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EXECUTIVE SUMMARY

This report presents the results of a historic resources survey conducted in the Greater North
Park Community Plan Area. In August 2009, The City of San Diego retained Historic Resources
Group (HRG) to complete this survey as part of its community plan update process. HRG
conducted a detailed examination of the community plan area, focusing on properties constructed
prior to 1970. Surveyors identified properties that appeared eligible for individual designation, as
well as geographically-definable areas that appeared eligible for designation as historic districts.
All identified properties were evaluated using the City of San Diego’s local designation criteria
and documented in an Access database provided by the City.

In conjunction with the field survey, HRG developed an historic context statement for the
Greater North Park community plan area. The historic context statement includes a narrative
development history of the area’s built environment, organized by important themes and periods
of development. It also identifies associated property types, architectural styles, integrity
thresholds, and registration requirements to aid in the City’s ongoing efforts to identify historic
resources in Greater North Park.

This survey has identified six (6) potential historic districts which meet one or more of the City’s
local designation criteria for historical sites, and one (1) potential historic district which may be
eligible pending future survey work. The survey provides a review of a previously-identified
Craftsman residential district (the David O. Dryden District), currently under City review.
Additionally, the survey has identified forty-nine (49) individual properties which appear eligible
for local designation, including residential (single-family and multi-family), commercial, civic
and institutional, and infrastructural properties. Finally, the survey proposes four (4)
conservation areas, or neighborhood conservation overlay zones, for those neighborhoods that do
not meet local designation criteria but that possess a unifying or distinctive character that the
community wishes to preserve.

This project was conducted by Historic Resources Group, including Christy McAvoy, Managing
Principal; Kari Michele Fowler, Senior Preservation Planner; Christine Lazzaretto, Senior
Architectural Historian; and Paul Travis, Senior Preservation Planner; all of whom meet the
Secretary of the Interior's qualifications for professionals in historic preservation.1 The project
was managed by Jennifer Hirsch, Senior Planner, and Cathy Winterrowd, Principal Planner, with
the City of San Diego’s City Planning and Community Investment Department.

' Federal Register, VVol. 48, No. 190, pp. 44738-44739, September 29, 1983.
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1.0 PROJECT OVERVIEW

1.1 INTRODUCTION

In 2008, the City of San Diego completed a comprehensive update of its General Plan, which
calls for updates to its various community plans. Among the stated goals of the community plan
updates is the identification of potential historic districts, individual sites, and conservation areas.
The City identified the Uptown, Greater North Park, and Greater Golden Hill community plan
areas as a single update cluster, with all three community plan updates to take place
concurrently. A historic resources survey in each of the three areas was included as part of the
update process to identify potential historic resources in order to inform the updated community
plans. On August 10, 2009, HRG attended a project kick-off meeting with City staff to begin the
historic resources survey for the Greater North Park Community Plan Area.

1.2 PUBLIC PARTICIPATION

The North Park community boasts a number of involved citizens groups who have contributed in
various ways to the completion of this historic resources survey. Groups include the North Park
Historical Society, Save Our Heritage Organisation (SOHO), University Heights Historical
Society, and Between the Heights (BeHe). To facilitate public participation, the City established
several committees through which community residents, business owners, and other stakeholders
could contribute the community update process, including the historic resources survey effort.
Groups included a Stakeholder Advisory Committee (a sub-committee to Community Planning
Group); a Cluster Update Advisory Committee (a joint committee for all three community plan
areas being updated); and a Historic Resources Project Working Group. The specific role of the
Historic Resources Project Working Group was to provide historic information about the survey
area; review draft historic context statements and preliminary survey results; and provide
feedback.

Throughout the project, the City conducted a number of public workshops and volunteer
meetings, as well as meetings with the Historic Resources Working Group and the Cluster
Update Advisory Committee, to discuss a range of issues relating to historic preservation in
Greater North Park.

e HRG met with North Park residents on October 28th, 2009 to discuss volunteer
opportunities.

e On March 20, 2010, HRG participated in the Uptown, Greater North Park and Greater
Golden Hill Cluster Advisory Meeting, a half-day public workshop on urban design and
historic resources in the three community plan areas. HRG and City staff provided an
introduction to historic resources surveys and described how the Greater North Park survey
fit into the larger community plan update process.

e The City hosted a Historic Resources Survey Open House on June 28", 2010 to discuss the
status of the survey.
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e Inearly October, the City and its urban design consultant conducted a three-day public
design charette for the community plan update.2 HRG attended the charette on October 16"
and presented preliminary results of the historic resources survey for comment.

At these events, members of the community were invited to contribute to the survey process by
reviewing local library and historical society archives, locating historic photographs, supplying
property-specific information, and providing general feedback on draft survey documents.

1.3 SURVEY AREA

The Greater North Park Community Plan Area is one of the older communities in San Diego.
Located north and east of Balboa Park, the community plan area is composed of several
communities, including the original North Park neighborhood, and portions of University
Heights and Valle Vista, among others. (See Figure 1)

North Park is located on a mesa punctuated by hills and numerous canyons. The sloping sides of
the mesa define the north, east and south boundaries of North Park, while Balboa Park further
defines the western boundary. North Park was first connected to the city center by the electric
streetcar in 1890. This affordable and convenient mode of transportation, in combination with
the city’s substantial growth and installation of supporting utilities within the community,
prompted subdivision of land in the late 19™ century and development in the early 20™ century.

The North Park community is primarily residential, with commercial centers located along major
transportation corridors. Major east-west corridors include Upas Street, University Avenue and
El Cajon Boulevard; north-south corridors include Park Boulevard and 30™ Street. While large
portions of North Park were first subdivided in the late-19" century, much of the development
did not occur until the 1920s and 1930s. During this period, large tracts were built out with
single-family residences designed in the popular architectural styles of the day, including the
Craftsman and Spanish Colonial Revival styles. Multi-family residences were developed
primarily as infill in established neighborhoods, and include residential courts from the 1920s
through the 1950s, along with larger apartment buildings from the 1960s and 1970s.

Commercial development was clustered along transportation lines, first along well-traveled
streetcar routes, such as Park Boulevard and University Avenue, and later along automobile
corridors like EI Cajon Boulevard. As a result, North Park’s commercial development reflects a
wide range of architectural styles, including Art Deco, Egyptian Revival, Streamline Moderne,
Spanish Colonial Revival, and Mid-Century Modern.

At the start of this project, the Greater North Park Community Plan Area contained
approximately 64 individually designated historical sites and two historic districts.’

? The Greater North Park charette took place over three days: October 2™, 13" and 16", 2010.
s Currently there are two designated historic districts in the Greater North Park Community Plan Area: Burlingame
and Shirley Ann Place.
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Figure 1. Greater North Park Community Plan Area.
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2.0 METHODOLOGY

2.1 LEVEL OF SURVEY

A reconnaissance-level survey, as defined by the National Park Service, is a “once over lightly”
inspection of an area, the purpose of which is to characterize the area generally as the basis for
more detailed survey efforts. General historical research is conducted, such as the study of aerial
photos, historical maps, and written histories. This research is followed by field work that
identifies the basic characteristics of the area, such as extant property types, architectural styles,
and street patterns.

In contrast, an intensive-level survey includes a detailed inspection of the survey area in order to
identify “precisely and completely” all historic resources in an area. Property-specific research is
conducted, including building permits and historic photos of individual structures. All historic
properties are documented on California Department of Parks and Recreation (DPR) forms.

The historic resources survey for the Greater North Park Community Plan Update is substantially
more detailed than a reconnaissance-level survey, but without the degree of documentation
required for an intensive-level survey. The purpose of this survey is to identify potentially
historic properties within the community plan area for consideration in the community plan
update process and for possible future designation. This includes the verification of previously-
identified potential historic districts and individual resources, as well as the identification of new
historic districts and individual resources.

2.2 SURVEY APPROACH

This survey was conducted using a four-step approach defined by standard preservation practice:
STEP 1: RESEARCH & HISTORIC CONTEXT

Prior to the commencement of fieldwork, HRG conducted a wide range of research. This task
included reviewing various relevant City documents (municipal codes and regulations, planning
reports, previous historic resources surveys, and historic nominations); a number of written local
histories (most notably Donald Covington’s North Park: A San Diego Urban Village, 1896-
1946); and historical materials (period newspaper articles, photographs, and subdivision maps).4

Based upon this information, HRG developed an historic context statement for Greater North
Park.” A historic context statement analyzes the historical development of a community
according to guidelines written by the National Park Service and specified in National Register

* The 2004 North Park Survey used historical subdivisions as a framework for identifying potential historic districts.
However, field work indicated that extant cohesive clusters of historic resources did not fall along subdivision
lines.

® The Greater North Park historic context statement appears in the next section of this report.
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Bulletin 16. It contains information about historical trends and properties, organized by important
themes during particular periods of development. A historic context statement is linked with
tangible built resources through the concept of property type: a grouping of individual properties
based on shared physical or associative characteristics. Because historic contexts are organized
by theme, place, and time, they link historic properties to important historic trends, thereby
providing a framework for understanding the potential significance of a property.6

The purpose of the North Park historic context statement is to assist in the identification,
evaluation, and preservation of significant historic buildings and districts that are important
within the context of the development of North Park as well as the larger San Diego region. A
historic context statement is not a comprehensive history of an area. Rather, it is intended to
highlight broad historical trends that help to explain why the built environment evolved in the
way that it did. Some of the trends identified in North Park are discussed within the larger
context of the San Diego region.

STEP 2: FIELDWORK

Preliminary field reconnaissance was conducted with City staff on October 26, 2009, in order to
become familiar with the property types and relative levels of integrity to be found in the survey
area. HRG then conducted a detailed, property-by-property inspection of the entire community
plan area. In particular, HRG examined the following:

o Built resources constructed prior to 1970

All properties appearing to date from the turn-of-the-20"-century (circa 1900)7

All one-story residential courts
« All potential historic properties identified in previous surveysB
Additional properties identified by members of the community as potentially significant

Field teams identified properties that appeared eligible for individual designation, as well as
geographically-definable areas that appeared eligible for designation as historic districts. For
districts, boundaries were defined and contributing and non-contributing resources were
identified. Designated properties were not re-surveyed.

All fieldwork was conducted from the public right-of-way. Only the primary building on a parcel
(the building that fronts the public right-of-way) was surveyed. Any properties that could not be
observed from the public right-of-way were not surveyed. Properties that were identified as
potentially significant through fieldwork were then evaluated and documented.

® National Register Bulletin 16A. How to Complete the National Register Form. Washington D.C.: National Park
Service, U.S. Department of the Interior, 1997. (4)

! Properties which appear to date from the turn-of-the-20"-century were identified through field observation. Note
that these properties have tax assessor construction dates ranging from 1902 to 1910. There are no properties in
the City-provided database with a tax assessor date earlier than 1902.

® The 1996 Historical Greater Mid-City Preservation Strategy identified four potential districts, only two of which
were subsequently designated; the 2004 North Park Survey identified twenty-nine potential historic districts.
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STEP 3: EVALUATION

Designation Criteria

All properties identified in the field as potentially eligible for designation were evaluated using
the City of San Diego’s local designation criteria.’ The Designation Criteria for City of San
Diego Historical Sites are as follows:

To be designated as historical by the City of San Diego Historical Resources Board, the site
must meet any of the following criteria:

A.

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

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

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.

. Is representative of the notable work of a master builder, designer, architect, engineer,

landscape architect, interior designer, artist or craftsman.

. Is listed 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.

. 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.lo

Integrity Thresholds

In addition to meeting at least one of the designation criteria, a property must retain sufficient
integrity to convey its significance. Integrity is the ability of a property to convey its
significance; that is, the authenticity of a property’s historic identity as evidenced by the survival
of physical characteristics that existed during the property’s historic period.11 The National Park
Service has defined the following seven aspects of integrity:

Location: The place where the historic property was constructed or the place where the
historic event occurred.

® Properties were not evaluated for the California Register of Historical Resources or the National Register of
Historic Places.

10 City of San Diego Planning Department. “Designation Criteria for City of San Diego Historical Sites.”

" National Register Bulletin #15: How to Apply the National Register Criteria for Evaluation. Washington D.C.:
U.S. Department of the Interior, National Park Service, 1995. (44-45)
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e Design: The combination of elements that create the form, plan, space, structure, and
style of a property.

e Setting: The physical environment of a historic property.

e Materials: 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.

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

e Feeling: A property’s expression of the aesthetic or historic sense of a particular period
of time.

e Association: The direct link between an important historic event or person and a historic
property.

This survey establishes meaningful integrity thresholds for each of the various property types
identified in Greater North Park." In order to determine if a property retains integrity, it is
necessary first to establish why the property is significant. Because properties are significant for
different reasons, separate integrity thresholds have been established for different types of
resources. Property types that are ubiquitous in Greater North Park — such as 1920s Craftsman
and Spanish Colonial Revival single-family residences — have a relatively high threshold for
integrity. In contrast, early or rare examples of a particular property type — such as Victorian-era
residences or bungalow courts — have a lower integrity threshold.™

Similarly, historic districts composed of property types that are common in an area have a higher
integrity threshold than those that are composed of types that are rarer."* Integrity thresholds for
district types are described below:

Single-Family Residential Districts

North Park is predominantly composed of single-family residences dating from the first three
decades of the 20" century. For this reason, integrity thresholds for these resources have been
set relatively high. In order for a property to retain high integrity, it must be essentially
unaltered with very minor or highly reversible alterations, such as the replacement of a door
or window or the addition of porch railings or security window bars. Properties with more
substantial alterations — original stucco replaced with textured stucco; some windows
replaced; porch altered; side or rear additions — have moderate integrity. Properties with
severe alterations — original wall cladding replaced with inappropriate material; original

" Note that integrity thresholds that are generally accepted in standard preservation practice today are higher than
they have been in the past. This is particularly true since 2003, when the California Historical Resource Status
Codes were revised by the State Office of Historic Preservation.

1 Currently-designated individual resources in Greater North Park, including some with Mills Act contracts, display
a range of integrity levels, from very high to moderate. For this reason, the integrity of designated resources did
not provide a standard that could be applied to this survey.

" This survey did not identify any historic districts on par with the designated Burlingame Historic District, or the
nominated Craftsman Residential (Dryden) District.
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windows removed for inappropriate replacements; large or prominent additions; porch
alterations or enclosures — have low integrity.

In order for a grouping of single-family residences to retain sufficient integrity to qualify as a
historic district, it must contain a substantial concentration of properties with high integrity,
although properties with moderate integrity would also be contributors to the district. Other
features that may contribute to a district’s overall integrity include street patterns, uniform
setbacks, and landscaping.

Residential Court District

The residential court — including the pre-war bungalow court and the postwar linear court — is
a low-density housing type and therefore examples are increasingly threatened. For this
reason, integrity thresholds have been set relatively low. Properties that retain their original
wall cladding and window and door openings have moderate integrity and would qualify as
contributors to a potential historic district.

Commercial Districts

North Park contains a limited number of commercial nodes and corridors. As is typical of
commercial areas throughout California, these nodes and corridors have evolved over time.
Modifications to individual storefronts and the replacement of older buildings with new
structures reflect the evolution of a thriving commercial core. To the extent that these
modifications represent this larger development trend, they may have acquired their own
significance. For this reason, properties with modernized storefronts may still have moderate
integrity. A substantial geographic concentration of such properties with moderate to high
integrity may qualify as a commercial historic district.

Dates of Construction

Reliable construction dates are a critical tool in evaluating the significance of potentially historic
properties. Because the City does not have available building permits prior to 1955, this survey
utilized the construction dates that were pre-loaded into in the City-provided database.” In some
cases these dates did not appear to be accurate, or no date was provided. In these instances,
estimated (circa) dates have been assigned based upon field observation.

STEP 4: DOCUMENTATION

All properties identified as potentially significant — either as an individual site or as a feature of a
potential historic district — have been documented in a Microsoft Access database provided by
the City. The database was preloaded with survey data from the 2004 North Park Survey, with a
separate record for each property that was documented as part of this previous survey. The
database also contained designated historic sites and baseline parcel information, including
parcel addresses; Assessor Parcel Numbers (APNs); and estimated dates of construction.

™ The dates of construction in the City-provided database came from the 2004 North Park Survey and appear to be
from the County tax assessor, which are estimated based upon building improvement records.
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HRG has updated the database so that it contains records only for those properties that have been
identified and evaluated as potentially significant for local designation as part of this survey. For

properties with an existing record, specific data fields have been updated according to current
survey information. For properties that did not have an existing record, a new record has been

created and current survey data added. Properties that were determined to be ineligible for local
designation are not documented in the database. All survey data has been provided to the City in
this Access database; no State DPR forms have been generated.

Database

For each documented property, survey information has been verified, updated, or added in the

following data fields only:

DATAFIELD I ACTION
NUM/STREET Verify/Revise per street or parcel address. '
FULL ADDRESS Verify/Revise to include any alternate street or parcel

addresses.

APN

Add to new records.”’

ARCHITECTURAL STYLE

Verify/Revise per field observation.

YEAR BUILT Verify/Revise per field observation.
DESCRIPTION Add property name, if any.

ALTERATIONS Add per field observation. (See list below)
INTEGRITY Add (low, moderate, high).

CRITERIA Add one or more (San Diego Register A-F).

NRHP STATUS CODE Add (5B, 5S3, 5D3, 62).

STATUS Add “Surveyed” for documented properties; Verify

“Designated” for designated properties.

CONTRIBUTING

Add (individually significant, contributing, non-
contributing).

DISTRICT NAME

Add to all properties (contributors and non-contributors)
within the boundaries of a potential district.

IMAGE NAME

Add one or more file names using standardized naming
convention (ex. 10272009_001).

No other data fields were modified by HRG as part of this survey. Any information in fields

other than those listed above is pre-existing data either from the 2004 North Park Survey or from

the City.

*® parcel addresses were provided by the City.
' Assessor Parcel Numbers (APNs) were provided by the City.
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Noted Alterations

In order to ensure an efficient field methodology while maintaining consistency in the data, HRG
developed a standardized list of inappropriate alterations to be noted in the field:

Windows replaced Roof material altered

Wall cladding replaced Security window bars/doors added
Front door replaced Awnings added

Storefronts altered Rear addition

Porch enclosed Second-story addition

Properties with few or no visible alterations are identified as having “No major alterations.”
Properties with numerous alterations are identified as “Substantially altered.” Appropriate
modifications, such as the replacement of roof material in kind, are not noted.

Photography

At least one color digital photograph was taken of each documented property. Photos have been
renamed using a standardized naming convention, with the date the photo was taken followed by
sequential numbering (ex. 10272009 _001). All photos taken during fieldwork are being provided
to the City on CD; they are keyed to the survey database and to the attached photo log. (See
Appendix B.)
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3.0 SUMMARY HISTORIC CONTEXT

3.1 INTRODUCTION

As part of this historic resources survey, HRG developed a historic context statement for the
Greater North Park Community Plan Area. The historic context includes a historical narrative,
organized by chronological periods of development, significant themes, and associated property
types. Following the narrative, relevant property types are identified and registration
requirements established. Finally, architectural styles represented in North Park are described
and illustrated.

A summary of North Park’s development history appears below. For the complete Historic
Context Statement, see Appendix A.

3.2 SUMMARY DEVELOPMENT HISTORY

In the mid-19" century, San Diego had approximately 650 residents. However, new arrivals were
transforming the small Mexican community into a growing commercial center. In 1867, Alonzo
Erastus Horton acquired nearly 1,000 acres of land two miles south of “Old Town”, where
downtown San Diego sits today. Dubbed “New San Diego”, Horton orchestrated the creation of
a new city center, relocating the city’s first bank, main newspaper, and several government
buildings to this site. Thus Old Town was supplanted as the city’s primary commercial center.
The arrival of the railroad in the 1880s linked San Diego with the eastern United States and
sparked its first building boom. By 1887, San Diego’s population had spiked to 40,000, and large
tract of new development began to appear on the hills immediately adjacent to downtown.

By 1892, substantial infrastructure improvements were underway, including public utilities,
street paving, sewer systems, and the electrification of the streetcar system. These improvements
would be critical to the development of new suburbs surrounding downtown and the 1,400-acre
City Park, including present-day North Park.

North Park initially developed as an agricultural community. In 1893, James Monroe Hartley
purchased forty acres on what was then the northeastern edge of the city. He named the area
Hartley’s North Park, due to its location relative to City Park, and planted a lemon orchard. Over
the next decade, several other families established residences and citrus ranches in North Park.
By 1900, there were seven land owners and fifty-five residents between Florida Canyon and the
eastern City limits at Boundary Street. However, by 1905 most of the groves had been decimated
by drought. This, combined with ongoing infrastructure improvements, paved the way for the
subdivision of these agricultural lands for residential development.

The expansion of the city’s streetcar system into North Park — including the Adams Avenue Line
(1907), University Avenue Line (1907), and 30" Street Line (1911) — had a tremendous impact
on the development of North Park. Early real estate subdivisions closely followed the routes of
the streetcar lines. As San Diego’s population reached 75,000 by 1920, most of the new
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development occurred in the areas east of downtown. By 1924, North Park was considered the
fastest growing district in San Diego.

As the streetcar lines were connecting North Park to greater San Diego, the city was making
plans for an exposition that would be a national advertisement for the City of San Diego. The
1915 Panama-California Exposition was held in City Park, at the edge of the burgeoning North
Park communities. Over its two-year run, the Exposition attracted over 3.7 million visitors, many
of whom chose to relocate to San Diego permanently. Due to this steady stream of new residents,
local developers began to subdivide new tracts of land, particularly in the areas immediately
surrounding the park.

In the 1920s, as developers installed the infrastructure, mostly middle-class families erected the
modest residences that make up much of North Park’s residential building stock today. During
this period, architectural preferences shifted away from Victorian styles to the Craftsman style,
whose deep eaves and large porches were well-suited to San Diego’s mild climate. The area’s
largest subdivision is University Heights, much of which was developed in the first decades of
the 20™ century. The Burlingame tract, developed by prominent local real estate speculators
Joseph McFadden and George Buxton, retains much of its original character. The Kalmia Place
tract overlooking Balboa Park, had a comprehensive landscape plan and architectural supervisors
to ensure a consistently high standard of design throughout the tract. During this same period,
bungalow courts were proliferating throughout North Park, primarily in the area between
University and Adams avenues.

One of North Park’s earliest commercial nodes, at the intersection of the 30™ Street and
University Avenue streetcar lines, would developed into the community’s primary business
district. By 1922, there were fifty businesses along the two streets, and by the 1930s North
Park’s commercial center was second only to downtown San Diego. As automobile ownership
increased, commercial centers began to move away from the streetcar routes. In North Park,
commercial development shifted to EI Cajon Avenue (now EI Cajon Boulevard). Unlike
University Avenue, which was developed for the pedestrian, businesses on EI Cajon were
primarily catering to the motorist. Eventually, EI Cajon would become the official western
terminus of Interstate 80.

As the population of North Park exploded, the existing water supply system needed to be
upgraded. A new filter plant and a reservoir were built in University Heights, and a water tank
added in 1910 in order to provide sufficient water pressure. Similarly, the growing population
put a strain on the city’s power sources, so in 1927 San Diego Consolidated Gas & Electric
Company (SDCG&E) built Substation on El Cajon Boulevard.

Substantial civic and institutional development took place in North Park throughout the 1920s.
During this period, the community received its first localized branches of public services,
including a fire station and a post offices. Several educational facilities were established,
including Park Villas Elementary School and Jefferson Elementary school, as well as two priate
schools, Saint Augustine boys’ school and the Academy of Our Lady of Peace School for Girls.
Between 1922 and 1924, five religious congregations built new facilities in North Park,
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including Trinity Methodist Church, St. Patrick’s Catholic Church, Plymouth Congregational
Church, North Park Baptist Church, and St. Luke’s Episcopal Church.

The Great Depression had an immediate impact on what had been one of the fastest growing
community’s in San Diego, and construction would remain slow into the early 1940s. Residential
construction essentially ceased, and many business ventures failed along established commercial
thoroughfares such as University Avenue. However, the 1935 California Pacific International
Exposition, also held in Balboa Park, helped North Park to rebound more quickly than other
communities. That same year, a sign with the community name was suspended across the
intersection of 30th Street and University Avenue.

However, it was United States’ entrance into World War 11 that effectively ended the economic
downturn and boosted the regional economy. This was particularly true in San Diego; with its
extensive military or manufacturing facilities now devoted to the defense industry, the city
received had the highest per capita share of war contracts in the state.

Like other large cities, San Diego’s wartime and postwar population growth far outpaced its
ability to provide sufficient services and housing. However, the formation of the Federal
Housing Administration (FHA) helped to reignite the construction of single-family homes, in
part, by established building guidelines for a modest and affordable single family residence,
termed the minimum house.

Soon, unimproved lots in established neighborhoods throughout North Park were infilled with
single-family homes and residential courts inspired by FHA designs. The high demand for new
homes produced large-scale suburban tracts on the periphery of the city. However, as this part of
the city was largely built out by this time, there was not much of this kind of development in
North Park. The exception to this pattern was the area located between Boundary and the 805
Freeway, on the eastern edge of North Park, which contains development from the 1940s through
the 1970s, alongside some earlier residences. Developers of multi-family housing favored higher
densities over the residential courts of the pre-war period. The result was the proliferation of the
two-story stucco box apartment building, designed to maximize the number of units and provide
the required the parking on a single residential lot.

As the economy slowly began to rebound, new businesses occupied existing storefronts along
established commercial corridors, often renovating their facades with more contemporary details.
The modernization of storefronts occurred along Main Streets and commercial corridors
throughout California, and included new large display windows which allowed merchandise to
be visible to passing motorists. Such changes reflect the evolution of a thriving commercial core.

Along University Avenue, new commercial properties were constructed and existing storefronts
were renovated, as this area began to shift from a neighborhood retail area to a regional shopping
district. At the same time, increased reliance on the automobile and local road improvements
meant the arrival of new businesses which catered to the needs of the motorist. Auto-related
businesses — such as gas stations, car lots, and auto parts stores — began to appear alongside
existing grocery stores, meat markets, pharmacies, and clothing shops. Similarly, this trend led to
new building forms, such as drive-ins, and pushed commercial structures back on their lots to

Greater North Park Community Plan Area 14
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accommodate surface parking. This was particularly true along EI Cajon Boulevard, where
nearly 300 new businesses opened between 1940 and 1950.

Highway 395 became San Diego’s first freeway when it was built in 1941. The construction of
this and other freeways would hasten the decline of the streetcar system throughout the city,
including in North Park. By the early 1960s, commercial activity along University Avenue and
El Cajon Boulevard began to decline, due in part to the construction of Interstate 8, which drew
vehicular traffic away from these thoroughfares. In addition, the opening of nearby shopping
centers — such as College Grove, Mission Valley Shopping Center, and Grossmont Center —
provided new competition for retail outlets along North Park’s commercial corridors.

In the 1970s, the commercial areas along University Avenue and EI Cajon Boulevard were
transformed yet again by new demographics in the area, as people of Chinese, Filipino, and
Vietnamese descent moved into the adjacent residential areas. Coupled with the community’s
own revitalization efforts, North Park has experienced a resurgence of neighborhood-oriented
businesses in recent decades.

Greater North Park Community Plan Area
Historic Resources Survey

15



4.0 IDENTIFIED HISTORIC RESOURCES

4.1 POTENTIAL HISTORIC DISTRICTS

The survey has identified six (6) potential historic districts which meet one or more of the City’s
local designation criteria for historical sites, and one (1) potential historic district which may be
eligible pending future survey work. A description of each potential district appears below, along
with photos of representative district contributors, and a map defining district boundaries and
contributing and non-contributing features.' (For a complete list of properties contained within
the potential historic districts, see Appendix E.)

Figure 2. Potential Historic Districts.

NORTH PARK SURVEY AREA
PROFPOSED HISTORIC DISTRICTS

Proposed District Boundaries

d

' Because the potential Residential Court Thematic Historic District is composed of discontiguous properties, it has
not been mapped.
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Residential Districts

28" Street Residential Historic District

The 28" Street Residential Historic District is an intact grouping of single-family residences
overlooking Balboa Park to the west. Eligible under San Diego criterion A, this potential district
is composed of approximately 45 one- and two-story residences, designed primarily in the
Spanish Colonial Revival style. It has a period of significance of 1920 to 1939, and is
significance under the Residential Development themes within the Development of North Park:
1907-1929 and Influence of the Great Depression and World War Il in North Park: 1930-1945
contexts. This area currently includes eleven designated local landmarks.

Representative district contributors:

s

2807 28" Street. 2037 28" Street.
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Figure 3. 28" Street Residential Historic District
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Kalmia Place Residential Historic District

The Kalmia Place Residential Historic District is an intact grouping of single-family residential
properties located along a single U-shaped street overlooking the Balboa Park Golf Course to the
west. Eligible under San Diego criterion A, the district boundaries coincide with those of the
original Kalmia Place tract, subdivided in 1923. The tract was developed with a comprehensive
landscape plan, and its irregular street pattern created lots which took advantage of the natural
topography and canyon views. This potential district is composed of approximately 20
properties, designed primarily in the Spanish Colonial Revival, Streamline Moderne, and
Modern architectural styles. It has a period of significance of 1920 to 1959, and is significant
under the Residential Development themes within the Development of North Park: 1907-1929
and Influence of the Great Depression and World War Il in North Park: 1930-1945 contexts.
The area is marked by a pair of concrete pillars at both the entrance and exit to the district’s one-
way street. The district also includes a potential individual landmark, a 1937 Streamline
Moderne residence at 2848 Kalmia Place.

Representative district contributors:

i titeialedy | o T
ia Place.

2848 Kalm

Kamlia Place Subdivision Markers. 2802 Kalmia Place.
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Figure 4. Kalmia Place Residential Historic District.
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Park Boulevard Multi-Family Residential Grouping19

The Park Boulevard Multi-Family Residential Grouping is a collection of 1920s and 1930s
multi-family residences located along both sides of Park Boulevard north of Upas. Known today
as “Park Boulevard Apartment Row,” this area was targeted for higher-density development in
the 1920s in order to maximize residential units within a limited space. These apartment
buildings were designed to be compatible in scale with the surrounding single-family
neighborhoods. Earlier examples were designed in the Spanish Colonial Revival or Renaissance
Revival styles, reflecting the influence of the 1915 Panama-California Exposition. One of the
most prominent structures along Apartment Row is the Embassy Hotel at 3645 Park Boulevard,
which originally opened in 1929 as “The Padre.” This property has been identified as a potential
landmark.

This grouping straddles two community plan areas: the area west of Park Boulevard is in the
Uptown CPA; the area east of Park is in the Greater North Park CPA. The North Park portion of
this grouping is composed of 33 properties which were evaluated as part of this survey. Of these,
approximately 50% were evaluated as non-contributors, a ratio that preludes this grouping from
being eligible for historic district designation on its own. HRG recommends that the contiguous
multi-family residences located within the Uptown CPA be evaluated to determine if the area as
a whole contains a sufficient number of contributing properties to qualify