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Michael Taylor, Vice Chairperson
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David McCullough, Board Member
Joy Miller, Board Member

Dr. Michael Provence, Board Member
Melissa Sofia, Board Member
Melanie Woods, Board Member
Historical Resources Board

City of San Diego

202 C Street, 6th Floor

San Diego, CA 92101

Re:  2660-2666 First Avenue - Opposition to Historical Resource Designation
Dear Chairpersons and Board Members:

Allen Matkins represents San Diego American Indian Health Center, a federally Qualified
Health Center and Indian Health Service funded 501(c)(3) nonprofit organization (SDAIHC), the
owner of 26602666 First Avenue (Property).

We agree with staff’s recommendation to deny designation of the Property and urge you to
accept their well-reasoned and thoughtful analysis. Toward that end, we want to emphasize the fact
that the Property is before the Historical Resources Board (Board) only because community
members submitted a nomination over SDAIHC'’s objections despite two prior historic clearances
from staff. In fact, staff consistently reached the correct conclusion that the Property does not meet
the threshold for designation under any HRB criterion in 2023 and 2024.

To support staff’s efforts, SDAIHC engaged the services of Nexus Planning and Research.

As you can see in the attached correspondence from Jennifer Ayala, the Property in its current state,
and even more importantly, prior to the April 2025 alterations, does not demonstrate significance
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under Criteria C or D. The nomination uses style labels and authorship claims that are not
supported by the building itself, by comparative examples, or by the level of architectural clarity
seen in designated properties. As originally designed, the Property does not convincingly embody
International or Post and Beam. Character defining features are limited and structural expression is
subdued. The relationship of wall to window does not reflect the clarity seen in designated
exemplars. And, when compared to acknowledged local examples, the Property lacks the
distinctive characteristics necessary to convey architectural significance.

Furthermore, authorship by a Master is not sufficient to qualify a site for designation. Here,
the Property is not representative of notable work within the bodies of work of Lloyd Ruocco or
Homer Delawie. The design does not reflect the level of innovation, structural expression, or
recognition seen in their designated works. Ms. Ayala’s correspondence includes numerous
examples of designated works by Ruocco and Delawie that illustrate these conclusions. In addition,
the exhibits she provides document storefront conditions and roof equipment screening that differ

from the current appearance. City records indicate that these changes were implemented in 1975
and 2003.

In sum, the Property does not exhibit the level of architectural clarity or integrity of design
necessary for designation. Therefore, we respectfully request that the Board accept staftf’s
recommendation and not designate the Property under any criterion.

Very truly yours,

vy
,,'.‘yt J\ )/ v { (L ( /

Heather S. Riléy
HSR:ptl
Attachments

cc: Kelly Stanco, Deputy Director
Suzanne Segur, Senior Planner
Alvin Lin, Associate Planner
Jennifer Ayala, Nexus Planning & Research



MEMORANDUM

Issue Date:  October 17, 2025

Building: San Diego American Indian Health Center, 2660 1* Avenue
Author: Ms. Jennifer Ayala RA, LEED AP, Nexus Planning & Research
Purpose: Opinion of Historical Significance for 2660 1°* Avenue

1. Introduction

Nexus Planning and Research was asked to prepare a memorandum regarding 2660 1st Avenue’s
potential historical significance under the City of San Diego’s Guidelines for the Application of Historical
Resources Board Designation Criteria, specifically Criteria C and D.! It is my understanding that Attorney
Scott Moomijian and IS Architecture submitted a nomination to list the Property in the City of San Diego
Register of Historical Resources. The Property owner and City staff disagree with the evaluation. Staff
reviewed the Property in September of 2023 at the Property owner’s request and 2024 at Mr.
Moomijian’s request and found it ineligible under all criteria. At the Property owner’s request, Nexus
prepared this independent second opinion.

This memorandum evaluates whether the Property qualifies for designation under Criteria C and D and
incorporates Staff analysis. To support the analysis, the memorandum includes attachments that
illustrate why the Property should not be designated as an historic resource. Each attachment is cited in
the text where relevant and compiled at the end of the document.

According to the historical record, the Property was developed in 1958 to 1959. The architects of record
are Lloyd Ruocco and Homer Delawie, both recognized as Master Architects in the City.

This memorandum evaluates the Property based on a site visit on October 13, 2025, archive and permit
research, the San Diego Modernism context statements for International and Post and Beam,
comparison to designated local examples, City Water and Sewer video records from the 1970s, and pre-
and post-April 2025 photographs.

Background

The nomination asserts eligibility under Criteria C and D, claiming the building is a unique International
style work with Post and Beam influence and a notable early collaboration by Ruocco and Delawie. Staff

! https://www.sandiego.gov/sites/default/files/legacy/planning/programs/historical/pdf/201102criteriaguidelines.pdf
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Memorandum
San Diego American Indian Health Center, 2660 1°* Avenue, San Diego, CA 92101

disagrees with that conclusion and recommends that HRB not designate under any of the City’s criteria.
For Criterion C, Staff finds that the original design used applied ornament and shows limited Post and
Beam expression. Alterations, including work done in early 2025 for safety and health purposes, further
degraded the Property’s design, materials, and workmanship. For Criterion D, Staff finds that the
building is not a notable work by Ruocco or Delawie. These are the same conclusions Staff determined
in November of 2023 and again in September of 2024. (See Attachment H)

3. Findings

Based on the Modernism context criteria, permit records from 1975 and 2003, City Water and Sewer
video stills from the 1970s, pre-and post-2025 photographs, site observation, and comparative
examples, the Property is not a good example of International or Post and Beam and is not a notable
work by either Ruocco or Delawie. | concur with Staff. The Property should not be designated.

The Property was not a good example of either International or Post and Beam in 1958 or in 2023 and
2024 before the 2025 work was completed. The nomination is not supported by physical evidence or by
the level of clarity present in comparative designated properties. Research found no awards, no
contemporary press, and no architectural journal coverage. Documented alterations between 1975 and
2003 diminish integrity of design, materials, and workmanship, each of which is necessary to convey
significance under Criterion C and D.

4. Is the Property a good example of the International style of architecture with Post and Beam
influences?

No. Under the Modernism Historic Context, an exemplary International style building with Post and
Beam influences is expected to express a flat roof as a cantilevered slab or parapet, avoid applied
ornament, and clearly express structure. International style expects continuous horizontal bands of
flush steel sash that wrap the corners with continuous frames and mullions. Post and Beam expects
direct expression of a wood or steel post-and-beam frame, horizontal massing, flat or shallow-pitched
roofs with deep overhangs (or no parapet), minimal solid load-bearing walls, expansive floor-to-ceiling
glazing, repetitive modular bay spacing, and a strong interior/exterior connection. (See Attachment F)

The Property’s structural design is not consistent with these character defining features. The steel
frame is largely concealed behind stucco, and the limited exposed structure is not a wood post and
beam system, but a combination of steel frame with posts visible only in the parking area and stucco
covered beams that do not extend past the posts. The Property does not demonstrate direct expression
of a post and beam frame, repetitive modular bay spacing, deep eaves or overhangs associated with flat
or shallow pitched roofs, minimal solid load bearing walls, or a strong interior and exterior connection.
(See Attachment D)

Windows appear banded at a glance (International style), but they are sliders rather than fixed, awning,
or casement, and they do not wrap the corners at three of the building’s four corners. The fourth corner
originally exhibited floor to ceiling glazing wrapping the corner, but it was removed in 2003 to 2004. In
good examples of Post and Beam buildings, glazing is expressed as expansive floor to ceiling panes; at
the Property, glazing occurs in discrete zones. While stucco is a common finish within the International
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style vocabulary, the purported Post and Beam influences at this Property, including wood siding and
sunshades, are applied decoration rather than direct structural expression or a primary facade material.
Applied wood elements conflict with the no applied ornament requirement of International style, and
they are not integral to the building form or structure as reflected in Post and Beam. Accordingly, the
Property is not a good representative example of the International style with Post and Beam influences.
(See Attachment C)

The record shows that both architects were prolific during their careers, with over 138 commissions for
Ruocco and over 250 for Delawie. Within their bodies of work, they both have better Modernist
examples. (See Attachment F) As a result, the Property does not satisfy Criteria C and it should not be
designated as historic.

5. Alteration History and Performance - Attachment

City Water and Sewer videos from the 1970s show storefront and roof screening configurations that
differ from the conditions documented in 2023. Permit records indicate roof work in 1975, and
accessibility and storefront alterations in 2003. These modifications changed the fenestration, roof
screening, and storefront detailing and materials. The cumulative effect reduced integrity of design,
materials, and workmanship. The Property is not consistent with the level of integrity required for
designation under Criteria C and D. (See Attachments A, B, C, and |)

6. Criterion D: Significance for association with Lloyd Ruocco and Homer Delawie

The work is not significant as a representation of Ruocco and Delawies’ collaboration. Comparative
designated examples by Ruocco and Delawie show clearer style expression and recognition than is
present at the Property. Rarity of a collaboration does not substitute for being a good example or a
notable work, and nothing in the record demonstrates that examples of their collaboration are rare. In
fact, historical research indicates that Ruocco and Delawie collaborated on at least 29 projects, and the
City of San Diego already recognizes four of their collaborations. Park Garden Apartments in 1960, the
Ruth Smith and Louise Neece Duplex in 1960, the Jackson Johnson Il House in 1961, and the Robert and
Alma Lard House in 1965 are all better representatives of their work together. Additionally, according to
the California Historic Resources Inventory Database (CHRID), Delawie has 10 City listed designations
from 1958 to 1973. and Ruocco has 9 from 1938 to 1967. There appear to be more examples of their
collaboration that are not designated at this time, including the Frivaldsky Residence from 1959 to 1961
and the Senterfit Residence from 1960 (see Attachments E and F)

Association with a Master alone is not sufficient to support designation. The building does not exhibit
the design clarity, structural expression, or recognition that would place it among notable works within
either architect’s body of work. Both architects were prolific, with a number of buildings designated as
notable examples of their work alone and together; and this Property does not add to an understanding
of their careers or contributions. Moreover, there is no evidence of contemporary recognition in
newspapers or magazines and no design awards. In contrast, Delawie’s Residence No. 1 (Boxcar House,
HRB #1441) received an Award of Excellence in 1960, and the pair received an “Award of Fun” for the
San Diego Children’s Zoo theater, an imaginative geodesic dome structure, in 1959. The Property was
not recognized in the 1960 awards and, relative to honored contemporaries, lacks the compositional

Page 3 of 35



Memorandum
San Diego American Indian Health Center, 2660 1°* Avenue, San Diego, CA 92101

clarity and structural expression expected of buildings from that era. Accordingly, the Property is not
consistent with Criterion D and it should not be designated. (See Attachment J)

7. Conclusion

| concur with staff that the Property lacks the character defining features and integrity required for
designation under Criterion C and is not a notable work associated with Lloyd Ruocco or Homer Delawie
under Criterion D. Authorship by Ruocco and Delawie is not in dispute. Within CHRID, there are far
better examples of both International style and Post and Beam, including far better examples of Ruocco
and Delawie’s collaborative efforts. The pending nomination overstates the Property’s significance and
would not address underrepresentation or fill a documented gap in the historical record.

References to permits, code enforcement actions, and title blocks do not establish significance under
Criteria C or D. They neither demonstrate the presence of character defining features nor restore lost
integrity; they are administrative or compliance records, not evidence of architectural merit. | urge you
to accept staff’s recommendation and not designate the Property as historic.

8. Attachments

Attachment A. | City Water and Sewer video stills from the 1970s, and 2024 documenting
storefront and roof screening configurations that differ from current conditions.
Attachment B. | Permit records showing 1975 roof work and 2003 accessibility and storefront
alterations.

Attachment C. | Photographs showing glazing: removal of the former corner wrap condition in 2003
to 2004 and banded windows in sliding, fixed, and jalousie styles.

Attachment D. | Structural photographs show that building framing is concealed behind stucco or
under parking area except for posts within in the parking area and exterior stair.

Attachment E. | Images of designated International and Post and Beam examples illustrating
character defining features outlined in the San Diego Modernism context
statement.

Attachment F. Excerpts from the San Diego Modernism context statements for International and
Post and Beam identifying the character defining features cited in this analysis.
Attachment G. | CHRID summary table of Ruocco and Delawie designations, including four
collaborations, and a list of strong but undesignated works.

Attachment H. | Staff preliminary reviews from 2023 and 2024.

Attachment I. Alterations chronology and integrity impacts to design, materials, and
workmanship.

Attachment J. 1960 AIA San Diego Awards, Award of Excellence to Homer Delawie for his
Residence | (Boxcar House) and Award of Fun to Lloyd Ruocco and Homer Delawie
for their design of the San Diego Children’s Zoo Geodesic Dome theater.

End of Memorandum
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Attachment A: City Water and Sewer video stills from the 1970s and 2024 documenting storefront and
roof screening configurations that differ from current conditions.

Floor-to-ceiling glazing, wrapping corner
No horizontal mullions

2003-2004, new glazing configuration

* No longer wraps corner

* Horizontal mullions at 30” from
finished floor and at top of door frame

—

2660 15t Avenue, October 17, 2025



Historical Evaluation: City of San Diego Criterion Cand D

Property Name: ___ 2660 1% Avenue
Page 6 of 35

Attachment B: Permit records showing 1975 roof work and 2003 accessibility and storefront alterations.

2660 15t Avenue, October 17, 2025
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Attachment C: Photographs showing glazing: removal of the former corner wrap condition in 2003 to
2004 and banded windows in sliding and jalousie styles

2660 15t Avenue, October 17, 2025
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Attachment C: Photographs showing glazing: removal of the former corner wrap condition in 2003 to
2004 and banded windows in sliding, fixed, and jalousie styles

= Glazing does not wrap corners

—

Metal-framed slider style
windows

/ NOT wood-framed or steel-
framed casement or awning

Metal-framed fixed windows
Metal-framed jalousie windows

2660 15t Avenue, October 17, 2025
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Attachment D: Structural photographs show that building framing is concealed behind stucco or under
parking area except for posts within in the parking area

Wood post under building is not
direct expression of structure on
the building facade

G StUCCO joint is not expression
of structural forms

Exposed beams are limited to parking area and only span
between columns. The beams do not extend past the posts
to form any cantilevers around the building perimeter,

2660 15t Avenue, October 17, 2025
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Attachment D: Structural photographs show that building framing is concealed behind stucco or under
parking area except for posts within in the parking area and exterior stair.

Large steel frames and girders with concrete pilings are visible under the parking area.
This structure is not representative of wood Post & Beam architectural style.

Secondary ingress /
egress is steel frame
with concrete treads,
not wood frame

2660 15t Avenue, October 17, 2025
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Attachment E: Images of designated International and Post and Beam examples illustrating character
defining features outlined in the San Diego Modernism context statement

International Style
Donald and Gladys Clitsome/Lloyd Ruocco House, 1938

Lloyd Ruocco, HRB #1491

International Style
Charles H. Holmstrom, 1936

S. Janet Rental House, HRB #1421
2660 15t Avenue, October 17, 2025
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Attachment E: Images of designated International and Post and Beam examples illustrating character
defining features outlined in the San Diego Modernism context statement

International Style
San Diego City Library, 1954
William Templeton Johnson, HRB #1491

International Style
Park Prospect Condominiums/Russell Forester Building, 1963

Russell Forester, HRB #992
2660 15t Avenue, October 17, 2025
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Attachment E: Images of designated International and Post and Beam examples illustrating character
defining features outlined in the San Diego Modernism context statement

Post and Beam
Institute of Geophysics and Planetary Physics Judith and Walter Munk Laboratory, 1963

Lloyd Ruocco, NRHP

2660 15t Avenue, October 17, 2025
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Attachment E: Images of designated International and Post and Beam examples illustrating character
defining features outlined in the San Diego Modernism context statement

Post and Beam
The Design Center, 1950
Lloyd Ruocco, HRB #434
2660 15t Avenue, October 17, 2025
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Attachment E: Images of designated International and Post and Beam examples illustrating character
defining features outlined in the San Diego Modernism context statement

Delawie Residence Il
1963

Homer Delawie

HRB #905

Delawie Residence Il
1973

Homer Delawie

HRB #845

2660 15t Avenue, October 17, 2025
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Attachment F: Excerpts from the San Diego Modernism context statements for International
and Post and Beam identifying the character defining features

2660 15t Avenue, October 17, 2025
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Attachment F: Excerpts from the San Diego Modernism context statements for International
and Post and Beam identifying the character defining features

2660 15t Avenue, October 17, 2025
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Attachment F: Excerpts from the San Diego Modernism context statements for International
and Post and Beam identifying the character defining features

2660 15t Avenue, October 17, 2025
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Attachment F: Excerpts from the San Diego Modernism context statements for International
and Post and Beam identifying the character defining features

2660 15t Avenue, October 17, 2025
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Attachment F: Excerpts from the San Diego Modernism context statements for International
and Post and Beam identifying the character defining features

2660 15t Avenue, October 17, 2025
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Attachment F: Excerpts from the San Diego Modernism context statements for International
and Post and Beam identifying the character defining features

2660 15t Avenue, October 17, 2025
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Attachment G: CHRID summary table of Ruocco and Delawie designations, including four
collaborations, and a list of strong but undesignated works

Year Built

1938

1948

1950

1958

1958

1960

1961

1962

1963

1963

1963

1965

1966

1967
1973

15

Historic Register Buildings Attributed to Lloyd Ruocco and/or Homer Delawie

HRB#

1491

911

434

1340

1441

1271

1228

844

905

NRHP

1105

1297

1494

1511
845

Resource / HRB Name

Donald & Gladys Clitsome/ Lloyd Ruocco

House

James Don & Ruth H. Kelleer / Lloyd Ruocco

House

The Lloyd Ruocco Design Center
Ruth Smith and Louise Neece / Lloyd Ruocco

and Homer Delawie Duplex

Delawie #1/Boxcar House

Park Garden Apartments / Lloyd Ruocco &

Homer Delawie Building

Jackson Johnson lll/ Lloyd Ruocco & Homer

Delawie House

Louis & Bertha Feller/Homer Delawie House

Delawie Residence I

Institute of Geophysics and Planetary Physics
Judith and Walter Munk Laboratory, 1963

Russell and Rosemary Lanthorne/Homer

Delawie House

Robert & Alma Lard / Hoomer Delawie &

Lloyd Ruocco House

Jerome and Joyce Shaw/ Lloyd Ruocco House

Dr. Paul A. Libby / Lloyd Ruocco House

Delawie Residence Ill - The Village

Total Historic Register buildings

Architect

Lloyd Ruocco

Lloyd Ruocco

Lloyd Ruocco

Ruocco and Delawie

Homer Delawie

Ruocco and Delawie

Ruocco and Delawie

Homer Delawie
Homer Delawie

Lloyd Ruocco

Homer Delawie

Ruocco and Delawie
Lloyd Ruocco

Lloyd Ruocco

Homer Delawie

Historic Register (Local and NRHP) Lloyd Ruocco, alone

Historic Register (Local) Homer Delawie, alone

Collaborations

2660 15t Avenue, October 17, 2025

Architectural Style

International/Modern
Style

Contemporary (Modernist)
Post & Beam
Contemporary (Modernist)

Post & Beam

Contemporary (Modernist)

Contemporary (Modernist)

Post & Beam
Post & Beam

Post & Beam

Post-and-Beam

Contemporary (Modernist)

Organic Geometric

Contemporary (Modernist)
Post & Beam
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Attachment H: Staff preliminary reviews from 2023 and 2024.
2023 Preliminary

PRJ-1099623 was Review, but
printed in 2024.

determined on
/ 11/29/2023

2660 15t Avenue, October 17, 2025
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Attachment H: Staff preliminary reviews from 2023 and 2024.
2023 Preliminary

PRJ-1099623 was Review, but
printed in 2024.

determined on
/ 11/29/2023

2660 15t Avenue, October 17, 2025
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Attachment H: Staff preliminary reviews from 2023 and 2024. )
Reissue of

New I?rellmlnary R.eV|ew determination in
submitted to confirm March 2024
results of PRJ-1099623

2660 15t Avenue, October 17, 2025
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Attachment H: Staff preliminary reviews from 2023 and 2024.

7/17/20024 Email from Staff summarizing
reviews to date. 3" determination that the
Property is not significant after review.
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Attachment I: Alterations chronology and integrity impacts to design, materials, and

workmanship.

Date

1958

1975

2003-2004

November 2023

Early 2024

September 2024

October 2024

April 2025

August 2025

October 2025

Event

Dental office building built

Rooftop screen shielding mechanical equipment from view
removed

$200,000 remodel completed to front entry (5345,000 in 2025
dollars)

Property owner requested preliminary review—city staff
determines the building is not historic

Property owner submitted development project to city, relying
on this finding

Preliminary review submitted by Mr. Scott Moomijian seeking
historical determination of significance under Criterion C and
D. City staff disagreed, upheld 2023 decision

Nomination submitted to city staff, project halted because HRB
must hear the nomination

Property owner removes wood members that are rotting and
falling off the building

City determines removal of decorative elements did not
require a permit

HRB Hearing

2660 15t Avenue, October 17, 2025
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Attachment I: Alterations chronology and integrity impacts to design, materials, and

workmanship.

Removing and replacing front entry, floor-to-
ceiling glazing without horizontal mullions
affects Design, Materials and Workmanship

aspects of Integrity

2660 15t Avenue, October 17, 2025
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Attachment I: Alterations chronology and integrity impacts to design, materials, and

workmanship.

All aspects of Integrity are
important under Criterion C

2660 15t Avenue, October 17, 2025
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Attachment I: Alterations chronology and integrity impacts to design, materials, and

workmanship.

All aspects of Integrity are
important under Criterion D

32-

2660 15t Avenue, October 17, 2025
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Attachment I: Alterations chronology and integrity impacts to design, materials, and

workmanship.
Integrity
Location

Design

Setting

Materials

Workmanship

Feeling

Association

YES

NO:
1975 — Rooftop wood screen shielding roof top
equipment was removed

2003/2004 - Front entry storefront was
removed and replaced with new materials and
style, removing corner mullion and adding
horizontal mullions

Partial

NO:
1975 and 2003 changes removed original
materials

NO:
1975 and 2003 changes removed original
workmanship

NO:
Rooftop equipment dominates street elevation
and corner entry is contemporary glazing design

Yes:
Ruocco and Delawie were architects of record

2660 15t Avenue, October 17, 2025
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Attachment J: 1960 AIA San Diego Awards, Award of Excellence to Homer Delawie for his Residence |
(Boxcar House) and Award of Fun to Lloyd Ruocco and Homer Delawie for their design of the San
Diego Children’s Zoo Geodesic Dome theater.

https://www.usmodernist.org/AIASANDIEGO/AIASANDIEGO-1962-04.pdf
2660 15t Avenue, October 17, 2025
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Attachment J: 1960 AIA San Diego Awards, Award of Excellence to Homer Delawie for his Residence |
(Boxcar House) and Award of Fun to Lloyd Ruocco and Homer Delawie for their design of the San
Diego Children’s Zoo Geodesic Dome theater.

https://www.usmodernist.
org/AIASANDIEGO/AIASAN
DIEGO-1962-04.pdf

2660 15t Avenue, October 17, 2025
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Attachment J: 1960 AIA San Diego Awards, Award of Excellence to Homer Delawie for his Residence |
(Boxcar House) and Award of Fun to Lloyd Ruocco and Homer Delawie for their design of the San
Diego Children’s Zoo Geodesic Dome theater.

https://www.usmodernist.org/AIASANDIEGO/AIASANDIEGO-1962-04.pdf

2660 15t Avenue, October 17, 2025
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Attachment J: 1960 AIA San Diego Awards, Award of Excellence to Homer Delawie for his Residence |
(Boxcar House) and Award of Fun to Lloyd Ruocco and Homer Delawie for their design of the San

2215063945

Photo credits: Getty
Images, Fox Photos

“Award of Fun” 1960
Ruocco and Delawie

San Diego Children’s Zoo,
Henry B. Clark Theater,
geodesic dome

Photo credits: Peter Csanadi about.me/petercsanadi-Graphic

designer, avid photographer; Disneyland, SeaWorld and San
Diego Zoo passholder for years

2660 15t Avenue, October 17, 2025
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