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STAFF REPORT AND PRELIMINARY RECOMMENDATION 

Application No.: 6-05-24 

Applicant: Miyo & Mitchell Reff Agent: Architects Hanna/Gabriel/Wells 

Description: Demolition of an existing one-story, 1,395 sq.ft. residential structure and a 
detached one-story, 480 sq.ft. outbuilding/garage and construction of two 
new three-story residential units resulting in a total of 4,822 sq.ft., parking 
for four cars, walls, fences, paving and landscaping on a 4,322 sq. ft. 
oceanfront site. 

Lot Area 
Parking Spaces 
Zoning 
Plan Designation 
Project Density 
Ht abv fin grade 

4,322 sq. ft. 
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: 

Summary of Staffs Preliminary Recommendation: 

Staff is recommending that the Commission deny the proposed demolition as it will result 
in potential impacts to historical resources, inconsistent with Chapter 3 policies of the 
Coastal Act as well as the City of San Diego certified LCP. 

Since the applicant is proposing to demolish a structure that is scheduled to be reviewed 
by the City of San Diego's Historical Resources Board on 8/25/05 for potential 
designation as an historical structure, its removal could result in adverse impacts to a 
community resource and its removal could seriously dimininsh the community character 
of this nearshore area. In addition, its removal and any potential replacement structure 
could adversely affect public views to and from adjacent public rights-of-way, 
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surrounding recreational areas and along the beach. Elimination of the scale and 
character of this structure and what it represents to the community could also affect the 
scenic qualities and historical attributes of this nearshore area, resulting in adverse 
impacts on visual resources inconsistent with Coastal Act. Therefore, staff recommends 
that the development application be denied. 

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

Project History: 

The subject permit application was received in the Commission office on 3/16/05 and the 
application was scheduled for the May 2005 Commission meeting. Subsequently, on 
519105, a member of the public submitted to the Commission office written opposition to 
the proposed development along with a substantial amount of written documentation 
stating that the structure proposed for demolition was an historical structure even though 
the San Diego Historical Resources Board (HRB) had voted to not designate it as such in 
2003. Due to the new information submitted, the project was postponed by Commission 
staff to allow staffsufficient time to review the issues pertaining to historical structures. 

However, when subsequently presented with new information submitted by the project 
opponents, the HRB decided to re-hear the issue of historical significance. The proposed 
project is currently scheduled to be reviewed by the HRB on August 25, 2005. However, 
under the Permit Streamlining Act, the 180th day from submittal of this completed 
application for a coastal development permit would not allow the Commission to delay 
action on this project beyond its August hearing. Commission staff subsequently 
requested the applicant's representative to submit 90-day extension oftime which would 
have extended the deadline for Commission action an additional90 days (to December 
11, 2005) with the intent of scheduling the project for review at the October Commission 
meeting due to local interest in the project. However, the representative refused to grant 
a 90-day extension as requested by staff. Therefore, due to Permit Streamlining Act 
requirements, the Commission must act on this application at its August meeting. 

Substantive File Documents: Certified Mission Beach Precise Plan and Planned District 
Ordinance; City of San Diego Historical Resources Board staff report (with 
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. 
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MOTION: I move that the Commission approve Coastal 
Development Permit No. 6-05-24 for the development 
proposed by the applicant. 

STAFF RECOMMENDATION OF DENIAL: 

Staff recommends a NO vote. Failure ofthis motion will result in denial of the permit 
and adoption of the following resolution and findings. The motion passes only by 
affirmative vote of a majority of the Commissioners present. 

RESOLUTION TO DENY THE PERMIT: 

The Commission hereby denies a coastal development permit for the proposed 
development on the ground that the development will not conform to the policies of 
Chapter 3 of the Coastal Act. Approval of the permit would not comply with the 
California Environmental Quality Act because there are feasible mitigation measures or 
alternatives that would substantially lessen the significant adverse impacts of the 
development on the environment. 

II. Findings for Denial. 

The Commission finds and declares as follows: 

1. Project Description/Permit History. The project involves the demolition of an 
existing residential structure and a detached outbuilding/garage totaling 1,875 sq.ft. and 
construction of a new, two-story, 4,822 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 residential structure will contain three 
levels as follows: first floor (1,135 sq.ft.), second floor (1,227 sq.ft.) and third floor 
(1,227 sq.:ft.) for a total of3,861 sq.ft. Also proposed is an attached two-car garage and 
covered parking for two tandem spaces. The first level will contain a three-bedroom 
apartment with kitchen. The second level will contain living area, kitchen and bedroom 
and the third level will contain a master suite. 

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 of Pacific Beach. 
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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. 
Therefore, Chapter 3 of the Coastal Act is the standard of review, with the City's LCP 
used as guidance. 

2. Historical Resources. Project opponents assert that the existing residence to be 
demolished is historically significant and, as such, should not be permitted to be 
demolished. 

In addition, 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 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 ofthe property. 

Because the structure proposed for demolition was constructed over 45 years ago, the 
potential of the residence being a historical resource was evaluated pursuant to the 
certified LCP, as noted above. A Historical Report was prepared by Scott Moomjian and 
Kathleen Crawford and it was concluded in that report that the site be designated under 
Historical Resource Board Criteria A (Community Development) and C (Architecture) as 
follows: 

Under Criterion A (Community Development)- 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. 

Under 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. 

According to the historical report, a historical study was prepared by Milford Wayne 
Donaldson on behalf of Cal trans in 1997, the Mission Beach Boardwalk Expansion 
Historic Property Survey Report, which catalogued the presence of 177 potentially 
historic structures in Mission Beach. Only nine were of the Craftsman style. Of those 
nine, the subject home better exemplified Craftsman architecture during the 1920's. It is 
further stated that: 

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

The existing structure proposed for demolition was reviewed by the City of San Diego 
Historical Resources Board for historical designation in July of2003 (ref. Exhibit No.3). 
However, upon initial 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 has requested the City of San Diego conduct a "Reinitiation 
of Designation Proceedings" for the structure at the subject site. The basis for this 
request is 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 has decided to grant the project 
opponent reconsideration of the designation ofhistorical status of the subject structure. 
The hearing is tentatively scheduled for August 25, 2005. 

3. Visual Quality/Community Character. Section 30251 of the Coastal Act 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. 

In addition, the certified Mission Beach Precise Plan and Local Coastal Program 
Addendum states as one its goals: 

• To identify and preserve those features that are conducive to the attractiveness of 
Mission Beach. (p. 112) 

In addition, another plan goal addressing lot consolidations it is stated, 

• This proposal is consistent with the precise plan's intent to preserve and improve 
the physical appearance and character of the Mission Beach community. (p. 15) 

The proposed demolition of a potentially historic residential structure will have an 
adverse impact on the visual quality and community character of the neighborhood and 
the Mission Beach community. Maintaining the community character (including 
retention ofhistoric structures) along the beachfront serves to enhance the public's 
enjoyment and use of the area. The purpose ofthe City's Historical Resources 
Regulations is to protect, preserve, and, where damaged, restore the historical resources 
of San Diego which include historical buildings. These regulations are intended to assure 
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that development occurs in a manner that protects the overall quality of historical 
resources in an effort to maintain community character. 

Because the structure is located in an area that is visually prominent from a major 
recreational and public access area (i.e., the Mission Beach boardwalk, the public beach), 
its removal and any potential replacement structure could adversely affect public views to 
and from adjacent public rights-of-way surrounding recreational areas and along the 
beach. Elimination of the scale and character of this structure and what it represents to 
the community will affect the scenic qualities and historical attributes of this nearshore 
area. In addition, inasmuch as this structure may be historically significant, it potentially 
represents a community resource, and its removal could seriously diminish the 
community character ofthis area. 

The policies of the Coastal Act and certified LCP cited above are intended to preserve the 
community character of the area which 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. 

In addition, the Commission finds that there are feasible alternatives to the proposed 
project which would eliminate its inconsistency with the Coastal Act policies. 
Specifically, the residential structure could be preserved in its present location. 
Alternatively, it could be relocated to a different location for preservation or the 
architecturally significant components ofthe historic structure could be incorporated into 
new development on the site. It is expected that such alternatives will be addressed by 
the City's Historical Resources Board when it reviews the project in late August. 

Pursuant to Section 123.0202 of the LDC, as cited above, only the Historical Resource 
Board (HRB) can make a determination and designation of a historical structure. In this 
particular case, the final outcome of the reconsideration of the historical designation has 
not yet been made. These regulations also provide that while a pending Historical 
Resources Board hearing to consider designation of a historical resource is made known 
to the owner, that the owner shall not undertake any alteration, construction, demolition, 
relocation or removal of the property and that no permit for such work shall occur unless 
approved by the City Manager, subject to certain time specifications. In addition, the 
certified LCP (Section 143.0251) states that it is unlawful to substantially alter, demolish, 
destruct, remove, or relocate any designated historical resources or any historical 
building, historical structure, historical object or historical landscape located within a 
historical district except as provided in Section 143.0260 of the LDC. Given that the 
existing structure is potentially historic and/or architecturally significant to the Mission 
Beach community, the proposed demolition of the structure is potentially inconsistent 
with the policies of the certified LCP and the Chapter 3 policies of the Coastal Act 
addressing community character and preservation of coastal scenic areas and the 
Commission finds the permit application for demolition must be denied. 
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4. Public Access. 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 ofthe 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 or legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

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 
beach at stairways located at various points along the seawall. Access to the beach can 
be gained nearest the project site at the end of Manhattan 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. 

5. Unpermitted Development. Development has occurred on the subject site without 
the required coastal development permit, including, but not limited to, the removal of the 
roof overhang that was the primary historical element of the structure. The unpermitted 
development occurred after the coastal development permit application was submitted on 
3/16/05. The removal of these elements of the structure are considered "development" as 
they constitute "demolition". Thus, in this case, the applicant commenced with the 
partial demolition ofthe existing structure when they had a pending coastal development 
permit application before the Coastal Commission for the demolition and removal of the 
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existing structure. As such, they commenced with development prior to receiving 
authorization to do so. 

Although development occurred subsequently to the submission of this permit 
application, consideration of this application by the Commission has been based solely 
upon the Chapter 3 policies of the Coastal Act. Commission review and action on this 
permit application does not constitute a waiver of any legal action with regard to the 
alleged violation nor does it constitute an admission as to the legality of any development 
undertaken on the subject site without a coastal 

6. Local Coastal Planning. In addition to non-compliance with Chapter 3 policies of 
the Coastal Act, the subject proposal also does not comply with the existing LCP 
provisions cited above pertaining to preservation and improvement of the physical 
appearance and character of the Mission Beach community. Specifically, the proposed 
project will result in the demolition of a potentially historic structure. Absent a final 
determination by the City of San Diego Historical Resource Board as to whether or not 
the structure is historically significant, the demolition of the structure at this time would 
prejudice the ability of the City of San Diego to continue to implement its certified LCP 
for the Mission Beach area of the City of San Diego. 

7. Consistency with the California Environmental Quality Act (CEQA). 
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 
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. 

It is recommended that the proposed project be denied as it is not consistent with the 
visual resource protection policies of the Coastal Act. As proposed, there are feasible 
alternatives or feasible mitigation measures available which would substantially lessen 
any significant adverse impact which the project would have on the environment. Such 
measures include its relocation for preservation, or incorporation of the architecturally 
significant components of the historic structure could be incorporated into new 
development on the site. Therefore, the Commission finds that the proposed project is 
not the least environmentally-damaging feasible alternative and is not consistent with the 
requirements of the Coastal Act to conform to CEQA. 

(G:\San Diego\Reports\2005\6-05-024 Reffstftpldoc) 
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California Coastal Commission Agenda Number 9C 
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Gary D. Aronson 

Thursday, May 12, 2005 
Bechtel Conference Center, Encina Hall 
Stanford University, Stanford, California 
Phone: 650-725-2895 

Gary D. Aronson 
Tel.: 1-858-488-1288 
Cellular: 1-775-772-7782 
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Please Save One of the Last 
Original Beach Houses in 
Mission Beach-Built 1924 

~~]~~~--~ .. ~-~~-~~~:-:~ 
706 Manhattan Court Mission Beach San Diego 

Please Vote NO on Permit Number: 6-05-024 

Historically Important Example of: 
American Arts and Crafts Movement c.1895-1925 

1) ·craftsman" Architecture 
2) Airplane Bungalow Style 

3) Centra: Element of proposed "Mission Beach Historic District" 

. - -. --~· 

" ··~-:'.~s...;.:.. -~::~,,: 
· L: i ~r;( t:tm 

j~£~~ 
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 

706 Manhattan Court, Mission Beach San Diego 

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 (SOHOI 

~~at~;~~,:~~ 
706 Manhattan Court Mission Beach San Diego 

Please Vote NO on Permit Number: 6-05-024 

The term '"arts and crafts'' was coined in England in the late 
nineteenth century and used to describe a growing movement 

designed 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 Crafts 
Movement proved to be enormously influential. popular and long­

lasting. spreading widely on both sides of the Atlantic . 

The Soc1ety of Arts and Crafts 
http '~!W·~"'.:.-~Qg~Lt)'9f~r._~~~-9ill:!1P_9_y!__a~Q 

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

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

1 



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 

in the history of aviation. 

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

rt.L .. .f~ 
708 Liverpool Ct. 

Campbell House Ocean Front Walk 

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

1903. Wright Brothe(s first flight 
1910 North Island (SO County) became the birthplace of U.S. Naval aviation 

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 built. Ryan Airlines Corp. of San 
Diego built the famous Spirit of St. Louis plane. 

which ChaMes Lindbergh flew across the Atlantic 
Airplane bungalows such as this one helped people to feel that they were a part 

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

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

Swimming Pool (opened May, 1925) 

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! 

New Condos. a few blocks north 

Mission Beach San Di 

List of Attached Exhibits 
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THE CITY OF SAN DIEGO 

Historical Resources Board 

DATE ISSUED: 

ATTENTION: 

SUBJECT: 

APPLICANT: 

LOCATI00i: 

DESCRIPTION: 

July 11, 2002 

Historical Resources Board 
Agenda of July 25, 2002 

ITE~1 # 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 RECOMMENDATION' 

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

BACKGROU1\'D 

This item is being brought before the Historical Resources Board by the office of Marie Burke 
Lia on behalf of an interested third party 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 follov.:ing up with a \Vritten 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 M · Becker. The house is a Craftsman bungalow, and was initially a summer 
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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 property 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 elemellls of the City's, a community's or a 
neiglzborlzood's historical, archaeological, cultural, social, economic, political, aesthetic, 
engineering, landscaping or architectural development. 

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, ~an 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 home built almost immediately. The water service and 
sewer connection records indicate that the home was completed in 1924. As such, the home was 
constructed very early 'in the advent of the development of Mission Beach. The nature of the land 
sale and the construction of the home 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 home be designated under HRB 
CRITERION 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 multi-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 
window 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 faqade 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 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. 

TD/bh 

Attachment: Applicant's Historical Report under separate cover 
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Sep-27-02 10:20A mar;e burke l;a 619 2354410 P.Ol 

Sent by: CITY OF SAN DIEGO 6195335951; 09/26102 9:45; ~N712;Page 2/7 

From: 
To: 
Date: 
S~ect: 
~I 

·werran Harmon" cwarren.harmon@gcccd.net> 
<ala Osddty .sannet.gov> 
9124102 2:56 PM 
J"urquoi~H_QUBS in MlSSIO!l. f!'!~h 

Dear~ Lclra: 

ITEM#20 

....... 

Could ~ ploase aee that Or. Lynn& catrls:iaRson and members of !hoe Hi:s!CrUI ~!'CG8 Board aellhla 
letter regsrdln; tho 'Turq~ tbua&" in Mission &ad'!. I~ oot be at:kt to~ the HistoriCal Reaourcea 
Boud IN6!lng on Thursday, Sopl&mber 26, 2002. I strongty s~poet SOHO's ~btl tO prOGMIO.,. 
Craf':s.man Seaeh Conage Mown as 1he "Turquc:>Uie Hou~· ~ to haw It ~ptld as a locallanc:i:'nMland 
pbcsd on t. reg!stet ot hl$.10rie homu. 

I am Warren W. Harmon, and I have lived in Pacific Bcuh for 36 yean. 1 wak and Nil on the beach ancs 
bo=Jtt.N41k In Pacific Beach and Mission Bead! savwa.t days a week, al'ld have bNin doing so for many years. 
ThCI "Turquoise House• has atways bHn a pl6ce o1 arch:tectl.C'O tnat I have admired. I have stopped in front af 
N I'IOu" wnta o1hets on the boardwalk uvt number of tii'TIOS Mid dlscuesed lea unique~ ll iG a 
Craftsm&n Beach CaftaQe In thO but\Qalow at)ie of !he Greene ~ of Puadena. ThG wooden 
~on. 5hatiOW pekhed gallle roof wi1h exposed carved beam e~. wide~ w porch certainly 
~<:e it in the bungalOw category whloh was popular in Sou:hem California in thO f!I'Gt dec&des of 1M twen~ 
cent.w;. WOOl ~ it even more interosting is 1he tlm'.e~d S8COI'ld stofy, which klok& ll!o:e &n &irp!ane 
cockpit. Bungalow$ In thl& styee are referred 10 as "airplzne• bungaloWs. 

The "TurQ~ He WIG" wu buet Ira 1924, and I've heard it was !he first houslil built west of P.CtiSion Boulavard 
and right Oll tt'\6 bHetl. The campbell Beach Hause next door was built in 1933 and l& in the lityle of miSSion 
revival wt:h p~ w~ and a Spa.nish mission tile roof, incf!Cali:'lQ that in under tan year&. hovsl~ ~IYIH had 
~ coos!OO.-a.bly and !he be&ch c:ot:AgG bul'lg31ow ~~o-u ~-

In llalklng ~ boant.wllc. one can see tnnt tnue aren't any Ctana:nan B&a.ch Co~ ~t Tne "TUI'Quolse 
Hou$e. • even though it's painted white now, i& ~ ~ ono on tne I:IOe."dw&lk &nd tlc ~- It wou\d be a 
&M!ne to loso !his l.r'Wque Ct&fts.:nEll'l Beach Conage. In some r~ it is more int~!ing archlloeturo ~n 
1M Red Roost i..'ld Rid Rut in U Jolla and snould bG praSQMid u 10 ~"'g 01 Mission Saa.c!l h!~ory. 1 ~ 
tourl&tt tald~ pictures of it all tho time, and ~.abty I stop Md ta~ to tnem about il 

v.f!.ftv.~ w. Harmon 
Prot~ cf GOOQl'IPhy, En\c!rii<.JSI 
G~tCokge 

9r25/J2 
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I. INTRODUCTION 

HISTORICAL ASSESSMENT 
OF THE MAGGIE BECKER/HAZEL ALICE HAYS 

"TURQUOISE HOUSE" 
706 MANHATTAN 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 ofthe "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. In 194 7, 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 \Vhich 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 
consid~red 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 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 north elevation and the sun room along the 
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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 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 
Mission Beach's Boardwalk area. In 1997, the Jv!ission 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. 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 o[the Mission Beach Area 

The Mission Beach community is a popular residential and recreational community located 
five miles northwest of downtown 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 of Mission Bay beaches; to the south by the Mission Beach Channel, a navigable 
watenvay 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 of Mission 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 fora "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 was 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 ofMission 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.1:h 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 of lots 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 permanent home seekers, the 
settlement pattern of Mission Beach was established in the 1920s and 1930s. Those buyers who 
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l 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 owners 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, slow growth 
continued throughout the decade. 

By the beginning of the Second World War, Mission Beach had become an established 
community in San Diego. Most 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 of Mission 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. 
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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 additional 176 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 While 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 form 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 A1anhattan 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, Mission 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 of Title for 706 Manhattan Court, p.l 
(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 LotD, 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 was 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 beeri 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 \Vater 
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 sewer 
service in September 1925. The O\vner listed on the record at this time was "Becker." 10 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 Sanitarium, owned 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 Sewer Connection Order, 706 Manhattan 
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 tlie presence ofthe 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 corner 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 oftransitory 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-
193 9 }6 Inspection of an October 193 7 Sanborn Fire Insurance Map indicates no change to the 
residence at this time. 17 

Beginning in 1942, when the property was acquired by Earl J. Jocsy, the Turquoise House 
began to become owner-occupied. Jocsy, who served in the United States Marine 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 1937. See 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 ofthe property in March 1947 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 194 7 until 2002. 
Specifically, the property was occupied by Harry Hays and his wife, Hazel Alice Hays, from 194 7 
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 was 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 2002.2~ 

III. DESCRIPTION OF PHYSICAL APPEARANCE 

The CraOsnzan Style 

The Craftsman style architecture was a product of Southern 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." 

23 Lehmann, p.9. 

2~ Chain Tech, p.3. 
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ease ofliving, 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 the201h 

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 of the 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 wide, 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 rest 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'roofplanes 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 windows 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 Manhattan 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 
western and southern elevations (mid to late 1940s), 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 of the 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 horizontal row across the top of the window. The center window section is flanked by a narrow 
pair of double hung sash style windows. The other window on this facade repeats the 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 window 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. Wood 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 windows 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, vertical, 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 of the 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 corner 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 

Application 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 well. 

The Turquoise House does not qualify under National Register Criterion A: Event at either 

11 



the local, state, or national levels. 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: Design/Constmction 

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 ralues, or that represent a significant and distinguishable entity whose components 
may lack individual distinction. Properties which embody the distinctive characteristics of a type, 
period, or method of construction refer to the way in which a property >vas conceived, designed, 
or fabricated by a people or culture in past periods ofhistO!y. 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 f)pe, period, or method of constrztction. 

A master is a figure of generally recognized greatness in a field, a known craftsman of 
consummate skill, or an anonymous craftsman ·whose work is distinguishable from others by its 
characteristic style and qua/if)'. 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 craft. A 
property is not eligible as the work of a master, however, simply because it was designed by a 
prominent architect. · 

Embodying The Distinctive Characteristics Of A Tvpe. 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. 

Representing 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 architect and/or builder of the residence. 

Criterion D: Information Potential 

Properties may be eligible under Criterion D if they have yielded, or may be likely to yield, 
information important in prehist01y or history. 

The Turquoise House does qualify under Criterion D: Information 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 which 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 heach 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 e~tate 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 ofthe 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. 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. 

2. Is identified with persons or events significant in local, state, or national histmy; 

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, type, period or method of construction or is a 
valuable example of the use of 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 use 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 roof line 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 of the 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 work 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 Service 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 State 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 a finite group of resources related to one another in a clearly distinguishable way or is a 
geographically definable area or neighborhood 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 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 the National 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 where 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, structure, and style 
of a property. 

\Vhile the Turquoise House has been somewhat modified and altered from its original 
design, the overall form, plan, space, structure, and style have remained the same since the building 
was originally constructed in 1924. The modifications and alterations have not substantially 
diminished the overall 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 environment 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 193 7, 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 Modem 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 Modem 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 element for integrity 
purposes. 
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Materials 

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/ink between 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 
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 ofelegance 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 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 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 A1ission 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 
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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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APPENDIX A 

HISTORIC PHOTOGRAPHS 

MISSION BEACH AERIALS 

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

Photograph. #2 
706 Manhattan Court 
"The Turquoise House" 
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 
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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 North 



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

Photograph #8 
706 Manhattan Court 
"The Turquoise House" 
East Elevation 
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Photograph #9 
706 Manhattan Court 
"The Turquoise House" 
East Elevation 
View Facing 'Vest 

Photograph #10 
706 Manhattan Court 
"The Turquoise House" 
Garage/Storage Structure 
View Facin~ North 



Photograph #11 
706 'Manhattan Court 

. H , "The Turquoise ouse 
Garage/Storage Structure 
View Facing North 

Photograph #12 
706 Manhattan Court 
"The Turquoise House" 
East & North Elevations 
View Facing Southwest 
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DEED S.D. 
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APPENDIXE 

CALIFORNIA DEPARTMENT OF TRANSPORTATION 
ARCHITECTURAL INVENTORY/EVALUATION FORM 

A1ISSION BEACH BOARDWALK EXPANSION 
Historic Property Survey Report (pp.210-211) 

1997 
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cALIFORNIA DEPARTMENT OF TRANSPORTATION 
ARCHITECTURAL INVENTORY/EVALUATION FORM 

MAP REFERENCE NO. 85 

county - Route - Postmile: 
( 
( 

LISTED 
APPEARS 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. Date{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/Settlement ( 
Government ( ) Military ( ) Religion ( ) 
Social/Education ( ) 

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

22. Date form prepared: 15 May 1997 
By: Wayne Donaldson, FAIA; Eileen Magno; Vonn Marie May 
Organization: Architect Milford Wayne Donaldson, FAIA, Inc. 
Address: 530 Sixth Avenue 
City: San Diego 
Zip Code: 92101 
Phone: (619) 239-7888 · 

Location Sketch map (draw & label site 
and surrounding streets, roads, and 
prominent landmark) 
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APPENDIXF 

"Unique homes in Mission Beach: the turquoise house" 

By Amy Lehmann 

Beaclz & Bay Press Article 

January 31, 2002 (p.9) 
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fniquil homes in Mission Beach: the turquoise house 
lly AMY LEHMANN 
Bench & Day Press 

lcr name was Hazel !-lays, but 
t people on the boardwalk knew 

:1s. the lady in the turquoise house 
' waved to everyone who passed 
She lived in the house on 

1hattan Court and Ocean Front 
k since the 1940s and added to · 
home's uniqueness for more than 
·cars. 
lays passed away Jan. II, just 
tlays after her 102nd birthday. 
'ricnds of !lays say she had a 
1tiful heart, a lady who was "one 
' billion." Hays would sit for 
· s by her window overlooking the 
>II, praying for swimmers' safety, 
:he surfers who tread out too far 
for people who looked troubled 
onely as they sat alone on the 
:h. 

(It's tlze only really 
interesting piece of 
:1rchitecture left on 
the boardwalk in 
Pad fie BeaclL' 

-Wayne Harmon 

She became somewhat of a 
:brity in her turquoise house, and 
. special lady had her own favorite 
1Ch personalities. The beach's 
:kcnd skater, "The Flash," was the. 
,rc of her eye. Hays could hardly 
it for him to come by and throw 
·hugs and kisses from the board­
lk, much to her delight. 
Hays certainly was no shrinking 
>let, although purple was her 
·orite color: She was surrounded 

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 was 
purple. The house, however,' has been 
turquoise for many years. 
("Thankfully, not purple," some have 
said with a smile.) Built in 1923-, the 
·turquoise house is single-walled and 
made 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 are 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 manager 
at Albic's Beef Inn in Mission Valley, 
fondly remembered Hays and her 
pla'cc at Albic's piano bar. 

BBP rJ.'<ltoiAm/ Lehmann 

Samouris said. "Hazel was not one to 
stay home on a Friday night, even at 
(age) 102." 

Many friends and acquaintances 
at Tom !lam's Lighthouse on Harbor 
Island Drive will also miss Hays. 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 lov.cd 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 yc~rs 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 Manhattan 
Place. 

----------- --- .. Lunch Soecials 
Served. Daily 

$6M 

Includes choice of soup or 
vegetable, mashed potatoes or 

french fries, blsa.Jit and fruit 
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APPENDIXG 

MISSION BEACH BOARD\VALK SURVEY 

OF EXISTING 

CRAFTSMAN/BUNGALO\V STRUCTURES 

------f-



Building #1 
3345 Ocean Front \Valk 
"Bungalow" 
Identified In Mission Beach Sun·ey (1997) 

- . '· ~ .... . . -··· ···- . 

Building #2 
701 Thomas Avenue 
"Cottage Bunglow" 
Identified In ·Mission Beach Sun·ey (1997) 



Building(s) #3 
4251-4255 Ocean Front :walk 
"Cottage Bungalows" 
Identified In Mission Beach Survey (1997) 

Building #4 
3989 Ocean Front Walk 
"California Bungalow" 
Identified In Mission Beach Survey (1997) 

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



Building #5 
3949-3953 Ocean Front \Valk 
"Bungalow" 
Identified In Mission Beach Survey (1997) 

Building #6 
702 'Vhiting Court 
"Bungalow" 
Identified In Mission Beach Sun·ey (1997) 



Building #7 
3921 Ocean Front \Valk 
"Bungalow" 
Identified In Mission Beach Survey (1997) 

Building #8 
3825 Ocean Front \Valk 
"Bungalow" 
Identified In Mission Beach Survey (1997) 
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Building #9 
3735 Ocean Front \Valk 
"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) 833-277TID~JEilW 

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

From: Gary D. Aronson 
CAUFORNIA 

COASTAL COMMISSION 
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 Permit 
Number 6-05-024, which is being requested to permit 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 dilapidatedand 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. 

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

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

EXHIBIT NO. 4 
APPLICATION NO. 

6-05-24 
Letters from 

Interested Persons & 
Save Our Heritage 

Organization 

Rt""-"'··-'- ,.. ___ ,_,,.. 
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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 docmnented that five ofthe 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 of this 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 information 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. 

Sincerely, () ~ 
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California Coastal Commission 
San Diego Coast Diatrict 
7575 Metropolitan Drive, Suite 103 
San Diego, CA 91108-4421 

May 9, 2005 

RE: 706 Manhattan Court GDH 

Dear California Coastal Commlnion: 

J~lEliWJtJID 
. MAY 1 0 l005 

CAUFORNIA 
COASTAL COMMISSION 

SAN DIEGO COAST DISTRICT 

This Oriental influenced craftsman bungalow is the best craftsman house along 
the boardwalk in Miasion Beach, California. It is a prominent landmark along 
this popular stretch of oceatlfront and ia visible from offshore. We believe that 
there is a fair araumcnt tba:t the building ia significant and should be preserved 
as part of any new development. DesPite assertions to the contrary, the 
building is in a good state ot preservation and can be adaptivcly reused with a 
new frame inacrted behind the sln&lo wall conatruction as bas been done wilh 
many ochers of this type. 

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

Bruce Coons 
Ex.ec:utive Director 

i 



• Ma~ 10 05 09:49a Gar~ D. Aronson 1-858-488-6288 

August 22, 2002 
4166 Combe Way 

P ··i· . -~· 

San Diego, CA 92122-2511 

l' 
/ 

1 
Good afternoon members of the Historical Resources Board and staff. My name is Mitchell Reff. My 

wife, Miyo and I are not developers and ~a~e no ~te_::t~n of -~~!~.!£Eing condo!Jlini~IIl~~ ~e\V .h?.~e at 79.£ 
Manhattan Court. Miyo and I have been marnea'fOr twenty five years and have lived in University City since . 

CI'990. 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 
Jove 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 home on the boardwalk. We would lilc 
a home where we could be comfortable in retirement. A home where our elderly parents could come to live with 
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 begiiUling at Santa Clara 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 horne, we did our diligence, includinr 
ascertaining that the City of San Diego had stated during the Boardwalk Expansion Survey in 1997 that our 
hoxpe was not suitable to be deClared an historic site. 

We were truly flabbergasted when in July 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::1r 
front condo (big gray box building) two houses south of our home at 706 Manhattan Court. Other individuals ir 
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 I plan to live in our single family home at 706 Manhattan Court for 
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 
3465 Ocean Front Walk 

. San Diego CA 92109 
Tel: (858) 488-1288 
Fax: (858) 488-6288 

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

Tel: (775) R31-2136 

E-mail: Garonson@.nol.com 

From: Gary D. Aronson 

To: Lee McEachern 

PLEASE ALSO COPY TO: 

Laurinda Owens 

California Coastal Commission 

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

~~r:UWJt[ID 
MAY 1 8 2005 

CAliFORNIA 
COASTAL COMMISSION 

SAN DIEGO COAST DISTRICf 

RE: Coastal Commission J,ennit#tl-05-024, 706 Manhnttnn Court. Mission Beach. San Diego 

Date: Tuesday, May 17,2005 

Pages (Including this fax sheet): 17 

Dear I .ee and Laurinda: 

Please find attached several items related to this permit application: 

1. A letter from Ron May, Principal Investigator for Legacy 106, an architectural historian firm 
indicating that 

o.. this property is an historic Craftsman Airplane Bungalow, 
b. should qualify for historic landmark status and should not be 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 ofMr. May documenting his e}..'Perience and expertise in this field. 

This letter adds to the weight of evidence and tcstin10ny arguing against the issuance of this permit 
and against the demolition of this hisloril: structme. I have p1·eviously sent you other evidence 
including the StalTReconm1cndation of the City of San Diego Historical Resources Board and the · 



.. 
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San Diego State Our Heritage Organization (SOHO), that have also argued for the preservation of 

this stlUcture. 

Please distribute this additional information to the Coastal Conunission. 

Thank you very much for your interest and help. 

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

Myra Herrmann 
Deputy Dire<.:lor, Development Services 
City of San Diego 
Tel.: (619)446-5172 
mherrmann@.sandicgo.gov 

·Mike Tudury 
City of San Diego Historical Resources Board 
Tel.: 619-533-6227 
mtudurv@sandicgo.gQY 

Bruce Coons, President 
SOHO- Save Our Heritage Organization 
www.sohosnndiego.org 
BDCoons@nol.com 

Ron May, Chieflnvesligator 
Legacy 106, Inc. 
PO Box 503394, San Diego, CA 92150 
619-269-3924 
le~mcyl 06iQQ@aoLcS>Jil 
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.Legacy 
1061~. 

ARCHAEOLOGY & HISTORIC PRESERVATION 

P.O. Box 15967 • San Diego, CA 92175 
Phonc;Fax(619J 269-3924 fD)~~ilW~ffil 

www.legacy1 06.com ~!!)\;;/ ~ ijJJ 
May 14,2005 MAY 1 8 ZOOS 
Mr. Gary D. Aronson 
3465 Oct:an Front Walk 
San Diego, CA 92109 

CALIFORNIA 
COASTAL COMMISSION 

SAN DIEGO COAST DISTRICT 

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

Dear Mr. Aronson: 

I have reviewed the information anti photographs provided in your email ofMay 12, 2005 
concerning Coastal Commission Permit #6-05-024 for 706 Manhattan 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 nlso asked me to look over your attached material to sec if there 
is new inforn1ation not previously considered by the City of San Diego during their evaluation of 
706 Manhallan Court fur historic lantlmurk status. My responses art: as follows: 

1. Craftsman Airplane Bungalow. Photographs 6, 7, 8, 9, and 12 of "Historical 
Assessment ofthe Maggie Becker/Hazel Alice Hays 'Turquoise House' 706 
Manhattan Court, San Diego, Califomia 921 09" clearly depict a Craftsman Airplane 
BLUtgalow. I have revieweu the c:vidc:m:~ submitted lu the: Historic Re:wLU·ces Boanl 
and there is no mention ofthis variant of Craftsman architecture. Moreover, there is 
nothing in the staff report to indicate they identified the house as an airplane variant. 
lt is my opinion that this constitutes sigpticant new intbmiation that was not 
considered by the City of San Diego. 

2. California Environmental Qualitv Act. Th~ issue before the City of San Diego, 
Historic Resources Board on July 11, 2002 did not involve a discretionary action 
subject to the California Environmental Quality Act. Coastal Commission Permit 
#6-05-024 proposes demolition ofthe Craftsman Airplane Dtmgalow at 706 
Manhattan Court and construction of a condominium complex. This is a discretionary 
action that is subject to the Califomia Environmental Quality Act and is significant 
new inforn1ation that was not considered by the City of San Diego. 

3. California Environmental Quality Act Tht·cshold for Historic Significance. 
The recent Monterey County Jail Appellate Court De~~ision directs Lead Agencies to 
use 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 Bu11galow 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 Delcan1p, Senior Planner, City of San Diego rel~ommended designation under 
Criterion A (Comnnmity Development) and C (Architecture) qualifies it as 
significant for evaluation of the demolition proposal under the California 

H. :r~ AMEMBEROFACRA 
AMERICAN CULTURAL RESOURCES ASSOCIATION 
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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 preparation of an Environmental Impact 
Report onth~;: proposed dt:molition. This is sil!nifit:ant new infomtalion lhaL was nol 
considered by the City of San Diego. 

4. Maggie I. Hecker and the Craftsmnn Airplane Bungalow. The July 11. 2002 letter 
report by Teri Delcamp, Senior Planner, Historic Resources Board, and the June 2002 
"Hislurical Assessme.nt ofthe Maggie Be<.:kt:r/Hazcl Alice Hays 'Turquoise:: House' 
706 Manhattan Courr, San Diego, California 92109'' incon·ectly identified Maggie 
Becker, first owner, as "an employee at the Silver Gate Sanitarium." That Margaret 
Hecker 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. Becker, who was the owner of 
a department store identified in the 1924 Directory as "G.H. Becker Company; the 
popular price place" at 845 Fifth Avenue. A perhaps even more important point is the 
fact that from 1920 through 1924, when she commissioned the construction of the 
beach house, Margaret I. Becker lived at 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 Hcdion.da in the City and County of San Diego. More research woulu be 
needed to detennine how the association of these families might contribute to the 
historical signficance of 706 Manhattan Court. Based on this incorrect information, 
Senior Planner Delcamp was incorrectly led to concur with the bistorico1 report 
provided by the applicant's consultant that no one of historical significance owned or 
lived in the house. This is si•rnificant new information that was nul known at the tiH•l~ 
or considered by the City of San Diego. 

Based on the four points raised in this letter, l recommend the California Coastal Commission 
and City of San Diego consider the Craftsman Airplane Bungalow at 706 Manhattan Court to 
be signiiicant Hnder the California Environmental Quality Act for California Coastal 
Commission Permit #6-05-024, 706 Manhattan Court. 

If I call answer any further questions, please feel free to call me at (619) 269-3924. 

Sincerely, 

/~lt<)11 
Ronold V. May, RP A u 
President and Principal Investigator 
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1924 San Diego City Directory showing both Margaret Beckers, revealing the 
confusio11 which led to the misidentification of the correct first owner ofthe house. 
This directory shows that in 1924 Margaret I. Becker was the widow of G. H. Becker, 
and she resided at 2434 A Street. 
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1923 San Diego City Directory showing both Margaret Becker and her husband 
George residing at 2434 A Street, and also as owners of the G. H. Becker Company. 
Misidentified Margaret Becker is shown in. blue. 



5/17/2005 11:02 PM YROM: Fa>< Tatyd ThtHd(Jt<uL.i.<.:::o TO: 1-619-767-2384 PAGE: 007 Or 017 

. U 

OBlRJ PRODUCTS 

F'RESH 
MILK. 

DUALITEECREAM 
DAIRY PRODUCTS COMPANY COTTAGE 
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u.aONlTA •· Guarnl\teed 
GRADE .·'A"' Pa!o"tr:tn'i-r..ed 
GRADE "N' Raw TH£ .HEALTH DRltnt 

Ollie~ 1· j;®t"tt HftlsJilf .Milt; lk!pot-1'!IIGO t.IJollm A~ 
.Main lli~ 

WILLIA.l\tiS DAIRY 
THE .. BES" MlJ..K. m 'l'OWN 

The N&ru:ral Milk Delinntl D•Jly. I" Cc;tld 

CL'EAN RJCU Mil-K WlTH XTS TR VL .... VOR 
From 'T~ted C~ . Pla11t 

IS A. 

... 
THE .POPULAR 'PIUC£ $TORE. 

.845 FlF''rH STREET 
SAN DlEOO. C.A.l-. 

A 6\cre deG.iJ;nro to £11 the: ne-eds of u.>11cCtieal .. hoppe-rs. A ~>tore rea(fy at ;ll 
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hade:". "'"here ill mOH for your oollar at Jle<'k•r"!i 1~ Drygoods, Notion.'!. llli:l 
Re.a.dy.to--Wear. 

ISTENS 

PHONE HILLCREST 249-4 

4147 University Av .• cor Pauly Av. 

1924 San Diego City Directory showing G. H. Becker Company classified 
advertisement u11dcr "Department Stores." 

• 



5/17/2005 11:02 ·PM FROM: FdX TdLYd TheLd(JeuL.i.<e~ TO: 1-619-767-2384 PAGE: 008 OF 017 

1930 U.S. Census showing Maggie Becker, a widow, living at 2434 A Stree:t. Next door 
are Charles and Lavinia Kelly and his sister-in-law P.Gmce Irwin. Lavinia's maiden 
name was also Irwin. Maggie L Becker vvas Maggie Stella Irwin Becker. Charles and 
Lavinia Kelly were prominent in San Diego's history, and were related to George and 
Am111 Marston's extended f.1mily. 
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• ,\'orr.e: Maggi~: Stella IRV..lN 1 t)~ 
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Legacy 
106!~. 

RONALD V. MAY, RPA 
Presidettt I Principal Investigator 

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

Phone I Fax (619) 269-3924 
www.legacyl 06.com · legacy 1 06inc@aol.com 

FIELDS OF INTEREST 

• Architectural History 
• City of San Diego Social History 
• 18th Century Spanjsh Califomia History 
• 19th Century Maritime History 
• 19th and Early 20th Century Military and Cotrummity History 
• 19lh and 20111 Century Land Usc Development 
• Prehi~>toric and Historic Archaeology 
• Historic Preservation 

PROFESSIONAL REGISTRATION 

Registered Professional Archaeologist (RPA) (since 1977) 

EDUCATION 

• Certificate in Secretary of the Interior's Standards for the Treatment of Historic 
Properties, National Preservation Institute, 1999 

• Certificate in Section 1 06, National Historic Preservation Act, National Preservation 
Institute, 1998 

• Graduate Certificate in Public Hist01y, 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, StatJ Historian, Environmental Protection Specialist, 

1998 to 2000 
• County of San Diego, Staff Archaeologist and Hi11torian, Environmental Management 

Specialist, 1974 to 1998; County Historic Site Board staff, 1986-1990 
• San Diego Mesa College, Anthropology lnslruclor; 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 Al·chacologist, 1970 to 1973 
• Teaching Assistant, San Diego State College, 1969 

• 
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RECENT PROJECTS 

Archaeological aud/or Histodcal Studies for Permit Review Processes 

• Historical Survey Report, Analysis of the William E. and Nina Leona Allen Gird 
Ranch Bam 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 Evaluation or the Missiun Hills Shupping Center Block 54 lor 
Mission Hills Heritage, 2004 

• Archacolog1cal Report, Historic Trash Deposits from the Alicante Project at 5111 and 
Rt:dwood Streets, Northern Downtown San Diego Community. 2004 

• Historical Evaluation of the Coronado Railroad, for Save Our Heritage Organisation, 
Designated Historical Lnnclmark No. n40 D.::cemher 2003. Ove11mned hy San Diego 
City Council, September 2004 

• Historic Evaluation of the Balboa Park Golf Club Houst:, The City of San Diego 
Parh and Recreation Department, 2003 

• Historic American Building Survev (HABS) Report for Hansen Coastal Development 
Permit, 2415 San Elijo Avenue, Cardiff-by-the-Sea, City of Encinitas, 2002 

• Historic Assessment Report on the 1 9 l 'i l'vTiles House, Extended ] nitial Study for 
Hansen Coastal Development Pennit, :2415 San Elijo Avenue, Cardiff-by-the-Sea, 
City ofEncinitas, 2002 

• Archaeological Repot1, The Linda Vi!'>ta Homesteaders on Miramar Mesa: A Test for 
Local Pattems ofGlocalization inn Rural California Agricultural Community, 
Legacy 106, Inc. submitted to Pacific West Archaeulugy, Inc. for Anleon Corporation 
and United States Marine Corps, Miramar Air Station, 2001 

• Arclulcological Report, The Rocslcin Hom~~stcad on the San Dicguito River: A Test 
at CA-SDI-316 fur Local Pallems of Glocalizatiun in a Rural 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 Districts" f-or Natural 
Cultural, Navy Region Southwest and copy on file with Fort Guijrut·os Museum 
Foundation, Building 127, Naval Base Point Lorna, 1999 

Legacy 
··ro6.., 



5/17/2005 11:02 PM FROM: Fdx TdLYd Tht<LdfJt<uLlc;" TO: 1-619-767-2384 PAGE: 013 OF 017 
·- -----·----·----------------------------------

Histodcal District Assessments 

• 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 
Application, Submitted by Residents to City of San Di~go Historical Resoun:es 
Board, Planning 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 
the Edwin and Rose Emerson I HLtrlburl and Tifal House, Modey Fidel, Balboa Park 
vicinity, San Diego, CA, City of San Diego Historical Resow·ce Board 

• Desiunated Historical Landmark No. 690, October 2004. Historical Nomination of 
the Henry and Bethel Hoffman House, Talmadge Park Community, San Diego, C.A, 
City of San Diego Historical Resource Board 

• Designated Historical Landmark No. 674, July 2004. Historical Nomination of the 
neatty House, a 192() Tudor, English Cottage, City of San Diego Historicnl Reso.nrce 
Board 

• Designated Historical Landmark No. 668 June 2004. Historical Nomination of the 
Walter M. and Loretta B. Casey House, 4830 Hart Drive, San Diego, CA, Talmadge 
Park Community, City of San Di~go Historical Resource Board 

• Dcsi£matcd Historical Landmark No. 664, Mav 2004. Historical Nomination of the 
A.L. and Cleveland Dcnnstedt House, Kensington Community, City of San Diego 
Historical Resource Board 

• Desiunated Historical Landmark No. 627. October 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 of 
the Mary J. Hill House, 4171 Ingalls Street, San Diego, CA, Mission Hills, City of 
San Diego Historical Resource Board · 

• Designated Historical Lanc.lmark No. 610, September 2003. Historical Nomination of 
the Elmo G. and Angeline Crabtree Spec House #1, 4210 Norfolk Terrace, San 
Diego, CA Kensington Point, City of San Diego Historical Resource Board 

Legacy 
106. .. 
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• Designated Historical Landmark No. 623, September 2003. Historical Nomination of 
the Louise Severin Spec House, 4H;5 Rochester Road, San Diego, CA, Kensington 
Community, City of San Diego Historical Resource Board 

• Designat~.d _}Ji!)torJca.l .Lan.dm.Mls_No. 597. June 2003. Historic Nomination of the 
Charles ''Dick" nowman House, 5~09 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 
Cosgt·ove House, 5310 Canterbury Drive, Kensington, a 1949 Mid Century Modem­
Ranch Transition, City of San Diego Historical Resource Board 

• Designated Historical Landmark No. 5H3. April 2003. Historic Nomination of the 
New-Brown House, 4195 Palmetto Way, Mission Hills, a 1922 Eycbro\v Bungalow, 
City of San Diego Historical Resource Board 

• De-sil.7n::~ted Historical Landmark No. 58 L March 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 Eclectic, City of 
San Diego Historical Resource Board 

• Designated Historical Landmark No. 551, October 200?. I fistorical Nomination of 
the Cortis and Elizabeth Hamilton/Richard S. Requa House, a 1941 Ranch Transition, 
City of San Diego Historical Resource Board 

• Designated Historical Landmmk No. 541, Se-ptember 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 

• Designaled Hislurit:al Landmark No. 525, 2002. DeWitt C. Mitc.:hdl lvlenwrial 
American Legion Post 201, 4061 Fairmount Avenue, 1930, City of San Diego 
Historical Resomcc Board 

Completed Historical Nominations Currently !,ending City of San Diego ~cvicw 

• Historical Nomination of the Fred W. and Eva M. Sill~ House, Kensington 
Community, San Diego CA, City of San Diego Histodcal Resource Board, 2005 

• Historical Nomination of the Louis R. and Muriel Dilley I Monroe E. and Olga J, 
Wallace House, Mission Hills Port. Stockton Trolley COITidor Community, San Diego 
CA, City of San Diego Historical Resource Board, 2005 

Legacy 
106.~ 
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• Historical Nomination of the Jack G. and Eugenia Robb I Americo Pete and Stepbna 
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 Esten Shreve House, Sunset Cliffs I Point 
Lorna Community, San Diego, CA, City of San Diego Historical Resource Hoard, 
2004 

• Historical Nomination of the Conunander 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 House, Point Lorna Community, San Diego, CA, 
City of San Diego Historical Resource Board, 2004 

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

• 1996 "Nomination ofFort Guijarros, CA-SDI-12000, to the National Register of 
Historic Places and Preliminary Determination of the Site Boundmies" Report 
submitted to Architect Milford Wayne Donaldson, FAIA, Inc. for the United States 
Navy 

SAMPLE PUBLICATIONS 

The following is a sample from more than fifty publications: 

• Book, Shadows <~(the Past"' Cabrillo Nutional !1.1unument, Roger E. Kelly and 
Ronald V. May, RPA, National Park Service, Cabrillo National Monument, San 
Diego, Califomia, Pacific Great BID>in Support Office:, 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 of Lake LeConte," Ronald V. May, RPA. 
"The Lake Le Conte Survey, Archaeological Survey Association of Southern 
California, San Bernardino County Museum Association Quarter~y. 48 (2001) 3:45-
72 

• 1995, San Felipe Indian Village: An Archaeologica.l Perspective. Gold Dust Trails to 
San Diego and Los Angeles in 1849, pp. 175-183. San Diego CotTal of Westerners, 
Book9. 

·Lcg4cy 
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• 1988 "The Maritime Tradition of Shore Whaling: Research Implications 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\1stry,', First Prize, Cabrillo Award San Di~:go Historical Socit!ty 1985 
Institute of History Journal of San Diego Hist01y 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 Lama pp. 26-36. 

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

• 1984 "Schooners, Sloups, anu Ancient Mariners: 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. Rogers' Research" Journal of the Arclzaeological Survey Association of 
Southern California 2(2) 

Q 1976 "An Early Ceramic Date Threshold in Southern California" The Masterkey 
50(3): 103-107 

• 1975 "A Brief Survey ofKumeyaay Ethnography: Correlations I:lctwccn 
Environmental Land Use Patterns, Material Culture, and Social Organization" 
Pacific Coast Archaeological Society Quarterly 11(4): 1-25 

SAlVfPLE PROFESSIONAL I COMMUNITY PRESENTATIONS 

• Panel Presentation, Session D "Historic Districts: What arc they and how do I get 
oncT' in "Some Like 1t Preserved," Eighth Ammal SOHO (Save Our Heritage 
Organisation) Craftsman & Spanish Revival Weekend March 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 \Veekend, October 22-24,2004. 

• "Conversion of the US Army Fort Rosecrans Moq,rue to a US Navy Collections 
Management;" Opportunities for Federally Associated Collections, June 5-7, 1996 
Berkeley, CA, Ronald V. May, Dircc.;tor uf Arc.;ht!ulugy, Furt Guijarros Museum 
Foundation 

Legacy 
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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 
• JactUnba Valley Ranch Spt:cific Plan EIR, CEQA Project Manager, 1996 to 1998 
• The Pointe Specific Plan, CEQA Project Manager, 1992-1995 
• Tecate Water District Major Use Pennit, Project Manager, 1991-1993 
• Roque De La Fuente's Otay Raceway EIR, CEQA Project Manager, 1990 
• Ocotillo Wells ORV Park Archaeology Survey, Anza Borrego Desert State Park, 1976 
• McCain Valley Archaeology Survey nnd Phase I Testing, Senior Archaeologist, 1973 
• Kitchen Creek Archaeology Salvage, Interstate 8, 1973 
• 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 Our Heritage Organisation (since 1990) 
• San Diego Historical Society (since 1982) 
• San Diego County Archaeological Society (since 1974; life member) 
• Pacific Coast Archaeological Society (since 1969) 
• Fort Guijarros Museum Foundation (since 1982; life member) 
• Maritime Museum of San Diego (since 1988) 

AWARDS 

• Special Recognition Award, San Diego County Archaeological Society, 1Y98 
• Knight's Officer, Orden del Mcrito Civil, Spain, 1989 
• Mark Raymond Harrington Award for Conservation Archaeology, Society for 

CalifomiaArchaeology, 1987 
• Meritorious Program Award, Honorable Mention, County of San Diego, 

Archaeological/Historical Report Procedures, American Planning Association, 1984 

REFERENCES 

Available upon request 

Leg~cy 
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Date: 

To: 

From: 

Re: 

Note: 

June 14, 2005 

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

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 of 2002. 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. 

EXHIBIT NO. 5 
APPLICATION NO. 

6-05-24 
Letter from Applicant 

~California Coastal Commission 



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 Envirorunental Impact Report submitted for California Coastal 

Commission Development Permit #6-99-90 Q::l:ote that this Evaluation/Inventory 

concluded that the house was not eli!Zible for designation on either the California or 

the National Register) 

• Architect Mark D. Lyon and Associates A.I.A. Determination ofNon-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 m~et the criteria 

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

desi2: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 modem 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 

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

Manhattan Court taken on June 12, 2005. 

As \Ve 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. 
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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 of 2005 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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