight of evidence and testimony arguing against the issuance or this penn it 
and against the demolition of this historic structme. I hav<: previously sent you other evidence 
including the StaffRecommcnclation of the City of San Diego Historical Resources Beard and the 
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San Diego State Our Heritage Organization (SOHO), that have a!so argued for the preservation of 
this structure. 

Please distribute this additional information to the Coastal Conunission. 

Thank you very much for your interest and help. 

~ly, /) 

~nson . 

Cc:p 
Office ofMichad Zucchet, Deputy Mayor 
Drew Ector 619 236-7057 
dector(?tl,sancliego. gov 

Myra Herrmann 
Deputy Director, Development Services 
City ofSan Diego 
Tel.: (619)446-5172 
mherrmannrglsandicgo.gov 

Mike Tudwy 
City of San Diego Historicall~esources Board 
Tel.: 619-533-6227 
mtudury@sandiego. gQY 

Bruce Coons, President 
SOHO- Save Om Herite~ge Organization 
www. sohosa ndiego. org 
BDCoonsl@uol.com 

Ron May, Chieflnvestigator 
Legacy 106, Inc. 
PO Box 503394, San Diego, CA 92150 
619-269-3924 
le!!acyl 06iQ<;;@aoLc.om 

.... 
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Legctcy 
106,~ 

ARCHAEOLOGY & HISTORIC PRESERVATION 

P.O. Box 15967 • San Diego, CA 92175 
Phone I Fax {619) 269-3924 !D)~~ uw~rm 

www.legacy1 06.com ~1!)\;;1 ~@ 

May 14,2005 MAY 1 8 Z005 

Mr. Gary D. Aronson 
3465 Oc~an Front Walk 
San Diego, CA 92109 

CALIFORNIA 
COASTAL COMMISSION 

SAN DIEGO COAST DISTRICT 

Subject: Coastal Commission Pcnnit #6-05-024, 706 Manhattan Court 
Mission Beach, San Diego, California 

Dear Mr. Aronson: 

I have revit:wed the infunnalion ~uul photut,rraphs provided in your email of May 12, 2005 
concerning Coastal Commission Pcnnit #6-05-024 for 706 IVlanhattau Court. You requested my 
opinion as to whether or not the building on the property and in the photographs is a "Craftsman 
Airplane Bungalow" house. You also asked me to look over your attached material to sec ifthcic 
is new infom1ation not prc\ciously considered hy the City of San Diego during their evaluation of 
70G Manhallan Cuurl fur hi:..turic lanJmurk status. My responses an: as follows: 

1. Craftsman Airnl:mc Bungalow. Photographs 6, 7, 8, 9, and 12 of ''Historical 
Assessment of the Maggie Becker/Hazel Alice Hays 'Turquoise House' 706 
Manhattan Court, San Diego, Califomia 921 09" clearly depict a Craftsman Airplane 
BLmgaluw. I have revieweu the ~viuem:e !>ttbruitled to the Historic Resources Board 
and there is no mention of this variant of Craftsman architecture. Moreover, there is 
nothing in the staff report to indicate they identified the house as an airplane variant. 
It is my opinion that this constitutes ~i::;IJ.il9_\lD1.JJ.CW int0m1ntion th(1t was not 
considered hy the City of San Diego. 

2. Culifm·nia EnYironmental On:.1litv Act. Th~ issue before th~ City of San Diego, 
Historic Resources Board on July 11, 2002 did not involve a discretionary action 
subject to the Califomia Environmental Quality Act. Coastal Commission Permit 
#6-05-024 proposes demolition of the Craftsman Airplane Bungalow al 706 
Manhatian Court and construction of a condominium complex. This is 3 discretionJry 
action that is subject to th~ Califomia Environmental Quality Act and is si!!nificrmt 
new infonnation that was not considered by the City of San Diego. 

3. Cnlifomin Environmental Quality Act Tht·cshold for Historic Significance. 
The recent Monterey County Jail Appellate Court Del+;ion directs Lead Agencies to 
ust:: a lower threshold than listing on a local, state, or national register to determine 
significance for California Environmental Quality Act impact evaluations. Thus, the 
Craftsman Airplane Bungalow at 706 Manhattan Court need not be listed by the City 
of San Diego Historic Resources Board to be considered significant. The fact that 
Teri Delcamp, Senior Planner, City of San Diego rt::corume7ldcd designation uncler 
Criterion A (Comnnmity 0cVl'1opmcnl) and C (An:hitecturc) qualifies it as 
significant for cva1uation of the demolition proposal under the C:11ifornia 

H. :L~'a A MEMBER OF ACRA 
/'.,MERICAN CULTURAL RESOURCES ASSOCIATION 



5/17(2005 11:02 PM FROM: Fax Ta<yd Tll~l"fJ"uLlc:~ TO: 1-619-767-2384 PAGE: 004 OF 017 

Environmental Quality Act. It is my professional opinion that the Craftsman Airplane 
Bungalow at 706 Manhattan Court meets the California Environmental Quality Act 
Threshold for significance and that demolition would constitute a significant adverse 
effect. The City of San Diego should direct preparatibn of an Environmental Impact 
Report vnth~: proposed dt:molition. This is significam new infomralion llutt was nol 
considered by the City of San Diego. 

4. Maggie I. Becket· and the Craftsman Airplane Bungalow. The July 11, 2002 Jetter 
report by Teri Delcamp, Senior Planner, Historic Resources Board, and the June 2002 
"Historical Asst!ssment oflht: Maggie Becker/Ha~el Alice Hays 'Turquoise House' 
706 Manharran Court, San Diego, California 921 09'' incon·ectly identified Maggie 
Becker, first owner, as "an employee at the Silver Gate Sanitarium." That Margaret 
Becker lived at 3020 Works Avenue. Our brief research of the City Directories 
revealed another Margaret T. Becker in the 1924 San Diego City Directory, (aka 
Maggie Stella Irwin Becker), who lived at 2434 A street and was the widow of 
G. H. Becker. In 1923, she was listed with George H. Decker, who was the owner of 
u department store identified in the 1924 Directory as "G.H. Becker Company; the 
popular price place" at 845 fifth A venue. A perhaps even more important point is the 
fact that from 1920 through 1924, when she commissioned the con.struction of the 
beach house, Margaret I. Becker lived al 2434 "A" Street, which is nex.t door to the 
home of Charles Kelly, Lavinia Irwin Kelly, Genevieve Kelly, and Grace P. Irwin 
who resided at 2448 "A" Street. I believe Margaret Stella Irwin Becker was a relative 
of the Kelly family through Lavinia Irwin Kelly, who were important members of the 
Gunn, Squires, and Marston families and instrumental in developing Mission Hills 
and Agua Hcdionda in the City and County of San Diego. More research.would be 
needed to detennine how the association of these families might contribute to the 
historical signficance of 706 Manhattan Coun. Based on this incorrect information, 
Senior Plmmcr I.Jclcamp was incorrectly led to concur with the historical report 
provided hy the applicant's consultant ihat no one of historical significance owned or 
lived in the house. This is sirrnificant new information that was nul known al lhe ii1nl~ 
or considered by the City of San Diego. 

Bt1.Scd on the four points raised in this letter, I recommend the California Coastal Commission 
and City of San Diego consider the Craftsman Airplane Bungalow at 706 ManJ1attan Court to 
be significant under the California Environmental Quality Act for California Coastal 
Commission Pennit #6-05-024, 706 Manhattan Court. 

If I call answer any further questions, please feel free to call me at (619) 269-3 924. 

Sincerely, 

~=~}11u 
President and Principal Inve::stigator 

• 
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s.t('K:l;.Lt.r~ dr r:.IW:k.Wf!tl Air lnl l~~~Qi ,.. :u :!\ Sot h. 
H(">(:k Vlr.:oit•l ~:l t .... ht' r ol ll ~1"1 '!.::.'!:hl!1\ ~U<~ .. M IV-'~ It tt l.,P.tot.'f'-ttnn C' 

(~\: \\!~Jo~hflrJt{Oli 1t m::u'1" b :~-:'1~ 41h 17~7 ~lh 
Ht"'f"l4 ~ , • .,lfn.J -A J lh·c~ ,l (; -t:ntr~ll l!wci-.•·U Art"bit" H s;tl\\il llr..z:ll!-1-"-'iF: lln~~J>. 

h:,rlOOa·~.-. ""!:t .(th ("!,, r tnae- !t4lrt 
lf.l'("~,.....t.n (11-bt.:l)' I t<~h·n'fh.O tiS~ I' 1 !;.1 f1..1,lu•U lf:dith M I)')H-"t 1-'Ut~ :"£.\ .... 

:t-11> 'l'IH:'\:\1, 11.\r.li r ~;:~o All.o.t<"·'" 
l1.1-4:1.t~c ~-\dn~.1f• ,,..,."!"l\11 ).1 ~ 1~::.-•· .. S:o4>'k-f pn·Jorlt )-!U"'•':'l~~~ 4' }th-:i U 1•)1 4 ~~lotQ.11!<' 

er &;r.nt~ lnr.l~ lflJ·i Uh jH_.. .... ~ .. u Juh. \V l'M l-h·t~·HJ tS.t.nr 1.-u!!th. 
t~Jtet .AaiJi:l l·i wid J 1~ h 31)'3:; (i n.wn11t h. :~no1! £lo::·nH1 r !•) l4 0 
I{M:l\•~r 1\ ~ t h ~· ~ '1 ( M~:~;n>;.t •. (lrt.~ntr•t ~ Uoe"f:);f!LI .JL,lt~ H ~1:\.,~:t~·· f'!) ~Hr HnUt}I­

C'1.amv1,..,.1t J,..;orvl.J.tn~r- r"£~ h .!tU~JI Y\urk.~' "Wi-lt t-'••11-: l',.~ '' 1Cttr. ~lh 
(\P:'flti!F Uh~ lu~ At.Snltlh lf.1't'il,t!f' iiPI'~i Hn•l'.Nl r.lu)'~l t-'; ( lir2-h'U ').:} ~~t;t r 

''"l.JI~ "n•...,.LfJhrf IJuh~l hfHI t~•'--'1'- lCt:l":' t.mHfl Jt.:~rrH~ v SQ41~ H~OV"rl" f! ~~. Jt 
4th • H[>-,.d .. ~H ltlaJt .t~ (("utt',~} /1..) o:. .... "fll Y.~t.d . 

Jl•;;imr~~a;,.L\).tD-'4:~~ l11lt''k h•· h. :tt-ltf.~ ::;:u-je:u~ !i,•tJ ln!l'l L'o l'l .l-t~ IJn:k· 

Jh·d•~a (~v~ra~1 v..r ph!t~~~~r ,. .. ~"' th•a1 1l-C"t k•·) 1-::df',;l.. nrtn~ ... ,. T .. lS;pr'Y 'Tht~.u.tfr' 
l•rutJ r ~n"l;. U 11t.':f':ld\a.h' M!.TH' t" :t;-t!-11 Ho":Jtbl"~' t~r-h 

U':'C'ht"l Yr:..tnk it!m~m .. Ct oC".\t,nt ~1 r•-;.t.l~·ll::lt•V fjrn Vo."" lA~tfl•.,.r til b !t94-" t.! 
?LL 'b i~41 l,oap: ttr:,o.:~ JI.Y Oc\M"~h 1-.:l..!t•: .. lJT'rt)' (; ot'll~ lHa"'fl.nnl ~),~ ··~~ 
D'-:;:,ft! • r 14 r.,; ]1-..ilY 

Jl~ri&.PT 'Fnrck t1 ~ [h.u·ulh)") .. fh\nHj'tun ~ Hl•r-kJor.:- Utmwr i.i f M.LtwO f'<rlli"ll 
(hrhl~·)'\ Lhlk ,..~~r\1 h ~it. tH~I j ,. .. uft'tt\lt1t it. r:Jtuh t"l1-l~( nw~~ .. 

lJ~c- ..... ,. F'nu1k J .. tl .. tllt:-u M} ruJ.:•• \-\'•Ll Ultf("l..l•.Y \V.H!OtH~ (! p~"N.:t;¥:a) trh!p -~"•t'l't' 
t"IEJf{ l\(!lt•l t:r ( "''"' f \fti~& ·f:th. l 1. 'l' t.c. T CH h ~., r·uill11l?( ifr 

ltf>t".J\I'·f •:·•<J M"llr T 7:1A :!•l l\rr-~t~.H&.I' }lriTft1• (~dtl.(M1 wr·~llt ~ D 
JJ.IOX;'l\1-!.tl 0 11 f"Or ~'.,•'~~t. fl 1~.-i:H(:. ~tp:rt': l t~m'" <: 4" ~ .c•n b {11.:-;l l~:rh 

.t,.,_.t.,.•• .. ·nt toli.ro~ .. , tu:. ~• h~ "'J',•J: ~t.nin ~ ]l,}r.\:.mna K.nrl o r S i In. Z tHh 
,f.;-;o {Sc .... f-'IV' 4'!lJ \ l'H"'"lltiUt M~ry J ,..~ruu J-s::r.~~ G!t-'~1J..•l 

l.h··<'~vr J''~"' I f.l~tp,~r,..Uu1) n.l;~r Amr·rJ 1 :r s•/• r, )•(ttl 
tt&n o'\L::r.r ,.,_, '' !.tj[, 2-; t~t N.:1!_1 (~~h 1 Br-.c:~""r;•"' UI11J£"r 1 1 t\1HI ~ h1r C'tu .. lfl·H·~ 

n~ .. ,..r .>ut~n. t_! l• .10:t!. (l . n 
1.1Rtk .. , J·.unu 11"' (H.n~ 1".t ''lP mt·rt~e;r fw.r;ku,or• t' ~-u~ ('~ s: Jf;\f"lt>· t ,.;.(.;. 1:o.;t 

l'l 37'lG. Te~::a'!i l~··dnwut Jll,•11d H Ur<(-"nP;\ t;t:t-; r. ~:a. 
~k.rr J~Uhn H f J.htd...:n·l! t.uh t.~tl~ n .1 ~at. 

,..e4:.!rtrtair.l: t.b,. Ctt h .21~;.. ,-ru.nlklm lL~Ln4l't" .1\dflh"'-c!- r ll-45 1 
'1-kr.kt-r Joo ({.:utbtlna) bath~.,. 1t ::20:!: llL~t·h.nt.:·t Jr:rmlu l!.p:.'1 3 :4!> I 

3iltk. nec:\Uh.'r Jr..romi"t U "'''1. l!:a.rrf f ~1~ 
1"kocke-t LHhnn NT-ta 1l 1 ~2:7 .:s.t~ ~'~t).pdSOil 
J.l.tt.{t:loiAt (A-n:i~ \V 4l13.ry, lrakl'l tl \\' ll~k.l'.t,uur Andw t11:.•.fi.~<...oh) lul!.Jf'tr..l". 

r.rAH~flr b ~O:lt 1 h 'il .C:..l~P:nllliJo,! u-.. 
~SI!l"'C' t.t"f"ltf loin BJJh,~r .n~tr R.;Wi- ll~!k'"-tr.Qm l.J!Hf~~ trhr ilttlo(lklyn ~h 

lfUhnn) h :J:G:o ~·or1..~ l\T r !=:'1 Utt-udtrlc..• I~" 
Uec:k~r atra~t J V'ld (j ti h ~1:\~ ;,\ t~k.u;.._ lk"rL ~14nly~t} c-t.Hrutlut. OCO"kl' tt 
Uf'l'r::k,f"r ltthnnt~ )i •h•wP'In Uu~H~n -1-!t .. .a<(D ~('2 !;,ll4:P.-Jnn. JtV t: K \) 

f 1~:1-~ c; . 111o"k"lth ArH>Ur l'.ur•l l1 Jloli Ndr.:m 
CU>cl<er Oll>< I len :Glu ... t-:. It " 
lJ.,.,lorr l'<'ter A _,,,..._~ Ill !•lumh~r }' n • ..-kwltlo H-lml• •~ 1111<1 W W b !3& 

A U~o\H•..-4•• 1. '::tll' _.,~,.~' r:nrl'11t. 11'\" tlf'OL.fiS"ft 1...,., Jr,nn ~ 

JOHNSON'S BOILER SHOP 
R.:u• woLD .... Jo~J4$0:n. ;;..,.*;. . ......... -·-- _ ... 

J,i!., -~ .... ~--""-'' .......... l.o>b-- -
I'L\7t<. W1l.tJIWG A 51'J:C.IJ'.I..T'r SAN tllC(>O 

1924 S.an Dic_go City Directory showing both MargMet Beckers, rcvc<lling the 
confuston whtch led to tl1e misidentification of the correct first owner of\he house. 
This directory shows that in 1924 Margaret I. Becker was the widnw nfCI. H. Becker, 
:111d she resided at 2434 A Street. 

:_c.~ _?tr..:\' 
-..·1,--\-·~ 
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MILTON P. SESSIONS 
POWER ANO.JM .. ORTEII landscape Gardener-Nurseryman 

_GROUNDS .tii:SIGNED. PLANTI:D Afltl REMODELED 

19<:.;-'~/\N lJII·~t~O t"l'~'"{ lllUI·:cn>H'f· .. 1'1.;!,1 l!Jl, 
Doek Uol>t J jnhllnr Alfd SUtlii<J & . .SUOH r llllll lr»l>cf'i:tl ;t¥ 
Beck nu~h A IAhl:tnda 1lJ II ·7:!1 ,..,. 1Jt~.~r:kt1111 dr · 
.Aoek nnth 1 t>knr w I~ , ... , c~, r H:O 1 c~unt'll•u•t 
Bet.-k f1 H r l:UII Ktll . 
Be<:k WQ:Ihtll!;t011 r·, ( Jlell" It I mnrl1 It ~714 Hh 
lleek Wm U e1•l "''' f,hu:~•lt• 1\,.ll l,lf,. I"" (!ri r f :12 •= t-m '''2 
Ueek & (~r .. t 1 i\ J '"'"k J c: «: .. t.r.tll '"•ri>M'M ~;:u 4tl• 
l!~>ctltcotn Hunry H I .. !1""-nlwJ II !4 :S II Y.l';' Z~llt 
Beel.lol na.Jithrnltl J~ (l.auro•l H );; N h t 12& w Arbor tfr 
~lee.,. AtloiJ>I'l I :My~lk! 'M l fl"'-" 11~.-&;nr hrr~« lll<' r 1 II;Ji 41 h 
U<w::kAf' AIID:t 1!: Wilt .I P )I lt'>;l; 1: 
Ueekt!r Antbouy f:Mar,;l) 11Uilll•·r h llfff:ll Workw ... v 
tleclrer ntott Inc: Adolph Jh:<"llt•r ('TI'Jf l ...... .,, Wnldurl Hotel l(l:t'; l!i':l .flh 
lle<k"r {~tJ A U•KIII»' Ml IJ~kf,tr hO:li~G Wcbnln".IIY 
D<>t>ke~ .()onrl\«< '\Y phnnl,.•r ,,.,.,.d A ll .. lll•run r :111:1r. <: 
B~kl!r f>orottl;v n Jlln; t:llr. J ~: !o;arh~ t l!l~:l ('U]Ulllllii< 
B~krr l"uy Mnc 1111:r l<ell.t 1\t•N r. I till r.th 
Botter ll'rt~lll' H ( lti>T'Olh)l l l't><ot. 1r Jl<-4 :c C~tlunabl.lo 

----tiJrllJIII• 151!t:ll"r (irfJ ll {MarJ:4 ll'ft ~<1:1•1 A 
Becker Ocrtnrdt< r ~0211 Work~< ay 

~ I!I"A~HKU. H U i"O, l<'rcrt H Kc+llll> IIIJ:r, Tlt':J><IrCII'"'"1 :i~<~•·•·· a~~ f,li.J, 'rd 
M~tin H11} fl'if'l.l JlilJ:I! s:o~ 

lk~k~r JI .. rrt J .• jt"o~)fl "'"'"'' flr>"C'!11.> & l"l"lnill~ Ia CS:JI lill> 
Boo'ker Jnb11 ll•Kr Al!let•lc..n A~o~:llr 1:., t' N:!lim•;~l J'H~ 
Gook~r Jolll> l" IR11,.., "''I "'"lU!I;~ An• Hy t~•r• h H.r.r m .. r .. 
:91:'(k9r J9,1!1 (l {A IA<•f-"") lr.h t. :tJ :>!. Jo.,.nnlllin nv 
Ro\lkvr J•Ja H'!ui~U~>;tl h~•bl.•t· 2202 :Huh It Kiltlt" 
lt!lf!ker Kur~ A r:llf!dler. 1' A! lWr)' Cu 
IJ~~Cker Malx.'l Mr• elk Hpr<-.:1;~:1~ tla'totl':.n Tlur (O:.o r 17 SG....., !-:::..""" r•l 
»-o-:\<er Mar,.t Mn tflllv.,r f:utR F.nnllnrlum) It ~ii~ll '\\'ur'l<:l .av 
tuekcr :r.l&r;l;llffll$ !;: ullr•r 2 n Whul.<IW !~b:ul# t'u " ll!OU !hl 
Oeete .. 'Mieale -cllt .WN T Ti!l)'lur ,. ~l}!lf• {l 
!f4eker PC!ll!r A CR<~t~<~ lll Jlhtln'•<~r fi'Hoa A UG!Ih:wo ll 7l% {'.,rm l;nrlla IIV 
Rod;;ar Priootr J tlJA:(IFI to ·l7S.~ .,._,...,. 
Becker Plltl>r .J ~.illt~lel r.t~wanl fiuhl~tl l.lon 'J'"""'"• h HIIO ).l.,;:h .. uir. 
Br.cller J>r.t.er J Jr (M111rel Jo') tvltlt l\h.ntuu t:u h l3it Hubin>OIIll n 
nectar JUcbd l' onto mei:ll r 1 $ Et-1 .!il:Jl;& 
necket· ~0 (&f&l",1') .... w (! UADt1<!ll1< h 1(11}~ '1"1>Y' ny .... J<>ll•• 
Bechr Vtttfl~ ~~ :r $21 l;l J•Atr<lee 
D~kor W~tlter ! Ette1) ~~:ro 210!1 Murl<rt lo ~HIll 1<; 
~k<lr Wtlil 11 3fU CottonwO<KS 
B!KI<'!'.f Win pl'd h 3liJO Mt:'Gllc UY 
UJ..'t.'Kl<R l>'M U (R~e!\1'1 Nl 'rrf<JJ.~ Suwl<'l t:m;r:nif<t: <AI, h ~.:W~ llllnotK 
Br.el<or Whl H a.ll'lal\on mw.to nnr.lcwnl1 Air lr.L l>~pct r ll\z I ~Ill 
.utekon Alire td RC H .H l'ctcr'IIIJn r J 7-15 !Hh 
UCC"JcetL A11l1r W T 19:1 lal. 

.ne.clnnt Eu:r:~il4. 0 Un b lDH ll lj;vaJltl 
~t:\t O<m A (C,.rrle) barb<,r <:ll" Sai14£:>d• UH t JU. 
~"tl II Arcbla 11lamn Brunr.wt.,: llr'>~ C:ll r 103(1 91!! 
~tt J:u: W CM H4>leo) (SU.r l.ulld• Hl>l>m} h 3C03 Ut~nYcr 
l.l9eluri.L Job.n H U'U1111o It) ~Ill: nn•ns.,lg rmur Co b lO.U till 
~lr.ett Llas><l S (lll'klla )!} f~tflr l.cnfh rtoomt h 3003 l)rlnv-r.r 
fleeli:At.t R.oht Fl H:O.rr!e A) a"l Amerkan N"lt ht" ('..v b :u;! lkt<l..,..n 
DeclurLt Th.,llblll V o:lk R U tfr£= A Co r 131 {, 1 Hh 
Dt:d::tord .EL'!lo trllr lllf.bop I< Cn r .Bneuto 
B«:ldey OC!D W <A~Ilel) KJ 11 :ltl48 C 
Deck ley ft&rl7 0 ell< ~ 0 Co P H 1 .2~tb 
Baillr.Jey UIICI!fr l-t ( Ual>ell t.allor Ji'urf!mlln & Glnrk h 71 I 1WU; 
Beekm!lll Arehlo !Nellie} plf!<l WruJ>~>ar ~ D Cul2J£ CO A. :F! (:U 11 Ziti:!< 9\l'al' 
Seto'knn ... Kor!JJ t' UU ltlth 

THE 

lni$$IOtl 
J;UI$ 

kbool of 

~' f. AIJQ llllUWt 

"'--­num·. t!Qtli;l!E 
ro~..v.nn-m..,, 

E..,...,..T-«...n 
O..Ali ll......,l>a 
&ale,~. 
~bg 

~ 
.J.T\jl)l9 ....... 

""''"'··~ lnl ,.,. l!mll 
«!'li-­

(GI:IUIM).U 
oo.uaum 

E~ut~meni 
Sales 

co. 
R::!U~ 
&;pl~ 

~ 
tt;"~t 

fucttk 
~ 

PHOrH: 
041•79 

~Ol B Slrt.;l 

D -0 N. ~. S "Jr E ~A R ~A~ 
INSURANCE-BONDs-BEAt. ESTATE 

050 ~~tJ.. Street Phone.:Uaia 15I.S 

1923 San Diego Cit)' Dirl'ctory ~hawing bol.h Margaret Becker and her husband 
George residing at 2434 A Street, and also as owners ofthe G. H. Becker Company. 
Misidentified Margaret Becker is shown in blue. 
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FRESH 
MILK 

DAIRY P.RODUCTS 

Telephone M!Un 761 

DUALITEE 
DAIRY PRODUCTS COMPANY ~~ArGE 

••.BONlTA'' Guanll\teed 
GRADE "A" Pa!>-tr:trr\7-c-d 
GRADE "A" Raw 

Whe>l"""'lf ;;.,,1 ~<'-tail 
lith :~no-r· st,.. CHEESE 

"PRO-LAC" 
TU£ Rcl\l,TH DRlNK 

THE "BES" MlJ..K .lN 'l'OWN 
The l'l.lruul ft.illt: DcliY•t-r.tl D•.ily. l~:e CQid 

CLEAN RICH Mlt.K WlTH lTS TP.VJ.: FLAVOR 

fiEPARTr.3Et-lr 

New Si5JaLn:y Pb.tlt 
F'AMlLY 

THE POPULAR 'FRJC£ ::O'l'ORE. 

.S4S FIFTH STREET 
SAN DIEGO. CA.l.-. 

1\ ~\Ct'c cle~r.nt<l t-. £li the: n~d~ of e«>nomiQJ. !>h<lppers. A s;tore •·e-.;.dy a1 :;1! 
l:!m"" tQ ruodr. il" Roads wiili the ~an\c:e <>f ''Satis.fa..;tio(l. or vm.::- moo~7 
bade". T'hrre it. more for your tio&r at He<:'li-l!r',; t'l\ D.,-g:ooth. Notion.'!. t:a:l 
Re.lldy-\o-W~:iJ.r. 

RISTEN SE 

PHONE HILLCREST 2-194 

4147 Univ:r:;ity Av., ror Pau]y Av. 

1924 San Diego City Directory showing G. H. Becker Company classified 
~clvcrtiscmcnt under "Depa11mem Stores." 

~·.-::ri'.:· .. 
·~c 
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1930 U.S. Census shO\ving Maggie Becker, a vvidow, living at 2434 A Street. Next door 
are Charles and Lavinia Kelly and his sister-in-law P.Grace Irwin. Lavinia's maiden 
name was also Irwin. Maggie I. Becker was Maggie Stdla Irwin Becker. Charles and 
Lavinia Kelly were prominent in San Diego's hist01y, and were related to George and 

Am1a Marston's extended family. 

···-- . 
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Irwin Family of Gladys Lucille Irnin o~Briert 
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• lD: Io;H04 ' Suggested Next Step: I 
Sex: F l""JnJ M<'11'lf..$tell;) ! 

• _\'a.~:e: Maggie Stella IRWIN 
1 Be.c~n._.., \ Sean:h 0. neWorldT. fEE ... for: \ 

Bir,h: 25 SEP 1861 i~ Sm1gamcn Co .• Hlinoi~ 1 ;mJ5JJ8:::J 
• DcaJ]r.· 1931 in S::illD!('f,O. Cill!fomia 1 

· · 

Frztf1cr: Akl\lln<kr 13-lad-::.wndRWlN b: 5 fEB l&l.J. in Ct1b:1rms County,NC 
Mo:h,•r: Jan<> St::.unoll BI~O!\DWE\,L b: !9DEC 1&17 il1 Cl•wno1:tCo.:oH 

r.elutt<~d Wlm thlil «~ 

• Vli?Y. mnlt.:lple 
f)e,motR>ns 

• Cn~nge tree ... ~ws lo 
l,l~t tim l<l'lt. ytiu flallt 

• Vlf.'l! SIIPP:lrtin~ $1ll/t~, 
1.'!., t<!I'!IUS lft1.111J~ 

• Vle-.r l!lt,tr.'1~t• 
lnft!TTO~!I:ln 

.o 1\nr;nymou!f·f cont:;J::t 
:._ ____ ~lffnltt~~ or ~<!~\ll_ .. 

\ .\f:<rriar,< I G·~mg;: H. SEU~ER b: UNhr~OWN \·\uSI.oa.nJ... 

' ''\., • M<Irried: 5 SEP I ~99 in Sangamon Cou!lty, ILL~ 1 
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Legacy 
106~~. 

RONALD V. MAY, RPA 
President I Principal Investigator 

Legacy 106, Inc. 
P.O. Box 15967 ·San Diego, CA 92175 

Phone I Fa.x (619) 269-3924 
www.legacyl06.com · legacy106inc@aol.com 

FIELDS OF INTEREST 

• Architectural History 
• City of San Diego Social History 
• 18th Century Spanish Califomia History 

• 191h Century Maritime History 
• 19th and Early 20th Ccntmy Military and Community Histoty 
• 19th and 20tll C~:ntury Land Ust! Dt!vclopm~::nt. 
• Prehistoric and Historic Archaeology 

• Historic Preservation 

PROFESSIONAL REGISTRATION 

Registered Professional Archaeologist (RP A) (since 1977) 

EDUCATION 

• Certificate in Secretary ofthc Interior's Standards for the Treatment of Historic 
Properties, National Prt:scrvation Institul~.:, 1999 

• Certificate in Section 106, National Historic Preservation Act, National Preservation 

Institute, 1998 
• Graduate Certificate in Public Histmy, San Diego State University, 1988 
• Graduate course work in Anthropology, San Diego State University, 1972-1975 
• Bachelor of Arts in Anthropology, San Diego State College, 1970 
• Associate of Arts in Social Science, San Diego Mesa College, 1968 

WORK EXPERIENCE 

• Legacy 106, Inc., President and Owner, 2000 to present 
• Pacific West Archaeology, Inc., Archaeology Project Manager, 2000 
• United States Navy, Staff Historian, Environmental Protection Spcciati.st, 

1998 to 2000 
• County of San Diego, Staff Archaeologist and Hi!itorian, Environmental Management 

Specialist, 1974 to 1998; County Historic Site Board staff, 1986-1990 
• San Diego Mesa College, Anthropology Ins!rudor, 1976 
• California Department of Parks and Recreation, Consulting Archaeologist, 1976 
• David D. Smith & Associates, Senior Archaeologist, 1972 to 1974 
• San Diego State University Foundation, Supervismy Archaeologist, 1971 to 1973 
• Califomia Division of Highways, District Liaison AI·chacologist, 1970 to 1973 

• Teaching Assistant, San Diego State College, 1969 
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RECENT PROJECTS 

Archaeological and/or Historical Studies for Permit Review Processes 

• Historical Survey Report, Analysis of the William E. and Nina Leona Allen Gird 
Ranch Barn at Via Monscratc and Highway 76, Fallbrook Community. Pending City 
Review, 2005 

• Historical Resources Evaluation of the Frank and Emma Connors House, Old Town, 
San Diego. Pending City Review, 2005 

• Historic Resources Evalualion of Lhe Mis!:iion Hills Shopping Ct:nter Block 54 for 
Mission Hills Heritage, 2004 

• Archaeological Report, Historic Trash Deposits from the Alicante P'rojcct at 51
h and 

Rt:dwood Streets, Northern Downtown San Diego Community. 2004 

• Historical Evaluation of the Coronado Railroad, for Save Our Heritage Organisation, 
Designated Tlistoric;=d Lnnomark No. n40 Decemher 200:1. Oveiiurned hy San Diego 
City Council, September 2004 

• Historic Evaluation of the Balboa Park Golf Club Houst:, Tile City of San Diego 
Parh and Recreatiou Departmenl, 2003 

• Historic American Build ina Survev (HABS) Report for Hansen Coastal Development 
Pl.!nnit, 2415 San Elijo Avenue, Cardiff-by-the-Sea, City of Encinitas, 2002 

• Hic;foric Assessment Report on the 1915 !vTiles Homt>, Extended Initial Stucly tor 
Hansen Coastal Development Pcnnit, :2415 San Elijo Avenue, Cardiff-by-the-Sea, 
City of Encinitas, 2002 

• Archaeological Rep011, The Linda Vista Homesteaders on Miramar Me~a: A Test for 
Local Pattems ofGlocalization in a Rural California i\giicultural Community, 
Legacy 106, Inc. submitted lo Pacific West Archaeology, Inc. for Anteon CoiJJOralion 
and United States Marine Corps, Miramar Air Station, 2001 

• Archaeological Report, The Rocslcin Homestead on the San Dicguito River: A Test 
ul CA~SDI-316 for Local Pallt:ms uf Glocalization iu a Runll California Agricultural 
Community, Legacy 106, Inc. submitted to Brian F. Mooney & Associates for 
Starwood for United States Army Corps of Engineers, 2001 

• Historic Report, "Outline of Point Loma Architectural History, Baseline Data for 
Revision of the Port Rosecrans Historic District and Other DistJ;cts" for Natural 
Cultural, Navy Region Southwest and copy on file with Fort Guija11·os Museum 
Foundation, Building 127, Naval Base Point Lorna, 1999 

Legacy 
'I06 ... 
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Histoiical District As!">essments 

• Historical Survey of 44 houses in the Mission Hills as part of the Mission Hills 
Sunset Boulevard I St. James I Lyndon I Sheridan I Traditional Historical District 
Applicatjon, Submitted by Residents tu City of San Diego Historical Resuun.:es 
Board, PlaMing Department, 2004, pending review. 

• Historical Nomination of the South Park Transit Historic Dish-ict, four buildings 
dating from 1912 to 1920, City of San Diego, Historic Landmark District, 2002. 
Study submitted to the City of San Diego, pending review. 

Historical Landmarks- Completed Nominations 

• Designated Historical Landmark No. 697. November 2004. Historical Nomination of 
lhG Edwin and Rose Emerson I Hurlburl anJ Tifal House, Morley FidJ, Balboa P::nk. 
vicinity, San Diego, CA, City of San Diego Historical Resource Board 

• Desitmated Historical Landmark No. 690, October 2004. Historical Nomination of 
the Henry and Bethel Hoffman House, Talmadge l'ark Community, San Diego, CA, 
City of San Diego Historical Resource Board 

~ Designated Historical Landmark 1'\o. 674. July 2004. Historical Nomination oflhe 
Dcatty House, a 1926 Tudor, r.nglish Cottagt~, Ci1y ofSnn Diezo Histnric.1l Resonrce 
Board 

• Dcsi!!nated Historical Lundmark No. 668 June 2004. Historical Nomination of the 
Walter M. and Loretla B. Ca~cy Hou~c, 4830 Hart Drive, San Diego, CA, Talmadge 
Pnr1( Community, City of San Diego Historical Resource Board 

• Dcsirmatcd Historical Landmnrk No. 664, Ivlav 2004. Historical Nomination ofthc 
A.L. and Cleveland Dcnnstcdt House, Kensington Community, City of San Diego 
Historical Resource Board 

• Desifmaied Historical Landmark No. 627. Oc1ober 2003. Historical Nomination of 
the Antoine and Jeanne Frey I Rear Admiral Francis Benson House, a 1930 Spanish 
Eclectic, City of San Diego Historical Resource Board 

• Designated Historical Landmark No. 614, September 2003. Hi~torical Nomination or 
the Mary J. Hill House, 4171 Ingalls Street, San Diego, CA, Mission Hills, City of 
Sau Diego Historical Resource Board 

• Designated Hi:-;torit:al LanJmark No. 610, September 2003. Historical Nomination of 
the Elmo G. and Angeline Crabtree Spec House 01,4210 Norfolk Terrace, San 
Diego, CA Kensington Point, City of San Diego Historical Resource Board 

Legacy 
1'-:A )L-.._ ..... 
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• Designated Historical Landmark No. 623, September 2003. Historical Nomination of 
the Louise Severin Spec House, 4185 Rochester Road, San Diego, CA, Kensin!,>ton 
Community, City of San Diego Historical Resource Board 

• Designa.t~.d_l:Ustor:Ic~l_L\lll_cfmg,rk_~o. 597, June 2003. Historic Nomination ofthe 
Charles "Dick" Dowman House, 5309 Marlborough Drive, Kensington, a 1929 
Spanish Eclectic, City of San Diego Historical Resource Board 

• Designated Historical Landmark No. 588. May 2003. Historical Nomination of the 
Cosgl'Ove House, 5310 Canterbury Drive, Kensington, a I 949 Mid Century Modem~ 
Ranch Transition, City of San Diego Historical Resource Board 

• Dc:;ignatcd Historical Landmark No. 583. April 2003. Historic Nomination of the 
New~Brown House, 4195 Palmetto Way, Mission Hills, a 1922 Eycbro\v Bungalow, 
City of San Diego Historical Rcsomcc Board 

• De-sirrn::~ted Historict'll Landmark No. 58L Mrlrch 2003. Historical Nomination of the 
Edwina Bellinger/ David 0. Dryden House, 2203 Cliff Street, University Heights, 
a 1911 Craftsman house with Swiss influence, City of San Diego Historical Resource 
Board 

• Designated Histotical Landmark No. 569, Januarv 2003. Historic Nomination of the 
forbes Requa Model House, 5318 Canterbury Drive, a 1930 Spanish Ecleclic, City of 
San Diego Historical Resource Board 

• Designated Historical Landmark No. 55 I, October 2002. J fistorical Nomination of 
the Cortis and Elizabeth Hamilton/Richard S. Requa House, a 1941 Ranch Transition, 
City of San Diego Historical Resource Board 

• Designated His1orical Landmnrk No. 541, Septe-mber 2002. Historical Nomination of 
the Irvine and Flora Schulman House, 4352 Trias Street, Mission Hills, a 1931 
Spanish Eclectic, City of San Diego Historical Resource Board 

• Designated Historical Lanumark No. 525, 2002. Dt!Witt C. MitL:hell Memorial 
American Legion Post 20 l, 4061 Fairmount Avenue, I 930. City of San Diego 
Historical Resow-cc Board 

Completed Historical Nominutions Currently !,ending Cily of San Diego Review 

• Historical Nomination of the Fred W. and Eva 1vf. Sills l-Touse, Kensington 
Community, San Diego CA, City of San Diego Historical Resource Board, 2005 

• Historical Nomination of the Louis R. and Muriel Dilley I lV1onroe E. and Olga J. 
\Vallace House, Mission Hills Pmt Stockton Trolley CotTidor Community, San Diego 
CA, City of San Diego Historical Resource Board, 2005 

Lcg¥:y 
·or. 1 '--'·~ 
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• Historical Nomination of the Jack G. and Eugenia Robb I Americo Pete and Stephna 
Rotta House, Kensington Community, San Diego CA, City of San Diego Historical 
Resource Board, 2005 

• Historical Nomination of the Maynard and Bessie Heatherly House, North Park, 
San Diego, CA, City of San Diego Historical Resource Board, 2005 

• Historical Nomination of the Joseph E. and Estcn Shreve House, Sunset Cliffs I Point 
Lorna Community, San Diego, CA, City of San Diego Historical Resource Board, 
2004 

• Historical Nomination of the Conm1ander Wilbur V. and Martha E. Shown I and 
Louise Severin House, San Diego, CA, Talmadge Park Community, City of San 
Diego Historical Resource Board, 2004 

• Historical Nomination of the Strawn Honse, Point Lorna Community, San Diego, CA, 
City of Sau Diego Historical Resomce Buanl, 2004 

• Historical Nomination of the Stocbvcll House, Mission Hills Fort Stockton Trolley 
Corridor Community, San Diego, CA, City of San Diego Historical Resource Board, 
2004 

• 1996 "Nomination of Fort Guijarros, CA-SDI-12000, to the National Register of 
llistotic Places and Prelitnin;ny Determination of the Site Bounda1ies" Report 
submitted to Architect Milford Wayne Donaldson, FAJA, Inc. for the United States 
Navy 

SAl\'lPLE PlJBLlCA TTONS 

The following is a ;Sample from more thil11 fifty publications: 

• Book, Shadows (~(the Past ill Cabrillo National Munwnem, Roger E. Kelly and 
Ronald V. ·May, RPA, National Park Service, Cabrillo National Monument, Snn 
Diego, California, Pacific Great Basin Support Offic.;~;:, Oakland, California, 2001 

• 2001 "A Dead Whale or a Stove Boat: The History and Archaeology of the Ballast 
Point Whaling Station," Mains 'I Haul: A Journal of Pacific Maritime History, 37 
(win~er 2001) 1:4-12 

• 2001 "Ceramic Rims From The Rim ofLakc Lc Conte," Ronald V. May, RPA, 
"The Lake Le Conte Survey, Archaeological Survey Association of Southern 
California, San Bernardino County Museum Association Quarterly. 48 (2001) 3:45-
72 

• 1995, San Felipe Indian Village: An Archaeological P~rspcctivc. Gold Dust Trails to 
San DieRo and Los Angeles in 1849, pp. 175-183. San Diego Co1Tal of Westerners, 
Book 9. 

Lcg~cy 
',106~ 
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• 1988 "The Maritime Tradition of Shore Whaling: Research Implicalions Frum Ballast 
Point in San Diego Bay, .. Fort Guijarros Quarterly 3 (1988) 1:9-10 

• 1986 "Dog-holes, Bomb-lances, and Devil-fish.: Boom Times for the San Diego 
Whaling Ind\Jstry,'' First Prize, Cabrillo Award San Diego Historical Sodety 1985 
Institute of History Journal of San Diego History 32 (spring 1986) 2 

• 1985 "The Guns of Point Lorna: America's First Sea Coast Artillery Defense in San 
Diego" Cabrillo Historical Seminar: The Military on Point Loma pp. 26-36. 

• 1985 "The Fort That Never Was on Ballast Point" Journal of San Diego History 
3l(spting 1985): 121-136 

• 1984 "Schooners, Sloops, aml Ancient Matiners: Research Implications of Shore 
Whaling in San Diego," Pacific Coast Archaeological Society Quarterly 21 (1984) 4 

• 1978 "A Southcm Califomia Indigenous Ceramic Typology: A Contribution to 
Malcolm J. Rog~:rs' Research" Journal oftlze Archaeological Survey Association of 
Southern California 2(2) 

o 1976 "An Early Ceramic Date Threshold in Sm1thern California" The Masterlcey 
50(3): 103-107 

• 1975 "A Brief Survey ofKumcyaay Ethnography: Correlations Between 
Environmental Land Use Patterns, Materi<tl Culture, and Social Organization" 
Pacific Coast Archaeological Society Quarterly 11(4): 1-25 

SAMPLE PROFESSIONAL I COMMUNITY PRESENTATIONS 

• Panel Presentation, Session D "Historic Districts: What arc they and how do I get 
oncT' in "Some Like lt Preserved," Eighth Atmual SOHO (Save Our Heritage 
Organisation) Craftsman & Spanish Revival Weekend Mat·ch 11- 13,2005. 
With Janet O'Dea, Allen Hazard, Scott Sandel, David Marshal, and Druce Coons. 

• Workshop Presentation, "'The Zany Postwar Modernism of California" in "Postwar 
Contributions to San Diego's Recreational and Resort Architecture," SOHO (Save 
Our Heritage Organisation) San Diego Modernism Weekend, October 22-24, 2004. 

• "Conversion of the US Army Fort Rosecrans Morgue to a US Navy Collections 
Management,.' Opportunities for Federally Associated Collections, June 5-7, 1996 
Berkeley, CA, Ronald V. May, Dircdor of Archt:oloi,ry, Fort Guijarros Museum 
Foundation 
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OTHER REPRESENTATIVE PROJECTS: 

• Fort Rosecrans National Historic District Restoration Monitoring, 1998 to 2000 
• U.S. Army Battery Wilkeson-Calef Structural Assessment, 1998 to 2000 
• Jacmnba Valley Ranch Specific.: Plan EIR, CEQA Project Manager, 1996 to 1998 
• The Pointe Specific Pian, CEQA Project Manager, 1992-1995 
• Tecate Water District Major Use Permit, Project Manager, 1991-1993 
• Roque De La Fuente's Otay Raceway EIR, CEQA Project Manager, 1990 
• Ocotillo Wells ORV Park Archaeology Survey, Anza Borrego Deseli State Park, 1976 
• McCain Valley Archaeology Survey and Phase I Testing, Senior Archaeologist, 1973 
• Kitchen Creek Archaeology Salvage, Interstate 8, 1973 
e Highway Archaeology Surveys, Interstate 8, 15, SR 805, SR 86, 1970 to 1973 

PROFESSIONAL ORGANIZATIONS MEMBERSIDP 

• Society for American Archaeology (since 1968) 
• Society for Historical Archaeology (since 1982) 
• Society for California Archaeology (since 1969) 
• American Cultural Resource Association (since 1998) 
• Save Ow· Heritage Organisation (since 1990) 
o San Diego Historical Society (since 1982) 
• San Diego County Archaeological Society (since 1974; life memher) 
• Pacific Coast Archaeological Society (since 1969) 
• Fort Guijarros Museum Foundation (since 1982; life member) 
• Maritime Museum of S<m Diego (since 1988) 

AWARDS 

• Special Recognition Award, San Diego County Archaeological Society, llJ98 
• Knight's Officer, Orden del Mcrito Civil, Spain, 1989 
., Mark Raymond Harrington Award for Conservation Archaeology, Society for 

California Archaeolob'Y• 1987 
• Meritorious Program Award, Honordblc Mention, County of San Diego, 

Archaeological/Historical Report Procedures, American Planning Association, 1984 

REFERENCES 

Available upon request 
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Maggie Irwin Becker 
(Mrs. George H. Becker) 

1924 

Historical Person 

Phil:mthropist 

• lrnportnnt Role os o 
Director of New Helping 
Hond Children's Horne 

• Donnted 5 Acres for New 
Horne on 35'h& Logon 

• Donoted SSOOO.OO to 
cornpnign to build new 
building on thot Jond 

• Did this in the some period 
she built her filission Bench 
Cottoge 

Because of her involvement and support for the development of the 
Helping Hand Home, Maggie Irwin Becker was a civic leader of great importance. 
(The Helping Hand Home was an early predecessor to the San Diego Children's 
Hospital.) Maggie and her husband, George, had seats on the Governing Board 
and donated 5 acres for the construction of the new home in 1924. After George 



died (and Maggie bought the Mission Beach land and built her house in 1924), 
she expanded her role on the Governing Board and donated $5,000 for 
construction of the new facility. She was one of the largest donors. if not the 
largest, and contributed 10% of the cash required for the new home plus the land. 
This new facility was to be named The Children's Convalescent Hospital. They 
hired Master Architect Richard Requa of Requa & Mead to design the new 
building (the Spanish style one in your photos). She remained active on the 
board until her death in 1932. In 1954, the Children's Convalescent Home 
moved to a new location in Kearny Mesa, and was renamed the San Diego 
Children's Hospital. 

Children's Hospital Predecessor (I) 

Children's roots may be traced back more than 100 years. In 1884, Mrs. Nannie 
Dodson opened her private home in the Golden Hills area of San Diego (not far 
from the restored Villa Montezuma) to adults and children seeking shelter after 
the collapse of the 1880 land boom. After two relocations, her facility split into the 
Dodson Home for the Aged and The Helping Hand Home for Children. A new 
building for the latter was constructed at 850 South 36th Street and, in 1932, 
became known as Children's Convalescent Home (later Hospital), a predecessor 
of today's Children's Hospital and Health Center. 

Helping Hand Home for Children 

Children's Hospital's original outpatient clinic and therapeutic pool were 
dedicated on September 22, 1934. Run by the San Diego Society for Crippled 
Children, the facility was at 851 South 35th Street, adjacent to Children's 
Convalescent Hospital. It was sold to Neighborhood House, a recreation center 
for senior citizens, in 1956. Prior to the move to the "new" hospital in Kearny 
Mesa, Children's Convalescent Hospital patients had to be brought down the hill 
for treatment. 

Official website of Children's Hospital of San Diego 
http://wwv .. '.chsd.org/bodv.cfm?id=2020&action=detail&rcf=60 

1. 
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Philnnthropist 

Helping Hand 
Children's Home 

1924 

Guest of Honor 
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Today: 

Children's Hospital and Health 
Center, San Diego is: 
San Diego region's only designated pediatric trauma center. 

The only area hospital dedicated solely to pediatric care. 

http://www.chsd.org/blank.cfm?id= 1706 

*Children's provides care to more than 90,000 sick or injured kids every 
year. Children's patients range widely in age as well as geographic origin, 
ethnicity and socio-economic backgrounds. 

* Last year, Children's served 13,000 inpatients and had 283,000 outpatient 
and specialty-clinic visits. The outpatient department has more than 35 
pediatric sub-specialties. Outpatient visits have more than doubled in the 
last six years. 

*Children's has more than 900 physicians and 800 nurses on staff, nearly 
3,000 employees, 450 active volunteers, and more than 1,400 Auxiliary 
members. 

*Since 1954, Children's Hospital and Health Center has evolved from a 59-bed 
hospital treating children affected by polio into a comprehensive and integrated 
pediatric healthcare system with 248 beds. 



* Children's is the region's designated Pediatric Trauma Center, treating an 
average of 115 trauma cases each month .The most common causes of trauma 
are motor vehicle accidents and falls. Air transport is used in about 14 percent of 
all trauma cases. The helipad is located at the top of the hospital building. 

* Each day, Children's medical team performs an average of 50 surgeries and 
more than one heart surgery on kids from infancy through adolescence. 

*Through Children's network of caring, kids can receive specialized clinical and 
primary care services at 15 neighborhood locations throughout the county. They 
offer a broad range of services, from speech, physical and occupational 
therapies to child guidance and child protective services. 

*Children's Healthcare Referral Service serves as a community information 
resource center for families, physicians and agencies. The toll-free number is 
(800) 788-9029. 

* Children's 59-bed Convalescent Hospital is the only pediatric skilled nursing 
facility in California. In a home-like environment, medically fragile and 
developmentally disabled kids receive round-the-clock care. 

http://www.chsd.org/1975 

Neighborhood Services 

Children's Hospital and Health Center operates neighborhood centers throughout 
the region thaf offer various services, including developmental services, physical 
therapy, occupational therapy, speech therapy, audiology, behavioral science, 
child abuse prevention, urgent care, and treatment in several pediatric 
subspecialties. 

Satellite Clinic Locations 

--•-- Chula Vista 
--•-- Oceanside 
--•-- El Centro --•-- Rancho Bernardo 
--•-- Encinitas --•-- San Diego 
--•-- Escondido --•-- San Marcos 
--•-- La Jolla --•-- San Ysidro 
--•-- La Mesa --•-- Solana Beach 
--·-- Murrieta --•-- Vista 
--•-- National City 



Children's hospital provides comprehensive medical services for children: 

*Abdominal Transplant Program 
* Anderson Center for D.ental Care 
* Asthma & Allergy Clinic 
* Attention Deficit Hyperactivity Disorder 
* Audiology/Hearing 
*Autism Intervention Center 
* Bone Marrow and Blood Cell Transplantation 
* Behavioral Health 
* Brachial Plexus Clinic 
* Cardiac Catheterization 
* Cardiology 
* Cardiovascular Surgery 
* Center for Child Health Outcomes 
*Center for Healthier Communities for Children 
* Cerebral Palsy Center 
*Chadwick Center for Children and Families 
* Chemical Dependency 
* Chemotherapy 
* Child Abuse 
* Child and Adolescent Services Research Center (CASRC) 
* Child Care Center 
* Child Life Services 
*Children's Hospital Emergency Transport (CHET) 
* Children's 1 OMobile 
*Children's Toddler School 
* Chronic Pain Clinic 
* City Heights Wellness Center 
* Cleft Palate Clinic 
* Congenital Heart Disease Clinic for Adults 
* Convalescent Hospital 
* Complementary and Alternative Medicine 
* Craniofacial Services 
* Critical Care Center (The Ernest Hahn Critical Care Unit) 
* CT Scan 
* Cystic Fibrosis Clinic 
* Day Surgery Center 
* Dental Care 
* Dermatology 
* Developmental Services 
* Developmental Evaluation Clinic 
* DNA Testing 
* Ear, Nose, Throat 
* Eating Disorder 
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* ECMO 
* EEG/EMG 
* Electrophysiology 
* Emergency Care Center (The Sam & Rose Stein Emergency Care Center) 
* Endocrinology 
* Exercise Testing 
*Gait Studies 
* Gastroenterology 
* Genetic Services 
* Hand Clinic 
* Heart Institute 
* Hematology/Oncology 
* Hemangioma Treatment 
* HomeCare 
*Hospice 
*Imaging 
* Infectious Disease Services 
* Infectious Disease Research Center 
* Information Services 
* Inhaled Nitric Oxide Therapy 
* Injury Prevention 
* Institute of Behavioral Health 
* International Services [Patient inquiries] 
* Laboratory Services/Pathology 
* Learning Disabilities 
* Liver/Kidney Transplant Program 
* MRI 
* Mental Health 
* Motion Analysis Laboratory 
* Muscle Disease Clinic 
* Neighborhood Services 
* Neonatal Services 
* Nephrology 
*Neurology 
* Neurosurgery 
* Newborn Follow-Up Clinic 
* Nutrition Clinic (Clinical Nutrition Department) 
* Occupational Therapy 
* Ophthalmology 
* Oral Maxillofacial 
*Orthopedic Biomechanics Research Center 
* Orthopedic Services 
* Otolaryngology 
* Pacemaker Services 
* Pastoral Care 
* Pharmacy Services 



* Physical Therapy 
* Physician Referral 
* Plastic Surgery 
* Prescriptions 
* Psychiatry (Institute of Behavioral Health) 
*Pulmonary 
* Radiofrequency Ablation 
*Radiology 
* Reconstructive Surgery Services 
* Rehabilitation Medicine 
* Renal Clinic 
*Research 
* Respiratory Therapy 
* Rheumatology 
* Scoliosis Center 
* Sleep Studies Center 
*Smoke-Free Families 
* Speech and Language Services 
* Speech Therapy 
* Sports Medicine 
* Surgery Center (The Jean Hahn Surgical Pavilion) 
* 10Mobile 
*Terminally Ill Therapy 
* TLContact 
* Transplantation - Liver and Kidney 
* Transplantation - Bone Marrow and Blood Cell 
* Trauma Program 
* Urgent Care Centers 
*Urology 
* Vascular Malformations Center 
* Volunteer Services 

http://www.chsd.org/blank.cfm?id=1700 
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Califorma CoastAl Commission 
San Diego Coast Di1trict 
7S7S MetrOpolitan Drive, Suite 103 
San Diego, CA 92108-4421 

May 9, 2005 

RE: 706 Manhattan Court GDH 

Dear California Coa1tal Commlasion: 

~~~llWJtmJ 
MAY 1 0 Z005 

CALIFORNIA 
COASTAL COMMISSION 

SAN DIEGO COAST DISTRIG 

This Oriental influenced craftsman bungalow is the beat craftsman house along 
the boardwalk in Mission Beach, California. It is a prominent landm.arlt along 
this popular !ltretch of oceanfront and is visible from offshore. We believe that 
there Is a fair araument that the building is significant and should be preserved 
as part of any new development. Despite uscrtlons to the contrary, the 
building is in a good state of preservation and can be adaptively reused with a 
new frame inserted behind the sin&}e wall construction as has been dono with 
many others of this type. 

We requeat that the commission give this building special consideration as a 
historical reaource and allow it to be preserved for future generations of 
beachgoers to enjoy. 

Bruce Coons 
Ex.ecutive Director 
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EXHIBIT NO. 4 
APPLICATION NO. 

6-05-100 
Letters from 

Applicant dated 
6/14/05 & 7/28/05 

£california Coastal Commission 



Date: June 14, 2005 

To: 

·_:;:c,;::, 

California Coastal Commission 
Attention: Laurinda Owens 
San Diego Area 
7575 Metropolitan Drive, Suite 103 
San Diego, CA 92108-4402 

·· --~• :~ ;~:~~:~' 2f2~~~-;~r 

From: 

Re: 

Note: 

Mitchell and Miyo Ellen Reff, Applicants 
4166 Combe Way 
San Diego, CA 92122 

Application #6-05-024 (Reff) 

Please forward a copy to all Commissioners 

After reviewing the May 2005 Th 9c Regular Calendar Staff Report and Preliminary 

Recommendation and the Th 9c Addendum dated May 6, 2005, my wife and I are in 

support of all the staff recommended conditions. 

Our beach house at 706 Manhattan Court was purchased in April of2002. After studying 

the house, we realized a 1200 square feet house would not serve the needs of a multi-

generational family that includes my physically disabled mom. My wife and I are 

planning to build and live in our new family home at 706 Manhattan Court with an 

attached guest quarters. The home includes an internal elevator and a handicapped 

accessible bedroom and bathroom for our elderly parents. The guest quarters on the first 

floor are for our adult children, their significant others, and we hope in the future our 

grandchildren. 
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We are dismayed that a neighbor, Gary D. Aronson, continues his campaign to block us 

from building our new home by trying to have this dilapidated house designated historic. 

He was unsuccessful before the City of San Diego Historical Resources Board in 2002 

and he was unsuccessful in attempting to file an appeal to the San Diego City Council. 

To our knowledge, Aronson did not take an interest in the historic value of 706 

Manhattan Court until he learned we were interested in building a new home. 

Our beach house has been evaluated extensively for historical value by: 

• State of California Department of Transportation, Architectural Inventory/Evaluation 

prepared by Wayne Donaldson, FAIA, Eileen Magno and Van Marie May in the 1997 

Mission Beach Boardwalk Expansion Historic Property Survey Report which was 

utilized for the Environmental Impact Report submitted for California Coastal 

Commission Development Permit #6-99-90 Q'iote that this Evaluation/Inventorv 

concluded that the house was not eligible for designation on either the California or 

the National Register) 

• Architect Mark D. Lyon and Associates A.I.A. Determination of Non-significance 

• State of California Office of Historic Preservation, Cherilyn Widell, the State Historic 

Preservation Officer, Office of Historic Preservation in 1997 and 

• City of San Diego Historical Resources Board in September of 2002. 

All four ( 4) resources have concluded that the house was found to not meet the criteria 

for Historic Designation. In fact. neither the house nor anv element of it has been 

desi£nated as Historic. 
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The beach house at 706 Manhattan Court has been extensively remodeled through the 

years and had three front doors on its primary face when we purchased it. Since owning 

the house we have made minor changes using modern materials and designs to make the 

house at least habitable. The original red iron oxide paint of the house is now covered 

with white paint. Most of the original termite infested and wet rot wood frame windows 

were replaced with new vinyl windows. The original termite infested wooden doors have 

been replaced with more secure steel doors. The old leaky wood roof has been covered 

with composite shingles. In 2003 we removed the rotting and dangerous fascia and eaves, 

and recently, the roofline was altered to remove elements of the overhang that were 

termite infested and not structurally sound. Please see attached pictures of 706 

Manhattan Court taken on June 12, 2005. 

As we have made repairs to our house during the past three years, Gary Aronson has paid 

his experts to modify and alter their opinions and conclusions in their reports. In 2002 

the house was classified as a "Craftsman" by Aronson's lawyer and Historian, Marie 

Burke Lia. 

In 2005 Aronson's historian, Ronald May, now claims the house is an "Airplane 

Bungalow". In 2002 it was asserted by Aronson that the color turquoise was its historic 

color. We painted the house white and now in 2005 Ronald May claims white is the 

historic color. 



We would like to have the California Coastal Commission consider our pennit in a timely 

fashion. Our application was filed on March 16, 2005 and was supposed to be scheduled 

for the May 2005 meeting. No hearing took place against our wishes in May of2005 and 

has not, as yet, been placed on a future agenda. 

Thank you for all of your hard work protecting our coastline. 

Sincerely, 

Miyo Ellen Reff 

Enclosures: Two Pictures 

Cc: Matthew A. Peterson 
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Miyo Ellen Reff 
4166 Combe Way 

San Diego, CA 92122 
July 28, 2005 

Re: CDP #6-05-024 (Reff) on the August 9, 2005 Meeting :f/t;, fJ '(. c;:cf 

Chair Meg Caldwell and Commissioners 
California Coastal Commission 
San Diego Coast District Office 
7575 Metropolitan Drive Ste 103 
San Diego, CA 92108-4402 

Dear Chair Caldwell and Conu11issioners, 

Four generations of my family have fan11ed, worked, and played in 

Califon1ia Coastal Communities. In the early 1900s my grandfather fam1ed 

potatoes in Cam1el Valley for the Old Del Monte Lodge in Pebble Beach. 

My grandmother worked in the canneries on Cannery Row when the 

sardines were running. I was born in Cam1el and grew up four blocks from 

the ocean in Pacific Grove. I studied Marine Biology at Hopkins Marine 

Station while an undergraduate at Stanford University. Our family greatly 

appreciates the con1missi~n's efforts to protect our coastline and the public's 

coastal access. 

•' 



We purchased the beach house at 706 Manhattan Court in April of2002. 

The house is in very poor condition. We were besieged by drug dealers and 

the homeless breaking into the house and creating a reeking mess. We put 

an end to this vandalism by asking two large construction workers to live 

there rent free. We continue to let our tenants live there rent free because of 

the substandard living conditions. Insurance companies refuse to sell us a 

home owner's policy for the beach house because it fails to meet industry 

standards for a residence. The maintenance perfon11ed on the house has 

been for security reasons or to reduce our liability. For security reasons, we 

replaced rotting doors and windows. For liability reasons, we removed 

elements of the house that were deteriorating to the point of collapse as the 

awning~ sun porch, and roof overhang. 

We plan to make our Mission Beach house our home. My husband and I 

would like to replace the dilapidated beach house with a new home that will 

serve the needs of our multigenerational family. Our building plans include 

a handicap accessible bedroom, bathroom, and elevator for my physically 

disabled mother-in-law and for us to use when we reach our sunset years. 

Sincerely, 

Miyo Ellen Reff, Applicant 
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EXHIBIT NO. 5 
APPLICATION NO. 

6-05-24 
Letters in Support of 

Project 

~California Coastal Commission 
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EXHIBIT NO. 6 
APPLICATION NO. 

6-05-24 
Information re: 

Historic American 
Buildings Survey 

(HABS) proposed by 
applicant 

&::california Coastal Commission 



HABS Documentation Components Page lfof3 • 

Online Search of 
The Collections 

HABS 
Guidelines 

Download HABS 
Title Blocks 

Recent Projects 

Contact I-lABS 

Program History 
and Mission 

HABSToday 

Documentation 
Components 

Standards and 
Guidelines 

Recording 
Projects 

Acquisitions 

Mitigative 
Documentation 

Student 
Com petitions 

Summer Jobs 

The HABS 
Collection 

Sponsoring 
HABS Projects 

HJSTORIC AMERICAN BUILDINGS SURVEY 
NATIONAL PARX SERVICE 

Documentation Components 

Measured Drawings 
Historical Reports 
Large-Format Photography 

Measured Drawings 

The drawing process typically begins with measuring each building by hand 
to produce field notes. Supplemented by 35mm field photography, these notes 
are used to construct the preliminary pencilings and produce ink-on-mylar 
drawings. Each set of drawings generally includes elevations, plans, sections, 
details and a cover sheet with a site plan and written information. Although 
intensive hand-measuring and delineation is still the backbone of the 
drawings program, HABS employs Computer-Aided Drafting (CAD) to 
document such structures as the Lincoln Memorial and the Thomas Jefferson 
Memorial. Large buildings with complex repetitive details are ideally suited 
for this process. Recording tools also include photogrammetry, a means of 
extracting measurements from photographs. Elaborately detailed, irregularly 
shaped, or fragile structures such as the pre-Columbian Indian site, 
Hovenweep National Monument, Utah, are types of structures measured with 
photogrammetry. 

Historical Reports 

; 



HABS Documentation Components Page 2 of3 

A written historical report usually accompanies each set of measured 
drawings. HABS historians place the structure within the appropriate 
context, addressing both the historical and architectural aspects of its 
significance. In discussing the origins and subsequent development of a 
structure, the historian also examines its relationship to regional and national 
trends, and considers associations with important persons or events. The 
history supplements the existing-condition drawings by documenting the 
changes and additions to the structure. 

Large-format Photography 

Photography plays a vital role in the documentation process. HABS 



HABS Documentation Components Page 3,of3 ..-

photographers use large-format cameras to produce archivally stable, 
perspective corrected, black-and-white photographs of overall views and 
details of important exterior and interior features of the structure. Color 
photography is used selectively for overall views and, where necessary, to 
properly convey the essence of the subject. The photographs record textures, 
details, and spacial relationships not easily conveyed by drawings or the 
written word. 

HAltWIMR I HOM£ . 

Robert R. Arzola 

.P~ 
Na.tlona~Servloe 

i 

:: 
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EXHIBIT NO. 7 
APPLICATION NO. 

6-05-24 
9/8/05 Historical 
Resources Board 
Staff Report and 

Findings/Summary of 
Decision 

~California Coastal Commission 



THE CITY OF SAN DIEGO 

Historical :Resources Board 

DATE ISSUED: 

ATTENTION: 

SUBJECT: 

APPLICANT: 

LOCATION: 

DESCRIPTION: 

September 8, 2005 

Historical Resources Board 
Agenda of September 22, 2005 

ITEM #5 - 706 Manhattan Court 

REPORT NO. HRB-05-044 

Ron May, on behalf of Gary Aronson, an interested member of the public 
(Involuntary designation request) 

706 Manhattan Court, Mission Beach Community, Council District 2 

Consider the designation of 706 Manhattan Court as a Historical Resource 
Site 

STAFF RECO:MMENDATION 

Note and File. 

BACKGROUND 

The structure at 706 Manhattan Court was originally referred to in the September 26, 2002 staff 
report as the "Turquoise House," and is referred to in Mr. May's current report as the "Maggie 
Irwin Becker Beach Cottage." The structure at 706 Manhattan Court was originally considered 
for designation by the Historical Resources Board at their meeting on September 26, 2002, as an 
involuntary designation. The Board voted 1-8-1 on a motion to designate per the staff 
recommendation. Therefore, the property was not designated, which is an automatic "Note and 
File." 

Planning Department 
""f'l")("('~,~.'"li- H(' !,~ ,_\-..-,7'1:,.,...,- r• ')r"11rq ~0{!: 
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Per Land Development Code section 123.0202 entitled "Designation Process for Historical 
Resources," paragraph (g) states: "Re-initiation of Designation Proceedings. Designation 
procedures may not be re-initiated within 5 years without owner consent, absent significant new 
information." The property owner's representative, Matt Peterson, indicates that the owner does 
not consent to re-initiation of designation proceedings. Mr. May on behalf of Mr. Aronson (the 
nominee in 2002), has submitted information he believes to be significant new information. 
Because there is new information submitted addressing three of the Board's designation criteria, 
and because staff had recommended designation in 2002, staff believed this request should be 
scheduled at the Historical Resources Board for a formal determination. Staff's evaluation is 
limited to responses to the new information presented in the report by Mr. May. 

For your reference, staff is providing as an attachment, all of the information that was originally 
submitted for the September 26, 2002, Board meeting, as well as a relevant excerpt of the 
Minutes of that September 26, 2002 meeting. Per normal procedure, also attached are the new 
historical report by Ron May (in support of designation), and a letter dated July 26, 2005, from 
attorney Matt Peterson, who is representing the owner, the Reff Family Trust (opposed to the 
designation). 

This item is being brought before the Historical Resources Board during the consideration by the 
California Coastal Commission of a Coastal Development Permit to demolish the previously­
cleared structure and build a new structure. Wheri'the issue of potential historicity was raised at 
the initial Coastal Commission hearing on this project, the Commission delayed consideration of 
the Coastal Development Permit until the City resolved the historical issue. 

As the 706 Manhattan Court structure was not designated by the Historical Resources Board in 
2002, there were a number of changes made to the house in 2002 that impacted the original 
fabric of the house that were legal to do without a building permit if they did not change the 
structure and footprint of the house. These changes were the replacement of the original wood 
windows and Craftsman-style doors with new vinyl windows and modern flush doors. In 
addition, in the spring of 2005, per the owner's representative, the eaves and exposed exterior 
rafters were removed due to dry rot and termite infestation. Please refer to owner Miyo Reff's 
letter, dated July 28, 2005, that is included as an attachment to this report for information 
regarding this work. This work also appears to be among those actions that do not require a 
building permit, but is subject to the Municipal Code that states that any substantive change to a 
structure 45 years of age or older is subject to review. No review occurred. It is appropriate to 
state that if the proposed changes had come before HRB staff prior to the work being done, that, 
based on the Board's action in 2002 regarding the structure, staff may have allowed them. These 
changes have substantially changed the original character of the house. 

ANALYSIS 

A historical report was prepared by Ron May of Legacy 106, Inc. Mr. May postulates that 706 
Manhattan Court is a significant historical resource under HRB CRITERIA A, B and C. Staff 
does not concur with Mr. May's contention that the site is a significant historical resource under 
HRB CRITERIA A, B, or C and responds as follows: 

- 2-



CRITERION A- Exemplifies or reflects special elements of the City's, a community's or a 
neighborhood's historical, archaeological, cultural, social, economic, political, aesthetic, 
engineering, landscaping or architectural development. 

Mr. May posits the following in his report (p. 19 through 23) with respect to Criteria A (Cultural 
Landscape/Community History): 

• That the current structure has sufficient integrity to convey the property's sense of 
time and place as Mission Beach existed between 1924 and 1945. Staff disagrees with 
this point due to the changes to the structure stated above that occurred in 2002 and 2005. 

• That the structure served as a social center for the residents of Mission Beach. Staff 
disagrees and believes that information presented indicates that the house was a gathering 
place for family, friends and immediate neighbors as many beach cottages were, not that 
the use of the house should be considered as a social center of the community. 

• That family members all gathered for social events and on at least one occasion to 
fill sandbags to protect it from flooding during a heavy storm. The use of the house as 
a family gathering place does not fulfill the definition of Criterion A (above) and a similar 
statement could be made for many beach structures today. Also, the fight against the 
elements is a fact of life for all houses and structures in the community of Mission Beach, 
as well as parts of other beach communities in San Diego today. 

• That Navy life for teenagers in 1940s lVhssion Beach was frugal at best. Agreed, but 
not relevant, since this occurred nationwide. 

• That the structure became a cultural center in Mission Beach during World War II 
for high school children, who called themselves beach rats. Please see staffs response 
to the second bullet item above. 

• That war dominated all his beach rat friend's minds, so they enlisted the Monday 
following high school graduation. Accepted, but not relevant as this occurred 
nationwide. 

• That Dr. Jocoy's interview explains how 63-year old architectural changes to 
integrate with the social fabric of Mission Beach. Agreed, but not relevant relative to 
the definition of Criterion A. 

• That Dr. Jock Jocoy was a world famous race horse veterinarian in Del Mar and a 
published author and locally famous among the Old Mission Beach Athletic Club 
(OMBAC) ... and that Lieutenant Jesse Earl Jocoy (served in WWII as a) Gunner's 
Mate znd Class and as a Merchant Marine sailor (after the war) and returned to 
Mission Beach as a war hero. Dr. Jock Jocoy lived in the subject house for only 4 years 
of his illustrious 45-year career, which does not fulfill the requirements for Criterion B 
(Historical Person) for the subject house. Gunner's Mate Jocoy served his country welJ, 
as did many other men. 

• That Maggie I. Becker was wealthy and the cottage was a second retreat residence. 
Mrs. Becker was wealthy and this was a second residence. If Maggie I. Becker rose to the 
level of a historic person, only her primary residence would fulfill the requirement for 
Criterion B (Historical Person). 

- 3 -
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For the above reasons, staff recommends that 706 Manhattan Court NOT be designated under 
HRB CRITERION A. 

CRITERION B - Is identified with persons or events significant in local, state or national 
history. 

Ms. Maggie Becker may or may not be a historically significant person. In either case. 706 
Manhattan Court was not her primary residence. If she was determined to be a historically 
significantly person, her primary residence at 2434 A Street. which still exists, would 
appropriately be associated with her, not her second residence, the subject residence at 706 
Manhattan Court. 

Mr. May states in his report (p. 24 through 28) that the Maggie Irwin Becker Beach Cottage is 
directly associated with persons significant in the San Diego dry goods merchandising 
industry. While this is true, it does not raise Ms. Becker to the level of a historically significant 
person. 

Mr. May states that the Cottage is associated with Ms. Becker, who was a civic leader and 
philanthropist, and that her donations of time, personal resources, and philanthropy 
benefited the citizens of San Diego and California. Ms. Becker was indeed generous and civic­
minded, and a case could be made that she is a hi~torically significant person due to her 
association with Helping Hands Home for Children, her participation on the Boards of the 
California Christian College and the Central Christian Church, as well as her endowment of a 
college fund that lasted until 1952. However, 706 Manhattan Court was not her primary 
residence and, as such, would not be the appropriate property to be identified with her. 

Mr. May also states that Ms. Becker was associated with other historical figures between 
1924 and her death in 1931. Specifically, the report states that the Maggie Irwin Becker 
Cottage was associated with persons significant in the Mission Beach and Ocean Beach dry 
goods merchandising industry and with persons significant in San Diego and Mission 
Beach's role in World War II history. Association with historical figures, unless in partnership 
with them in a historic endeavor, would not raise Ms. Becker to the level of a historically 
significant person. 

Whether or not she might be determined to be a historically significant person, since the structure 
was not Ms. Maggie Irwin Becker's primary residence, staff does not recommend support of 
designation of 706 Manhattan Court under HRB Criterion B. · 

CRITERION C - Embodies distinctive characteristics of a style, type, period or method of 
construction or is a valuable example of the use of natural materials or craftsmanship. 

Maggie Becker retained a builder to construct the home in 1924. Although it is no longer the 
case, staff continues to believe that the features of this Craftsman home were exemplary before 
the 2002-2005 modifications, especially within the Mission Beach community. A historical study 
prepared by Milford Wayne Donaldson Architect on behalf of CAL TRANS in 1997, the Mission 
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Beach Boardwalk Expansion, Historic Property Survey Report, catalogued the presence of 177 
potentially historic structures in Mission Beach, only nine of which are Craftsman. The Survey 
inaccurately assessed the home's construction date as 1927, likely based on the fact that the home 
did not appear in the City Directories until that year. Another article on the Turquoise House by 
Amy Lehman indicated the construction date was 1923. The applicant's historical report provides 
copies of the City water and sewer records, which correctly indicate a 1924 construction date 
and, in 1925, connection with the sewer. 

Mr. May correctly points out in his report (p. 28 through 34) that the house is an Airplane 
Bungalow, a subtype of the Craftsman style of architecture. Although this variant is not 
dominant, staff would not characterize it as "rare." For example, per Mr. May's report, three of 
the nine Craftsman style homes in Mission Beach are Airplane Bungalows. The Airplane 
Bungalow is characterized by a shallow-pitch gable roof at a glassed-in upper level that is set 
back from the main body of the first floor, where there is a larger but similar shallow-pitch gable 
roof. On each of the roofs, there are very large overhangs with exposed rafters. With its 
predominance of glass, the smaller second story element has been characterized as resembling a 
"cockpit" of an airplane. 

The subject structure is two stories with a large gable roof at the lower level and a smaller gable 
roof at the upper leveL Both are surfaced with tarpaper and gravel/rock. The roofs once had wide 
eave overhangs and decorative rafter tails but thes-e no longer exist except on the east-facing 
elevation that faces Strandway alley. The rafter tails at the gable overhangs were carved in 
curvilinear forms that evoked an Eastern flair. Square, notched, wood braces support6d the peak 
sections the gables. The roof modifications in 2005 eliminated the rafters, braces and broad 
overhangs, except on the east elevation that is partially shielded by the garage. Hence, an 
important character-giving element of the original structure has been lost at three of the four 
elevations. 

The first floor's exterior walls are sheathed in painted board and batten and the second floor's 
walls in painted redwood shingles. The house rests on a wood foundation. The majority of the 
original wood framed windows, both double hung with fixed pane windows and multi-paned 
transoms above, as well as some wood casements, were replaced by vinyl framed windows in 
2002. The second floor of the south elevation featured unusually divided window sections that 
were unique compared to the rest of the home's windows. These too were replaced with vinyl 
frame windows in 2002. Again, the only facade that has all of its original windows intact is the 
east elevation facing the alley. A shallow focal bay with new vinyl framed windows is located on 
the ground floor level of the primary ocean-facing west elevation. 

The main entrance occurs on the south elevation. The original craftsman-style main wood doors 
with 12-lite window in the upper half were replaced with modern flush doors in 2002. A new 
imitation-wood deck to the south and west of the structure was recently added. 

The original garage structure windows were wood framed double hung, and most have been 
replaced by vinyl framed windows. The fa<;:ade of the garage structure facing the alley has been 
altered over the years and the structure no longer functions as a garage. 

- 5-
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The home once exhibited exemplary Craftsman features including low-pitched gable roofs with 
wide eave overhangs; redwood shingle and board and batten siding; decorative exposed rafter 
tails; elaborately carved fascias along the faces of the gables; decorative notched beams at the 
gable peaks; and wood framed double hung windows and multi-pane transoms over fixed pane 
windows. 

Unfortunately, many of the character-defining elements such as the roof overhang, the rafters, the 
windows and the doors are either changed or gone. For that reason, staff is not able to 
recommend designation of the home under HRB CRITERION C. 

CONCLUSION 

Based on the information submitted and staffs own field check, it is recommended that 706 
Manhattan Court be Noted and Filed. Designation brings with it the responsibility of maintaining 
the building in accordance with the Secretary of the Interior's Standards. The benefits of 
designation include the availability of the Mills Act Program for reduced property tax; the use of 
the more flexible Historical Building Code; flexibility in the application of other regulatory 

·requirements; the use of the Historical Conditional Use Permit which allows flexibility of use; 
and other programs which vary depending on the specific site conditions and owner objectives. 

·. 

/!~~~~ 
Michael Tudury 
Senior Planner/ Architect 

MT/bh 

Attachment(s): 1. Original Historical Staff Report and back-up material from the 
September 26, 2002 Historical Resources Board meeting. 

2. Original Historical Study provided by the Office of Marie Burke Lia for the 
September 26, 2002 Historical Resources Board meeting (under separate 
cover). 

3. Excerpt from Minutes of the HRB meeting September 26, 2002. 
4. Historical Study prepared by Ronald V. May, RPA, dated June 30, 2005. 

(under separate cover) 
5. Letter dated July 26, 2005, from owner's representative Matt Peterson of 

Peterson & Price. (under separate cover) 
6. Letter dated August 30, 2005, from owner's representative Matt Peterson of 

Peterson and Price. (under separate cover) 
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THE CITY OF SAN DIEGO 

Historical Resources Board 

September 27, 2005 

Gary D. Aronson 
774 Mays Blvd.- 10- PMB - 128 
Incline Village NV 89451 

Dear Mr. Aronson: 

~J©~JI~If] 
SEP 2 9 2005 

CALIFORNIA 
COASTAL COMMISSION 

SAN DIEGO COAST DISTRICT 

Subject: Historical Resources Board Hearing of September 22, 2005 

The City of San Diego Historical Resources Board held a noticed public hearing on 
September 22, 2005, to consider the historical site designation for the following property: 

706 MANHATTAN COURT 
706 MANHATTAN COURT 
SAN DIEGO, CA 92109 
ASSESSOR PARCEL NUMBER: 423-618-04 . 

At the hearing the Board voted 9-3-1 to NOTE AND FILE your application to designate 
the property belonging to Mitchell and Miyo Reff, owners as a historical site. The 
majority vote was to NOT designate this house as a City of San Diego Historic 
Landmark. 

In arriving at their decision, the Board considered the information submitted including 
the historical report prepared by the applicant, the staff report and recommendation, and 
all other materials submitted prior to and at the public hearing, including public 
testimony. Additionally, the members of the Board voting on the designation personally 
inspected the property prior to the hearing. 

Planning Department 
202 C Street, MS 4A • Son Diego, CA 92101·3865 

Tel (619) 235·5200 Fox (619) 533·5951 



Page2 
Mr. Aronson 
September 27, 2005 

The action of the Board is fmal and is not subject to appeal. 

If you have any questions, please feel free to call me at 619-533-6307, FAX 619-533-
5951 or Email to bhubbard@sandiego.gov . 

Most Sincerely, 

Board Secretary 

cc: ~chell & Miyo Reff, owners 
Matthew A. Peterson, Peterson & Price, Attorney 
Ronald V. May, Legacy 106, Inc., Consultant 
Mission Beach Community Planning Group 
San Diego Historical Society 
Council District #2 Office, MS lOA 
FllE 
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EXHIBIT NO. 8 
APPLICATION NO. 

6-05-24 
Information from 

Applicant's 
Representative with 

Attachments 

£california Coastal Commission 
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EDWARD F. WHITTLER 
MARSHAL A. SCARR 
MATTHEW A. PETERSON 
LARRY N. MURNANE 
CHRISTOPHER J. CONNOLLY 
VICTORIA E. ADAMS . 1? 

PETERSON & PRICE 
A PROFESSIONAL CORPORATION 

LAWYERS 

655 West Broadway, Suite 1600 
San Diego, CA 92101-3301 

Telephone (619) 234-0361 

OF COUNSEL 
PAUL A. PETERSON 

ERJC J. PROSSER JP)~ fiii:l II\V, ~Tiil 
ELOISE H. FEINSTEIN!li!!)~L:lf, \4 ~ ~ Fax (619) 234-4786 www.petersonprice.com 

SEP 2 ~ ?M~ 

tM!Ff:J~NIA 
cbA§fAb ~6MMI§SibN . 

SA~ !oliE@© t;©A~t r;ll~TRI~ 
September 29, 2005 

File No. 

6311.002 
Via Overnight Courier 

THIS WRITTEN MATERIAL IS SUBMITTED TO THE CALIFORNIA COASTAL COMMISSION IN ACCORDANCE WITH THE EX 
PARTE COMMUNICATION REQUIREMENTS OF PUBLIC RESOURCES CODE SECTIONS 30319-30324. THIS MATERIAL IS 
A MATTER OF PUBLIC RECORD AND HAS BEEN SUBMITTED TO ALL COASTAL COMMISSIONERS, THEIR ALTERNATES, 
AND THE COASTAL COMMISSION STAFF. 

Chairperson Meg Caldwell and Members 
of the California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 94105 

Re: Wednesday, October 1zth, 2005 Agenda Item #8A 
706 Manhattan Court- CDP # #6-05-24 

Dear Chairperson Caldwell and Members of the California Coastal Commission: 

We represent Mitch and Miyo Reff ("our clients") with regard to the 

above referenced matter. 

Our clients' project involves first, the removal of a dilapidated structure 

(referred to as "The Pig on the Beach" by a former City of San Diego Historical 

Resources Board ("HRB") Member) and second, the construction of a new 

home with a second handicapped accessible unit for a disabled mother in law 

(see Tab 1 - Artist Rendering). 
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Chairperson Meg Caldwell and Members 
of the California Coastal Commission 
September 29, 2005 
Page 2 

As you can see, the design is sensitive to the beachfront location. The 

home is set back away from both the Boardwalk and Manhattan Court thereby 

significantly opening up new public views toward the ocean down Manhattan 

Court. The pedestrian friendly design also steps the upper levels and 

incorporates balconies and offsetting planes. 

As you may recall, on August 9, 2005, you granted a continuance to our 

clients so that the Historical Resources Board ("HRB") for the City of San Diego 

("City") could once again review Mr. Gary Aronson's second attempt at an 

involuntary historic designation of our clients' property. We are pleased to 

inform you that once again, on Thursday, September 22, 2005, the HRB, by a 

vote of 9-3, supported the City Staff recommendation of denial and made a 

determination that the existing structure was not historic, was not 

architecturally significant, and was not associated with any person of historic 

significance (see Tab 2). This is the second time that the HRB spent a 

tremendous amount of resources analyzing Mr. Aronson's non-voluntary 

historic designation request. The HRB concluded that Mr. Aronson's request 

again had no merit. As you may recall from our last letter to you, the HRB had 

already determined that the structure was not historic or significant at an HRB 

hearing three years ago on September 26, 2002. 

G:\Wp\63111002\CCC- LT2- 09-28-05.doc 
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Chairperson Meg Caldwell and Members 
of the california Coastal Commission 
September 29, 2005 
Page 3 

While Mr. Aronson (and his new replacement historic consultants) 

identify some rather colorful individuals, including Mrs. Maggie Irwin Becker 

(wife of a Dry Goods Dealer in Downtown San Diego) and Dr. Jock Jocoy (who 

was a lifeguard and later became a racehorse veterinarian), neither of these 

individuals rose to a level of significance that the HRB deemed sufficient. Both 

the City Staff as well as the HRB Members made it clear that none of the 

individuals which Mr. Aronson now attempts to "make famous" were historically 

significant. Even if Mrs. Becker were found to be significant, it would be her 

primary residence (a designated historic structure within the Sherman Heights 

Historic District) that would be most appropriately associated with her 

accomplishments (see Tab 5). 

We recognize that the Coastal Act does not have a lot of "teeth" when it 

comes to historic preservation and more appropriately focuses on public 

access, sensitive coastal resources, and views to and along the coast. 

However, we know that Mr. Aronson will try to convince you that this 

dilapidated structure should, for some reason, be preserved. Therefore, some 

discussion to refute many of his false assertions is warranted. As such, we 

apologize in advance as we recognize that the historic discussion may be way 

more information that you ever needed (or wanted) concerning historic 

resource review and analysis at the local City of San Diego level. 

G:\Wp\6311\002\CCC- LT2- 09-28-05.doc 
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Chairperson Meg Caldwell and Members 
of the California Coastal Commission 
September 29, 2005 
Page 4 

What Motivates Mr. Aronson? 

Before getting into that discussion, we wanted to state briefly why we 

think Mr. Aronson has devoted so much effort in delaying our clients' project 

and attempting to get our clients' dilapidated structure designated historic. As 

you may or may not know, Mr. Aronson is not a resident of the City of San 

Diego. His primary home is in Incline Village, Nevada. He visits San Diego a 

couple of times a year and stays in his tall bulky Third Story Condominium 

which is located beachfront directly on the Boardwalk two properties to the 

south of our clients' property (see attached Tab 3- Photograph of Mr. 

Aronson's Third Story Condominium). 

To the best of our knowledge, Mr. Aronson: 1) has never expressed any 

interest in historic preservation in San Diego (except for our clients' structure), 

2) is not a member of Save Our Heritage Organisation ("SOHO"), 3) does not 

live in a historic home, and 4) only visits San Diego occasionally. What would 

motivate him for the last three years to attempt to have our clients' site 

designated as historic? We have determined that his sole and only motivation 

in pursuing the designation was to delay our clients with the hope that 

ultimately our clients' proposed home would not be approved. He has done 

this to retain his private views (to the extreme north across our clients' roof 

line) from his rear (above the alley) windows of his Third Story Condominium. 

G:\Wp\6311\002\CCC- LT2- 09-28-0S.doc 
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Chairperson Meg caldwell and Members 
of the California Coastal Commission 
September 29, 2005 
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In our opinion, Mr. Aronson has abused the historic preservation process and 

has purposefully delayed our clients' home at the Coastal Commission level. It 

is clear to us that his sole and only motivation is to protect his private views 

across our clients' property. 

706 Manhattan Court is not Historic or Historically Significant 

We have consulted with Historian Eileen Magno of Heritage Architecture 

& Planning (Heritage) to provide research and analysis regarding Mr. Aronson's 

latest attempt to have the above referenced property designated historic. 

In 1997, Ms. Magno along with Milford Wayne Donaldson, FAIA, and 

Vonn Marie May prepared the "Mission Beach Boardwalk Widening and 

Expansion Historic Property Survey Report." During her site analysis and 

evaluation of various properties within the Area of Potential Effect (APE), 706 

Manhattan Court was determined not to be eligible for listing on the National 

Register of Historic Places due to its lack of integrity and its lack of association 

with any historically significant person. As a result of that investigation which 

resulted in a Final Certified EIR (City of San Diego LOR No. 96-0721 State 

Clearing House No. 97-011080), only the existing Boardwalk and seawall 

retained sufficient integrity to be found eligible for inclusion in the National 

G:\Wp\6311\002\CCC- LT2- 09-28-0S.doc 
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Chairperson Meg Caldwell and Members 
of the California Coastal Commission 
September 29, 2005 
Page 6 

Register. 706 Manhattan Court was specifically evaluated and was determined 

not to be eligible for inclusion in the NRHP. 

Attached as Tab 4 is a copy of Ms. Magno's Historical Merit Assessment 

dated September 29, 2005. Her letter refutes many of the inaccuracies and 

erroneous conclusions contained within the Historical Nominations Report 

prepared by Ronald V. May, RPA of Legacy 106 for Mr. Aronson. 

Safety, Repair and Maintenance Work 

Mr. Aronson has also alleged that recent safety, repair and maintenance 

work on the non-historically designated structure violated the City Regulations 

and violated the Coastal Act. This conclusion is not correct. We are not aware 

of any provision of the Coastal Act, or any of the City's Code(s) that would 

indicate that such safety, repair and maintenance activity would require a 

Coastal (or for that matter, even a Ministerial) Permit. Since the site was: 1) 

not designated as historic, and 2) not under consideration for designation 

during the time that the safety repairs occurred, our clients had not only the 

legal right, but perhaps the obligation, to address the safety related issues 

brought to their attention by the current tenants (see Tab 6 - letter to the HRB 

dated August 29, 2005 from our clients and the attached photographs which 

were presented to the HRB back on August 21, 2002). 

G:\Wp\63111002\CCC- LT2- 09-28-0S.doc 
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of the California Coastal Commission 
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The City has stated that based upon the non-designated status of the 

structure, that if asked, the City would have probably allowed the safety, repair 

and remediation work. During the 4th of July 2004 weekend people climbed 

onto the roof to "party." Most of the eaves were so rotted that the 

eaves/rafters would have collapsed if someone sat on, or stood on them to 

"surf" to show off to the crowd on the Boardwalk (see Tab 6- existing site 

photographs). The safety measures that were performed (removal of 

dangerous eaves and rafters) did not require any approval due to the fact that 

706 Manhattan Court was already determined not to be historically significant 

first in 1997 then again in September 2002. The HRB has now again affirmed 

that determination three years later at its September 22, 2005 hearing (see 

Tab 2). The work did not involve structural, engineering, mechanical. 

electrical, or plumbing permits. No building permit and no demolition permit 

was required to do the safety repairs. 

Conclusion 

Our clients' proposed home complies with all of the provisions of the 

Certified LCP and the Chapter 3 Policies of the Coastal Act. No variances or 

deviations have been requested. Your Staff concludes that, as designed, public 

views to and along the coast will be preserved. The design is sensitive to, and 

G:\Wp\6311\002\CCC- LT2- 09-28-05.doc 
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of the California Coastal Commission 
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respects the beachfront location. Our clients' home was designed with much 

greater setbacks than are required of the Certified LCP. 

Many surrounding property owners and residents are appalled at Mr. 

Aronson's opposition and strongly support our clients' proposed home (see Tab 

7 - letter of support from all neighbors, except Mr. Aronson). 

We would respectfully request that you adopt your Staff recommendation 

and approve the home as submitted. 

Thank you for your consideration of this request. 

Sincerely, 

PETERSON & PRICE 
A Professional Corporation 

lO.rv, 
Mltt!w A. Peterson 

Enclosures 
cc: Peter M. Douglas, Executive Director 

Ralph Faust, Chief Legal Counsel 
Sherilyn Sarb, District Manager 
Lee McEachern, District Regulatory Supervisor 
Laurinda Owens, Coastal Planner 
Mitch and Miyo Reff 

G:\Wp\6311\002\CCC- LT2- 09-28-05.doc 
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THE CITY OF· SAN DIEGO 

Historical Resources Board 

September 27,2005 

Gary D. Aronson 
774 Mays Blvd. -10- PMB - 128 
Incljne Village NV 89451 

Dear Mr. Aronson: 
•'' .... ~~: 

Subject: Historical Resources Board Hearing of September 22, 2005· 

The City of Sari Diego Historical Resources Board held. a noticed public hearing ·ol1 
September 22, 20.05, to consider the hjstorical site designation for. the foll<?wiri~ ~ropei:ty: 

706 MANHATTAN COURT 
706 MANHATTAN COURT 
SAN .DIEGO, CA .92109 
ASSESSOR PARCEL NUMBER: 423-618-04 . 

.. ·,. 

At the hearing the Board voted 9-3-1 to NOTE AND FILE your application to designate 
the property belonging to Mitchell and Mjyo Reff,. owners as a historical site. The 
majority vote was to NOT designate this house as a City of San Diego :Historic 
Landmark. 

In arriving at their decision, the Board considered the infonnation submitted including 
the historical report prepared by the applicant, the staff report and recommendation, and 
all other materials submitted prior to and at the public hearing, including public 
testimony. Additionally, the members of the Board voting on the designation personally 
inspected the property prior to the hearing. · 

Planning Department 
202 C SlrCIJI, MS 4A • Son Diego, rA 92101·3865 

Tal 16191 ,,~l;.l;?nn tft. ~~, "' r .... """' 
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Mr. Aronson 
September 27, 2005 

The action of the Board is fmal and is not subject to appeal. 

If you have any questions, please feel free to call me at 619-533-6307, FAX 619-533~ 
5951 or Email to bhubbard@sandiego.gov . 

Most Sincerely, 

Barbara J. Hu ard 
Board Secretary 

cc: ~tchell & M.iyo Reff, owners 
Matthew A. Peterson, Peterson & Price, Attorney 
Ronald V. May, Legacy 106, Inc., Consultant 
Mission Beach Community Planning Group 
San Diego Historical Society 
Council District #2 Office, MS 1 OA 
FlLE .... 
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Incline Villiage Nevada Resident­
Gary Aronson's 3rd story Summer 
vacation Condo. He wants to protect 
his private views to the extreem north 
across the roof of the Reff's existing 
dilapidated structure! 
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September 29,2005 

4166 Cambre Way 
San Diego, CA 92122 

HERITAGE 
ARCHITECTURE & PLANNING 

H 

Attention: Mr. and Mrs. Mitchell and Miyo Ellen Reff 

Subject: 706 Manhattan Court ("Turquoise House") 
Historical Merit Assessment 

Dear Mr. and Mrs. Reff: 

HAP#05042 

Heritage Architecture & Planning (Heritage) has been hired to provide an unbiased, expert 
opinion regarding the historical merit of their property located at 706 Manhattan Court in 
Mission Beach. Heritage has been a leader in preservation architecture for over twenty­
seven years. The firm has completed over 800 historical nominations, environmental 
reports, site analysis, historic surveys, master plans, preservation plans, restoration, 
rehabilitation, adaptive reuse, and preservation related projects. The majority of these 
projects were buildings or sites on the National Register of Historic Places or local 
registers where The Secretary of the Interior's Standards for the Treatment of His to ric Properties were 
closely adhered to throughout the project. Staff members are qualified under The S ecretmy 
of the Interior's Qualifications Standards. 

In 1997, Heritage authored the "Mission Beach Boardwalk Expansion Historic Property 
Survey Report." During our site analysis and evaluation of properties within the Area of 
Potential Effect (APE), the 706 Manhattan Court property was not considered eligible for 
listing on the National Register of Historic Places due to its lack of integrity. As a result of 
the investigation, only the existing boardwalk and seawall retained sufficient integrity to be 
found eligible for inclusion in the National Register. 

I have reviewed the report as prepared by Ronald V. May, RP A of Legacy 106 and have 
the following comments regarding its significance for local designation: 

1. Applicable Criteria: Mr. May notes that the house should be designated under City 
of San Diego Criterion B and C in the DPR 523b form, but in his report, he 
indicates Criterion A, B, and C for the building. 

The City of San Diego has adopted its own local register criteria. When evaluated 
within its historical context, a property must be shown to be significant for one or 
more of the six Criteria for Evaluation-A, B, C, D, E, or F. The Criteria describe 
how properties are significant for their association with important community 
development, Criterion A; persons or events, Criterion B; for their importance in 
design or construction, Criterion C; representative of a notable work of a master 

625 BROADWAY, SUITE 800,SAN DIEGO, CA 92101 TEL: 619.239.7888 EMAIL: HERITAGE@HERITAGEARCHITECTURE.COM FAX: 619234.6286 
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HERITAGE 
ARCHITECTURE & PLANNING 

Mr. and Mrs. Reff 
706 MANHATTAN COURT 
HISTORICAL MERIT ASSESSMENT 
September 29,2005 
Page 2 

H 

builder, Criterion D; is listed or has been determined eligibly for listing on the 
National Register, Criterion E; or is a finite group of resources related to one 
another, Criterion F. For the sake of this assessment, Criteria A, B, and C will be 
addressed. 

Criterion A: Community Development 
To be considered for listing under Criterion A, a properry must exemplijj or reflect special 
elements of the City's community or a neighborhood's historical, archaeological, cultural, sotial, 
economic, political, aesthetic, engineering, landscaping or architectural development. 

John D. Spreckels' 1914 Mission Beach Subdivision Plan was a progressive land 
design for its time and addressed permanent residences as well as concessions, a 
civic center, school, businesses, and recreation facilities. However, despite the 
promotions and the attractiveness of the site, this first wave of the subdivision sold 
only moderately because of lack of access to the area. It was not until the 
completion of the electric railway bridge in 1922 which allowed for a more efficient 
connection from Ocean Beach to Mission Beach, as well as Spreckels' proposal for 
a seaside amusement center, that a second wave of residential construction began. 

The 706 Manhattan Court residence is considered part of the second wave of 
residential development in Mission Beach. The "pioneer," or first wave of 
residential buildings, are those properties constructed as a result of the original 
subdivision plan. There is no indication that 706 Manhattan Court was the first 
residence built during the second wave of residential buildings constructed during 
the 1920s. According to Legacy 106's DPR form, the property is one of three of 
its style, but does not indicate if it is the only surviving building of its era. Legacy 
106's report indicates that the property is one of the first twenty homes built 
during its time. 

In Legacy 106's report, Mr. May indicated that the property "served as a social 
center for residents of Mission Beach" or a "cultural center in Mission Beach 
during World War II for high school children, who called themselves the beach 
rats." The residence does not qualify as a public social or cultural center, but 
rather a gathering place for family and friends. In fact, most public gatherings took 
place on the beach or at the nearby Amusement Center. 

Criterion B: Significant Persons or Events 
Criterion B is identified with persons or events significant in local, state, or national history. 

This criterion applies to properties associated with individuals whose specific 
contributions to history can be identified and documented. Persons "significant in 
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4166 Cambre Way 
San Diego, CA 92122 

HERITAGE 
ARCHITECTURE & PLANNING 

H 

Attention: Mr. and Mrs. Mitchell and Miyo Ellen Reff 

Subject: 706 Manhattan Court ("Turquoise House") 
Historical Merit Assessment 

Dear Mr. and Mrs. Reff: 

HAP#05042 

Heritage Architecture & Planning (Heritage) has been hired to provide an unbiased, expert 
opinion regarding the historical merit of their property located at 706 Manhattan Court in 
Mission Beach. Heritage has been a leader in preservation architecture for over twenty­
seven years. The firm has completed over 800 historical nominations, environmental 
reports, site analysis, historic surveys, master plans, preservation plans, restoration, 
rehabilitation, adaptive reuse, and preservation related projects. The majority of these 
projects were buildings or sites on the National Register of Historic Places or local 
registers where The Secretary of the Interior's Standards for the Treatment of His to ric Properties were 
closely adhered to throughout the project. Staff members are qualified under The S ecretmy 
of the Interior's Qualifications Standards. 

In 1997, Heritage authored the "Mission Beach Boardwalk Expansion Historic Property 
Survey Report." During our site analysis and evaluation of properties within the Area of 
Potential Effect (APE), the 706 Manhattan Court property was not considered eligible for 
listing on the National Register of Historic Places due to its lack of integrity. As a result of 
the investigation, only the existing boardwalk and seawall retained sufficient integrity to be 
found eligible for inclusion in the National Register. 

I have reviewed the report as prepared by Ronald V. May, RP A of Legacy 106 and have 
the following comments regarding its significance for local designation: 

1. Applicable Criteria: Mr. May notes that the house should be designated under City 
of San Diego Criterion B and C in the DPR 523b form, but in his report, he 
indicates Criterion A, B, and C for the building. 

The City of San Diego has adopted its own local register criteria. When evaluated 
within its historical context, a property must be shown to be significant for one or 
more of the six Criteria for Evaluation-A, B, C, D, E, or F. The Criteria describe 
how properties are significant for their association with important community 
development, Criterion A; persons or events, Criterion B; for their importance in 
design or construction, Criterion C; representative of a notable work of a master 

625 BROADWAY, SUITE 800,SAN DIEGO, CA 92101 TEL: 619.239.7888 EMAIL: HERITAGE@HERITAGEARCHITECTURE.COM FAX: 619234.6286 



• • 

HERITAGE 
ARCHITECTURE & PLANNING 

Mr. and Mrs. Reff 
706 MANHATTAN COURT 
HISTORICAL MERIT ASSESSMENT 
September 29,2005 
Page 2 

H 

builder, Criterion D; is listed or has been determined eligibly for listing on the 
National Register, Criterion E; or is a finite group of resources related to one 
another, Criterion F. For the sake of this assessment, Criteria A, B, and C will be 
addressed. 

Criterion A: Community Development 
To be considered for listing under Criterion A, a properry must exemplijj or reflect special 
elements of the City's community or a neighborhood's historical, archaeological, cultural, sotial, 
economic, political, aesthetic, engineering, landscaping or architectural development. 

John D. Spreckels' 1914 Mission Beach Subdivision Plan was a progressive land 
design for its time and addressed permanent residences as well as concessions, a 
civic center, school, businesses, and recreation facilities. However, despite the 
promotions and the attractiveness of the site, this first wave of the subdivision sold 
only moderately because of lack of access to the area. It was not until the 
completion of the electric railway bridge in 1922 which allowed for a more efficient 
connection from Ocean Beach to Mission Beach, as well as Spreckels' proposal for 
a seaside amusement center, that a second wave of residential construction began. 

The 706 Manhattan Court residence is considered part of the second wave of 
residential development in Mission Beach. The "pioneer," or first wave of 
residential buildings, are those properties constructed as a result of the original 
subdivision plan. There is no indication that 706 Manhattan Court was the first 
residence built during the second wave of residential buildings constructed during 
the 1920s. According to Legacy 106's DPR form, the property is one of three of 
its style, but does not indicate if it is the only surviving building of its era. Legacy 
106's report indicates that the property is one of the first twenty homes built 
during its time. 

In Legacy 106's report, Mr. May indicated that the property "served as a social 
center for residents of Mission Beach" or a "cultural center in Mission Beach 
during World War II for high school children, who called themselves the beach 
rats." The residence does not qualify as a public social or cultural center, but 
rather a gathering place for family and friends. In fact, most public gatherings took 
place on the beach or at the nearby Amusement Center. 

Criterion B: Significant Persons or Events 
Criterion B is identified with persons or events significant in local, state, or national history. 

This criterion applies to properties associated with individuals whose specific 
contributions to history can be identified and documented. Persons "significant in 
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our past" refers to individuals whose activities are demonstrably important within 
their local historic context. The criterion is generally restricted to those properties 
that illustrate (rather than commemorate) a person's important achievements. The 
persons associated with the property must be individually significant within a 
historic context. Properties eligible under Criterion Bare usually associated with a 
person's productive life, reflecting the time period when he or she achieved 
significance. Speculative associations are not acceptable. In addition, property 
must be associated with one or more events important in the defined historic 
context. The event or trends must clearly be important within the associated 
context. Mere association with historic events or trends is not enough, in and of 
itsel~ to qualify under Criterion B. The property's specific association must be 
considered important as well. 

The Maggie Irwin Becker Beach Cottage property at 706 Manhattan Court does 
not meet the requirements for an association with significant persons. The original 
owners, although they may have had some success and influence in the 
community, did not rise to a level of significance during their occupancy of the 
building. In addition, the residence was not the main Becker family residence, but 
was rather a vacation home. Their main residence, if occupied during the time 
when the Becker's were most influential, would be the more relevant property to 
designate for Criterion B. Mrs. Becker was a philanthropist for a religious 
institution, but did not directly influence or shape the history of the community at 
large. 

Any historic association with Dr. Jock J ocoy was not during his residence at 
property, so his time as a racehorse veterinarian in Del Mar and published author 
are irrelevant to the property. Therefore, Criterion B cannot be applied to Dr. 
JockJocoy. 

Criterion C: Design/Construction 
Properties may be eligible under Cnten'on C if they emboc!J the distinctive charattenstics of a style, 
type, period, or method of construction, or is a valuable example of the use of indigenous material 
or craftsmanship. 

Properties which embody the distinctive characteristics of a type, period, or 
method of construction refer to the way in which a property was conceived, 
designed, or fabricated by a people or culture in past periods of history. 
Distinctive characteristics are the physical features or traits that commonly recur in 
individual types, periods, or methods of construction. To be eligible, a property 
must clearly contain enough of those characteristics to be considered a true 
representative of a particular type, period, or method of construction. 
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our past" refers to individuals whose activities are demonstrably important within 
their local historic context. The criterion is generally restricted to those properties 
that illustrate (rather than commemorate) a person's important achievements. The 
persons associated with the property must be individually significant within a 
historic context. Properties eligible under Criterion Bare usually associated with a 
person's productive life, reflecting the time period when he or she achieved 
significance. Speculative associations are not acceptable. In addition, property 
must be associated with one or more events important in the defined historic 
context. The event or trends must clearly be important within the associated 
context. Mere association with historic events or trends is not enough, in and of 
itsel~ to qualify under Criterion B. The property's specific association must be 
considered important as well. 

The Maggie Irwin Becker Beach Cottage property at 706 Manhattan Court does 
not meet the requirements for an association with significant persons. The original 
owners, although they may have had some success and influence in the 
community, did not rise to a level of significance during their occupancy of the 
building. In addition, the residence was not the main Becker family residence, but 
was rather a vacation home. Their main residence, if occupied during the time 
when the Becker's were most influential, would be the more relevant property to 
designate for Criterion B. Mrs. Becker was a philanthropist for a religious 
institution, but did not directly influence or shape the history of the community at 
large. 

Any historic association with Dr. Jock J ocoy was not during his residence at 
property, so his time as a racehorse veterinarian in Del Mar and published author 
are irrelevant to the property. Therefore, Criterion B cannot be applied to Dr. 
JockJocoy. 

Criterion C: Design/Construction 
Properties may be eligible under Cnten'on C if they emboc!J the distinctive charattenstics of a style, 
type, period, or method of construction, or is a valuable example of the use of indigenous material 
or craftsmanship. 

Properties which embody the distinctive characteristics of a type, period, or 
method of construction refer to the way in which a property was conceived, 
designed, or fabricated by a people or culture in past periods of history. 
Distinctive characteristics are the physical features or traits that commonly recur in 
individual types, periods, or methods of construction. To be eligible, a property 
must clearly contain enough of those characteristics to be considered a true 
representative of a particular type, period, or method of construction. 
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The architectural styles common to the area during the 1920s consisted of cottage 
variations of the California bungalow: single story, wood framed and wood-sided 
houses with a porch. Other styles demonstrated revivals ranging from Spanish to 
Tudor. The argument is not about the style of the architecture, classified as an 
Airplane Bungalow by Legacy 106, but the state of the building's integrity that 
affects the building's significance under this criterion. 

In addition, in 2002, when the property first came before the Historical Resources 
Board (HRB), the Board members all visited the property and viewed it firsthand. 
Prior to recent (completely legal) alterations, there was a strong consensus that the 
building lacked integrity. With the integrity of the house even more degraded since 
that time, there is no reason for the HRB to change their view regarding Criterion 
c. 

2. Integrity: 
In addition to determining the significance of a property under the local 
register, a property must also possess integrity. The seven aspects of integrity 
include: location, design, setting, materials, workmanship, feeling, and association. 

Location - Location is the place where the historic properry was constructed or the place where the 
historic event occurred 

The 706 Manhattan Court property was constructed in 1924 and has remained in 
the same location throughout its existence. It retains its location integrity. 

Design- Design is the combination of elements that create the form, plan, spare, structure, and 
style of a properry. 

The overall form, plan, space, structure, and style of the 706 Manhattan Court 
property has changed over time including the replacement of windows, front main 
entry, doors, wood deck, and the removal of the damaged exposed rafters and 
eaves. In addition, other changes have occurred since the 1940s that have 
significantly altered the appearance of the building such as the three entry doors in 
order to accommodate multi-tenant use. The building does not retain its design 
integrity. 

Setting- Setting is the physical environment of a historic properry. 

The 706 Manhattan Court property has been sited on the same lot since its original 
construction in 1924. It also retains its relationship to the Pacific Ocean as a 
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beachfront property. Inspection of the surrounding neighborhood today, 
however, indicates the absence of many of the original single-family beach 
residences around the Mission Beach Boardwalk. Overall, the building retains its 
setting for integrity purposes. 

Materials- Materials are the plrysical elements that were combined or deposited during a 
particular period of time and in a particular pattern or configuration to form a historicproperry. 

Many of the original character-defining materials have been removed, 
compromised, and replaced including original wood windows, front entry, doors, 
wood deck, and decorative eaves. Ron May's report indicates that the original 
house was a natural unpainted redwood. The house has been repainted multiple 
times over the years. The most recent has been from a turquoise/ green to white. 
Therefore there is no integrity of the redwood stain in terms of color, texture, and 
appearance. The building does not meet its material integrity. 

Workmanship- Workmanship is the plrysical evidence of the crafts of a partt'tular culture or 
people during any given period in history or prehistory. 

As with the materials discussion above, the workmanship that has gone into 
construction of the 706 Manhattan Court property has been lost. The building 
therefore does not meet its workmanship element for integrity purposes. 

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

The 706 Manhattan Court property, in its current condition, does not impart an 
aesthetic or historic sense of Craftsman-style architecture or its subtype, the 
Airplane Bungalow. As a result, the building does not retain its feeling element for 
integrity purposes. 

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

The 706 Manhattan Court property is not directly linked to an important historic 
event or person. The previous owners or occupants have not risen to a level of 
significance as noted previously. The property does not meet association integrity. 
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3. Recent Maintenance Work: 
Regarding Legacy 106's contention that recent maintenance work was in violation 
of either City of San Diego's HRB or Development Services Department (DSD) 
requirements is not correct. The alterations that were performed (window and 
door replacement and the removal of eaves and rafters) did not require historical 
approval due to the fact that the 706 Manhattan Court property was deemed to be 
not historic by an 8-1-1 vote by the HRB in September 2002. And since the work 
did not involve structural engineering or mechanical/ electrical/ plumbing 
engineering, there was no requirement for a building permit. 

In conclusion, it is Heritage Architecture & Planning's expert opinion that the property at 
706 Manhattan Court in the community of Mission Beach does not meet any criteria to be 
historically designated. 

If you have any questions or require additional information, please contact me at 
619.239.7888. 

Sincerely, 

0 

Principal Historian 

EM:egm 

C \Eileen's Fib\ MWD Pnl,ects \ U~l42 ~)6 1\fanhattan MS. lust merit zsmnt Itr_CCC ~29-0S.doc 
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Reconnaissance Survey - Maggie Becker's Primary Residence 

The residence, 2434 A Street, is located in the community of Golden Hill just east of 

Downtown San Diego. The residence was constructed in 1905 in a developing community that 

was considered the fashionable place to live.1 Development at that time reflected a suburban 

community similar to that of the "streetcar suburbs" in the east.2 The location of the Becker's 

primary residence is in close proximity to Mr. George H. Becker's dry goods store located at 845 

Fifth Street in downtown and provided a convenient commute between home and business. 

The residence appears to be in good condition and also appears to retain most of its 

architectural integrity. The residence located at 2434 A Street is much more appropriately 

associated with the Becker family than their beach/vacation home at 706 Manhattan Court in 

Mission Beach. 

The 2434 A Street residence is also located within the borders of the Greater Golden Hill 

Historic District (HRB #130). The Greater Golden Hill Historic District boundary includes Russ 

Boulevard on the north, Highway 94 on the south, 25th Street on the east, and 24th Street on 

the west. The residence is a contributor to the historic district and is registered as HRB #130-

Attached are current photographs of the Becker's primary residence located at 2434 A 

Street as well as excerpts from Legacy 106, Inc. Report noting the City directory and 

1 City of San Diego. "Golden Hill Community Plan." Revised 1990. "Development began in the 1870s when Golden 
Hill was on the outskirts of San Diego's urban area. Residents were attracted to the large lots and the gorgeous views of 
San Diego Bay. Victorian, Colonial Revival, Craftsman and Farm House bungalows and townhouses sprouted in a 
cheerfully eclectic mix. The area survived boom and bust and became one of San Diego's most fashionable addresses." 
2 A streetcar suburb is a community whose growth was mostly shaped by the coming of the electric streetcar or tram. 
Streetcar suburbs were, in many ways, the forerunner of today's suburbs. Sited from http:/ I en.wikipedia.org/ 
wiki!Streetcar suburb. 
3 City of San Diego Historic Resources Board. Golden Hill Historic District List. 
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advertisements for the Becker's business which was located in close proximity to the Becker's 

primary residence. 
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EXHIBIT 

Figure 1: Location map. USGS Point Lorna Quadrangle map, 1996. 
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Figure 2: 2434 A Street property looking north. 
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Figure 3: 2434 A Street property looking northeast. 
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Figure 4: City of San Diego directory images from Legacy 106, Inc., "Historical 
Nomination of the Maggie Irwin Becket Beach Cottage 706 Manhattan Court-­
Mission Beach",June 30,2005, page 7. 
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Figure 5: Advertisements noting the Becker's busilless and1ts location.' From 
Legacy 106, Inc.'s "Historical Nomination of the Maggie Irwin Becker Beach 
Cottage 706 Manhattan Court--Mission Beach", June 30, 2005, page 8. 
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Figure 6: Golden Hill Community Planning Area. The location of the 2435 A 
Street property is indicated on the map. From City of San Diego, "Golden Hill 
Community Plan." 
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Name of 
Historic 
Site or Street Community 
Structure APN Street# Name City Zip Code Plan Area 

Greater 
534-141-01 2400 A Street San Diego 92102 Golden Hill 

M.E. Meyers Greater 
House 534-141-04 2430 A Street San Diego 92102 Golden Hill 

Greater 
534-141-05 2434 A Street San Diego 92102 Golden Hill 

Charles Greater 
Kelly House 534-141-06 2448 A Street San Diego 921 02 ·Golden Hill 

Greater 
534-141-07 2450-52 A Street 

William 
San Diego 92102 Golden Hill 

Hugh 
Strong Greater 
House 534-141-08 2460 A Street San Diego 92102 Golden Hill 

Fehlman 
Morgan Greater 
House 534-141-09 2470 A Street San Diego 921 02 Golden Hill 

Date Mills Act 
Neigh borbood Designated Recorded 

Golden Hill 12/15/1984 

Golden Hill 12/15/1984 12/12/2000 

Golden Hill 12/15/1984 11/17/2004 

Golden Hill 10/6/1978 

Golden Hill 10/6/1978 

Golden Hill 10/6/1978 12/10/2002 

Golden Hill 10/6/1978 12/13/2002 

Figure 7: Portion of the City of San Diego HRB Greater Golden Hill Historic District list noting the 2434 A Street 
property as a contributing resource. 
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Miyo Ellen Ref£ 
4166 Combe Way 

San Diego, CA 92122 
August 29th 2005 

Re: Historical Resources Board Meeting 
706 Manhattan Court 

Chairperson Lloyd Schwartz and Members 
of the Historical Resources Board 
Gty of San Diego 
202 "C' Street, MS 4A 
San Diego, CA 92101 

Dear Chairperson Schwartz and Members, 

We purchased the beach house at 706 Manhattan Court in April 
of 2002. The house is in very poor condition. We were besieged by 
drug dealers and the homeless, and drunken beach partiers breaking 
into the house and creating a reeking mess. We put an end to this 
vandalism by asking two large construction workers to live in the 
house rent free. We continue to let our tenants live there rent free 
because of the substandard living conditions. Insurance companies 
refuse to sell us a home owner's policy for the beach house because it 
fails to meet industry standards for a residence. The maintenance 
performed on the house has been for security reasons and to reduce, 
as much as feasible, our liability. For security reasons, we replaced 
rotting doors and windows. For liability reasons, we have removed 
and/ or replaced certain elements of the house that were deteriorating 
to the point of collapse such as the awning, sun porch, and roof 
overhangs. 



The 4th of July holiday is basically a free for all in Mission Beach. 
As you can imagine the alcohol consumption is at its peak Last year 
people climbed all over our roof to "pattj' and view fireworks from 
La Jolla, Mission Beach, Ocean Beach and Sea World. My Tenant 
informed me at the beginning of June 2005 that the roof eaves and 
rafters were actually shaking when he would walk on the trex deck 
that we installed. With a baby on the way, he was concerned that the 
rafters would fall off. Knowing that the roof overhang and edges 
were not secure (and would clearly not hold up if any weight was put 
on them) I decided for safety reasons to cut them back before the 4rh 
of July partying. 

We plan to sell our home in University City and move into a new 
home at 706 Manhattan Court. My husband and I would like to 
replace the dilapidated beach house with a new home that will serve 
the needs of our multigenerational family. Our building plans include 
a handicap accessible bedroom, bathroom, and elevator for my 
physically disabled mother-in-law and for us to use when we reach 
our sunset years. 

Sincerely, 

Miyo Ellen Reff 
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View of severe decay and poor support to the roof pop-out area of the main building. 
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Front view of the significant decay in the roof framing. 
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View of the top flashing of the west side window. The wood siding is decayed and the flashing is 
deteriorated. 

View of deteriorated eaves on the main house. 
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August 16, 2006 

Dear Matt, 

Attached are copies of letters of support from our neighbors at the beach. 

1. Charles A. Smith, Trustee of the Smith Family Trust 
720 Manhattan Court 
San Diego, CA 92109 

Mr. Smith owns the blue building and the yellow building at 719, 720, 721, and 722 
Manhattan Court that are between the Strandway Alley and Mission Blvd. He is the 
neighbor across the alley who is directly behind us. 

2. Dean Oliver of the Catherine Anawati Family Trust 
716 LivetpOOl Court 
San Diego, CA 92109 

Dean's family owns the building directly to south at 3467 and 3469 Ocean Front Walk, and 
also the building at 716 Liverpool Court. 

3. Betty Jo Strong 
34:57 Ocean Front Walk 
San Diego, CA 92109 

Retty Jo owns the building at 3455 and 3457 Ocean Front Walk, that is directly to the south 
of Mr. Gary Aronson. 

4. Daniel Pick 
3449 Ocean Front Walk #203 
San Diego, CA 92109 

Daniel Pick is a managing partner of the Pick Family Partnership. The family owns all6 
units at 3449 Ocean Front Walk. 

Verbal statement of support from: 
Mildred (Millie) Candelore 
3493 Ocean Front Walk 
San Diego, CA 92109 

Millie owns property to the north of our property. 

Swnmation: Neighbors to the North, East, and South of our project support the development 
and do not support the formation of a historic district 

716 Liverpool Court 
719, 720, 721 and 722 Manhattan Court 
3449, 3455, 3457, 3467, 3469, and 3493 Ocean Front Walk 
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PICK FAMILY PARTNERSHIP 

California Coastal Commision 
7575 Metropolitan Dr. Ste. 103 
San Diego, CA 92108 

July 11, 2005 
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SAN DIEGO COAST DISTRICT Re: Application #6-05-024 (Reff) 

To the Commissioners: 

We are the owners of six condominiums located at 3449 Ocean Front Walk, at the comer of 
Liverpool Court, in Mission Beach. It has come to our attention that Dr. Mitchell and Miyo Ref£ 
have purchased the existing home at 706 Manhattan Court, and have applied to the Commission to 
demolish the existing structure and build a new home on their property. 

We support the Reffs' plans unequivocably. The home has no historic value, since it has been 
remodeled many times. The San Diego Historical Resources Board confirmed this opinion in 
September of 2002. The existing home has not been well maintained, and in fact has deteriorated 
quite badly. 

In addition, we are opposed to declaring the ocean front blocks between El Carmel Place and 
Liverpool Court historic, since none of these properties have any historic value to the City of San 
Diego. We feel that new owners in the area should be encouraged to develop these properties to 
improve the public's enjoyment of Ocean Front Walk, as Ocean Pacific did with the Surf Rider 
project between Liverpool and Lido Court, and as the Reffs are proposing to do at Manhattan Court. 

We think the Reffs' new building will improve the appearance of the property to all passers by 
along Ocean Front Walk, and hence will improve the public's enjoyment of the coast. 

Cc: Dr. & Mrs. l\1itchell and l\1iyo Reff 

Daniel Pick 
Managing Partner 
Pick Family Partnership 

3449 OCEAN FRONT WALK #203 • SAN D!EGO,CA • 92109 

PHONE: (619) 261-6927 • E-MAIL: OFW3449@YAHOO.COM 




