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subdivision in Las Vegas in 1952, selling small affordable cinderblock homes to World War Il veterans for $1 down.
The company’s first development in Las Vegas completely sold out on its opening weekend. 110 |n 1955, the
company took another step by organizing Pacific Western Mortgage Company to help finance mortgage loans on
Pardee homes. The Pacific Western Mortgage Company quickly grew beyond the needs of Pardee alone and in
1969, both companies merged with Weyerhaeuser Company, a $1.8 billion forest products company, the 13th
largest mortgage company in the country at the time. Pacific Western Mortgage Company was renamed the
Weyerhaeuser Mortgage Company, while the Pardee building company continued to do business under its original
name following the merger.111 Pardee continued to develop homes primarily in Southern California including Pacific
Palisades, Pomona, and San Diego. In 1971, Pardee moved its corporate headquarters from Los Angeles to San
Diego. By 1979, Pardee considered the San Diego sales office outdated, but the replacement of the office’s interior
would be at a high cost. Instead, Pardee developed the box concept, where light fixtures became accents and gave
space to display amenity photos, showing that “good things are happening.”112 In 2014, the Weyerhaeuser
Company merged with TRI Pointe Homes, now called the TRI Pointe Group, Inc. with the Pardee Homes
headquarters located in Pasadena with other offices located in San Diego, Corona, Valencia, and Las Vegas.113 The
company remains in business in Las Vegas and Southern California including the Inland Empire, Los
Angeles/Ventura, and San Diego.

A.J. Hall Corporation (1964-2000s)

In 1964, Alvin J. Hall founded the A.J. Hall Corporation in San Diego. The A.J. Hall Corporation developed
condominium complexes in Southern California throughout the 1960s and 1970s. The company incorporated
“open space” in its plans and clustered buildings in order to make an attractive arrangement of homes and green
belts. Trees and topography played a large role in the master planning of the company’s developments, which in
turn created privacy, view framers, and aesthetics.114 The company was particularly active in the 1970s with the
construction of Mount La Jolla in 1970, Mesa Village in Mira Mesa in 1972, and Beachwalk in Huntington Beach in
1975. The A.J. Hall Corporation is no longer in existence.

The Fieldstone Company (1981-present)

Founded in 1981, the Fieldstone Company, one of the Fieldstone Group of Companies, acquired, managed, and
developed communities in Southern California, Texas, and Utah ranging in size from small housing developments
to large master planned communities with attached and detached homes.115 The company’s co-founders Peter
Ochs and Keith Johnson utilized a concept called “partnering,” where employees and subcontractors are treated
as associates. Through this management technique, Ochs and Johnson asked their subcontractors to share ideas
on how to build a better home. Resulting in the Fieldstone Company gaining a reputation as being one of the most
ethical and cooperative builders in the industry. Throughout the 1980s and 1990s, the company constructed 19
residential developments in Southern California including Rancho Santa Margarita, Mission Viejo, Irvine, Fullerton,
Placentia, Cypress, Chula Vista, Carlsbad, and Temecula. The company’s headquarters was located in Irvine. In
1993, Fieldstone made headlines for defaulting on a $150-million loan for a 2,300-acre community in La Costa,

110 Jennifer Shubinski, “Prominent West home builder Pardee dies at 87,” Las Vegas Sun Newspaper (Las Vegas, NV), Feb. 26,
2004.

111 SpU, “Pardee Corporate Office to Move Here from L.A.,” San Diego Union (San Diego, CA), Oct. 3, 1971.

112 “|dea Center,” Housing 56, no. 7 (Dec. 1979): 60.

113 TRI Pointe Group, “History and Timeline,” accessed Apr. 16, 2020,
http://s2.q4cdn.com/231488844 /files/doc_downloads/TRIPointe_FactSheetFINAL.pdf.

114 Maxwell C. Huntoon Jr., “California Goes to Market: Case History No. 2,” House & Home 41, no. 5 (May 1972): 86.

115 Fieldstone Homes, “Fieldstone Re-Establishes Its Presence in the Southern California Homebuilding Market with Four New
Developments,” accessed Apr. 16, 2020, https://www.globenewswire.com/news-release/2011/01/10/1255985/0/en/Fieldstone-
Re-Establishes-Its-Presence-in-the-Southern-California-Homebuilding-Market-With-Four-New-Developments.html.
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this along with going into default on several construction loans made the company have a questionable future in
1994.116 After two years of catching up to its land holdings the company began building new homes again in 2011
and continues to construct homes primarily in Utah.

The Larwin Company (1948-2010s)

Lawrence Weinberg founded the Larwin Company in 1948, the same year he graduated from UCLA. Initially,
Weinberg's projects were small, starting out constructing just four houses. By the 1950s, the company began
building large tracts in the San Fernando Valley, Orange County, and throughout the Los Angeles area. One of their
larger projects was in Ventura County’s Simi Valley, building a substantial portion of the city’s post-World War Il
housing. By 1964, the Larwin Company had built about 10,000 houses. As housing trends changed in the late
1960s and 1970s, the company became a major developer of multi-family housing, including apartments,
townhomes, and condominiums. In 1969, the company merged with the CNA Financial Corporation of Chicago,
which allowed them the capital to expand into the San Diego and San Francisco Bay Area housing markets. By
1971, Larwin communities averaged more than $1 million in new home sales each week. The company, in addition
to having major divisions in multi-family home building, offered financial services including mortgages, banking,
and real estate investment trust management, recreational second home community development, and
commercial and industrial property development.117 In the 1970s, the company also expanded outside of
California, constructing projects in the Chicago area and two large tracts in Long Island, New York.118 The Larwin
Company continued to develop homes as late as the early 2000s, including Mesa Verde in Los Angeles in 2006
before closing permanently in the mid-2010s.

Ponderosa Homes (1968-Present)

Founded in 1968, the Irvine-based homebuilding company had divisions in Irvine and San Diego. In 1970,
Ponderosa Homes, Inc. was acquired by the Kaiser Aetna and Chemical Corporation and the Aetna Life and Casualty
Company, which were heavily involved in Southern California land development.119 That same year the company
expanded into the apartment house field with a 190-unit garden complex in Anaheim. The company adopted a
philosophy of “our homes are designed for day-to-day living with the family unit in mind,” and designed homes that
people wanted to live in. Their large single-family development in Mira Mesa, ParkWest, adopted a country-style
informal type of living based on the feedback of families in the area.120 The company served Southern California,
as well as Santa Clara and San Ramon in Northern California, and by 1981 had constructed more than 12,000
homes throughout the state. The company continues to build and develop single-family homes with a branch office
in Palm Desert.

Corky McMillin’s Homes (1960-Present)

At the age of 14, Macey L. McMillin Jr., also known as Corky, moved to Chula Vista with his family. After serving in
the United States Army and the Air Force, Corky married Vonnie Leininger in 1953, and they began their own
company in Bonita in 1960. The Corky McMillin’s Company gradually expanded into small tract development and
then into master-planned communities. Eventually, the company expanded to be a multi-state organization

116 Debora Vrana, “Fieldstone: Residential Builder,” Los Angeles Times (Los Angeles, CA), Oct. 9, 1994.
117 |PT, “Rebound in New Home Sales Seen by Larwin,” Independent Press-Telegram (Long Beach, CA), Mar. 6, 1971.
118 The California Department of Transportation, “Tract Housing in California, 1945-1975: A Context For
National Register Evaluation,” (Sacramento, CA), 2011.
119 TFB, “Kaiser Aetna Takes Over Homes Builder,” The Fresno Bee (Fresno, CA), Feb. 13, 1970.
120 SPU, “Big Kitchens are Popular in Parkwest Development,” San Diego Union (San Diego, CA), Mar. 21, 1971.
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stretching as far east as Texas. 121 In 1968, Corky formed MLM Development and began work on their first large
residential development, Bonita Glen. McMillin continued to form new companies including McMillin Realty in 1972
to help owners sell their current homes. The company continued to develop medium and large-scale residential
communities totaling 1,987 single-family homes and 464 condominiums and townhomes in San Diego in the span
of a decade. The 1986 development, Bonita Long Canyon, was McMillin Communities’ first complete master plan
with residences, a church, a community park, and a daycare center. The company continues to develop in San
Diego, including the 1999 redevelopment of Naval Training Center San Diego dubbed Liberty Station.122

121 SDUT, “Corky McMillin Obituary,” San Diego Union Tribune (San Diego, CA), Sep. 27, 2005.
122 McMillin, “McMillin Legacy,” updated Sep. 4, 2018. https://www.mcmillin.com/journal/2018/9/4/mcmillin-legacy.
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4 Preservation Goals and Priorities

The following are recommendations for the ongoing identification and evaluation of potentially historic resources
within the Mira Mesa CPA. Mira Mesa did not exist in its current state until 1969, generating a relatively new
community within the City of San Diego. Based on the average age of the buildings, the majority of Mira Mesa has
not been evaluated and therefore there is potential for adverse effects on potential built environment resources
until these resources reach historic age. In an effort to minimize potential long-term effects on Mira Mesa’s built
environment, it is essential to identify potentially eligible resources and evaluate them for significance before any
loss of integrity.

The following recommendations are outlined in the order of priority:
Recommendation 1:

There should be continued research and observation of study list properties identified during research and through
the reconnaissance survey as potentially significant within the context of the Mira Mesa CPA. As such, consideration
should be made during planning decisions about properties identified on the study lists. These study lists are
located in Section 3 and organized by established significant periods and themes. This report’s study lists were
created to serve as a basis for future research rather than an exhaustive list of all potential future landmark
designations. Additional intensive-level surveys to identify, record, and evaluate properties are recommended as
part of the ongoing research and observation of potential significant properties. Study list properties should have
intensive-level surveys conducted and additional research to further assess their individual potential significance.

Recommendation 2:

Additional study and research should be conducted on the identified architects within the Mira Mesa CPA. Further
information should be gathered on each architect’s body of work and how their buildings within the CPA fit within
that body of work. During the planning process, buildings within the CPA identified as being architect-designed
should be given further consideration.
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Architectural Styles

The Mira Mesa CPA displays a range of architectural styles that span the 1960s to present. The styles discussed
below are those found within the CPA and therefore the most likely to require evaluation for potential architectural
significance. The following section, presented chronologically, describes the prominent styles and their character
defining features.

In 2007, the City of San Diego adopted a city-wide thematic context statement for Modernist resources in San Diego
titled “San Diego Modernism Historic Context Statement” (Modernism Context). The document’s intention was to
address the regional and local emergence of Modern architecture in San Diego; the architects, builders and other
individuals significant in the development of Modernism in San Diego; as well as the property types and sub-styles
which characterize San Diego Modernism and the criteria which should be applied to evaluate those resources and
establish significance. The specific time period of 1935 to 1970 was chosen to present the local modernism historic
context of San Diego. This document was used heavily to help identify the architectural styles located in the Mira
Mesa CPA. The list of “San Diego Modern Era Sub-Styles” acted as a framework for the architectural styles below.
Due to the Modernism Context’s cutoff date of 1970, twenty years prior to the cutoff date of this document, several
more recent styles were added to the list of those identified in the Modernism Context. These more recent styles
include New Traditional, Corporate Modern, and Millennium Mansion.

Tract Ranch Style (c. 1958-1979)

The Ranch house is a style of architecture that was popular starting in the 1930s and fell out of popularity by the
1980s. In the 1930s and early 1940s, the Ranch house was part of the Small House movement that was brought
into fashion by the Federal Housing Administration. Like the Minimal Traditional house, the Ranch house could be
constructed quickly and used modern materials that could be mass-produced. The style provided an easy option
for large-scale housing tracts during the 1930s and 1940s to meet the needs of relocated war-effort workers and
those of soldiers returning home and starting families.123 Following the war years, a new era of prosperity brought
about a departure from the Small House movement, and the Ranch house became a popular house type throughout
the late 1940s through the 1970s.124

In the greater San Diego area, Ranch style houses were exceedingly popular formats in suburban tract
developments, and many Tract Ranch homes were erected as San Diego experienced rapid suburban growth in the
mid and later 1950s. Tract Ranch homes differ from “Custom Ranch” homes, which were typically single instances,
unique designs, and created by an architect for a specific customer. Tract Ranch houses were more conservative
in design, offering a limited number of customizable exterior finishes and interior amenities for each residential
development. They can come in variations, often called “Styled Ranches,” that include elements and ornamentation
that can be placed in the following categories: Storybook/Chalet, Colonial Revival, Contemporary, Spanish Colonial,
and Western Ranch style.125

Key characteristics of the Tract Ranch style of architecture include the following:

e Usually, one-story single-family residences and two stories in multi-family residential units

123 Herbert Gottfried and Jan Jennings, American Vernacular Buildings and Interiors 1870-1960 (New York: WW. Norton and
Company, 2009).

124 Alan Hess, The Ranch House (New York: Harry N. Abrams, 2004).

125 City of San Diego Planning Department, “San Diego Modernism Historic Context,” (San Diego, CA, 2007); Virginia Savage
McAlester, A Field Guide to American Houses (New York: Alfred A. Knopf, 2015).



e Gabled or hipped roofs constructed with a low pitch and moderate overhang; typically, boxed eaves or
exposed rafter tails, or the less-common boxed rafters

o Offset entry points causing asymmetry in the facade; typically placed under the roof overhang
e Horizontal massing

e Focus on informality

e Attached garage, typically incorporated into the main facade

e Variety of exterior cladding, including wood, stucco, brick veneer, and stone veneer

e Specific decorative elements such as of large picture-style or tripartite windows on the fagade, and wide
brick or stone chimneys

e Front and rear yards

e lLarge rectangular modules as the basis for building layout, as simply rectangular or a combination of
rectangular blocks to create L, U, and T shaped plans

Within the CPA, the Tract Ranch style was used predominately for residential architecture. The most prevalent use
of the Tract Ranch style is seen in the following neighborhoods: Mira Mesa Homes (#1), Mira Mesa North (#4),
Parkdale (#14), Canyon Country (#15), Trend (#3), Mesa Village (#5), and ParkWest (#7).

Neo-Mansard (c. 1940-Present)

Neo-Mansard or Mansard style is one of a number of Neo-Eclectic architectural styles popular in America during the
second half of the 20th century. Neo-Eclectic architecture refers to designs that borrow architectural elements from,
but does not copy, traditional and revival styles and details. The Neo-Mansard style first appeared in the 1940s,
reached the height of its popularity in the 1970s, and is still used today, most often in commercial buildings. The
style is expressed as an adaptation of the 19th century French Second Empire feature the Mansard roof and uses
the steeply sloped roof plane typical of a Mansard roof with sloping wall cladding on the top-story of a two-or-more-
story building, often with windows and doors recessed into the sloped shingle cladding. Further recalling the Second
Empire tradition, the material of the Neo-Mansard’s upper wall cladding is typically cedar or asbestos shingle, but
may also be clad in standing seam metal, clay tile, or three-tab asphalt shingles, recalling only the Mansard form
instead of material.126

The actual roof of a Neo-Mansard can be traditional Mansard-style, hipped, or flat. If flat, there is usually a parapet
wall to disguise mechanical equipment on the roof, which is flat and unadorned. The first floor can be clad in a
variety of materials, including brick veneer, clapboard, stone, T-1-141, and plaster with equally spaced control joints.
Windows and doors vary in style, as modern architecture does, but notably, doors and windows may extend into the
Mansard roof from the first story. Second-story windows (or windows on the story with the Mansard-like roof/wall
cladding) may be either recessed or dormered. The upper story may also have porches recessed into the sloped
roofline.127 First-story windows are flush with the wall plane and typically aluminum. Doors and entryways are
typically recessed. Although Neo-Mansard single-family homes exist, Neo-Mansard often takes the form of multi-
family housing, commercial buildings, and townhouses.128

126 Alaska DNR, “Neo-Mansard (1970-1985),” accessed Apr. 23, 2020.
http://dnr.alaska.gov/parks/oha/styleguide/neomansard.htm.

127 McAlester, 686-692.

128 The California Department of Transportation, “Tract Housing in California, 1945-1975: A Context for National Register
Evaluation,” (Sacramento, CA), 2011.



Key characteristics of the Neo-Mansard style of architecture include the following:

e Mansard roof with slope extending one level to cover the top-most floor of the building, or a flat roof with
faux-Mansard detail used as wall cladding for upper-most floor

e Upper-story dormer windows on steep lower slope or windows recessed into the plane of the sloped roof

e Two-stories

o Parapets used to disguise mechanical equipment

e Recessed entries

e Primary roofing/upper-story cladding material is wood shingles

e Lower story typically clad in wood, T-1-11, stone veneer, or brick veneer

The Neo-Mansard style was observed in the CPA at the Seafood City Supermarket, 8955 Mira Mesa Blvd and Mira
Mesa Mall, 8110-8340 Camino Ruiz.

Futurist - Googje (1958-1970)

Following World War I, the United States focused on futurism technology, automobiles, and the space age, which
inspired the architectural movements like Futurist-Googie. Futurist architecture is also referred to as “Coffee House
Modern,” “Populuxe,” “Doo-woppy,” and “Space Age.”129 Practitioners of the style were focused on the most
innovative materials and techniques, and unusual compositions that recalled popular culture, art, or futuristic ideals
such as sharp angles, abstract shapes, highly pigmented materials, boomerang and flying saucer shapes, large
expanses of glass, and strongly emphasized roof shapes. In Mira Mesa, Futurist-Googie architecture was
exceedingly rare at the residential level, as the style was more commonly applied, in general, to commercial
buildings, especially roadside architecture such as gas stations and restaurants.

Key characteristics of the Futurist-Googie style of architecture include the following:

e Asymmetrical facades

e Abstract, angular or curved shapes

o Expressive roof forms (flat, gabled, upswept, butterfly, parabolic, boomerang, or folded)
e Large windows (aluminum framed)

e Variety of exterior finishes including stucco, concrete block, brick, stone, plastic and wood siding

Contemporary (1958-1990)

Contemporary buildings are prevalent throughout the entire United States between 1945 and 1990 and were
common in California at roughly the same time.130 Contemporary styles were influenced by International style’s
absence of decorative detailing. In the greater San Diego area, Contemporary homes emerged as a popular style
for tract homes in the mid-1950s. Contemporary homes employed the latest styles and materials and were interior
focused. There is also a relationship between outdoor spaces and interior rooms; in residential architecture, this
can connect living space to gardens; in commercial spaces, it can provide an outlet from office space to a courtyard,
garden, or park. The style was commonly used on tract homes which stressed interior customization, a major selling
point.131 Contemporary houses often had simplistic and clear uses of materials and structural components, open

129 City of San Diego Planning Department, “San Diego Modernism Historic Context,” (San Diego, CA, 2007).
130 McAlester, 628-646.
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houses age. New Traditional houses were constructed as country houses on large estates, as infill in older
neighborhoods, or in new residential tract developments, many of which required historic house styles.138

Key characteristics of the New Traditional style of architecture include the following:
e Simple massing and plans
e Asymmetrical facades
o Decorative details borrowed from historical styles: can be under-scaled or exaggerated
o  First floor of house built at ground level
e Shallow porches or stoops

o Side facade with few or no windows, emphasizing how close houses in a tract development may be to one
another

o Oversized garages facing the street or rear garages accessed by the alley
o Windows made from vinyl, fiberglass, aluminum, or metal-clad wood with flat appearance
e Single family or multi-family homes

Within the CPA, the New Traditional style was used predominately for residential architecture. The most prevalent
use of the New Traditional style is seen in the following neighborhoods: Parkdale (#14), Canyon Country (#15),
Mesa Ridge (#20), Concord Square (#13), Casa New Salem | and Il (#16), and The Villas (#18). In addition to
residential examples of this architectural style there are several examples of it incorporated into commercial
architecture including Camino Village located at the corner of Zapata Avenue and Camino Ruiz.

Millennium Mansion (1985 -present)

Following World War Il, the United States focused on forward thinking, After over 50 years of residential architecture
being dominated by low, broad, one-story building forms with simple uncluttered rooflines and understated entries
the American public looked to replace it with something new. By 1985, a new dramatic housing form had quickly
spread across the country, becoming dominant during the 1990s. The Millennium Mansion played off affluent-class
architectural styles from the early twentieth century including Queen Anne, Tudor, and Romanesque with complex
roofs and dramatic entries. Roofs were complex: high-pitched and often hipped with lower cross gables while others
created new roof forms including a hip-on-hip roof that sometimes expanded into multiple cascading hips-on-hips
roof elements. Dormers on both the roof and wall were both common and roof ridges were often discontinuous,
adding more complexity to the roofline. Typically, the Millennium Mansion was two-stories in height giving it a
vertical appearance with taller interior ceilings and a dominant entry generally one-and-a-half or two-stories tall and
arched. Millennium Mansions became the dominate style of late 1980s subdivisions and continue into the present.
They lent themselves to be built on higher-priced land because of their vertical massing, which utilized the lot’s
entire square footage.139

Key characteristics of the Millennium Mansion style of architecture include the following:

138 McAlester, 705-715.
139 |pid.
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