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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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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.







