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This report presents the results of a historic
resources survey for the City of Paso Robles.
The survey effort includes the development of
a citywide historic context statement which
highlights the trends and patterns critical to
the understanding of the city’s built
environment. The survey results and context
statement will be useful tools for city planners
moving forward, and for the development of a
comprehensive preservation program.

This report includes detailed survey and
evaluation methodology and evaluations of
surveyed properties for National, State, and
local designation. Recommendations
regarding the use of data gathered during the
survey for ongoing identification and
evaluation of the City’s historic resources is
also provided.
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OVERVIEW

Paso Robles is a city with a rich history.
An important outpost for the nearby
Mission San Luis Obispo and Mission
San Miguel dating back to the
eighteenth century, the City was
formally incorporated in 1889. Its
identity is connected to its past through
its built environment. The City’s early
development is closely associated with
its connection to the missions and
location along £/ Camino Real: the
artesian hot springs; ranching; and
agricultural activity. Later development
was driven by the completion of the
U.S. 101 Freeway and the establishment
of the nearby military base at Camp
Roberts. Paso Robles” architectural
heritage includes resources from several
periods of its development.

The first historic resources survey in
Paso Robles began in 1981 in response
to a surge in development that began in
the late 1970s. Volunteer student
interns from California Polytechnic
University began the survey with a
focus on the city’s central core. The
City applied to the State Office of
Historic Preservation for a grant in order
to complete the survey.
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With the grant funding, professional
planner Carl Morehouse was hired to
complete the project, which focused on
resources within a defined boundary
built prior to 1941." Working with local
historians to study deeds, tax rolls and
assessor’s records, newspapers articles,
and conduct oral histories, the resources
included in the survey were
documented according to the survey
methodology of the time.

Despite its age and conformance to a
different era of survey methodology,
the importance of the data gathered in
the Morehouse Survey cannot be
overlooked. It represents the first
focused effort to understand the extent
of potential historic resources in Paso
Robles. As such it has provided
significant baseline information about
historic resources in the city.

The Morehouse Survey, now twenty-
five years old, can no longer be
considered a current inventory of the
City’s historic resources. Buildings have
been altered or are no longer extant.
Survey methodology and evaluation

*The survey focused on the 100 to 900 blocks of 1st
Street through 30th Street, and the 100 through 3400
blocks of Chestnut, Filbert, Fresno, Locust Maple, Oak,
Olive, Pacific, Park, Pine Railroad, Ridgeview, Riverside,
Spring, and Vine Streets. See separate Survey Report
for additional information.
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criteria have evolved as evidenced by
current National Park Service and
California Office of Historic
Preservation guidelines. For these
reasons, the current survey described
here is a separate and distinct effort and
is not intended as an addendum or
update of the Morehouse Survey.

In 2007, the City Council adopted
Goals for 2008-201 1, which included
the development of a Historic
Resources inventory and preservation
plan.? To that end, the City
commissioned Historic Resources
Group to conduct an historic resources
survey and develop a citywide historic
context statement highlighting the
trends and patterns critical to the
understanding of the City’s built
environment. The results of the survey,
as well as the historic context statement,
are contained in this report. Both are
essential components of a meaningful
preservation program for the City.

The purpose of this survey is to identify
historic properties in Paso Robles and to
provide the City with recommendations

% City of Paso Robles. “2008-2011 Goal Setting.” April
5, 2007. Website:
http://www.prcity.com/government/citycouncil/pdf/2
008-201 1 AdoptedGoals.pdf. Accessed December 5,
2008.
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regarding local designation of these
resources. Based upon current survey
methodology and well-defined
evaluation criteria, this survey will help
to guide future development in a
manner that continues to respect and
preserve the City’s historic resources.

The 2008 survey was designed to
accomplish three key objectives
regarding historic resources in Paso
Robles:

1. Identification of individual
properties significant to the history
of Paso Robles, California, and the
nation.

2. ldentification of any geographic or
thematic groupings of properties
that would comprise a potential
historic district.

3. Re-evaluation of properties
previously identified through survey
or environmental review using
current preservation practices and
standards.

With these objectives in mind, the
scope of the survey was defined in
consultation with City staff to comprise
four main components:

1. A reconnaissance-level survey of
properties within the central
portions of the City as well as
selected outlying areas.

2. Intensive survey of selected areas of
the City based on field
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reconnaissance and historic
development patterns.

3. An historic context statement of the
City of Paso Robles, with particular
emphasis on extant properties
located west of Highway 101.

4. A comprehensive listing of all
surveyed properties, with
evaluations for local, state, and
national designation as historic
resources where applicable.

The survey was conducted between
November 2008 and September 2009.
Participants included Christy McAvoy,
Managing Principal; Kari Fowler, Senior
Preservation Planner; Paul Travis, Senior
Preservation Planner; and Christine
Lazzaretto, Architectural Historian; all of
whom meet the Secretary of the
Interior's qualifications for professionals
in historic preservation.’ Assistance was
provided by researcher Cynthia
Thompson.

Project coordination on behalf of the
City of Paso Robles was managed by
Ron Whisenand, Community
Development Director. Valuable
research and guidance were provided

? Federal Register, Vol. 48, No. 190, pp. 44738-44739,
September 29, 1983.
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by the Downtown Paso Robles Main
Street Association and the Paso Robles
Historical Society. Special thanks to the
Historic Preservation Committee:
Norma Moye, John Bertoni, Barbara
Rowland, and Grace Pucci; Paula
Sartain for her research assistance; and
volunteer photographer Robert
Stephenson.

As this survey report indicates, the City
of Paso Robles boasts a substantial
number of historically significant
properties. With the information
compiled in this report and associated
appendices, the City is prepared to
pursue its ongoing efforts to protect and
preserve its vibrant past.
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REGULATORY FRAMEWORK

The identification and protection of
historic resources is supported by
Federal and state regulations. The
following discussion provides an
overview.

National Historic Preservation Act

The National Historic Preservation Act
(NHPA), which was most recently
amended in 1992, created the
framework for preservation activity in
the United States. The NHPA redefined
and expanded the National Register of
Historic Places which had been
established by the Historic Sites Act of
1935; created the position of State
Historic Preservation Officer (SHPO) to
administer state preservation programs;
established the Certified Local
Government Program; and set up the
Historic Preservation Fund to fund the
provisions of the Act.

Section 106 of the National Historic
Preservation Act, through a consultation
process with the Advisory Council on
Historic Preservation, mandates that the
effects of all federal undertakings on
properties listed in or eligible for listing
in the National Register be taken into
account.

National Environmental Policy Act

The intent of the National
Environmental Policy Act is to protect
the natural and built environment,
including historic properties, from
adverse effects resulting from federal
actions. Before a federal agency may
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proceed with a proposed action, it must
first perform an environmental
assessment to determine whether the
action could have any significant effect
on the environment. If it is determined
that the action may have an effect on
the environment, the agency must then
prepare an Environmental Impact
Statement (EIS) which identifies all
environmental impacts resulting from
the action and lists mitigation measures
and project alternatives which avoid or
minimize adverse impacts.

Impacts involving historic properties are
usually assessed in coordination with
the process established under the
National Historic Preservation Act of
1966. Normally, the Section 106
process must be completed before the
Environmental Assessment or EIS can
be finalized.

California Environmental Quality Act

The California Environmental Quality
Act (CEQA) was enacted in 1970 and
most recently modified in 1998. The
basic purpose of CEQA is to inform
governmental decision makers and the
public about the potential significant
adverse effects, if any, of proposed
activities and projects.

It also provides opportunities for the
public and for other agencies to review
and comment on draft environmental
documents. As environmental policy,
CEQA requires that environmental
protection be given significant
consideration in the decision making
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process. Historic resources are included
under environmental protection. Thus,
any project or action which constitutes
a significant adverse effect on a historic
resource also has a significant effect on

the environment and shall comply with
the State CEQA Guidelines.

When the California Register of
Historical Resources was established in
1992, the Legislature amended CEQA
to clarify which cultural resources are
significant, as well as which project
impacts are considered to be
significantly adverse. A “substantial
adverse change” means “demolition,
destruction, relocation, or alteration
such that the significance of a historical
resource would be impaired.”

CEQA defines a historical resource as a
resource listed in, or determined eligible
for listing, in the California Register of
Historical Resources. All properties on
the California Register are to be
considered under CEQA. However,
because a property does not appear on
the California Register does not mean it
is not significant and therefore exempt
from CEQA consideration. Similar to
Section 106 and the National Register,
all resources determined eligible for the
California Register are also to be
considered under CEQA.

Public agencies must treat some
resources as significant under CEQA
unless the “preponderance of evidence
demonstrates” that the resource is not
historically or culturally significant.
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These resources include locally
designated properties and properties
evaluated as significant in cultural
resources surveys which meet California
Register of Historical Resources criteria
and California Office of Historic
Preservation Survey Methodology.

Substantial adverse change in the
significance of a historical resource is
viewed as a significant effect on the
environment. CEQA prohibits the use
of a categorical exemption for projects
which may cause a substantial adverse
change.

Historic Designations

Currently historic resources in Paso
Robles may be designated at the
Federal and state levels.*

Existing landmark designations codified
by the National Park Service and the
California Office of Historic
Preservation include: National Historic
Landmark, National Register of Historic
Places, California Register of Historical
Resources, California Registered
Historical Landmarks, and California
Points of Historical Interest. While some
programs place emphasis on

* The City is in the process of considering a local
historic preservation ordinance, which, if adopted,
allows for the designation of historic resources on the
local level.
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architectural character, all use basic
criteria relating to a property’s place in
important events or patterns of
development, association with
important personages, and architectural
significance. In the development of a
local designation program, the criteria
developed by these programs can be
used as guidelines.

National Historic Landmark

The National Historic Landmark
program is conducted by the National
Park Service to identify, designate, and
protect cultural resources of national
significance that commemorate and
illustrate United States history and
culture. (National Historic Landmarks
are identified by special theme studies
prepared by National Park Service
professionals as an additional level of
documentation in the National Register
designation process.) Information is
compiled on the history, significance,
and integrity of the property and a
statement on its relationship to the
criteria for determining significance is
prepared. Nominations are then
reviewed by the National Park Service
Advisory Board, which forwards
recommendations for designation to the
Secretary of the Interior for a final
decision. National Historic Landmarks
are afforded the same limited
protections and benefits as properties
listed in the National Register of
Historic Places.
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National Register of Historic Places

The National Register is an authoritative
guide to be used by federal, state, and
municipal governments, private groups,
and citizens to identify the nation's
cultural resources and to indicate what
properties should be considered for
protection from destruction or
impairment.

Buildings, districts, objects, structures,
and sites may be placed in the National
Register. To be eligible for listing in the
National Register, a property must
generally be over fifty years old and
must be significant in American history,
architecture, archaeology, engineering,
or culture. In addition to possessing
significance, a property must retain its
integrity of location, design, feeling,
association, setting, workmanship, and
materials. Properties that no longer
reflect their historic significance due to
damage or alterations are not eligible
for listing in the National Register. The
National Register is administered by the
National Park Service. Nominations are
made to SOHP and reviewed by the
State Historical Resources Commission
(SHRC), and accepted by the Keeper of
the National Register.

Owner consent is required for
individual listing in the National Register
of privately owned buildings. If the
owner objects to having the building
listed in the National Register, the
building may be given a formal
determination of eligibility if it meets
the criteria. A majority of owners within
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a district must approve for a district to
be listed.

Listing in the National Register is
primarily honorary and does not in and
of itself protect designated properties
from demolition or inappropriate
alterations. State and municipal laws
and regulations may apply to properties
listed in the National Register. For
example, demolition or inappropriate
alteration of National Register
properties may be subject to the
California Environmental Quality Act
(CEQA). National Register properties
are eligible to use certain financial
incentives, including the federal
rehabilitation tax credit and
conservation easements.

California Register of Historical
Resources

The California Register is an
authoritative guide in California used by
State and municipal agencies, private
groups, and citizens to identify,
evaluate, register, and protect the state's
significant historical and archeological
resources.

The criteria for listing in the California
Register are patterned upon National
Register criteria. The California Register
consists of resources that are listed
automatically through other
designations and those that must be
nominated through an application and
public hearing process. Nominations to
the California Register are first
submitted to the local government for
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comment. The local government has 90
days to submit comments to the State
Office of Historic Preservation. SOHP
will notify the property owner and
place the item on the next available
agenda for the State Historical
Resources Commission.

Listing in the California Register
requires the consent of the property
owner. If the property owner objects to
such listing, they must do so in writing.
The SHRC reviews the nomination and
makes a decision. If it is determined that
the property meets the criteria for
listing, but the owner has objected, the
property will be formally determined
eligible for listing in the California
Register but not actually listed therein.

The oldest designation program in
California, California Registered
Historical Landmarks, now State
Historical Landmarks (SHL), evolved
from efforts by private organizations
around the turn of the twentieth
century. In 1931 the first twenty
landmarks were officially named by
the state; their selection reflected an
emphasis on well-known places and
events in California history, such as
missions, early settlements,
battlegrounds, and gold rush sites.

A series of modifications of the program
ensued, eventually resulting in specific
criteria for designation and a process
of review by the State Historical
Resources Commission.
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Currently, over 1,000 SHLs have been
designated in California. SHLs from No.
770 onward are automatically listed in
the California Register, and thus enjoy
regulatory protection under CEQA as
well as eligibility for State incentive
programs such as the Mills Act and the
State Historical Building Code. Earlier
SHLs may also qualify under a
procedure established by the California
Register. SHLs are marked by plaques
and highway directional signs.

California Points of Historical Interest

The California Point of Historical
Interest Program was established in
1965 to accommodate an increased
interest in recognizing local historic
properties not able to meet the
restrictive criteria of the State Historical
Landmarks program. The criteria for the
Points are the same as those that govern
the Landmark program, but are directed
to local (city or county) areas. California
Points of Historical Interest do not have
direct regulatory protection, but are
eligible for official landmark plaques
and highway directional signs.
Applications for Points of Interest are
reviewed by the San Luis Obispo
County Historical Landmarks and
Records Commission.

Local Initiatives

General Plan

Historic preservation is addressed in the
City’s 2003 General Plan in the Land
Use, Conservation, and Housing
Elements. Some of the policies and
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procedures specifically address historic
preservation and the treatment of
historic buildings, while others are
important considerations to the overall
character and appearance of historic
properties and neighborhoods, or can
be used to encourage preservation
practices.

Historical and Architectural Preservation
Overlay Zone

Chapter 21.15 of the Paso Robles
Municipal Code established an Overlay
District to “encourage the preservation,
restoration and renovation of buildings
and/or neighborhoods of architectural
significance or interest.” Overlay districts
allow for further regulation within
various primary zones in order to
implement provisions of the general
plan and to comply with various state
or federal regulations.

The City currently has an architectural
preservation overlay zone bordered by
Chestnut Street, Oak Street, 8" Street,
and 21* Street, inclusive of both sides
of these streets. This overlay zone is
referred to as the Vine Street Overlay
Zone and/or the Westside Historic
District in City documents.

Design Guidelines

In order to assist the Development
Review Committee and the Planning
Commission in their evaluation of
projects in Paso Robles, a series of
design guidelines have been developed.
The guidelines were drafted by the
Downtown Paso Robles Main Street
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Association, and formally adopted by
the City Council. The City staff also
developed a set of guidelines for
Commercial and Industrial
development in Paso Robles, and
recently adopted a set of strategies for
the Paso Robles Gateway Plan. There
are different guidelines for four separate
areas in Downtown and the Westside
Overlay Zone so that the
recommendations are specific to the
context and type of resources available
in each neighborhood. The design
guidelines and year of adoption are:

e Main Street: 1994

e Downtown (south of the park):
1999

e Spring Street: 2002
e Riverside District: 2005

e  Westside Historic District
Conservation Plan: 2005

e Commercial and Industrial
Development: (no date)

e Gateway Plan: 2008

The set of design guidelines for the
commercial area in the original
downtown were developed to
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“revitalize and enhance the appearance,
atmosphere, and convenience of
Downtown Paso Robles.”” The
guidelines are intended for both new
construction, and restoration or
remodeling of existing buildings to
ensure that they complement the
historic character of downtown Paso
Robles in scale, proportion, and
tradition. The emphasis of the
guidelines is to “create harmony with
the surrounding buildings.”® Traditional
building materials, period colors, and
ornamentation are encouraged.

The Vine Street Historic and
Architectural Overlay Zone was
developed to address new construction
in the historic neighborhood,
modification or additions to existing
historic buildings, site improvements,
and to allow for adaptive re-use of
residential buildings within the district.
These guidelines also address
compatibility, and specifically
discourage the use of contemporary
architectural styles, stylistic elements, or
materials, and encourage the use of the

% City of Paso Robles. “Paso Robles Main Street Design
Guidelines.” September 9, 1992. (1)
“Paso Robles Main Street Design Guidelines.” (1)
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predominant architectural style in a
particular area.”

Study of Individual Resources

The City has conducted individual
evaluations of potential historic
resources. Although the City currently
does not have a policy for designating
local landmarks, under the California
Environmental Quality Act (CEQA),
research into eligibility for listing in the
National Register of Historic Places and
the California Register of Historic
Resources is required.

A recent example includes the
evaluation of the Farmer’s Alliance
Building, which was determined eligible
for listing in both the National and
California Registers at the local level of
significance. The building was an
important resource to the local Almond
Grower's Association, and was
described at the time of its construction
as “a lasting monument to the success
of the almond industry.”®

7 City of Paso Robles. “Westside Historic District
Conservation Plan.” January 11, 2005. (3)

Paso Robles Chamber of Commerce. “Almond
Warehouse is Completed.” Paso Robles Nutcracker,
August 20, 1992. (4)
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In addition, there are three buildings in
Paso Robles listed in the National
Register of Historic Places:

e Brewster-Dutra House — listed in
1982

e Bank of Italy — listed in 1998

e Carnegie Library — listed 1998
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HISTORIC CONTEXT

Introduction

In order to understand the significance
of the historic and architectural
resources in Paso Robles, it is necessary
to examine those resources within a
series of contexts. By placing built
resources in the appropriate historic,
social, and architectural context, the
relationship between an area’s physical
environment and its broader history can
be established. For this reason, historic
properties must be considered in
relation to important historic events and
periods of development in the City of
Paso Robles as a whole.

A historic context statement analyzes
the historical development of a
community according to guidelines
written by the National Park Service
and specified in /National Register
Bulletin 16A. The Bulletin describes an
historic context as follows:

Historic context is information about
historic trends and properties grouped by
an important theme in pre-history or
history of a community, state, or the nation
during a particular period of time. Because
historic contexts are organized by theme,
place, and time, they link historic
properties to important historic trends. In

REPORT

City of Paso Robles

this way, they provide a framework for

determining the significance of a property.’

An historic context statement is linked
with tangible built resources through
the concept of “property type,” a
grouping of individual properties based
on shared physical or associative
characteristics. It should identify the
various historical factors that shaped the
development of the area. It may
include, but need not be limited to:

e Historical activities or events
e Historic personages

e Building types, architectural styles,
and materials

e Patterns of physical development

An historic context statement is not a
comprehensive history of an area.
Rather, it is intended to highlight trends
and patterns critical to the
understanding of the built environment.
It provides a framework for the
continuing process of identifying
historic, architectural, and cultural
resources. It may also serve as a guide
to enable citizens, planners, and

9 National Park Service, U.S. Department of the
Interior. National Register Bulletin 16A. How to
Complete the National Register Registration Form.
Washington D.C.: 1997.
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decision-makers to evaluate the relative
significance and integrity of individual
properties. Specific examples referred to
in this document are included solely to
illustrate physical and associative
characteristics of each resource type.
Exclusion from this report does not
diminish the significance of any
individual resource.

This historic context statement is a
revision and expansion of the history of
Paso Robles that was developed as part
of the 1984 survey effort.'® A brief
historic context statement was included
in the introduction to that survey, and
additional information was included in a
“Background” section that accompanied
Volume 1. Portions of these documents
and other studies have been
incorporated here to provide continuity
of scholarship and approach.

In addition to the Morehouse Survey,
numerous other sources were used to
compile this historic context statement.
These include local newspapers; local
archives including the Paso Robles
Historical Society; historic photographs;
Sanborn fire insurance maps; the
Downtown Paso Robles Main Street
Association green plaque program; the

10 . .
Morehouse. Historic Resources Survey and
Inventory.
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2005 Downtown Paso Robles Main 13
Street Association Self-Guided Walking
Tour; and published histories.

Objectives

Specific objectives of this historic
context report include:

e Establishment of significant themes
and events in the development of
Paso Robles;

e Identification of property types
associated with the development;

e Description of architectural styles
found in the city;

e Identification of significant people
who were influential in the
development of the city;

e Identification of architects, builders,
developers and landscape architects
known to have influenced the
physical character of Paso Robles.

Overview

This historic context provides a history
of the built environment of the City of
Paso Robles. The periods before 1900
are briefly reviewed to provide essential
background information on the city’s
development. The eras from 1900 to
1960 are reviewed in detail, and a
summary of development from 1960 to
the present is provided in order to
provide a general framework for future
study.

The context statement addresses the
broad historical themes that contributed
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to the development of Paso Robles,
outlines the chronological development
of the built environment, and identifies
key historic resources from each period.
Factors that have had the most
significant impact on the extant built
environment of Paso Robles include:

e Geography

e Town Settlement (late nineteenth to
early twentieth century)

e Tourism & Transportation
e Agriculture
e Military Development

These themes will be further discussed
in the sections outlining the
chronological development of Paso
Robles, but are highlighted here to
identify the key factors that influenced
Paso Robles and the development of its
built environment.

e g T R T
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Geography 14

Ciritical to any discussion of Paso Robles
is the understanding of its geographical
location. Paso Robles is located in the
Central Coast region of California,
approximately 215 miles north of Los
Angeles and 200 miles south of San
Francisco. It is thirty-nine miles north of
San Luis Obispo, and eight miles south
of San Miguel. Both San Luis Obispo
and San Miguel were homes to
missions, and Paso Robles became an
important mission outpost. Each mission
was situated where there were large
populations of Native Americans, and
where the soil was fertile enough to
sustain a settlement.

In the late nineteenth century, Paso
Robles emerged as the premier city of
the booming upper Salinas Valley. With
its central location at the juncture of the
Salinas River and the Estrella plain, Paso
Robles became the commercial capital
of a vibrant regional economy.'' The
river, hilly topography, quality of the
soil, and climate also contributed to the
development of the region’s economy,
based primarily on agriculture.

1 Magliari, Michael Frederick. California Populism, A
Case Study: The Farmer’s Alliance and People’s
Party in San Luis Obispo County 1885-1903.
University of Davis, CA, 1992. (75-76)
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Another critical natural feature in the
city is the hot springs, which not only
impacted the quality of the soil, but was
renowned for its healing powers,
making it a destination for area Native
Americans, missionaries, and twentieth
century tourists. While most of the
artesian springs have been capped or no
longer flow naturally, they were crucial
to the development of the city as a
tourist destination and settlement
opportunity.'* It is the hot springs above
all other factors that contributed to the
establishment of Paso Robles and
differentiated it from other similarly-
sized cities in the region.

Town Settlement

The hot springs and their importance to
the local economy was also the impetus
for the Blackburn brothers and their
partner Drury James to invest in the
city, which led to the founding and
development of Paso Robles. Through a
series of transactions, the site of the
present city core of Paso Robles and the
Hot Springs Hotel became the joint
property of the Blackburn brothers and

*2 Bowler, Ann Martin. The History of the Paso Robles
Inn, More Than a Century of Pride. Loomis, CA: Oak
Lake Press, 2003. (86) The history of the City of Paso
Robles is intrinsically tied to the tourism industry and
the establishment and development of the Paso Robles
Inn. This book was an invaluable resource to the
compilation of the Context Statement.
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Drury James, and their influence would
be a driving force in the development
of the city."” Blackburn and James
owned the land that became what is
now Paso Robles; they laid the
foundation for the agricultural
development; they invested in the local
tourism industry; and they participated
in the planning of the town and
devoted significant resources to its
commercial and civic development.

Like many other cities in California,
Paso Robles was established and began
a period of growth in the 1880s. In
northern and southern California, this
period was precipitated by the
completion of the transcontinental
railroad, which brought settlers from the
east. In San Luis Obispo County it was
the Pacific Coast Railway and the
completion of the Southern Pacific
Railroad’s coastal route running south
from San Francisco which influenced
the region’s developmental history. By
providing a direct link to San Francisco
on the eastern slope of the Santa Lucia
Mountains, the railroad opened the vast
resources of the region to large-scale
settlement.'*

3 Bowler, The History of the Paso Robles Inn. (14)
** Magliari, California Populism, A Case Study. (63)
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Transportation and Tourism

The geographical factors that influenced
the missionaries and early settlers of the
area are also critical to the region’s
importance as a tourist destination. The
combination of the city’s location and
the attraction of the hot springs meant
that Paso Robles was included on stage
lines, rail lines, and in the twentieth
century by the highway.

These later travel routes were preceded
by £/ Camino Real which also ran
through Paso Robles. £/ Camino Real,
or Kings Highway, was originally a
footpath that was created to connect
the missions. As additional missions
were built and traffic between them
increased, the footpath became a
roadway wide enough to accommodate
horses and wagons. By the time the
Mission Sonoma was completed in
1823, £/ Camino Real was an
established route linking the twenty-one
missions, pueblos, and the four presidios
from San Diego to Sonoma. In Paso
Robles, £/ Camino Real became Spring
Street, which later became the initial
route of the 101 Freeway. Spring Street
is the main transportation corridor
through Paso Robles, with travel-related
resources from different periods of
development along its route.

In the 1850s — 1860s regular
stagecoach service from San Francisco
to Los Angeles was established along £/
Camino Real. This allowed mail, news,
and visitors to reach previously remote
locations such as Paso Robles, where
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Spring Street was originally referred to
as “Stagecoach Road.”" With the
increase in visitors came a demand for
better hotel accommodations. The
1860s saw the construction of several
luxury hotels and bathhouses in Paso
Robles, which would continue for
decades to be important resources in
the city.

With the completion of the Pacific
Coast Railway in the 1880s, Paso
Robles also enjoyed a renewed surge in
tourism. This also meant that increased
facilities were needed to accommodate
visitors and meet their expectations for
services. The hot springs remained the
most important attraction for visitors, so
in addition to new hotels there was also
a new bath house constructed in the
city, as well as a surge in the
development of the commercial center
of town.

By the mid-1920s, the automobile
supplanted the railroads as the
preferred means of transportation.
Vacationers increasingly used their cars
and the improved highway system to
reach destinations across the state. The
advent of the automobile also made
tourism accessible to the middle class,

*® Bowler, The History of the Paso Robles Inn. (24)
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and changed the way that California
cities developed. This resulted in
another period of expansion as
additional facilities were needed to
accommodate the growing number of
highway travelers. In Paso Robles, the
highway ran along Spring Street until
the 101 Freeway was constructed in
1958. Spring Street remained an
important transportation corridor, and
there are a number of automobile-
related historic resources located there.

Agriculture

The development of ranching and
agriculture as the region’s main
commercial enterprises played a critical
role in the development of Paso Robles.
Farming became widespread in the
1870s when the rancho land grants
were subdivided into smaller parcels for
individual farming and stock ranching.
Built on the ruins of the old Mexican
cattle ranchos, these early land grants
laid the foundation for thriving
agricultural development and massive
immigration of easterners hoping to
take advantage of the unique
opportunities available in California.'®

Agriculture in the Paso Robles area has
evolved throughout its history, moving

*® Magliari, California Populism, A Case Study. (84)
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from the early ranchos to vast farming 17
enterprises. Crops have also changed
over time, starting with the region’s
predominance in wheat production in
the late nineteenth century, and moving
to more lucrative orchard crops at the
turn of the last century. By 1910
specialty crops such as fruit, nuts, raisins,
and wine grapes had eclipsed grain
production in the area. By the 1920s
Paso Robles was known as the
“Almond Capitol” which was a boon to
the local economy and gave Paso
Robles a far-reaching identity.

As diversified farming technologies
rapidly improved, along with better
transportation facilities, exports of grain
and other products became an
increasingly important part of the local
economy. This increase in population
and agricultural production laid the
foundation for the coming of the
railroad. Between 1880 and 1890, the
number of farms in California increased
from 36,000 to 53,000."

During the late nineteenth century,
many Europeans had settled in the area,
planting vineyards and establishing the
burgeoning wine industry as a major
contributor to the local economy. Early

*7 Magliari, California Populism, A Case Study. (48)
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area vintners laid the foundation for the
industry that would become a key
component to the area’s economy in
the twentieth century, creating
employment opportunities, increasing
the demand for housing, and providing
a boon to tourism. Today Paso Robles is
one of the fastest growing premium
vineyard and winery regions in
California.

Agriculture played a key role in the
social history of the region as well, with
the growth of the collective farming
movement in the late nineteenth and
early twentieth century.

Military Development

Population and commercial growth in
San Luis Obispo County are also tied to
the history of military sites in the area.
These include the Estrella Army Air
Field, Camp Atascadero, and Camp
Roberts.

The Estrella Army Air Field was
established in 1942 on over 1,200 acres
located northeast of the City of Paso
Robles. After decommissioning the site
in 1944, it was owned first by San Luis
Obispo County, but ultimately was sold
to the City and became the municipal
airport.

Two other military bases were
established in the area in the 1940s,
Camp Roberts, located thirteen miles
north of Paso Robles, and Camp
Atascadero, which is twenty-one miles
south of the city. During World War Il
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and the Korean War these bases both
brought an influx of military personnel
and their families to the region, leading
to a housing shortage. In Paso Robles
new housing during this period was
built as infill in previously established
neighborhoods, in under-developed
areas of the city, and most directly in
the Oak Park housing project, which
was a Federal Housing Authority-
funded project that is still extant.

Early History

The early development of Paso Robles
was influenced by the Native American
populations who lived in the area,
followed by the founding of the mission
system in the 18" and early 19th
centuries, and the Mexican rule of
California in the late 19" century.
Although there are few extant resources
from these periods within the City of
Paso Robles, they are briefly explored
here in order to create a foundation for
the later development in the city.

Native Americans

The Chumash and Salinan Native
Americans who occupied the region of
the Paso Robles were hunters and
fishermen who lived in villages along
the coast, as well as in the interior
canyons and river valleys. Before
colonization, local native California
societies had evolved into large,
complex, monetized, nonagricultural
systems; a way of life that ended with
Spanish colonization. Native societies
disintegrated in large part due to the
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exacerbating effects of Spanish,
Mexican, and American colonial
attitudes and practices.'®

There were approximately 3,000
Salinan Indians living in what is now
Paso Robles by time the Franciscan
missionaries arrived in 1797; they
referred to the area as Springs or Hot
Springs. The Salinan Indians used the
hot springs long before recorded
history, referring to it as “Heaven’s
Spot” because of the curative powers of
the sulphur springs. Tribal lore speaks of
tribes that traveled from as far away as
the Mississippi River to camp at the
springs.'” The mineral springs also drew
large populations of grizzly bears to the
area, which were hunted by the Native
Americans. Early mission records
indicate that numerous logs had been
placed around the main spring, forming
a simple soaking pool.

*® Ohles, Wallace V. The Lands of Mission San Miguel.
San Miguel, CA: The Friends of the Adobes, Inc.,
1997. (2)

*9 Ohles, The Lands of Mission San Miguel. (3)
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Mission San Luis Obispo. Image courtesy of www.learncalifornia.org.

Spanish Colonization and the Missions

Spanish explorers came to California in
the early sixteenth century, and as early
as 1542 entered the bay of San Luis
Obispo. It wasn't until the mid-
eighteenth century, however, that the
Spanish would begin to colonize
California. In 1769, King Charles III
authorized the Franciscan missionaries
to begin the settlement of Alta
California, naming Don Gaspar de
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Portola as emissary, assisted by Father
Junipero Serra.*

The Spanish typically sent a small group
of soldiers and clergy to colonize a new
land, establish missions to convert the
indigenous people to Catholicism, and
teach them agriculture and animal
husbandry. The missions were
mandated to occupy and make the land
fruitful for the benefit of the Native
Californians, in theory, but in reality the

2% Angel, Myron. History of San Luis Obispo County
with Illustrations. Oakland, CA: Thompson & West,
1883. Reprinted by Fresno Valley Publishers, CA,
1979. (19)
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proliferation of the missions in
California meant an end to the
traditional way of life of the Native
Americans who lived there.?'

The architectural style of the missions
was developed by Serra and the other
Franciscan missionaries, who drew on
the architectural traditions of Old Spain.
California’s climate and geography, as
well as the limited construction
expertise of the Native Americans who
were enlisted to carry out the plans,
also impacted aesthetic choices. General
characteristics include a picturesque
composition, frank expression of
functional elements, large expanses of
blank walls marked by ornamentation
at a few crucial points such as around
openings, and a prominent tower and
dome.

The first mission founded in California
was Mission San Diego on July 16,
1769. There were ultimately twenty-
one missions established in California
along £/ Camino Real the final mission
was founded in Sonoma in 1823. In
order to survive, the missions relied on
each other for resources and supplies,
and therefore they were typically

= Krell, Dorothy. The California Missions. Menlo Park,
CA: Sunset Books, 1979. (35)
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located about thirty miles apart, or one 21

day’s journey on horseback.

Paso Robles” central location, as well as
the attraction of the hot springs, made it
a natural destination for the
missionaries. Paso Robles is located
midway between two missions — San
Luis Obispo and San Miguel — and was
an important outpost for those sites.
The first written record of the mineral
waters in Paso Robles was found in a
1795 letter from a Father Sitjar to his
superiors in Spain when he wrote of the
“Springs,” or “Hot Springs.”*

Mission San Luis Obispo de Tolosa was
founded on September 1, 1772.%
Because of the fertile surrounding land,
wheat production, and eight sheep
farms, San Luis Obispo was one of the
most prosperous missions.”* The
Mission was built with a traditional u-
shaped plaza, and was made of adobe,
tulle, and logs, which made it
susceptible to fires. On several
occasions, flaming arrows shot through

22 Peterson, Virginia. “Short History of Paso Robles.” A
Self Guided tour to: Historical Buildings within the City
of Paso Robles, California, Paso Robles Main Street
Association, 1993. (18)

Mission San Luis Obispo was the fifth mission
chronologically in the chain of 21 missions in the state.
24 Robinson, W.W. The Story of San Luis Obispo
County. Los Angeles, CA: Title Insurance and Trust
Company, 1957. (8)
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the tule roof destroyed parts of the
Mission, prompting the installation of a
red tile roof, reported to be the first
mission to use clay roof tiles.> In 1774
and 1776 expeditions led by Juan
Bautista de Anza came through San
Luis Obispo, en route to establishing a
land route from Sonora, Mexico to
Monterey. The explorers were
welcomed at the Mission, and reported
the fertile lands and pretty fields in the
region.
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Mission San Miguel. Image courtesy of the
Bancroft Library, University of California,
Berkeley, CA

In 1797, Mission San Miguel Arcangel*®

was founded in order to bridge the

5 Robinson, The Story of San Luis Obispo County. (8)
2 Mission San Miguel was the sixteenth mission
chronologically.
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distance between San Luis Obispo and
San Antonio de Padua, founded in
1771. Surveyors of the area chose the
location based on the availability of a
water source in the meeting of the
Salinas and Estrella rivers and other
natural advantages:

...on the west side of the Salinas River, and
on the main road nearly exactly half way
between San Antonio and San Luis Obispo
Missions. The river, after passing in its
northwesterly course the famous medicinal
springs known as Paso Robles, widens out
into a rich and level valley, surrounded by
hills, some covered by grass and others with
oak trees.”’

San Miguel grew rapidly, and at its
height controlled nearly fifty miles of
land along the Salinas River, including
the Rancho El Paso de Robles, and was
populated by over 6,000 Native
Americans. [t was a prosperous mission,
although never quite as wealthy as San
Luis Obispo. The padres at Mission San
Miguel first mention the name “Paso
Robles” in their records in 1828.% Eight
miles of canals were built to carry water
to Mission San Miguel and help irrigate
the fields. Crops consisted of wheat,

*7 Hittell, Theodore. History of California. Volume 2.
San Francisco: N. J. Stone & Co., 1898. Referenced in
Bowler, The History of the Paso Robles Inn. (5)
*8 Peterson, “Short History of Paso Robles.” (5)
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corn, beans, and fruit trees. There was
said to be upwards of 91,000 cattle and
47,000 sheep on San Miguel lands at
the height of its prosperity.”’ The
region’s first grape vines were also
planted on the grounds of the Mission
San Miguel, numbering more than
1,000 vines.

The first adobe church at Mission San
Miguel was destroyed by fire in 1806,
and the foundation for the church
which survives today was laid in 1816
and completed in 1818. The structure is
a plain, rectangular adobe church
without a bell tower. In 1821,
Monterey artist Esteban Munras came
to San Miguel to supervise the interior
decoration, which is notable for the
frescos painted on the interior walls by
the Native Americans.

In 1813, missionary Father Cabot had
an adobe house constructed just off of
El Camino Real He called his home
Casa Del Paso Robles; it was later
occupied by the Petronillo Rios family
and eventually became the home and
sheep farm of James Blackburn.” In

29 Robinson, The Story of San Luis Obispo County. (9)
3% Casa Del Paso Robles is located 1 mile south of
what is now the town of Templeton. James Blackburn
first lived in the original adobe, and in 1872 built a
new house about 200 yards north of the original
structure.
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1813 Father Cabot also had a rough 23
shelter constructed directly over the hot

springs at what is now 10" and Spring

Street in Paso Robles. The hot springs

were an important resource to the

missionaries, who believed that the

mineral water relieved the suffering of

many diseases, including arthritis and

rheumatism.’'

Mexican Rule

In 1822 Mexico successfully revolted
against Spanish rule, and California land
that had been vested in the name of the
King of Spain now belonged to Mexico.
In the 1830s there was growing
pressure on the Mexican government to
secularize the missions, and in 1833 the
Mexican Congress passed the Act for
the Secularization of the Missions of
California; between 1834 and 1836
control of the the California missions
was transferred away from the Church.
Lay administrators, along with
appointed parish priests, ran Mission
San Luis Obispo from 1835-1845, and
Mission San Miguel from 1836-1845.
In 1845 Governor Pio Pico ordered
that the church sell both missions and

3% Peterson, “Short History of Paso Robles.” (6)
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that the Native Americans be freed to
live wherever they chose.*?

In the 1830s and 1840s California
governors granted lands for ranchos
throughout San Luis Obispo County.
Property was generally given to wealthy
families or military officers, as a reward
for their service to the Mexican
government.>> The conveyance of land
from the Mexican government was a
complicated process that took years to
formalize.

Property that once belonged to Mission
San Miguel was divided into ranchos
and a series of land grants were
completed between 1840 and 1846. In
1844 Governor Micheltorena awarded
Pedro Narvaez the Rancho el Paso de
Robles, which covered 25,993 acres
north of the Rancho Asuncion and west
of the Salinas River, and contained the
Paso Robles Hot Springs.”* Narvaez
used the land for sheep and cattle
ranching, but the land was raided
numerous times by area Native

32 Harrison, The Story of San Luis Obispo County. (12)
33 Bowler. The History of the Paso Robles Inn. (8)

34 Storke, Yda Addis. A Memorial and Biographical
History of the Counties of Santa Barbara, San Luis
Obispo, and Ventura, California. Chicago: The Lewis
Publishing Company, 1891. (156)
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Americans forcing Narvaez to abandon 24
his efforts.”®

In 1845 Narvaez transferred title of the
rancho to Petronillo Rios, a retired
Mesxican corporal. Petronillo Rios was
already established in the area,
responsible for the construction of what
is now known as the Rios-Caledonia
Adobe in 1835.%° In addition, in 1846
Rios, William Reed, and Miguel Garcia
bought the San Miguel Mission and its
property from Governor Pio Pico.”’

Late 19th Century Americanization

California became a United States
territory in 1848 when the Treaty of
Guadalupe Hidalgo was signed ending
the Mexican-American War (1846-
1848). In 1850 the territory became a
state, and in 1851 Congress passed the
Land Act, placing the burden of proof
of land ownership on many of the
rancheros.

35 Bowler. The History of the Paso Robles Inn. (9)

3 The original home of Petronillo Rios is preserved
today as the Rios-Caledonia Adobe and was restored
by the Friends of the Adobes in 1972. It currently
houses a gift shop and museum adjacent to Mission
San Miguel.

37 The Rios-Caledonia Adobe, website
(http://www.rios-caledoniaadobe.org). Accessed
October 2008.
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El Rancho de Paso de Robles, c.
1840s land case. Courtesy of the
Bancroft Library, University of
California, Berkeley, CA.

Petronillo Rios filed his petition for
Rancho El Paso de Robles with the
United States government in 1852, but
it was not until July of 1866 that
President Andrew Jackson granted him
clear title to the rancho. However, on
August 1, 1857, long before he
obtained legal title, Rios sold his interest
in the property to Daniel and James
Blackburn and their partner, Lazarus
Godchaux.*® Along with later partner
Drury James, the Blackburns are almost
solely responsible for the early
development of Paso Robles.** Their
interest in investing in the development

38 Bowler, The History of the Paso Robles Inn. (12)
%9 In addition to being business partners, Drury James
and Daniel Blackburn were brothers-in-law, marrying
sisters Louisa and Cecilia Dunn in 1866.
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of the city of Paso Robles was directly 25
related to their vision of the city as an

important tourist destination. The

location midway between Los Angeles

and San Francisco, easily accessible on

the railroad; the climate and natural

beauty of the area, and of course the

existence of the hot springs combined

to make Paso Robles an attractive

destination.

Town Settlement

James and Daniel Blackburn came to
California from Virginia during the gold
rush of 1849 and originally settled in
Watsonville. They made their early
fortune in farming and the lumber
industry, running a successful lumber
mill with partner Lazarus Godchaux.
When the lumber mill was destroyed by
a fire in the 1850s, the three men
decided that land investment was a
better business venture and began
looking for property. In 1857 they
purchased Rancho el Paso de Robles,
with its 25,993 acres of land and
mineral hot springs, for $8,000. In 1860
the firm divided their holdings, and
Daniel Blackburn took one league of
the Paso Robles property, including the
hot springs. He sold a half interest to a
Mr. McCreel later that same year, who
re-sold it in 1865 to Drury James,
forming the Blackburn & James
partnership. The remainder of the
original rancho remained in the hands
of James Blackburn and Godchaux.

A north-south stagecoach route running
along £/ Camino Real was established in
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Casa del Paso de Robles, which later became James Blackburn's farm. Image courtesy of the Bancroft Library,
University of California, Berkeley, CA.

1855, bringing additional visitors to the “nearly every town of consequence had
area and increasing business in towns a Wells Fargo Company.”*°

along the route, including Paso Robles.
In 1861 the weekly service was
increased to tri-weekly, running from
San Francisco to Los Angeles. Hotels
were established along the route, and
the hot springs made Paso Robles a
popular destination. In 1864 Wells
Fargo began the operation of the
stagecoach that ran through the city. By
this time Wells Fargo had a well- % Woodbridge, Sally B. California Architecture:

established presence in California, and Historic American Buildings Survey. San Francisco:
Chronicle Books, 1988. (38)

Prior to their partnership with James,
the Blackburn Brothers had begun to
make improvements to the rustic
accommodations started by the
missionaries at the hot springs. In 1864
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they briefly partnered with Dr.
Faliaferro Johnson who bought an
interest in the land, allowing the
Blackburns to invest in the construction
of a new bathhouse and hotel. The
bathhouse was built on the corner of
Tenth and Spring Streets and was an
eight-room wooden building. Dr.
Johnson's patients used the sulfur baths
and he provided them unlimited
medical attention.*' At the same time, a
fourteen-room wooden hotel was built
at the stage stop on Spring Street and
called the Hot Springs Hotel. Over the
next few years, the Blackburn brothers
would continue to expand the hotel
and bathhouse facilities.

Drury James** was born in Kentucky
and worked in the mercantile business
before enlisting in the war with Mexico.
He injured his leg due to “excessive
marching,” and following the American
victory at the Battle of Buena Vista, he
was discharged and returned to
Kentucky.”> When James heard about

41 Dr. Johnson only stayed in Paso Robles until
September 1864; after he left the Blackburns
maintained full ownership of the land, including the
hot springs and hotel. Source: Bowler, The History of
the Paso Robles Inn. (17)

Drury James was also the uncle to famous outlaw
Jesse James, who also spent time in Paso Robles.

Santa Barbara, San Luis Obispo and Ventura County
Biographies. Website (http://ca-
files.biofiles.us/Storke34 1-357.htm). Accessed:
November 4, 2008.
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the discovery of gold in California in 27
1849, he moved west where he
eventually made his fortune in cattle.
James drove cattle from his ranch in Los
Angeles up to San Luis Obispo,
Monterey, and Santa Clara counties
sometimes several times a year, so he
was familiar with the Central California
region; his first trip to Paso Robles was
in 1851,* his war injury likely treated
to the medicinal powers of the hot
springs.

After Drury James and the Blackburn
brothers formed a partnership in 1865,
they continued to develop amenities for
visitors to the city:

They built the hotel and surrounding
cottages as fast as they required them, and
also, from time to time as their business
grew, they increased the facilities of the
place for bathing; and now the place as a
health resort has grown in great favor
throughout the State, and is known to
many in the East.”

Although accommodations throughout
the West were typically crude during
this period, the San Luis Obispo
Tribune credited Paso Robles with the

44 “San Luis Obispo California Biographies,” website
(http://ca-files.biofiles.us/Morr-Hay.7 1-88.htm).
Accessed November 4, 2008.

45 “San Luis Obispo County Biographies.”
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“nearest approaches to the dignity of a
town or village...after San Luis Obispo
and Cambria.”*® Writers of the time
continued to describe the well-known
healing powers of the hot springs, but
also wrote positively of the surrounding
landscape of Paso Robles, the pleasant
nature of the journey over the rolling
hills, and the excellent amenities located
at the hotel; publicity which certainly
influenced the continued pilgrimages to
the city.

Next to the Hot Springs Hotel on the
north was a large, two-story building
where Patsy Dunn operated his store
on the first floor and had rooms for rent
on the second floor, which were
particularly popular for the stagecoach
drivers. It was also in Patsy Dunn’s
Store that the first Paso Robles post
office was established on June 14,
1867. At that time the town was
referred to as Hot Springs, but by
November 21, 1867, the name was
changed to El Paso De Robles (or Pass
of the Oaks) to reflect the name of the
historic land grant.*” Patsy Dunn was
the brother-in-law of Blackburn and

4 San Luis Obispo Tribune quoted in Nicholson,
Loren. Rails Across the Ranchos. San Luis Obispo, CA:
California Heritage Publishing Associates, 1993. (32)
47 Peterson, “Short History of Paso Robles.” (18)
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James, and in addition to running the 28

store, he served as postmaster and
Wells Fargo agent.*®

Architecture during this period was
dominated by two trends — Victorian-
era styles brought West by new settlers
from the East, and Mission Revival
architecture which drew on the
traditions established in the late
eighteenth and early nineteenth
centuries.

Brewster-Dutra House, 1890, 1803 Vine
Street. Listed in the National Register of
Historic Places.

There was little continuity in California’s
architecture from its early Mexican-
Spanish traditions after the Gold Rush
in 1849.*° Instead, Anglican styles
imported from the East Coast began to

8 Nicholson, Rails Across the Ranchos. (34)
** Woodbridge, California Architecture: Historic
American Buildings Survey. (35)
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dominate the built environment in both
small towns and larger cities in
California. Wealthy patrons who
relocated to the West often wanted to
duplicate styles they recalled from back
home. The land boom in California in
the mid-nineteenth century also drew
professional architects to the region,
who brought with them architectural
traditions popular in the East. Resources
from this period are rare, as most were
wood frame buildings that were
vulnerable to fire. In addition, the fragile
nature of the elaborate ornamentation
found on styles such as Gothic Revival
were also susceptible to damage and
loss.

During the 1860s a renewed interest in
California’s mission era began, and by
the 1880s a full scale revival was
underway, led by California boosters
drawing on a new interest in the history
of the west and the romanticism and
exoticism of the Hispanic culture.*
There was also great scholarly interest
in the history and preservation of the
missions, and in 1888 Charles Lummis
founded the Association for the
Preservation of the Missions. This
heightened awareness of the missions,

so Weitze, Karen. California’s Mission Revival. Los
Angeles: Hennessey & Ingalls, 1984. (7)
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combined with the land rush at the end
of that decade, resulted in the
beginnings of mission imagery in new
architecture, a practice that became
widespread among architects on the
West Coast as they searched for a
regional architecture in the 1890s.”!
This trend would continue into the
early twentieth century, and many of
the Mission Revival ideals and forms
would be used in Arts and Crafts
architecture as well.

In 1869 Drury James built a family
home on Spring Street, which was the
first significant house in Paso Robles.
The family lived there until the late
1890s, and in 1959 it was demolished
to make room for the Melody Ranch
Motel.>* Daniel Blackburn’s family
originally lived with James Blackburn at
the Casa del Paso de Robles until
building their own home in 1890 on
Spring Street between 8™ and 9"
Streets.

Following the gold rush, the next
significant period of growth in

5! Weitze, C