
 

       CITY of  ESCONDIDO 
 

Historic Preservation Commission  

November 16, 2023 at 3:00 PM 
Council Chambers: 201 North Broadway, Escondido, CA 92025 

WELCOME TO YOUR COMMISSION MEETING 
We welcome your interest and involvement in the legislative process of Escondido. This agenda includes 

information about topics coming before the Commission.  
 

CHAIR 
James Spann 

 
VICE CHAIR 

Marc Correll 
 

COMMISSIONERS 
Michael Delaney 
Marion Hanlon 

Shantel Suarez-Avila 
Lisa Walker 

Derek Escobar  
 

CITY CLERK 
Zack Beck 

 
 

HOW TO WATCH 
The City of Escondido provides the following way to watch a Commission meeting: 

 In Person  
 

 

 

 201 N. Broadway, Escondido, CA 92025  

HOW TO PARTICIPATE 
The City of Escondido provides two ways to communicate with the Commission during a meeting: 

In Person In Writing 

 
 

Fill out Speaker Slip and Submit to City Clerk https://escondido-ca.municodemeetings.com 

  

1

https://escondido-ca.municodemeetings.com/


 
 Thursday, November 16, 2023 

 
 

ASSISTANCE PROVIDED 

If you need special assistance to participate in this meeting, please contact our ADA Coordinator at 760-839-4869. 
Notification 48 hours prior to the meeting will enable to city to make reasonable arrangements to ensure 
accessibility. Listening devices are available for the hearing impaired – please see the City Clerk. 
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 Thursday, November 16, 2023 

 
 

AGENDA 

FLAG SALUTE 

ROLL CALL 

APPROVAL OF MINUTES 

1. October 19, 2023 

WRITTEN COMMUNICATIONS 

ORAL COMMUNICATIONS 

PUBLIC HEARINGS 

CURRENT BUSINESS 

2. REQUEST: PL23-0388 - A request to construct a 1,072 square foot second-story addition to an existing 
non-contributing, single-story, 1,072 square foot existing home within the boundaries of the Old 
Escondido Neighborhood District.    

PRESENTER: Ivan Flores, Senior Planner, AICP – Vicrim Chima – Senior Planning Consultant 

ZONING/LOCATION: On the south side of E 5th Avenue between south Fig Street and south Elm Street, 
addressed as 721 E 5th Street (Assessor’s Parcel No. 233-311-21-00) within the R-1-6 (Single Family 
Residential) 

APPLICANT: Shane & Christine O’Brien 

3. REQUEST: PL23-0397 - A request to list the single-family residence at 730 S. Broadway on the City of 
Escondido’s Local Register of Historic Places, and execution of a Mills Act Contract to assist the owners 
with future preservation.  

PRESENTER: Alex Rangel, Assistant Planner I 

ZONING/LOCATION: R-1-6 (Single Family Residential)/ 730 S. Broadway (APN: 233-390-14-00)  

APPLICANTS: Julia Chambers & Edward Chambers 

RECOMMENDATION: Staff recommends that the Historic Preservation Commission approve the listing of 
the property located at 730 S. Broadway on the City’s Local Register of Historic Places and recommend to 
City Council approval of a Mills Act contract for the property.   
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4. REQUEST: PL23-0410 - Design Review for a 576 square foot detached garage to an existing single-family 
residential home  

PRESENTER: Alex Rangel, Assistant Planner I 

ZONING/LOCATION: On the north side of East 9th Avenue and the west side of South Hickory Street, 
addressed as 851 South Hickory Street (Assessor’s Parcel No. 233-411-24-00) within the R-1-6 Single 
Family-Residential Zone.   

APPLICANT: Tri Huynh 

RECOMMENDATION: Staff recommends the Historic Preservation Commission conduct Design Review of 
the project and recommend approval of the Certificate of Appropriateness for the project to the Director 
of Development Services for final action, pursuant to Article 40, Section 33-790(b)(5). 

5. REQUEST: Case No. PL23-0075 – Design Review for a Building Conversion to 2nd Story Residential Use 

PRESENTER: Jay Paul, Senior Planner 

LOCATION/ZONING: On the south side of West Grand Avenue, between S. Maple Street and S. Broadway 
addressed at 143-145 W. Grand Avenue (Assessor’s Parcel No. 233-062-02-00) within the Historic 
Downtown District (HD) of the Downtown Specific Plan (SPA 9).  

APPLICANT: Curtis Lively, Grand West Associates (Zadar LLC, Owner)  

RECOMMENDATION:  

Staff recommends the Historic Preservation Commission conduct Design Review of the project and 
recommend approval of the Certificate of Appropriateness for the project to the Director of Development 
Services, pursuant to the Downtown Specific Plan Figure VIII (Implementation and Administration). 

6. Boards and Commissions Subcommittee Update 

7. Mills Act Contract Subcommittee Formation 

ORAL COMMUNICATIONS 

COMMISSIONER COMMENTS 

ADJOURNMENT 

4



October 19, 2023 Special Meeting Minutes 

The Meeting of the Historic Preservation Commission was called to order on October 19, 2023 at 3:00 
p.m. by Chair Spann in the Escondido City Council Chambers.

Commissioners Present: Chair James Spann; Commissioner Marion Hanlon; Commissioner Shantel 
Suarez-Avila (arrived 3:03 p.m.); Commissioner Michael Delaney; Commissioner Lisa Walker and 
Commissioner Derek Escobar; Commissioner Shantel Suarez-Avila; Commissioner Marc Correll; 

Commissioners Absent: Commissioner Michael Delaney 

Staff Present: Zack Beck, City Clerk; Ivan Flores, Senior Planner; Alex Rangel, Development 

Technician II 

Call to order 

Flag Salute 

Roll call 

1. Approval of July 20, 2023 Historic Preservation Commission Meeting Minutes

Motion: Walker; Second: Escobar; Approved: 5-0 (Suarez-Avila, Delaney – Absent)

Written Communication 

None. 

Oral Communication 

None. 

Current Business -  

2. Request: A request to list the single-family residence at 820 S. Maple on the City of
Escondido’s Local Register of Historic Places, and execution of a Mills Act Contract to assist the
owners with future preservation

Presenter: Alex Rangel, Development Technician II

Zoning/Location: R-1-6 (Single Family Residential)/ 820 S. Maple St. (APN: 233-382-06-00)

Applicant: Israel Murguia & Melissa Garcia
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Recommendation: Approve the listing of the property located at 820 S. Maple on the City’s 
Local Register of Historic Places and recommend to City Council approval of a Mills Act contract 
for the property.   
 
Motion to approve the staff recommendation; include prior improvements made to the 
property in the Mills Act application; clean up grant deed; and add one period-specific window 
to the property: Walker Second: Correll; Approved: 6-0 (Delaney – Absent) 
 

3. Review of Mountain View Park Historic Home 
At the request of the Commission, City Clerk Zack Beck sent an email introducing Chair Jimmie 
Spann to Economic Development Director Jennifer Schoeneck to determine the feasibility of a 
private party acquiring the property. 
 

4. Review of City Window Policy 
The Commission requested that Development Services implement an internal review process. 

 

5. Review of Air Conditioning Approval Process 
Chair Spann requested that Development Services establish a more stringent approval process 

for air conditioning units on historical buildings in Escondido. 

 

6. Old Escondido Sign Replacement 
At the request of the Commission, City Clerk Zack Beck sent an email introducing Commissioner 

Marc Correll and Deputy City Manager Chris McKinney to discuss private funding of new signs in 

Escondido. 

 

7. Review of Brown Act Requirements 
Commissioner Walker requested when commissioners are invited to attend outside meetings 

pertaining to historic preservation in Escondido, that all members be notified of the opportunity 

by the City Clerk, in order to make sure a quorum of the commissioners do not attend the 

meeting. 

 

8. Review of Certificate of Appropriateness Procedure 
This topic was addressed as part of the City Window Policy discussion. 

 

9. Boards and Commissions Subcommittee Update 

Item moved to November HPC Meeting. 

Oral Communication 

None. 
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Commissioner Comments 

Commissioner Correll – Formation of Mills Act Contract Subcommittee. 

Adjournment 

Meeting adjourned at 4:23 p.m. 

 

_________________________    _______________________  

CHAIR       CITY CLERK 
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STAFF REPORT 

 

November 16, 2023 

Agenda Item No.: 2 

REQUEST: PL23-0388 - A request to construct a 1,072 square foot second-story addition to an existing 
non-contributing, single-story, 1,072 square foot existing home within the boundaries of the Old 
Escondido Neighborhood District.    
 
PRESENTER: Ivan Flores, Senior Planner, AICP – Vicrim Chima – Senior Planning Consultant 
 

ZONING/LOCATION: On the south side of E 5th Avenue between south Fig Street and south Elm Street, 
addressed as 721 E 5th Street (Assessor’s Parcel No. 233-311-21-00) within the R-1-6 (Single Family 
Residential) 

APPLICANT: Shane & Christine O’Brien 

BACKGROUND 

Regulatory Authority 

Article 40 (Historical Resources) of the Escondido Zoning Code, in conjunction with Article 65 (Old 
Escondido Neighborhood), regulate the processes and procedures for alterations of any structure located 
within the boundaries of the Old Escondido Neighborhood (OEN) Historic District or listed on the Local 
Historic Register. Section 33-798 (b) of the Escondido Zoning Code (EZC) dictates that a Certificate of 
Appropriateness must be obtained for any new construction that would affect the exterior appearance 
of an historic resource listed on the local register, or located in an historic overlay district. Section 33-
798 (e)(2) further states that major projects shall be subject to historic preservation commission review 
prior to staff determination. Major projects include second story additions and the project is located 
within the OEN. 

An existing 360 square foot garage will also be converted into an Accessory Dwelling Unit, however 
pursuant to State Law, that process will occur under separate permit. Material and design review will be 
conducted during the building permit process. 

Historic Status   

The submitted building data states the structure was constructed in 1939 with alterations made in 1983. 
The structure was not surveyed during the citywide historic resources assessment conducted in 1984 and 
updated in 1990. The context report contained a specific section on “Residential Architecture in 
Escondido -- 1884-1940”. The context report and its narrative would have served as the guide for 
conducting the survey, identifying stylistic trends and significant structures, as well as a definitive period 
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of significance that would limit the study to a definitive period. This period extends from 1884-1940.” 
Depending on when the structure was originally considered, it may not have met, or just become eligible 
to considered an historic resource based on the Secretaries of the Interior Standards which uses 50 years 
as the threshold to consider applying the status and treatment of a structure, point, object, or piece of 
engineering as a protected historic resource. A second survey was conducted in 2001, entitled 
“Escondido Historic Architectural Survey Update 1940-1955.” This survey did not record the subject 
property either, as it’s period of significance was slightly outside the surveys period of significance. 
Further, the subject site does not appear on Local Register of Historic Places. 

However, as the property is within the confines of the Old Escondido Neighborhood District, even though 
unlisted, nor with any survey data, the subject structure still merits and requires Historic Preservation 
Review according to the “Design Guidelines for Homeowners of Historic Resources” City of Escondido, 
which states that properties within the Old Escondido Neighborhood not listed on the Escondido Historic 
Register are required to undergo the same procedures as designated resources. The strictness and 
application of the standards for “non-contributing” houses are justifiably less stringent than those that 
would be placed on a designated resource.  

ANALYSIS 

The original structure was built in 1939, a transitional period in residential architecture in southern 
California. The late 20’s and thirties were associated with traditional period revivals, classic European 
styles of architecture (Italianate, French Provincial, English Tudor, Mediterranean) whose elements and 
materials were adapted to both small- and large-scale homes. The context report and “Design 
Guidelines” define the period from 1918-1940 as the period of “Mediterranean” styles, which were 
described as “Spanish styles . . . usually characterized by low pitched roofs with little or no eaves, red tile 
roof coverings . . . arches above doors, windows, and below porch roof units. Wall surfaces usually consist 
of smooth stucco or exterior plaster; facades are commonly asymmetrical.”  

The subject property, while falling into this construction period, does not exhibit many of the elements 
of a “Mediterranean” design. Rather, the structure seems to combine, in a vernacular manner, a series 
of different stylistic elements, from California Craftsman to Period Revival. It’s individual elements, like 
the hipped roof, exposed rafters’ tails, wood siding, single/double hung, one-over one wood windows 
and decorative horns on the window sashes liken it more to a California Bungalow, however it lacks other 
elements exhibited by bungalows, like symmetrical facades and less pronounced articulation on the 
primary façade. It also manages to retain many of the decorative elements that post-war houses minimal 
traditional houses would lose.  

The existing structure is located on an approximately 7,000 square foot lot. The site is currently 
developed with a 1,072 single family structure with a 360 square foot accessory structure, a storage shed 
and an accessory structure. The main house and garage primary elevations are oriented toward Fifth 
Avenue (east-facing elevation). The main structure features a pair of hipped roofs with exposed rafters 
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and is clad in wide dimensioned wood siding. The primary façade is asymmetrical with a masonry stem 
wall bounding a small entry patio leading to the front door, perpendicular to the street. The northern 
portion of the articulated primary façade features a pair of original single light, single/double hung 
windows, with decorative horned individual window sashes. The eastern portion of the primary façade 
(north-facing) features large dimensional windows with casement operating frames and sidelights. The 
secondary elevation (east-facing) features a series of original single/double hung windows with a 
masonry chimney and flue. 

The second story addition would significantly alter the appearance of the property. While maintaining 
the existing floor plate, and first story exterior walls where feasible, retaining some original windows and 
window openings, the addition would alter most elements of the existing structure. However, the scale, 
materiality and design of the second story structure are intended to expand the interior program, adding 
amenities and living space for a large family and the additions materiality, scale, design and use will be 
consistent with the buildings original use, a private dwelling. The homeowners expanding family, 
including quarters for his children and grandparents, as well as home office, render the design pragmatic 
and necessary.     

Table 1 – Design Guideline Consistency for Non-Historic Structures in a Historic District 

Design Guideline Proposed  Project Consistency 

Site Planning: Modifications 
should be carefully placed to 
minimize changes in the historic 
appearance of the house from the 
street.  

The placement of the addition 
aligns with and sits atop the 
existing single-family home. 
There is a significant 
modification to the way the 
house will appear from the 
street. The addition will 
remove the hipped roof form 
and extend the exterior walls 
vertically, adding the height 
necessary to introduce the 
second story program as well 
as a new hipped roof, with 
cross gable. The addition will 
add 18’ of overall height to the 
existing structure giving it an 
overall height of 30’ 6”. Site 
constraints make offsetting or 
separating the addition 
infeasible. Siting is also 
constrained by the new rear 
patio and deck, which will 

Yes – Although the addition 
is relatively large in scale, 
its placement over the 
existing floor plate, its 
continued utilization of first 
floor bearing studs 
(repaired or replaced when 
necessary), its replication of 
the roof structure and the 
added benefit of retaining 
and improving the 
accessory structure, the 
addition provides the 
necessary interior program 
improvements that are 
required for the continued 
primary use of the 
structure, a single-family 
residence.   
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need to maintain their 
minimum distances from the 
accessory structure (future 
ADU) and utilities and 
connections are located within 
areas that would limit 
alternative siting.   

Architectural Compatibility: strive to 
incorporate the distinctive 
architectural characteristics of the 
original structure such as: 

 window size and shape 

 exterior materials 

 roof style, pitch, material 

 finished floor height 

 color 

The original structure’s 
character defining exterior 
features and forms are 
represented by a hipped roof, 
one over one, single/double 
hung wood windows with 
decorative window sashes, and 
wide dimensioned wood 
siding. The addition will 
employ materials that are 
similar in appearance and 
texture. The applicant intends 
to retain as many of the 
original window opening as 
possible, particularly the 
windows on the eastern 
portion of the primary 
elevation (north-facing 
elevation), and the seven 
original windows and their 
openings along the east facing 
elevation. New window 
opening, frames, and sashes 
will be wood, and may 
replicate or have distinguishing 
muntin configurations.  

Yes – The alterations to 
exterior cladding, the 
retention of windows and 
window openings on the 
first story, the introduction 
of new windows, gable 
dormers and cladding at the 
second story, and the 
introduction of a new roof 
form and roofing materials 
are all compatible 
architectural features, and 
attempt to replicate color, 
dimension, and texture of 
historic materials while 
providing distinction for 
new materials. Further, the 
palette chosen by the 
applicant is consistent with 
both Bungalow and 
Mediterranean types 
houses.  

House Material Compatibility: should 
generally match the original material 
in texture and color.  

The proposed materials for the 
first floor include retaining as 
much of the wood siding as 
feasible, as well as the original 
wood windows on parts of the 
ease-facing elevation. 
Proposed exterior materials 
will be compatible with yet 

Yes – The architectural 
materials used in the 
proposed addition 
references many of the 
bungalow type elements 
that are seen in the existing 
structure. Existing 
horizontal wood siding is 
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distinct from existing siding, 
roofing, and windows in color 
and texture (See Attachment 
A, A017) 

retained on the first floor 
and new fiber cement 
siding on the second floor is 
proposed with a smooth 
finish, and in an 
appropriate earth tone, as 
well as vertically oriented 
to distinguish it from the 
original wood horizontal 
siding. This installation adds 
distinction and visually 
mitigated the scale of the 
second story.  

Windows: Windows in historic houses 
were generally wood sash . . . 
Windows in non-historic houses vary 
between wood and aluminum sash. 
An addition which differentiates 
between the new and old can have 
windows that are slightly different in 
appearance or of a different material. 
The general rhythm of window place 
(pattern of solid to void) and the size 
of the windows should complement 
the house.   

The applicant intends to retain 
the original windows and 
openings on the east side of 
the primary elevation, as well 
as those on the west facing 
elevation. The design and 
introduction of new windows 
and windows in dormers on 
the second story correspond to 
the distribution of the 
windows on the first level and 
offer a compatible solid to void 
relationship. The new windows 
are designated as wood 
windows, their final design and 
operation can accommodate 
either a compatible non-
muntin design, surface applied 
muntins, or tru-divided lights. 

Yes – the applicant is 
retaining the majority of 
original windows and 
window openings on the 
first floor. And committing 
to high quality, compatible 
wood windows throughout 
the remainder of the 
addition. Their material, 
size, dimension, and light 
design represent both a 
compatibility with the 
original windows and the 
opportunity to demonstrate 
distinction throughout the 
second story of the addition. 
The window openings and 
positions reference original 
openings and demonstrate 
a consistency in frequency 
and separation.  

Roof Pitch Consistency: important to 
maintain, whether an exact match or 
slightly different. 

The proposed addition does 
attempt to replicate the roofing 
type. The proposed structure 
features a hipped with a 
steeper than the original 
structure.  

Yes – Although here is a 
significant change in pitch 
the roof type remains the 
same. The applicant 
requires the pitch to relate 
to the interior program.  
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RECOMMENDATION: Staff recommends the Historic Preservation Commission conduct Design Review 
of the project and recommend approval of the Certificate of Appropriateness for the project to the 
Director of Development Services for final action, pursuant to Article 40, Section 33-790(b)(5). 

ATTACHMENTS: 

1. Project Plans including, floor plans, elevations, exiting and proposed materials, photographs and 
architectural context, and color and material samples  
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Original Layout: 11" x 17"
O'Brien Residence
721 E 5th Ave 
Escondido, CA 92025

10/31/2023

Scale:

O'brien Residence

O'Brien Residence
A000

Designer: Joseph Lucido

1
Rendered Elevation

APN
233-311-21-00

Address
721 E 5th Ave

Jurisdiction
City of Escondido

Zoning
R-1-6: Single-Family Residential

Land Use
U1: Urban I

Fire District
Escondido 

Flood Hazard
Area Of Minimal Flood Hazard

Front setback depth (feet)  15'-0"
Garage  20'-0"
Interior side setback width (feet)  5'-0"
Rear setback (feet) 20'-0"

1    An additional five (5) foot rear setback shall be 
provided for each building story over two (2) in height. 
Where the rear setback abuts a public alley, the setback 
may be measured from the centerline of the alley; 
however, in no event shall there be less than a five (5) 
foot setback from the edge of the alley.

PHASE 1

PHASE 2

Sec. 33-99. Front setback. 

Building height 35'-0"
Minimum distance between 
residence and accessory buildings 10'-0"
Maximum percent lot coverage by 40%
primary and accessory structures

Sec. 33-107. Building requirements, generally. 

PROPERTY 

ACCESSORY DWELLING UNIT 
HANDOUT , JANUARY 2020

Number One
Maximum Size 800 - 1,000 sf
Allowed
Min 150 sf
Garage Conversion 

(1) Conversion of legally established structures.
The conversion of legally established structures shall
require that the unit meet the provisions of this code.
Any legally established waivers or nonconformities
that existed when this section first went into effect
may continue, provided that in no manner shall such
waiver or nonconformity be expanded.

Scope of work: 
Convert an existing 360 sf garage into an ADU

Scope of work: 
Add a second story to existing 1,072 sf single family 
residence. The total habitable space will be 2,144 
Additionally, add cover deck and patio to rear of the home. 

City Of Escondido Planning Division 

Certificate of Appropriateness Submittal 

10/31/2023 RESUBMITTED

Existing Residence Style: Estimated California Bungalow

Year Built: Estimated 1983 /1939

Builder: San Diego Building & Remodeling Co

Sheet List

Sheet Name
Sheet

Number

O'brien Residence A000

Proposed Site Plan A001

Existing Site Plan A001.1

Existing First Floor A002

Proposed First Floor Plan A003

Proposed Second Floor Plan A004

Roof Plan A004.1

Existing Elevations A005

Existing Elevations A005.1

Exisiting & Proposed A006

North Elevation A007

West Elevation A008

South Elevation A009

East Elevation A010

3d A011

3d A012

3d A013

Site Context A015

Sheet List

Sheet Name
Sheet

Number

Existing & Proposed Elevation A016

Color & Materials Board A017

Section A018

Rendering A019

Rendering A020

Attachment 1
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Proposed Site Plan

O'Brien Residence
A001

Designer: Joseph Lucido

1" = 10'-0"
1

Site Plan

EXISTING SINGLE FAMILY RESIDENCE 1,072

PROPOSED SECOND STORY ADDITION  1,072
TOTAL 2,144 

PROPOSED ADU  360 SF 

PROPOSED PREFAB. POOL 8X20  

PROPOSED COVERED DECK AND PATIO 

EXISTING STUCTURE 
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STAFF REPORT 

 

November 16, 2023 

Agenda Item No.: 3 

REQUEST: PL23-0397 - A request to list the single-family residence at 730 S. Broadway on the City of 
Escondido’s Local Register of Historic Places, and execution of a Mills Act Contract to assist the owners 
with future preservation.  

 
PRESENTER: Alex Rangel, Assistant Planner I 
 
ZONING/LOCATION: R-1-6 (Single Family Residential)/ 730 S. Broadway (APN: 233-390-14-00)  
 
APPLICANTS: Julia Chambers & Edward Chambers 

BACKGROUND 

Local Register of Historic Places Listing: 

Article 40, Section 33-794 of the Escondido Zoning Code (“EZC”) identifies the process and criteria for 
listing historic resources on the City of Escondido’s Local Register. An application to list a property on the 
Local Register requires the Historic Preservation Commission to hold a public meeting to act on the 
request. City staff evaluate listing requests against the first seven criteria as outlined in Section 33-794(c) 
of the EZC. A listing request must meet at least two of the criteria to qualify for such listing. 

Mills Act Contract and Property Application: 

The Mills Act is a state law enabling owners of designated historic properties to enter into a preservation 
contract with their local legislative body and receive a substantial reduction in their property taxes. A 
property owner may apply for a Mills Act contract if their subject property is listed on the Local, State, or 
National Historic Register.  

The applicant requests the single-family residence located at 730 S. Broadway, more commonly referred 
to as the “Thurlow House”, be placed on the City’s Local Register of Historic Places, and enter into a Mills 
Act agreement. Application materials for this request are provided under Attachment 1 of this report. 
The applicant has also provided a Historic Resource Evaluation conducted by BSFA Environmental 
Services, provided under Attachment 2 of this report.  

The project site located at 730 S. Broadway (APN 233-390-14-00) is an approximately 10,000 square foot 
(“SF”) lot within the boundaries of the Old Escondido Neighborhood. The project site contains a 2,364 SF 
single-family residence constructed in the “Contemporary” architectural style, originally built by H.P. 
Wood Sr. and Monnie M. Wood in 1953. The original residence was developed as a 2-story home with a 
single car garage underneath the primary residence, and a 288 SF detached garage in the rear of the 
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property. In 1955, a 260 SF “all-purpose” room addition was constructed on top of the garage, with 
interior remodeling in 1992. No further significant improvements have been made to the primary 
structure, nor additions to the property.  

The Escondido Historic Society lists the property on Old Escondido West’s Walking Tour, item no. 11, as 
an example of a classic, mid-century home. In 2009, the Old Escondido Neighborhood’s Mother’s Day 
Home Tour showcased the “Thurlow House.”   

ANALYSIS 

Historic Research and Review: 

The applicant conducted historic research and data collection to support the criteria outlined in Section 
33-794(c) of the EZC. The California Department of Parks and Recreation (“DPR”) form provided under 
Attachment 2 details the results of the research and data collection. The DPR form includes historic 
background on the residence and property, provides descriptive information of the architectural style, 
and details interior and exterior historical aspects of the residence. Based on the information provided 
within the DPR and its preparation by a historic preservation professional, the DPR form substantiates 
the residence meeting the minimum listing criteria. Additionally, staff conducted a review of available 
planning, building, and construction records from the City of Escondido and San Diego County 
Assessor/Recorder/Clerk which are provided under Attachments 2 and 3. 

Local Register of Historic Places Listing: 

The current owners, Julia Chambers and Edward Chambers, request the property be placed on the City’s 
Local Register of Historic Places. Structural resources proposed for the local register shall be evaluated 
against criteria one through seven of Section 33-794(c) of the EZC, and must meet at least two of the 
criteria. Planning staff reviewed the provided research and documentation for the property, and 
conclude the property meets three of the seven required criteria to be placed on the Local Register, per 
Section 33-794(c) of the EZC, as discussed below: 

Criteria 2. Escondido building or buildings that embody distinguishing characteristics of an architectural 
type, specimen, or are representative of a recognized architect’s work and are not substantially altered.  

The residence is a notable example of a principal subtype of “Contemporary” architecture identified 
within the BSFA Historic Resource Evaluation Report, and within “A Field Guide to American Houses,” 
meeting several criteria listed for this specific architectural style. The property features a low-pitched 
roof, wide overhanging eaves, windows on gable ends, natural construction materials, a recessed entry 
door, and asymmetrical façade. As discussed in the BFSA report, the structure embodies six of the seven 
character-defining features associated with the “Contemporary” architectural style. Photographs of the 
residence and project site are provided within Attachment 2.  
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Criteria 5. Escondido historical resources that are fifty years old or have achieved historical significance 
within the past fifty years.  

Building permit records (Attachment 3) show the structure was originally constructed in 1953, making it 
70 years old.  

Criteria 6. Escondido historical resources that are an important key focal point in the visual quality or 
character of a neighborhood, street, area, or district.  

The Escondido History Center, in conjunction with the Old Escondido Neighborhood District, assert the 
home as architecturally significant within the Old Escondido Neighborhood. The Old Escondido West’s 
Walking Tour of notable homes showcases the residence. The Old Escondido Mother’s Day Tour 
showcased the residence in their 2009 tour.  

Mills Act Contract: 

A Mills Act contract is valid for a minimum of ten years, and is automatically renewed each year unless a 
notice of non-renewal is filed by the property owner. The terms of the contract require the property 
owner commit to maintaining the structure and surrounding property, as detailed in the Mills Act 
contract and its improvements schedule provided under Attachment 4. The contract requires the 
property owner to adhere to the Secretary of the Interior’s Standards for the listed improvements. City 
staff informed the property owner/applicant that all of the proposed modifications outlined in the Mills 
Act contract will require staff review at the time of the proposed improvement, to ensure compliance 
with the Mills Act agreement and the City’s Historic Preservation requirements.  

 
RECOMMENDATION: Staff recommends that the Historic Preservation Commission approve the listing 
of the property located at 730 S. Broadway on the City’s Local Register of Historic Places and 
recommend to City Council approval of a Mills Act contract for the property.   

ATTACHMENTS: 

1. Local Register, Mills Act Applications 
2. BFSA Historic Resource Evaluation Report 
3. City of Escondido Building Records 
4. Draft Mills Act Agreement 
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ATTACHMENT 1
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Old Escondido West  
Walking Tour 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This 1.5-mile, 1-hour tour begins and ends 
on the northwest corner of Broadway and 
5th. The homes along the way are privately 
owned; please respect the privacy of the 
residents and refrain from stepping onto 
private property unless invited. Photography 
is allowed from public spaces, but please 
ask permission before photographing 
people on private property.  There are no 
public restrooms or drinking fountains on 
the route. 

 This map is based on the OE East  
     Walking Tour found on the free 
Explore Escondido app that can  

be downloaded onto your mobile phone or 
tablet.  It provides additional, easily 
accessed information and photos related to 
each location, and alerts you when you have 
reached a site.   

Introduction 
  Escondido began as an agricultural 
community and the homes you will see on 
this tour range from somewhat large and 
ornate to small and modest; however, all 
were comfortable residences that housed 
Escondido's first families; doctors, bankers, 
homemakers, shop owners, barbers, and 
blacksmiths.  
  As in many towns around the country, the 
old area began to show its age in the 
second half of the 20th century. When a 
small group of determined homeowners and 
historic preservationists got together, they 
were able to have the area designated as 
the City's first Historic District in 1992. Since 
then, one by one, homes have been carefully 
re-stored and now show great strides in 
pride of ownership. 
   
 

 

1. 5th and Broadway, Central School 
Built in 1942, it is the oldest school still 
standing in Escondido. 
Proceed south to 6th 

2. 102 W. 6th Ave., Carmichael 
House A Craftsman-style bungalow, built in 
1923. Charles & Mina Carmichael owned a 
furniture store on Grand in the early 1900s. 
Cross 6th 

3. 105 W. 6th Ave., Churchill House 
Craftsman-style single-story bungalow, built 
in 1923 for Arthur and Mary Churchill. 
Second story added and modified to 
Colonial Revival style in the 1950s. 
Cross Broadway 

4. 103 E. 6th Ave., Hays House was 
built in 1922 by Hiram C. and Sarah Hays. It 
was designed to accommodate the owners' 
son, Joseph, who was restricted to a 
wheelchair. 

 
5. 115 E. 6th Ave, Chubbic House  
California Bungalow, built circa 1922 by 
Benjamin and Ella Chubbic and moved into 
its current location from 4th Ave. in May of 
2006. 
Continue east along 6th 

6. 161 E. 6th Ave., Kemper House 
Craftsman-style bungalow built in 1916 by 
Francis M. Kemper, a retired Methodist 
minister who went into the building and real 
estate business, building many homes in 
Escondido. 
Turn right onto Kalmia and head toward 7th 

7. 637 S. Kalmia St., Original horse 
rings can still be found in curbs in the 
historic area.  The rings along Kalmia 
secured horses ridden by parishioners 
attending St. Mary's Catholic Church, which 
was located on the slope across 7th 
Avenue. The attractive Craftsman-style 
house was built in 1910. 
Cross 7th and head west 
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8. 115 E. 7th Ave., Beers House 
Craftsman style, built in 1911 for Herbert W. 
Beers, president of the Escondido Hardware 
Company and one term member of the City 
Board of Trustees.  
Head west to the corner of 7th and 
Broadway 

 
9. 710 S. Broadway, Hick House Two-
story Italianate style Victorian was built in 
1887 by R.S. and Emeline Hick.  Mr. Hick 
was a former newspaper editor and attorney 
who also served as a Senator in Kansas 
1885 - 1886. 
Cross Broadway and head west on 7th 

10. 109 W. 7th Ave., Escher House 
Italianate style Victorian built by Leo and 
Caroline Escher in 1896.  Mr. Escher was a 
barber, who owned a barbershop on Grand. 
Return to Broadway to climb the hill or, if the 
hill on Broadway is too steep, continue along 
7th and pick up the tour at the Culp House, 
204 W. 8th 

11. 730 S. Broadway, Thurlow House 
Classic mid-century home in the American 
International style was built by Leavitt 
Thurlow, Jr.  and his wife, Peggy in 1953.  
The Thurlows survived the attack on Pearl 
Harbor in 1941 when Leavitt served in the 
Navy there. 
Continue south on Broadway, turn right on 
8th  

 
12. 128 W. 8th Ave., Marikle House  
Civic leader and real estate investor, John G. 
Marikle built this Colonial Revival house in 
early 1907.  Marikle also owned a mortuary 
on Kalmia off Grand and served as a 
volunteer fireman.  In the 1940s, the house 
was owned by Escondido’s first paid fire 
chief, Karl Peterson 
Walk back to Broadway, almost to the 
corner 
Tour continued on next page 
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OE East Walking Tour, 
continued  
13. 103 W. 8th Ave., Howell House 
Built in 1887 with Eastlake and Second 
Empire details by Henry Martin Voorhees. 
The house was later purchased by Zora 
Howell, part of a prominent pioneering 
family in 1940s.  
Turn right on Broadway and continue up the 
hill 

14. 831 S. Broadway, Haver House 
Behind the more recently installed wrought 
iron gate stands the mid-century modern 
house built by architect Ralph in the early 
1970s for his retirement. Haver was a prolific 
architect in Arizona from 1945 until the early 
1980s. 

Look across Broadway 

 

15. 828 S. Broadway, Stammer 
House  This Colonial Revival home was 
built by Carl and Adeline Stammer in 1909.  
The Stammers owned a local dairy. The 
house later purchased by City Council 
member William Kirk in in 1946 and former 
Mayor Alan Skuba in 1974. 
Look back across the street 

16. 101 Khayyam, Johnson House  
This Mid-century Ranch-style house was 
built in 1976 by local contractor Wallace S. 
Johnson. 
Head east and turn right onto Omar. Turn 
right onto 9th Avenue and head west to the 
intersection. CAREFULLY cross 9th and 
proceed south on Broadway to 10th and 
head west. 

17. 118 E. 10th Ave., Morris Brown 
House This California Bungalow was built 
in the late Craftsman style in 1920. C.O. 
Morris is known to have lived here in 1923 In 
1934, Thelma and George F. Schniepp lived 
here and George was a foreman at the 
Escondido Lemon Association. After the 
lemon packing house closed in 1960, 
Shniepp purchased the Hi-Fi Lounge at 905 
Valley Blvd.  
Continue west on 10th to the second house 
from the end of the block 

 
 

 
18. 146 W. 10th Ave., Hall House This 
Craftsman-style house, with Tudor-style 
elements, one of the largest houses in the 
Historic District, was built in 1910 for Fred 
Hall, vice president of the First National 
Bank, and his wife Helen. Sadly, Hall was 
murdered at his ranch east of town in 1923 
by a disgruntled customer who mistook him 
for another employee of the bank.  
Look across 5th 

19. 155 W. 10th Ave., Agnew House 
This Mediterranean Revival style home was 
built in 1928 by 32-year-old Carl Agnew and 
his wife Frieda, owners of ALA Lumber Co. 
In 1977, it was purchased by 19-year-old 
Michael Crews, later to become a major 
developer in the Escondido area; he and his 
wife Julie resided there for four years.  
Proceed west to the corner and look 
diagonally across the intersection 

20. 203 W. 10th Ave., Peterson 
House All exterior walls of this 1920s 
California bungalow are composed of blocks 
of Escondido granite, measuring up to 17'' 
thick.  An early owner was Karl Peterson, 
who served as Escondido's first paid Fire 
Chief. Another distinguished owner was Dr. 
Charles Schroeder, the father of the San 
Diego Wild Animal Park (now the Safari 
Park).  
Turn right onto Maple St. and head north 
past 9th to mid-block 

21. 820 S. Maple St., Morris House 
This one-level Prairie-style bungalow was 
built in 1925 by contractors Charles and Ed 
Morris for the father, James, who bought the 
land. 
Continue north on Maple, cross 8th and 
stop 

22. 158 W. 8th Ave., Boudinot 
House This Colonial Revival home, built c. 
1905, may have been built by F.E. Boudinot. 
In 1924, the house was sold to Theodore S. 
Higley, who owned it for only two years - 
just enough time for his daughter Ruth to 
meet her future husband; handsome young 
Martin Luther Culp Jr., who lived across 
Maple St.  
Look across Maple 

 
23. 204 W. 8th Ave., Culp House This 
Queen Anne-style house was built circa 
1890 by Martin Luther Culp, known as 
“Luther,” from Gettysburg, Pennsylvania.  
Culp also served the City of Escondido as 
City Marshal from 1910 - 1916.  
Head north to 7th and look across the street 

24. 221 W. 7th Ave., Former 
Emmanuel Faith Church  One of the 
largest churches in Escondido, Emmanuel 
Faith Community Church built the large 
sanctuary visible at mid-block in 1941. In 
1973, the congregation moved to a larger 
location where the church stands today, on 
17th at Encino.  
Head east on 7th 

25. 144 W. 7th Ave., Houghton 
House A Mediterranean-style bungalow.  
Willard and Venus Houghton purchased this 
newly built house in 1934. Willard owned 
and operated a feed business at 124 S. 
Broadway for many years.  
Return to Maple, head north to 6th, and 
head east to mid-block 

26. 134 W. 6th Ave., Jones-
Schmeltz House Built c. 1927 by William 
E. Jones, caretaker for the Mutual Water 
Company on land once owned by William 
and Mary Schmeltz, to be later owned again 
by Schmeltz family members.  
Continue east to Broadway and turn left to 
return to starting point at 5th and Broadway 
 
 
An Explore Escondido Walking Tour Map 

This map is provided by the 
Escondido History Center and the 

Old Escondido Historic District  
for personal use only. 

For more information, call 760-743-8207  
or visit www.escondidohistory.org  

or www.oldescondido.org 
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Chain of Title for 730 S. Broadway 

Year Date Grantor Grantee 
Est. 1953-
1955 

 H.P. Wood Sr. and Monnie M. Wood L.W. Thurlow and Virginia C. Thurlow 

1997 Aug 1 L.W. Thurlow and Virginia C. Thurlow Glen Vecchione 
2022 March 

3 
Glen Vecchione  Edward T Chambers and Julia D. 

Chambers 
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14010 Poway Road, Suite A, Poway, California  92064; Phone (858) 484-0915 

September 11, 2023 

Julia Chambers 
730 South Broadway 
Escondido, California  92025 

Subject:  Historic Resource Evaluation for the 730 South Broadway Project, City of Escondido, 
San Diego County, California (APN 233-390-14) 

Dear Ms. Chambers: 

BFSA Environmental Services, a Perennial Company (BFSA), has conducted a historical 
review of the residence located at 730 South Broadway, southeast of the intersection of East 7th 
Avenue and South Broadway in the city of Escondido, San Diego County, California.  The property 
is identified as Assessor’s Parcel Number (APN) 233-390-14.  On the U.S. Geological Survey 
(USGS) 1:24,000-scale (7.5-minute) Escondido, California topographic quadrangle map, the 
property is situated within Township 12 South, Range 2 West of the San Bernardino Baseline and 
Meridian.  The purpose of the study was to determine if the single-family residence and associated 
detached shed/garage structure located at 730 South Broadway are eligible for designation under 
City of Escondido eligibility criteria.  The scope of work for this historic resource assessment 
included: 

1) An intuitive survey of the property;
2) Review of building characteristics and an integrity evaluation; and
3) Preparation of this letter report to present an opinion regarding the potential historic

significance of the buildings on the property.

Field Survey 
BFSA Architectural Historian Irem Oz conducted a survey of the property on September 1, 

2023.  Preparation of architectural descriptions was conducted in the field and supplemented using 
photographic documentation.  Please see the attached Department of Parks and Recreation forms 
for a detailed description and evaluation of the residential structures.  

ATTACHMENT 2
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BFSA Environmental Services, a Perennial Company — Page 2 
 
 
 

Results of the Field Inspection 
The property currently includes a 1953 Contemporary-style, single-family residence and a 

1952-1953 detached shed/garage structure, which was constructed as a utilitarian building with no 
specific architectural design elements.  The buildings are currently owned by Julia and Edward 
Chambers.  Most neighboring properties are developed and consist of medium-density, single-
family residences to the west, east, south, and north.   

According to building permits, the Notice of Completion, and historic aerial photographs, 
construction of the residence located within the 730 South Broadway property was completed in 
1953 and construction of the detached shed/garage structure was completed between 1952 and 
1953, both by H. P. Wood Sr. and Monnie M. Wood.  The buildings, therefore, meet the minimum 
age threshold under the California Environmental Quality Act to qualify as historic buildings.  
Virginia Thurlow and Leavitt Thurlow Jr. were the first owners of the property.  Since its 
construction, the residence has been well preserved and has only undergone an alteration on its 
north end with the construction of an addition and the transformation of the porch into a sunroom.  
There is no indication that the detached shed/garage structure has undergone any alterations.  The 
mentioned alteration to the residence did not impact the overall integrity of the building.  Currently, 
the residence and the shed/garage structure retain integrity of location, design, materials, and 
workmanship. 

The residence was evaluated as eligible for designation under CRHR Criterion 3 and City 
of Escondido Criterion 2 as it is a representative and significant example of the Contemporary 
style.  The residence was constructed within the period of significance for the Contemporary style 
and possesses six of the seven identifying features of Contemporary-style construction with its 
low-pitched roof, widely overhanging eaves, windows on its gable ends, use of natural materials 
in its construction, recessed entry door, and asymmetrical facades.  It also retains a moderate level 
of integrity as it retains integrity of location, design, materials, and workmanship.  Furthermore, 
both the residence and the shed/garage structure are over 50 years old and have achieved historical 
status, which makes them eligible for designation under City of Escondido Criterion 5.  The 
residence was listed as a point of interest in the 12th Annual Old Escondido Mother’s Day Home 
Tour document and is considered an important key focal point in the visual quality and character 
of a neighborhood and, therefore, is eligible for designation under City of Escondido Criterion 7.      
 
Conclusion and Recommendations 

Both the residence and the shed/garage structure possess integrity of location, design, 
materials, and workmanship.  The residence is considered a representative example of the 
Contemporary style as it exhibits six out of seven character-defining features of the style.  
Therefore, the residence is eligible for designation under CRHR Criterion 3 and City of Escondido 
Criteria 2 and 5.  The residence was also listed as a point of interest in the 12th Annual Old 
Escondido Mother’s Day Home Tour document and is considered an important key focal point in 
the visual quality and character of a neighborhood and, therefore, is eligible for designation under 
City of Escondido Criterion 7.  The shed/garage structure at 730 South Broadway was not found 
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BFSA Environmental Services, a Perennial Company — Page 3 
 
 
 

to be architecturally or historically significant under any CRHR criteria and only meets City of 
Escondido Criterion 5 due to its historic age.   

Thank you for the opportunity to prepare this information for you.  Please let me know if 
you have any questions. 
 
Sincerely, 
 
 
 
 
Irem Oz 
Architectural Historian 
IO:sk 
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SUPPLEMENTAL SUBMITTAL 
REQUIREMENTS FOR  

730 SOUTH BROADWAY 
 

ESCONDIDO, CALIFORNIA 
 

APN 233-390-14 
 
 

Submitted to: 

City of Escondido 
201 North Broadway 

Escondido, California  92025 
 

 
Prepared for: 

Julia Chambers 
730 South Broadway 

Escondido, California  92025 
 

 
Prepared by: 

BFSA Environmental Services, 
a Perennial Company 

14010 Poway Road, Suite A 
Poway, California  92064 

 
  
 
 

September 11, 2023 
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DPR 523A (1/95) *Required information 
 

State of California  The Resources Agency  Primary #   
DEPARTMENT OF PARKS AND RECREATION  HRI #   
PRIMARY RECORD    Trinomial   
       NRHP Status Code 5S3 
    Other Listings  
 Review Code  Reviewer  Date   
Page     1 of 7 *Resource Name or #: 730 South Broadway  
P1.  Other Identifier: 

*P2.  Location:   Not for Publication     Unrestricted *a. County: San Diego 
and (P2b and P2c or P2d.  Attach a Location Map as necessary.) 

    *b.  USGS 7.5' Quad: Escondido, California Date: 1996  T 12 S  R 2 W;     M.D.  B.M. San Bernardino 
 c.  Address: 730 South Broadway City: Escondido Zip: 92025  
 d.  UTM:                             Zone:     mE/   mN (G.P.S.)  

e.  Other Locational Data: (e.g., parcel #, directions to resource, elevation, etc., as appropriate) The project is located within Assessor’s Parcel 
Number 233-390-14 within “The Southerly 200 feet of Lot 16 in Block 191, of Escondido, in the City of Escondido, County of San Diego, 
State of California, according to Map thereof No. 336, filed in the Office of the County Recorder of San Diego County, July 10, 1886, 
Excepting Therefrom the Southerly 102.34 feet thereof.” 

*P3a.  Description: (Describe resource and its major elements.  Include design, materials, condition, alterations, size, setting, and boundaries)  
According to building permits, the Notice of Completion, and historic aerial photographs, the residence and the detached shed/garage 

structure located within the 730 South Broadway property were constructed in 1953 and between 1952 and 1953, respectively (Times Advocate 
1952a, 1952b).  Published building permit notices indicate that the construction of the detached shed/garage structure began in 1952 and was likely 
finished in 1953 (Times Advocate 1952a).  The buildings were constructed by H. P. Wood Sr. and Monnie M. Wood.  The property currently includes 
the residence and the detached shed/garage structure located northeast of the residence. 

The property is separated from South Broadway by a bush fence.  The single-story residence is constructed on a slope with a partial 
basement used as an attached garage.  Since the building sits on a slope, the building appears to be two stories from the north and west views due to 
the elevation difference.  The building features a rectangular plan and a low-pitched cross-gabled roof covered with composite shingles.  The north 
end of the building, located above the basement garage, features a hipped roof.  The north end of the residence was added later, in 1956, and was 
used as a porch.  The porch was then enclosed between 1956 and 1964.  The roof has overhanging eaves and enclosed soffits.  The residence was 
constructed using standard frame construction on a concrete foundation.  The walls of the main level of the residence feature wood cladding.  The 
walls of the basement level are brick that has been painted light green.    

The main (west) façade of the residence faces South Broadway.  A driveway located on the north end of the property provides both car and 
pedestrian access to the residence.  A walkway branching off towards southeast from the driveway leads to the main entrance of the residence.  The 
main entrance of the residence is located at the center of the west façade, south of the projecting gable façade.  The projecting front gable and the 
recessed portion of the west façade closes the area in front of the main entrance door on its north and east sides, providing a semi-enclosed entrance 
porch.  The four-panel wood and glass main entrance door is located in the corner formed by the projecting front gable. (Continued on page 2.) 

 
*P3b.  Resource Attributes: (List attributes and codes)  
HP2. Single-family property 
*P4.  Resources Present: Building     Structure    Object   
 Site   District   Element of District   Other (Isolates, etc.) 
P5b.  Description of Photo: (View, date, accession #)  
West façade of the residence, 2023 
*P6.  Date Constructed/Age and Sources:  
1953/Notice of Completion (residence), 1952-1953/Building permits 
and historic aerial photographs (detached shed/garage structure)  
Historic Prehistoric Both 
*P7.  Owner and Address:   
Julia Chambers 
730 South Broadway 
Escondido, California  92025  
*P8.  Recorded by: (Name, affiliation, and address)   
Irem Oz 
BFSA Environmental Services, a Perennial Company 
14010 Poway Road, Suite A 
Poway, California  92064 
*P9.  Date Recorded: 9/11/23 

*P10.  Survey Type: (Describe) Historic Structure Evaluation 
*P11.  Report Citation: (Cite survey report and other sources, or enter “none”) None 
*Attachments: NONE  Location Map  Sketch Map  Continuation Sheet  Building, Structure, and Object Record 
Archaeological Record  District Record  Linear Feature Record  Milling Station Record  Rock Art Record 
Artifact Record  Photograph Record   Other (List): 

 
  

P5a.  Photo or Drawing  
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State of California — The Resources Agency Primary #   
DEPARTMENT OF PARKS AND RECREATION HRI #   
CONTINUATION SHEET Trinomial   
Page 2 of 7 *Resource Name or #: 730 South Broadway 
 
*Recorded by: Irem Oz          *Date: 9/11/23                        Continuation       Update 
 

DPR 523L (1/95)                                *Required information  
 

A jalousie window is located on the south façade of the projecting front gable, facing the main entrance door.  A large, horizontal wood-framed 
sliding window is located south of the main entrance door.  This window features a metal awning above.  The projecting front gable features two 
large, wood-framed picture windows located on either side of a tapered brick chimney.  The porch that was enclosed between 1956 and 1964 is 
located north of the projecting front gable.  This area is currently used as a sunroom.  A wood-framed sliding window is located on the north façade 
of the projecting front gable, facing the west façade of the sunroom.  The west façade of the sunroom features two wood-framed sliding window 
units.  The basement level is visible on the portion of the residence north of the external chimney.  Two wood-framed windows with wood shutters 
are located north of the brick chimney on the west and north façades of the projecting gable.  The area below the sunroom is used as a garage and 
features a wood overhead garage door. 

A wood and metal gate is attached to the northwest corner of the residence, providing access to the backyard.  The north façade of the 
residence features three wood-framed picture windows on the main level.  The basement level of this façade does not feature any elements.  The 
north end of the east façade exhibits both the main and basement levels.  The basement level features a wood and glass door and a wood-framed 
double-hung window.  The main floor level exhibits the east façade of the sunroom and features a wood-framed window unit consisting of two 
jalousie windows on either side of a picture window, a wood and glass door providing access to the 1956-1964 sunroom, and another wood-framed 
window unit consisting of a jalousie window and a picture window.  A small wood deck is attached in front of the door.  The access to this deck is 
provided through the backyard.  Due to the elevation difference within the property, access to the backyard is provided through a staircase attached to 
the east façade of the residence.  The rest of the east façade of the residence features a wood-framed picture window.  A wood pergola is attached to 
the residence on its east façade.  The south façade of the residence exhibits two wood-framed jalousie windows.   

The detached shed/garage structure located northeast of the residence is a simple rectangular building with a gable roof.  The roof exhibits 
overhanging eaves and exposed rafters and is covered with composite shingles.  The rafter ends are covered with a rake board.  The building was 
constructed using frame construction and features wood panel walls.  The west façade of this building features an overhead garage door.  A door is 
located on the east end of the north façade of the shed/garage structure.    
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State of California  The Resources Agency Primary #  
DEPARTMENT OF PARKS AND RECREATION HRI #  
BUILDING, STRUCTURE, AND OBJECT RECORD 
Page     3 of 7 *NRHP Status Code: 5S3 
 *Resource Name or #: 730 South Broadway 
B1. Historic Name: N/A 
B2. Common Name: N/A  
B3. Original Use: Residential B4.  Present Use: Residential 

*B5. Architectural Style: Contemporary 
*B6. Construction History: (Construction date, alterations, and date of alterations) Detached shed/garage structure constructed between 1952 and 

1953; residence constructed in 1953; addition constructed to the north end of the residence in 1956; porch converted into sunroom between 
1956 and 1964; and original crushed stone roof replaced with asbestos shingles in 1997. 

*B7. Moved? No    Yes    Unknown      Date: N/A       Original Location: N/A 
*B8. Related Features: None 
B9a.  Architect: Unknown                 b.  Builder: H. P. Wood Sr. and Monnie M. Wood 

*B10. Significance: Architecturally significant as it is a representative of the Contemporary style Theme: Contemporary Style Area: Escondido 
Period of Significance: 1953 Property Type: Residential Applicable Criteria: CRHR Criterion 3, City of Escondido Criteria 2 and 5 
(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Also address integrity.)      

The residence located at 730 South Broadway was constructed in 1953 when it was owned by Virginia Thurlow and Leavitt Thurlow Jr.  
Leavitt was born in 1912 in the Philippines and retired from the U.S. Navy.  He was a player for the University of Southern California’s football team 
between 1934 and 1936 and also played the part of a football player in the 1936 movie Rose Bowl (Old Escondido Historic District 2009).  His wife, 
Virginia Thurlow, was born in 1916 in Los Angeles.  They were living in Oahu, Hawaii, during World War II and survived the Pearl Harbor attack.  
They settled down in Escondido after the war (The Los Angeles Times 2015).  Although they were long-time residents of Escondido, they cannot be 
considered important persons that contributed to the development of the Escondido area.   

The residence is listed as a point of interest in the 12th Annual Old Escondido Mother’s Day Home Tour (Old Escondido Historic District 
2009).  The residence was constructed in the Contemporary style.  According to McAlester, the 
Contemporary style was still popular well into the 1990s (2015).  The construction of the 730 
South Broadway Avenue residence in 1953 falls within the period of significance for the 
Contemporary style according to McAlester’s definition (2015).  According to McAlester 
(2015), the Contemporary style was favored by American architects from 1945 to 1965.  The 
Contemporary style rejects the approach of the earlier styles that use decorative details on their 
exterior surfaces and is more concerned with the interior of the structures and the relationship 
between the interior and the exterior.  McAlester lists five principal subtypes for the 
Contemporary style: Front-Gabled Roof, Side-Gabled Roof, Gabled-Roof Variations, Butterfly 
and Slant Roofs, and Flat Roof subtypes.  The residence located at 730 South Broadway can be 
characterized as a Side-Gabled Roof subtype.   

According to McAlester (2015), there are seven “identifying” features of 
Contemporary construction: low-pitched gable roof (sometimes flat) with widely overhanging 
eaves, exposed roof beams, windows generally present in gable ends (or just below roof line in 
non-gabled façades), built with natural materials (wood, stone, brick or occasionally concrete 
block), broad expanse of uninterrupted wall surface typically on front façade, recessed entry 
door, and asymmetrical facades.  The 730 South Broadway residence possesses six of the seven 
identifying features of Contemporary-Style construction with its low-pitched roof, widely 
overhanging eaves, windows on its gable ends, use of natural materials in its construction, 
recessed entry door, and asymmetrical facades.   

Of the seven aspects of integrity, the residence was determined to retain integrity of location, design, materials, and workmanship (see the 
integrity evaluation on pages 4 to 6).  The following is an evaluation of the residence under California Register of Historical Resources (CRHR) criteria 
and City of Escondido Criteria:   

 
• CRHR Criteria 1 and 2 and City of Escondido Criteria 1 and 4 (persons and events): The residence was evaluated as ineligible for 

designation under CRHR Criteria 1 and 2 and City of Escondido Criteria 1 and 4 due to its lack of association with any significant persons 
or events.  (Continued on page 4.)   
 

B11. Additional Resource Attributes (List attributes and codes): None 
*B12. References: See page 6 
B13. Remarks: None   

*B14. Evaluator: Irem Oz 
*Date of Evaluation: 9/11/23 

 
DPR 523B (1/95)    *Required information 
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State of California – The Resources Agency  Primary #  
DEPARTMENT OF PARKS AND RECREATION  HRI#  

CONTINUATION SHEET  Trinomial  
Page 4 of 7 Resource Name or #:  730 South Broadway 
    
*Recorded by:  Irem Oz *Date:  9/11/23  Continuation  Update 

 

DPR 523L (1/95)  *Required information 

Continued from page 3. 
• CRHR Criterion 3 and City of Escondido Criterion 2 (architecture): The 730 South Broadway residence is a good example of the 

Contemporary style and retains integrity of design, materials, and workmanship and, therefore, is architecturally significant and is eligible 
for designation under CRHR Criterion 3 and City of Escondido Criterion 2.   

• City of Escondido Criterion 3 (connection with a business): The residence is not connected with a business or use that was once common 
but is now rare and, therefore, is not eligible for designation under City of Escondido Criterion 3.   

• City of Escondido Criterion 5 (age): The residence is over 50 years old and has achieved historical status, which makes it eligible for 
designation under City of Escondido Criterion 5.   

• City of Escondido Criterion 6 (materials): The residence is not a valuable example of the use of indigenous materials or craftsmanship, 
and therefore is not eligible for designation under City of Escondido Criterion 6. 

• City of Escondido Criterion 7 (landmark): As the residence was listed as a point of interest in the 12th Annual Old Escondido Mother’s 
Day Home Tour document, it is considered an important key focal point in the visual quality and character of a neighborhood and, therefore, 
is eligible for designation under City of Escondido Criterion 7. 

• City of Escondido Criterion 8 (uniqueness): The residence is not among the few remaining examples of an architectural style and, therefore, 
is not eligible for designation under City of Escondido Criterion 8.  

• City of Escondido Criteria 9, 10, and 11 (sign): There have not been any signs associated with the residence and, therefore, the building is 
not eligible for designation under City of Escondido Criteria 9, 10, and 11.   

• CRHR Criterion 4 (additional information): The residence was evaluated as not eligible for designation under CRHR Criterion 4 as it 
likely cannot yield any additional information about the history of Escondido or the state of California.   
 

In summary, the residence has been determined eligible for designation under CRHR Criterion 3 and City of Escondido Criteria 2, 5, 
and 7.   

The detached shed/garage structure located at 730 South Broadway was constructed between 1952 and 1953.  The shed/garage structure 
was constructed as a utilitarian building with no specific architectural design elements.  Of the seven aspects of integrity, the shed/garage structure 
was determined to retain integrity of location, design, materials, and workmanship (see integrity evaluation on page 4).  The shed/garage structure 
was evaluated as ineligible for designation under CRHR Criteria 1 and 2 and City of Escondido Criteria 1 and 4 due to its lack of association with 
any significant persons or events.  The structure is not considered a good example of any style, is not architecturally significant, was not constructed 
using indigenous materials, is not a valuable example of the use of indigenous materials or craftsmanship, is not an important key focal point in 
the visual quality and character of a neighborhood, and is not among the few remaining examples of an architectural style and, therefore, is not 
eligible for designation under CRHR Criterion 3 and City of Escondido Criteria 2, 6, 7, and 8.  The structure is over 50 years old and has achieved 
historical status, which makes it eligible for designation under City of Escondido Criterion 5.  There have not been any signs associated with the 
structure and, therefore, the building is not eligible for designation under City of Escondido Criteria 9, 10, and 11.  Further, the structure was 
evaluated as not eligible for designation under CRHR Criterion 4 as it likely cannot yield any additional information about the history of Escondido 
or the state of California. 
 
Integrity Analysis 

 
When evaluating a historic resource, integrity is the authenticity of the resource’s physical identity clearly indicated by the retention of 

characteristics that existed during its period of significance.  It is important to note that integrity is not the same as condition.  Integrity directly 
relates to the presence or absence of historic materials and character-defining features, while condition relates to the relative state of physical 
deterioration of the resource.  In most instances, integrity is more relevant to the significance of a resource than condition; however, if a resource 
is in such poor condition that original materials and features may no longer be salvageable, then the resource’s integrity may be adversely impacted.  
The seven aspects of integrity used in evaluating a historic resource are: 

 
1. Location is the place where a resource was constructed or where an event occurred.  
2. Design results from intentional decisions made during the conception and planning of a resource.  Design includes form, plan, space, 

structure, and style of a property.  
3. Setting applies to a physical environment, the character of a resource’s location, and a resource’s relationship to the surrounding area. 
4. Materials comprise the physical elements combined or deposited in a particular pattern or configuration to form a property.  
5. Workmanship consists of the physical evidence of crafts employed by a particular culture, people, or artisan, which includes traditional, 

vernacular, and high styles. 
6. Feeling relies upon present physical features of a property to convey and evoke an aesthetic or historic sense of past time and place. 
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State of California – The Resources Agency  Primary #  
DEPARTMENT OF PARKS AND RECREATION  HRI#  

CONTINUATION SHEET  Trinomial  
Page 5 of 7 Resource Name or #:  730 South Broadway 
    
*Recorded by:  Irem Oz *Date:  9/11/23  Continuation  Update 

 

DPR 523L (1/95)  *Required information 

7. Association directly links a property with a historic event, activity, or person of past time and place, and requires the presence of physical 
features to convey the property’s character. 

 
In order to assess each aspect of integrity when evaluating the residence at 730 South Broadway, the following steps were taken, as recommended 
in the National Register Bulletin: How to Apply the National Register Criteria for Evaluation (Andrus and Shrimpton 2002).  This review is based 
upon an evaluation of the integrity of the buildings followed by an assessment of distinctive characteristics. 

 
1. Integrity of location [refers to] the place where the historic property was constructed or the place where the historic event occurred 

(Andrus and Shrimpton 2002).  Integrity of location was assessed by reviewing historical records and aerial photographs in order to 
determine if the buildings had always existed at their present location or if they have been moved, rebuilt, or their footprint significantly 
altered.  The 730 South Broadway residence and detached shed/garage structure were constructed in 1953 and between 1952 and 1953, 
respectively, in their current locations and have not been moved or their location otherwise impacted in any way.  Therefore, the 
buildings retain integrity of location. 

2. Integrity of design [refers to] the combination of elements that create the form, plan, space, structure, and style of a property (Andrus 
and Shrimpton 2002).  Integrity of design was assessed by evaluating the spatial arrangement of the building and any unique architectural 
features present.  According to the building permits, the Notice of Completion, and historic aerial photographs, the residence and the 
shed/garage structure located within the 730 South Broadway property were constructed in 1953 and between 1952 and 1953, 
respectively.  The architects of the buildings are unknown, but the structures were constructed by H. P. Wood Sr. and Monnie M. Wood.  
The residence is constructed in the Contemporary style.  The shed/garage structure was constructed as a utilitarian building with no 
specific architectural design elements.  Modifications and alterations that the residence has undergone include: construction of an 
addition to the north end of the residence in 1956, conversion of the porch into sunroom between 1956 and 1964, and replacement of 
the original crushed stone roof with asbestos shingles in 1997 (Old Escondido Historic District 2009).  These modifications did not alter 
the original plan, space, overall form, structure, or design of the building, and the building still retains most of the primary and secondary 
character defining features of the Contemporary style such as strong gable roof forms, large windows, vertical wood siding, angular 
massing, and attached garage.  Therefore, the residence retains integrity of design. 

  
Research did not find any indication of changes applied that would alter the overall form, plan, space, structure, or style of the detached 
shed/garage structure since its initial construction.  Therefore, the detached shed/garage structure retains integrity of design. 

3. Integrity of setting [refers to] the physical environment of a historic property.  Setting includes elements such as topographic features, 
open space, viewshed, landscape, vegetation, and artificial features (Andrus and Shrimpton 2002).  Integrity of setting was assessed by 
inspecting the elements of the property, which include topographic features, open space, views, landscapes, vegetation, man-made 
features, and relationships between buildings and other features.  According to building permits, the Notice of Completion, and historic 
aerial photographs, the residence and the shed/garage structure located within the 730 South Broadway property were constructed in 
1953 and between 1952 and 1953, respectively.  The 1953 aerial photograph shows that the area around South Broadway was semi-
developed.  While the buildings north and south of the 730 South Broadway property had already been constructed, none of the buildings 
located east of the property were extant during this time.  Overall, the area consisted of low-density residential development.  By 1975, 
the Omar and Khayyam roads, branching off Broadway and located south and east of the property, were constructed.  Residential 
development was constructed around Omar Road, transforming the area into a medium-density residential zone.  By 1980, the 
development around the 730 South Broadway property was complete and the transformation of the semi-developed, low-density 
residential area into a developed middle-density residential area was completed.  Because the surrounding topographic features, open 
space, viewshed, landscape, vegetation, and artificial features have greatly changed due to new development since 1952, the 730 South 
Broadway property does not retain integrity of setting. 

4. Integrity of materials [refers to] 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 (Andrus and Shrimpton 2002).  Integrity of materials was assessed by 
determining the presence or absence of original building materials and the possible introduction of materials that may have altered the 
architectural design of the building.  According to building permits, the Notice of Completion, and historic aerial photographs, the 
residence and the detached shed/garage structure located within the 730 South Broadway property were constructed in 1953 and between 
1952 and 1953, respectively.  The architects of the buildings are unknown, but the structures were constructed by H. P. Wood Sr. and 
Monnie M. Wood.  The residence is constructed in the Contemporary style.  The shed was constructed as a utilitarian building with no 
specific architectural design elements.  Modifications and alterations that the residence has undergone include: construction of an 
addition to the north end of the residence in 1956, conversion of the porch into sunroom between 1956 and 1964, and replacement of 
the original crushed stone roof with asbestos shingles in 1997 (Old Escondido Historic District 2009).  While these modifications 
introduced new materials to the residence, especially where the former porch/current sunroom is located, these modifications are 
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reversible and did not result in the alteration of the form, plan, space, or structure of the building and, therefore, the residence retains 
integrity of materials. 

 
Research did not find any indication of changes applied that would have altered the overall materials, plan, space, structure, or style of 
the detached shed/garage structure since its initial construction.  Therefore, the shed/garage structure retains integrity of materials. 

5. Integrity of workmanship [refers to] the physical evidence of the labor and skill of a particular culture or people during any given 
period in history (Andrus and Shrimpton 2002).  Integrity of workmanship was assessed by evaluating the quality of the architectural 
features present.  According to building permits, the Notice of Completion, and historic aerial photographs, the residence and the 
detached shed/garage structure located within the 730 South Broadway property were constructed in 1953 and between 1952 and 1953, 
respectively.  The architects of the buildings are unknown, but the structures were constructed by H. P. Wood Sr. and Monnie M. Wood.  
The original workmanship demonstrated by the construction of the single-family residence and the detached shed/garage structure was 
average.  While the residence has undergone modifications that introduced new construction, the modifications did not negatively impact 
the overall initial workmanship.  Similarly, research did not find any indication of changes applied that would alter the overall materials, 
plan, space, structure, or style of the detached shed/garage structure since its initial construction.  Therefore, both the residence and the 
shed/garage structure retain integrity of workmanship. 

6. Integrity of feeling [refers to] a property’s expression of the aesthetic or historic sense of a particular period of time (Andrus and 
Shrimpton 2002).  Integrity of feeling was assessed by evaluating whether or not the resource’s features, in combination with its setting, 
convey a historic sense of the property during the period of construction.  As noted previously, the integrity of setting for the property 
has been lost due to the transformation of the originally semi-developed area into a medium-density residential neighborhood.  
Additionally, the landscaping east of the residence, which originally consisted of a dense collection of trees, was removed by 1963 and 
a new landscaping consisting of native plants and a fountain was designed in the 1970s.  These changes, along with the changes to the 
surrounding area, caused the property to lose its integrity of feeling.  Therefore, the property does not retain integrity of feeling. 

7. Integrity of association [refers to] the direct link between an important historic event or person and a historic property (Andrus and 
Shrimpton 2002).  Integrity of association was assessed by evaluating whether the building was ever directly associated with important 
events or individuals.  Historical research indicates that the residence and the detached shed/garage structure are not associated with any 
significant persons or events.  The single-family residence and the detached shed/garage have always been used as such.  None of the 
individuals who owned or lived at the property were found to be significant and no known important events occurred at the property.  
Therefore, the buildings have never possessed integrity of association. 

 
Of the seven aspects of integrity, the residence and the detached shed/garage structure were determined to retain integrity of location, design, 
materials, and workmanship.  The buildings no longer retain integrity of setting and feeling and never possessed integrity of association. 
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Scheduled Improvements: 

1. Replace rotting beams in front of the house above the garage 
2. Replace warping window frames on the house 
3. Paint the exterior of the house 
4. Replace damaged window glass panes on lever windows 
5. Replace cracked skylights (2) and framing 
6. Repair roof areas that leak and around skylights 
7. Repair and paint decorative gates attached to house 
8. Repair and paint rotting eaves 
9. Design and install decorative and stylistically appropriate screens for the newly upgraded 
electrical panels 
10. Install new exterior lighting that enhances the safety and appearance of the Thurlow house DRAFT
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STAFF REPORT 

 

November 16, 2023 

Agenda Item No.: 4 

REQUEST: PL23-0410 - Design Review for a 576 square foot detached garage to an existing single-family 
residential home  

PRESENTER: Alex Rangel, Assistant Planner I 

ZONING/LOCATION: On the north side of East 9th Avenue and the west side of South Hickory Street, 
addressed as 851 South Hickory Street (Assessor’s Parcel No. 233-411-24-00) within the R-1-6 Single 
Family-Residential Zone.   

APPLICANT: Tri Huynh 

PROJECT DESCRIPTION: 

The project includes a 576 square-foot detached garage to an existing 1,140 square foot, single-story, 
Ranch /” Convenience” style residence located at 851 S. Hickory Street. The garage will be located in the 
rear of the property with the primary entrance facing the alleyway. The garage door will be of steel 
construction, and secondary entrances will be of wood material. A sliding pane vinyl window is proposed 
in the rear of the garage. Stucco siding and roof shingling of the garage will match the color and materials 
of the primary residence to the extent possible.  

BACKGROUND: 

The property is located on an approximately 6,670 square foot lot within the boundaries of the Old 
Escondido Neighborhood Historic District.  The property contains a 1,140 square-foot single-story 
primary residence, a 400 square-foot detached two-car carport abutting the alleyway, and a 150 square 
foot detached shed to the rear of the property. Photographs of the project location and existing project 
site are attached (see Attachments 1 and 2).  

The property is not listed on the City of Escondido’s Historic Sites Inventory, and is not on the Local 
Register (Attachment 3). Construction of the primary residence began in 1957 at 1025 West Valley 
Parkway, and relocation of the residence to 851 South Hickory Street occurred in 1988 pursuant to Case 
No. 88-75-PPL. Construction of the existing accessory structures occurred alongside the relocation in 
1988, according to available Building Permit records and San Diego County Assessor data.   

Pursuant to Article 40, Section 33-798(e)(2) of the Escondido Zoning Code, the proposed project is subject 
to Design Review by the Historic Preservation Commission because the project is located within the Old 
Escondido Neighborhood historic district and the extent of the building addition qualifies as a “major 
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project.”  The Historic Preservation Commission acts in an advisory role to the Director of Development 
Services on this matter. 

ANALYSIS: 

Pursuant to Article 40, Sections 33-790 and 33-798, the proposed project requires the issuance of a 
Certificate of Appropriateness and is subject to the Design Guidelines for Homeowners of Historic 
Resources (design guidelines). Table 1 below details how the proposed project is consistent with the 
Design Guidelines section for residential additions. 

The Design Guidelines for Homeowners of Historic Resources do not have specific guidelines for the type 
of structure that is proposed for this Project. The guidelines in the table below have been adjusted to 
reference suitable guidelines which would apply the Project. 

Table 1 – Design Guideline Consistency for Non-Historic Structures in a Historic District 

Design Guideline Proposed  Project Consistency 

Site Planning: Additions should be 
carefully placed to minimize changes 
in the historic appearance of the 
house from the street. The placement 
of parking and additions should be 
placed to the side or rear of the 
property and should not obliterate 
the appearance of the house from the 
street. 

Proposed garage would be in 
the rear of the property, facing 
the alleyway.  

Yes.  

House Material Compatibility: should 
generally match the original material 
in texture and color.  

Proposed exterior materials of 
the garage to match those of 
the existing siding, roofing, and 
windows in color and texture 
(See Attachment 4) 

Yes. Primary visible 
materials will be of 
steel/wood construction. 
Vinyl window to the rear of 
the property is not visible 
from the public ROW. 

 
RECOMMENDATION: Staff recommends the Historic Preservation Commission conduct Design Review 
of the project and recommend approval of the Certificate of Appropriateness for the project to the 
Director of Development Services for final action, pursuant to Article 40, Section 33-790(b)(5). 

ATTACHMENTS: 

1. Aerial Image 
2. Site Photographs 
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3. Project Plans, including: Site Plans, Floor Plans, and Elevations 
4. Colors and Materials Samples 
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For the door located on the west side of the Garage: 

ATTACHMENT 4
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For the barn door: 
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Big Garage Door (Steel construction) 
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Window – Slider  
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Shingling:  
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Stucco: 
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STAFF REPORT 

 

November 14, 2023 

Agenda Item No.: 5 

REQUEST: Case No. PL23-0075 – Design Review for a Building Conversion to 2nd Story Residential Use 

PRESENTER: Jay Paul, Senior Planner 
 

LOCATION/ZONING: On the south side of West Grand Avenue, between S. Maple Street and S. 
Broadway addressed at 143-145 W. Grand Avenue (Assessor’s Parcel No. 233-062-02-00) within the 
Historic Downtown District (HD) of the Downtown Specific Plan (SPA 9).  

APPLICANT: Curtis Lively, Grand West Associates (Zadar LLC, Owner)  

PROJECT DESCRIPTION:  
 
The proposed project includes the conversion and remodel of a two-story commercial structure to 
accommodate four, two-bedroom apartment units on the second floor.  Unit sizes range from 816 square 
feet to 934 square feet. The project also includes redesign of the existing parking located along the alley 
to include six covered parking spaces, new trash enclosure, exterior stairway and 2nd-story 
landing/terrace to provide access to the units.    The windows on the alley-facing/rear elevation would 
be replaced with energy efficient units with a dark brown finish, and similar multi-pane design.  Access 
to the units would be from an interior hallway with a single exterior entry door from the 2nd-story 
terrace/landing.  The existing upper-story doors would be removed.  The rear of the building facade 
would include a stucco veneer and the entire building painted a light tan.  The proposed covered parking 
structure would function as an open space roof-type deck for the residents.  Metal tube-style railing 
would be installed along the new stairs, terrace/landing and parking/roof deck.  Exterior lighting fixtures 
would be installed along the rear elevation with a color finish to match the window/door color.  The 
upper story windows on the Grand Avenue facade are proposed to be replaced with new code compliant 
windows with a frame style and multiple frames similar to the existing windows. These new windows will 
function as emergency “rescue windows” to comply with Fire Department requirements. 

BACKGROUND:  

The subject 0.16-acre project site (50’ x 140’ parcel) is located within the Historic Downtown District and 
the existing two-story, rectangular-shaped, stucco-clad commercial building was constructed in 1920 in 
the “commercial vernacular” style, which is typified by a recessed facade, flat roof, and brick-like detail 
trim along the roof line.  The property contains an approximately 8,000 square foot two-story building 
(4,000 SF upper story) and paved parking area located on the south along a 20-foot-wide public alley.  
The first floor currently is occupied by a commercial tenant (The Grand Tea Room and Design MOE) and 
the upper floor is vacant.  The exterior of the building was previously altered in 1999 and a Certificate of 
Appropriateness was issued for the modifications, to include replacement of the storefront windows and 
construction of a new recessed wall and entry door under the second floor.  The second story of the 
building once housed Escondido’s first hospital.  Photographs of the project location and existing project 
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site are attached (see Attachment 1). The property is listed on the City of Escondido’s Historic Sites 
Inventory and also on the Local Register (Attachment 2).   

ANALYSIS:  

The Downtown Specific Plan requires design review and the issuance of a Certificate of Appropriateness 
to be considered by the Historic Preservation Commission because the property is listed on the Local 
Register.  The Historic Preservation Commission acts in an advisory role to the Director of Development 
Services on this matter.  The overall project will also require consideration by the Planning Commission 
and City Council at noticed public hearings as part of the proposed discretionary Master and Precise 
Development request for the proposed residential conversion. 

Table 1 – Design Guideline Consistency for Downtown Specific Plan – Section III 

Design Guideline Proposed  Project Consistency 

Site Planning: Historically significant 
facades and architectural features 
visible from the public ROW shall be 
preserved.  Replacement elements 
shall replicate the original elements 
as closely as possible in terms of 
materials, profile and detail.  
Structures proposed for adaptive re-
use shall retain the appearance of 
their original use. 
 

Proposed modifications 
primarily are focused on the 
rear/alley elevation to provide 
required parking, access to the 
upper-story units and open 
space opportunities.  The front 
elevation modification limited 
to new upper story windows 
and paint.   

Yes – although visible from 
the public right-of-way, the 
proposed 
modifications/building 
alterations have been 
designed to complement 
the historic appearance of 
the existing structure 
utilizing similar materials, 
window style and colors.  

 
RECOMMENDATION:  
 
Staff recommends the Historic Preservation Commission conduct Design Review of the project and 
recommend approval of the Certificate of Appropriateness for the project to the Director of 
Development Services, pursuant to the Downtown Specific Plan Figure VIII (Implementation and 
Administration). 

ATTACHMENTS: 

1. Location Map/Aerial 
2. Site Photographs 
3. Historic Resource Inventory Report 
4. Project Plans, including: Site Plans, Floor Plans, and Elevations 
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ATTACHMENT 1 

Project Location 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

143-145 W. Grand Avenue 

APN 233-062-02-00 
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ATTACHMENT 2 

Project Photos 
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ATTACHMENT 4 
Plans 
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  Existing 2nd floor layout 
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Proposed new units 2nd floor 
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