February 2001

Prepared for the City of San Leandro
and the City of San Leandro Redevelopment Agency




jansenconsulting

575 Hawlhorne Ave.
Palo Ala, CA
650 329.9033

TOM RICHMAN & ASSOCIATES

Landicape clrchiseciure and Urban Disign

634 Gilipan Street

Pato A, Californa 94301
verge 650 461.BHR0
\-E'WW.TDII'I{lCi\!lIJFLCfJHI

City of San Leandro
Downtown Plan &
Urban Design Guidelines

Executive Summary

n Introduction

m Economic and Marketing Strategic Plan
A. Background

B. Goals and Objecuves
€. Summary of Downtown Plan Tssues

. Economic Development Issues

- Exisung Conditions

. Sales Tax Anmalysis

. Recommendations - Next Steps

m Urban Design Context
A, Barly Days

B. 1898
. 1928
D. 19530
I 1983
F. Flistorical resources

m Urban Design Concepts

A Gord
B. Gerun
(C. Pedestrian = Vehicle
. Plazas

E. Architectusal Quality

n Urban Design Plan

A Downtown Neighbors
B. Short Term Recommendations
C. Long Term Recommendations

m Urban Design Guidelines

CASE STUDIES

Evolution of the historic plaza over three decades
Components of architectural quality

The impact of incremental change

Building facade elements

Parking lot design cheeklist

Appendix A: General Retailer Requirements

San Leandeo Downtown Plan & Udban Design Guidelings February 2001

25

37

13
<

-l O~ On da 2
— =) D

1

v.s]
[

page 1



Executive Summary
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Economic and Marketing Strategic Plan
Shopping centers and other commercial areas have eclipsed downtown as a
retail center.

Iistorically, Downtown San Leandro served as a citywide and even regional
destunation for a varicty of retail and service uses. This role of the Down-
town has largely been replaced by shopping center, “box” rerail, and strp

commercial uses.

Re-establish the downtown as a community center.

San Leandro has cxperienced outlying competition and citywide rerall sawu-
ration within the last few years, and losses from the downtown area in reatil
sales tax dollars have been substantial. The Downtown area nceds to re-
establish itself as the center of the community and a destinaton center. To
do this, it needs to focus on attracting dayrme and nightime activity by
providing a) speaislty netghborhood goods and services, b) cating and deink-

ing and entertainment uses, and ¢) speeial events with citywide appeal.

Changing demographic trends can henefit the downtown.

San Leandro is experiencing increasing home values and an influx of families
with children in the neighborhoods surrounding the downtown.  This pro-
vides the downtown with a marker with a higher discretionary income than

in previous years.

Coliaboration hetween property owners, merchants and the City is crucial to
improving downtown’s retail environment.

Street improvements, maintenance of common arens, coordinating special
events such as Sausages and Suds, improving existing buildings and re-ten-
anting empty buildings are all issues that require public and private invest-
ment. Through this investment, the downtown will become a more lively

daytime and evening community destination.

Urban Design Plan
Downtown San Leandro has a rich history upon which to build.

Downtown San Leandro developed through an organic process and embod-
ics many of the best aspects of urban design, including well-detatled store-

fronts, shopping streets, and a central plaza,

The 1983 redevelopment introduced a new physical pattern that has been
detrimental to downtown.

The 1983 redevelopment abandoned the grid pattern and small grain of a

traditional downtown, replacing it with a shopping center model of large
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buildings surrounded by parking. The historic plaza was redesigned as a park-like
space encroached by parking This shift from storefronts, well-proportioned steeets
and finely detatled public spaces to bulky, massive structures focused on automo-

bile traffic gradually degraded the cconomic viability of downtown shops.

The key to economic viability is a return to traditional patterns.

The plan teccommends a series of shore- and long-term actions that can re-
store, to a large extent, the traditional pateerns of the street grid, finely grained
storefronts, pedestrian spaces, plazas, and architectural quality. Concentrat-

ing retail activity downtown will further enhance its economic viability.

Renovating the historic Plaza is the top priority.
The current cconomic chimate favors downtown renewal, The plan’s

effectiveness will be enhanced by fast action. The top prority is to reno-
vate the histonic Plaza at the corner of Fast 14% and Davis Street and create
a pedestrian connection to the BART Staton.  Creating a viable gathering
space and eseablishing a stronger link to the downtown will give new
vitahty to the downtown and showcease San Leandro’s heritage. This top
priority project, if completed well, ean be a canlyst for private investment,

public support, and other positive change.

$an Lakndes

o ' Study Area
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I. Introduction

Downtown San Leandre looking
sonth, v 1957

What is this document? )
This document is intended to provide guidance for the future growth and

development of downtown San Leandro.

The project area is defined as the portion of San Leandro bounded by
Hast Fourteenth, Davis, Hays and Thorton Sercets (including adjacent prop-
erties).

Acknowledging that quality planning, urban design, and architecture arc
critical to the future of San Leandro, this document 1s organized from the
general to the specific, starting with context and goals, and leading to spe-
cific design detatls. The recommendations are focused to promote economic
vitality, improve aesthetics, and provide for long-term maintenance.

To a large degree, a city’s character and potential is reflected in its down-
town. In recent years, downtown San Leandro has scen many improvements.
The purpose of this document is to help foster this forward momentum

while simultancously protecting San Leandro’s historic resources.

The dowutown study was nnder-
taken in the context of ather plan-
ning efforts.
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Who is this document for?
This document 15 intended for broad usc.

Its audiences include:
City Council
Boards and Comissions
City Staff
Developers
Designers
Merchants

Public

Who prepared this document?
This document cepresents the recommendations of the Downtown Plan

Committee, comprised of citizens representing broad downtown interests,
which met approximately once a month from May 1998 to Aprl 1999, The
Committee was guided by city staff. A consultant team, working under the
direction of the staff and committee, prepared the document for its review

and cndorsement.

Howv to use this document.
This document is broken into three sections:
-ecconomic and marketing strategic plan
-urban design concepts and plan
-urban design guidelines.
These three sections have been developed together to form an integrated
strategy for enhancing the livability and economic vitality of downtown San

Leandro.

Other relevant plans.
The Downtown Plan and Urban Design Guidelines were prepared in the

context of other on-going planning 1a San Leandro. These other plans in-

clude:

General Plan development (undernway)
- North Area Plan (1991)

- BART study (1999)

- East Fourtcenth studies (1998-99)

- Business Improvement Plan (1999)
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A. Background

The Dawntown Plan was prepared by a 20 wmember com-
mittee and provides economic policy and pnidelines for ai-

tracting new nies to the downfown.

B. Goals and Objectives

The Downtonn Plan Committee identified goals and ob-

Jeevires for the Plan based on the strengths and weaknesses

of the current Dowutonn.

C. Summary of Downtown Plan Issues

Many issues bare shaped San Leandra’s Downtown, such as

wrarkel changes, retadl frends and past revitalization efforis.

D. Economic Development Issues
The City, Chamber of Commerce, Downtonn Business
Association and property ewners all bare « role to play in

revitalizing the Downtown.

E. Existing Conditions
This section discusses existing issues, such as traffic, parking,
home valnes and changing demographics, which can wffect

the Dawntawn,

F. Sales Tax Analysis
Studies of the sales tax collected from Downtown businesses

demanstrale the specific retatl sirengths of the area.

G. Recommendations - Next Steps

Fonr recammendations are presented to build o the
streupths of the Downtown and wark toward the goals iden-

tified by the commiiiee.
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“ City of San Leandro Downtown Plan

In January of 1998, the City Council of San Leandro authorzed the prepa-
ration of a new Plan for the Downtown core area. At the direction of Coun-
cil, a twenty-member committee was approved by the City Council, includ-
ing represeniatives from the Downtown business community, retailers and
surrounding residential neighborhoods.  Over the last fourteen months, the
Commiitee has met on ten occasions, and has worked to identify the strengths
and weaknesses of Downtown San Leandro, to establish the goals and objee-
tives to be achieved by the Plan, and to weigh alternative financing and
implementarion methods to accomplish the Plan’s objectives.

The Plan is intended to provide policy and guidelines for the City’s Gen-
cral Plan for Downtown San Leandro, and to serve as a “stand alone” mar-
keting tool for atteacting new uses o the Downtown.  In addition, the Plan
serves as a conceptual urban design element for Downtown, with an effort
toward preserving the historic richness and diversity of exisang Downtown
architecture and uses, with an aim toward recapturing the pedestrian vitality

and retail chotces evident within Downtown San Leandreo.

u Goals and Objectives of the Plan

The Downtown Plan Committee discussed at length the many steengths
and weaknesses that Downtown currently exhibits, past planning and rede-
vetopment efforts, and the financial and logistical impediments that may be
ahcad in creating a revitalized community center.  there were several goals

and objectives identified by the Downtown Plan Committee.

Goals
Recognize the Downtown as a City-wide community tesource

—

that requires the nurturdng and ateention afforded other retal areas
the City.

Create a safe, friendly physical environment in which to shop, cat,
and do business.

n

Re-emphasize the important retail and service connections be-
tween Downtown and its surrounding neighborhoods.

Prescrve and enhance Downtown’s architectural heritage in the
context of economic development.

Objectives
Create a more pedestrian friendly environment in the Downtown
so that residents will want to shop, walk and eat in the arca.

San Leandro Downrown Plan & Uban Design Guidelines February 2001 page 7
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Autract retail tenants and services who have both neighborhood
and City-wide appeal, with an aim toward “higher-end” uses.

Fstablish the Downtown as the community “gathering place” for
dining and entertainment uses.

Continuc to support the Downtown as a financial and banking
center; work with the banking industey to wdentify creative ce-use of
vacant bank buildings.

Create financing mechanisms for special events Downtown so that
the community percepron of Downtown as a unique gathering place
is solidified.

Introduce an urban design form to the Downtown that puts
development proposals into a larger design context. This effort is in
conjunction with the urban design guidelines.

Develop a list of priorities for short and loag term physical
improvements for the Downtown and where future funding (both
public and private) 1s identified.

n Summary of Downtown Plan Issues

As with many Bay Area Downtowns, San Leandro has evolved over the
last half century from a regional shopping Downtown for basic goods and
seevices to a largely neighborhood commercial center, with little regional or
even Citywide draw.  Historic photogeaphs show a vital Downtown in pre-
ceding decades; pedestrians and retail activity abounded, and the use of the
historic Plaza for community gathering was clearly evident,

The introduction of competitive shopping centers and strip commercial
development in the 1950, 60°s and 70’s created a number of retul and ser-
vice voids within Downtown San Leandro that have not been successfully
re-marketed. Competiion from shopping centers, particularly “box” retail
and indoor shopping malls, have resulted in significant losses of traditional
Downtown retail establishments such as department stores and specialty
shops. Current and projected retail trends throughout the region strongly
suggest that Downtown San Leandro cannot recapture many of the retail
uscs of times past.

In addition to retail competition, which has precipitated a substantial
change of use, there have been some significant physical changes in the area
that have negatively affected the pedestrian qualities and retail frendliness of
Downtown. The dominance of the automobile has produced parking and
traffic control demands; the increased use of Fast 14" as a major state con-
trolled arterial has worked to bisect the Downtown area. Most importantly,
the construction of the Washington Plaza project in the cardy 198(0°s trans-

formed the Dowatown area into an uncomfortable, and not cntirely suc-
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cessful, mix of traditional Downtown and shopping center environments.
The terminaton of Lstudillo Street to accommodate the Washington Plaza
project severely interrupted the grid street pattern, replacing traditional build-
ing patterns and intreducing large expanses of parking unfriendly o pedes-
trians.

Within the last decade or so, Downtown San Leandeo uses have largely
evolved into neighborhood retail commercial, such as grocery and pharma-
ceutical sales, with discount or “lower end” retail and service uses. While
Downtown has become a financial center for the City, traditional dining
establishments have declined, and services are “spotty,” Le. there are an over-
abundance of hair salons and banks, but not enough sit-down restaurants,
night-time cntertainment and specialty retail

Nevertheless, Downtown San Leandro continues to exhibit significant
strengths as a retall and financial center for the City. Those strengths are as
follows:

Downtown Strengths
A safe, friendly environment in which 1o shop
A unique collection of buildings with different architectural
history and pedestrian scale
A Downtown in close proximity to ncighborhoods

Good population base — 94,400 within a 2-mile radius of Down-
tonwin

Lxisting major eetailers — Safeway, Lucky’s, Longs
Serves as a banking / financial center for the region
Excellent vehicular access with generous parking
Strong Downtown Business Assoctaton and Chamber of Com-
merce support
Strong office and industrial employment base immediately adja-
cent to Downtown
Issues To Be Addressed

In spite of these many strengths, the preparation of this Plan has idena-
ficd a number of 1ssues to be addressed by the City and the community.
They arc as follows:

The retail and service mix currently provided in the Downrtown
do not meet buyers” expectations;  there 1s an unmet need for higher
end specialty retail, sit-down restaurants, and more entertainment
(nighttime/weekend activity) uses.

Significant property owner investment is nceded for existing
Downtown buildings in order to attract the higher end tenant mix
desired by the City. Efforts must be made to demonstrate how
individual building owner’s can financially benefit from upgrading
their buildings.

Pedestrian linkages climinated by the introduction of shopping

San Leandro Downtown Plan & Urhan Destign Guidelines February 2001 page 9
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center style development in Downtown need to be re-established.

Pedestrian amenities need 1© be put on an equal playing field with
vehicular activity; safer street and dreiveway crossings should be 1n-
stalled, and existing pedesteian walkways (Pelton Ceater, Estudillo at
Washington Avenues) should be enhanced.

Community gathering places, such as the historic Plaza, aced to be
improved in order to make Downtown a friendlier environment; a
companion southerly gathering place should be established along the
Parrott Street area.

The reorganization of the banking industey will resulr in bank
building re-use tssues that can have significant market challenges for
Downtown.

Funding mechanisms need to be established to provide for special
events and promotional ¢fforts that attract residents to Downtown.
Impediments to be overcome
Retall investors, both regionally and nadonally, focus on certain key fac-
tors in their decision making to locate new retail services within an area.
They are as follows:
Demographics of the macket area; primarily houschold numbers,
age and income of cesidents within the teade area.

Cost of land and/or lease acquisition for the intended usc.

Receptivity of the City and exisang retail community to any
proposced use or expansion

Competition from similar uses withia the trade or market area.

The demogeaphics show a quickly changing community, from a predomi-
nantly older population to a more diverse population made u‘p of younger
professionals with children.

Based on demographic data, a market analysis performed by Keyser
Marston Associates recommended the following as possible market niches
for Downtown:

Specialty retatlers (eve glasses, flowers, and gifts)
Personal care (health clubs, etc.)
Recreational retail (bicycle, fishing, outdoor goods)

Restaurants and entertainment uses, particularly those extending
into the cvening hours

Multi-cultural retail opportunities (specialized entertainment,
music stores and restaurants)

Economic development staff could assist in facilitating the re-tenanting of

Downtown buildings, using the list above as genceal guidelines.  Appendix

A shows a generic list of retailer requirements for different types of uses.
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Demographic, Regional, and Market Changes
There are three key changes occuring today that affect the City's ability
to re-market Downtown San Leandro:

In sharp contrast to only a few years ago, national and regional
retalers have shown renewed interest in locating within Downtown
areas, particularly those exhibiting the architectural diversity and a
sense of history to the community that San Leandro embraces.

Downtown markets have shifted from a regional and city-wide
draw for traditional retail goods and scrvices to highly specialized retail
and service needs.  Neighborhood operations, such as grocery and
pharmaceutical sales, have been an integral part of Downtown San
Leandro’s retail base. Fating and drinking, with an emphasis on sit-
down restaurants, and cntertainment and the introduction of house-
hold furnishings have become an integral part of revitalized Down-
towns in the Bay Arca

There are clear indications that Downtown San Leandro demo-
graphics are rapidly changing. Residenaal real estate sales within the
surrounding neighborhoods, and new school enrollment statistics
strongly suggest that homeownership within the Downtown market
area 1s shifting toward new families with young children.  All of these
factors will work a favor of higher end retail recruitment o Bown-
town San Leandro.

Past Downtown Revitalization Efforts

Over the last two decades, there have been a number of efforts to rein-
vigorate Downtown to regain its cconomic and community vieality. The
Plaza 1 and Plaza 2 Redevelopment project arcas were created under Seate of
California Redevelopment Law in 1960 and 1967, eespectively. The Plaza 1
consists of the main shopping center (the Washington Plaza); the Plaza 2
Redevelopment area contains the area surrounding Downtown, incorporac-
ing the Long’s Drugs at E.14" and Davis, and the Gateway and Placer Tide
office buildings. A third project area, the Joint Reviealization Area extends
along E. 14th Street and takes in the southern portion of the study arca. it 1s
important to note that the joint area incorporates a much larger area and
does not nccessarily focus its attentions and resources on the immediate
Downtown Arca. A project arca map of the Plaza 1 and Plaza 2 redevelop-
ment areas and the Joint Revitalization Area follows.

As the City's fiest redevelopment area, the “Plaza T Redevelopment
Project” —  originally called the “Downtown Plaza Redevelopment Acea” —
was intended to deal with problems typical to downtowns experiencing de-
cline, such as economic deterioration, building obsolescence, and a shortage
of public parking.

Liffores to revitalize the Plaza 1 Redevelopment Project area primarily
included the reconfiguration and development of Washington Plaza into a

shopping center style business district. This project, which was completed in

San Leandm Downtown Plan & Urbun Besign Guidelines February 2001

page 11



Downtown Redevelopment Areas
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1983, was perhaps the most significant event in Downtown’s recent history. The
change to an auto otiented suburban mall with teaditional anchors and satellite
reeait created an inherent conflict with the pedestrian-friendly goals of a teadi-
tional downtown.

The physical redevelopment of the Washington Plaza center resulted in
the removal of many small buildings, and climinated Ustudillo as a through-
street. ‘These physical changes had long-reaching ramifications for the Down-
town. The loss of small butldings, close to the street, to big store spaces with
wide expanses of parking were significant. These changes impacted pedes-
trian and traffic patterns, making 1t less appealing for people to walk and
spend oime Downtown,

In 1967, the City established the “Plaza 2 Redevelopment Project,” which
incorporates an area substanaally contiguous to Plaza 1, but also includes
the Gateway and Placer Title Office buildings, the Gateway Apartments
complex, the Pacific condo complex, and the EHstudillo parking structure.

While the resultant parking, reconfiguration of the streets, and assem-
blage of land has amcliorated many blighting conditions in the project arca,
an uncomfortable, and somewhat incompatible, blend of shopping center
and Downtown style developments has resulted.

More importantly, the creation of three Redevelopment Project Areas
within the Downtown has fractured the financing capabilitics of public and

redevelopment agency investment in Downtown San Leandro. Redevelop-

ment Agency formation is dependent upon tax increment financing, which
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allows for property tax increases to be allocated directly to the project area, as
opposed to being disbursed throughout the City and County and other taxing
agencies.

Under State of California Redevelopment Law, no funds can be trans-
ferred from one Redevelopment Project Arca to another. Therefore, no
matter how many tax dollars arc collected within one project area, they
cannot be allocated to another.  Mistorically, though the funds are extremely
limited, Plaza 2 Redevelopment has had a slightly better capacity to fund
improvements than Plaza 1 Redevelopment. Based on the income projec-
tions for the Plaza | Redevelopment project area, future funds will only
cover staff and administrative expenses, te. there is little expectation that
any stgnificant public expenditures will be available for Downtown improve-
ments.

While the tax inceement financing aspect of a redevelopment project for
the Downtown may not be promising, there are other benefits of Redevel-
opment Agency involvement, particularly the powers of condemnation, that
can be of great benefit in effecung Downtown revitalization.  In December
of 1998, the eminent domain powers of Plaza 1 Redevelopmene were ex-
tended to 2008, The City’s ability to atd in building rehabilitation, re-nego-
tiation of land leases, and parking and circulation impeovements is greadly
enhanced under Redevelopment Law authority.

California Redevelopment Law also allows for combining of project ar-
cas, where appropriate and legally feasible.  Clearly, the Plaza 1 and 2 Rede-
velopment Project areas are mtegrally entwined, and neither has the ax in-
crement financing capabilities to affect improvements in another area inde-
pendently. More importantly, the market areas are substantially overlap-
ping, thereby providing a potential commonality of benefit to both project

areas if combined.

n Economic Development Issues

There are number of factors instrumental in jump-starting Downtown
San Leandro’s cconomy and upgrading its retail activities. Understanding
thosc factors, and the relative roles vadous groups play ts key to affecting a

more vital Downtown environment.

The City’s Role
The City’s role is crucial but not exclusive; City Council and staff sup-
port are essential to “telling the story” to prospective tenaats of where the

City 1s heading demographically, and in assisting retailers with City approval

San Leandro Downtown Plan & Utban Design Guidelines February 2001
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processes. In addition, the role of the City as Redevelopment Agency can be of
great value n achieving traffic, circulation, and parking improvements within the
Downtown.

Nonctheless, it is important that the private sector and residents under-
stand the limitations of the City - absent tax increment funds within the
redevelopment project areas or the allocation of General Fund dollars, there
is no immediate source of revenue to provide Downtown infrastructure
improvements.  Also, the City does not control the marketplace for com-
mercial rents, nor can government force private property building improve-
ments.

The City can, however, work toward consolidating its shopping areas
and minimize further eetail erosion near the Downtown. Given the current
income structure of the surrounding neighborhoods, it s important that the
discretionary expenditures of Downtown San Leandro residents be targeted
as much as possible to the Downtown. Consequently, project approvals of
new or expanded commercial arcas that might compcete with downtown

should be discouraged.

The Chamber of Commerce and the Downtown Business Association

The role of the Chamber of Commerce and Downtown Business Asso-
ciation as advocates for Downtown San Leandro improvements and special
events is very important.  Such advocacy roles can be augmented by the
surrounding neighborhood groups, whose best interests are clearly met in

effecting a mote vieal Dowatown that serves their special retail needs.

\

Commercial Property Owners

Commercial property owner education and involvement in implement-
ing the Downtown Plan is essential. While vacancies are not significant
within the Downtown, under-utilization of retail spaces and maeginal ten-
ant placement in key buildings are evident, and not pedestrian friendly. Many
buildings are in necd of repair, especially those that have second story cle-
ments. Given recent trends, some bank closures are ongoing, which could
put a numbcer of very large buildings not normally suited for retail use on the
markee. Mobilizing the property owners within the Downtown, even those
who are absentee, s critical to the property reinvestment necessary to at-
teact quality tenants,

The ¢conomics of commercial property upgrades are direcely related to
rent structure. Currently, Downtown retail rents range from less than $1.00
per square foot for less desirable space to $2.00 - $2.50 per foot for prime
space.  Retatl temants eraditionally pay for a portion of tenant improvements

only; most building improvements are funded by the property owner. While
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eventually rents will “eceimburse” owners for building improvements, front-end-
ing the investment generally is the tesponsibility of the owner. As more quality
tenants can be attracted to Downtown, rents for paime space can increase, and

building upgrades will become more cconomical to the owner.

Special Events and Promotions

Several highly successful events are held throughout the year Downtown,
such as “Sausage and Suds” and “Miracle on Iast 14" Street”, but the mo-
mentum to plan and fund such events has been time and energy consuming
in the past. The formation of a consistent funding mechanism will allow for
special events, promotional materials, special maintenance and other ben-
cfits that have not normally been funded by the Ciey, Such an organization
has the added benefit of being a consistent voice in the community on Down-

town 1ssucs.

H Existing Conditions

This section discusses extsting conditions, demographics and school dis-
teict data.

Unlike 1ssues faced in other Bay Area Downtowns, safety, eraffic and
parking adequacy are not pereeived to be major tssues for Downatown San
Leandro. It is extremely eare to have so few roadblocks o revimalization,
providing San Leandro a great of opportunity to improve the Downtown
commercial district,

Recent demographic indicators show positive changes happening in Down-
town San Leandro.  Fhighee home values, which are outpacing the County
as a whole, and a significant increase in the number of families with young
children are mncreasing the demand for retailers, such as entertainment, ees-
taurants, and specialty retailers, to provide for the nceds of families and up-

and-coming income earncers.

Traffic

The City’s teaffic engineer reported that overall traffic conditions arce
good mn the Downtown.  All Downtown intersections have a high level of
service and the accident rate is low. However, pedestrian crossings, particu-
larly ar Davis and East 14th Steeet are percetved as “fecling” unsafe. Oftea
times the crossings provide a sense of having a barrier between Downrown
and the restdential neighborhoods. Provisions for proteceed left turns at
those intersections could provide greater protection to pedestrans, bur they

are also likely to have some tmpact on traffic flow,

San Leandro Downown Plan & Udan Design Guidelines Fobruary 2001
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Parking

The 1996 Downtown Parking Study concluded that the Downtown has
sufficient overall parking with its 2,000+ public parking stalls. Flowever,
not all parking spaces arc as convenient to people’s destinations as desirced.
Furthermore, since that study was conducted, opportunities to increase the
parking supply Downtown continue to be pursued and implemented, in-
cluding the creation of angled parking along West Juana Street and two build-
ing demolitions, which collectively add approximately 85 new parking spaces.

Often considered as one of the more impacted parking arcas, the Wash-
ington Plaza packing 15 poorly configured, but generally has sufficient over-
all parking spaces to accommodate its customers. The location of those
spaces relative to the stores — combined with poor vehicular and pedestrian
circulation -—— have contributed to the frustratton of many San Leandro citi-
zens in finding a space within the Plaza. While better enforced in the past,
Washington Plaza center employees have begun to ualize prime parking
spaces rather than park in employee assigned areas. Since enforcement of
employee parking is currently voluntary, the City can only encourage coop-
cration amongst the tenants. Better enforcement strategies are clearly needed
within the center to affect more efficient parking for its customers. Addi-
tional ¢ffores can be pursued with the retention and removal of parking
metees In various locations and changing meter time bmits to better match

parking duration nceds for abutting businesses.

Safety

Downtown crime has steadily dropped over the last few years. Crime 15
down 35% in the Downtown from 1994, In hight of the increased number of
people shopping in the Downtown area, this is very positive since people
who commit crimes gravitate to where money “changes hands.” "The com-
munity should be better educated about the actual reduction in crime statis-
tics. City cfforts to cducate the community will help to change perceptions
about safety in Downtown San Leandro. Nonetheless, the Downtown Plan
Committee agreed that safety in Downtown San Leandro is mostly a prob-

lem of pereeption. The following 1ssues were noted:

Walking through Downtown without any kind of pedestrian
amenitics reduces the feehing of safety.

Vacant buildings and long walls provide an ominous feeling to
pedestrians.

Additional aight time activitics may provide a sense of happening
and saferty.

Metal halide lighting improves perception of safety.

Bicycle cops have proved to be very effective; additional bicycle
cops would be helpful.
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The City currently has two bicyele officers who have been very effective
in getting to know the business owners and residents in the area. The com-
munication between residents, business owners and the officers has improved
the reporting of suspicious activities, and has been critical in crime preven-
tion. The number of officers becomes less important as the “cyes and cars”
of the community help the police department utilize their patrol personnel
morc cfficientdy. It 1s generally perceived that there has been a noticeable
drop-off in the number of panhandlers in the Downtown, largely due to the

presence of the bicycle officers.

Home values
Between 1996 and 1998, median home values in San Leandro have out-
paced the median home prices County-wide. San Leandro climbed 22% in

just two years, whereas Alameda County as a whole climbed 19%%.

Median Home Prices in Alameda County*

City 4th Qrir. 96 4th Qtr. 97 4th Qtr. 98 Change: 96-97 Change Change: 96-98
Alameda 225,000 249,500 275,000 10.9% 10.2% 22.2%
Albany 227,500 245,000 275,000 7.7% 12.2% 20.9%
Berkeley 230,000 264,000 300,000 3.6% 13.6% 20k 0P
Dublin 240,000 224,500 248,750 -0.5% 10.8% 3.6%
Fremont 223000 235,000 270,000 14.3% 5.9% 21.1%
Flayward 159,750 171,000 184,000 7.0% 7.6%0 15.2%
Livermore 187,000 206,000 228,000 10.2% 10.7% 21.9%
Newark 189,500 214,000 239,000 12.9% 11.7% 26. ].““«"(0
Onakland 145,250 169,500 173,000 16.7% 2 1% 19.1%
Pleasanton 279,250 285,000 337,750 2.1% 18.5% 20.9%
San Leandro 154,500 165,000 188,500 6.8% 14.2% 22.0%
Union Ciry 197,750 220,000 239,000 11.53% 8.6% 20.9% -
All Cines 2.478,500 2 .668,500 2,938,000 7.7% 10.8% 19.3%
“Source:  Califormia Associstion of Realtors
Increase in Elementary Studemt Population

During the last few years, there has been tremendous migration of fami-
lics with children into the San Leandro Unified School District (Source:
“Demographic Trends and Forecasts,” San Leandro Unificd School District,
February 12, 1999). There are several possible reasons for the new pattera,
including the improvement of the local cconomy, an improvement of the
School District’s reputation and class size reduction, all resulting in more
people with children moving to San Leandro.

While new housing does #er account for many of the new students enter-
ing San Leandro, it is worth noting that both the Heron Bay and Cherry
City developments, which will collectively bring in over 950 housing units
San Leandro Downtown Plin & Urban Design Guidehnes February 2001 page 17



1o the School District by the 2002-2003 school year. Cherry City s a proposed
development near the Downtown Arca (near Wilson Llementary) Over 330
new three to five bedroom single family homes are planned, and the school
district expects a significant portion of those houscholds to have a high student
yield.

Notably, the three clementary schools located closest to the Downtown core
~ Wilson, McKinley, and Washington clementary schools — experienced the larg-
est San Leandro increase in student populadon, and are expected to continue
increasing at a high rate.

This trend correlates to information from residental real estate sources, who
have stated that the majority of newly purchased homes in the Downtown area
are to fiest nme buyers, many with new families. Many of these buyers are imtially
drawn to San Leandro for the location and affordable home prces. Continuation
of quality community and educational services provided by the City and the
School Distnct are crucial to reraining these first-time buyers for the years o
come.

Both school district earoliment data and residental resales within the down-

town ncighborhoods are strong indicators of a changing, and posiave climate

San Leandro Unified School District’s Elementary School Attendance and School District Prejections:

1990-1999 and 2002-03***

School 90-91 97-98 Change: 98-99 Change: Projected Projected
90/91 to 90/91 to 062/03 Change
97/98 97/98 90/91 to
02/03
Downtown
Washington 394 506 28.4% 490 24.4% 573 45.4%
McKinley 307 388 26.4% 441 43.6% 492 60.3%
Wilson™* 660 832 26.1% 871 32.0% 1,031 56.2%
Total 1,361 1,726 26.8% 1,802 32.4% 2,096 54.0%
Other Areas
Garfield 388 477 22.9% 510 31.4% 560 44.3%
Jefferson 345 433 25.5% 472 36.8% 532 54.2%
Madison*®* 104 87 -16.3% 127 22.1% 248 138.5%
Monroe 403 425 5.5% 452 12.2% 520) 29.0%
Roosevelt 448 460 2.7% 498 11.2% 569 27.0%
Toral 1,688 1,882 11.5% 2,059 22.0% 2,429 43.9%

“The 2002/03 projection, includes Cherry City, 337 single family homes m the Wilson attendance area
“Aadison's growth will mostly result from the Heron Bay housing development, which includes 629 units. The project began 1o phase in

occupuncy as of Qctober, 1998,

 Source: “Demographic Trends and Forecasts: San Leandro Unified School District, February 12, 1999
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for new retatl and servilee uses in the downtown. New and younger families with
higher discretonary incomes are key to downtown’s marketing efforts.

As the Downtown transttions from an older population to one of young
famulics, it 1s worth noting some of the reasons why people are choosing to
locate in San Leandro. A telephone survey conducted 1n 1996 cited two
primary rcasons: the ambiance/atmosphere, and the convenient location.
Surveyed buyers indicated thae quiet, peaceful and well maintained nceigh-
borhoods combined with San Leandro’s central location and easy access to
BART eaticed many of these buyers to invest in the community (Source:
LEconomic Development Advisory Committee survey with San Leandro
Home Buyers. 1996.)

Familics located within netghborhoods around the Downtown will be
enticed to remain by recruiting more entertainment and retail opportunities
close to their homes. As new homeowners become established within the
community, their disposable income tends to increase, and are therefore
viewed more positively by prospective retail and entertainment vendors,
Creating a Downtown retail environment that is attractive to first-time home

buyers ts a key strategy 1n maintaining cconomic growth in the community.

H Sales Tax Analysis

Sales tax daea for the Downtown was collected and analyzed for an cighe
vear period, beginning in July of 1990 through June of 1998, In fiscal year
1998, the City received over $13.7 million of sales rax revenues Cinwide;
Downtown’s total sales tax revenues comprised 3.2%, or $444,540 of the
City’s total sales revenues. The table shows major category trends in
Downtown’s sales tax over an cight year perod.

The grocery and retail need generated by the local population is not be-
ing met. A market analysis prepared by Keyser Marston Associates indi-
cated that significant customer “leakage” is occurring from Downtown gro-
cery stores, restaurants and specialey retail establishments to neighboring
communities. Downtown San Leandro could recapture their customer base,
but a combination of aggressive marketing and significant property owner
reinvestment in butldings are necessary. A key arca of Downtown, Wash-
ington Plaza, and parutcularly the existing Safeway store, is planned to be
upgraded, which could result in a modernized physical plant and a more
effictent parking and circulation plan. Based on the marcker analysis, Down-
town San Leandro can casily sustain an enlarged Safeway in addidon to the

extsting Lucky’s grocery store.

Sales Tax Trends
San Leaadro Downtown Plan & Uban Design Guidelines Fabruary 2001
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Downtown Sales Tax Trends: 1990-1988

Catego uly 90-June 98 CPI
Dcﬁr%til(?n J 4 Adjusted
Changes*

Automotive (7% of Downtown)
Includes auto repair shops, auto sales and auto supplies. T4% -3%

Business Services (3% of Downtown)
Includes business to business services such as print shops,
graphic design , janitorial, shipping. -14% -29%

Drug and Grocery (39% of Downtown)
Includes grocery, drug and convenience stores. 22% LU

Fast Food (9% of Downtown)
Includes sandwich, burger, coffee and ice cream stores. 58% 32%

Financial Services (2" of Downeown)
Includes banks, savings and lending institutions. 85%, 547

Personal Services (4% of Downtown)
Includes clothing repair shops, mortuaries, photography, beauty salons,
dental laboratories and health centers. 26% 5%

Restaurants (15% of Downtown)
Includes sit-down eating cstablishments. -15% 22904

Retail (21% of Downtown) B
Includes clothing, jeweley, Aower shops, video and other consumer orieated stores.  20% 1%

*CPI 15 the “Consumer Prce Index,” adjusting the sales tax figures to compensate for changes m the cost of bving. CPI
changes are measured for all urban consumers 1 the San Jose-Oakland-San Francisco area. Measuremene s based on a June to
June time pernod.
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Most of the sales tax categones analyzed for Downtown San Leandro expe-
ricnced dechine within the last eight years, with the noted exception of some retail
goods, fast food, financial and personal services (the latter of which represents a
small percentage of overall sales). Sit down reseaurants, drug, grocery, business

and automotve services all experienced decline within the Downtown.

Sales “l'ax Changes from Selected Categories

£ 0%

-

gy —

oo

e« O ;

;-':'; = {_]()."()

oA

4_‘-;)‘ = -20%

2=

hpo I .

- 'é‘ -40%,

E =

O —()( (!“’n

1990-91 1994-93 1997
Year

RETAIL = RESTAURANTS -~ FAST FOOD —~ DRUG & GROCERY

Positive Sales Tax Indicators
- st food sales were up 32% in Downtown
- Pinancial Services were up 54%
- Personal Services were up 5%

- The Pelton Center tnceeased 56%

Issues to be addressed
- Overall City sales were down 8%, Downtown was down 21%
- Drug and grocery sales were down 35% in Downtown
- Sit down restauranes were down 29%

- Washington Plaza sales declined 22%

Eating and Drinking Establishments

Over the last few years there have been a number of cfforts to create a
friendlier, more community-oriented Downtown.  Yet, certain types of busi-
nesses and uses considered most desicable, such as sit-down restaurants and
high cnd specnalty retail have been on the decline in Downtown San Leandro.
The sates tax data is pardculacly pronounced with regard to a shift from sit-
down restaurants to fast food. Restaurants, which weee 15% of total taxable

sales Downtown, experienced a 29% decline, whereas fast food sales, which

San Leandro Downtown Plan & Udban Design Guideltnes February 2001
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were 9% of total taxable sales, increased 32% from 1990-1998. The number of
fast food faciites located Downtown nearly doubled in the cight year time pe-
riod. Restaurants, however, remained reladvely constant at 18 facilities, and expe-
rienced a significant (29%) decline in taxable sales.

Citywide, the trend towards fast food was even more pronounced, with a
53“ increase in fast food sales. The Citywide loss in traditional restaurant
sales was also significant, with a dececase of 32%.

A Downtown Business Association survey conducted in the summer of
1995 indicated that the vase majority of San Leandro residents travel outside
the City, including to Castro Valley, if they wish to eat out in the evening.
Such losses not only cffect the City’s sales tax revenues but rob the Down-

town of its pedestrian vitality during the critical eveniag hours,

Retail

Overall, retail sales Downtown remained faidy constant, with a 1% de-
crease over the cight year tme pertod. Citywide rerail sales showed a decline
of 9%. However, the total volume of retail sales Downtown cepreseats ondy
2% of the Ciny’s overall reeail sales. It should be noted, however, that the
ume period studied, 1990-1998, encompassed some very difficule sales years
throughout the nation, and particularly in California and the Bay area.

Drug and Grocery Stores

City-wide and Downtown Sales Tax: Restaurants and Fast Food

1990-91 Sales lax 1997.98 Sales Tax 1990-1998 Change CPI Adjusted
Change
Restauranes, Downtown 65,992 -15% ~29%
Restaurants, City-wide 399,101 -18% -32%
I‘ast Food, Downtown 41,527 58%% 32%
Fast Food, City-wide 354,242 8444 53%%
City-wide and Downtown Sales Tax: Retail
1990-91 Sales Tax 1997-98 Sales Tax Change CPI Ad;
Change
Retail, Downtown 93,416 2000 «1%
Retail, Citywide 4,037,623 4,440,162 10%% 9%
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Prug and grocery stores, which account for 39% of Downtown’s taxable
sales, experenced a 35% decrease over the last cight years.  This 15 a signifi-
cant figure, as 1t is an indicator that Downtown San Leandro residents may
be changing their shopping patterns, choosing to go places other than Down-
town for basic grocery and drug store supplies. The trend is important in
that the strength of the Downtown 1n recent years has been to serve the

basic grocery and banking nceds of the community.

Pelton Center

Pelton Center, which accounts for 5% of Downtown’s overall raxable
sales, has experienced a 56% increase in sales during that ume perod. The
City’s active marketing and building owner assistance have clearly resulted
in a4 more successful Pelton Center. While the Pelton Center rehabilitadon
involved substantal financial investment from the City, it serves as a model
in the combination of City marketing cfforts, building owner involvement
and successful re-tenanting.  Ongotng private and public reinvestment in

key locations is important  to the Downtown revitalizaton process.

Additional work needs 1o be done to implement the Plan,
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n Recommendations - Next Steps

1. Potental costs to both the public and prvate sector need to be evaluated,
and funding mechanisms identified. Potential Seate or other funding for streetscape
improvements should be explored.

2. Meetings with the Downtown Association, City, and Chamber of Com-
merce should continue in order o priontize  downtown improvements and
spectal events needs. In addition to promotional events and marketing, increased
maintenance of common areas and additional (private) security should be ad-
dressed.

3. A series of educational meetings with city staff, key property owners,
and members of the San Leandro real estate community should be initiated to
address the issues of building upgrades. Commercial building obsolescence is a
major impediment to attracting quality tenants — Downtown commercial prop-
erty involvement and reinvestment is critical. Such meetings can serve to educate
owrers as to the community’s commitment to revitalizing Downtown, and to the
potential income losses realized with under-tenanting

4. Additonal work needs to be done to develop a business plan or steasegy
with regard to Downtown tenants. An expanded list of potential retatl tenants
that fit the demographic profile of the community should be generated, includ-
ing local, regional and natonal operations. Uses that are deemed incompatible, if
any, should be culled. Efforts should be made to dentify local operators who fit
desirable tenant profiles. There should be a strong commitment from the City,
the Downtown Association and the Chamber of Commerce tg actively seek
local operators (either looking to relocate oe expand) who fit the desiced retail

categortes.
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Iil. Urban Design Context

A. Early days

Prior to LZwrapean settlement, the area
now  knonwn as San  Leandro  was
inhabitated by smalf, independent tribal
groups. After the gold rush, San Leandro

grew aleng with the rest of California. 1t

was tneorporated fn 1872,

B. 1898

The downtown was laid ont on @ frads-
tional grid, with old Tudian paths and
Spanish tratls forming the basis for major

streets. Algricaliure was the deminvant eco-

nemiic  dctivity.

C.1928

Ats fndnstry grew. the city became mare
prosperans and dense. The fransportation
network relted on a combination of light

ratl and antomobiles.

D. 1950

The years after WWII brought tremendons
growth. Light rail was abandoned in fa-
rvor of the awtomebile. The rise of anto traf-
Sie was reflected in dowitonn  derelop-

ment.

L

E. 1983

In response to a decline in economic ar-

tivity, redevelopment focnsed on replical-

|y
-
iy

ing a shapping mall environment. This

1
oo
N

was a departure from the traditional

i

downtown patiern and scale.

I
K
ey
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[11. Context (con’t)

F. HISTORIC RESOURCES

The city of San Leandro bas a rich bistory
reflected by orer a centnry of developrient.
These historic resources reflect the past and
add richuess 1o the present. A downtown
with historic continuily is more compel-

ling, and therefore more cconomivally vi-

tal, thaw one in which historic resonrces

bave been elirminated.
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Before European scttlement, central California and the San Francisco Bay
arca had the densest population of native Americans anywhere north of
Mexico, with approximately ten thousand people liviag between Point Sur
and northern San Francisco Bay. The area now known as San Leandro was
inhabited by small, independent, tribal groups forming a larger affiliation of

cultures commonly known as Ohlone or Costanoan. During early coloniza-

tion, the area was populated by Spanish immigrants who developed ranchos,
agricutture and stockfarming, The Spaniards generally coexisted and inter-
married with the native American population, though ultimately European
culture and population displaced the indigenous ones.

In 1837, Jose Joaquin Estwdillo, a retired Spanish soldier, was granted
7,000 acres of cast bay land in exchange for his scevices to the Spanish Army.
These acres formed the nucleus of the current City of San Leandro. The site
of Estudillo’s original house, currently occupied by Saint Leander’s Church,
contains a plaque commemorating this history.

After the gold rush, many Europeans and Mexicans immugrated to Cali-
fornta. San Leandro incorporated in 1872 with a population of 500. Its cen-
tral location on the castern coast of the San Prancisco Bay, access to water,
and proximity to the San Joaquin Valley, posittoned San Leandro to take a
leading role in agriculture and industry., Orchards, particdarly cherdies, were
important to the carly growth and development of the city, The bay created
opportunitics for the fishing and boating industries as well.

With service from the Stockton Railroad Company along Davis Street,
agriculture and industry had access to raw materials and distant markets.
This central location and infrastructure made carly San Leandro a political
center. From 1856 to 1873, the Alameda County seat was located on Davis
Street at the Estudille house, now the site of Saint Leander’s Church.

Many of the city’s carly immigrants came from Portugal. This Portu-
gucse community gave carly San Leandro a unique cultural composition,

and provided many of the city’s early political, social and business leaders,
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n 1898

As the city continued to grow m populanon, new housing was in de-
mand. The nced for a plan was recognized, and in 1898 San Leandro was
platted on a traditional grid.

Many of the ortiginal roads and trails which predated Spanish seetiement
were now filled with merchants serving locals and travelers. Today’s Hast
14¢h Street was originally a native american trading route. Later 1t became
the principal route of Spamsh scrdement along the east bay, connecting the
Mission San Jose (in preseat-day Fremont) to the the ports and fishing arcas
near present-day Oakland. This tral, which mer the El Camino Real at San
Jose Pueblo (site of present-day downtown San Jose) formed an cast bay
route parallel to the El Camino Real running parallel along the San Fran-
cisco peninsula bayshore. The Estudillo Fouse served as the stagecoach stop
berween San Jose and Oakland,

The street layout implemented in the downtown is a typical square block
design, with approximately 325 feet between intersections.  However, the
angle at which [ 14th (the old Indian road to San Jose) mects Washingten
(part of the squared platung) created a wedge of land not sutted for a struc-

ture. This undeveloped open space, centrally located, became the focal point

of the downtown area.
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Partal of Caterpitlar
Tractor Compuany

San Leandro continued to grow and prosper i the carly paet of the twen-
ticth century. The Key Rail, a light rail transit system conncecting Berkeley
and Oakland, arrived on L. 14¢h Street in downtown San Leandro in 1928.
Fstablished rail lines, as well as a growing automobile network, made it easier
to transport people and goods between the cast bay cities and down to San
Jose. Brdges across the bay still had not been buile — travel to the peninsula
relied on ferry service or long trips around the south bay.

San Leandro’s industrial activity grew significantly. The Caterpillar Tractor
Company, located on Davis Street, developed and successfully marketed their
tractors first to farmers in the San Joaquin Valley, and cventually theough-
out the world, The poreal of the original Caterpillar factor sdll stands today
on Davis Street.

With the overall cconomic growth and development, the downtown con-
tinued to densify, providing housing and scevices to a steadily growing popu-
lation. By 1940 the population of San Leandro was 14,000, Portugese immi-
granon continued to concentrate in San Leandro, drawn by opportunities in
agriculture and land. By 1930, the majortty of residenes living between San
Leandeo and San Jose were descendants of immigrants from the Azores Is-
lands or Portugal.

The lefrover wedge created when the city was originally laid out was
developed into a plaza by the 1930°s. Puncruated with palm teees and edged
by a low wall, the turf filled plaza represents the first effort ac defining chis

space at the heart of San Leandro.
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n 1950

The post-war period brought tremendous growth in both industry and
housing. Like most suburbs in California, San Leandro’s population grew
dramatically, reaching 66,000 by 1960. Some housing development occurred
downtown with the construction of apartment buildings, but most new resi-
dential construction was single family detached homes in adjacent neighbor-
hoods.

In 1950, two decades after its introduction, the Key System was dismantled.
With the compledon of Bay, Golden Gate and San Mateo Badges, as well as
an improved roadway and highway network, the automobile became the
most flexible and dominant means of transportation.

The automobile’s popularity changed downtown. The downtown had
been ornginally developed with traditional storefronts along the strects with
limited on-street parking, and most of the customers walked or rode public
transie. With more customers driving, merchants had to offer parking for
customers or nsk losing them to new outlying shopping centers where park-
ing was plentiful.

The first downtown development to respond to the emerging dominance
of the automobile was Pelton Center, built in 1948, Rather than focusing on
the steeet, Pelton Center was built around an interior parking lot, with a
collection of shops connected by a covered pedestrian wabksvay. In addition
to this inteenal focus, Pelton Center maineained a street frontage, and so
matntained to a degree the original urban street form. Considered a bold and

somewhat risky design at the dme, Pelton Center proved to be a successful

retail model. Customers liked the convenient parking and internal walk-

Pelton Center, 1948

ways, and Pelton Center, like the similar Town & Country Villages found
in other Bay area communities, beeame a prototype of a new retail form.
[ndustry continued to develop. Between 1942 and 1967, cighty-seven in-
dustrial parcels were annexed to the cty. Agrculture dechined, and uldmately
was replaced by housing. By 1965, industries included food processing, aie-
craft parts, paper products, paint, clectronic and office cquipment, furntture
and wood specialties, chemicals, metal products, and scientific instruments.
Many downtown butldings were razed in this period to make way for
aew types of development. New buildings were usually bigger and bulkier,
and small shops were replaced by larger stores. 'The new buildings were of-
ten pulled back from the street to provide packing for customers in front. In
some cases, buildings were removed to make way for parking lots, replacing

continuous retail street frontage with gaps of parking. These lots made 1t
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casier to park downtown, but detracted from the pedestrian experience of
walking along the strect from storefront to storefront.

The introduction of mass-produced building materials often meant that
new construction lacked the attention to detail of traditional materials and
older structures. Many old buildings were “renovated,” which often meant
steipping the building of ornamentadon or covering traditional detailing with
modern siding. These materials made for easier maintenance and represented
a shift towards a “clean, modern, streamlined” aesthetic.

This preference for modernity was also evident in city infrastructure and
urban design clements. Traditional light poles of cast iron were replaced by
targer fixtures of machined metal that represented an increase in cfficiency
and celebrated the clean lines of modern manufactuning. In the post-war era,
everything modern was considered good, and progress was the dominant
theme.

The plaza ceflected these changes, though it maintained its role as the
center of downtown. A 1963 photo shows an increase in automobiles and a
filling of the plaza with landscape clements, treating it more as a pack than a

plaza.
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The 1970°s were difficult ones for downtown San Leandro. Theee was a
general population decline. Many of those who stayed were older residents
who tended to live tn the downtown arca. This meant that the downtown
remained a place to live, however, as a place to shop, it was steuggling. Un-
able to compete with malls outside of the city, and with no money being
injected by new development, downtown San Leandro, like many down-

towns across the country, lost cconomic and civic vitality.

In the 1970s and 80s, significant changes occurred in downtown San

Leandro. In the late 70s, 2 BART station opencd near downtown, once
again linking San Leandro by hight rail to the East Bay and, this time San
Francisco, too. This positive development laid the groundwork for renewed
long-term cconomic health in San Leandro.

The second major change downtwown was the implementation of a plan
intended to bring people back for shopping. The idea was to create new
larger shops and stores with plenty of free parking, following a trend occur-

ring throughout the country for the previous fifteen years.

CASE STUDY: Evolution of the historic plaza over three decades.

The plaza, c. 1930
S Original plasa design fncluded -
it stately palm trees. Fiwe-prained

refail shops fave a plaga that is K
animated with activity and 5 the
| Joens of downtown, casily accesiible

to pedesirians.

The plaza, c. 1945

Palm trees removed, fowntain
added. Anunal color planting ut
center and fountaln fudicate a high
degree of maintenance. East 144D
Street is twa lawnes with parking.
Note fine-grain and destailing of
starefronts.
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In the 1983 redevelopment, small buildings along Washington Avenue
between Davis and Joaquin were demolished to construct one large com-
mercial center with a large parking lot in front. Washington Avenue was
changed from a traditional street with storefronts on both sides to an access
aisle along the edge of the parking lot. Large shops were set far back behind
the parking, and held “anchor tenants” like Safeway and Longs Drugs. The
intersection of Washington Avenue with Davis was also eliminated, with
Washington now terminating at the end of the parking lot

The new strip commercial center was oriented towards the parking lot
and had its service activities facing Flays Strcee, thus changing Hays Stecet
from a vital shopping and office area to a service zone with long blank walls
along the sidwalk. Two streets that once crossed Washington — FHstudillo and
Joaquin — were redesigned to terminate in the parking lot, with the Fstudilio
and Joaquin eghts-of-way occupied by buildings. Fstudillo was continued
through to Fays Street as a twenry-five foot wide pedestrian link cutting

through the building,

The piaza, c. 1957

The fountain is planted with shrubs, the -
annnal color is remaoved, indicating
reduced wmaintenance. Acorn strees liphts
hare been replaced with more wtilitariai
Jiztures, E. 14th Street is won four lanes,
without parking. Storefrouts barve been
“wodernized” to remore architectural
detailing and increase massing.

The plaza, €. 1963

Now raised planters orcupy the center of the plaza- it iy
no longer a place to gather. Another generation of cren
mare wtilitarian street lights, Diagonal parking is
intraduced adiacent to the plasa, further isolating it
Jrom Washington Avewne starefronts. Further
simplicification of building facades. Washington
Arenne has been closed off.
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SRR

Hays Street today

Woashington Street today, almast
appedrs ta be a streel,

Safeway shopping center, 1983,
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In this way, the original downtown grid was interrupted and the tradi-
tonal relationship of shops to streets and sidwalks was fundamentally al-
tered. The introduction of a megastructure extending across three city blocks
with a large parking lot in front replaced the traditonal downtown pattern
of small, finely detatled storefronts with a monolithic shopping mall model.

The historic plaza was also changed in this redevelopment. Parking spaces
were extended into the plaza aren, obscuring its original triangular shape.
Because Washington Avenuc and its accompanying shops no longer ran along
its edge to the Davis Street intersection, the plaza lost its definition. fr was
relandseaped in a park theme with raised planters, commemorative plaques
and benches. With no shops to activitate it, and no compelling focus, the
plaza became a little-used space. Too small for public gatherings, too noisy
for passive park activities, and too recessive to be noticed at the speed of

adjacent teaffic, the historic plaza fell into dechine.
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n Historic Resources

Best Building, 1910,

i o

Muasonic Building, ¢. 1910

Pelton Center, 1948,

The city of San Leandro has a rich history reflected by over a century of
development. Architecture, urban patterns, landscape, and other elements
from cach period are present today. These historic resources reflect the past
and add dichness to the present. A downtown with historic continuity 1s
more compelling, and therefore more economically vital, than one in which
historic resources have been eliminated. Flistonic resources also caable us to
understand the present time more fully and provide a means of recognizing,

identifying, and appreciating the unique qualities of San Leandro,

Architecture

Today, downtown San Leandro contains a mixtuce of architectural styles
reflecting a vartety of historic architectural periods.

The oldest buildings downtown reflect design of the carly twentieth cen-
tury. The Best Building, dating to 1910 and located ae 1300 E. 14" Steeet, is
a handsome classic revival structure consisting of marble pilasiers and a glazed
terra cotta frieze.

The Masonic Temple s an exposed brick structure also in the classic re-
vival style. Details include artculated brick pilasters, metal grillwork and
plaster ornamentation.

San Leandro also contains many traditional Meditereanean-style build-
ings. Casa Peralta, datng to 1901, 15 located at 384 W. Estudillo Avenue,
Plasterwork, wrought iron grilles and glazed dlework add to the acchicec-
tural significance of this building.

The only clement of the former Caterpillar Tractor Company is an entey
portal located at 884 Davis Street. This structure, dating to 1925, also incor-
porates glazed wlework and brick pilasters, but the plasterwork s gothic
inspired.

Art Deco inspired construction is found at the current Aveo Financial
Scrvices building located at 1394 [ 14% Street. A Streamline-style frieze, bas-
relief detatling, and steel windows incorporate 1930°s style architecture.

Buildings dating from the mid-20" century include the Pelton Center.
This shopping area is a low-slung, single-story complex with tile roofs, wood-
framed windows, and broad arcades.

Construction in the 60's and 70’s attempted to incorporate Mediterra-
nean style design elements. Tile roofs, cither as mansards or as accent ele-

ments, can be found on many buildings throughout the downtown area.
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ﬂ Historic Resources

Additional Mediterranean design elements used downtown include stucco
walls, dark-stained wood trim, and wrought iron light fixtures.
Patterns

Traditional urban patterns such as continuous, diverse street facades, side-
walks, alleyways, pasco, and public plazas are also important to historic con-
text. Non-traditional pateerns, such as large parking lots, monolithic build-
ings, and set backs which break the street pattern should be cacefully evalu-
ated for impact on traditional patterns. Examples of tradidonal urban pat-
terns include: the Hlistoric Plaza, Joaquin alley, pascos, L. 14th as a main

street, Washington Avenue as a more intimate shopping street.

Landscape

Significant trees and landscape ¢lements help to bring regtonal distine-
tion to a place. Specimen herdtage teees, crecks, hillsides, shorelines and other
environmental features all have significance. They illuminate why people
setdded a particular area and give 2 natural context to culrural development.
Human interventon in the form of parks, tree plantings and gardens are
also significant. Examples include: San Leandro Creck, Casa Peralta Gar-

dens, heritage trees, Root Park.

Elements
Building marenals as well as ormamentation such as signs, lights, clocks,

awnings, barber poles, dles, and cneries provide valuable detail. Urban infra-
structure, such as bollaeds, lamp posts, drinking fountains, and public art are
cqually imporeant. Richaess of detal in these elements add particularity and
interest to a public space. Examples include: Best Building clock, Peleon Sign,

traditional lightposts, bollards, signs, Caterpillar Tractor Co. Portal.

Euntry Lions to Root Park at San

Leandre Creek.
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IV. Urban Design Concepts

San Leandmo Downtown Plan & Urban Design Guidelines

February 2001

Five urban design concepts -
essentially a return to tradition -
are recommended.

A Grid

The 1983 redevelopmeent departed from the
original grid, serering it in three locations
and fntroducing o superblock. The plan

recammends restoring the bistoric grid.

B Grain

Recent development has favered larger,
brlky buildings scaled for the speed of an-
fomobile traffic and parking cars. The plan
recommends the reintroduction of finely-
grained buildings fa restore the pedestrian

experience along the sireed,

€ Pedestrian = Vehicle

In the past twenly years streels and park-
ing lots bare beew desipned o favor the
antomabile at the expense of the pedestrian.
The plan recammends streets and other
public areas be designed to give pedesirs-

ans at feast as puch consideration as cars.

D Plazas

The original downtown focused an a richly
detailed and well-maintained plaza. The
plan recommends restoring rthe bisteric
Plaza as a forus. It also recommends creal-
ing additional public pathering spaces

downioni.

E Architectural Quality

The plan recommends continuing San
Leandro’s tradition of architectural qual-
iy, expressing i in both modern and fra-
ditianad forms — not copying a parficular
periad ar style. but atiending 1o timeless
architectieral factors such as seale, propor-

tan, dutegrily of materials, aud funetion.
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San Leandro, 2020. The grid is
renewed, Washington s
reconfignred as o traditional sireef,
Joaguin is reconnecied to Hays, and
infill decelopment animates the
sireefscape.

The street characteristics of Wash-
inglon Arewie are still visible,

page 33

American citics built 1n the late 19th century were generally lad out in a
regular gnid of intersccting streets. A clear gnid facilitates access, defines edges,
and permits casy navigation. San Leandro’s original layout followed this
traclitional pattern.  Subscquent downtown development followed the origi-
nal pattern, filling in the spaces around the grid of streets with buildings for
commerce, housing, and industry.

The 1983 redevelopment was a departure from the ordginal grid. Points of
entry became unclear, meechants reorieneed front doors to parking lots, turn-
ing their back on the frontages of East Fourteenth and Hays Streets, inad-
vertently reducing the retail potential of these stecets. While these changes
attemnpted to approximate the success of new shopping malls, they ulumately
fed to a drop in retaid vitality. Today urban designers and plannees recognize
that the downtown is different from the shopping center, and requires a
different urban pattern,

The viston of downtown involves the re-assertion of this grid. This is
accomplished by two basic actions: moving parking from the center to the
boundary strects, and restoring the scevered portions of the original plan,

Parking. By moving parking from the center of the downtown (the
“Safeway plaza”) to the adjacent steeet frontages (Hays, Joaquin, East Four-
teenth, and West Juana), the streers become revitalized and the center of the
downtown can be reclaimed for shops and other activities. By increasing
parking cfficicncy on these steeets, the plan shows a net gain in parking
compared to roday.

Restoring severed sireets. The plan recommends restoring three streets —
Washington, Estudillo and Joaquin — to their wadidonal form and funceon.
Central to the plan is the recommendation to re-create a more traditional
street pattern, with sidewalks, street lights, and other site clements on cach
side of Washington Strcet. Sites for new, small-scale retail buildings have
also been identified to increase cconomic vitality and pedestrian activity.
The plan accepts the closure of West Estudillo to auto traffic, but recom-
mends enhancing the pedestrian passage between Washington and Hays to
strengthen the connection to the historic area along West Estudillo and BART.
Finally, in the long teem, the plan recommends that Joaquin be re-connected
at Hays when the large anchor tenant structure is ultimately replaced.

This series of actions will restore, to a large degree, the aity’s tradidonal

grid pattern while enhancing cconomic vitality for current and future use.
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n Grain

The “grain” of the downtown refers to its level of detail. This detailing
can be considered as the size of the spaces or buildings, the relationship of
clements to cach other, or the amount of detaill of any particular element.

For example, the Best Building, built in 1910, demonstrates a fine geain. It
has many pedestrian scale openings (windows and doors) along the sidewalk,
the building itself s richly detailed and ornamented with carvings and hand-
wrought fixtures. The more modern Wells Fargo Bank building, on the other
hand, demonstrates a coarse grain. The building preseats a large blank wall
to the sidewalk, with very few windows or dooes. The building itself 1s a
smooth sucface with little detailing or ornamentation.

This trend towards coarser grain 1 also reflected in the selecnon of urban
infrastructure clements. Older street lamps were cast iron, scaled to the pe-
deserian experience, and ornamented with detail thae reflects 2 hand-touch.
Modern fixtures are usually machined aluminum, scaled for automotive
speeds, and lacking detail.

This trend towards larger, less finely grained urban patterns s evident
when comparing eatly photos of the downtown with more recent ones.

The grain of a street or a downtown 1s a critical element in the overall
experience of moving through a space. These details, such as ornamentation
on a building, street facades created by a series of small individual buildings,
a decorative lightpost, and street trees all coneribute to a rhythm that is
expericnced as a sense of urban richness.

A recommitment o a finer grain does not necessarily mandate a rerurn 1o
teackitional designs or copying historical buildings. Modern materials and
forms can be richly detailed. The essence of a return to a finer grain s a
recognition of the importance of the human, pedestrian scale, and attention
to the relationships between materials. A commitment to quality of materi-
als, quality of construction and an undcerstanding of human scale will all

contribute to restoring the grain of the downtown.

San Leandro Downrown Plan & Udban Design Guudelnes February 2001

A fine grained street. ~lwnings,
artienlated buildings, variely af
beights and windows, freqnent
doars, and well-detailed streer
Jurnishings.

A coarsely grained street. ['lut
Jacades, loug, nnbroken building

heights, limited windows and doors,
witlitarian street furnishings.

page 39



n Pedestrian =

7
b

Pedestrians profected jfrom traffic,
large display windows, affractive
signs, and pedesirian pariug.

Clear, separaied pathways throsgh
large parking lots [mprove the
pedestrian experienice.

pige 40

Vehicle

A key recommendation of the plan 1s to give pedeserians consideration in
the public fight-of-way equal to that given the automobile. The onginal down-
town was designed before the introduction of the automobile and was pedes-
trian scale, with access for slow moving carriages and trolleys. With the in-
troduction of the automobile, the quality of the pedestrian space has been
diminished to facilitate casy and fast taffic flow.

The plan proposes modest redesign of existing streets and parking areas
to enhance pedestrian comfort and safety. These include:

adequate sidewalks,
quality paving materials,
lighting,

street trees,

clear crossing points,
interesting store facades,
bike racks,

stgrrage, and

furniture.

All combine to create a street that fecls safe and attractive to peddéstrians.

These pedestrian features can be achieved while also accommodating re-
quired access for cars and trucks. The plan recommends, for example, that
the redesign of Hast Fourteenth Street be considered o convert it from four
lanes with parking on one side only to three lanes {center tura lane) with
parking on both sides. The packing on both sides will tend to reduce teaffic
speeds while simultancously providing a protective barrier between pedes-
trians and traffic. It also allows for more people to use the street, since drv-
ers become pedestrians once they park.

fnely detailed, comfortable streets attract pedestrians, whereas streets
designed solely to accommodate traffic speed and volumes tend to repel pe-
destrian use. The plan proposes that each street and parking area be designed
to balance the needs of both pedestrians and drivers, thus creating a more
viable, comfortable urban environment.

In this environment, pedestrians are willing to walk moderate distances
from parking to shops, because the walk is pleasant and safe. In this way,
also, the balancing of pedestrian and vehicle needs contribures to the overall
cconomic viability of the downtown. Tt s cruetal, therefore, to accommo-
date vehicles with clear circulation and convenient parking, but to do it in a

balanced manner that gives equal attention to the pedestrian experience.

Fobruary 2001 San Leandro Downown Phin & Usban Design Guidelines



n Plazas

Historically, plazas have been the great social and public gathering places
of societics. Usually located at the center of civic life, plazas provide a com-
munity with a common space dedicated to the needs and functions of the
people in the community. San Leandro has such a plaza, located at the inter-
scction of the two main roads through town, at the focal point of the city’s
grandest buildings and most intense commercial activity,.  Over 150 years,
this plaza has been the site of important civic functions such as markets,
festivals and celebrations.

When the gnid was abandoned in 1983, the historic plaza was delegated to
a sccondary role. The streets that had bound it changed significantly: teaffic
speeds and volumes on Fast Fourteenth became so high that the plaza was
no longer a pleasant place to mect. The commercial buildings foeming the
edge along Washington were removed and replaced by a parking lot. The
plaza itself was redesigned as a passive park, with raised planters and densce
trees that obscured its visibility.

The plan recommends restonng the function and prominence of this his-
toric plaza. It would be renovated as a gateway and showpicce for the re-
stored downtown, with new retail buildings to reinforce the Washington
Avenue edge. The plaza itself would be opened up and simphfied, allowing
it to function as a traditonal gathering space again.  In additon the plaza
would be programmed with events and activiries to keep it alive for the
community,

To complement this commitment to pedestrian public space, the plan
calls for additional plazas throughout the downtown. These can be dedi-
cated gathering spaces or flexible spaces that can be used for patking or pe-
destrians on a daily basis and converted to accomodate specifically pro-
grammed functons such as a scasonal festval, live music, sidewalk sale or a
farmer’s market. The result will be a network of spaces that will organize

the downtown and provide flexibility for a variety of civic events.

San Leandeo Downtown Plan & Udvan Design Guidelines Fehruary 2001

The historic plasa bas aften been fhe
Socus of renewal.

LI A

San Leandro's bistoric plaza bas
served as a public gathering space
for srer a century.
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ﬂ Architectural Quality

page 42

Quality of materials and design 1s critical in urban design.

San Leandro has a rich collection of historic resources in architecture,

civic space and heritage teees. It s important to preserve these historic re-

sources and adapt them to present uses. They can also be a source from

which to draw when new construction is proposcd.

Flowever, 1t is not intended that these historic precedents dictate a par-

ticular style or perod for new construction to copy, but serve as a model of

tmeless patterns and values, use of quality matenals, and attention to con-

text. Attempting to copy a particular style or period 1s an attempt to suggest

that the downtown belongs to another time or place, rather than being an

active center with a link to the past.

New and remodeled buildings should be evaluated as they relate to their

surroundings, as well as their individual design. There are ten key critena to

constder:

1.
. width

. relationship to street

Q%]

FE

L

height

. toof forms

. proportion of overall mass
. composition

. rthythm

8.
9.

proportion of windows and openings

materials

14 colors

Quality ts perhaps the most important characteristic in establishing and

preserving a viable downtown- in design, construction, materials, and main-

tenance.
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CASE STUDY: Components of
Architectural Quality

Architectural quality is a Junction of
proportion, scale, massing, and
rhythms. A few key concepts help assure
appropriate design and compatibility
with swrronnding buildings.
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V. Urban Design

The Downtown Plan affects hoth
the immediate downtown and its
neighbors. The plan has both short-
and long-term recommendations.
The Downtown Plan and Guidelines
work together to support a
consistent vision for the downtown.

A. Downtown Neighbors
Dowptawn Neighbors considers the area
imnrediately adjacent to the downtown.
This includes the Uptown arca across Gast
Fourteenth Street, the historic residential
area to the east. and the relationship fo
BART.

B. Downtown Plan- short term

The shart-termr recommendations for the
Daowntown Plan are fociwied on catalyst
profects and simple low-cost improvenrents
that farve hig impact. The short term plan
addresses three ey elements: historic plusa
renoration and Fsindillo-BART link;: pe-
destrian improvements; parking flof im-

provementis,

C. Downtown Plan- long term

The fong-term recommendulions for the
Dowutown Plan focus on repaiving and
restoriug the bhistoric grid street sysiem
while  improving

)
<&

refail  apportnnities

through  redevelopnient.

page -4
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Downtown Neighbors

1
\ ) -
eSS

A. Downtown Neighbors 1 Downtown commercial 6 Historic District

The core of dowatown is a shor! walk from district. Several historic structures

the Civic Center, San Leandra Creek, ity The historic business and retail remain in this healthy residen-
library, bistoric sites, and the BART sta- corc. tial neighborhood.

tion. It is bordered by offices and residen- 2 Historic plaza 7 Residential Neighborhood

tial neighborboads. <l the center lies the Natural focal point of the

8 Uptown - Office District

historic plasza, This geagraphy creates the downtown. Offices and residential area
potential Jor a bighly livable downtonn 3 Civic Center provide strong cconomic link
where everything is within walking dis- Recently renovated, a fine to downtown.

fauce, [nclnding w fransit siation reaching public space.

9 BART station - regional link
4 Public Library Linhancing pedestrian experi-

the surromnding region.

ol . . ence from train to downtown
Recommendation: Short walk to downtown. cence
. . ts critical.
Maintain and strengthen pedestrian 5 San Leandro Creek & Root
and transit connections to the down- Park 10 Industrial District
town from ncighboring areas. A dominant natural feature

with civic improvements.
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n Downtown Plan- Short Term Recommendations

B. Downtown Plan - Short Term
Recommendations

The intention of the short term
plan (see fold out sheet) is to make
small, affordable, visible improve-
ments which create momentum for

greater change. ‘These caralyst

projects will help to create confi-
[, Historic Plaza Renorvation and Estudiflo- dence in the future of downtown,
BART Liuk. promoting additional investment

and building community support.

The short teem plan addresses

three key elements:

—

. Historie Plaza Renovation and
Estudillo-BART Link.

. Pedestrian Improvements.

[

3. Parking Lot lmprovements.
g P

2. Pedestrian Lmprovements.

Related short term plan recom-
mendations are divided into three
levels by genceral cost and priority.
While it i1s imagined that these lev-
els would most likely be imple-
mented in sequence, they may be
implemented in any order, depend-

ing on funding and other factors.

Following the fold-out map are de-

scriptions of each of these recom-

mendations.

3. Parking Lot Lmprovemenis.

See accompanying fold-out map
for Downtown Plan - Short Term
Recommendations
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WASHINGTON /
enovaled plaza
Corvert plaza eAale,
DHistoric Plaza renovation Description Purpose
Renovate the Flistonce Plaza. Create a formal, central,
Criteria for design include: ceremontal space for the downtown
— simplicity of San Leandro.
- visual presence Provide a place for gatherings,
~ protection from E. T4th markets and festivals that can spall
Traffic into the adjacent parking lots when
- classic character necessary.
— maintainability Actvate the space by providing

retail/restaurant on corner.
Highly visible location makes
plaza a gateway welcoming people

— provides flexible space
—accommaodates possible

infill retatl sites into the downtown.
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Proposed
Together with the existing row of trees and restored street, new small stric-

tures refnforce the Washington Avemite axis. They provide a lively edge to the

wewly restored plaia. .

Existing

Currently, much of the original plazu bhas been converied to a parking lot,
but the trees which snce ran alony Washington Ave and the plaza edge are
st futact(row to the right). This view shows Washington Arenne with the

plaza directly to the left and the Safeway structure fo the right.

The committee did not endorse
any particulac plaza design, but
the criteria for design only.
Fucthere study s recommended for
this tmportant space. Because this
15 the city’s central evic space, 11
1s also recommended that public
participation be tacluded i the
plaza design process,

San Leandeo Downtown Plan & Utrban Design Guidelines February 2001 page 9
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Description
Improve passageway by remov-
ing existing clutter and improving
paving. Replace lighting with a
softer more pleasant pedestran light.
Encourage stores to have doors
or windows open onto the passage-

Way.

Fabruary 2001

Purpose

Improved passageway makes a
stronger connection between BART
and downtown through historic
neighborhood.

New lighting promotes safety
and acsthetics without glare.

Doors and windows facing the
corridor improve retail access and
animate pedestrian space.

Businesses flanking the corridor
could use this space as an opportu-
nity for outdoor scating, displaying
sale ttems, ete.

Strengthening this connection
may, in the future, allow for the re-

turn of retad to Hays Street,
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Estudillo Gateway

San Leandro Downtown Plan & rban Design Guidelines

Description

[ron gateway constructed at West
Estudillo and Hays Strects marks
this western entrance into the down-
town area.

Trees flanking the passageway
make the entrance visible from a
long distance.

Service arcas and garbage bins are

screened or relocated.

February 2001

Purpose

The gateway acts as a formal en-
try connceting the adjacent residen-
tial neighborhood to the downtown.

A bold and attractive gateway
combined with trees make the en-
trance corridor clear to BAR'T pas-
sengers navigating towards the
downtown.

Steengtheniag the connection to
downtown in this direcion may, in
the future, allow for the return of

retail to Hays Street
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ATM at Wells Fargo
moved to more visible

location

page 32

Description
T'he plaza across Base 14th Strect

at Wells Fargo Bank, including the
ATM locaton, should also be recon-
stdered as part of the Historic Plaza
renovadon. This may be done con-
currently with the Plaza renovation

or subscquently.

Fabruary 2001

25 Estudillo Ave. _
3

ey —

Purpose !
To acttvate Wells Fargo Plaza.

T'o make safer access o ATM.

San Leandro Downtown Plan & Urban Design Guidehnes
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Improved pedestrian Description Purpose .
crossing at E. 14th and mproy destri . . T bl . f destri
Davis Street mprove pedestrian crossing a o cnable easter, safer pedestrian
this major intersection. crossings.
[mprovements may include: To better connect the downtown
— special paving core with adjacent land uses, Up-
— trﬁfﬁc Signnl Umgng Chﬂ.ﬂgCS town :md {h{} (,1"1C CCﬂ.th.

special intersection lighting

lane reconfiguration

median istand/pedestrdan refuge

Long crossing distances are difficult
and nucomfortable for pedestrians.
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Gathering space at
Joagquin/Washington

page 34

Description

Create a fine quality, flexible pe-
destrian and vehicular space along
West Joaquin near the Washington
Avenue intersection.

This can be accomplished
through the use of special paviag,
improved lighting, vegeration,

amenitics and malantenance.

February 2001

Purpose .

To facilitate public gathering and
outdoor cvents, such as farmers’
markets, live concerts and art fairs. The
number of speetal events shall be lim-
ited to minimize the impact to sur-
rounding businesses. When not being
used for special events, the space nor-
mally functions as a strect and packing
area.

By extending West Joaquin and
detailing it like a strect, the parking
lot 1s broken into two smaller halves,
reinforcing the downtown grid.

The West Joaquin extension can
become an “alternate™ plaza site,
providing a gathering place for fes-
tivals that require more room than

historic plaza location can provide.

San Leandeo Downtown Pl & Urban Design Guidelines



@ Washington Avenue Description Purpose .

Pedestrian Provide pedestrian improve Strengthen the pedestrian con
Improvements P ) P 8 peaestru
ments along the cast side of Wash- nection between the restored Downe
ington Avenue to West Juana, and town Plaza and Parrott Streee

along both sides of Washington
Avenue from West Juana to Parroct
Street, with decorative street lights

and street trecs,

L
3
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Pedestrian crossing
across West Juana at
Pelton Center

Description

Include landscaping and decora-
tive pavement at significant pedes-
trian crossings, similar to recent
Parrott Street improvements.

Establish sidewalks and pedes-
trian crossings at intersection of
Joagquin with Washington.

Plant street trees along entice
length of new and existing Joaquin

Street.

February 2001

Purpose )

[mproved amenities and land-
scaping enhance the pedestrian ex-
periecnce and extend acceprable
walking distances. Special pave-
ments at pedestrian crossings rein-
force safety and comfort of pedes-

trians.
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park

@ E. 14th Street
Improvements

San Leandro’s street trees and
banners create aw identily for the
dowutown, providing a pleasant
and memarable experience along .
Idth Street for pedestrians and
rebicles.

San Leandeo Downtown Plan & Urban Design Guidelines

north south
bound bound
c :,
center
turn lane
Description

Maintain two-way traffic, re-
duced to one lane in cach direction
and one central turning lane.

Provide parallel parking on both
stdes of street.

Expand sidewalks and maintain
and 1mprove street tree program.

Install decorative streetlights and

street trees at regular spacing.

February 2001

7

park

Purpose

Improve street experience by al-
tering current dimensions to equally
accomodate both the pedestrian and
the vehicle.

Parking both sides of the seeeet
creates a symmetey and thythm
along the street. Parking for patrons
increases vitality of F. 14th Stecet
businesses. Parking also buffers pe-
destrians from craffic.

Placement of trees and lighting
can contribute to the development
of a pleasant rhythm, enhancing
environment for both driver and

pedestrian.
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@ Parking lot improvements

Clear pedestrian path in Safeway
parking lot, San Leandra,

page 58

Description

Improve main parking lot to re-
locate parking from in front of
stores. Extend pedestrian improve-
ments along Washington into the
current parking lot. Staff shall work
with tenants when developing these

improvements.

Fabruary 2001

JVTANA AU

h

TR (RN

Purpose .

Removing parking from front of
stores and reducing parking cntry
points will enable more cfficient cir-
culagon.

Sidewalks and crossings make pe-
destrian movement casier, safer and

morte pleasurable.

$an Leandro Downtown Plan & Urban Design Guidelines
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Improved parking and
landscaping on Hays
Street

San Leandro Downtows Plan & Udban Design Guidelines

Description

lntroduce diagonal parking along
Hays Streets. Include landscaping
and decorative pavement at signifi-
cant pedestrian crossings, similar to

recent Parratt Street improvements.

February 2001

Purpaose

Diagonal parking is more effi-
cient than parallel and yiclds in-
creased parking capacity. On-strect
parking animates the sidewalk and
storefronts, improving cconomic
viability of these streets.

Improved amenitics and land-
scaping enhance the pedestrian ex-
perience and extend acceptable
walking distances. Special pave-
ments at pedestrian crossings rein-
force safety and comfort of pedes-

rrians.
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Downtown Plan- Long Term Recommendations, .

C. Downtown Plan - Long term
Recommendations

The long-term plan addresses the
lagger issues that will take more time
and effort to implement. These
long-term changes will fully realize
the vision of the downtown plan
and implement a return to tradi-
tional planning principles. Long
term plans should include a compre-
hensive parking analysts to identitfy
options for mecting the parking
needs of existing and future busi-

nESSCS.

page 60

LT.1 Washington Avenue
restored as a traditional street
with sidewalks on both sides.

LT.2 Retail anchors corner - adds
life and activity to plaza edge.

LT.3 New retail ancors corner
with parking behind.

LT.4 Anchor tenant redeveloped to
fill a single city block with corner
entry and structured parking.

LT.5 Extended retail infill
reinforces traditional streetscape
along Washington Avenue.

LT.6 West Joaquin Street extended
connecting Washington to Hays.

LT.7 Shop entrances reoriented
towards Hays Street.

LT.8 Satellite parking lots or a
parking structure provided at
perimeter of dowitown core to
replace displaced parking and
support retail infill.

February 2001

implementation of the Long
Term Plan recommendations will
restore, to a large extent, the
historic downtown grid.

San Leandro RDowntown Plan & Urthan Design Guidelines



Restore Washington
Avenue as a Traditional
Street

Description Purpose

Re-establish sidewalk and streee Strengthening Washington Av-

AR

vE o

trees on west side of street.
Strengthen the pedestrian ament-
tics along this street by adding deco-
rative lighting, street teees, and plant-
ers. I'ace front doors of shops to this

street.

S

W
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Febhruary 2001

enue as an atteactive pedestrian and
retail corridor will restore the spine
of the downrown, Other streets will
butld on the vitality of this central
spine.

Reinforcing the street edge with
infitl and entrances on Washington
will create a classic downtown steect
suitable for shopping and civic life.

Washington will become a quiet
walking/strolling street with slow
moving cars, In contrast to the bus-

ting nature of K. 14th Strect.
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Infill retail sites at
Washington/Estudillo

1L

WASHRGTOR

TN

page 62

Description

Provide space for several small
retail stores or cestaurants at the in-
teesection of Washington and Estu-
dille.

Maintain parking lots behind
new construction with access to the
lot from adjacent streets.

Ideally, corner shops would open
both front and back. Otherwise,
shops should open to Washington
{onto the Fhstoric Plaza) with pic-

ture windows along Estudillo.

February 2001

Purpose )

To define the edge of the newly
established Washington Avenue and
to animate it with retail activiey.

Provides a back edge for Historic
Plaza renovation (see 1.A).

Infill sites prevent either steeet
corner from becoming “dead” by re-
quiring window or door access at all
cotner stores.

Ideal business would be types
which “spill out” or draw people to
the street, such as flower stands, ca-
fes, small restaurants, newsstands.
People siting against the new build-
ings will be a comfortable distance
from I 14th Strect but can sall ob-

serve activity there.
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Retail infill sites at

corners

WASHIRGION

AVLHUE

Sun Leandeo Dovwntown Plan & Urban Dusign Guidelines

W JUANA AVE,

e -~ -

Description

Provide space for several small
retail stores or restaurants ai the in-
tersection of Washington and West
Juana.

Maintain parking lots behind
new construction with access to the
lot from adjacent strects.

Ideally, corner shops would open
both front and back. Otherwise,
shops should open to Washington
with picture windows along West
Juana. An opening on the corner is

destrable.

February 2001

Purpose .

To define the edge of the newly
established Washington Avenue and
to animate it with retail activiey.

Corner doorway relates to Cafe
Latte Da across W. Juana.

Infill sites prevent cither street
corner from becoming “dead” by re-
quiring window or door access at all
corner stores.

Ideal businesses would be types
which “spill out” or draw people to
the street, such as flower stands, ca-

fes, small restaurants, newsstands.
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V1. Urban Design Guidelines

e

i g

!
I

The GUIDELINES address the 1 Rhythm
various eleaments that compose the 2 g
fabric of downtown. ntry
3 Materials
They work together to support the .
overali PLAN. 4 Parking
5 Sidewalks & Crosswalks
6 Landscape
7 Street Furnishings
8 Awnings & Canopies

9 Building Lighting

10 Signs

11 Site Lighting

12 Roofiop Equipment Screening
13 Service & Loading Areas/

Trash Enclosures
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wnigue signs and

&7
lightposts and [rees rreate a rich

Special paring

rhythm.

Rhythm. Downtown arcas are char-
acterized by a lively, compact archi-
tecture and site design.

A good thythm depends on:

- narrow storefront widths,

display windows,

- building entries,

- building heights,

facade clements,

active ground level uses,

street furnishings,

- trees,

i

public amenities,

San Leand o Downtown Plan & Uthan Design Guidekines

Historic photos il
provide examples of
rhythm,

Narrow, raried storefronts provide an inleresting pedestrian
enriranmend. ;

These elements work together to s
create a distincrive and satisfying
rhythm.
They are deseribed individually
in the following pages, but attention
should be paid to their overall com-
position to contribute to the thythm

of the downtown.

February 2001
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CASE STUDY: The Impact of Incremental Change
Queer time, swmall modifivations fo

existing buildings can diminish the

traditional qualities of downtonn,

The same power of fncremental

change can be wsed for positive

improvements throigh remorations

ar fnfill development.

1.0riginal building

CORNICE 16 GoMNE -
THE FACRPE: Loore
L FLAT — e e

‘ L
NEW PreTED-ont’
STOREFRONT
REPLALES
ERMPINAL-.
SPREFRONT |
NOT CONTAHED
2 THE UPPER.
FACADE., — — ——

NOTE: SMMLER .
WINDOWS AN~

Deof, WITHAT
recEsD.

2. Multiple minor facade changes 3. Storefront remodeling

L]

fase FonT
CNERS UPFER
FAADE

FWE‘ME‘J P
A LAMGE Slen. -~

4. Another storefront remodeling 5. Drastic facade change-
“modernized and streamlined”

Drawings courtesy of Natonal Trust for Historic Preservation,
National Man Strect Center
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Clear recessed entry with §
special paving, and
Jlanked by large display
windows.

Corner entry with rich materi-
als, special building lighting,
and enlry alvove.

Closed shades on windaws
and door along sidewalk

make eniry ambignons.

Entry. Storc entrances activate the
street. Today, many stores in the
downtown, particularly along E.
t4th Streer and Hays Streer, have
“turnced their backs” on the main
steeet, with entrances facing the rear
parking lot.

For an cconomically viable and
vibrant strectscape, storefront cn-
teances should face onto the main
strect. Combined with on-street
parking, street-facing storefronts
make an casily understood, tradi-
tional downtown pattern. Second-
ary rear entrances are to be encour-
aged for scrvice and casy access to
the stores from the parking arcas.

However, certain rerail uses require

San Leando Downtown Plan & Utban Design Guidelines

a single point of access and control.
All entries should be clearly ar-

ticulated by architecture and signage.

Main Entrances

Iixisting structures which have
altered their facilities to only accom-
modate rear parking lot entey,
should reinseall front entrances
along the street.

All entries should be clearly
marked and framed with architec-
tural elements and/or special mate-
rials and color.

Renovate and restore doors and
glazing whenever possible. it is

nceessary to replace doors, be cer-

February 2001

tain to choose a size, scale, and ma-
terial appropriate to the building.

Lxisting recessed  entrances
should be maintained. Special tile
or paving in these areas should be
restored, repaired or replaced as
necded.

Recessed entries are recom-
mended in new construction.  Spe-
cial paving is recommended in these
areas as it identifies an individual
storefront, and adds to the grain of
the downtown. Paving could be tle,
brick or colored/textured concrete
to differendate it from the adjacene
sidewalk.

Corner entrances should be
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Large clear signs lighting and display windows
draw customers fram the rear parking lofs inta the

Buck cutrance clear, decorative and

leads to an owtdvor seating area.

angled or recessed with spectal ar-
chitectural emphasis.
Rear entrances

Rear, secondary entrances facing
parkintg lots or alleyways are encour-
aged. By offering access to custom-
ers on both the front and back of a
building, circulation i1s improved
between the street and the packing
lots. This dual entry condition some-
ttmes creates a management chal-
lenge for storcowners concerned
with loss prevention, and a single
front entry may be required.

Display windows should be in-
cluded in rear enery arcas facing
parking as a way of animating this

environment.

page 68

shops.

Tiny rear door iv wnwelcoming and
{05 wnclear i this is service en-

franee or a cusfoemer enlrdnce.
Chlutter detracts.

The rear facade should be clean,
well maintained and inviting to pass-
ing pedestians. Storage and garbage
areas should be contained and out
of view.

Clear signs should be included at
the rear of buldings. If the door 15
not for public use, this should be
clearly stated and directions to the
front door should be given.

Awnings are recommended as a
way of making a rear entry clear in
what can sometimes be a cluttered

environment.

February 2004

Planter boxes can bying color and

brighten up a rear entry.
Rear doors should be well lir, in-
cluding illumination of the store

sign.

San Leandeo Downtown Plan & Lzban Design Guidelines



n Materials

Uwique tifes and bright celors create
a rich storgfront.

Materials. Spccial attention should
be paid to the selection of materials
and colors in the downtown arca.
High quality materials and a cohe-
stve color palette will create build-
ings which will contribute to a har-
monious character in the down-
town,

These guidelines are not intended
to discourage individualiey or dictate
a single style for the downtown.
Unusual and creative use of materi-
als, with attention to quality and
scale can contribute to the grain and

character of 2 downtown.

San Leandro Downtown Plan & Uthan Design Guidelines

A variety of special malerials on the facade as
well as the entry paving.

Color

Color adds vibrancy and cnergy
to an urban arca. Many communi-
tics have attempted to regulate use
of color, which can lead to divisive
debates or menotonous blandness.
For downtown San Leandro the
ideal is to allow individual projects
to develop color schemes that sat-
isfy the requirements of each project
while supportng a cohesive down-
town character.

A single building should gener-
ally employ a varicty of materials
using trim and accent color to cre-

ate visual interest.

February 2001

Facade - walls

Building facades should have at
least two materials. A differentiated
base (bulkhead or kickboard) of a
high quality material such as ule or
stonc 18 recommended. The face
should also be ardculated by to ex-
press architectural structure such as
sills or column projections (pilas-
ters). Avoid the use of large ficlds of
a single material.

Brick vencer, when used, should
be mortared to give the appearance
of structural brick.

Currently, use of industrial sieel
materials is popular for retail store-
fronts. Used correctly (as an accent

material or in proper combination
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Rickh “wew”
treaiment caps il

with traditional materials) these can
add character to the downtown en-

vironment.

Roof

Many traditional downtown
buildings have flat built-up roofs,
shiclded by a decorative cornice or
parapet wall, Use of these decora-
tive cornices and parapets are rec-
emmended on new construction.
The success of these parapets de-
pends on a reveal or accent materi-
als to create decp shadows.

If roofs are visible, careful atten-
tion must be paid 10 roofing materi-
als. Clay or concrete tile, currently

popular in the downtown area, is

page 70

colors, rile base gronnds the building while the roaf

recommended in a red or terra cotta
color.

Asphalt, meral roofing and other
materials are also acceptable if well
integrated into a building design, es-
pecially if combined with more tra-
ditional matcrials. In all cases,
rooflines should be edged by 2 well
designed gutter or cornice.

Wood shingles are not recom-
mended in the downtown arca as
this is associated more with a resi-

dential area.

Window Glazing
All ground floor windows should
have 2 clear or translucent glazing,

Solar control can be achieved by use

February 2001

A osimple pedestal with arbor
and climbing rine creale

memeorable spaces,

of awnings and canopics.

Reflective glass should not be
used.

Glass block may be used when
visual privacy i1s necessary, as it pro-
vides interior light and avoids the
problem of permanently closed
blinds or blank walls along the side-
walk. Flowever, this surface should
not be used for large areas, as it has
a sienilar effect as a blank wall along
the sidewalk.

[f tinting is necessary for upper
floor windows to prevent glare it 1s
recommended to use as light a color
as possible, in shades of blue, green

and gray. Integral tinting is pre-

San Leandro Downtown Plan & Uban Design Guidelines



CASE STUDY- Building Facade Elements
The traditional downlown bnilding fucade ts
compused of a few elements. Carefurl attention
to these elements and their relationships wifl
prodace archifectnre characteristic of historic
domntomwis.

Upper facade storefront 1s more delicate and
Tradinonally 2 keavier material such transparent. Large display windows
as brick, cast iron, or stucco, Gener- are framed by piers and a smaller
ally conrains regularly spaced storcfront cornice berween the first
“punched” window openings and second floors, Transom win-
surrounded by decorative detail. The dows allow natural light to reach far
Upper Facade 1s capped by a Building into the narrow, deep buiding,
Cornice traditionally made of brick, Recessed entry draws people in.

cast iron, or wood. The depth of
cornice front and articulation of 13
materials creates deep shadows,

Storefront facade
Contrasting with Upper facade, the

DECORRTIVE CORNICE.
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ENTR (00R- - RECESSED
Traditional Historic Building \ New Building

Nen' construction can be barmonions with
bistoric buildings and districts by inclnding
these elements tn proper propertion.

Adapted from National Trust for Hustorie Preservanon,
Natonal Main Street Center
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A pariety of interesting materials
ased in the two style tiled wall,
brick paving and metal awning
systent.

Historic thematic tile coniributes fo the bistory

ferred to adhesive products that may

wrinkle or crack.

Trim

All windows should be defined
by an architectural feature (trim/
mullion/frame) and further ac-
cented with special colors and/or
materials. The size of window mul-
lions should be proportional to the
surface of glass which they are en-
closing, (i.c. a larger mullion for
larger glass panes). Windows in
close view of pedestrians should be
framed in a highly detailed fashion,
contributing to the grain of the

strect.

page 712

Rich, vibrant colors which con-
trast from the building facade should
be used on window trem. Consider
other details such as doorways, aw-
nings and signs when selecting trim

color and material.

Fabruary 2001

and mythology of a downtown.

Swyle .

Currently, the downtown con-
ststs of an eclectic mix of architec-
tural styles. Rather than ty to en-
force a certain style in the down-
town area, these guidelines are de-
signed to promote architectural di-
versity and vitality while maintain-

ing consistent quality and character.

San Leandro Downtown Plan & Uchan Design Guidelines



Clearly marked pathways in parking lol make a safer and

more pleasant environment for the pedestrian.

Parking. Adequate parking is an es-
sential ingeedient of successful
downtowns. HMowever, parking
must be carefully sited and designed
so that it does not detract from
downtown’s rhythm or characrer.
Traditional downtowns gencrally
relied on parking along street front-
ages. In some cases parking lots can
be constructed behind street front-
ages with sclected cntres from cross
streets.

Surface parking lots along the
street frontage and mid-block entries
should be avoided, because they dis-
rupt the rhythm of continuous

building facades.

Sast Leandro Downtown Plan & Urban Design Guidelines

The Plan recommends increasing
on-street parking along FHast Four-
teenth, West Juana, and Hays. This
will provide better access to retail
uses along these streets while distrb-
uting parking more cvenly across the
downtown. Strengthening the pe-
destnan connection from the city
parking structurc across [, 14th
Street (at Wells Fargo Bank) to the
downtown core will also improve
people’s perception of parking avail-
ability, In the long term, addinional
parking structures may be warranted
to provide adequate parking at
downtown densities.

Many people percetve that avail-

Fahruary 2001

Importance af good landscap-
ing in parking lois

able parking downtown is at a great
distance from shops. However these
distances ar¢ no greater than those
typically encountered in a shopping
mall. The percetved distance can be
reduced by making the pedestrian
journey more interesting, cleaner,
and safer through proper urban de-
sign, lighting, and consistent main-
tenance.

A parking inventory is recom-
mended to determine actual nceds.
This inventory would count all
available spaces in the area and track
the number of vacant spaces at var-
ous peak times. Anccdotal observa-

tion of current conditions scem o
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In most sitwations, parking
can be screened with minimal
Space using Hght shruhs and
lrees.

indicate that the overall supply of
parking is adequate, but distribution,
access, and appearance need im-

provement.

Siting/Orientation

Off-sercet surface parking should
always be located around and behind
buildings wherever street front re-
tail is located. Entrance to the park-
ing lot should be from the rear, with
access from a cross street or alley.

Arcas which currently have park-
ing in front of the building should
be landscaped to effectively screen
the automobiles from the sidewalk
and contribute to a continuous street

thythm.

page T4

Jrom road and sidewalk

Existing buildings should not be
removed to create parking lots for
adjacent businesses. This creates
large gaps in the street facade that
interrupt the pedestrian experience
along the sereet.  Instead, on-street
parking can be increased, or connee-
tion to rear parking lots can be im-
proved.

To encourage alternative trans-
portation, adequate bicycle parking
facilitics should be included in ev-

ery parking scheme.

Fehruary 2001

When ample space s avail-
able, parking can be screened
= and given a large sethack

Design

Parking areas should be designed
in accordance with the City of San
Leandeo zoning code for stalt size,
aisle width and access driveways.

Sucface parking lots should be
designed to include landscaping and
architectural elements consistent
with the style of the main building
and/or clements used in adjacent
streets. Screening of cars from streets
or pedestrian spaces with low walls
or low hedges is encouraged. Hlow-
ever, clear sight-lines should be
maintained for security and surveil-
lance.

Space-defining architectural cle-

ments, such as arcades, arbors, trel-
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Areade marks pedestrian conuection
Jrom rear parking lot to main

Slreed.

lising, columns, light fixtures, and
walls, and plant materials, such as
teees, climbing vines, and hedges
should be used to provide visual in-
terest in parking arcas. These ele-
ments should be used to orient and
direct vehicles and pedestrians
through the parking area.

Plantings in the parking area
which are visible from the strect
should consist of a simple palette of
plants.

Special accent plants; trees,
shrubs or perennials, are recom-
mended to highlight special arcas
such as main building entrics and

detveways.

San Leandro Downtown Plan & Urban Design Guidelines

Close-np of access corridor shown at
left. Note bighly detailed elements
and guality lighting fixtnres and
special paving..

To preserve desirable parking
near entries, employees can be en-
couraged to park on the perimeter

of the dowatown area.

Fabruary 2001

5

CASE STUDY: Parking Lot
Design Checklist

A few simple things can go a
lowg way fo making a good
parking loft.

4

Include architectural elements
and planting

Screen cars with low walls or
low hedges

Maintain clear sight-lines and
adequate lighting for security

Use architectural elements for
orientation

Use a simple palette of plants
and trees

Use special accent plants to
highlight entries and driveways.

page
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and Crosswalks

Even fnoa tight space, trees and other regetation can
be accomodated,

Sidewalks and crosswalks. A\ ba-
stc concept of the recommended
plan ts to treat the pedestrian space
with equal attention as vehicular
space.

By enhancing the pedestrian ex-
perience, people will more likely
want to get out of their cars and walk
through the downtown. This walk-
ing activity not only reduces traffic
congestion, but stimulates cconomic
activity.

The key to enhancing pedestrian
experience is to provide adequate
space of a high quality. Factors for
a successful pedestrian area include

finish, materials, tree canopy, strect

page 76

furniture, lighting, and mainte-

nance.,

Sidewalks

Sidewalks in the downtown area
should be at least six feet wide from
building face to curb. Main thor-
oughfares with heavier traffic, such
as Flast 14th Street, should be 14 feet
wide to create a safe space with ad-
equate distance from traffic.

Street trees wmprove the pedes-
trian environment, by creating a
thythm along the street. Not only
do trees provide shade in hot
weather, but the vertical trunks be-

tween the walkway area and traffic

Fabruary 2001

Strang rhythor af trees protects
pedestrians and makes for a com-
Jortalile street.

provide a “picket fence” sense of
protection.

Street furniture such as teash re-
ceptacles, light standards, and
benches add to the quality of a side-
walk, but should be sited so as not

to impede the pedestrian flow.

Crosswalks

Designated points of crossing
should be clearly marked for both
pedestrians and vehicles.

Important crosswalks can be
identified with a change in paving
material, making them more clearly
visible to teaffic,

Bulb-outs can be used to fucther

San Leandre Downtown Plan & Utban Design Guidehnes



fndicate point af pedestrian crossing.

indicate a designated point of cross-
ing. Bulb-outs make the pedestrian
zone larger, reducing the distance
and time required to cross. This 1s
especially important for the elderly
and the young, Bulb-ourts planted
with trees and other vegetadon, such
as those at Parrott Strect, make it
clear to vehicles where pedestrians
arc likely to cross. In additon, ver-
tical clements such as trees or light
standards provide additional protec-

tion for pedestrians in the bulb-out.

San Leandro Downtown Plan & Urban Design Guidelines

Flighly detuiled  pedestals and special lighting

be crossing.
§

R

Outdoor eating

Outdoor eating activates down-
town streets. Wherever adequate
sidewalk room exists, outdoor cat-
ing is encouraged. Elements for suc-
cessful outdoor cadng arcas include:

- good quality seats and tables

- sun and shade control

- “defensible space,” that is,

protected back, sctback from

street, ability to see out

- attractive signs or umbrellas

- clear separaton between the
cating arca and the pedestrian
\Vﬁy

- good maintenance

Fabruary 2001

Special paring clearly indicates where pedestrians wiil

Outdoor cating can be successful

even medr Disy streels,
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Landscape. Plants can contribute
greatly to the overall character of the
urban e¢nvironment. They soften the
hardaess of buildings and paving,
adding scasonal beauty and life. In
addition, they help to reduce smog
and airborne dust in the downtown
arca, while creating cool microcli-
mates by shiclding the streets, pedes-
trian areas, and buildings from the

Sun.
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Street trees

Currently, Downtown San Lean-
dro has an active street tree program
in place. Recent new plantings have
been made along LI 14th Swcet and
Parrott Street. These trees reinforce
the axes of the established gnd, and
create a visual continuity within the
downtown arca.

All sereets should be formally
planted on both sides of the street
with evenly spaced trees whenever
possible. Achieving this regular
thythm in a dense urban setting re-
quires carcful attention to under-
ground unlides and surface meters,

boxes, light standards, and other el

February 2001

Street trees are essential

A flowering vine over a simple
trellis sytem turn this rear entrance
area fulo an outdoor patie for this

restanrdnf.,

cments of urban infrastruciure.
Plantings schemes should be
simple, ideally with a single species
planted along each axis with diver-
sity achieved by using a variety of
tree species throughout the overall
downtown area
Deciduous trees with open
branching patterns are generally ree-
ommended. These provide shade in
summer and allow sun and light
through in the wineer. Special areas
can be highlighted with evergreen
broadleaf, conifers, or palm trees.
Care should be taken chat street trees
do not block building signs and

hinder retatl acrivity.
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General Landscape

With the street trees providing
structure, other landscaping can be
used to add a character o the area
Generally, plant palettes should re-
main simple, with species selected
for ability to withstand the harsh-
ness of the urban environment.

Lvergreen shrubs and trees
should be used to screen mechani-
cal cquipment, service areas, and
packing structures. Vines and shrubs
should be sclected to obscure walls
and fences that surround these ar-
eas.

Along a stdewalk, dghtly planted

San Leando Downrown Plan & Urban Design Guidelines

passage.

shrubs should be used to physically
and visually scparate pedestrians
from parking arcas and reinforce the
edge of the street. Low plantings
(1’-3%) arc recommended so that ve-
hicles on the sereet can sdll see into
the parking areas,

Accent trees and shrubs should
be used to emphasize places of im-
portance such as a crosswalk, an
entrance, Or A recreation arca.

Landscape materials should be
used to complement buildings, such
as raised planters or pots at en-
trances, vines pockets at the base of

columns or posts, and vertical

Fabruary 2001

wall, and tree plantings turn a

Evsergreen rine covering a concrele

narrgw corridor into a lush green

Deunse shrubs create a buffer between parking lot

und sidewall in a narrow space

growth to cover large expanses of
blank walls. Planting along the win-
dow or store frontage ts to be
avolded, as it is desirable to main-
tain an adjacency between sidewalk

and storefront.

Decorative tree grates add design
quality and belp protect frees in an

urban  envirenment.
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Benches placed inte a strong desion will
be well nsed

Street furnishings. Street furnish-
ings are the various clements found
along the strects that provide uglity
and comfort. They include:

benches

drinking fountains

bicycle racks

trash/recycling bins

newspaper racks

planters

bus sheleers

telephone booths

tree grates

lightposts

kiosks
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A wide variety of street furnish-
ings are available from many manu-
facturers. Both standard and custom
designs are available.

Important factors for selecting
street furniture are comfort, dura-
bility and quality. The urban envi-
ronment can be harsh- street furni-
ture should be designed to withseand
heavy use, be casy to mainatain, and

resist vandalism.

February 2001

A bighly detailed
lighting fixture

There are many styles of furnishings
on the warkel that will work well
inoa variely af sitwations.

The City of San Leandro cur-
rently has' no specific standards for
these clements. Standards can be
developed based on precedent, de-
sired style, maintenance, quality,
and economy. A unificd approach
to street furnishings ts desirable be-
causc it promotes continuity, and

makes maintenance easy.
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nAwnings and Canopies

Awning carefully attached to the
Sacade pravides shade, distinction
and adrertising space.

Awnings and canopies. N\wnings
and canopics can be used effectively
to create inviting spaces along the
sidewalk, clearly marking entrances

and storefronts.

Awnings

Awnings are sloping surfaces
that project from a building face.
Awnings are usually made of fab-
ric, such as canvas and nylon. They
can be cither operable or perma-
nent.

Shape, style and color of the aw-

ning should be compatble with the
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Tucked into the facade, this awning
emphasizes the building’s beantiful
architectiral features.

architecture, color and scale of the
building. The awning should not
dominate the building facade, in-
stead it should complement the over-
all style of the building.

Awnings should emphasize the
building clements such as entrance
and display windows. Flat, contnu-
ous awnings which run the entice
length of the building facade are dis-
couraged.

The valance of the awning can
cffectively be used as an advertising
surface.

Maintenance repair and replace-
ment of damaged awnings should be

pmept.

February 2001

Clumsy, bexy awning
doesn’t align with
architecture.

Canopies

Canopies are flat surfaces that
project from 2 building face. Cano-
pies are usually made of rgid marte-
rials such as mel or wood, and are
usually fixed. Like awnings, cano-
pics can be used to emphasize build-
ing cntrances and windows, and can

be used as an adverdsing surface,
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Building Lighting

Building lighting. Extcrior building

lighting can not only increase safety
around the structure, bur can con-
tribute to a more atiractve reeail en-
vironment. Lighting should be suf-
ficicnt to allow for casy pedestrian
navigation and recognition from the
stecet without creating overlir aceas
with excessive glare.

Lighting fixture materials and
color should be consistent with
building architecture. Shiclded light
sources are generally preferred, un-
less a specific architectural lighting

cffect is desired. Lighting should be

Lighting under canopy blends with
architecture and illuminates
storefront.

designed to enhance the effectiveness
of architecture and signage, adding
romance and vitality throughout the
downtown at night.

Avoid using high-glare industrial
style lighting (such as “wall pack”
lighting). While these fixtures are an
inexpensive way to light up dark
areas, these fixtures create glare. Not
only is this glare uncomfortable, but
it can actually fncrease tripping haz-
ards, as high contrast between dark
arcas and high glare makes it harder

to see at night.
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Wall monnted lighting illuminates

building sign.

A poar lighting solution-
LD flood fight &5 nusightly
and creates high glare.
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Well detailed free-standing blude

sign.

Signs. Signs provide important in-
formation and contribute to the
overall vitality of the downtown,
They are the principal means of
communicating to pedestrians and
drivers the actvities, goods and ser-
vices offered 1n the buildings.

A building’s architectural style,
proportions, color, and materials
should be considered when deter-
mining a sign type and location.

Sigas should be incorporated
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Awning incorporates sign and
lighting

into a building’s facade. Other al-
ternadve locatons include awnings,
windows and projecting signs.
Signs should not obscure archi-
tectural details on the building. Such
details should be used to frame and
design a building specific sign.
Signs should be sized and ori-
ented to functon at an appropriate
scale for pedestrians and passing ve-
hicles in the downtown. Signs in

the downtown should not function

Fabruary 2001

Wall monnted blade sign is visible
Srom two directions

as long distance beacons.

Internally illuminated  signs
(known as “canncd signs™), should
be discouraged. They appear mass
produced and tend to detract from
rather than add to the street charac-
ter,

Symbol sigas, figures or shapes
which reflect the business, such as a
key or a shoe, can add to the charac-
ter of a streetscape and are encour-

aged.
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Historie sign shows how ifeons and
imagery can enbanee vibrancy of
downtonwn.

Design and quality of materials
are critical when discussing success-
ful signs. Some material suggestions
include: painted wood with raised
or painted leteers, metal signs with
raised or painted letters, custom
neon, painted awnings.

It is also reccommended that light-
ing be used to enhance the nightime
¢ffectveness and atiractiveness of

signs.
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Well detailed tile blade sign.

Ovrersize (uminated “can” signs
are nmot recommended.
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Site lighting. Sitc lighting in-

cludes street lights and other free-
standing highting of outdoor spaces.
A lighting scheme for these areas
should be established.  The lighting
scheme should provide a safe envi-
ronment for pedestrians and ve-
hicles. By sclecting a set of lighting
fixtures from the same family o be
applied throughout downtown arca,
site lighting can create a harmoni-
ous framework for other private

building lighting.
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Night lighting can create a
ropantic atumosphere.

Posts should be of pedestrian
scale, generally between 10 and 16
feet mounting height.

Additional site lighting should
contribute to the character created
by this framework. Decorative or
“theme lighe fixtures”, however,
may be acorporated into specific
projects in order to achieve a desired
character. Such “breaks” in the sys-
tem can contribute to the grain of
the downtown and should be re-

viewed on a case-by-case basis.

Fehruary 2001

A simple acorn light

Vchicular and pedestrian site en-
trances should receive extra site
lighting.

Focal points, such as a special
tree, statue or plaza space, treated
with decorative or intensified light-
ing arc encouraged in order to cre-
ate points of visual interest.

Arcas adjacent to residenuial ar-
eas should use shiclded fixtures
which minimize overflow glarc.

Site lighting intensity should be

sufficient to allow for casy pedes-
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trian navigation and recognition
from the street without creating
overlit areas with excessive glare.
Light sources should be energy
efficient, and easy to maineain with
good color rendition. Some accept-
able sources include: metal halide,
high pressure sodium, and compact
fluorescent. Low pressure sodium
light sources provide poor color ren-
ditton and should be avoided. Atten-

tion should be patd to matching and

Full cut-off light [ixtures minimize
glare, direct Light fo where it is
needed.

coordinating light sources for color
and intensity within zones, along
streets, or at special focal areas.
The IHumination Engincering
Society (ILS) provides gutdelines on
appropriate lighting levels for pub-
lic spaces. These guidelines may be
useful in evaluating existing and peo-

posed lighting schemes.

February 2001

Not recammended. HID floodlights
promaie a barsh night ¢nvironment,
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Rooftop Equipment Screening

Parapet walls and service area eunclosures can screen

eqiuipment.

Rooftop equipment screens. Roof
mounted mechanical equipment
and antcnnac should be screened.
The method of screening used
should be integrated with the build-
ing in terms of sclected materials,
color, shape and size, and not ap-

pear added-on.
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m Service and Loading Areas

This sereice area is olean, well lit and includes simple planter boxes
which improve the parking lot.

Service areas. All service and load-
ing arcas and trash/recycling arcas
should be screened from the street,
and from general view when ever
possible. Ideally, these arcas should
be behind buildings and not adjacent
to the main strect. T'rash/recycling
arcas should be enurely enclosed.

Loading/scrvice/trash  areas
should be screencd from the sircet
by a fence/wall, landscaping or a
combination of the two.

Screening structures should gen-
crally be simple. Long stretches of
screening should be avotded. If long
screens are necessary, they should be
areiculated with architccrural detail

and/or special landscape clements.
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Materials and colors used in struc-
tural screening elements should re-
spond to surrounding builldings so
the area will be incorporated into the
stte design,  Sclected landscape ma-
terials should be repeated from the
surrounding area (parking lot or
steeet).

Service areas should be ad-
equately lic for night use.

Adequate maintenance of these
areas is cssential. This tncludes regu-
lar trash pick-up, as well as periodic
cleaning  of  pavement  and
dumpsters. Restaurant and similac
facilitics may requice more frequent
trash pick-up and cleaning than re-

tail outlets.

February 2001

%

enlilation shaft enclosure includes

building signage and landscaping.

Unscreened dumpsters and trash

detract greatly from the guality
of downtown.
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APPENDIX A: General Retailer Requirements

Category Min. Size  Max. Size  Min. Houschold Income  Comments
Entertainment 8,000 16,000 §35,000
Eye Care 1,500 4,600 $35,000
Childcare 6,270 12,000 $45,000
Gift / Specialty ltems 1,000 2,500 $30,000 - S40,000 Want high population %o with
college degree and young children
Flealth and Fitness 400 1,500 530,000 ¢.g., Vitamin supplement Stores
ITome Furnishings 1,800 15,000 $30,000
FHome Improvements 4,000 10,000 Demographic Arcas Vary
Housewares 2,400 4,000 $30,000
Office Supplics 4,500 24 000 $35,000 High visibility and good access
Party Goods 3,000 13,000 $35,000
Pet Stores 1,000 32,000 $30,000 - 540,000 High teaffic counts
Records / Tape 2,000 40,000 $35,000 - $45,000 Demographics vary
Restaurants 4,000 12,000 $35,000 - 545,000 Dual income prcfc.rrcd,
high disposable income
Sporting Gaoods 2,500 60,000 $360,000 - S40,000
Toys and Hobbies 900 10,000 High"s of population=children
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under 5
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