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amall town with its own down-

town commarcial area. When
it was incorporated into San Jose
geveral years ago, the downtown
remained a major shopping district
for the surrounding neighborhoed,
Lincoln Avenue, the main shopping
street, also served as a major

four-lane arterial through the
area,

O riginally, Willow Glen was a

In a pattern typical of many older
commercial areas, shopping activ-
ity shifted to outlying malls and
commercial strips. Willow Glen,
with its older, poorly maintained
buildings and public areas, found
that it was not successfully com-
peting with the newer shopping
districts. While it was not suf-
fering from a severe economic
decline, there was a general feel-
ing in the business community that
things could be better. 8o, like
many older commerclal areas,
Willow Glen sought ways to revi-
talize itself and grow once again
by attracting new customers and
new business to the area.

In October of 1982, the City of
San Jose contracted with the
Architectural Resources Group, an
acrchitecture and planning firm
with special expertise in the area
of historic preservation and urban
design, to prepare a design study
of the Willow Glen commercial
area. The study that follows is

one of a three-part integrated
revitalization program that
includes economic assessment and
development strategies preapared by
Joha M. Sanger Associatesa, and
implementation strategies adminin-
tered and coordinated by Astone
and Assoclates. This part pro-
vides a conceptual design plan for
public improvements as well as
guidelines for new conatruction
and renovation of existing build-
ings in downtown Willow Glen.

Working with the Downtown Willow
Glen Advisaory Coamittee, the proj-
ect area was initially determined
to include all of the properties
facing Lincoln Avenue from Minne-
sota Avenue to the Highway 280
overpass. This area contained the
existing major commercial activity
and would ba the location for any.
future commerclal qrowth.

The plans and guidelines for thl:- |

report were based on an inventory
and analysis of the urban desaign
elenents, history, and image of

‘the downtown area. An inventory

was taken of the existing urban
design elements including buflding
types and open spaces; major traf-
fic intersections and cross arte-
rials to Lincoln Avenue; pedes-
trian thoroughfares; landscaping;
viev corridors; opportunity sltes;
and parking. As the elements were
analyzed, the project area wasa
reduced to the section between Coe

Avenue and Minnesota Avenue, leav-
ing out a amall part mear the
fresway. The bujlding types and
uses in that area were primarily
manufacturing and not retail/com-
mexcial or profeasional. This now
focused the analysis on the design
needa of a pedestrian-oriented
commarcial environment. Analysis
also indicated that the study area
fall into two distinct design
areas., The first ares, south of
Willow Btreet, was the original
commercial core where most of the
bulldings were designed and built
for pedeatrian-oriented, commer-
cial use. The second area, north
of Willow Btrest, was originally a
residential area.

As Willow Glen was developed from
the 19208 to the 19403 there was a

consistent, orderly character to

the area. The commercial build-
ings batween Minnesota and Willow
Avenues were attached to each
other and were similar in aize,
scale, and design. Likewise, the
regsidential buildings between
Willow Btreet and Coe Avenue were
similar in size, acale, setback,
and materiala, 1In recent years,
the character began to change as
the need to accommodate vehicles
grew. New building types were |
introduced, changing the character
and image of Willow Glen. Shop
owners began visually competing
with their neighbors for the
attentlon of potential shoppers in




sutomobiles. Large, gaudy signa
wars added to building facades,
mors emphasis was placed.on cars
than on pedestriana, and mainten-
ance of property der.:lin&dr Resl-
dential areas were mnvnrted Lo
commercial with little uun:ld—-
eration for existing design ele-
monts. New buildings with large
streetfront parking lots began to
break down the scale, rhythm, and
commaon setback of the atreet. The
character and image of Willow Glen
became muddled and diluted,
resulting In an image that today
is neither a totally auto-oriented
commercial strip, a pedastrian-
orlented commercial area, nor a
residential area.

In response ko the conditions of I
the commercial area, ‘merchants,
praperty owners, and residents
joined together to find ways to

regain the strony senae of charac—

tar, order, and self-confidance
that the area once had, This
study will provide the necessary
design criterlia and guidelines
that will aid the community in
their sffort tb recapturs tha
positive image of an attractive
and desirable shopping district.

Figure 1 - The original buildings in downtown
Willow Glen are intact but have been remodejed
and now include large auto-oriented signs.
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Figare 2 - This photograph clearly illustrates
the vehicle congestion on Lincoln Avenue and how
the palm trees and the old Lucky sign serve as
focal points on the street.
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OF REVITALIZATION
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ha marketing study prepared

by John M. Sanger Assoclates

shows that Willow Glen could
support more busineas and that the
area I8 not capturing the current
avallable market. In order to
compete with surrounding comamer-
cial areas, it ia first important
to understand what'makea areas
such as shopping malls successful.
Malls are well managed and pro-
moted through advertising. The
stores are all required to have
common hours of operation and they
are well maintained. They are
compogsed of busineases that
attract high volumes of shoppers.
For the business owner there are
strict design rules for aigns and
atorefronts in order to create an
attractive, consistent appearance
throughout the mall. Displays are
always attractive and well 1it.
The public areas are purposefully
designed with pedestrian amenitlies
such as trees, fountains, and
benches, and there is adequate
free parking For the cuatomer.
All of these factorgs make the
shopping mall an attractive, well-
maintained, exciting place to be.

While older commercial areas may
be in an economic slump or dete-
riorating, generally speaking,
these areas have been found to
inherently offer wmore value and
amenity in the long run than their
competition. These added ameni-
ties include a variety of .business

types; diversity of character and
activities; central location; and
they are generally less expensive
than shopping malls.(l)

Many communities have taken some
elemants of puccess from malls
such as promotion, management,
daesign quality and control; com-
bined them with special elements
for older areas such as special
financing and economic restruc-
turing; and developed a successful
revitalization progranm.

As previously outlined, this study
ise one of a three part revitaliza-
tion program that includes devel-
opment and implementation atrate-
giea. This part addresses design
issues that effect the appearance
of the study area. A cnunﬂcial
area can laprove its image by

lmproving its phyeical appearance,

Public area improvements can
create a atrong visual identity,
while private property improve~
ments will reflect the owner's
confidence in the area and his
business. The design of these
improvements is critical to the
guccess of the effort.

‘he design plan falls into three
broad areas: an urban design
analysis, a public improvements
plan, and guidelines for private
property improvements. This
report outlines a plan fdr public
improvements that can be imple~

mented by the City in stages, and
it providea guidelines for prop-
erty ownera and merchants to
improve private property.

It ia important to remember that
lmprovements will not happen all
at one time. At best, a community
should strive for incremental
changes in both the public and
private gectors over a period of
time. This way, work will always
be in progress toward a better
shopping environment and community
i-ﬂga+
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URBAN DESIGN ANALYSIS

The conceptual design plan and the
design guidelines in this report
were made after a careful analysis
of all the streetscape design
elements, use patterns, and growth
trends of Willow Glen. -

Streetscape 1s a combination of
all the elements that make any
area unigue. It includes elements
of the public environment such as
the street itself, sildewalks,
curbs, parking lots, public bulld-
ings, and open spaces such as
parks. It also includes pri-
vately-owned property such as the
buildingas that line and enclose
streaets and any open spaces.(2)

For the purpose of analysais, the
strestscape elements were divided
into aix categories;

1. Boundaries

2. Entrances

3. Vehicular Environment

4. Buildings and Open Bpaces

5. Pedestrian Environment

6. Other Bpeclal or Significant
Elaments

Figure 3
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A. Current entrances from the north into Rillow Glen commercial area
showing the intersection of Lincoln Avenue and Coe Avenue.

i

B. Current entrance from the south into the commercial area showing the
intersection of Lincoln Avenue and Ninnesota Avenue.
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Boundaries or edges are changes in
gtreetscape such as scale, land-
scaping, materials, or other natu-
ral or manmade elements in the
environment that help to define

spatial characteristics of an
area.

The Willow Glen Study Area is
bounded on the north by Highway
280 and on the south by Minnesota
Avenue. The east-weat boundarles
are made by the change of building
type and use from commercial to
residential. (See Piqure 4.)
Lincoln Avenue bisectsa the area
from north to south., The area is
long, narrow, flat, and includes
only the properties that front on
- Lincoln Avenue.

Entry into Willow Glen is marked
on the south end at Minnesota
Avenue by the change of land use
and bullding type from residential
to commercial, To the north at
Coe Avenue, entry is marked again
by change from manufacturing and
light indusgtrial to commercial
use, The east-west entry is like-
wise marked by a change from resi-
dential to commercial. While the
changes occur, they are not neces-
sarily clearly perceived because
regsidential buildings are found in
the commercial area and, likewise,

"aide of the street.

compercial buildings are found in
residential areas.

This includes streets, alleys,
drive-through service areas, quan-
tities and types of parking lots
and spaces, and the volume and
apeed Of cars using the area.

As cars have become more important
in American lifestyles they have
become more important as design
congiderations. In Willow Glen
this has meant more private prop-
arty used for parking lots; con-
version of landscaped space into
parking areasy; and buildinga
designed to accommodate vehicles.
The consagquence in Willow Glen has
beer a breakdown in visual contin-
ulty. | |

Lincoln Avenue is an important and
dominant streetscape element in
the study area. There are four
moving lanea of traffic and a
parzllel parking aisle on each

It is con-
structed of standard materials
that include asphalt and concrete
curbhs. 1Its central location,
width, high traffic volume {29,000
cars/day), and the relatively high
average speed make Lincoln Avenue
the major thoroughfare in Willow
Glen. The Willow Glen commercial
area is not the destination point
for the majority of the wvehlicles.

Completion of '‘the Guadalupe
Corridor will take some of the
traffic volume off of Lincoln
Avenue and make future streetscape
improvements feasible,

There are twelve other roads with
access to Lincoln Avenue within
the 2tudy area, the primary one
being Willow Street, which inter-
sects Lincoln Avenue close to the
centec of the astudy area and wmarks
the changing point of the charac-
ter of the streetacape from com-
mercial to residential. There is
a high concentration of midblock
alleys and curb cuts in the centar
of the study area where more
recently constructed auto-oriented
buildings are located.

Parking is provided on the street
and in lots all along Lincoln
Avenue. Most of these lota are
privately-owned and located to the
side and rear areaas of buildings,
and in a few cases, in front of
the buildings. Many of the rear
area lots are divided from neigh-
boring lots by a fence or land-
scaping and contain large '
unscreened debris boxes. Most
lots have a separate entrance from
Lincoln Avenue, Delivery and ser-
vice vehicles are accommodated
either in the rear areas, In the
front parking spaces, or by double

parking.
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Public transportation for the area
is adequate; ntops are located at
frequent intervals on Lincoln
Avenue,

Buildings are defined here in
teras of scale, use, aliting, and
relationship to other buildings.
Open spaces between buildings or
other natural dividers such aa
treea are either used as parks,
parking lots, or outdoor storage.
These spaces may also be vacant
and possible future development

aites.

The buildings of Willow Glen are
genarally one and two stories,

scaled to the padeatrian, and of
aimilar materials.

Building typea vary and are dis-
cusgsed In detall in the Building
Types section of this rsport.
Generally, however, the buildings
to the south near Minnesota Avenue
are commarclal {c. 1920-30),
attached to each other, open
directly onto the sidewalk, and
have few open spaces in front or
to the side,

In the middle of Lincoln Avenus,
between Brace Avenue and Willow
Streat, the buildings are nawer,

oriented to the automobile by
parking lots and drive-th l«:mgh

alsles, and isolated from each
other.

To the north of Willow Street is a
resjidential area with more open.
gpace that is uaed for yards.
Houses are small and detached.

SBcattered in among the housea are
some older commercial buildings
that, like thosa found in Area 1,
are set up to the sidewalk, con-
nected to ons ahother, and generc-
ally contribute to the character
of the area. There are alaso new
commercial buildings that hava
been met back from the street, are
varied in scale and materials, and
have large streetfront parking
lots. These buildings tend to
detract !rnn.thn character of the
area.

The quality of the buildinges is as
varied as the types. Among the
commarcial and residential bujld-
ings alike are notable examples of
specific acchitectural styles auch
as Moderna, Spanfish Colonial
Revival, Italianate, Queen Anne,
and Jacobethan Revival. (Ses
Figures 28, 32, 36, 40, 44.) The
majority of older commercial -
bulldings near Minnesota Avenue,
however, are simpla brick or
stucco vernacular structures that
are similar to each other in |
helght, scale, and detail.

Unfortunately, many of the build-
ings in Willow Glen have been
poorly remodaled or maintained.
This is a typical symptom of prob-
lems In older commercial areas

throughout the United States,:

. Sometimes, In an effort to make

improvements to older buildings,
more hara than good is done.
Typically, the trend is charac-
terized by additions of inappro-
pclate facade materials; a pro-
liferation of poorly designed,
poorly made, old, and deteriorated

' signsy peeling paint; torn and

faded awnings; and a general lack
of attention to detail, desaign
quality, and maintenance. Willow
Glen suffers from some of these
syaptoms, but fnrtunatelr they are
easy to change,

: Open spaces in Willow Glen are as
- varied as the buildings. The

areas dround houses are well-maln-
tained, attractively landscaped
yarde. On the other hand, most of
the parking lots or empty undevel-
oped lota are barren areas that
are generally not well-mairntained
and lack any positive characteris-
tics such as landscaping.
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The pedestrian environaent
includes sidewalks, crosswalks,
access to buildinga, and access to
destination points from parking

areas.

The quality of the public environ-
ment plays a large part in a shop-
per's decision to make a return
trip to an area.” The area can
feel inviting or it can appear
hostile. Inviting pedestrian
areas are well-maintained; may
offer amenities such as land-
scaping, street furniture, and
good pedestrian-oriented lighting;
and are designed with materials
that complement and add texture
and Ilnterest to the rest of the
streectscape environment.

Older commercial areas, again,
with their desire to accommodate
vehicles and attract attention
from people in pasaing cars, some-
times forget the importance of
making the pedestrian environmant

pleasing. Willow Glen is no dif-

ferent. While many buildings in
Willow Glen are designed for the
pedestrian/shopper, the environ-
ment may not always be. Willow
Glen has good sidewalks and fre-
quent crosswalks, but the experi-
ence for a pedestrian/shopper is
not as good as it could be for the
following reasons:

~ Amenities such as landscaping
(that provides shade, enclosure,

- The croaswalks on Lincoln Avenue
are psychological barriers for
pedeatrians in the zrea. Even
though they are safely marked
and crossing is timed with traf-
fic lights, there is a feeling
that the automobile doninatesa
the street and is therefore more
important than the pedestrian.

~ Alleys that connect sidewalks to

rear parking lots are poorly-
maintained and are not inviting
to the pedestrian.

- Bvidence of earlier efforts to

provide some public amenities
{lncluding pale and dying trees
in planters) are now poorly-
maintained and detract from,
rather than add to, the charac-
ter of the area.

- Gaps between buildings break

down the storefront rhythm. A
shopper will be is leas inclined
to walk the extra block to more
shops if it means passing by
vacant, or neglected lots that
have no buffer, such as land-
scaping, next to the sidewalk.

13

and separation from vehicular
traffic) and pedestrian~oriented
lighting do not exist.

Figure 6 - Typical pedestrian cross-
walk on Lincoln Avenue as it exists.
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OTHER SPECIAL OR SIGNIFICANT
ELEMENTS

Other significant elements give an
area its apecial character. These
alements may include focal points,
views, landmarks, environmental
art, or historiocal elemsnts.

Sevaral buildings in Willow Glen
offar fooal points to the long
viata down Lincoln Avenue. The
old Lucky store has a large, ver-
tical, Moderne atyle, integrated
sign area that has an interesating
sculptural quality. Likewise, the
theatre, with lts large £in neon
sign and tall facade, offers a
change of scale and 18 a colorful
addition to the streetscape,

There are other significant old
signa that are attached to or
painted on buildings. %Thess
should not be indiscriminately
removed, Instead, efforte should
be made to save and repalr old
signs that reflect an earlier
period of Willow Glen or whose
original deslgna are aignificant.

In contranst to the low sacale
rhythm of the building is the
rhythm of the tall light standards
that line Lincoln Avenue and rein-
force the linear quality of the
gtraet.

Figure 7 - The Garden Movie Theatre




CONCEPTUAL DESIGN PiLAN FOR
PUBLIC IMPROVEMENTS

The following recommendations for
public improvements are designed
to reinforce and capitalize on the
positive aspects of Willow Glen.
Any new elements are designed to
complement the existing ones.

The recommended public improvement
plan will do five things:

1. Define entry.

2. Increase the visval continuity
of the area. |-

3. Provide pedestrian amenities - kﬁ“q
R

]
|‘_|

such as improved crosswalks. -
4. Reorganize parking and traffic

patterns. i

5. Provide clear directional iT‘F{:_JHHngu-_J"jV
signage within Willow Glen. -]:f”
i B
While the study area extends from _Lf;ﬂa. &
Highway 280 to Minnesota Avenue, ST e

only the area froam Coe to 1
Minnesota Avenues is included in B
the public improvement plan. This

area 1a the primary retail commer-

clal area and i8s geared more to

the pedestrian/shopper.

Figure 8

L

CONCEPTUAL DESIGN PLAN
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The lack of entry 1dentification
in Willow Glen calls for a new
physical element that will
announce the beginning and end of
the Willow Glen shopping district.
This can be achieved simply by
breaking the low-scaled chytha of
Willow Glen with a tall, dramatic
gegture. {See Flgure 9.)

The proposed entry indicators
occur at the intersections where
Coa Avenus, Willow Streat, and
Minnesota Avenue crnnn with
Lincoln Avenue. The changea would
include removing several parking
spaces and replacing them with
gldewalk area that includes land- | -
scaping and signage. Thirty foot A. Proposed northern entry iAto the Willow Glen commercial area.
apecimen palms are planned for & (See Figure 3A). -

thia area. They will provide a
dramatic vertical element to - the
areca vhile complamenting other,
exlsting vertical elements auch ai
the light standards and the Lucky
Store sign and the theatre signs.
Other lower-~scaled landscaping is
also suggested. 8igns for Willow
Glen should be included to rein-

force the identifying purpose of
the areas.

VISUAL CONTINUITY

While the entry areas will
announce to the driver on Lincoln
Avevnue or Willow Btreet that he
A fn 3 unique area, several

B. Proposed southern entry into the Willow Glen commercial area.
{See Figure 3B).

Figure 9




thinge can be done to visually
unify and strengthen the identity
of downtown Willow Glen. These
improvements are suggested in
stages that can follow one after
another. .

Btage I: Paint existing light
standards between Minnesota and
Coe Avenues a distinctive color
so that they can be distinguished
from other areas.

Stage II: Construction of the
Guadalupe Corridor may raesult in
decreased traffic volume along
Lincoln Avenue, 1If 80, then side-
walks could be widened to allow
for additional landscaping along
Lincoln Avenue, eventually making
it a tree-lined boulevard. Trees
~should be spaced to occur at
breaks between buildings. .This
way, foliage will be leas likely
to screen the storefronts. This
tree planting stage could also be
achieved by adding planted areas
similar to the entry areas. When
this stage is reached, a detailed
planting plan will be required.
See Stage I of Pedestrian
Amenities.

Stage IIX: Add pedeatrian level
lighting along Lincoln Avenue and
Willow Street between existing
tall light standardsa. This will
qive pedestrian scale to the
atreet and visually unify the
area.

Figurg j0 -~ Improvements te—&ross-

walké cdan include extended curbs,
landscaping and benches, and pro-
vide a more inviting environment for

the pedestrian.
PEDESTRIAN ANMENITIES

(See Figure 6).

The width of Lincoln Avenue and
the speed of traffic creates an
uncomfortable environment for the
pedeatrian.
done to asidewalks and croaswalks
that will create a more pleasant

environment and improve the exper-

ience for the pedestrian/shopper.

Several things can be

gtage I: Remove 0ld planters and
dead treea, Repair sidewalks
where they are deteriorated or
hazardous. Add landscaping and
special paved areas to existing
pedestrian crosswalks. This will
better indicate where the cross-
walks are for both the driver and
the pedestrian., By extending the
curb into the street at cross-
walks, the distance that the
pedestrian will need to walk in
the street will be decreased.
{(See Fiqure 10.)

Strengthen the identification of
the crosaswalks on Lincoln Avenue
by uwaing a different material in
the crosswalk, such as scored
concrete or brick pavers.

Add new trash receptacles,
benches, and other street Furni-
ture. The design should blend
with the character of the area and
with other street improvements.

Stage II: Construction of the
Guadalupe Corridor would allow
gseveral other steps to be taken to

improve the pedestrian environment .

along Lincoln Avenue. A large
part of the improvements are men-
tioned in Stages II and III under
Visual Continuity. (See page 16.)
An additional step could include
pedestrian-controlled stoplights
and blinking yellow lights at
crogawalks located between stop-
lights. This would help to slow

17
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traffic while providing frequent,
safe crosswalks along the street.

PARKING AND TRAFFIC IMPROVEMENTE

gtage I: Currently there are
numerous curb cuts in the side~
walks. This disrupta the path of
the pedestrian and makes it dAiffi-
cult for the driver to locate
parking lota. Under Guidelines
for Improvementa to Private Prop-

erty (see page 19) there is a plan fou

consolidating private parking
areas. If implemented, this would
eliminate many of the existing
curb cuts alonqg Lincoln Avenua.

Staga IXI: As inner block parking
ia lwproved, more spaces will be
created. This will allow wmore
metered parallel parking on the
street to be converted to land-
scaped acreas or monitored short-

term park-ing, loading, and handi-.

capped zones.

Stage 1III: Conatruction of the
Guadalupe Corridor theoretically
would reduce the volume of traffic
along Lincoln Avenue. If it does,
then other street improvemaents
could be considered, such as wid~-
ened sidewalks; reduced traffic
lanes; left turn lanes; and a
landscaped wmedian streip.

£ Lol A (aalais (ALILIRRL
Figure 11 - Signage will help to /Zﬁ"f’rf{//f’%ﬂml w

identify the Willow Glen commercial
i

SIGNACE

Consistent and attractive direc-
tional and identifying signage
throughout the area can strengthen
the identity of Willow Glen while
making it easier to get around.
The primacy signage areas would be
located at the entry areas. Sec-
ondary signage would include the
directional signa for parking and
the atreet identification signa.
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GUIDELINES FOR PRIVATE
PROPERTY IMPROVEMENTS

Revitalization can begin with the
merchants and building owners.
Improving the building that houses
their business is a solid, proven,
and effective way of beginning to
implement a revitalization program
for the following reasons:

- It is the quickesat way to
improve the general appearance
of an area. SBhoppers are com- .

fortable in pleasant, attractive
surroundings.

- It generates pride in the busi-
neas community and generates
healthy "peer pressure" and com—
petition among owners to improve
properties. -

- It proves to the community at
large that the business oparator
ie willing to invest his own
time and money in improving the
image of the area.

- As more private property is
improved, there will be justifi-
cation for increased expenditure

of public fupds on public
improvements,

- Likewlse, as the business area
offers more to the shopper and

the image improves, sales will
Increase. This can provide

Figure 12

-1
M

A. The facades along Lincoln Avenue have been cluttered with large,
auto-oriented signs.

B. Improved crosswalks, additional ijandscaping, and focado impronweo-
ments can give Lincoln Avenue a clearer, more attrective visual
image,




20

financical support for public
improvenents.

Prior to baginning renovation or
alteration work on a bullding or
storefront in Willow Glan, the
merchant or property owner should
ask several queations to ensure
that the propoaed work will
anhance both the building and the
entire shopping district.

Equipped with the answers to the
following questions the building
owner or merchant will ba ready to
study the General Guidelines for
Building Improvements (page 40).

What Design Area iz the bullding
in, and what are tha guidelines
for that area? Refer to the
Area Descriptions pages 33 to 29,

What type of building is 1t?
Refer to the Bullding Types
section of this report beginning
on page 10.

Are there other businesses in
the building? Do they want to
coordinate improvements?

How does the bulilding relate to

"jts neighbors? 1Is it connected

to another bullding on each
glde?

what are the original architec-
tural elements found on the
building?

Doea the building have parking?

Does the site have landacaping?

Does the building face dlrectly
onto the sidewvalk or is it set
back?

What condition is the building

in? Does it need paint? Are
the windows clean? '

What kind of silgna are there?
Are they large and dominating?
Are there small eye-level signs
for pedestriana? How many? Are
the aigns cluttered, or can

they be easlly read? Are thay
well-maintained? '

How many different types of
materials are there on tha -
building? How many have besen
added recently? What are the
original materials?

DREIGH AREAS

As outlined in the Introduction,
the study area has been divided
into two design areasa. The guide~
lines for the dealgn areas ocutline
specific standards for site
improvesents, parking, and new
construction.




AREA 1 -
Minnesota Avenue to Willow Street

There are two distinct areas with-
in Area I. Section A (Figures 13A
and 138 ) resembles any typical
Main Street where the buildings
are connected to each other, form
a continuous streetwall, and are
not set back from the sidewalk.
This type of building relationship
creates a pedestrian-oriented
environment.

Section B is less ordered and is
primarily oriented to the automo-
bile. The buildingas are isolated
from each other by parking and the
setback from the aidewalk is
varied. Bome of the sites are
landacaped.

With the exception of a few
houses, the bulldings in Area I
are one and two story commercial
gtructures (Building Typea I-V].

If this area is to become more
desirable for the pedestrian/shop-
per, existing buildings should be
improved and the relationship
between structurea should resemble
Section A. This can be achieved
by closing some of the large gaps
between buildings with either new
infill construction or landscap-
ing. In order for new additions

" to enhance the street acene, the

following guidelines should be
considered first.

CMINNESOTA -

*RANs —HN » W=BLDNGS B Lh0iCaPnG »

SECTION A : SECTION B

These diagrams illustrate the typical site conditions in Arca I. In
Section A, there arce traditional commercial buildings and in Section B,
there are newer, auto-oriented buildings.

Figure 13

2]
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GUIDELINES ~ AREA I

RECOMMENDED

First floor spaces that have
storefronts should be used for
retall establishments that will
attractively display goods to be
aold. Other businasses such as
law or insurance offices could be
located on second £loors.

Existing buildings should be
improved by eliminating visual
clutter such as inappropriate
slgnage, archltectural elements,
or materials, and then improved
with paint, new signs, etc.
Pedestrian-oriented commercial

storefronts should be maintained.

Parking lots with street frontage
gshould be attractively landscaped
in order to continue the linear
atreet frontage created by the
buildings.

"Adiacent parking lots at the rear

of buildings, divided by fenoces or
barriers, should ba consolidated
and restriped for maximum use.

New construction should continue
the streetwall created by build-
inge in Bection A. |

Figure 14 -~ Parking lot improvements could include landscaping which
would enhance the environment for the pedestrian.

— -

e B ——

- |—n‘|r“1

Figure 15 A. Parking lots behind Bank of

America currently have parking
spaces for 242 cars,

A
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B. Redesign and consolidation of

the lots would incredise available’

spaces to 394,




New construction should be

designed for the pedestrian/shop-
per. FPlrst floors should be pri-
marily glass for storefront dis-
plays. (See Elements of a Store-
front, page 46.)

New storefronts should face the
atreet, not inward towards each
other, unless the wall facing the
street 18 a storefront with a
streetfront entrance,

New construction should join adja-
cent buildings when possible.

The height of the facade of new

single story buildings should be
. at least 15 feet. The parapet

REPEAT SECOND
FLOOR WINDOW
| RHYTHM

wall area can be decorated or used
for asignage. (See FPigure 16.)

New construction of two or three
atory structurea should relate to
existing examples. Include typi-
cal first floor storefronts and
amall window fenestration on upper
floora., (See Description of

Bullding Type I1II.)

Proportions of new construction
shall be consistent with those of
existing surrounding buildings.

Materials for new construction
shall be common to the area such
as stucco, brick, and tile.

' . EXISTING BUILDINGS "

New additions to existing build-

“ ings that are visible from the

gtreet should relate to the prin-
cipal facade by using similar
aaterials and continuing the
facade rhythm and detall such asa
cornices, window openings, height,
location of doors and windows,
atc.

INCREASE FACADE
HEIGHT ON SINGLE
STORY BUILDINGS

Figure 16 - New construction should attempt to blend with .the height, scale, and rhythm
of existing bujildings.
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Figure 17 - New construction should continue along the street wall, be scaled to
the pedestrian, and have storefronts for retail businesses on the first floor.
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DISCOURAGED

New construction that is isolated
and does not relate to the build-
ings around it or to the pedes-
trian. -

New construction that does not
complement the height, scale,
rhythm, size, number of openings
or materials of the area.

Uses for existing or new builldinga
that do not contribute to the
commercial nature of the area.

New construction that is set back

from the street without landscap-
ing or an architectural device
that maintains the streetwall.

New construction that allows
parking in front of buildings.

Demolition that will create more

parking lota or gaps in the
streetwall.

Unnecefsary new curb cuts to
parking areas.

Materials for new construction
such as mirrored or heavily tinted
glass, highly polished metal, ver-
tical or diagonal siding.

FPigure 18 - New construction should be oriented to the street and not
inward toward itself like "The Shops.”
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Figurce 19 - Now construction should be like (A) in the diagram instead
of (B) which tends to break down the setback, scale, and rhythm of the
streetscape.

21
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ARRA II -
willow Street to Cos Avepue

This area i8 not a hard-edged
urban space, but i{s a residential
area that has had apot commerclal
development. (See Pigure 20.)
The residential areas have a con-
sistent setback from the astreet
that is landscaped, and the bulld-
ing are similar in size, scale,
and style (see Section B on map).
Ssection A is primarily newer com-
mercial structures that vary in
gize, type, and setback. These - .
newer buildings break down the

continuity and acale created by

the residential structures. There

are a few older commercial build-

ings in Section A that contribute

to the character of the area. | SECTION A SECTION B

Figure 20 - These diagrams illustrate
the typical site conditions in Area
II. Section A on the map includes
traditional commercial buildings and
newer, auto-oriented buildings while

Sectinn B is primarily residential
scale buildings.




GUIDELINBES ~ ARER 11

RECOMMENDED

Maintain landscaped front yards of
remaining residential buildings.

Parking lots with street frontage
should be landscaped in order to
soften the edge between parking
and pedestrians and continue the
landscaping of existing houses.
(See Fiqure 21.)

Existing buildings that are set
back from the street and currently
have parking in front should
introduce landacaping along the
curb to soften the edge, screen
the lot, and develop the feeling
of a landscaped front yard which
is characteriatic of the area.
(See Figure 24.) |

There are two optiona for setback
of new conatruction:

- Set back the same distance as
the houses and include land-
scaped areas between buildings
and astreet. Building use could

include officea or apartments.
(See Figure 23A.)

- Set next to sldewalk (with park-
ing in rear areas). If there is
parking to either side then it
must be landscaped. Building
use would be commercial., (See
Figure 231.)

Figure 21 - Landscaping helps to close the gaps between buildings caused
by parking lots and to continue the street wall.

CEHHEHCIAL
Figure 23 - Drawing A 1llustrates
the recommended setback for new
residential and commercial con-
Figure 22 - The recommended height, struction. Drawing B i(llustrates
width, and spacing for new residen- discouraged setbacks and parking

tial and commercial construction. lot treatments.
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Materlals for new conatruction
ghall be conaistent with the area
such as brick, stucco, tile, and
painted wood.

New construction should not be
over three stories, and should
respect the scale and rhythm of
the surrounding buildings. Any
conatruction over two stories
ghould be set back so that the
ovarall building height does not
dominate the existing buildings.

New additiona to existing build-
ings that are vieible from the
street should relate to the prin-
cipal facade by using similar
materials and continuing the
facade rhythm and detail auch as
cornices and fenestration.

4

The building has been setback in

order to allow streetfront parking.

A new planted strip along the street-~
front edge of the parking lot can be
used to continue the landscaping for

Area II, and teo strengthen the

definition of the edge of the street,

New freestanding signs can be re—
designed so that signs for each

business are coordinated with each
other, and a clear graphic image is

projected to the shopper.

™ TP et

g i e R T
ﬁ‘;r‘.ﬂ? ﬂﬁ'i'wmg-n-*.;*:—- i—""‘:"""‘“"f"‘

| ]
ey 1 r; Al
--._.-..'_-'hlﬂ"—'_—':

e ——

-

____--q_-r'-—

Before

e —

P sty PSR

After

Figure 24



DISCOURAGED

Conversion of landscaped front
yards into parking areas.

Conversion of landscaped front
yards into paved pedeastrian areas
unleas at least one half of the
landacaping 1s retained.

New construction that is set back
from the sidewalk to allow parking
in front.

New construction that is more than
three satories.

Unnecessary new access to parking
lots that create additional curb
cuts. :

Materials such as mirrored or.
heavily tinted glass and highly
polished metal.
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The buildings in Willow Glen have
been grouped into six different
typas based on use and construc-
tion. EBach type is defined and
illustrated. Examples of build-
ingas that display significant
architectural styles are pointed
out. Recommendations for improve-
ments are made for each type of
building.

Following the bullding types is a
gection of guidelines that apply
to any building type in aqy area
nf Willow Glen.

Building Type X

Characteristics; Commercial
single story, single busineas
occupant. May have a combination
of tha following: large parapet
area and/or integrated permanent
canopys typical commsrcial store-
front; parapet area may be used
for signage or have a sign band;
parapet may ba stepped, curved or
paeaked; a decorative tile store~
front basne; carrara glass; £in
signa; awnings.

Recommendations: This type of
bulilding lends itself to attrac-
tive, well-designed signs that are
integrated into the pacapet or an
existing sign band area. This
eliminates need for additional
roof signs or large projecting
signa. EBulldings like the one in
Figure 29 need to be certain that
a slgn over the permanent canopy
can be easily read.

Occurancen

20 out of tha total of 92 bulld-
ings in Willow Glen are Type L.
17 of them, or 85%, are found in
Area I. 3 of them, or 15%, are
found in Area II.

Figure 25 - Typical Type I ouilding
with plain parapet wall,

Figqure 26 - Type I with peaked para-

pet wall.
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Figure 27 - Type I with stepped
parapet,

Figure 29 - Type 1 with permanent,
decorative canopy.

S g pa——mmmreT R

Figure 28 - The old Lucky store, designed in a Streamlined Modorne style,
is a significant example of a Type I building.

Figure 30

A. This building is like many newer,
Pype I buildings. The s5ign 1s over-
sized and auto-oriented.

‘__'!-I—

ﬂll—!ﬂ “"l_f"r

! 5

i ==y
B. Improvements could include a re-
desiyned sign that is auto-oriented
but more to the scale of the buildin
and pedestrian.
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Building Type II Recommendations: The biggest

problem with all of these build-
Characteristice: Commercial, ings 1is lack of coordination
aingle atory, multiple business batween shop ownars on design of
establishments. Moat of these algns, colors, awnings, materlals,
buildings lack any significant atc. The bulldings are aimple,
architectural elements. They have but they could become greatly
typical storefronts, some with improved at a moderate expense If
transom windows or decorative well-desligned, coordinated
bagses. In most cases, they main- improvements were made.
taln the rhythm of the atreatwall
and contribute to the pedestrian Occurance:
environment. Some are squipped
with integrated permanent cano- 17 out of the total of 92 build-
pies. Others have cloth awnings. ings in Wlllow Glen are Type II. Figure 31 - A typical Type 11 build-
Many use parapet area for signage. 13 of them, or 76%, are found in ing has a simple parapet wali and
Generally, they are similar to Area I. 4 of them, or 24%, are two or more storefronts.
Building Type I. found in Area II.

LI -
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Figure 32 - This Type IT building has Spanish Colonial Revival details.
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Building Type III

Characteristics: Two story, one
or more commercial/retail estab—
lishments on the first floor with
offices or residences on the aec-
ond floor. Typlcal comamercial
storefront with display area, sec-
ond floor typically has smaller
operable windows. Characterized
here by simple suggestions of roof
and storefront cornices. Many
have ribbon windows on second
floor. Others have amall tile
roofs instead of a cornice, some
have entrance to second floor from
the outside.

Recommendations: Generally
speaking, this type of bulilding

has more architectural detall such .

as cornices, window frames and

3 ‘*'-:4 Hﬂ-h
I ? :‘p:‘:‘ -LL, o ;
: * li + r BT

Figure 35 - Spanish Colonial Revival

copmaercial building.

. -

sash, etc. that can be highlighted
with paint. The piers framing the
atorefront should be of the same
material and/or color as the upper
portion of the facade. Windows on
the second floor should not be
ignored. Glaas should be clesan
and some iniform attractive window
treatment should be used, auch aa
cloth shades or thin venetian
blinds. Awnings are appropriate
on both the first and second
£loors.

Ococurancat

10 out of the total of 92 build-
ings im Willow Glen are Type III.
9 of them, or 90%, are found in
Area I. 1 building, or 10%, 1i»
found in Area II.

1

Figure 34 - A typical Type I1I build-
ing has one or more storefronts and
office or apartment space on the *

_upper floors.

Figure 36 - Type [II, Italianate style commercial building.
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A. A typical Type IIT burld-
ing before facade improve-
ments,

LLELL
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window treatment and coor- 55' -Lt, ; b 'H;jf L . f 1” ; A :
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enhance the overall appear- ll".' '!.. l"‘
ance of the building and

businesses.

Figure 37
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puild IV

Characteristics: Type IV is a
composite of Type III and the
giting conditions in Area 1, Sec-
tion B. It is similar to Type III
in helight and facade design, and
to Section B in setback from the
gidewalk. It accommodates the

.autos within the facade design by

providing access to parking and
offices in the rear areas through
an opening within the first floor
of the building. The first floors
are designed for commercial store-
frontas but are currently used for
offices.

Recomsendations: Buildings could
be improved by (1) making Eirat
floors retall; (2) making auto
accesss a courtyard and diverting

- autos to the rear areas via

another route.

Occurance

3 out of the total of 92 buildings
in Willow Glen ace Type IV. 100%
of them are found in Area X.

l :
. “ |

A. This typical Type IV building has a central entrance for avtos with
storefronts to each side.

B. Changes could include replacing the drive-through with a landscaped
courtyard and by repainting the building in order to eliminate the

verticality created by the stripes in (A) above. Retail businesses in
the first floor storefronts instead of offices would contribute to the

retajl/commercial identity of Willow Glen.

Figaure 38




Building Type V

]

Figure 39 - Typical Type V building.

Characteristics: Two story, mono-
lithic single use satryctures,
Typically, they are banks set in
the middle of a site, well land-
scaped, with good signage. How-
ever, these buildings and sites are
designed to accommodate parking
and drive-through banking, and by
their design relate least of all
to the pedestrian and the build-
ings around them. They are mono-
lithic and do not reflect the
rhycthm of storefronts that are
found in Building Types I-IV or
second floor window rhythms as in
*ypes IIT and IV.

Recommandationa: Since mast of
these buildings are practically
new and are well-maintained, there
is nothing to recommend for the
existing buildings except to say
that other buildings with sim-
ilar siting can take lessons from
the quality of landscaping. No
more buildings of this type should
be allowed in the study area. -

Occurance:

5 out of the total of 92 buildings
in Willow Glen are Type V. 4 of
them, or 80%, are found in Area T,
1 building, or 20%, is found in

Area 1II.

31
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Building Type Vi

Characteristics: One and two
story reajidential buildings, in
various styles of the 1920a and
1930s. Stucco walls and tile
roofs, bungalows, and half timber
detalls are dome elements of these
buildings. They are set back from
sidewalks and have landscaped
front yardas. Some continue to be
residences, others are profes-
gional offices or businesses,

Recommendations: Retaln the
architectural integrity of the
house. Attempt to adapt it to a
use that will have the least
effect on that integrity. B8uc~
cessfully adding aignage to a
house once it has been converted

into a business eatablishment must

be dona with care, Ona well-
designed, low, freeatanding sign
in the yard or a small-scaled wall
signa works well.

Ocourances

36 out of the total of 92 build-
ings in Willow Glen are Type VI.
5 of them, or 15%, are found in
Area I. 31 of them, or B5%, are
found in Area II.
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Figure 40 - This Queen Anne Victorian style house is located n Area [
and is a significant building within the study area.




Figurc 41 - Bungalow

-

Figure 43 - This house in Area 1f

has been successfully adapted into
of fice space. The sign complements
the design and scale of the building.

Figure 42 - Spanish Colonial Revival
style house,

Figure 44 - This vernacular residence
has Jacobethan style details.
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GEMERAL GIIDELINES FOR BUILDING
IMPROVENENTS

Building Design
RECOMMENDED

In general, a building or spaces
within a bullding should be used
for the originally intended pur-
pose., For example, firat floor
storefronts should be used for
buainesses that generate a high
volume of pedestrian traffic.
Medical, law, and inaurance
offices are better located in
spaced on second floora or along
side streets just off of the pri-
mary shopping street.

Conaider the whole Ffacade when
making lmprovement plans.
palnt, deteriorated algna, and
dirty windows on the second floor
will detract from a freshly reno-
vated Elrat floor storefroat.

Coordinate improvements with other
occupants in building.

improvements should respect and
complement the original design of
the building. Consider 1ite origi-
nal materials, openings, height,
satback, roof shape, architectural
alements, and relationship to its
nelghbors.

Use gquality materials and workman-
ship. The outajde of the building

Peeling

is a reflection of the businesa
image. Improvements will be less
expensive in the long run if they
are done properly the first tima,
1£f they are too expensive to do at
one time then stage the improve-
ments and lmplement them in a
logical order.

Additions to existing structures
that are visible from the streat
should relate to the principal
facade by using similar materials
and by conforming to the rhythm
and detall of the facade such as
cornices, window opanings, height,
location and sixze of openinga, -
eto.

DISCOURAGED

Alterationa which seek to create
an sarlier or thematic appearanc
such as "Colonlal Revival® or
sprontierland® facades. (See
Figure 48.)

Removal or alteration of distin-
guishing architectural features.




Building Materials and Architectural

Elesants

RECOMMENDED

Retain and repair if necessary
original exterior materials such
as brick, stucco, adobe, tile,
wood, metal, or glass.

Remove inappropriate materials and
elements that may have been added
in an earlier remodeling such as
aluminum or asbestos siding, ply-
wood false fronts, etc.

Repair or replace deteriorated
acrchitectural featurasa. Match the
original as closely as poasible in
composition, design, color, and
texture. This includes cornice
detalls, windaow details, transom
areas, ete,

Remove old sign supportas, conduit,
wires, brackete, or hardware that
are no longer operational and
detract from the building's
appearance.

Limit addition of any new mate-
rials. WNew materials should blend
with or match origqinal in texture,
composition, and color. Every
effort should be made to use mate-

rials that are consistent with the
original.

Surface cleaning of structures
should be undertaken with the
gentlest means possible.

DISCOURAGED

Adding or resurfacing a facade
with new material which is inap-
propriate, such as artificial
stone, brick veneer, asbestos or
asphalt shingles, plastic or alu-
minum siding. (See Figure 45.)

Adding or replacing original with
new and/or inappropriate architec-
tural elements such as shingle
mansard roofs or coloenial doors,

Sandblasting, including drcy and

wet grit and other abrasives on
brick and stone,

Using cheap or cheap-looking mate-

rials and/or unskilled or unknow-
ledgeable labor.




Roofs

RECOMMENDED
Retaln original roof shape.

Retaln, repair, or replace to
match original roofing materials,
such as tile.

Remove or relocate unsightly roof
equipment. If this is imposalble
then paint it with a neutral color
to make it less noticeable.

DISCOURAGED

Applying new roofing material that
is inappropriate to the satyle
and/or period of the bullding and
neighborhood. In tha case of

Willow Glen, tlile roofs are a
distinctive characteristic of the

area.

Adding new roof shapes such as
mansard roofs.

Altering or removing original roof

shapes or elementa.

¥indows and DoOOCS

RECOMMENDED

Retain and repalr windows and
doors and their openings where
they are part of the origiml
architectural character of the
building.

Replace mizasing window and dcor
slements s0 they are compatible in
materials, sizxe, configuration,
and reflective qualities with the
original elements and/or the ori-
ginal design of the building.

bonrs to retail shops should have

‘a high percentage of glass. This

invites the pedestrlan/shopper to

-look and come in.

Clean all glaas areas regularly.
Clean glass gives the building and
the business a well kept appear-
ance.

Second story windows should have a

-consistent treatment by using

curtaina, shades, blinds, or shut-
tera. This eliminates a look of
neglect 1f empty and helps to
unify the facade.




If an air conditioning unit isa
located in the transom over the
entrance, then acreen it with an

awning if possible, or relocate to
a less noticeable position.

DISCOURAGED

Introducing or changing the loca-
ticn or gize of windows, doors, or
other openings that alter the

architectural character of the
bailding,

Replacing window and door features
with incompatible material auch as
ancdized aluminum or tinted glass.

Dirty windows.

Covering up or filling in any
windows on a primary facadas.

Adding alr conditioning units in
windowa, transoms, or any other
part of the facade that detracts
from or alters the character of
the building. -
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This added material has covered

Projecting signs are too high on the facade

1 cover significant elements.

significant architectural detail.
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Awning does not fit within the
storefront and the shape is
unnecessarily complex.,

coordinated between businesses.

First floor building materials vary.

45

Figure




This added permanent canopy has covered significant
wrchitectural detalls and altered the proportions
>f the building.

5igns vary in size and materials, creating ST s e ST pem
an upcoordinated appearance on the building.

Figure 46

The buildings on these two pages (Figures 45 and 46) represcnt improvements that
should NOT be made to existing structures. The buildings are not located in
Willow Glen but they are similar in size and scale.
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Storefronts

This area of a commercial building
traditionally has experienced more
change, remodeling, layers of .
paint, algnage, and new materlals
than any other part of the build-
ing. All of this has been done to
give a business a new appearance
and catch the attention of the
shopper. When planning improve-
ments, start with the basics of a
typical storefront and be sure to

consider it within the context of
the whole building.

Elements of a Storefront

. DISPLAY: Storefronts are primarily
glass for the purpose of display.
PIERS: Frame the storefront.

. TRANSOM: Area of glass above the
display windows. In many cases
this area has been filled in,
painted over,and/or used for sign-
age. In some older buildings this
area had decorative patterns in
wood mullions or art glass.

. BASE: Typically of tiles (3 x 3
or 4 x 4) or wood recessed panels.

. AREA ABOVE STOREFRONT: Sign, cor-
nice, canopy, horizontal cap.

Figqure 47
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RECOMMENDED

The glass to wall ratio should be
retained for storefronts.

Remove lnappropriate materials
that may have been added, such as
wood siding or shingles.

Remove any elements or signs that
may be covering parte of the ori-
ginal storefront.

Retain and repair original store-
front elements such as tranaoms,
trim, door, glass, and decorative
features such as tile,

Any new storefront should not
replace an existing original
storefront that ia in good condi-
tion.

New storefronts can (a) be a con-
temporary deaign that is compat-
ible in scale, design, materials,
color, and texture with the exist-
ing acchitecture, or {(b) ba 1
reconstruction of what was origi-
nally there, using old photos and
regsearch.

Display of avallable goods ia the
function of a storefront. Dia-
plays should be attractive, well-
1it, and convey a clear message to
the pedestrian/shopper. Confusing
gigns in the window, displays that
are never changed, and faded fin-
ishas detract from the astore and
project a neqative image.

Restaurants in first floors should
have attractive window treatment
that allows some privacy for
dinars but also allows the passer-
by to look in. This helps them
make a decision to atop and come
in. '

Sign designa and awnings are two
very important parts of store-

fronta on Lincoln Avenue., Their
design and execution are critical
to the overall appearance of a

. building and the business inside.

Each will be discussed separately
and in detall under the Signage
section of these guidelines.
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Storefronta

DISCOURAGED

Removing significant original stope-
front features.

Covering significant architectural
elements or storefront features.

Introducing a storefront or new
design alement which alters the
architectural character of the
building or its relationship to
the street.

Introducing new materials to the
firat floor that are different or
incompatible with materials of the
rest of the building.

Ugse of tinted gléﬂs in display
arean.

Figure 48 - This building 15 an
excellent example of an added Colonial
or “"thematic" facade. [t covers 4dn
ornate Italianate facade. (The

building is not located in Willow
Glen) .

Bigg!g! - General
RECOMMENDED

The primary purpose of signs
should be to identify the business
name and the type of business
servicean. Effective signs convey
& clear message to the shopper.
Actractive displays will tell the
shopper in greater detail the
variety of products offered by the
business. The quality of the
signage ia a reflection of the
business.

Bigns should be respectful of the
charaoteristics of the area and
the adjacent buildinga, thereby
bringing continuity to the street-
scape.

8igns should be coordinated with
the design of the building includ-
ing materials, color, and place-
mant,

Signs should be coordinated wvith
other signs on the building.
S8igns for the same business should
be aimilar in color, materials,
letter style, etc. Signs for
different businesses should com-~
plement each other in size, shape,
color, lettering, and placement.




8igns should be readable. This
means careful choice of letter
stylea, color, materials and size
of sign, and lettering.

S8igns should be carefully located
80 they can be seen and read but
do not cover or ohatruct important
architectural elements.

Signs should be well-lighted either
from within, if the letters are lit
and the background is dark; from
some other source such as spot-
lights; or from light within
storefront if 3ign is on glass.

Signs should bhe limited in area and
nunber. A few well-designed and
well-made signa are better than
many poorly-made or poorly-maln-
tained signs because they convey a
positive, quality image to the
shopper.

Signs should be well-maintained,
repaired, repalnted, or replaced

when showing signs of deteriora-
tion or damage.

Signs should be made by a
professional sign maker.

The number of letter stylea should
be limited to two or three. Use
of too many letter styles causes
confusion.

Type atyleas should be kept simple
and readable. Save the swirls and
gwags for decoration and/or logo
design.

An attempt should be made to coor-
dinate type face with any graphic
represantation of the business.
This includes signs and station-
ery, sales slips, shopping bags,
and advertising.

NOTR :

The allowable signage does not
include temporary paper signs in
windowa. This type of sign ghould
be discouraged or limited by “time
in window" constraints, Por
inastance, temporary paper aigns

are limited to one month in the
window.

Exceptiona should be made for
building types that do not easily
accommodate large signage,

DISCOURAGED

S8igns should not attempt to iden-
tify every item avallable in the
atore Temporary signs should not
cover display area glass. These
aigns create visual clutter and
are confusing to the customer,

Other characteristics of inappro-
priate signage include:

- being too big, or too small;
balng garish and overwhelming in
content and color, such as loud or
“day-glo® colors;

- projecting too far; using too
many letter styles or too many
colorsy rotating or blinking;

- covering significant architec-
tural detail;

-~ not relating to the building
design in terms of placement,
g8ize, color, materials, etc.;

- being poorly made, made by an
amateur or non-professional sign
maker;
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Signage — General

DISCNIRALPN

- being poorly maintained; and i
-~ displaying advertising for a

national franchise that 1a not the
primary occupant of the building,.

‘of this report.

Signage — Specific

The signage syatem for the build-
ings in Willow Glen should be
developed on two levels:

1. Large signa for auto/shopper
and pedestrian/shopper acroass tha
streat. This 13 due to the width
of the street, and the volume and
speaed of traffic,

2. Smaller signa for pedestrian/
shopper on the same sglde of the
street as the business. '

In order to arrive at an appro-
priate sign design scheme, a

building owner should consider the
following: -

1. Study the Building Type saction
Determine what
type of building you have and what
recommendations there are for your
building type.

2. Allowable area. Measure the
width of the front of your store-
front or building. The linear
frontage multiplied by 1.5 feet
determines how much s8ign area you
have, If there is more than one
gtorefront in the building, then
aach business would be allowed a
proportionate share of the linear
frontage.

3. Allowable number and type of
aigns. Bach busineas will first
be limited by the area and then by
tha type.

~ 50% of the allowable area should
be used on auto-orlented sign-

&Ja.

- 30% should be used for pedes—-
trian-oriented signage.

- Tha remaining 20% can be divided
between the two types as needed.




B. Pedestrian-Oriented Sign

14.5 S.F. {30%) or one perpen-

: A
; 5 l - 26! l*aFl
. | : |
' I ' - 1
Figure 49 - The following is an exanple of calculating allowable sign
area:
32 feet x 1.5 feet = 48 allowable sguare feet (S.F.)
50% x 48 feet = 24 S5.F. for an auto-oriented sign
30% x 48 feet = 14.5 5.F. for a pedestrian-oriented sign
20% x 48 feet = 9.5 S.F. to be div.ded between the above
A. Auto-Oriented Sign
24.0 5.F. (50%)
- + 9.5 8. F. (20%)

33.5 5.F. {70%) or one flat wall
sign that i1s 1'3"
high and 26' wide
(A).

dicular sign
that is approx-
imately 3'6”
wide and 4'0%
high (B).

51
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Figure 50 - This example shows good auto- and pedestrian-level signs as

well as an effective use of awnings.

Auto-Oriented Signs )

RECOMMENDED

Flat wall signs include individual
letters attached to the wall,
signs painted on the wall, and
signs prepared on other materials
and attached to the wall, (See
Figures 317, 50.)

Avwning and canopy signa, include
signs on fronts of awnings and
canoples. (See Figure 313,)

Integrated and fin signs: aigns
that are part of the original
architectural design of the build-
ing and include panels in walls or
vertical slements of the building.
{8ea FPlgure 7.)

Freestanding siqgns are allowed
only for bulldings that are set
back from the front property line
more than 10 feet. (See Figure
30.) Bigns should be no taller
than the building. They should be
set up and parpendicular to the
sidawalk, or set back and parallel
to the front of the building. For
buildings that have more than one
buainess, signa should be coordi-
nated in size, design, and shape.
The nuaber of colors should be
limited.




DISCOURAGED
Sea FPigures 45, 51.

Perpendicular signs that are too
large, placed too high on the
building, and do not relate to the
architectural deaign of the
building.

Flat signs that cover architectur-
al elements or otherwise do not
fit into the design of the
building.

Roof signs.

Billboards.

Rotating or blinking signs.

Any freestanding aign that is
oversized, poorly placed or out of
place, poorly maintained or not
coordinated with other aigna on
the sign post should be discour- .
aged. Freestanding signs should
not hang out over sidewalks or
right-of-ways.

Signs on s8ide walls should be
discouraged unless the building is
on a corner or there is no other
location for an auto~oriented
gign.

AR
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Figure 51 - This auto~oriented sign
1s similar to signs 1n Willow Glen.
It is oversized and hangs out over
the sidewalk.
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Figure 52 - Graphics for all signs should be coordinated.
This is an example of recommended pedestrian level signage.

Figure 53 - Simple window graphics identify a business
on the pedestrian level. ]




Pedestrian-Oriented Signs

RECOMMENDED

A perpendicular, two-sided sign
that is placed so the bottom is no
lower than 8'-6" from the ground,’
but no higher than top of stora-
front transom or first floor cor-
nice. These signs can be made in
a variety of ways, including
carved, painted, or icon. (See
Figure 52,)

Window signs that are painted on,
suspended directly behind, or
applied directly to the display
Window. These s8igns should not be
80 large as to detract from or
.obatruct the shopper's viaw of the
display items. (See Pigure 52.)

For storefronts with a central
entrance, matching display window
signa can be on the flanking dis-

play glass, or a window sign can
be placed on the entrance door.

Signs can be added to side panels
of awnings.

See Permanent Canopy section for
additional sign guidelines.

Small, non-illuminated signs can
be placed at eye level and flush
to a solid wall on the storefront

leva)l. These can be used as a
directory to buszinesses on second
floors or as an alternative to
window, perpendicular, or awning
aigns for a first floor business.

Note on signage:

Exceptions should be made for
existing signs that have hia-
torical significance, add charac-
ter to an area, or are significant
exanples of design of other
periodsa.

DISCOURAGED

Perpendicular backlit signs with

the exception of those that have
dark backgrounds and lit letters.

Temporary window signs made of
paper and stuck to the glass.
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Permanent Cm

Permanent cancpies or marquees are
shelters overhanqging the sidewalk
and integrated into the building
design. They are almoat always
metal [or material of the rest of
the bullding) and may be lit

(See Pigure 7.)

L]

underneath.

RECOMMENDED

If the canopy shelters many different
types of businesses, then trsatment

with color, awnings, signage, and
lighting should ba siwmilar.

Awnings that hang stralght down
from tha ends of canoplea and
allow more shade and signage area.
Signs on this type of awning
ghould be auto-oriented,

Signage for buildings with cano~
pies and parapet wall should care-
fully consider whether a sign in
the parapet area will be visible.
(See Figure 29.)

Small signa attached to the
celling of the canopy that are
placed perpsndicular to storefront
and are readable by pedestrians
walking under the canopy.

DYBCOURAGED

Canoples that are decorative or
unusual in design should not be
cluttered with signa and awnings
if they obacure the original .
design or the relationship of the
canopy to the rest of the build-

_ing. (Bee Figure 29.)

Separate canoplies on one building
should not clash with each other,

Note on canoples:

Exceptions should be made for

existing signs that have histor-

ical significance, add character

-0 an area, or are significant

exanples of design of other
periods.



Awnings
RECOMMENDED

Most of the commerclial buildings
in Willow Glen are simple in

deaign, color, and detail. One way

of bringing color and life to the
street scene while adding shade iz
through the careful use of cloth
awnings, Frames can be made to
fit any storefront shape or size,
and the color possibilitiea are
endless. For some bualnessesa it
is the most effective way of
adding signage to the front of a
building. (See Figure 31,)

Cloth awnings, rather than metal
or wood, are recommended, They
lend quality to the street scene
by adding color and texture. They
are easily replaced and are good
locations for attractive signage.
Metal awnings are generally more
expensive, and signs of age and
disrepair are more readlly notice-
able on metal than c¢loth,

In choosing an awning the cheapest
and easlest thing to do is have a
new awning made for an existing
frame. Next would be a non-
retractable welded frame awning.
Frames for roll-up retractable

awnings are very expensive but an
effective way of controlling sun-

light and passive energy con-
gervation. A less expenslve vari-
ation of a retractable awning is a
pull-back. type. It is not as
neat-looking when retracted as the
roll-up type, but it serves the
same purpose., It is important
with the pull-back type to let it
out after rain so it will dry out,

The shape of an awning can also
add character to a facade. Con-
aider the awning as an important
integrated elament of the facade.
Also consider use of awnings on
first floor storefronts and on
aecond floor windows.

Colors that are coordinated with
building colors. Use attractive -
colors that accant the building
colors. 8triped awninga should be
limited to 2-3 colors.

' 8igns can be on the front valance

or roof panel and/or on side
pansls. (See Figure 31.)

Awnings should be well-maintained,

washed reqularly, and replaced
when faded and/or torn.

There are several options for
awnings when there are many busi-
neases in one bulilding:

-~ Different colored awnings can be
used provided that they are
coordinated. For instance,
three businesses could alternate
colora: blue - white ~ blue.

- The awnings can be the same
color with simple signs on the
valance that may vary in type
style from business to business,
but the height of the lettering
would be about the same.

51
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Awnings

DISCOURAGED

Metal or wood-awnings. While a
cloth awning may fade or get torn,
it is easily replaced at a low
cost, Metal awnings look cheap,
easily dent and scratch, and do
not have the guality appearance of
cloth. Wood 13 usually inappro-
priate for commercial buildings
and should be carefully consid-
ered.

Patterned or qiuﬂy awnings.

Paint

A new palnt color scheme is often
the sasiest and least expenaive
way of fixing up a building facade
and 1t can be the most effective
way of achieving noticeable change
in an area.

RECOMMENDED

T

coordinate color scheme with:
- B8ign and awning color.

= Color schemes of all businesses
in building if possible.

- Existing natural/unpainted mate-
rials on facade such as terra
cotta, tile, brick, and stone.

When ohoosing colors congsider the

~ color of the buildings next door.

Attampt to complement your neigh-
bor's colors.

Most of tha structures in Willow
Glen are very simple in design and
detall. Therefore a maximum of 2
colors is recommended on the
facade. A third or fourth color

-gshould only be used as accents in

signage, awnings, or doors.

paint all trim including cornice
1ine, window frame, sash, and
storefront trim one color. Paint
wall surface a second color.

A new paint job will last 4 long
time Af the surface is properly
prepared. Old and peeling paint




should be removed using the gen-
tlest and safest means possible
for the material type.

Por brick: Chemical and low pres-
sure water wash.

For wood trim: Scraping, sanding,
or a heat gun.

Wash down wall surfaces to remove
dirt.

Prime all surfaces.

Paint with one or two coata to
cover. Generally apeaking, use
latex on masonry surfaces includ-
ing brick and stucco, and use a

gloss or semi-gloss enamel on wood
and metal trim,

L

DISCOURAGED

Painting materials such as tlle,
terra cotta, or stone. Attempt to
coocrdinate color scheme with thesa
natural colors. The exception
would be brick, which can be
painted if using latex maaoncy
paint.

Competing with neighbor's color
schema or painting the same color

~ as nelghbor.

Highlighting details with many
different colors of paint.

pPainting the first floor  store-

front a different color from the
second floor. no

Bandblasting because 1t removes
the weather resistant exterior of
the brick.

Painting one finish coat of paiﬁt
on dirty, peeling paint. without
any preparation.

28
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Rear Areas of Bulldings

Similar improvements can be made
to the rear areas, especlally
those facing public areas, such as
parking lots. Painting, nlqnnga:
screened trash receptacles, and
general cleanliness leave a posi-
tive image for the shopper. In
some cases, entry and outdoor
gpace can be developed for public
use,

Before

The rear areas of many buildings are Y - : 3
vsually poorly maintained and under- : | g
utilized, as shown in this Before
drawings.

This After drawing shows one way in
which these areas could be attrac-
tively developed for customer use.

Figure 54
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A. CURRENT PLANNING CODE AND PROPOSED CHANGES

The following is a brief description of the current Planning Code requirements of San
Joge and should be used only to compare the Proposed Changes with the Code requirements.
Refer to the actual Code and Design Guidelines for specific requirements and

recnnneﬁaatiuna.
CUORRENT PLANNING OODE OF SAN JOGE

The current Planning Code for
Willow Glen is a very broad set of
requirements that applies to all
of San Josa. The plans and quide~
lines proposed in this study devi-
ate somewhat from this code and
would therefore require subsequent
changes to the Code.

CURRENT

items in the Planning Code that
affect Willow Glen are as. fallows:

1. The Willow Glen study area is
primarily zoned commercial (C-2)
with the exception of the northern
gsection between Highway 280 and
Coe Avenue which is zoned light to
heavy manufacturing (M-1, M-~4) and
residential (R-13).

2. Permitted uses for the commer-

cial zone range from banks,
hospitals, professional offices,

to museums, retail businesses and
auto sales,

PROPOSED CHANGES FYOR THE WILLOW GLEN STUDY AREA

DESIGN AREA I | DESIGN AREA II

The following are recommended changes to the Code;

No change Ho change

Retail commercial uses should be New construction of "drive-
encouraged on firat floors with through® buildings should be
profeasional offices on upper restricted. Compatible uses for
floors. -New construction of reaidential buildings should be
drive-through buildings should be encouraged such as profeassional
restricted., offices that change the character

of the buildings as little as
possible.
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CUOBRENT PLANNING CODE OF SAN JOSE

CURRENT

3. Conditional uses that requira
a use permit include residential
care facllities, hotels, artists’
studlios, and movie theatras.

4. Limitations on permitted and
conditional use include shielded
lighting Erom residential areas;
screening between C-2 and residen-
tial areas; reasonable lighting
levels; limited proximity of Adis-
play of merchandise to residential
areasy and limited outdoor opera-
tion of services.

5. Development Regulationa

Minimum lot or parcel area:
6,000 square feet

Storles;
] maximum

Height:
45" maximum

Betback:
none required

P L i XLy

PROPOSED CHMIGEES FOR THE WILLOW GLEN SYUDY AREA

DESIGN AREA I

No change

No change

No change

No change

No change

New construction should continue
the existing astreetwall and be set
back only if the area between
sidewalk and building is land-
acaped and used for pedestrian
activitiea., See Design Area
Guidelines.

DESION AREBA 1I

No changs

No change

No change
No change
No change

a. Seat -back new bullding same
distance as surrounding houses

and include landacaped area
between buildingas and street.

b. Construct new bullding up to
sidewalk with parking to the
side or the rear.
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CURRENT PLANMMING OODE OF SANM JOSE

CURRENT

Setback side, interior lots:
none required

Setback side, corner lots:
none required

Setback rear, interior lots:
25' maximum

Setback rear, corner lots:
15 maximum

6. Preestanding Signs

Allowed only on lots that aru"
100 linear fe3t or more in width.

One support structure shall be
allowed for each 100' of width.

Support must be placed 50' from
side and rear property line.

Only one slgﬁ per intersection
is permitted and it must be at

least 50' from the corner.

PROPOSED CHANGES FOR THE WILLOWN GLEN STUDY AREA

DESIGN AREA I DESIGN AREA 11

No change No change

No change Mo change

No change No change

No change No change

Set back 10' or more from the ~ Set back 10’ or more from the
streetfront property line. - streetfront property line.

NHo change No change

No change Ho change

Change 50' to 15°'. Change 50*' to 15'.
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CURRENT PLANNING CODE OF SAM JOSE
CURRENT

Freestanding sign area should

equal the strest frontage divided
by 3.75.

area.

Signs can be lighted and can
rotate.

Signs may be no higher than 35!
but can be higher near the
freeway.

7. Attached Signs

Bigns cannot be attached higher
than the third floor.

S T s &

PROPOGED CHMIGES POR THE WILLOW GLEM STUDY AREA

DESIGN AREA 1

Area for all signs should egqual
1.5 feet tiwas the linear astreet
frontage of the building (also in
feet). Free standing signs are
auto-orlented and are allowed
50-70% of total allowed sign area.

Signs can be lit from an exterior
source or from within if back-
ground is derk and letters are
1it. 8igns cannot rotate.

Signs may be no higher than the

- height of the building to a

maximum of 25°'.

Flat signs for single story build-
ings cannot occur higher than the
top of a parapet wall., For bulld-
ings over one story, flat signs
should not occur higher than the
bottom sills of second story
windows.

Perpendicular signs should not be
hung higher than the top of the
first Floor astorefront or a firat
floor cornice. Tha bottom of

perpendicular signa should be no
Llower than 3'-6%,

DESIGN AREA II

Area for all signs should equal
1.5 feet times the linear street
frontage of the building (also in
feet). Free standing signs are
auto-oriented and are allowed
50-708 of total allowed sign

Signs can be lit from an exterlor
gource or from within If back-
ground is dark and letters are
1it. 8igns cannot rotate.

Signs may be no higher than the
height of the building to a
maximum of 25°.

Flat signs for single story build-
inga cannot occur higher than the
top of a parapet wall. For build-
ings over one story, flat signs
should not occur higher than the
bottom aills of second atory
HindOlll »

Perpendicular saigns should not be
hung higher than the top of the
firat floor storefront or a firat
floor cornice. *The bottom of
perpendicular signa should be no
lower than 8'-6",
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CURRENT PLANNING CODE OF SAM JOSE

CURRENT

Allowed area for attached signs
is 1.25 of the building frontage
for a building up to 25*' wide.
For a building over 25' wide the
area egquals 31.24 square feet
plus one square foot for every

DESIGN AREA I

Allowed area for attached signs

is varied. If they are pedestrian-
orjented they are allowed 10-50%

of the total allowed area. If they
are auto~oriented they are allowed

50-70% of total allowed area, The

total allowed area equals 1.5 feet

times the linear street frontage of
the building {(also in feet).

DESIGN AREA 1I

Allowed area for attached signs
1s varied.
oriented they are allowed 30-50%

of the total allowed area. If they
are auto-oriented they are allcowed
50~70% of total allowed area. The
total allowed area equals 1.5 feet
timea the linear street frontage of
the building (also in feet).

If they are pedestrian—
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3. GLLOSSARY

Adoba: A sun~dried brick composed
of earth with straw as a binder
ugsed 1n Mexico and the aouthwest-
ern Unlted States.

Aesthetica: The science and ;
philosophy of beauty. If something
is aesthetic, it 1s of beauty or

artistic.

Amenities: Attractive or
desirable features of a place.

Bungalow; A single story house
where the roof may be made usable
with a dormer window. The most
familiar style of bungalow is a

Western Stick style, characterized

by broad, gently pitched roofs with
projecting eavea, constructed in
wood, with an accentuation of the
horizontal.

Cornice: The projection at the
top of a wall, or part of the roof
which projects over the side wall.

Curb Cuts: The elimination of a

street curb to enable vehicles to
cross sidewalks and enter drive-

ways or parking lots.

Detail: An element of a building
auch as trim, mouldingas, other
ornaments or decorative features,

pormer Window: A vertical window
which projects from a sloping roof
placed in a small gable.

Facade: The entlre exterior side
of a building, especially the
architectural front; sometimes
distinguished from other sides by
elaboration of architectural or
ornamental details,

Fenastration: The arrangement of
windows and doors in a building;

in an architectural composition,

the deaign and proportion of win-
dows as a decorative feature.

Pin Sign: An element often found
on buildirgs of the 19308~-1950s
congisting of large vertical signa
that project out from the facade
and sometimes above the rooflins.
Fin signs are an integral part of
the facade and are often of the
same colors and materials as the
facade. The signs read vertically
and are 1llluminated.

Yocal Point: A building, object,
or natural element in a street-
scene that atands out and serves
as a point of focus, catching and
holding the viewer's attention.

Gable Roof: A ridge roof that
slopes up from only two walls. A
gable is the vertical, triangular

portion of the end of a building
from the eaves to the ridge of the
roof.

Hipped: A roof that is sloped on
all four sides.

Italianate: A building style
characterized by large, bracketed
cornices, arched windows, and
highly decorative mouldings.
Small scale vernacular interpreta-
tion of the style may be not as
decorative.

Jacobethen Reviwval: Characterized
by rectangular windows divided
into rectangular lights, bay win-
dows, arched entrances, gables
that rise above the roof and are
steap-sided triangles, and roofs
that are ridged or flat with para-
pet. Clasaical forms are minimal.
Two materials dominate articula-
tion of facade, one for wall and
another for window frames, para-
pets, and ornamenta. Vernacular
interpretations tend to be greatly
simplified and of small acale.

Mansard: A roof form with steeply
inclined face and a flattened roof
top, permitting the combination of
roof and extra story. Tall win-
dows or French doorsa light the
interlior. '



Masonry: Anything conatructed of
stone, brick, cement, concrate,
and similar materials,

Mission Style: A building style
characterized by arches and tile
roofs. Arches have little, if any
moulding. Gables in roof may be
curvilinear. Walls are smooth
plaster. Balconies occur fre-
quently, as do towers and turrets.
Lacksa sculptured ornament. Very
similar to Spanish Colonial
Revival. .

Moderne: A term describing bulild-
ings of the 19308 and 15403 of an
ornamental style, elther zig-zag
or streamlined. The zig-zag is
characterized by low relief recti-

linear decoration, while the
streamlined is horisontal and

employs smooth, curved surfaces.

Monolithic: Exhibiting massive
uniformity, singularity.

Parapet: A retaining wall at the
edge of a roof, porch, or terrace.

Pediment: The triangular space at
the end of a gabled roof, usually
low in helght as compared with the
width of its base.

Queen Anne Style: A building
atyle characterized by irregular-
ity of plan and massing, and a
variety of color and texture.
Several different wall surfaces

. upper floors,

may occur in one building, upper
stories may project out, roofs are
tall and multiple and may employ
turrets and gables. Detalls tend
to be classical. Vernacular

interpretations may be simplified
and small in scale.

Rhythm: In urban design, the
regular recurrence of architec-
tural or natural elements such an
gven placing of trees down a
street, or similar widths and

heights of buildings in a street
block.

Ribbon Windows: A continuous
horlzontal band of windows unin-

terrupted by vertical structural
wall supports.

Scale: Harmonious relationship of
partas to one another and to the
human figure.

S8etback: In architecture, the
receasing of the upper part of a
facade due to amaller area of

In urban design,
the diatance a building is
recessed from the curb of the
street or from the edge of the
gidewalk.

Spanish Colonial Revival: A
building atyle dating later than
Mission Style and characterized by
low pitched tile roofs or tiled
parapets, arches (not as regqularly

as in Miasion Style), plastered

- walls in a varlety of textures,

elaborate carved or cast ornament
around openings. Doorways are
£lanked by columns or pillasters.
Balconies, arched portals, wrought
iron or wood railings occur
frequently.

Stucco: An exterior finish,
usually textured, composed of

portland cement, lime, and sand,
mixed with water.

Transom: An opening over a door
or window, usually for ventila-
tion, containing a glazed or solid
sash, usually hinged or pivoted.

Victorian: Designating the art
characteristic of the reign of
Queen Victoria, 1840-1901.
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lllustrated Plan

Credits

CITY OF SAN JOSE

DOWNTOWN WILLOW GLEN ADVISORY COMMITTEE
WILLOW GLEN BUSINESS ASSOCIATION

I | . [ s ‘*-

Entryways

Crosswalks

Trees and Landscaping
Parking

Key Points

INFORMATION PRESENTED HERE IS EXCERPTED FROM THE
DOWNTOWN WILLOW GLEN REVITALIZATION STRATEGY PROJECT
REPORTS PREPARED BY:

ASTONE & ASSOCIATES

ARCHITECTURAL RESOURCES GROUP

JOHN M. SANGER ASSOCIATES INC.

COPIES OF THE FULL REPORT ARE AVAILABLE FOR REVIEW AT THE FOLLOWING f Financial
LOCATIONS:
SAN JOSE PUBLIC LIBRARY. WILLOW GLEN BRANCH
e e d Department Store
| OL
B i o e kAT | Theater

SHEPHARD ASSOCIATES, 1190 LINCOLN AVENUE
HOW SWEET CANDIES, 1084 UNCOLN AVENUE I

HOUSE OF NUTRITION, 1371 UNCOUN AVENUE

© TS PROJECT WAS FUNDED BY THE CiTy OF SAN JOSE WITH COMMUNITY DEVELOPMENT BLOCK GRANT MONIES MADE AVAILABLE THROUGH THE HOUSING AND COMMUNITY DEVELOPMENT
ACTS OF 1974 AND 1977.

'
i
‘i -
.
. !
i '
)
.
o
+
"
= &
o VA
.
k
gl
.
i gy
-
et
] '
- ,-.'»-.
'
o
A |
Ir
F
-
=
.. ’ o 1 g L ’ .




1 lhe Uw of San Jose should encourage and support the estobiishmem 04 o

3.

10.

M a conﬂnu!ng part of the public/private partnership, the Willow Glon M

N o
58 e

- Willow Glen Business Improvement District for the Downtown Willow Glen
_area pursuant to the Parking and Business improvement Area Act of 1979.

2. The City of San Jose should recognize the Willow Glen Business Associafion
- as the organization to receive the disbursement of funds received pursuant

to this business improvement district.

Recommended street/public improvements should be funded by the City
(as funds can be made available) as an element of the public partner com-
mitment to the Downtown Willow Glen Revitalization Area. The location of
private property renovations should generally be given the highest priority
for placement of public improvements.

The entryway treatments identified as part of the Downtown Willow Glen
Revitalization Strategy shouid be developed by the City, with the gateway
at Minnesota being first, the Coe gateway being second, followed Dy the
gateway at Willow and then by smaller "T-intersections.”

The Willow Glen business community, including business property owners,
should establish a maintenance benefit area in Downtown Wiliow Glen as
an element to the private partner commitment. This participation on the
part of the business community and business property owners shouid be
considered essential if the City is to provide the public improvements.

The City of San Jose should establish a program for the designation of com-
mercial neighborhood districts or commercial strips as Commercial Revital-
ization Areas, allowing for certain public benefits and variances from
established City rules and regulations under certain conditions.

. Downtown Willow Glen should be formally recognized by the City Council

as a Commercial Revitalization Area once this program is in place.

. The City of San Jose should develop a commercial property rehobﬂﬂcﬁon
loan program availabte for Downtown Williow Gien.

The City of San Jose should make loan packaging assistance and 1oan
facilitating expertise available for the effective utilization of funds provided
through this loan program.

The City of San Jose should establish an advisory design review panel com-
prised of representatives from among the business owners and business
property owners in Downtown Willow Glen and from the City for ali building
improvements, new building developments and public improvements
pursuant to the Downtown Willow Glen Revitalization Strategy.

11. The design guidelines for new development and rehabilitation deveioped

as part of the Downtown Willow Glen Revitalization Strategy should be
adopted as design criteriQ.

42. The City of San Jose shouid take the lead in consolidating and rmproving

parking areas now fragmently owned by many properfy owners into o:gan
ized pondng facilities available to the public.

ess comr ;unify should establish a parking assessment district for fha
pose of equitably mmmmecwofommﬂmofmwmmm
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MARKET SUPPLY/DEMAND

.

EXISTING AND POTENTIAL SUPPORT
FOR RETAIL SALES

L i, A
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Qver 80% of all retail sates in Downtown Wiliow Glen SR
are made 1o residents of the Wiliow Glen frade areg, Eedztate ansc
with 70% being made to residents of the area which ;;:,:i; Srnsic:
are immediately adiacent to Lincoln Avenue. Most Siatsstd VT
shoppers are in the 25 - 44 age group. Buying power . E:E;:E:;lfj SR,
and retail spending by frade area residents have e eRalit
grown dramatically but most of this increased spend- g2 S 2 S ol
ng hos not been captured by Downtown Willow f e he AR
Glen businasses. Buying power is expected 10 in- SRRAT L P
crease by an additionat 26% by 1990. This could ‘ r:; SO
mean increqased soles in Downtown Willow Glen if :E:‘Ei
anticipated demand is met by new and different posesasy
offerings sfsieses
RETAIL SALES PERFORMANCE fessxls

A very smatl share {26%) of the cornvenience goods tai3iis

and services spending of the areaq residents is being : : aiiiesel
captured. This is due to the cbsence of adeqguote | delesels

competitive convenience outiets as well as to
competition from nearby convenience centers an-
chored by major supermarkets and drug store

TR chains,
v TR Shopping and specialty goods refailing is considered at the healthy rate of 23%
b7 of the primary hade areo. There is potentiol for inCreases by capturing more of
'-;‘-‘j_":f":'_.“; he secondary tfrade aread resident spending.
St
G é : POTENTIAL FUTURE SALES AND SUPPORTABLE NEW SPACE CONCEPTU AL DE S|GN PLAN

Convenience goods and services sales potential is conservatively estimated ot
from §$1.2 to 52.6 million per year; estimated potential for shopping goods is from
$1.5 to $3.7 million. By 1990 this could increase 1o $2.4-54.0 miilion for conven-
lence goods and services and $4.5-57.3 million for shopping goods.

There presently exists a potential for 8,400 to 18,000 square feet of convenience

PUblic improvements are designed to reinforce and capitalize

on the posiﬂve aspects of Downtown Willow Glen. New elements
are designed to complement the existing elements.
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PROJECT DESCRIPTION

The Downtown Willow Glen Revitalization Proiect was intended
to identify an economic and physical revitalization strategy

for the commercial areg along Lincoin Avenue. The project
focused on preserving and stabilizing this commercial area
along both sides of Lincoln Avenue between Coe and
Minnesota Avenues. This area has been a significant

....... contributor to the
economic well-being
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i Most of the commer-
2+ clal buildings in
- Downtown Willow Glen
i are 30-40 years old;
3311 many of the businesses
i have been in operation
;11 for over a decade,
:+ although business
11 turnover has increased
dramatically in the
;i last few years. it was
i agreed that attention
1211 should be directed 10
i Downtown Willow
Glen now, in order to
prevent economic
1t downglide leading to
i decay and severe
31 economic problems
" in an area which was
once a major
business district. The
City of San Jose
recommended that a comprehensive economic strategy be
established as the basis for revitalization of this area.

This document, and the reports from which it is excerpted, are

the result of efforts by economic, urban design and preser-

vation consultants as well as community, business and business
property owner representatives.
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1. the City of San Jose should encourage and support the establishment of O
Willow Glen Business Improvement District for the Downtown Wiliow Glen
area pursuant to the Parking and Business Improvement Area Act of 1979.

2. The City of San Jose should recognize the Wiliow Glen Business Association
as the organization to receive the disbursement of funds received pursuant
o this business improvement gistrict.

3. Recommended street/public improvements should be funded by the City
(as funds can be made available) as an element of the public pariner com-
mitrent to the Downtown Willow Glen Revitalization Area. The location oOf
private property renovations should generally be given the highest priority
for plocement of pubiic improvements

4. The entryway treatments identified as part of the Downtown Willow Gien
Revitalization Strategy should be developed by the City, with the gateway
at Minnesota being first, the Coe gateway being second, followed by the
goteway ot Willow and then by smaller “T-intersections.”

5. The Willow Glen business community, including business property owners,
should estabiish a maintenance benefit area in Downtown Wiliow Glen as
an element to the privote partner commitment. This participation on the
part of the business community and business property owners should be
considered essential if the City is to provide the publiic improvements.

6. The City of San Jose should establish a program for the designation of com-
mercial neighborhood districts or commercial strips as Commercial Revital-
ization Areas, allowing for certain public benefits and variances from
established City rules and reguiations under certain conaitions,

7. Downtown Willow Glen should be formally recognized by the City Council
as a Commercial Revitalization Areg once this program is in place,

8. The City of San Jose should develop o commercial property rehcrbimuﬂon
“ loan program avaitable for Downtown Willow Glen.

¢. The City of Son Jose should make loan pockoging assistance and loon
facilitating expertise available for the effective utilization of funds provided
through this loan program.

10. The City of San Jose should establish an advisory design review panel com-
prised of representatives fromm among the business owners and business
property owners in Downtown Willow Glen and from the City for all building
improvements, new building developments and public improvements
pursuant to the Downtown Willow Glen Revitalization Strategy.

11. The design guidelines for new development and rehabilitation developed
as part of the Downtown Willow Glen Revitalization Strategy should be
adopted as design criteria.

12. The City of San Jose should take the lead in consolidating and improving
parking areas now fragmently owned by many property owners into organ-
ized mrking focilities available o the public.

13. As @ conﬂnuing part of the public/private partnership, the Willow Glen busi-
ness community should establish a parking assessment district for the

purpose of equitably sharing the cost of operation of these parking lofs.




DESCRIPTION
 § 'he Downtown Willow Glen Revitalization Project was inte
i to identify an economic and physical revitalization strat
.} forthe commercial area along Lincoln Avenue. The project
.} focused on preserving and stabilizing this commercial area
g aiong both sides of Lincoln Avenue between Coe and
s Minnesota Avenues. This area has been a significant
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Most of the commer-
cial buildings in
Downtown Willow Glen
are 30-40 years old;
many of the businesses
have been in operation
for over a decade,
although business
turnover has increased
dramatically in the
last few years. It was
agreed that attention
should be directed to
Downtown Willow
Glen now, in order to
prevent economic
downslide leading to
decay and severe
economic problems
IN an area which was
once a major
business district. The

City of San Jose
recommended that a comprehensive economic strategy be

esfcbltshed as the basis for revitalization of this area.
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GUIDELINES FOR BUILDING IMPROVEMENTS

Revitalization con begin with the business and building owners. Improving the
building that houses the business is ¢ solid, proven and effective way of beginning
to implement a revitalization program. The foliowing are general guideines tor
these improvements

PRIVATE BUSINESS
PT?OMC‘TW NS

PUBLIC
IMPROVEMENTS | oS
ENTRYWAYS e A building or spaces in g building should generally be used for its intfended
PLIRLIC ourpose, with first floor storefronts used for high pedestnian volume uses.
‘Js..-:i.l‘r'h.-—f . .

' i ISJATI N . . . :
i S e ® The whoie facade shouid be considered when making improvement pians.
H : i L ﬂﬁ ¥ .

o ’Q‘BE‘J;;} ::éé " | l ¢ improvements should be coordinated with all occupants Of The DuRtINg.

rllﬂ, A

PUBLIC ® improvements should respect and complement the origingt buliding cesign.
,v:jocm EMUJTS M .

PARKING ¢ Quality materials and workmanship should be used

PUBLIC AREA
MAINTENANCE

e Visible additions to existing structures should reiate to the principal facade in
materials, rhythm and deiai.

e Alterations which seek to create an egrlier or thematic gppearance are ais-

THE ESTIMATED COST OF THIS PLAN IS OVER $2 MILLION {iN 1983 DOLLARS]. couraged, as is removal or giteration of distinguishing crchiteciurgl features.
3 . » |

ONLY ASMALL P I?TION OF THE NECESSARY FUNDS ARE ACTUALLY AVAILABLE

FOR IMPLEMENTATION IN 1984-85. THIS IMPROVEMENT PLAN WOULD

PROCEED AS FUNDING SOURCES ARE FOUND.
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