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Dear Mr. Lukosky:

This report presents the findings of a historical resources study of 31479 Avenue E, Yucaipa, San
Bernardino County, California. VantageOne Real Estate Investments retained Rincon Consultants, Inc.
(Rincon) to determine whether the subject property qualifies as a historical resource under the
California Environmental Quality Act (CEQA). The present study included background and archival
research and an intensive-level survey of the subject residence. All work was completed in compliance
with CEQA.

Methods

Archival and Background Research

Archival research was completed in May and June 2019 and focused on the review of a variety of
primary and secondary source materials relating to the history and development of the subject
residence and its surroundings. Sources included, but were not limited to, historic maps and
photographs, contemporary newspaper articles, and written histories of the area. The following is a list
of sources consulted in order to conduct research pertaining to the subject property.

= Building permits and other documentation on file at the City of Yucaipa, Building and Safety Division
and the County of San Bernardino, Land Uses Services Department

= Historic aerial photographs, USGS topographic maps, and city directory listings compiled by
Environmental Data Research (EDR), Inc.

= Historic aerial photographs accessed digitally via Nationwide Environmental Title Research (NETR)
Online, Inc. and the University of California, Santa Barbara Map & Imagery Lab

= Historic newspaper articles accessed digitally via newspapers.com

Intensive-Level Field Survey

Rincon conducted a historical resources field survey of the subject property on May 9, 2019. The survey
consisted of a visual inspection of all built environment features on the propertyto assess overall
condition and integrity, and to identify and document any potential character-defining features.
Observations were recorded using detailed notes and digital photographs. A residence and shop building
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were the only potential features. They were recorded and evaluated on California Department Parks and
Recreation (DPR) 523 series forms, which are included as an attachment.

Findings

The subject property consists of a single-family residence constructed in 1946 and a shop building
completed sometime between 1949 and 1953 (PIMS 2019; EDR 2019a). One story in height, the
residence features structural adobe-brick exterior walls and elements of the Spanish Revival
architectural style, including clay barrel tile roof cladding. Adjacent to the residence is the shop building,
which is of simple clay brick construction and exhibits no discernable architectural style. Parts of the
hillside immediately east of the residence are terraced with adobe- and clay-brick retaining walls.

In the 1850s, the family of John Dunlap acquired the subject property as part of a much larger tract of
ranch land (Cotterman et al. 2012). By the 1920s, it was included as a parcel of the Yucaipa Land
Company’s Dunlap Ranch Subdivision 5 (San Bernardino County Assessor-Recorder-Clerk 1923). Historic
aerial photographs and USGS topographical maps indicate the subject property remained undeveloped
until the subject residence was constructed in the mid-1940s. In the ensuing years, residential
development accelerated in the surrounding area, reflecting a wider housing boom in San Bernardino
(EDR 2019a, 2018b; Yucaipa Valley Historical Society 2019).

The adobe construction of the residence reflects a revival of adobe building methods among Southern
California architects in the mid-twentieth century. The development of mass-produced, water-resistant
adobe bricks in the 1930s allowed for the material’s widespread adoption, both as an alternative to
conventional building materials and in homage to local building traditions that predated the arrival of
Anglo-Americans in California starting in the 1840s. While the designs of postwar adobe residences most
commonly reflected the influences of Spanish- and indigenous-influenced architectural styles, they were
often executed in iterations the International, Ranch, and Minimal Traditional styles. In light of this,
postwar adobe residential design is better characterized by formal and structural characteristics,
including compact form, flexible floor plans, concrete supporting beams and lintels, and heavily
constructed, load-bearing walls built of stabilized adobe bricks (Calarco 2008).

Research conducted for this study did not identify the individuals responsible for the development
property, but ascertained that Elford and Marjorie Ransom Cummins were long-term owners and
occupants of the property, starting in 1951 (PIMS 2019). Elford operated an electronics repair shop from
the property. Marjorie was a painter and art teacher who was known locally and regionally for her work
(Redlands Daily Facts 1957-1975). The Cummins family retained ownership of the property at least as
late as 1980 (PIMS 2019). The City of Yucaipa incorporated in 1989, with the subject property situated
within the city corporate boundary.

The subject property does not appear eligible for listing in the National Register of Historic Places
(NRHP) or California Register of Historical Resources (CRHR). The property was developed amid the post-
World War Il residential expansion of San Bernardino County, but was not important to this or any other
event significant in local, state, or national history. It therefore does not appear eligible for listing under
NHRP Criterion A or CRHR Criterion 1. Although, the property was once part of Dunlap Ranch, the
buildings located on the parcel were developed at least two decades after the corresponding section of
the ranch was subdivided and bear no known associations with the Dunlap family. Marjorie Ransom
Cummins occupied the property with her husband Elford from 1951 until her death in 1978. Marjorie
earned some acclaim locally and regionally as a painter. However, available sources do not provide a
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scholarly perspective which suggests she is historically important within the context of art in the region,
state, or nation. No other known owner or occupant of the subject property has made important
historical contributions. As a result, the subject property does not appear eligible for listing under NRHP
Criterion B or CRHR Criterion 2. The subject property consists of a vernacular adobe residence and a
shop building with no discernable architectural style. While the residence may once have been an
example of an adobe house built in the Post-World War Il era, the application of concrete to the exterior
walls has significantly impaired its integrity of materials, design, workmanship, and feeling such that it is
no longer able to clearly represent this architectural type. The shop building is an undistinguished
ancillary building and does not embody the distinctive characteristics of a type, period, or method of
construction, represent the work of a master, or possess high artistic values. Therefore, the property
does not appear eligible for listing under NRHP Criterion C or CRHR Criterion 3. Because there is no
reason to believe that it may yield important information about prehistory or history, it does not appear
eligible for listing under NRHP Criterion D of CRHR Criterion 4. The subject property also does not appear
eligible as a contributor to any existing or potential historic district.

Please see the attached California DPR 523 series forms for further details.

Conclusions

As detailed above, the subject property was found ineligible for listing in the NRHP or CRHH. As such, it
does not qualify as a historical resource as defined by CEQA.

Should you have any questions concerning this study, please do not hesitate to contact any of the
undersigned.

Sincerely,
Rincon Consultants, Inc.

pusisin  SEE A

James Williams, MA Steven Treffers, MHP
Architectural Historian Senior Architectural Historian
Attachment:

California DPR 523 Series Forms
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State of California — The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI #

PRIMARY RECORD Trinomial
NRHP Status Code 6Z
Other Listings
Review Code Reviewer Date

Page 1 of 6 *Resource Name or #: 31479 Avenue E
P1. Other Identifier:

*P2. Location: O Notfor Publication ® Unrestricted *a. County: San Bernardino

*h. USGS 7.5' Quad: VYucaipa  Date: 1967 Township 2S, Range 2W, Section N/A S.B.B.M.
c. Address: 31479 Avenue E City:  Yucaipa Zip: 92373
d. UTM: Zone: mE/ mN (G.P.S.)

e. Other Locational Data: APN: 0300-192-08-0000

*P3a. Description:
The subject property consists of a single-family residence and shop building situated on an irregular-shaped 1.6-acre parcel. The vernacular adobe
residence is one story possesses a sprawling, irregular plan. It rises from a concrete foundation to culminate in a complex hipped and gabled roof
with clay barrel tiles. Plaster and broad expanses of non-original Portland cement sheathe the building’s adobe brick structure, some of which is
exposed, due to weathering. Scalloped vertical wood-plank siding appears in the gable ends. Windows display wood sashes in various
configurations. Primary entrances are located on the front facing east elevation, where the door types are obscured by metal security screens. The
building’s original front door is adjacent to the broad, stucco-clad external chimney. A secondary entrance is located at the south end of the building,
and is flanked by wood-sash sidelights and fixed, multi-pane picture windows. The materials and method of construction at this location suggest the
entryway is not original and may have replaced a garage door. A large, pent extension of the roof shelters a broad porch that runs most of the width
of the rear elevation. Due to the application of non-original plaster wall cladding and installation of a secondary entrance, the building presents as
highly altered.

Located east of the residence is the one-story shop building, which exhibits no discernable architectural style. The rectangular-plan building sits on a
concrete foundation and is capped with a flat roof clad in rolled composition material. Its walls are constructed of structural brick with a band of
scalloped vertical-plank cladding. The east-facing main elevation features a multi-section jalousie window adjacent to a set of glazed wood-panel
double doors. Additional fenestration includes horizontally sliding, aluminum-frame windows on the north and south elevations and a wood-panel
replacement door on the south elevation. A brick planter is located beneath the window on the main elevation.

The hillside in front of the residence is terraced, with retaining walls constructed alternately of adobe and conventional bricks. Some levels of the
terrace are planted with mature trees. A low, adobe-brick wall encloses a small lawn in front of the residence. Additional landscaping consists of
mature palms and trees and small shrubs. The remainder of the property consists of an unimproved hillside.

*P3b. Resource Attributes: HP2. Single family property; HP4. Ancillary building

*P4. Resources Present: B Building O Structure 0O Object O Site O District O Element of District O Other (Isolates, etc.)
P5b. Description of Photo:

Overview of 31479 Avenue E, with residence (left) and
shop building (right). Camera facing north.

P5a. Photo or Drawing

*P6. Date Constructed/Age and Sources:
W Historic O Prehistoric O Both

1946 (PIMS 2019); 1949-1953 (EDR 2019a)

*P7. Owner and Address:
N/A

*P8. Recorded by:
James Williams

Rincon Consultants

301 9th Street, Suite 109
Redlands, CA 92374

*P9. Date Recorded:
May 9, 2019

*P10. Survey Type:
Intensive pedestrian

*P11. Report Citation:
Williams, James, Lindsey Porras, and Steven Treffers. 2019. 31479 Avenue E Historical Resource Study, Yucaipa, San Bernardino County,
California. Prepared for VantageOne Real Estate Investments by Rincon Consultants, Inc.

*Attachments: O NONE m Location Map O Sketch Map B Continuation Sheet B Building, Structure, and Object Record
O Archaeological Record O District Record O Linear Feature Record O Milling Station Record O Rock Art Record
O Artifact Record O Photograph Record O Other (List):

DPR 523A (1/95) *Required information




State of California X Natural Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI#

LOCATION MAP Trinomial
Page2 of 6 *Resource Name or # 31479 Avenue E
*Map Name: Yucaipa *Scale: 1:24,000 *Date of map: 1967
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State of California X The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI#

BUILDING, STRUCTURE, AND OBJECT RECORD

*Resource Name or # 31479 Avenue E *NRHP Status Code 6Z
Page 3 of 6

B1. Historic Name: N/A

B2. Common Name: N/A

B3. Original Use: Residential B4. Present Use: Residential

*B5. Architectural Style: Vernacular

*B6. Construction History:

According to San Bernardino County property records, the residence was constructed in 1946. Alterations include the application of several
patches of cement to the exterior and the installation of a secondary entryway on the east elevation. Historic aerial photographs indicate the shop
building was constructed sometime between 1949 and 1953. Its secondary entry door was replaced in recent years.

*B7. Moved? H No O Yes O Unknown Date: N/A Original Location: N/A
*B8. Related Features: None
B9a. Architect: Unknown b. Builder: Unknown
*B10. Significance: Theme N/A Area N/A
Period of Significance N/A Property Type N/A Applicable Criteria N/A

The subject property consists of a single family residence constructed in 1946 and shop building constructed sometime between 1949 and 1953.
The property was once part of the Dunlap Ranch, named for the family of John Dunlap, who settled in the area in 1854. Dunlap and his heirs
engaged in various agricultural pursuits through the remainder of the nineteenth century (Cotterman et al. 2012). By the 1920s, the portion of the
ranch on which the subject property is located was subdivided by the Yucaipa Land Company (San Bernardino County Recorder 1923). Historic
aerial photographs and USGS topographical maps indicate the property remain undeveloped at least as late as 1938 (EDR 2019a, 2019b).

A year after the conclusion of World War II, the subject residence was developed in what was then the unincorporated community of Yucaipa.
Research conducted for the present study did not reveal the identity of any individual responsible for the construction of the residence. In the
years immediately following World War I, peach, plum, and walnut orchards still filled the area surrounding Yucaipa (YVHS 2019). However,
agricultural land increasingly gave way to residential development, as San Bernardino County grew with Southern California’s regional
population boom (YVHS 2019). Historic aerial photographs show that, in 1949, three years after the subject property was completed, much of the
surrounding area remained in use as orchards (EDR 2019a).

B11.  Additional Resource Attributes: N/A
*B12. References:

Ancestry.com. 2014. U.S., Social Security Death Index, 1935-2014 [database
on-line]. Provo, UT, USA: Ancestry.com Operations Inc.

Calarco, Dominic. 2008. “Modern Adobe: Preservation of Pre- and Post-
World War II Residential Construction in Southern California.” Master’s
thesis, Goucher College.

Cotterman, Cary D, Evelyn N. Chandler, and Robert Cunningham

2012 Cultural Resources Inventory and Evaluation for the Casa Blanca
Specific Plan, Yucaipa, San Bernardino County, California. Prepared for
Meridian Land Development Company by ECORP Consulting, Inc.
November.

Environmental Data Research (EDR), Inc. 2019a. The EDR Aerial Photo
Decade Package: 31479 Avenue E, Yucaipa, CA 92399. Inquiry Number:
5347105.31. June 28.

(See continuation sheet.)

B13. Remarks:
*B14. Evaluator: James Williams, Rincon Consultants
*Date of Evaluation: May 10, 2019

(This space reserved for official comments.)
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DPR 523B (9/2013) *Required information



State of California -- The Resources Agency Primary #

DEPARTMENT OF PARKS AND RECREATION HRI#

CONTINUATION SHEET Trinomial

Page 4 of 6 *Resource Name or # 31479 Avenue E

*Recorded by: James Williams, Rincon Consultants *Date: June 5,2019  MContinuation OUpdate

B10. Significance (continued):

The residence was constructed with adobe bricks amid a mid-twentieth-century revival of adobe residential construction in the U.S. Southwest.
Starting in the 1920s, several California-based architects, Clarence Cullimore chief among them, embraced new methods of design and
construction that emphasized structural rigor and modern conveniences, while retaining the “warmth... and beauty” of traditional adobe
construction methods. In the 1930s, the American Bitumals Company of San Francisco and the Madera-based Hans Sumpf Company pioneered
the mass production of the stabilized adobe brick, often sold under the trademark Bituadobe. Such bricks were distinguished by the addition of
emulsified asphalt to the traditional adobe admixture of earth and water, which gave the bricks a degree of waterproofing and durability not
present in traditional adobe. In the 1930s and 1940s, such publications as Sunset magazine and Arts and Architecture helped to popularize adobe
residential construction as an alternative to conventional methods. While the designs of postwar adobe residences most commonly reflected the
influences of Spanish- and indigenous-influenced architectural styles, they were often executed in iterations of the International, Ranch, and
Minimal Traditional styles. In light of this, postwar adobe residential design is better characterized by formal and structural characteristics,
including compact form, flexible floor plans, concrete supporting beams and lintels, and heavily constructed, load-bearing walls built of
stabilized adobe bricks (Calarco 2008).

Elford “Al” and Marjorie Ransom Cummins moved into the property by October 1951, when the Redlands Daily Facts reported their
housewarming party. Elford was electronics engineer who operated a television and radio repair service from the property. Marjorie was an artist
and art teacher whose Almar Studio was located on the subject property. A practitioner of what she called “esthetic realism,” Marjorie worked
primarily in oil and watercolor, producing landscapes, seascapes, and still life. She specialized in the depiction of flowers. Marjorie’s reputation
won her such local commissions as her hand-painted tilework for the Redlands Daily Facts building and an unspecified painting hung over the
circulation desk at A.K. Smiley Library in Redlands. Her work was also shown in exhibitions and contests throughout California (Redlands
Daily Facts var.; San Bernardino County Sun var.). Marjorie passed away in 1978 (Ancestry.com 2014). Research conducted for this study
suggests that, despite her local success, Marjorie completed no well-known works of art and did not instruct or otherwise influence any
important artists.

By 1959, Interstate 10 was constructed along the south boundary of the subject parcel. In the following decades, residential development
continued in the surrounding area (EDR 2019a). The property remained in the possession of the Cummins family at least as late as 1981 (PIMS
2019). Subsequent owners and occupants included Fred, Jeanette, and Gladys Bergon, Geraldine and Howard Morrow, Adella and Forrest
Greek, and Gudrun Strong (Pims 2019; EDR 2018c The City of Yucaipa incorporated in 1989, with the subject property situated within the city
corporate boundary.

The subject property does not appear eligible for listing in the National Register of Historic Places (NRHP) or California Register of Historical
Resources (CRHR). The property was developed amid the post-World War 11 residential expansion of San Bernardino County, but was not
important to this or any other event significant in local, state, or national history. It therefore does not appear eligible for listing under NHRP
Criterion A or CRHR Criterion 1. Although, the property was once part of Dunlap Ranch, the buildings located on the parcel were developed at
least two decades after the corresponding section of the ranch was subdivided and bear no known associations with the Dunlap family. Marjorie
Ransom Cummins occupied the property with her husband Elford from 1951 until her death in 1978. Marjorie earned some acclaim locally and
regionally as a painter. However, available sources do not provide a scholarly perspective which suggests she is historically important within the
context of art in the region, state, or nation. No other known owner or occupant of the subject property has made important historical
contributions. As a result, the subject property does not appear eligible for listing under NRHP Criterion B or CRHR Criterion 2. The subject
property consists of a vernacular adobe residence and a shop building with no discernable architectural style. While the residence may once have
been an example of an adobe house built in the Post-World War Il era, the application of concrete exterior wall cladding has impaired its
integrity of materials, design, workmanship, and feeling such that it is no longer able to clearly represent this architectural type. The shop
building is an undistinguished ancillary building and does not embody the distinctive characteristics of a type, period, or method of construction,
represent the work of a master, or possess high artistic values. Therefore, the property does not appear eligible for listing under NRHP Criterion
C or CRHR Criterion 3. Because there is no reason to believe that it may yield important information about prehistory or history, it does not
appear eligible for listing under NRHP Criterion D of CRHR Criterion 4. The subject property also does not appear eligible as a contributor to
any existing or potential historic district.

DPR 523L (1/95) *Required information
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B12. References (continued):
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P5a. Photographs (continued):

>
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Photograph 4. Shop building, north and east elevations. Camera facing south.
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