CITY OF SAN DIEGO HISTORICAL SITE BOARD REGISTER NO. 75

1. LOCATION DESCRIPTION 2. NAME OF SITE  JOHNSON-TAYLOR ADORE OF
Street No. southwest corner of Section 24, T RANCHO DE LOS PENASQUITOS

Legal Description 1k S, R 3 W on Rancho de los

Other |dentification PeE&SqUitOS - 3. OWNERSHIP DATA
Middle adobe of three on Rancho Penasquitos near 0 | CS tain G A h
eastern end of wvalley A aptain George A. Johnson

Present Trvin Kahn, Peniasquitos Association
Address 3232 Governor Way
San Diego, CA. 92122

4, FACTUAL DETAILS
Original Use ranch house

Present Use unoccupied; present owner plans to lease
Architect LOT restaurant use

Builder  HRAERSIA 5. PHYSICAL DETAILS
Date or Period 1860's Style Adobe Ranch Style
Other An unusually well preserved example of ourj No-of Stories 1

larger early adobe ranch house, in traditional | Well Construction adobe, 3 to I feet thick; some ad-
Mexican ranch style Condition ditions of frame construction

a; girgntly sound; some minor cracking; wooden
a,
£

6. OTHER COMMENTS there has been some work done
toward restaurant use; most obvious is creation o

arched doorways between major rooms (not in keeping
chne7 3 o
= g

tion on south is saggin
xterior g%nter%r

TEOS T a a3 e h |
7. SUMMARY: HISTORICAL SIGNIFICANCE AND NOTABLE FEATURES Significance lies in place of this ranch in locs
bistory, and the history of the man who built the house. It is also an example of our earliest
local architecture, of which so few remain. Property was originally part of a grant to Captain
Francisco Maria Ruiz. An heir, Diego Alvarado, sold an undivided half to Captain George Johnson
in 1869. Captain Johnson had married his daughter, Estafana in June, 1859. Evidence indicates
that Johnson built this adobe in the 1860's, probably the late 1860's, in the style of the Bandini
House, Estafana's home. Captain Johnson is credited with the establishment of navigation on the
Colorado River; his ferry business there won him his original fame. He served as an assenblyman
and a collector of customs. He formed a corporation to furnish the city and county with water,
which lasted 50 years. He improved the San Diego Harbor in 1876. He formed the original race
course at Del Mar. Colonel Jacob S. Taylor, who bought the ranch in 1882, converted it into one of
8. LOCATION MAP (Optional) 9. PHOTOGRAPH th€ showplaces of San Diego-

—\ J/

CRgex Tounson-TAvwer %
Ruiz~Alvarave Mounike
Avece Avecne

Rancto de los PENASGUITOS

voy MRLLNOILY T

——

10. TRANSMITTAL RECORD 11. NAME AND ADDRESS OF RECORD OWNER
Date Date Irvin Kahn, Penasquitos Assoc.

3232 Governor Way

Bldg. Insp. Site Owner San Diego, CA. 92122
Community Dev. Fire Dept.
Engineering Prks. & Pub. Bldg.

Planning

-

CcD-301 (2-71)



Al i pmniny 1 it et 5 et bty et

JOHNSON TAYLOR ADOBE.RANGH HOﬁSE:
HISTORIC STRUCTURE REPORT

Client:. _
County of San Diego
~San Diego, California

Prepared byz
GILBERT ARNOLD SANCHEZ
ARCHITECTS .  INC.

Project No. 8104

October 1, 1981



INTRODUCTION

In July 1981, Gil Sanchez, A.I.A., was
contracted to carry out a field investigation
and prepare an Historic Structure Report and

- Documents on the three main buildings of the

Johnson Taylor Adobe Ranch House.

This report also evaluates uses for the”
historic buildings and recommends a plan for
their restoration.
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BRIEF HISTORY

The Johnson Taylor adobe ranch house 1is
situated on land granted to Captain Francisco
Ruiz in 1823 and is the earliest land grant in
San Diego County. Rulz passed the land on to
the Alvarade family.

In 1859, George Alonzo Johnson married Estéfana
Alvarado and the land was transferred to his name.
It is believed Johnson began construction on his
first adobe building in 1862 and the second wing
soon after. In 1883 Col. Jacob Shell Taylor
took ownership and stocked the ranch with cattle
and race horsges and a citrus operation flour-
ished. Taylor made additions and turned the
ranch house into a hotel.

In 1910, Charles F. Mohnike bought the prop-.
erty and again stocked it with cattle. Mention :
is made of a fire in 1913, which probably destroyed
most of the south wing which shows in a ¢. 1890

" photograph as a sguare building with an ornate
- roof detall. Mohnike rebuilt after the flre,

addlng an adobe room to the south w1ng.

The ranch changed owners several times and
more additions were made to the house. In 1962,
it was purchased by Peflasquitos, Inc. In 1974,
the County of San Diego acquired the surrounding
canyon and the Johnson Taylor ranch house. The
land will be preserved as Rancho Pehasquitos
Regilonal Park and plans are underway to restore
the hlstorlc adobe ranch houses. :
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FIELD INVESTIGATTON PROCEDURES

A crew of three persons from the office of Gil
Sanchez, A.I.A., carried out a five day field in-
vestigation of the Johnson Taylor ranch house Aug-

-ust 3-7, 1981, The buildings and immediate grounds
were completely measured inside and out. All in-
terior and exterior walls, doors, windows, floors,
and cellings were photographed before any material

~was removed. Later, as ceiling, foundation, and
floors were opened up, these views were agaln
photographed and studied. The condition of adobe
walls and wood framing was photographed and inspec-
ted. The foundations were exposed, studied, and
photographed. Signs of insect infestation in wood
areas were noted. ' .

Samples of adobe block, mortar, and plaster
were taken from four rooms. Also, small samples
of celling wood, flooring, and wood trim were re-
moved for study under magnification to determine
original paint colors.

Flues in walls were investigated to determine
whether there were fireplaces or woodstoves. s
Roof framing and floor framing were looked at to
verify additions te the building.

Window types, wood trim, flooring, gypsum
~board, and wallpaper were all recorded in photo-
graphs and in drawings to record the building as
it existed in August 1981.

These findings were used to help construct a
possible chronology of the building. The photo-
graphs and measured drawings will also be used _
as reference material for the finished restoration.
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 CONSTRUCTION HISTORY

- This history of constructlon ig based on field inves-
tlgatlon carried out by Gil Sdnchez, Architect, A.I.A.,
historic photographs and research material provided by
Mary Ward, Research Historian, San Diego County, and
quite a few assumptions. There are many gaps in the
historical information available and more field work,
research, and archaeological investigation remains to
be done on the ranch house and its outlying buildings.

Five sheets of drawings at the end of thls section -
illustrate conqtructlon chronology.

There are few clues in the research as to who did
the actual work on the Johnson Taylor ranch houses.
While the unstabilized adobe walls, wood porches, and
angled window and door jambs have their origins with
Mex1can/Spanlsh builders, later additions—-redwood lattice-
work, bay window, roof trim--suggest the influence of
Yankee carpenters emulating a Victorian-American style. -

1861- From an increase in assessed valuation noted in
-1863, it appears that the first adobe building
was built sometime during the year of 1862, -
during Johnson's ownership. This original
building, the north wing (Building A) was
built with a stone foundation and two-feet-
thick adobe walls with a coat of mud plaster.
Square nails were found in the original tongue
and groove flooring, indicating it was built
at least before 1900 (sguare nails are a fre-
quently inaccurate indicator of age as they
were sometimes used years after the manufac-
ture of wire nails began in 1851). The thick-
ness of walls and style of door and window
Jamba are similar in style to other adobe
buildings built at this time. -

1867~ A survey map shows the west wing (Building B) in

' addition to Building & by this time. Because the

adobe block size in Building B ig different from
that in A, it is not likely they were bullt at
the same time. Also, there are differences in

JOHNSON TAYLOR ADOBE RANCH HOUSE (k.) 1 of 5



building helght floor framing, foundatlon type,
and door and window sizes. ,

1883— The third adobe (Building C) which again used a
different sized adobe block and type of founda-
tio6n was probably built later yet. The litho-
graph showing Rancho Pehasquitos as it appeared
in 1883 1 shows a small building to the south
which could be the west room of Building C. The
lithograph does err in 4its illustration of Buil-
ding A as it shows a door on its north side.
Field investigation ylelded no evidence that.

“there was ever a door there.

See Conditions #1 #2, and #3, Sheet 1 of j,\
at the end of thig section.

1883- The above mentioned lithograph depicts Building
: A with wood-frame additlons on both ends, but
without the now-existing bay window addition..
The redwood lath and plaster used in the wood
addition appears to be quite old and square
nails were used throughout this addition.
Several layers of paint and wallpaper indicate
the west room of this addition has undergone
gseveral remodelling endeavors. A frame wall
which divided the east end of Building A was
probably added at this time, as the ranch
house was described in 1883 as having fourteen
rooms., Wallace Elliott 2 describes the ranch
house: "The buildings consist of a large frame
and adobe house of fourteen rcoms, surrounded
by wide commodious porches, enclosed with green
lattice-work." Thus, it appears that Taylor,
the owner at this time, also constructed the
porches with lattice-work below the guard rail.

See Condition #4, Sheet 2 of 5.

1892~ - Knowledge of construction at this time is based
' primarily upon two photographs dated c. 1889
(Photographs #11363, 11363-1), which show the
southern wing (Building C) having a hip roof
topped by a Queen Anne detall. There appears
. to be a porch on the south side which is partially
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constructed, its outline just framed in at the .
- time the photograph was taken. A chimney is
~apparent midway in the west portion of the roof,

Also, a floor plan of the entire ranch house

found in the papers of H. T. Sandford 3, who

lived at the ranch from 1889-1895, shows Buil-
ding C to consist of two rooms, each 26°' x 13°,
and a porch connecting to the porech on Buil-
ding B. It can be hypothesized that a wood-
frame room was added to the existing two-feet
thick adobe walled room to the scuth. The roof
which shows in the photograph was built over.

both rooms. Sandford labels one room "old" .

(possibly the adobe portion) and one room “new"
{the wood addition of which there is no apparent

evidence due to a later fire).

See Condition #5, Sheet 3 or 5.

o :
1913- A quotation from Chase's book published in
1913 mentions a fire. "At the ranch-house we
found a squad of carpenters at work obliterating
the traces of a recent fire. The solid walls
of adobe were intact which was fortunate, since
the art of building such is now almost gone out
of mind among the native population.”

Field investigation uncovered charred floor
~joist plates in the south end of Bullding B.
The stone foundation is discolored in this
area, as from a fire, and the adobe blocks in
the south area of Building B and in the west
room of Bulldlng G are also discolored.

: If Bu11d1ng C dld 1ndeed, resemble Sandford ]
sketched floor plan, there is evidence that the
fire broke out in the area beneath the chimney
in what was then the kitchen and spread through -
Building C and into Building B. It is not
clear how much of Building B was involved in
the fire. Posgsibly the fire damaged the west
wall of Building C to the extent it needed to
be replaced, which would account for its differ-
_ o ence in size from the other three walls. The
-& ' - west wall is one foot thick~-the same size as
' - - the walls of .the later-added east room of the
Same building.
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Charles Mohnike, the owner at this time, did
construction after the fire, adding another
adobe room to Building C and possibly replacing
the west wall at the same time. The east

room has a concrete foundation, unlike the

west room, which rests on the soil., Probably
the concrete reservalr was buiit at this

time as it is apparent in a 1935 photograph.

A small wood-frame addition was built enlarging
the bathroom in Building A between the bay window
" addition and Building B. The wood panelling used
and bathroom fixtures are consistent with those
. used during that time period. .

See Condition #6, Sheet L or 5.

after .
1935~ There ig little documentation for construction
- changes during this time. - Investigation of the ..

existing building showed three rooms using simi-
lar building materials--a bathroom off Building
A, and a kitchen and a bathroom added to Building
B in the west porch area. They are of wood-frame
construction with an early-style gypsum board
covering interior walls and ceiling. As it is
known gypsum board came into use in California
in the early 1930's, it is likely they were con-
structed gometime after this, although photograph
#81 10306 dated c. 1935, shows no addition yet
in place. . ‘

See Condition #7, Sheet 4 of 5.

194.0- A kitchen, dining area, and bedroom were added
sometime during the 194C's and panelled with
knotty pine, a popular finish material of that
time. The fireplace at the south end of Building
B was cut through to lend access to the new

dining area added there.

A concrete buttress was added to the southwest
corner of Bulilding C sometime after 1935, as
it does not show in the photograph dated c. 1935.
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CONSTRUCTION CHRONOLOGY
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1960- Another owner cut archea in four of the 1nter10r

adobe walls of Building B.

See Condition‘#S, #9, & #10,

1981~  When the County of San Diego acquired the property

18.

in 1974, the ranch houses were roofed and plastered
for protection.  Plywood shutters and doors, where
necessary, were constructed to prevent access to
the house. A caretaker lives on the property and
uses Building C as a tack room, while Buildings

A and B remain locked.

FOOTNOTES

Elliott, Wallace W., lithograph from History of

San Bernardine and San Diego Counties, California,
883 Republished Rlver51de Museum Press, Rlver81de,

Callfornla, 1965

Elliott, Wallace W.

H. T. Sandford Papers at Rancho Peflasquitos, 1889-
1895, (unpublished}, San Diego Historical Society
Library and Manuscript Collection, San Diego, Callfornla.

Ghase, Smeaton, Galifornia Coagt Trails. Houghton
Mifflil’l & COn [} 1913» :

Historic information was also used from the National
Register of Historie Places Inventory--Nomination
Form prepared by Mary F. Ward, David H. Rehfeld,

and Mike Marshall, dated 3-12~81. Photographs, tax
records, and title records are from the San Diego

_Hlstorlcal Society Library and Manuscrlpt Collection, .-
San Diego, California. :

--prepared by Daryl Allen

GILBERT ARNOLD SANCHEZ
ARCHITECTS “INC.
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BEXISTING CONDITIONS

See Existing Condltlons Drawings for detalled
documentation.

Roof - All three buildings need new roofing.,

- Roof Framing - is in relatively good condltlonf

The rafters are spaced farther apart than
Uniform Building Code requires. Termite
infestation is present.

Ceiling Joists - are spaced farther apart than
Uniform Building Code requires, bui are
gsupporting the ceiling. '

Ceiling - is in good condition.  Is painted
with an oil-base paint. L |

Floor Framing - although it sits directly on
the soll, is in good condition. Some
termite infestation visible.

Adobe Wallg - appear to be in good condition.
There are no severecracks, except for east
wall, Building C. :

Stone Foundations - appear to be in good con-
dition. The fact that there are few
major cracks in the walls indicate founda-
tion has not failed., No water was found
in the foundation indicating good drainage.

Chimneys and Fireplaces - although in good

condition, will need to be reinforced.
Pireplaces should be tested for draw.

Doers and Window Frames - Some are in good
condition; some need to be replaced some
can be repalred

Plaster and Whltewash - 1g falling off, interior.

and exterior, due to lack of maintenance.

Termite Infestation is present throughout the building.

It is recommended all buildings be inspected by a

Licensed Termite Contractor during Restoration when the
bulldlng is opened up. _ :

JOHNSON TAYLOR ADOBE RANCH HOUSE | (5.)



September 29, 1981

Gilbert A. Sanchez, AIA N .
1571 Lincoln Ave. . o _ : " .
San Jose, Ca 95125 . . ' .

Re: John-Taylor Adobe Ranch House, San Diego, California.
Preliminary structural analysis & recommendations.
(Job #8128)

Dear Mr. Sanchez:

The following are the results of our analysis of the existing structures based

on dimensions and method of existing constructlon per your drawings 1 thru 7.
(Preliminary computations attached.)
1. Roof framing: iIn general, some strengthening to the existing framlng will be
' required. In addition, %" plywood sheathing over roof raiters
to act as horizontal diaphragm for lateral loads shall be added.
If exigting 1X planks are not to be put back (over new plywocod
sheathing}, 3/4% plywood shall be used instead since rafters
are spaced at 3’ 0.C.

A. Building A:

a. Additional 3%X4 @ 3¢ Q. Cﬂ shall be added to existing 2"X4" @ 3' 0.C.
roof rafters. :

b. Existing 3#X6" @ 3°-4" 0.C. roof rafters are adequate.

c. Existing ceiling joists are adequate. However, additional ceiling
joists (ties) shall be added to line with ends of roof rafters so taat
new tie connection can be made. This will require a total of 16-16
nails (8 from each side) at each end of each ceiling joist (ties) that.
is connected to a rafter end '

B. Building B: ‘

a. Additional 3X4's are reguired to make gpacing of roof rafters @ i6é* O0.C.
b. Existing 29x4" @ 24" roof rafters (south end) is adequate.
. Ceiling ties are required.. (see Building A similar)
- d. New 3X6 @ 6° O. C. shall be added to ex15t1ng 2"X6" @ 6' 0.C.
C. Building C:
' a. New 2X4 @ 4* 0.C. shall be added to ex1st1ng 2"X4% @ 4 0.C, roof
~ rafters. - : _ _
b. New 2X6 @ 24" celllng 301sts are requlred
€. Ceiling ties (using new 2X6 @ 24") are required. Use a total of B—lﬁd
- at each end of each .tie connecting to a rafter. '
D. Walkway cover: Existing 2"X4" and 2nXe® framlng are adequate. %Q%/ g:g

RE@ =z0-6l
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2. Floor framing: In general, existing floor framing dc not conform to required
code loadings. (Refer to later section on assumptions and basis
for analysis.) Furthermore, besidés structural- strength '
considerations, method of existing construction also does not
conform to "conventiohal® practices for similar structures, such’
as, "inadequate" crawl space and untreated timber over subgrade
were found. Based on structural strength, using "minimum®™
loading of 50 psf, new intermediate supports are required for.
all buildings where joist span exceeds 8'-0". It is our recom-
mendation that all new floor framing (dsing requ1red office
loading with the exception for the 2000 lbs. load at any point
requirement considering anticipated future use for these ’
buildings} shall replace the existing; namely, 5/8" T & G
plywood over 2XB @ 16" with maximum span of 11'-0%. Existing
iX planks may be put back over new plywood sheathing using
nominal nailing. A minimum of 18" clear between bottom of
joists and top of subgrade is recommended. ‘
3. Footings: Based on gravity loading only, the maximum soil pressure at the
base of the existing stone footings is around 1500 psf, which may be
considered reasonably adequate. However, new "footing® of other
methods of construction which can transfer lateral loads from the
base of all walls to the subgrade must be provided. Also, lateral
~analysis of exterior walls as shear wallg resulted with maximum
soils pressure around 2750 psf, which shall require verification
by a scils report.
Interior pads or cdntinuous foatlngs shall be added to limit new
floor jeist span to 11'~0" maximum (see Item 2).
Massive pads or other typezs of foundation such as drilled piers,
will be . required at interior “braced frame" shear walls. {see
also later section on lateral analysis) ‘
4, Strongbacklng of all existing adobe walls for seismic loading perpendicular
~ to the plane of the wall shall be provided. Vertical 8" steel channels
% o embedded into inside face of existing wall @ 6' spacings or similar method
y ' with new concrete columns may be used as strongbacks. They shall be anchored
to the concrete bond beam at top of the walls and at the new footings.
. 5. Lateral analysis of the existing structures required that: ‘
" A. A steel ceiling bracing system {(or similar method of strengthening) shall
be added to Buildings A & B. in addltlon to a new %" plywood sheathlng
diaphragm over the roof rafters.
; _ B. Continucus 12"X24" concrete bond beams (wlth no more than 8- #8 and #4
[ ties @ 24") shall be added over top of all the existing adobe walls.

l JOHNSON TAYLOR ADOBE RANCH HOUSE (6.) 2 of 5



-3

.. Interior steel frame shear walls (embedded in existing adobe wall) shali
be added, one at Building A, & two at Building B (none for Building C).
"Massive" footing pads are required for resisting overturning at these
walls. (Assume (2) 10°X10'X2'-6" deep footings for estimating .purposes.)

. Or, other means. such as drilled concrete piers may be used upon verlflcatlon'

of a soils report.

D. Key plans

Concrete bond beams (typlcal)

'Interidr steel frame
shear walls {(“massive"
footings required) .

Aﬁf

steel rods (typical)
& TS 5X5Xk struts

Concrete bond *"*’ffg/rf
beams (typica;;mhf&\‘\\i\
_ _ \

Concrete bond beams (typical)

A

: {Bldg. C)
All pertlnent features of Items 1 thru 5 as listed above are further
- marked on typical building sections (see attached).

" g

g g

aay
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it is indicated on your sketches that many timber membérs of the existing
framing were "damaged”. All such "damaged" members shall be replaced with

a new one. Thus:

Existing "damaged" - New to replace‘existing
{net dimensions) ‘ {nomindl sizes) -
3rx6" —— 4X6

AY &4 3X4
29X6" — 3X6

2 uxs i - 3x8

. Assumptions and basis for analysis:
1. Roof live load = 16 psf (sloped 4 in 12 or steeper)
2. Floor live load = 50 psf
Partition load = 20 psf ‘
Maximum concentrated lecad allowed = 400 lbs. {This may has to be posted and
upon variance from building code requirements for office loading.)
Note: Based on intended use and area of bulldlng, we feel that the above
loading conditions are adeguate.
Wind load = 15 psf (do not govern analysis)
Seismic zone 4 (V=0.186 W}
Soils pressure (to be verified per scils report).
. Adobe strength (also from testlng results dated September 4, 1981 by
Testing And Controls.) .
A. Compressive strength = 30 psi
B. Shear strength = 4 psi
7. Timber strength: fb 1250 psi ED F. No.2 or better)
Basically, we are recdémmending that the uniform building code 1979 edition be
used as the basis for analysis and design. Although the *California Historic
Building Code® does allow a reduction of seismic loading requirements for
"historic® buildings, based upon the anticipated "office use" and accessability

U W

"to the general public, we do not recommend the use of "Historic Code" (or

reduction of seismic design load requirements). . It is our experience for
similar projects that such use of the "Historic Code™: must also receive approval
from the local building official.
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For most of our restering projects, we also recommend the following:
1. A termite and pest control report & study be done on all existing construction.

2. A soils report to verify assumed values and furnish criterias for new

construction. : _
3. Inspection by a registered timber ingpector to identify and locate *damaged”
existing timber members and to verify existing lumber grade and stress values,

This study and report are preliminary and for rough cost estimating purposes
only. Many details still need to be worked ocut during the working drawing
stage. However, the scheme and method of restoration have been outlined above.

'Please do not hesitate to call me for any other information that we can furnish.

Sincerely yours,
=y
\

\MM
Kenneth H. C. ¥uen' 3
R.3.E, 1755
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ADOBE BLOCK, MORTAR, AND PLASTER ANALYSIS

Dimensions of sample adobe blocks are as follows:

¥ Bldg. A. 11" x bv x 1'4n
Bldg. B. ' 12" x 3-33" x 1*10"
Bldg. C. 124" x 34" x 1'8"

(west room) ' .

Bldgn c. : 10%" X B%W_' x 1°'8"
(east room) .

The Tour samples of adobe block were tested Tfor.

" compression (two readings each block). See Testing R

and Controls Report.

Bldg. A. 257, 280 PSI {pounds per

_ _ square inch)
Bldg. B. 305, 383 PsI : :

Bidg. C. , 335, 365 PSI
_(west TOOm) _ :

Bldg. C. 331, 342 PSI
(east room) .

Adobe block material was analyzed for percentages
of gravel, sand, silt, and clay. _

Samples-of plaster from all three buildings were
tested for composition. All three samples were
composed of lime,'cement, and gand.

Although the laboratory was unable to determine -
the presence of a stabilizing material in the four
block samples, compression testing indicates strengths
typical of unstabilized block material. It appears
that all three buildings were bullt with unstabilized
adobe block and mortar, and plastered with a lime/
cement/sand plaster. Building A has a first coat of .

~mud plast_ere

 JOHNSON TAYLOR ADOBE RANCH HOUSE (7.) 1 of 3
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Testing and Controls

" OP.Q. Box Y8 . 415 Fuirchild Drive * Mountain View, CA 94042 « {415) 967-6982

File No, T1800-M0Z
Lab, No. 514471
September 4, 1981

Cilbert Sanchez, A, T A,
1571 Lincoln Avenva’

- San Jose, CA 935125

Attention: Mr, Gilbert,Sanchez‘

Eroject: San Diego Mission

Subject: LABORATORY TEST RESULTS

Gentlemen: _
On-August-ll,'i981;'materials to be used at the subject project
were delivered to our laboratory by our representative, The

materials were identified and tested as shown below,

Summary of Test Resulfs

A, Compression Tests - Adobe brick

Building Dimensions, Area Compressive

Number . Inches Sg. In, Strength, P .S, I,
A-A 6.9 % 3.5 24,15 257
A-B 7.1 x 3,9 27,869 280
B-A 6.8 x 3,5 23,80 305
B-B - 6,1x3,0. 18, 30 383
Cl-A 6.3 x3,2 20,16 335
C1-B 5.8 x 3,0 17,40 365
L C2-A 8.2 x 4,0 32,81 S 331
c2-8 7.8 x3.9 30,42 342

" B. Plaster Composition

Sample o | . Composition,

Number . _ | Percent by Weightﬂ;
North wall - Room A-4 ~ 2.8% Lime
Interior plaster o - 8,7% Cement

- 88,57 Sand @@@Eg@ﬁ@ |
 DATE ?/%?Z%/ |
ov__ B A—
GHELKE ARNOLD SANCHEZ, AIA

— - . | C@ed- &
JOHNSON TAYLOR ADOBE RANCH HOUSE - (7.) 2 of 3 /T ADrEE
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Sample |
Number

CLG -

- Inter

Beside
Exter

c-1
ior plaster

door =~ B-l
ior plaster

Sample

Number

Bldg,
Bldg.
Bldg,
Bldg,

- Bldg,
- Bldg,

Bldg,
‘D, Sp

A - Block

B = Block
C-1-Block
C-2-Block
B~Room CmMoftar

C-2 Interior wall
Mortay

B Near door Plaster

ecific Gravity Test

€. long Hydrometer (ASTM D422~ 63) _
Percentage

File No. T1800-MO2
Lab, No, 514471
September r, 1981

Composition,
Percent by Weight -

10,0% Lime
10,07 Cement
80.0% 3Sand

0.0% Lime
2,6% Cement
97.4% Sand

Gravel Sand Silt Clay‘
2.2 62.8 27,0 8.0
12.8  65.2 17.5 4.5
1.4 59,6 28,0 11,0
5,9 62,1 24,0 8,0
1.6 71.4 24,0 3,0
4,5 58,5 29,0 8,0
0.0 57.0

35.¢ 8.0

Combined sample - Specific gravity - 2,61

Note:

1, The Long Hydrometer test requires the Spec1flc grav1ty
of the material in order to calculate the percentages
of the grain sizes based on the M,I,T, Classification,

-2, Refer to the attached fcrms for graln size and sieve

'DZ:eb

~analysis,

Fnclosure

Copies:

Mr, wanchez 2y

JOHNSON TAYLOR ADOBE RANCH HOUSE

Reepectfully Sﬁbmitted,

TESTING AND CONTRG

WP ’_Bumb
Denny Zuéil

{(7.) 3 of 3



PRESERVATION OBJECTIVES AND RATIONALE

" We recommend using a broad interpretive period
(1880 s through 1920's) as a guide for restoration
in order to optlmally maintain the inmtegrity of the
existing ranch buildings. _

Several factors support this recommendation.,

First, the buildings themselves were apparently,
never typical Mexican adobes, but a blend of adecbe
and Victorian-influenced wood additions. Thug,
they do not easily lend themselves to a "strict"
period restoration. .

Secondly, there is a paucity of detailed histor-
ical information pertaining to the actual buildings,
such as first-hand accounts from people who construc-
ted, visited, or used the bulldlngs, or interior
photographs. WMany restoration decisions would have
to be assumptions. 1f a speelflc time perlod were
chosen.

And finally, there are the problems of demo-
lition. If 1867 were chosen as a date for restor-
ation, then the early wood additions, themselves
historic and in fairly good conditien, would have
to be removed. If 1883 were selected, there is
little material to use as a guide--only a single
lithograph. If 1890 were selected, reconstruction

'_of the south wing wcod addition would be based

gsclely upon two distant photographs and an unsub-
stantiated floor plan sketch. And the now existing
east adobe room would have to be demolished because
it was built after 1912.

It seems more practical to maintain the bulldlngs
ags fine examples of Mexican-style adobes from the
American Periocd which have evolved into turneofﬁ
the~century ranch houses.

Because we feel the 1930's and 1940's wood-frame
additions detract from this concept, we recommend
removing them. We recommend not reconstructing the
1890's wood addition due to lack of documentation,
and, using a broad interpretive period, Building C
could be kXept intact and restored as it now exists.

JOHNSON TAYLOR ADOBE RANCH HOUSE - (B.) 1 of 2



The restoralion we propose counists of three
adobe WLngs with the earliest wood-frame additions
intact. A wood porch spans the length of Bulldlng
B on the west and south sides, and wood porches
connect all three buildings on the courtyard side.
Buildings can be kept white and roofed with wood
shingles. Planters and fountain in the center
of the courtyard would be refurbished.

All historic material--wood trim, ceilings,
window frames, doors, etc.--gshould be repaired
and preserved wherever possible. Chimneys and
fireplaces should be restored and woodstoves |
replaced in Building A where possible.

Several historic accounts refer to the ranch
house by the name of the ranch, Los Penasqultos. .
If further research agrees with this, it is suggested
the restoration take the name used -during the .
interpretive period--Los Pefasquitos ranch house,
rather than Johnson Taylor ranch house. o

See Proposed Restoration Perspective Drawing.

Summary of Recommendations

1. Restore the buildings as examples of American
Period adobes from the 1860°'s evolving into
turn-~of-the-century ranch houses. :

2, Remove only -additions added later than 1920's.

3. Reconstruct wood porches as they are shown in
the ¢. 1890 photograph.

4. Restoré all historic material--doors, window
frames, wood trim, etc.--and keep in place.
wherever possible.

e
™

5. Refurbish courtyard_with appropriate landscaping.

6. _Resume using name I.os Pehasguitos Ranch House,
- rather than Johnson Taylor. _

! | © JOHNSON TAYLOR ADOBE RANCH HOUSE ; (8.) 2 of 2
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EVALUATION OF POTENTIAL USES AND RECOMMENDATIONS

Three areas of poctential use will be discussed: .
(1) museunm, (2) adaptive use--light-occupancy offices,
(3) adaptive use--community center, publlc library,
or restaurant.

(1)  Museum: The ranch certainly has potential
to be developed as a museum as it possesses
a coloxful history .as a working ranch and,
at one time, a-hotel. While it is not a
classic piece &f architecture, it is an.
invaluable building to communicate to future
generations an idea of how some people lived

during the late 1800's and 1900's.

Advantages: high educational value; possibly
less structural reinforcement, therefore
less cost, if net all parts of the building .
were occupled; portable toilets could be
located outside requiring less alteratlon
to existing wallsa

Dlsadvantages= compiling enough research te
create an authentic restoration: high impact
on buildings and area (parking, traffic,
heavy public use, security, etc.)

(2) Adaptive use--light-occupancy offices: The ranch
houges lend themselves well to being used as
offices and/or research llbrary.

Advantages: preserving historic bulldlngs
while generating revenue; low impact upon
bulldlng and site if number of employees
is relatively small.

Disadvantagess alteration of interior structure
if offices have special needs; public occu-
pancy, therefore, maximum structural rein-
forcement.

(3) Adaptive usé--community center, public 1ibrary,
or restaurant: The impact of heavy public use
on buildings and site must be carefully considered.

JOHNSON TAYLOR ADOBE RANCH HOUSE ' (9.) 1 of 1



Advantagess maximum amount of public exposure to
an historic building; revenue producing.

Disadvantages: greatest amount of alteration
to existing building (any of the previous
listed public uses would probably involve -
installing a modern kitchen); greatest
impact to-gite and structure (parking,
traffic, delivery routes for restaurant);
heaviest security requirements; maximum
structural reinforcement.

OQur recommendation:

We feel the basic integrity of the buildings and
appearance of the site can be maintained while using
the buildings as llght occupancy offices.

The buildings can be adapted to comfortable Offlce
space without removing existing walls, as there is.
a variety of room sizes within the adobe buildings.

Modern conveniences (heating, lighting, toilets,

security, etc.) can be installed inconspicuously
and in keeping with the interpretive period.

Ideally, groups or organizations would be selected
for occupancy who are not only sensitive te historic
buildings, but who could, in some way, enhance the
public's knowledge and enjoyment of the park (such
as leading nature walks, education programs, etc.)

It is recommended asphalt parklng areas be kept
to a minimum and outside the view from historic
bulldlngs. _ :

JOHNSON TAYLOR ADOBE RANCH HOUSE | ©(9.) 2 of 2



PRELIMINARY'OUTLINE SPECIFICATION AND CONSTRUCTION
COST ESTIMATE .

Please note: This estimate was prepared without a
determined use of buildings. Cost may change after
use has been determined.

1. General Regulrements

Shack/phone

Rental equipment

Temporary services

Temporary toilet unit

Trash removal and cleanup _
Bonding/insurances ‘ , R :
Building permit fees - : -~ $20,000.00

2. Site Work

Scarification of existing road.

Asphalt paving: 3" asphalt, 6” rock .basge.
(Parking area and road to Black Mtn. Rd:
new 12° wide single land road w/periodic .
turnouts. Parking lot: assume 15 cars
x 350 s.f./car = 5,250 s.f. parking area)

Note: Soils report shall be required to
establish asphalt paving and rock bage.

| T $85,000.00
Site scarification/decomposed granite
septic tank and leach field : - $20,000.00
Landscaping : | ’ $15,000.00‘

3. Building Removal/Demolition

Remove construction after 1920 on west
‘ and south sides of Bldg. B, bathroom on
“r : south side of Bldg. A., porch enclosure
' - south side Bldg. C. :

U gy, s, puame, | geny, gwent,  geans gesly | BRS0N,  parewy  eakf | feaas ey

;o _ Remove exmstlng floorlng (save} and damaged
¥ : floor joists.

g Remove soil within foundatlon area to a depth
f _ of 2' 0 below floor joists.

Remove T & G ceiling wood (save).
Remove damaged ceiling jolsts.,
: o - Remove adobe blocks at top of wall (save).
1 ' - '~ Remove roofing and roof sheathlng _ S
- Digposal. $50,000.00
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g L., Building Restoration
§‘ Concrete footings at adobe walls $20,000.00
New floor joists/piers/plywood :

sheathing/replace 1 x 4 T & G .

: decking and wall base. 60,000.00

E Structural steel - : 20,000.00

‘ 2" concrete rodent proofing at o '
foundation grade | $14,000.00

Remove adobe at top of wall; construct
channel; pour reinforced concrete
bond beam.

New ceiling joists and replace existing
T & G celling and plaster at Rooms

$15,000.00

. Al and AZ. $40, 000,00
New rafters, roof plywood sheathing, ‘ :
2 layers, hot mop asphalt paper, ‘
1 x 4 stripping, cedar shingles, 4 :
to weather. - $40,000.00
Repair/rebuild roof fascia and soffit. $10,000.00
. Reconstruct/repair porches and new ‘
~ roofing. _ $40,000.00
Fill in arched adobe openings and ' _ ‘
plaster. ' $ 600.00
Repair/patch interior and exterior
plaster. _ : : 40,000.00
Remove/repair/reapply wood giding. 8,000.00
Repair/rebuild/reinstall all doors, -
windows/frames/glass/finish hard- o
ware and repaint., . 25,000, 00
Miscellaneous sheet metal. 15,000, 00
Miscellaneous finish carpentry. 35,000.00
Batt insulation at wood frame walls
and ceiling. $ 4,500.00
Manufacture new non-stable adobe - : ' '
blocks and install. $15,000.00
‘General palnting (plaster to receive :
whitewash; wood, latex paint). 10,000,00 -
Stabilize/reconstruct fireplaces 15,000.00

5, Mechanical System

It is proposed that a basement be constructed on the west
- s8ide of Bldg. B beneath the porch to hoduse mechanical systens.,
a) furnace for heating only o
b} hot water heater
c) electrical panels

An under grade mechanical duct shall be placed on the south
side of Bldg. B under the porch to feed Bldg.s A., B., C.
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Basement - 8,000.00
Mech. System 35,000.00

6. Toilet Facilities

" It is proposed that new toilet facilities with a septic

tank and leach field be installed. Soils engineer shall
recommend spacing of leach lines. _
Rooms A9 and Al0 are proposed for the new t01lets
with handicapped a009551b111ty. :
Women: 1 w.c., 1 lav.
Men: 1 w.c., 1 lav.:
- Provide hose bibbs at all exterior walls. '
: Plumbing 3 ? 000, 00

7. Electrical

New electrical system with all convenlence
outlets placed within the wooden floor
base.

New electrical smoke and security systems._
Minimum exterior and parklng lot lighting. ‘
$25,000.00

Preliminary Construction Cost Estimate o $662,100,00

General Contractor‘s Overhead and Profit H.$ 99,315,00

| . . | Subtotal 761,515, 00

204 Contingency | | ' . $152,283,00
Total Preliﬁinafy Coﬁstructioﬁ‘Cost e '

Estimate - $911,698. 00

The above preliminary construction cost estimate reflects
approx1mate 1981 construction costs. For each year con-
struction is delayed, an inflation factor of approx1mately
14% should be added to the above total.

The above preliminary estimate is an estimate only and
does not represent a guaranteed contract price.

Prepared <

";“. =3§,§é#;
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LOS
PENASQUITOS
PRESERVE

NO SCALE

“LOS PENASQUITOS, RESIDENCE OF J

> 5 - o

. §. TAYLOR, SAN DIEGO GO, CAL.

Title Insurance and Trust Collection, San Diego Historical Society

Rancho Penasquitos as it appeared in 1883, from Wallace W. Elliott History of San Bernardino and San Diego
Counties, California 1883.




