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S t r a t e g y  O b j e ct  i v e s

	 S a n  G a b r i e l  V i l l a g e ’ s  F a i r v i e w  A  v e n u e  b u s i n e ss  

d i s t r i c t  i s  o n e  o f  t h e  d i s t i n c t i v e  p l a c e s  t h a t  h a s  f o r 

d e c a d e s  g i v e n  S a n  G a b r i e l  a  u n i q u e  i d e n t i t y  a m o n g 

l o c a l  c o m m u n i t i e s .   T  h e  C  i t y ’ s  g e n e r a l  p l a n ,  I  n g r e d i e n t s 

f o r  S u c c e ss  ,  s e e k s  t o  e n c o u r a g e  t h e  p r e p a r a t i o n  o f 

d e s i g n  s t r a t e g i e s  t o  e n h a n c e ,  p r e s e r v e  a n d  p r o t e c t  o u r 

s p e c i a l  n e i g h b o r h o o d  c e n t e r s ,  l i k e  t h e  V i l l a g e .   T  h i s 

i s  o n e  s u c h  s t r a t e g y ,  d e d i c a t e d  t o  t h e  b e a u t i f i c a t i o n , 

r e s t o r a t i o n  a n d  r e b i r t h  o f  F a i r v i e w  A  v e n u e .

	 “ T h e  S a n  G a b r i e l  V i l l a g e  U  r b a n  D  e s i g n  S t r a t e g y ” 

b u i l d s  o n  t h e  n e i g h b o r h o o d ’ s  r i c h  h i s t o r y ,  i n f o r m e d  b y 

a  b r o a d  c o m m u n i t y  o u t r e a c h  p r o g r a m .   I   t  c o n s i s t s  o f 

t h e  f o l l o w i n g  i n t e r r e l a t e d  c o m p o n e n t s :

* S t r e e t s c a p e  I  m p r o v e m e n t s

* D e s i g n  G u i d e l i n e s

	 T h e  s t r a t e g y  b e g i n s  w i t h  a  l o o k  b a c k  a t  t h e 

c r e a t i o n  o f  t h e  V i l l a g e ,  p a y i n g  h o m a g e  t o  t h e  v i s i o n 

o f  i t s  d e v e l o p e r ,  P  e r c y  B  i l t o n .   A   f t e r  p r o v i d i n g  t h i s 

h i s t o r i c a l  u n d e r p i n n i n g ,  t h e  s t r a t e g y  l o o k s  a t  c u r r e n t 

c o n d i t i o n s ,  s u r v e y i n g  t h e  e x i s t i n g  z o n i n g ,  d e v e l o p m e n t 

p a t t e r n ,  s t r e e t s c a p e s ,  a n d  d e f i n i n g  c h a r a c t e r i s t i c s 

o f  t h e  n e i g h b o r h o o d .   N   e x t  i s  a  s e c t i o n  d e v o t e d  t o 

t h e  p r o c e ss   o f  p u b l i c  e n g a g e m e n t  u s e d  t o  c r e a t e  t h e 

s t r a t e g y .   T  h e  d o c u m e n t  t h e n  e x p l a i n s  t h e  s t r e e t s c a p e 

i m p r o v e m e n t s  a n d  l a y s  o u t  t h e  d e s i g n  g u i d e l i n e s  f o r 

t h e  c o m m e r c i a l  d i s t r i c t .   A    d i s c u ss  i o n  o f  z o n i n g  a n d 

e c o n o m i c  f a c t o r s  f o l l o w s ,  c l o s i n g  w i t h  a  s e c t i o n  o n 

h o w  t h e  s t r a t e g y  w i l l  b e  i m p l e m e n t e d .

A c k n o w l e d g m e n t s  |  P a r t i c i p a n t s

A l l  I m a g e s ,  u n l e s s  o t h e r w i s e  n o t e d ,  w e r e  r e t r i e v e d  f r o m  f l i c k r . c o m  u n d e r  C r e a t i v e  C o m m o n s  L i c e n s i n g ,  G o o g l e  E a r t h  ( m a p s . g o o g l e . c o m ) ,  B i n g  M a p s  ( m a p s . b i n g . c o m ) ,  o r  f r o m  t h e  ONY   X  A r c h i t e ct  s  D a t a b a s e .

X . 2

C i t y  C o u n c i l

 D a v i d  R .  G u t i e r r e z ,  M a y o r

 K e v i n  B .  S a w k i n s ,  V i c e  M a y o r

 J u l i  C o s t a n z o ,  C o u n c i l m e m b e r

 M a r i o  D e  L a  T o r r e ,  C o u n c i l m e m b e r

 J o h n  R .  H a r r i n g t o n ,  C o u n c i l m e m b e r

 

P l a n n i n g  C o m m i s s i o n

 N o r m a n  G a r d e n ,  C h a i r p e r s o n

 T h o m a s  K l a w i t e r ,  V i c e  C h a i r

 D o n d i  A d k i n s ,  C o m m i s s i o n e r

 C a r o l  O j e d a - K i m b r o u g h ,  C o m m i s s i o n e r

 V i n c e  Z a w o d n y ,  C o m m i s s i o n e r

D e s i g n  R e v i e w  C o m m i s s i o n

 R a y m o n d  C h e n g ,  C h a i r p e r s o n 

 M a r l a  N a d o l n e y ,  V i c e - C h a i r

 K e n n e t h  N a k a b a ,  C o m m i s s i o n e r

C i t y  S t a f f

 S t e v e n  A .  P r e s t o n ,  C i t y  M a n a g e r

 J e n n i f e r  D a v i s ,  C o m m u n i t y  D e v e l o p m e n t  D i r e ct  o r

 C a r o l  D .  B a r r e tt  ,  FAI   C P,  P l a n n i n g  M a n a g e r

 M a r k  G a l l a t i n ,  AI  C P,  C i t y  P l a n n e r

C o n s u l t a n t s

 ONY   X  A r c h i t e ct  s ,  I n c .

   D a l e  B r o w n , AIA   ,  P r i n c i p a l

   D o u g  J o y c e ,  AIA   ,  ARA   , A s s o c .  P r i n c i p a l

   D a n i e l  S a n c h e z ,  J r .  D e s i g n e r
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S e c t i o n  1 
Th e Vi l l ag e Th e n + Now
  T h i s  s e ct  i o n  p r o v i d e s  a n 
u n d e r s t a n d i n g  o f  t h e  h i s t o r y 
o f  S a n  G a b r i e l  V i l l a g e  a n d  t h e 
e v o l u t i o n  o f  t h e  n e i g h b o r h o o d , 
l e a d i n g  t o  t h e  e x i s t i n g  c o n d i t i o n s 
e v i d e n t  o n  F a i r v i e w  A v e n u e 
t o d a y .   I t  s e t s  t h e  h i s t o r i c a l  a n d 
p h y s i c a l  c o n t e xt   a g a i n s t  w h i c h 
d e s i g n  e n h a n c e m e n t  s t r a t e g y 
o b j e ct  i v e s  w i l l  b e  c a r r i e d  o u t .

  I n  t h i s  s e ct  i o n ,  y o u  w i l l  a l s o 
f i n d  m a p s ,  g r a p h i c s  a n d  i m a g e s  t h a t 
i l l u s t r a t e  e x i s t i n g  c h a r a ct  e r i s t i c s 
o f  t h e  n e i g h b o r h o o d ,  i n c l u d i n g 
b u i l d i n g  f o o t p r i n t s ,  e l e v a t i o n s , 
a n d  l a n d  a n d  b u i l d i n g  u s e  d a t a .  
T h i s  f o u n d a t i o n a l  m a t e r i a l  i s 
i m p o r t a n t  t o  u n d e r s t a n d i n g  b e tt  e r 
t h e  b u i l t  e n v i r o n m e n t  o f  F a i r v i e w 
A v e n u e ,  u p o n  w h i c h  t h i s  s t r a t e g y 
s e e k s  t o  p r e s e r v e  a n d  i m p r o v e .

1 . 0
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	L  o c a t e d  o n  l a n d s  f o r m e r l y  u s e d  a s  o r c h a r d s  b y  S a n  G a b r i e l 
M i s s i o n ,  t h e  n e i g h b o r h o o d  w e  k n o w  t o d a y  a s  S a n  G a b r i e l  V i l l a g e 
t r a c e s  i t s  b e g i n n i n g s  t o  t h e  v i s i o n  o f  o n e  m a n ,  P e r c y  B i l t o n .  
B i l t o n ,  a  s u cc  e s s f u l  B r i t i s h  e n t r e p r e n e u r ,  c r e a t e d  n u m e r o u s  l a n d 
c o m p a n i e s  i n  t h e  1 9 2 0 s  a n d  1 9 3 0 s  t o  d e v e l o p  p r o p e r t y  b o t h  h e r e 
a n d  i n  E n g l a n d .   A s  A m e r i c a  w a s  e m e r g i n g  f r o m  t h e  d e p t h s  o f  t h e 
G r e a t  D e p r e s s i o n ,  B i l t o n  s a w  a n  o p p o r t u n i t y  i n  S a n  G a b r i e l  t o 
c r e a t e  a  u n i f i e d  n e i g h b o r h o o d  t h a t  a cc  o m m o d a t e d  t h e  a u t o m o b i l e 
b u t  w a s  n o t  d e p e n d e n t  u p o n  i t .   B e g i n n i n g  i n  1 9 3 9  a n d  i n s p i r e d 
b y  t h e  G a r d e n  C i t y  m o v e m e n t ,  B i l t o n  l a i d  o u t  a  n e i g h b o r h o o d 
t h a t  c o m b i n e d  f o r m a l  s t r e e t  a n d  b l o c k  a r r a n g e m e n t s  w i t h  t h e 
l o w - d e n s i t y  r e s i d e n t i a l  a r c h i t e ct  u r e  c h a r a ct  e r i s t i c  o f  S o u t h e r n 
C a l i f o r n i a .   I t  e v e n  i n c l u d e d  a  s m a l l  n e i g h b o r h o o d  p a r k  o n 
F a i r v i e w  A v e n u e .   T h e  e a r l i e s t  m o d e l  h o m e s  r e f l e ct  e d  a n  E n g l i s h 
T u d o r  s t y l e ,  b u t  l a t e r  h o m e s  w e r e  d e s i g n e d  i n  k e e p i n g  w i t h 
s i m p l e r  p o s t - w a r  s t y l e s .   B i l t o n ’ s  v i l l a g e  w a s  t o  b e  a  p l a c e  w h e r e 
r e s i d e n t s  c o u l d  w a l k  t o  g e t  t h e  g o o d s  a n d  s e r v i c e s  t h e y  n e e d e d 
i n  a  c o m m e r c i a l  d i s t r i ct   l o c a t e d  i n  t h e  v e r y  c e n t e r  o f  t h e i r 
r e s i d e n t i a l  n e i g h b o r h o o d .   T h i s  i s l a n d  o f  c o m m e r c e  i n  a  s e a  o f 
s i n g l e - f a m i l y  h o u s i n g  r e m a i n s  a  r a r i t y  i n  t h e  s p r a w l i n g  l a n d s c a p e 
o f  g r e a t e r  L o s  A n g e l e s .

	B  i l t o n ’ s  d r e a m  o f  a  w a l k a b l e  n e i g h b o r h o o d  c o m m e r c i a l 
c e n t e r  w a s  t o  b e  a  d r e a m  d e f e r r e d  b y  t h e  o u t b r e a k  o f  W o r l d 
W a r  II  .   A f t e r  t h e  w a r  e n d e d ,  h o w e v e r ,  c o n s t r u ct  i o n  o f  t h e 
F a i r v i e w  A v e n u e  b u s i n e s s  d i s t r i ct   e n s u e d ,  c u l m i n a t i n g  w i t h  w h a t 
t h e  S a n  G a b r i e l  S u n  d e s c r i b e d  a s  “ a  g a y  p a r t y  o f  v a u d e v i l l e  a ct  s , 
l i v e l y  m u s i c ,  a n d  s t r e e t  d a n c i n g ”  c e l e b r a t i n g  t h e  c o m p l e t i o n  o f 
t h e  s h o p p i n g  c e n t e r .   T h e  o r i g i n a l  c o m p o s i t i o n  o f  t h e  b u s i n e s s 
d i s t r i ct   i n c l u d e d  a  r e a l  e s t a t e  o f f i c e ,  p h a r m a c y ,  d r y  c l e a n e r , 
b a k e r y ,  g r o c e r y  s t o r e ,  f l o r i s t ,  d e p a r t m e n t  s t o r e ,  g i f t  s h o p ,  b e a u t y 
s a l o n ,  M e x i c a n  r e s t a u r a n t ,  a p p l i a n c e  s t o r e  a n d  d r e s s  s h o p .

	N  .  A .  R i e s ,  t h e  m a n  i n  c h a r g e  o f  d e v e l o p i n g  t h e  b u s i n e s s 
d i s t r i ct  ,  s a i d  a t  t h e  t i m e ,  “ W e  h a v e  b e e n  p a r t i c u l a r l y  i n t e r e s t e d  i n 
f o l l o w i n g  a n  a r c h i t e ct  u r a l  p l a n  t h a t  w o u l d  b e  s u i t a b l e  f o r  t h e 
r e s i d e n t i a l  n e i g h b o r h o o d .   I  t h i n k  w e  s u cc  e e d e d  i n  b u i l d i n g  a n 
a tt  r a ct  i v e  c e n t e r .”

	I  n  t h e  y e a r s  a n d  d e c a d e s  t h a t  f o l l o w e d ,  c h a n g e s  i n  t h e 
e c o n o m y ,  c o m p e t i t i o n  f r o m  l a r g e r  s t o r e s ,  g r e a t e r  m o b i l i t y ,  a n d 
d i f f e r e n t  s h o p p i n g  h a b i t s  w e r e  n o t  k i n d  t o  F a i r v i e w ’ s  q u a i n t 
c o l l e ct  i o n  o f  s t o r e s  a n d  o f f i c e s .   O v e r  t i m e ,  t h e  w a l k a b l e 
c h a r a ct  e r  o f  t h e  c o m m u n i t y  a s  a  w h o l e  h a s  d e t e r i o r a t e d .  
N e v e r t h e l e s s ,  t h e  “ b o n e s ”  o f  t h i s  d i s t r i ct  ,  i t s  e s s e n t i a l  u r b a n  f o r m 
o f  a  w i d e n e d  s t r e e t ,  s p a c i o u s  s i d e w a l k s  a n d  p l e n t y  o f  o n - s t r e e t 
p a r k i n g  r e m a i n s  i n t a ct  .   I t  i s  u p o n  t h i s  e n d u r i n g  f r a m e w o r k  t h a t 
t h e  S a n  G a b r i e l  U r b a n  D e s i g n  s t r a t e g y  i n t e n d s  t o  b u i l d  a  f u t u r e 
t h a t  s e e k s  t o  r e c a p t u r e  t h e  “ a tt  r a ct  i v e  c e n t e r ”  o f  6 5  y e a r s  a g o .

T h e  V i l l a g e  T h e n  +  N o w   |  H i s t o r y  o f  t h e  N e i g h b o r h o o d
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1 2

4

3

5

6

7

8

8 9

1 0 1 1 1 2

I m a g e  I n d e x
1 . S t a n d i n g  o u t s i d e  o f  t h e  S a n  G a b r i e l  M i s s i o n , 	 c i r c a  1 8 8 0
2 .  S a n  G a b r i e l  M i s s i o n ,  c i r c a  1 8 8 0
3 .  L o c a l  C r a f t s m a n ,  c i r c a  1 9 0 0
4 .  S t r e e t  C a r  S t o p  a t  t h e  S a n  G a b r i e l  M i s s i o n , 	 c i r c a  1 9 0 0
5 .  H a r v e s t i n g  O r c h a r d s ,  c i r c a  1 9 0 0
6 .  H a r v e s t i n g  O r c h a r d s ,  c i r c a  1 9 0 0
 

7 .  S m a l l  S h o p  O w n e r,  c i r c a  1 9 1 0
8 .  P r o s p e c t i v e  h o m e o w n e r  w i t h  a r c h i t e c t u r a l  r e n d e r i n g ,  c i r c a  1 9 4 0
9 .  O r i g i n a l  D e v e l o p m e n t  B i l l b o a r d  w i t h  M o d e l  H o m e , c i r c a  1 9 4 0
1 0 .  B i l t o n  D e v e l o p m e n t  A d v e r t i s e m e n t
1 1 .  P r o s p e c t i v e  H o m e  O w n e r s  Ta k i n g  To u r  o f  a  H o m e , c i r c a  1 9 4 0
1 2 .  P e r c y  B i l t o n  w i t h  P r o s p e c t i v e  H o m e  O w n e r, 	 c i r c a ,  1 9 4 0
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T h e  V i l l a g e  T h e n  +  N o w  |  E x i s t i n g  C o n d i t i o n s

N o  m e d i a n  +  w i d e  s t r e e t  a t 
V i l l a g e  C e n t e r .

S t r e e t  p a v i n g  a l o n g  F a i r v i e w 
A v e .  b e t w e e n  A b b o t  a n d  M a n l e y 
i s  c r a c k e d  a n d  i n  n e e d  o f 
r e - p a v i n g .

M e d i a n s  w i t h  l i m i t e d  p l a n t i n g

M u l t i - F a m i l y  H o u s i n g  o n l y 
l o c a t e d  a t  V i l l a g e  C e n t e r .

S u r r o u n d i n g  n e i g h b o r h o o d 
a l l  s i n g l e  f a m i l y  w i t h  f r o n t 
+  b a c k  y a r d s ,  s t a n d a r d 
d r i v e w a y s ,  a tt  a c h e d  o r 
d e t a c h e d  g a r a g e s .

L o n g  R e ct  a n g u l a r  B l o c k s 
t h a t  f e e d  t h e  V i l l a g e  C e n t e r .

P l a n t e d  m e d i a n s  a l o n g 
F a i r v i e w .
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1 A 2 A 3 A 4 A 5 A 6 A 7 A 8 A

1 B 2 B 3 B 4 B 5 B 6 B 7 B 8 B 9 B 1 0 B 1 1 B

Lot 1A- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1957
�  4 ,575 sq f t
�  5 Units  (10 bed/5b bath)

Lot 2A- Commercia l / Industr ia l
�  Bui l t : 1948
�  6 ,158 sq f t

Lot 3A- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1957
�  2 ,447 sq f t
�  3 Units  (5 bed/3 bath)

Lot 4A- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1957
 �  2 ,196 sq f t
 �  2 Units  (4 bed/2 bath)

Lot 5A- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1951
�  3 ,084 sq f t
�  4 Units  (4 bed/4 bath)

Lot 6A- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1956
�  1 ,607 sq f t
�  2 Units  (3 bed/2 bath)

Lot 7A- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1956
�  1 ,607 sq f t
�  2 Units  (3 bed/2 bath)

Lot 8A- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1976
�  4 ,661 sq f t
�  4 Units  (8 bed/8 bath)

Lot 1B- Commercia l / Industr ia l
�  Bui l t : 1947
�  4 ,970 sq f t

Lot 2B- Commercia l / Industr ia l
�  Bui l t : 1947
�  3 ,770 sq f t

Lot 3B- Commercia l / Industr ia l
�  Bui l t : 1947
�  1 ,940 sq f t

Lot 4B- Commercia l / Industr ia l
�  Bui l t : 1947
�  1 ,889 sq f t

Lot 5B- Commercia l / Industr ia l
�  Bui l t : 1947
�  2 ,076 sq f t

Lot 6B- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1957
�  3 ,960 sq f t
�  4 Units  (8 bed/4 bath)

Lot 7B- Other
�  Bui l t : 1955
�  1 ,848 sq f t

Lot 8B- S ing le Fami ly  Res idence
�  No INFO AVAILABLE

Lot 9B- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1957
�  1 ,776 sq f t
�  2 Units  (5 bed/2 bath)

Lot 10B- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1957
�  1 ,776 sq f t
�  2 Units  (5 bed/2 bath)

Lot 11B- Mult i -Fami ly  Res ident ia l
�  Bui l t : 1957
�  1 ,534 sq f t
�  2 Units  (4 bed/2 bath)

� MULTI-FAMILY RESIDENTIAL

� SINGLE FAMILY RESIDENTIAL/OTHER

� COMMERCIAL/ INDUSTRIAL

T h e  V i l l a g e  T h e n  +  N o w   |  C u r r e n t  L o t  I n f o  a t  V i l l a g e  C e n t e r
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T h i s  d i a g r a m  s h o w s  t h e  e x i s t i n g  p a r c e l s  a t  t h e  v i l l a g e 
c e n t e r  w i t h  a s s o c i a t e d  c u r r e n t  u s e  i n f o r m a t i o n ,  l o t  s i z e , 
a n d  s t r u ct  u r e  s i z e .  

Pre-School

Pre-School Playground
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T h e  V i l l a g e  T h e n  +  N o w  1  V i l l a g e  C e n t e r :  E x i s t i n g  S u r v e y  D r a w i n g

2

3

5

1
6

1

2

3

4

4

6

LEGEND    
1 .	 C u r b

2 . 	E  d g e  o f  S i d e w a l k / P r o p e r t y  L i n e

3 . 	E  x i s t i n g  B u i l d i n g  F o o t p r i n t

4 . 	P  r o p e r t y  L i n e

5 . 	S  t r e e t  C e n t e r  L i n e

6 . 	 C r o s s w a l k  C u r b  C u t

T h i s  d r a w i n g  i s  i n t e n d e d  s o l e l y  f o r  r e f e r e n c e  a n d 
d o e s  n o t  d e p i ct   e x a ct   d i m e n s i o n s  o r  b u i l d i n g  s i z e s 
a n d  l o c a t i o n s .  
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T h e  V i l l a g e  T h e n  +  N o w  1  F i g u r e  G r o u n d  D i a g r a m :  B u i l d i n g  F o o t p r i n t s

T h i s  d i a g r a m  s h o w s  h o w  u r b a n  s p a c e  i s  f o r m e d  b y 
t h e  e x i s t i n g  b u i l d i n g s  a n d  b a s i c  i n f r a s t r u ct  u r e .  
C o n s i d e r  t h e  b u i l d i n g  f o o t p r i n t s  a s  w a l l s  i n  t h e 
g r e a t e r  r o o m  o f  t h e  d i s t r i ct  .

1 . 5

w a l l  l i n e

w a l l  l i n e
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S t r e e t  E l e v a t i o n  L o o k i n g  N o r t h

Street Elevation Looking South

T h e  V i l l a g e  T h e n  +  N o w  |  E x i s t i n g  S t r e e t  E l e v a t i o n s
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S t r e e t  E l e v a t i o n  L o o k i n g  N o r t h

Street Elevation Looking South

T h e  V i l l a g e  T h e n  +  N o w  |  E x i s t i n g  S t r e e t  E l e v a t i o n s
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S t r e e t  E l e v a t i o n  L o o k i n g  N o r t h

Street Elevation Looking South
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S e c t i o n  2
Ar r i v i n g at t h i s Po i n t — 
Th e Pro c e ss  Ex p l a i n e d
  P r e p a r a t i o n  o f  t h e  S a n  G a b r i e l 
V i l l a g e  U r b a n  D e s i g n  S t r a t e g y 
h a s  b e e n  a  t e a m  e f f o r t .   R e s i d e n t s , 
b u s i n e s s  o w n e r s ,  C i t y  s t a f f  a n d 
c o n s u l t a n t s  h a v e  a l l  c o n t r i b u t e d 
t o  t h e  f i n a l  p r o d u ct  .   T h i s 
s e ct  i o n  o u t l i n e s  t h e  p r o g r e s s i o n 
o f  c o m m u n i t y  o u t r e a c h  a n d 
e n g a g e m e n t s  b y  w h i c h  t h i s  d o c u m e n t 
w a s  c r e a t e d .   I t  t e l l s  t h e  s t o r y 
o f  a  c o l l a b o r a t i v e ,  p a r t i c i p a t o r y 
c r e a t i v e  p r o c e s s  i n  w h i c h  t h e

e x p r e s s e d  d e s i r e s  o f  t h e  n e i g h b o r h o o d 
c o m e  f i r s t .
  T h r o u g h  t h e  u s e  o f  c o m m u n i t y 
c h a r e tt  e s ,  v i s u a l  p r e f e r e n c e  s u r v e y s 
a n d  q u e s t i o n n a i r e s ,  r e s i d e n t s  a n d 
b u s i n e s s  o w n e r s  e n g a g e d  i n  a  d i a l o g u e 
w i t h  s t a f f  a n d  c o n s u l t a n t s  o n  t h e 
v i s i o n  f o r  t h e  f u t u r e  b e tt  e r m e n t  o f 
F a i r v i e w  A v e n u e .   T h e  c o n t e n t  a n d 
c h a r a ct  e r  o f  t h i s  s t r a t e g y  h a s  b e e n 
e n r i c h e d  b y  t h e  a ct  i v e  p a r t i c i p a t i o n 
b y  a l l  s t a k e h o l d e r s .

2 . 0
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A r r i v i n g  a t  t h i s  P o i n t ,  T h e  P r o c e s s  E x p l a i n e d
The Neighborhood Shares Its Vision
The Charette
	 From the outset, the approach to developing this design enhancement strategy has been anchored to two fundamental 
principles:  (1) Engage the neighborhood to reflect their expressed priorities and  (2) support and further the goals of the City’s 
general plan.  In keeping with these guiding principles, community outreach began in early 2008 with a walking design workshop 
or “charette” in the Fairview business district.  More than 75 attendees strolled both sides of the street, taking note of the 
neighborhood’s strengths, weaknesses and opportunities. 

	 Community design exercises were explored ,which provided opportunities to bring together various participants to look at 
their local environment and begin the process of visioning for the future of San Gabriel Village’s commercial district along Fairview 
Avenue.  The first exercise was a walk-about of the district to get people’s impressions of existing conditions, and the area’s potential 
for improvements.  The Community Design Workshop Evaluation Form offered San Gabriel Village residents the opportunity 
to articulate questions, ideas, concerns and overall VISION for Fairview Avenue.   These were expressed in both written and 
illustrative form.  A total of 18 surveys were received.  Of this total, six residents supplemented their vision for Fairview Avenue with 
illustrations.  This exercise was followed by three discussion groups on land use and environment, public spaces, and urban design.  
These exercises yielded rich data on the kind of improvements the community would like to see added to Fairview Avenue.

	 Finally, participants took a visual preference survey, which is a technique for obtaining public feedback on physical design 
alternatives.  In the pages that follow, the results of the visual preference survey are shown, as members of the community ranked 
their relative preference for examples of different types of parking arrangements, signage, awnings, storefronts, landscaping, medians, 
sidewalk treatments, fountains, bollards, street furniture and street lighting.

The Surveys | Setting Priorities
	 City staff then used the responses gleaned from these exercises to form the basis for a menu of possible improvements to 
both the streetscape and the building façades and developed approximate cost estimates for the streetscape improvements.  These 
choices were presented in surveys sent In November 2008 to all commercial and residential property owners in the Village, in 
which they were asked to prioritize the improvements in order of importance and identify their willingness to pay for each level 
of improvements.  Nearly a quarter of the 900 surveys mailed were returned.  Survey recipients were instructed to consider 14 
different streetscape enhancements and rank them from 1 to 14 in order of importance.  First place votes were given 14 points, 
second place votes 13 points and so on. The results of the surveys are presented in this section of the design strategy.  Village 
property and business owners had a clear preference for the reconstruction and repaving of Fairview Avenue over all other 
enhancements, with curb replacement, gutter construction and street lighting also ranking high.

	 On the questions of assessing themselves to pay for streetscape improvements and participating in a donation program, 
similar to what was used successfully in the Mission District, large majorities of those responding to the survey were opposed to 
both proposals

2 . 1

The Role of the City Architect
	 The City then engaged the services of its consulting architectural firm, Onyx Architects, to develop the design guidelines and 
a series of streetscape alternatives reflecting these priorities, which were shared with the community.  These were then refined into 
the final versions presented in the strategy.

Testing Ideas, Setting the Course
	 In September 2011, a community meeting was held in which three different streetscape improvement concepts were 
presented  (see Section 3.0 for a full description):

		  The Happy Median
		  The Neighborhood Living Room 
		  Putting Our Best Foot Forward

	 Attendees then indicated which of the three they liked the best.  The winner was the “Happy Median,” which introduces a 
landscaped median, street trees, and diagonal crosswalks to promote an attractive walking environment.  The meeting was also an 
opportunity for the community to view the proposed design guidelines for commercial buildings in the Village.  These were well 
received, and staff and our architects received valuable feedback which is reflected in the final San Gabriel Village Urban Design 
Strategy presented here.
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




     
     

    

     
     

    



 
 
 




     
     

    

     
     

    



     
     

    

     
     

    



     
     

    

     
     

    



     
     

    

     
     

    



     
     

    

     
     

    



     
     

    



     
     

    



     
     

    



     
     

    

     
     

    

A r r i v i n g  a t  t h i s  P o i n t  |  R e v i e w i n g  P a s t  N e i g h b o r h o o d  C h a r e tt  e s

	 T h e s e  n e xt   f e w  p a g e s 
d o c u m e n t  t h e  r e s u l t s  o f  t h e 
v i s u a l  p r e f e r e n c e  s u r v e y  t h a t 
w a s  c o m p l e t e d  b y  p a r t i c i p a n t s  i n 
t h e  F e b r u a r y  2 0 0 8  n e i g h b o r h o o d 
c h a r e tt  e .



2 . 3

CITY OF SAN GABRIEL
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ONY   X  AR  C HI  T E C T S



     
     

    

     
     

    



     
     

    

     
     

    



     
     

    



     
     

    

     
     

    



     
     

    

     
     

    



     
     

    



     
     

    

     
     

    



     
     

    

     
     

    



     
     

    



     
     

    



     
     

    



     
     

    

     
     

    



     
     

    
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CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
SAN    GABRIEL        V ILLAGE       URBAN      DESIGN       S T RA T EG  Y
WIN   T ER   	 2 0 1 2

ONY   X  AR  C HI  T E C T S



     
     

    

     
     

    



     
     

    

     
     

    



     
     

    



     
     

    

     
     

    



     
     

    



     
     

    

     
     

    



     
     

    

     
     

    



     
     

    

     
     

    





     
     

    



     
     

    

     
     

    



     
     

    



     
     

    

A r r i v i n g  a t  t h i s  P o i n t  |  R e v i e w i n g  P a s t  N e i g h b o r h o o d  C h a r e tt  e s



 
 
 




CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
S A N  G A B R I E L  V I L L A G E  U R B A N  D E S I G N  S T R AT E G Y
W I N T E R  	 2 0 1 2

O N Y X  A R C H I T E C T S

S e c t i o n  3 
S t r e e t s c a p e  I m p r o v e m e n t s
	 T h e  g o a l s  a n d  f e a t u r e s  o f  a 
w e l l - d e s i g n e d  a n d  w e l l - p l a n n e d 
p u b l i c  s p a c e  a r e  e x p l a i n e d  i n  t h i s 
s e ct  i o n .   I m p r o v e m e n t s  t o  b e a u t i f y 
t h e  V i l l a g e ’ s  s t r e e t s c a p e  a r e 
i n t e n d e d  t o  c o m p l e m e n t  t h e  d e s i g n 
g u i d e l i n e s  f o r  t h e  c o m m e r c i a l 
d i s t r i ct   o u t l i n e d  i n  S e ct  i o n  4 .  
P r o p e r l y  d o n e ,  t h e s e  i m p r o v e m e n t s 
m a y  a ct   a s  a  c a t a l y s t  f o r  r e n e w e d 
i n v e s t m e n t  i n  t h e  n e i g h b o r h o o d , 
l e a d i n g  t o  g r e a t e r  p r i d e  o f  o w n e r s h i p 
a n d  p r o p e r t y  m a i n t e n a n c e . .

  T h i s  s e ct  i o n  o f  t h e  d e s i g n 
e n h a n c e m e n t  s t r a t e g y  p r o v i d e s 
r e c o m m e n d a t i o n s  f o r  t h e  p h y s i c a l 
d e s i g n  e l e m e n t s  p l a n n e d  t o 
e n h a n c e  t h e  p u b l i c  r i g h t  o f  w a y 
o n  F a i r v i e w  A v e n u e  b e t w e e n  A b b o t 
a n d  M a n l e y .   T h i s  i n c l u d e  s u g g e s t e d 
s t r e e t  l i g h t s ,  b i k e  r a c k s ,  b e n c h e s , 
t r a s h  c o n t a i n e r s ,  l a n d s c a p i n g 
a n d  d e c o r a t i v e  c r o s s w a l k s .

3 . 0



S e c t i o n  3 
S t r e e t s c a p e  I m p r o v e m e n t s
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CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
SAN    GABRIEL        V ILLAGE       URBAN      DESIGN       S T RA T EG  Y
WIN   T ER   	 2 0 1 2

ONY   X  AR  C HI  T E C T S

S t r e e t s c a p e  I m p r o v e m e n t s  |  G o a l s  +  I m p l e m e n t a t i o n  P r o c e s s

3 .	R  e - E s ta b l i s h  a  M a i n  G at e w ay  |  T h r e s h o l d  :  
B y  e m p h a s i z i n g  t h e  m a i n  e n t r y  a t  t h e  e a s t e r n 
e n d  w i t h  a  n e o n  s i g n , t h e  we s t e r n  s i d e , w h i c h 
i s  c u r re n t l y  s u r ro u n d e d  b y  s i n g l e - f a m i l y 
h o u s i n g  a n d  w i t h o u t  s t ro n g  c o n n e c t i o n s 
t o  p u b l i c  a c c e s s  p o i n t s , c a n  s t i l l  p r e s e n t  a 
s i g n i f i c a n t  t h re s h o l d  p o i n t  b y  i m p l e m e n t i n g  a n 
i n t r i g u i n g  a n d  c o n s i s t e n t  l a n d s c a p e  p l a n .

1 .	L  a n d s c a p e  |  R e p a i r  W. F a i r v i e w  A v e . :
A s  t h e  m a i n  a r t e r y  t o  t h e  n e i g h b o r h o o d , 
F a i r v i ew  Ave . s h o u l d  b e  l a n d s c a p e d  t o 
r e p re s e n t  t h e  d i s t r i c t ’s  p e r s o n a l i t y.  A l t h o u g h 
s i m i l a r  t o  t h e  l a n d s c a p i n g  s c h e m e  f o r  t h e 
e n t i r e  n e i g h b o r h o o d , t h e  p o r t i o n  o f  F a i r v i ew 
Ave . i n  t h e  V i l l a g e  c e n t e r  s h o u l d  b e  l a n d s c a p e d 
t o  b e  t h e  s t ro n g e s t  s i n c e  i t  n e e d s  t o  a d d re s s 
c o m m e rc i a l  a n d  p u b l i c  g a t h e r i n g  s p a c e  u s e s  a s 
we l l .  

2 .	E  s ta b l i s h  C o m m e r c i a l  Z o n e  T h r e s h o l d :
M u c h  l i ke  t h e  t h re s h o l d s  a t  t h e  o u t e r  e d g e s 
o f  t h e  n e i g h b o r h o o d , t h i s  t h re s h o l d  s h o u l d 
i n t ro d u c e  t h e  s i g n i f i c a n t  c h a n g e  i n  u r b a n  s p a c e ,  
e s s e n t i a l l y  c r e a t i n g  a  t r a n s i t i o n  b e t we e n  t h e 
s e m i - p r i v a t e  s p a c e  a l o n g  F a i r v i ew  t o  t h e  m o re 
a c t i v e  p u b l i c  s p a c e  a t  t h e  V i l l a g e  c e n t e r.  T h i s 
t h re s h o l d  c a n  b e  c o n s i d e re d  a s  c h a n g e s  i n 
b u i l d i n g  m a s s , t y p o l o g y, p o s i t i o n  i n  r e l a t i o n  t o 
s t r e e t , a n d  l a n d s c a p i n g , w h i c h  s h o u l d  i n c l u d e 
l i g h t i n g  s c h e m e s .  

4 .	L  a n d s c a p e  |  R e p a i r  C i r c l e  D r . +  A l l e y :
C i rc l e  D r. a c t s  a s  a  s e c o n d a r y  a r t e r y  t o  t h i s 
n e i g h b o r h o o d  a n d  b a s e d  o n  i t s  p re - e x i s t i n g 
d e s i g n , p ro v i d e s  a  n i c e  l i n k  b e t we e n  re s i d e n t i a l 
s t r e e t s  a n d  t h e  m a i n  c o re  o f  t h e  n e i g h b o r h o o d .  
C i r c l e  D r. s h o u l d  h ave  t h e  s a m e  l a n d s c a p e 
p l a n  a s  t h e  r e s i d e n t i a l  p o r t i o n s  o f  W. F a i r v i ew 
Ave . t o  h e l p  c a r r y  a  s t ro n g  a n d  c o n s i s t e n t  l i n k 
b e t we e n  b o t h  e n d s  o f  t h e  n e i g h b o r h o o d . T h e 
C i t y  s h o u l d  c o n s i d e r  r e p a i r s  f o r  t h e  s e r v i c e 
a l l e y s  b e h i n d  t h e  V i l l a g e  c e n t e r  t o  m a i n t a i n 
c o n s i s t e n c y.

S t r e e t s c a p e  G o a l s

	 S t r e e t s c a p e s  h e l p  t h e  p e d e s t r i a n , t h e  d r i v e r 
a n d  t h e  c y c l i s t  i d e n t i f y  a  n e i g h b o r h o o d  o r 
c o r r i d o r  b y  i t s  p hy s i c a l  d e s i g n  e l e m e n t s . T h e 
s t r e e t s c a p e , w h e n  e xe c u t e d  a s  p a r t  o f  a  c a re f u l l y 
c o n c e i ve d  p l a n , t i e s  t o g e t h e r  t h e  p r i v a t e  s p a c e s 
t h ro u g h  ke y  d e s i g n  c o n c e p t s / c o l o r s  i n  t h e  p u b l i c 
r e a l m .  W i t h  a n  e n h a n c e d  s t r e e t s c a p e  t h e m e , 
p e o p l e  w h o  v i s i t  t h e  V i l l a g e  t o  w a l k  o r  s h o p  w i l l 
f i n d  i t  m o re  a t t r a c t i v e , i n v i t i n g  a n d  p l e a s a n t . 
	
	I  m p ro v i n g  t h e  p u b l i c  d o m a i n  i n  t h i s  b l o c k  o f 
F a i r v i ew  w i l l  f u l f i l l  s e ve r a l  g o a l s :

3

w  f a i r v i e w  a v e .

m
o

n
t

e
c

it
o

 d
r

.

a
n

d
e

r
s

o
n

 w
a

y

s
 r

a
m

o
n

a
 s

t
.

p
r

o
s

p
e

ct


 a
v

e
.

s  c i r c l e  d r .

n  c i r c l e  d r .

b
il

t
o

n
 w

a
y

s
 d

e
l
 m

a
r

 a
v

e
.

3 2

2

1

4

4

• 	 R e i n f o r c e  t h e  V i l l a g e ’s  d i s t i n c t i v e  s e n s e  o f 
p l a c e .

• 	 C r e a t e  a  m u l t i - p u r p o s e  s p a c e  f o r 
p e d e s t r i a n s , c y c l i s t s  a n d  d r i v e r s .

• 	 F u n c t i o n  a s  a  p u b l i c  g a t h e r i n g  s p a c e  —  t h e 
n e i g h b o r h o o d ’s  l i v i n g  ro o m .

• 	 C l a r i f y  a n d  d e f i n e  t h e  f u n c t i o n s  a n d 
c h a r a c t e r  o f  t h e  d i s t r i c t .

• 	 M a ke  t h e  n e i g h b o r h o o d  m o re  b e a u t i f u l  a n d 
i n c re a s e  s a f e t y.

• 	 C o m p l e m e n t  w i t h  t h e  d e s i g n  g u i d e l i n e s 
p ro p o s e d  f o r  t h e  c o m m e rc i a l  b l o c k .
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S t r e e t s c a p e  I m p r o v e m e n t s  |  L a n d s c a p e  E l e m e n t s

p l a n at u s  a c e r f o l i a  |  L o n d o n  P l a n e  T r e e

1

S C H I N U S  M OLLE     |  C a l i f o r n i a  P e pp  e r  T r e e

2

q u e r c u s  a g r i f o l i a  |  C o a s t  L i v e  O a k

3

p l a n at u s  r a c e m o s a  |  C a l i f o r n i a  S y c a m o r e

4

j a c a r a n d a  mim   o s a f o l i a  |  J a c a r a n d a

5

W a shin    g t o ni  a  f i l i f e r a  |  C a l i f o r n i a  F a n  P a l m

6
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COMMUNITY DEVELOPMENT DEPARTMENT
SAN    GABRIEL        V ILLAGE       URBAN      DESIGN       S T RA T EG  Y
WIN   T ER   	 2 0 1 2

ONY   X  AR  C HI  T E C T S

S t r e e t s c a p e  I m p r o v e m e n t s   |  L a n d s c a p e  E l e m e n t s

M UL  H E N B ERG   I A  R I GE  N S  |  D e e r  G r a s s

7

h e s p e r a l o e  p a r vi  f l o r a  |  R e d  Y u c c a

8

l a nt a n a  c a m e r a  |  T r a i l i n g  L a n t a n a

9

r o sm  a r in  u s  o f f i c i a n a l is   |  R o s e m a r y

10

D I E T E S  B I COLOR      |  F o r t n i g h t  L i l y

11
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P e d e s t r i a n  S t r e e t l i g h t  -  O pt  i o n  1 

12

S t r e e t s c a p e  I m p r o v e m e n t s  |  L i g h t i n g  S c h e m e

P e d e s t r i a n  S t r e e t l i g h t  -  O pt  i o n  2

13

LED    B o l l a r d s  -  O pt  i o n  1

14
LED    B o l l a r d s  -  O pt  i o n  2

15

B a s e L u m i n a r eS h a ft  A c c e s s o r i e s

1
2

’
2

0
’

Sternberg “Gateway” Base (3300) 
[18”w x 48”h]

Sternberg “Gateway” Shaft (3300) 
[20’ max]

Sternberg “Main Street A II” 
Luminare (MS605A) 
[13-1/2” x 34-1/2”]

Sternberg Standard Banner-Arms

B a s e  + 
S h a ft  L u m i n a r e   # 1 R o a d w a y  A r m L u m i n a r e   # 2

“Prairie bollards repeat the stylized tree design of the 
Prairie fixtures with 7” square posts. The 730LED has a 
12” roof and is four feet tall. Height may be specified as 
needed up to 48” ” - Sternberglighting.com.

“This straight style has a dozen extruded fluted shafts 
with a 5” diameter shaft, a flat base and bollard cap. The 
base measures 9” in diameter and the height can vary 
from 25” to 6’ tall.” - Sternberglighting.com.
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S t r e e t s c a p e  I m p r o v e m e n t s  |  O t h e r  P u b l i c  E l e m e n t s  +  P a v i n g  D e s i g n

B i k e  R a c k s  +  B i k e  C o r r a l s

16

B e n c h e s  +  T r a s h / R e c y c l i n g  C o n t a i n e r s

17

D e c o r a t i v e  C r o s s w a l k s

21

W a t e r  F e a t u r e

19

P e r m e a b l e  P a v e r s

20

T r e l l i s  +  S h a d e  S t r u c t u r e

18
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O N Y X  A R C H I T E C T SO N Y X  A R C H I T E C T S

CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
SAN GABRIEL VILLAGE URBAN DESIGN STUDY
28 September 2010

S t r e e t s c a p e  I m p r o v e m e n t s   |  T h e  H a ppy    M e d i a n

D e s i g n  C o n c e pt  s :
- 	S  t r o n g  C e n t r a l  N o d e

- 	M  a i n t a i n  i c o n i c  F a i r v i e w  a v e .  m e d i a n

- 	D  e n s e  t r e e  c a n o p y

- 	S  m a l l  p o c k e t  s p a c e s  t o  r e s t

- 	M  a i n t a i n  c u r r e n t  p a r k i n g  s c h e m e / l a y o u t

P r o s / C o n s :
+ 	M a i n ta i n s  i n f r a s t r u ct  u r e  t h e m e  a l o n g  F a i rv i e w  av e .
+ 	C r o s s wa l k s  +  D e n s e  T r e e  C a n o p y  p r o m ot e s  wa l k i n g  a c r o s s  t h e  e n t i r e  s i t e .
+ 	I n c r e a s e  v e g e tat i o n  a n d  l a n d s c a p i n g  h e l p s  c o n t r o l  a n d  r e d u c e  t h e  “H e at 

I s l a n d  E f f e ct  .”
+ 	A d a p ta b l e  to  i n c o r p o r at e  s t r e e t  b i o s wa l e s  to  c o n t r o l  r a i n - wat e r  r u n -

o f f .
– 	M a i n ta i n s  c u r r e n t  pa r k i n g  s c h e m e , w h i c h  l i m i t s  f u t u r e  e c o n o m i c 

d e v e l o p m e n t  b e c a u s e  . . .
– 	N o  n e w  pa r k i n g  s pa c e s  to  s u p p o rt  c o m m e r c i a l  r e d e v e l o p m e n t  a n d 

e x pa n s i o n .
– 	L e a s t  a m o u n t  o f  p u b l i c  g at h e r i n g  s pa c e  w h i c h  l i m i t s  o p p o rt u n i t i e s  f o r 

l a r g e  n e i g h b o r h o o d  e v e n t s .

S t r e e t  S e ct  i o n

D e t a i l  P l a n

V i l l a g e  C e n t e r  S t r e e t  P l a n

21 20 2124 17

4

1

1

21

17 19

21

9 107 2

1

41

2 4

2

2 16

9 1072020

20 21

* * V OT E D  t h e  n e i g h b o r h ood    f a vo  r i te  * *
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CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
SAN GABRIEL VILLAGE URBAN DESIGN STUDY
28 September 2010

S t r e e t s c a p e  I m p r o v e m e n t s   |  T h e  N e i g h b o r h o o d  L i v i n g  R o o mD e s i g n  C o n c e pt  s :
- 	O  p e n  P a r k – P l a z a  a s  m u l t i - u s e  s p a c e .
- 	 C o n t i n u o u s  p a v i n g  p a tt  e r n  f r o m  t h e  s i d e w a l k  t o  r o a d w a y  t o 

p a r k i n g  a n d  a l l  o t h e r  g a t h e r i n g  s p a c e s  —  N o  c u r b s  o r  g u t t e r s .
- 	I  n c r e a s e d  p a r k i n g  t o  m e e t  f u t u r e  b u s i n e s s  n e e d s .
- 	 C o m p r e s s ,  E l e v a t e ,  a n d  E x p a n d  r o a d w a y  t o  c o n t r o l  s p e e d  a n d 

m a n e u v e r a b i l i t y  o f  a u t o m o b i l e  t r a f f i c .

P r o s / C o n s :

+ 	C r e at e s  a  d i s t i n ct  i v e  n e i g h b o r h o o d  i d e n t i t y .

+ 	I n c r e a s e d  d e c o r at i v e  pav i n g  i n  c o n j u n ct  i o n  w i t h  f l e x i b l e  m u lt i - u s e 
s pa c e  e n c o u r a g e s  l a r g e  c o m m u n i t y  e v e n t s  s u c h  a s  f a r m e r s  m a r k e t s , s m a l l 
f e s t i va l s , g a r a g e  s a l e s , e tc  .

+ 	S l o w  t r a f f i c  a n d  a  va r i e t y  o f  c o n t i g u o u s  s pa c e s  m a k e  i t  e n j oya b l e  to 
wa l k  a c r o s s  e n t i r e  s i t e .

+ 	C a n  s u p p o rt  a  l o w  m a i n t e n a n c e  a n d  wat e r  e f f i c i e n t  l a n d s c a p e  p l a n 
w h i c h  i s  a p p r o p r i at e  i n  t h i s  c l i m at e .

– 	M o r e  h a r d  s u r f a c e  r a i s e s  r a i n - wat e r  r u n o f f  a n d  s to r m  wat e r  i s s u e s .  
( P e r m e a b l e  s u r f a c e s  m u s t  b e  u s e d  to  h e l p  o f f s e t  t h i s  i s s u e . )

– 	I c o n i c  F a i rv i e w  av e . m e d i a n  n ot  e xt  e n d e d .

S t r e e t  S e ct  i o n

D e t a i l  P l a n

V i l l a g e  C e n t e r  S t r e e t  P l a n

6 11 518 1720

20 20

1

5

5 5 5

1

6

65 5

7 8 10

7810

7 8 10
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CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
SAN GABRIEL VILLAGE URBAN DESIGN STUDY
28 September 2010

S t r e e t s c a p e  I m p r o v e m e n t s   |  P u tt  i n g  O u r  B e s t  F o o t  F o r w a r dD e s i g n  C o n c e pt  s :
- 	E  x p a n d  s i d e w a l k  s p a c e  —  N a r r o w  w i d t h  o f  r o a d w a y .
- 	F  l e x i b l e  s i d e w a l k  s p a c e  p r o v i d e s  f o r  o n - s t r e e t  o r i e n t e d  b u s i n e s s 

v e n t u r e s  s u c h  a s  f o o d  c a r t s ,  v e n d o r s ,  o u t d o o r  d i n i n g ,  e tc  .
- 	S  e p a r a t e  r o a d w a y  a n d  p a r k i n g  f r o m  p e d e s t r i a n  e x p e r i e n c e .
- 	M  a i n t a i n  c u r r e n t  p a r k i n g  s c h e m e / l a y o u t .

P r o s / C o n s :
+ 	O p e n  s pa c e  i m m e d i at e ly  a d j a c e n t  to  c o m m e r c i a l  s to r e f r o n t s  w h i c h 

a ct  i vat e s  e n e r g y  at  t h e  s i d e wa l k .
+ 	F l e x i b l e  s i d e wa l k  s pa c e  c a n  a l s o  b e  u s e d  f o r  s m a l l e r -  to  m e d i u m - s i z e d 

c o m m u n i t y  e v e n t s  s u c h  a s  s t r e e t  f e s t i va l s  a n d  ot h e r  g at h e r i n g s .
+ 	M e d i u m  D e n s i t y  L a n d s c a p e  P l a n  w i t h  i n c r e a s e d  o p p o rt u n i t y  to 

i n c o r p o r at e  b i o s wa l e s .
+ 	T h e  t r e e  c a n o p y  o v e r  t h e  s i d e wa l k s  h e l p s  p r o v i d e  a d e q u at e  s h a d e  a n d 

i m p r o v e s  t h e  p e d e s t r i a n  e x p e r i e n c e . 
– 	A  l i m i t e d  n u m b e r  o f  c r o s s wa l k s  c a u s e s  a  s l i g h t  s e pa r at i o n  i n  t h e 

p e d e s t r i a n  e x p e r i e n c e  a c r o s s  t h e  e n t i r e  s i t e .
– 	I c o n i c  F a i rv i e w  av e . m e d i a n  n ot  m a i n ta i n e d .
– 	K e e p  c u r r e n t  pa r k i n g  s c h e m e , e a s y  f o r  p u l l i n g  i n  a n d  o u t  b u t  a l s o  l i m i t s 

f u t u r e  e c o n o m i c  d e v e l o p m e n t  d u e  to  l a c k  o f  i n c r e a s e d  pa r k i n g .

S t r e e t  S e ct  i o n

D e t a i l  P l a n

V i l l a g e  C e n t e r  S t r e e t  P l a n

2161 183 1721 18 18 18 613613

6 1 3 6 1 37 8 11 7 8 111818

1187 1187

17 16

16
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S e c t i o n  4 
C o m m e r c i a l  A r e a 
D e s i g n  G u i d e l i n e s
	B  u i l d i n g  u p o n  S e ct  i o n  3 , 
S t r e e t s c a p e  I m p r o v e m e n t s ,  t h i s 
s e ct  i o n  e x p l a i n s  w h a t  c a n  b e 
d o n e  f o r  i m m e d i a t e  i m p r o v e m e n t 
o f  t h e  b u i l d i n g s  a t  t h e  V i l l a g e 
c e n t e r .   D e s i g n  g u i d e l i n e s  f o r 
t h e  c o m m e r c i a l  b u i l d i n g s  o n 
F a i r v i e w  A v e n u e  a r e  c o n t a i n e d 
h e r e i n .   R e f l e ct  i n g  t h e  w i s h e s  o f 
t h e  n e i g h b o r h o o d ,  t h e  g u i d e l i n e s 
e n c o u r a g e  i m p r o v e m e n t s  i n  a  w a y 
t h a t  r e s p e ct  s  a n d  r e i n f o r c e s  t h e

t r a d i t i o n a l  a r c h i t e ct  u r e  o f  t h e 
d i s t r i ct  .
	A  r c h i t e ct  s ,  d e s i g n e r s  a n d 
c o n t r a ct  o r s  w i l l  f i n d  g u i d a n c e 
o n  e l e m e n t s  s u c h  a s  s i t e  d e s i g n , 
s c a l e ,  m a s s ,  p r o p o r t i o n ,  e xt  e r i o r 
w a l l  m a t e r i a l s  a n d  c o l o r s ,  w i n d o w s 
a n d  d o o r s ,  a w n i n g s ,  s i g n s ,  r o o f i n g 
m a t e r i a l s ,  p a v i n g  a n d  e n t r y w a y s 
a n d  e xt  e r i o r  l i g h t i n g .   T h e  p r o c e s s 
f o r  g a i n i n g  d e s i g n  a p p r o v a l  i s  a l s o 
e x p l a i n e d .

4 . 0
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D e s i g n  G u i d e l i n e s  I n t r o d u ct  i o n

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s |  B u i l d i n g  E x a m p l e  1

a ft  e r  r e m o d e l i n g

b e f o r e  r e m o d e l i n g

	 T h e  p u r p o s e  o f  t h e s e  g u i d e l i n e s  i s  t o 
e n c o u r a g e  p o s i t i v e  r e v i t a l i z a t i o n  t h r o u g h  a 
w e l l  d e s i g n e d  u r b a n  c e n t e r  o f  a n  i m p o r t a n t 
n e i g h b o r h o o d  i n  S a n  G a b r i e l .   T h e  f o l l o w i n g 
g u i d e l i n e s  d e s c r i b e  i n  d e t a i l  t h e  d e s i g n 
s t a n d a r d s  a n d  p r i n c i p l e s  f o r  n e w  o r  r e n o v a t e d 
m u l t i - f a m i l y ,  m i x e d - u s e  a n d  c o m m e r c i a l  b u i l d i n g s 
i n  t h e  V i l l a g e  C e n t e r  a l o n g  F a i r v i e w  A v e .

	 T o  p r e s e r v e  t h e  a e s t h e t i c  q u a l i t y  a n d  s m a l l -
t o w n  c u l t u r e  o f  t h i s  n e i g h b o r h o o d ,  n e w  a n d 
r e h a b i l i t a t e d  b u i l d i n g s  s h a l l  r e p l i c a t e  o r  r e -
i n t e r p r e t  t h e  a r c h i t e ct  u r a l  d e s i g n  t h e m e s  o f 
t h e  1 9 3 0 s  a n d  1 9 4 0 s .   A l l  p r o j e ct  s  s h a l l  a l s o 
i n c o r p o r a t e  s u s t a i n a b l e  a n d  e n v i r o n m e n t a l 
d e s i g n  p r i n c i p l e s ,  s u c h  u s e  o f  r e c y c l e d  m a t e r i a l s , 
p h o t o v o l t a i c s ,  s u n  c o n t r o l  s y s t e m s ,  w a t e r 
e f f i c i e n t  +  l o w  m a i n t e n a n c e  l a n d s c a p i n g , 
n a t u r a l  d a y  l i g h t i n g ,  e tc  .   

	B  y  f o l l o w i n g  t h e s e  g u i d e l i n e s ,  b u s i n e s s 
o w n e r s ,  r e s i d e n t s  a n d  c o m m u n i t y  m e m b e r s  h e l p 
r e i n f o r c e  a  s t r o n g  n e i g h b o r h o o d  i d e n t i t y  a n d , 
i n  t u r n ,  i m p r o v e  l o c a l  e c o n o m i c  g r o w t h .

GOALS   

•  	 A s s i s t  p r o p e r t y  o w n e r s  w h o  w i s h  t o  r e s t o r e 
o r  r e h a b i l i t a t e  e x i s t i n g  b u i l d i n g  o r  c o n s t r u ct  
n e w  s t r u ct  u r e s  i n  t h e  V i l l a g e  C e n t e r ;

•  	E  s t a b l i s h  a r c h i t e c t u r a l  s t a n d a r d s ;

•  	E  s t a b l i s h  s i g n  s t a n d a r d s ;  a n d

•  	E  s t a b l i s h  a  r e v i e w  a n d  a p p r o v a l  p r o c e s s .
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D e s i g n  G u i d e l i n e s  O b j e ct  i v e s

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s  |  B u i l d i n g  E x a m p l e  2

e x i s t i n g  c o n d i t i o n 	

p r o p o s e d  c o n d i t i o n

2

3

5

8

T h e  o b j e ct  i v e s  f o r  t h i s  s e ct  i o n  s e e k  t o 
e n c o u r a g e  c u r r e n t  a n d  p o t e n t i a l  b u s i n e s s  a n d 
p r o p e r t y  o w n e r s  t o  p a r t i c i p a t e  i n  i m p l e m e n t i n g 
a  u n i f i e d  d i s t r i ct   i d e n t i t y .

1 .  R e p l a c e  e x i s t i n g  s i g n a g e  w i t h 
a r c h i t e ct  u r a l l y  a p p r o p r i a t e  s i g n s  ( i . e .  s m a l l 
p r o j e ct  i n g  n e o n  o r  p a i n t e d  s i g n s ,  w a l l 
p l a q u e s ,  a w n i n g  s i g n s ,  i n d i v i d u a l  m e t a l  o r 
w o o d  l e tt  e r s ,  w i n d o w  s i g n s ,  e tc  . ) .

2 .  P r o v i d e  a  u n i f i e d  s t a n d a r d  f o r  a w n i n g 
m a t e r i a l s  a n d  p l a c e m e n t .

3 .   R e - s u r f a c e / r e p a i r  e x i s t i n g  e xt  e r i o r  b u i l d i n g 
s u r f a c e s  w i t h  a r c h i t e ct  u r a l l y  a n d  h i s t o r i c a l l y 
a p p r o p r i a t e  m a t e r i a l s  t o  r e p l i c a t e  o r  r e -
i n t e r p r e t  t h e  o r i g i n a l  d e s i g n  i n t e n t  o f  t h e 
b u i l d i n g  f a c a d e .

4 .   R e - i n t r o d u c e  t h e  s t o r e f r o n t  a n d  b u l k h e a d 
c o n c e p t ,  i n c r e a s e  s t o r e f r o n t  v i s i b i l i t y ,  a n d 
c r e a t e  a  s t r o n g e r  t r a n s i t i o n  f r o m  e xt  e r i o r  t o 
i n t e r i o r  a r e a s .

5 .   E n c o u r a g e  t h e  c r e a t i o n  o f  o u t d o o r 
s e a t i n g  a r e a s  w i t h  c h a i r s ,  t a b l e s ,  b e n c h e s , 
s t r e e t  p l a n t e r s ,  e tc  .

6 .   I m p r o v e  l i g h t i n g  i n  a  w a y  t h a t  c o m p l e m e n t s 
t h e  a r c h i t e ct  u r e  o f  t h e  b u i l d i n g .

7 .   E n s u r e  t h a t  a d d i t i o n s  a n d  n e w  b u i l d i n g s 
a r e  c o m p a t i b l e  i n  m a s s ,  s c a l e  a n d  p r o p o r t i o n 
t o  t h e  e x i s t i n g  b u i l t  e n v i r o n m e n t .

8 .   E n c o u r a g e  t h e  u s e  o f  s u s t a i n a b l e  a n d 
r e c y c l e d  m a t e r i a l s  w h e r e v e r  p o s s i b l e .
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e x i s t i n g  c o n d i t i o n

p r o p o s e d  c o n d i t i o n

R e v i e w  a n d  A p p r o v a l  P r o c e s s

T h e  c u r r e n t  p r o c e s s  f o r  r e v i e w  a n d  a p p r o v a l  o f  n e w  b u i l d i n g s  a n d 
e xt  e r i o r  i m p r o v e m e n t s  t o  e x i s t i n g  b u i l d i n g s  c o n s i s t e n t  w i t h  t h e s e 
d e s i g n  g u i d e l i n e s  i s  e x p l a i n e d  b e l o w :

a . C i t y  R e v i e w  a n d  A p p r o v a l : I n d i v i d u a l  s i g n s  o r  a w n i n g s  c a n  b e 
r e v i e w e d  a n d  a p p r o v e d  b y  C i t y  s t a f f , w h o  m a y  c o n s u l t  w i t h  t h e  C i t y 
A r c h i t e ct  .  A p p l i c a n t s  s h a l l  s u b m i t  d i m e n s i o n e d  p l a n s , c o l o r  a n d 
m a t e r i a l  s a m p l e s , a n d  p h o t o g r a p h s  o f  t h e  b u i l d i n g .  

b . S t a f f  l e v e l  P r e c i s e  P l a n  o f  D e s i g n : N e w  r e s i d e n t i a l  p r o j e ct  s  o f 
t w o  t o  f o u r  d w e l l i n g  u n i t s  o r  n e w  c o m m e r c i a l  p r o j e ct  s  e q u a l  t o 
o r  l e s s  t h a n  3 , 0 0 0  s q u a r e  f e e t  o f  g r o s s  f l o o r  a r e a  c a n  b e  r e v i e w e d 
t h r o u g h  a  s t a f f  l e v e l  P r e c i s e  P l a n  o f  D e s i g n  ( PPD   ) .  L i k e w i s e , e xt  e r i o r 
r e m o d e l s  o f  c o m m e r c i a l  b u i l d i n g s  o f  u p  t o  2 , 5 0 0  s q u a r e  f e e t  o f  g r o s s 
f l o o r  a r e a  o r  a d d i t i o n s  t o  c o m m e r c i a l  b u i l d i n g s  t h a t  a d d  u p  t o 
2 , 5 0 0  s q u a r e  f e e t  o f  g r o s s  f l o o r  a r e a  t o  t h e  e x i s t i n g  s t r u ct  u r e ( s ) 
c a n  a l s o  b e  r e v i e w e d  t h r o u g h  a  s t a f f  l e v e l  PPD  .  I n  a p p r o v i n g  a  PPD   
a p p l i c a t i o n , s t a f f  s h a l l  u s e  t h e s e  d e s i g n  g u i d e l i n e s  a n d  t h e  e v a l u a t i o n 
c r i t e r i a  s p e c i f i e d  i n  S e ct  i o n  1 5 3 . 3 5 5  o f  t h e  S a n  G a b r i e l  M u n i c i p a l 
C o d e  i n  m a k i n g  i t s  d e c i s i o n .

c . D e s i g n  R e v i e w  C o m m i s s i o n  P r e c i s e  P l a n  o f  D e s i g n : T h e  D e s i g n 
R e v i e w  C o m m i s s i o n  s h a l l  c o n s i d e r  a n y  PPD    a p p l i c a t i o n  f o r  r e s i d e n t i a l 
p r o j e ct  s  o f  f i v e  o r  m o r e  d w e l l i n g  u n i t s , a s  w e l l  a s  n e w  c o m m e r c i a l 
p r o j e ct  s  i n  e xc  e s s  o f  3 , 0 0 0  s q u a r e  f e e t  o f  g r o s s  f l o o r  a r e a . T h e 
D e s i g n  R e v i e w  C o m m i s s i o n  s h a l l  a l s o  c o n s i d e r  e xt  e r i o r  r e m o d e l s  o f 
c o m m e r c i a l  b u i l d i n g s  g r e a t e r  t h a n  2 , 5 0 0  s q u a r e  f e e t  o f  g r o s s  f l o o r 
a r e a  o r  a d d i t i o n s  t o  c o m m e r c i a l  b u i l d i n g s  t h a t  a d d  m o r e  t h a n  2 , 5 0 0 
s q u a r e  f e e t  o f  g r o s s  f l o o r  a r e a  t o  t h e  e x i s t i n g  s t r u ct  u r e ( s ) .  I n 
a p p r o v i n g  a  PPD    a p p l i c a t i o n , t h e  D e s i g n  R e v i e w  C o m m i s s i o n  s h a l l  u s e 
t h e s e  d e s i g n  g u i d e l i n e s  a n d  t h e  e v a l u a t i o n  c r i t e r i a  s p e c i f i e d  i n  S e ct  i o n 
1 5 3 . 3 5 5  o f  t h e  S a n  G a b r i e l  M u n i c i p a l  C o d e  i n  m a k i n g  i t s  d e c i s i o n .

A n y  d e c i s i o n  o f  t h e  C i t y  A r c h i t e ct  , s t a f f  o r  t h e  D e s i g n  R e v i e w 
C o m m i s s i o n  m a y  b e  a p p e a l e d  t o  t h e  C i t y  C o u n c i l  w i t h i n  t h e  t i m e  a n d 
m a n n e r  s p e c i f i e d  b y  S e ct  i o n  1 5 3 . 0 0 4  o f  t h e  S a n  G a b r i e l  M u n i c i p a l 
C o d e . T h e  C i t y  C o u n c i l  m a y  a p p r o v e , d e n y  o r  m o d i f y , i n  w h o l e  o r  i n 
p a r t , t h e  d e c i s i o n  o f  t h e  C i t y  A r c h i t e ct  , s t a f f  o r  t h e  D e s i g n  R e v i e w 
C o m m i s s i o n . 

F o r  m o r e  i n f o r m a t i o n  o n  f i l i n g  a  P r e c i s e  P l a n  o f  D e s i g n  a p p l i c a t i o n , 
p l e a s e  r e f e r  t o  S e ct  i o n  1 5 3 . 3 5 3  o f  t h e  S a n  G a b r i e l  M u n i c i p a l  C o d e .
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1 . 		S   i t e  D e s i g n C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s

a .  B u i l d i n g s  s h a l l  b e  l o c a t e d  t o  r e i n f o r c e 
c o n t i n u o u s  p u b l i c  s t r e e t  s p a c e s .

b .  A ct  i v e  f r o n t a g e s  w i t h  d o o r s  a n d 
w i n d o w s  s h a l l  f a c e  t h e  s t r e e t  a n d 
s i d e w a l k .   F u r t h e r ,  e x p l o r e  w a y s  t o  m a k e 
s t r o n g  s p a t i a l  c o n n e ct  i o n s  b e t w e e n  p u b l i c /
s i d e w a l k  s p a c e  a n d  i n t e r i o r / r e t a i l  s p a c e .

c .  I n  c o n j u n ct  i o n  w i t h  a ct  i v a t i n g  t h e 
s t r e e t  f a c e ,  c o n s i d e r  u s i n g  s i d e w a l k  s p a c e 
f o r  o u t d o o r  s e a t i n g  a n d  d i n i n g .

d .  B u i l d i n g s  s h a l l  n o t  b e  a n g l e d  o r 
r o t a t e d  i n  r e l a t i o n s h i p  t o  e x i s t i n g  s t r e e t 
w a l l s .

e .  N o  o n  s i t e  p a r k i n g  t h a t  i s  d i r e ct  l y 
v i s i b l e  f r o m  t h e  s t r e e t  i s  a l l o w e d . 

f .  N o  d r i v e w a y s  a r e  a l l o w e d  o n  F a i r v i e w 
A v e n u e  b e t w e e n  A b b o t  a n d  M a n l e y .

g .  P a r k i n g  s h a l l  b e  l o c a t e d  b e h i n d  t h e 
b u i l d i n g .

h .  S e r v i c e ,  t r a s h  e n c l o s u r e s ,  a n d  l o a d i n g 
f a c i l i t i e s  m u s t  b e  b l o c k e d  f r o m  v i e w  f r o m 
p u b l i c  s t r e e t s .

i .  T r a s h  e n c l o s u r e s  s h a l l  b e  d e s i g n e d  i n  a 
m a n n e r  t h a t  i s  c o n s i s t e n t  w i t h  t h e  m a i n 
b u i l d i n g  s t r u ct  u r e .
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2 . 		S   c a l e ,  M a s s  a n d  P r o p o r t i o n

a .	B  u i l d i n g s  s h a l l  c o n f o r m  t o  a l l  c i t y 
z o n i n g  s t a n d a r d s  f o r  b u i l d i n g  h e i g h t , 
F l o o r  A r e a  R a t i o ,  s e t b a c k s ,  e tc  . 

b . 	A  l l  n e w  b u i l d i n g s  s h a l l  m a i n t a i n  a 
s i m i l a r  s c a l e  a n d  m a s s i n g  t o  e x i s t i n g 
b u i l d i n g s  i n  t h e  v i l l a g e  c e n t e r .  

c . 	B  u i l d i n g  p r o p o r t i o n s  s h a l l  a l s o  b e 
r e f l e ct  e d  i n  t h e  f a ç a d e  d e s i g n .   F o r  e x a m p l e 
i f  a  b u i l d i n g  i s  d e s i g n e d  w i t h  a  1 2 ’  h i g h 
f i r s t  f l o o r  a n d  1 0 ’  s e c o n d  f l o o r ,  t h e 
p r o p o r t i o n s  o f  w i n d o w  o p e n i n g s  a n d  w a l l 
s e g m e n t s  s h a l l  b e  s i m i l a r  t o  t h e  p r o p o r t i o n s 
o f  t h e  b u i l d i n g  m a s s i n g .

d .   H e a v y  m a t e r i a l s  s u c h  a s  c o n c r e t e , 
m a s o n r y ,  v e n e e r  o r  t i l e s  s h a l l  b e 
a p p r o p r i a t e l y  p l a c e d  t o  h e l p  a n c h o r  t h e 
b u i l d i n g  t o  t h e  g r o u n d .   E xc  e s s i v e  u s e  o f 
t h e s e  m a t e r i a l s  a t  u p p e r  p o r t i o n s  o r  s t o r i e s 
o f  t h e  b u i l d i n g  w i l l  m a k e  t h e  f a ç a d e  a n d 
b u i l d i n g  a p p e a r  t o p  h e a v y .

e . 	I  f  a  b u i l d i n g  s i t e  i s  l o c a t e d  o n  a 
c o r n e r ,  s p e c i a l  a r t i c u l a t i o n  w i l l  b e 
r e q u i r e d .   T h i s  w i l l  h e l p  c r e a t e  a  s e n s e  o f 
e n t r y  a n d  a r r i v a l  i n t o  t h e  v i l l a g e  c e n t e r .

f .  M a i n t a i n  v i s u a l  a r t i c u l a t i o n  a n d 
c o n s i s t e n c y  w i t h  a d j a c e n t  b u i l d i n g s  a n d 
f a ç a d e s .

g . 	M  a i n t a i n  a r t i c u l a t i o n  a n d  v i s u a l 
q u a l i t y  o n  a l l  f a ç a d e s  o f  t h e  b u i l d i n g .

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s
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3 . 		R   o o f i n g  M a t e r i a l s

E x i s t i n g  B u i l d i n g s 
a . 	W  h e n  r e - r o o f i n g ,  d e s i g n  w i t h  a n  e y e 
t o w a r d  p r e s e r v i n g  t h e  t r a d i t i o n a l  o r  o r i g i n a l 
a p p e a r a n c e  o f  t h e  b u i l d i n g  a n d  a r c h i t e ct  u r a l 
s t y l e .
  
b . 	 T h e  r o o f  f o r m  a n d  m a t e r i a l i t y  s h a l l 
f i t  i n t o  t h e  c h a r a ct  e r  a n d  c o n t e xt   o f  t h e 
v i l l a g e .

c . 	A  cc  e p t a b l e  r o o f i n g  m a t e r i a l s  a r e  l i m i t e d 
t o  c o m p o s i t i o n  s h i n g l e s ,  o r  i n  r a r e  i n s t a n c e s , 
f l a t  c o n c r e t e  t i l e  w h e r e  i t  c a n  s i m u l a t e  a 
s h i n g l e  a p p e a r a n c e .

d . 	R  o o f t o p  m e c h a n i c a l  e q u i p m e n t  s h a l l  b e 
s c r e e n e d  f r o m  p u b l i c  v i e w  i n  a  w a y  t h a t  i s 
s e n s i t i v e  t o  t h e  b u i l d i n g ’ s  a r c h i t e ct  u r e .

e . 	R  o o f  d r a i n a g e  c o m p o n e n t s  a r e  r e q u i r e d 
a n d  s h a l l  b e  i n c o r p o r a t e d  i n t o  t h e 
a r c h i t e ct  u r a l  c o m p o s i t i o n  o f  t h e  f a ç a d e  a n d 
r o o f .

g . 	W  h e n  r e - r o o f i n g ,  a p p l i c a n t s  a r e 
e n c o u r a g e d  t o  c o n s i d e r  p h o t o v o l t a i c s .  
C o n s u l t  s p e c i a l t y  e n g i n e e r s  o r  m a n u f a ct  u r e r s 
f o r  p r o p e r  u s e ,  i n s t a l l a t i o n  a n d  m a i n t e n a n c e . 

N e w  B u i l d i n g s

h . 	 T h e  d e s i g n  a n d  t y p e  o f  r o o f  s t r u ct  u r e 
f o r  a  n e w  b u i l d i n g  s h a l l  r e s p o n d  a n d  r e l a t e 
t o  t h e  n e i g h b o r h o o d  c o n t e xt   a n d  a d j a c e n t 
b u i l d i n g  r o o f  f o r m s .

i . 	 T h e  r o o f  f o r m  s h a l l  m a tc  h  t h e 
a r c h i t e ct  u r a l  s t y l e ,  d e t a i l i n g  a n d  m a t e r i a l i t y 
o f  t h e  r e s t  o f  t h e  b u i l d i n g .

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s

e x i s t i n g  c o n d i t i o n 	 p r o p o s e d  c o n d i t i o n

3 . c

3 . a
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4 . 		E   xt  e r i o r  W a l l  M a t e r i a l s  a n d  C o l o r s

a . 	I  f  p o s s i b l e ,  t h e  r e p a i r  a n d  r e s u r f a c i n g  o f  e x i s t i n g 
e xt  e r i o r  w a l l s  a s  o p p o s e d  t o  c o n s t r u ct  i n g  n e w  w a l l s 
i s  p r e f e r r e d .

b . 	R  e p a i r  o f  w a l l s  s h o u l d  u s e  m e t h o d s  o f 
c o n s t r u ct  i o n  a n d  m a t e r i a l s  a p p r o p r i a t e  t o  t h e  o r i g i n a l 
c o n s t r u ct  i o n .

c . 	P  l a s t e r ,  b r i c k ,  v e n e e r  s i d i n g ,  a n d  s u s t a i n a b l e 
b u i l d i n g  m a t e r i a l s  s h a l l  b e  u s e d  t o  r e p l i c a t e  o r  r e -
i n t e r p r e t  t h e  o r i g i n a l  d e s i g n  i n t e n t  o f  t h e  b u i l d i n g 
f a ç a d e .  

d . 	P  r e d o m i n a n t  f a ç a d e  c o l o r s  s h a l l  f i t  t h e  s c h e m e  o f 
t h e  n e i g h b o r h o o d .   W h i t e s ,  l i g h t  b r o w n s ,  l i g h t  g r e e n s , 
y e l l o w s ,  g r e y s  a n d  a n y  o t h e r  s i m i l a r  c o l o r  s e e n  i n  t h e 
n e i g h b o r h o o d .  D e e p e r / b r i g h t e r  c o l o r s  a r e  p e r m i tt  e d 
f o r  s p e c i f i c  a cc  e n t s .

e . 	N  e w  b u i l d i n g s  s h o u l d  m i n i m i z e  t h e  w a l l  m a t e r i a l 
p a l e tt  e  t o  n o  m o r e  t h a n  t w o . P i l a s t e r s ,  c o r n i c e s 
o r  o t h e r  s u r f a c e  t r e a t m e n t s  s h a l l  b e  i n c l u d e d  o n  
n e w  b u i l d i n g s  t o  p r o v i d e  s c a l e ,  c o n s i s t e n t  w i t h  t h e 
h i s t o r i c  d e v e l o p m e n t  p a tt  e r n  o f  t h e  d i s t r i ct  .   N e w 
t w o - s t o r y  b u i l d i n g s  s h a l l  u s e  a  c h a n g e  i n  m a t e r i a l /
c o l o r ,  c o r n i c e s  o r  s o m e  o t h e r  h o r i z o n t a l  e l e m e n t 
a t  t h e  t o p  o f  t h e  g r o u n d  l e v e l  f a c a d e  i n  o r d e r  t o 
d i f f e r e n t i a t e  i t  f r o m  t h e  u p p e r  l e v e l .

f . 	E  xc  e p t i o n s  m a y  b e  p e r m i tt  e d  f o r  e xt  r a o r d i n a r y 
d e s i g n  c o n d i t i o n s ,  o n l y  i f  r e q u i r e m e n t s  l i s t e d  a b o v e 
c a n n o t  b e  m e t  a n d  o n l y  i f  a p p r o v e d  b y  t h e  D e s i g n 
R e v i e w  C o m m i s s i o n .

e x i s t i n g  c o n d i t i o n p r o p o s e d  c o n d i t i o n

4 . c

4 . d

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s
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5 . 		S   t o r e f r o n t ,  D o o r s  +  W i n d o w s

a . 	P  a r t i a l  f a ç a d e  r e - c o n s t r u ct  i o n  s h a l l 
a d h e r e  t o  t h e  o r i g i n a l  d e s i g n  i n t e n t  o f 
t h e  b u i l d i n g ,  b u t  i f  t h e r e  i s  a n  o p p o r t u n i t y 
t o  i n c r e a s e  s t o r e f r o n t  s p a c e ,  c l e a r  l o w - e 
d o u b l e  g l a z e d  s t o r e f r o n t  i s  e n c o u r a g e d  i n 
o r d e r  t o  c r e a t e  a  s t r o n g e r  s t r e e t  t o  i n t e r i o r 
c o n n e ct  i o n .   T i n t i n g  o f  w i n d o w  a n d  d o o r 
g l a s s  i s  n o t  a cc  e p t a b l e .

b . 	R  e - i n t r o d u c e  s t o r e f r o n t  a n d  b u l k h e a d 
c o n c e p t .  ( S e e  i m a g e  t o  b o tt  o m  r i g h t )

c . 	U  s e  c o m m e r c i a l - s t y l e  c l e a r  g l a z e d 
s t o r e f r o n t  d o o r s  i n  p l a c e  o f  r e s i d e n t i a l - s t y l e 
o r  a n y  o t h e r  o b s t r u ct  i v e  o r  o p a q u e  d o o r s .

d . 	W  i n d o w s  s h a l l  b e  c a r e f u l l y  r e m o v e d  a n d 
r e p a i r e d  b e f o r e  r e - i n s t a l l a t i o n .   O t h e r w i s e 
r e p l a c e  w i t h  n e w  c l e a r  g l a z e d  w i n d o w s . 

e . 	G  l a z i n g  s e ct  i o n s  s h a l l  b e  s i m i l a r  t o 
p r o f i l e s  o f  t h e  e x i s t i n g  b u i l d i n g .   U s e  s t e p p e d 
s e ct  i o n s  a n d  s l e n d e r  s t o r e - f r o n t  f r a m i n g 
w h e r e  p o s s i b l e .

f . 	S  e r v i c e - o r i e n t e d  b u s i n e s s e s  s h o u l d 
c o n t r i b u t e  t o  t h e  v i s u a l  c h a r a ct  e r  o f  t h e 
s t r e e t  a n d  n o t  o b s c u r e  a ct  i v i t y  v i a  w i n d o w 
c o v e r i n g s  o r  w i n d o w  t r e a t m e n t s .   V i s i b l e 
w a i t i n g  a r e a s  a n d  v i s u a l  w i n d o w  d i s p l a y s  a r e 
e n c o u r a g e d .   C u r t a i n s ,  b l i n d s  o r  s h a d e s  a r e 
d i s c o u r a g e d .

g . 	 T h e  f i r s t  f l o o r  b u i l d i n g  f a ç a d e s  o f  n e w 
r e t a i l  b u i l d i n g s  s h a l l  h a v e  a  m i n i m u m  o f  5 0 % 
o f  t h e  s u r f a c e  d e v o t e d  t o  w i n d o w s .   N e w 
o f f i c e  b u i l d i n g s  s h a l l  h a v e  a  m i n i m u m  o f  4 0 % 
o f  t h e  f i r s t  f l o o r  b u i l d i n g  f a ç a d e  d e v o t e d  t o 
w i n d o w s .

e x i s t i n g  c o n d i t i o n 	 p r o p o s e d  c o n d i t i o n

5 . c

5 . a

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s
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6 . 		A   w n i n g s  a n d  S h a d i n g  D e v i c e s

a . 	A  w n i n g s  a n d  p r o p e r l y  d e s i g n e d  s h a d i n g 
d e v i c e s  h e l p  r e d u c e  s u n  e x p o s u r e  o n  g l a z e d 
w a l l s ,  w i n d o w s  a n d  d o o r s  w h i c h  l o w e r 
i n t e r n a l  h e a t  g a i n s  d u e  t o  u l t r a v i o l e t 
i n f i l t r a t i o n .   T h e r e f o r e  t h e y  a r e  e s p e c i a l l y 
e n c o u r a g e d  o n  s o u t h - f a c i n g  f a ç a d e s .    

b . 	F  a b r i c  a w n i n g s ,  w h e n  u s e d ,  s h a l l  b e  m a d e 
o f  c o l o r e d  f a b r i c  o v e r  a  m e t a l  s t r u ct  u r a l 
f r a m e .   I n t e r n a l l y  i l l u m i n a t e d  f a b r i c  a w n i n g s 
a r e  n o t  a l l o w e d .

c . 	A  w n i n g s  a l s o  p r o v i d e  s h a d i n g  o v e r  t h e 
s i d e w a l k  a n d  h e l p  d e f i n e  a  f a ç a d e - t o - s i d e w a l k 
e d g e  w h e r e  o u t d o o r  s e a t i n g  a n d  o t h e r 
a ct  i v i t i e s  c a n  t a k e  p l a c e . 

d .   T h e  b o tt  o m  e d g e  o f  e v e r y  a w n i n g  o r 
s h a d i n g  d e v i c e  s h a l l  n o t  b e  w i t h i n  7  f t .  o f 
t h e  f i n i s h  g r o u n d  s u r f a c e  o r  a  m a x i m u m  o f  1 0 
f t .  a b o v e  f i n i s h  g r a d e .  

e . 	S  e e  g u i d e l i n e ,  9 .  S i g n a g e ,  f o r  s i g n a g e 
r e q u i r e m e n t s  o n  a w n i n g s  o r  s h a d i n g  d e v i c e s . 
A w n i n g s  a n d  s h a d i n g  d e v i c e s  s h a l l  b e  l o c a t e d 
b e t w e e n  t h e  s t o r e f r o n t  w i n d o w s  a n d  s t o r e 
w a l l  s i g n s .

f . 	 C e r t a i n  t y p e s  o f  s h a d i n g  d e v i c e s  m a y  b e 
s u b j e ct   t o  a  s t r u ct  u r a l  a n a l y s i s  f o r  w i n d 
a n d  s e i s m i c  s a f e t y ,  p r i o r  t o  b e i n g  a p p r o v e d  b y 
C i t y  s t a f f  o r  c o n s u l t a n t s .

g . 	D  e s i g n e d  s h a d i n g  d e v i c e s  s h a l l  a l s o 
r e p l i c a t e  o r  r e - i n t e r p r e t  t h e  a r c h i t e ct  u r a l 
d e s i g n  t h e m e  o f  t h e  f a ç a d e .

p r o p o s e d  c o n d i t i o n

e x i s t i n g  c o n d i t i o n

6 . g6 . c6 . b

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s
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7 . 		E   xt  e r i o r  L i g h t i n g
C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s

a . 	A   g r e a t  w a y  t o  i m p r o v e  t h e  v i s u a l  q u a l i t y 
o f  a  b u i l d i n g  i s  u s i n g  a  w e l l  d e s i g n e d 
l i g h t i n g  s c h e m e .   A l l  n e w  l i g h t  e l e m e n t s 
s h o u l d  f a l l  i n t o  o n e  o f  t h e  f o l l o w i n g 
c a t e g o r i e s :  d i r e ct   l i g h t ,  i n d i r e ct   l i g h t ,  a n d 
“ s p a r k l e ”  l i g h t .

b . 	A  l l  l i g h t i n g  s c h e m e s  s h a l l  m a tc  h  t h e 
a r c h i t e ct  u r a l  s t y l e  a n d  p e r i o d  o f  t h e 
o r i g i n a l  b u i l d i n g  a n d  f a ç a d e .

c . 	U  s e  d i r e ct   l i g h t s  t o  i l l u m i n a t e  s p e c i f i c 
e l e m e n t s  s u c h  a s  f a ç a d e  d e t a i l s ,  s i g n a g e , 
d i s p l a y  w i n d o w s ,  e tc  .   T h e s e  l i g h t s  c a n  b e 
d i r e ct  e d  a t  a n y  a n g l e ,  b u t  s h o u l d  n o t  e m i t 
l i g h t  o u t  i n t o  t h e  s t r e e t  o r  s i d e w a l k . 

d . 	U  s e  i n d i r e ct   l i g h t  t o  i l l u m i n a t e 
g a t h e r i n g  s p a c e s  b o t h  o n  t h e  i n t e r i o r  a n d 
e xt  e r i o r .

e . 	U  s e  “ s p a r k l e ”  l i g h t  t o  a d d  d e c o r a t i v e 
q u a l i t y  t o  y o u r  l i g h t i n g  s c h e m e .   T h e s e 
t y p e s  o f  l i g h t s  i n c l u d e  w a l l  s c o n c e s ,  s m a l l 
h a l o g e n s ,  t r a c k  l i g h t i n g ,  LED   s ,  e tc  .

f . 	 C o l o r e d  l i g h t  i s  p r o h i b i t e d  w i t h  t h e 
e xc  e p t i o n  o f  i l l u m i n a t i n g  s i g n a g e  o r 
s p e c i f i c  p r o d u ct   a n d  m e r c h a n d i s e  i d e n t i f y i n g 
e l e m e n t s .  C i t y  a p p r o v a l  w i l l  b e  r e q u i r e d 
p r i o r  t o  i n s t a l l a t i o n  o f  c o l o r e d  l i g h t .

g . 	M  i n i m i z e  i n t e n s i t y  a n d  l i g h t  p o l l u t i o n  b y 
s h i e l d i n g  t h e  l i g h t  a w a y  f r o m  r i g h t s  o f  w a y 
a n d  t h e  s k y .  

h . 	L  i g h t i n g  a t  t h e  r e a r  o f  b u i l d i n g s  i n  t h e 
v i l l a g e  c e n t e r  s h a l l  b e  m i n i m a l  i n  o r d e r 
t o  p r e v e n t  l i g h t  s p i l l i n g  o n t o  n e i g h b o r i n g 
h o m e s .

e x i s t i n g  c o n d i t i o n 	 p r o p o s e d  c o n d i t i o n

7 . a



4 . 1 1

CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
SAN    GABRIEL        V ILLAGE       URBAN      DESIGN       S T RA T EG  Y
WIN   T ER   	 2 0 1 2

ONY   X  AR  C HI  T E C T S

8 . 		P   a v i n g  a n d  E n t r y w a y s

e x i s t i n g  c o n d i t i o n p r o p o s e d  c o n d i t i o n

8 . h

8 . d

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s

a . 	E  n t r i e s  o n  e x i s t i n g  b u i l d i n g s  s h a l l  m a i n t a i n 
o r i g i n a l  d e s i g n  i n t e n t  o f  t h e  f a c a d e ,  u n l e s s  t h e 
e x i s t i n g  d e s i g n  d o e s  n o t  c o n f o r m  t o  ADA    r e q u i r e m e n t s 
o r  a n y  o t h e r  c i t y  s t a n d a r d s .  

b . 	P  a v i n g  a n d  o t h e r  e xt  e r i o r  g r o u n d  m a t e r i a l s  s h a l l 
r e p l i c a t e  a d j a c e n t  c i t y  a p p r o v e d  p a v i n g .  ( i . e . ,  s i d e w a l k s , 
d r i v e w a y s ,  p a t i o s ,  d e c k s ,  p a t h w a y s ,  e tc  . )
 
c . 	W  h e r e  a p p l i c a b l e ,  r e c e s s e d  d o o r s  a n d  t h r e s h o l d s 
a r e  e n c o u r a g e d  i n  o r d e r  t o  p r o v i d e  a  t r a n s i t i o n  f r o m 
t h e  s i d e w a l k  i n t o  t h e  s t o r e  c o m m e r c i a l  s p a c e .

d . 	S  i d e w a l k  p l a n t e r s  a r e  e n c o u r a g e d  s o  a s  t o  n o t 
i n t e r r u p t  p u b l i c  p a t h  o f  t r a v e l  r e q u i r e m e n t s . 

e .  T h e  m a i n  e n t r a n c e  o f  a  b u i l d i n g  s h a l l  b e  a t  t h e 
f r o n t  f a ç a d e  o f  t h e  b u i l d i n g ,  o r i e n t e d  t o w a r d  t h e 
p u b l i c  s t r e e t .

f .  E n t r a n c e s  m a y  b e  l o c a t e d  a t  c o r n e r s  i f  t h e  b u i l d i n g 
s i t s  o n  a  c o r n e r  l o t .

g .  M a i n  e n t r a n c e s  s h a l l  b e  p r o m i n e n t  a n d  e a s i l y 
i d e n t i f i a b l e .

h .  E a c h  e n t r a n c e  s h a l l  h a v e  a n  a r c h i t e ct  u r a l 
d e f i n i t i o n ,  s u c h  a s  a n  a w n i n g ,  r e c e s s e d  n i c h e ,  t h r e e -
d i m e n s i o n a l  f e a t u r e ,  o r  b u i l d i n g  p r o j e ct  i o n .

i .  P u b l i c  r e a r  e n t r a n c e s  s h a l l  b e  v i s i b l e  a n d  e a s i l y 
l o c a t e d .

j .  R e a r  e n t r a n c e s  s h a l l  n o t  b e  m o r e  p r o m i n e n t  o r 
l a r g e r  t h a n  t h e  f r o n t  p r i m a r y  e n t r a n c e .

k .  O n  n e w  m i x e d - u s e  b u i l d i n g s ,  a  d e f i n e d  f r o n t  d o o r 
f o r  t h e  r e s i d e n t i a l  c o m p o n e n t  i s  r e q u i r e d .

l .  O n  m u l t i - f a m i l y  r e s i d e n t i a l  b u i l d i n g s ,  e n t r a n c e s 
s h a l l  b e  c l e a r l y  a r t i c u l a t e d  t h r o u g h  t h e  u s e  o f  s t o o p s, 
o p e n  p o r c h e s ,  e n t r a n c e  v e s t i b u l e s ,  a n d  o t h e r  f e a t u r e s .
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9 . 		S   i g n s

a .	A  p p r o v e d  s i g n a g e  t y p e s : s m a l l  [ N i n e  ( 9 )  s q . f t . m a x ]  p r o j e ct  i n g  n e o n  a n d 
pa i n t e d  s i g n s , wa l l  s i g n s , m o n o c h r o m at i c  aw n i n g s , a n d  l i m i t e d  w i n d o w  l e tt  e r i n g .  
A  m a x i m u m  o f  t h r e e  d i f f e r e n t  t y p e s  o f  s i g n s  m ay  b e  p e r m i tt  e d  f o r  e a c h  b u s i n e s s 
w i t h  a  m i n i m u m  o f  7 5  f e e t  o f  s t r e e t  f r o n ta g e . A  m a x i m u m  o f  t w o  d i f f e r e n t  t y p e s 
o f  s i g n s  m ay  b e  p e r m i tt  e d  f o r  e a c h  b u s i n e s s  w i t h  l e s s  t h a n  7 5  f e e t  o f  s t r e e t 
f r o n ta g e .  W a l l  s i g n s  s h a l l  b e  i n d i v i d u a l ly  m o u n t e d  m e ta l  o r  w o o d  l e tt  e r s  n o t 
t o  e xc  e e d  1 6  i n c h e s  i n  h e i g h t  a n d  e i t h e r  f r o n t  l i t  o r  h a l o  l i t .  F o a m  l e tt  e r s  a n d 
a c ry l i c  l e tt  e r s  a r e  p r o h i b i t e d .  W a l l  s i g n  a r e a  s h a l l  c o m p ly  w i t h  t h e  s ta n d a r d s  i n 
t h e  M u n i c i pa l  C o d e .

b .	S  i g n a g e  o n  aw n i n g s  o r  s h a d i n g  d e v i c e s  s h a l l  o n ly  b e  l o c at e d  o n  v e rt i c a l 
f l a p s  o r  e d g e s .  S i g n a g e  s h a l l  n o t  b e  o n  a n y  o t h e r  pa rt  o f  t h e  aw n i n g  o r  s h a d e 
s t r u ct  u r e .

c .	W  i n d o w  s i g n a g e  s h a l l  b e  l i m i t e d  t o  o n ly  2 5 %  t o ta l  w i n d o w  c o v e r a g e . ( s e e 
i m a g e s  b e l o w . ) 

d .	 T e m p o r a ry  s i g n a g e , s u c h  a s  pa i n t , p o s t e r s , b a n n e r s , e tc  . ( e xc  e p t  o n e  g r a n d 
o p e n i n g  b a n n e r )  i s  n o t  a l l o w e d  o n  a n y  f a ç a d e  e l e m e n t  i n c l u d i n g  w i n d o w s , d o o r s , 
e xt  e r i o r  wa l l s , aw n i n g s , r o o f s , e tc  . P o rta b l e  s i g n s  m ay  b e  p e r m i tt  e d  i f  c o m p ly i n g 
w i t h  a l l  r e q u i r e m e n t s  o f  t h e  M u n i c i pa l  C o d e .

e .  W a l l  p l a q u e s  a r e  r e s e rv e d  f o r  i d e n t i f y i n g  h i s t o r i c a l  s i g n i f i c a n c e  o f  a  b u i l d i n g , 
s t r u ct  u r e , o r  pa s t  c o n t r i b u t o r s  t o  t h e  c o m m u n i t y .  

g .	W  a l l  p l a q u e s  s h a l l  n o t  b e  l a r g e r  t h a n  2 4 ”  w i d e  b y  3 0 ”  h i g h .  P l a q u e s  s h a l l 
b e  m a d e  o f  c a s t  m e ta l  a n d  s e c u r e ly  att a c h e d  t o  a n  e x i s t i n g  m a i n  f a c a d e  wa l l .

h .	G  e n e r i c  a n d  c o r p o r at e  n e o n  s i g n s  a r e  p r o h i b i t e d  w i t h  t h e  e xc  e p t i o n  o f  p r e -
a p p r o v e d  p r o j e ct  i n g  n e o n  s i g n s  t h at  o n ly  d i s p l ay  t h e  p r i m a ry  n a m e  o f  t h e  b u s i n e s s .  
A n y  p r o j e ct  i n g  n e o n  s i g n  s h a l l  b e  r e m i n i s c e n t  o f  t h e  n e i g h b o r h o o d  c i r c a  1 9 4 0 -
1 9 5 5 .

i .	A  l l  n e w  c o m m e r c i a l  b u i l d i n g s  s h a l l  p r o v i d e  s pa c e  f o r  t h e  l o g i c a l  a n d 
i n t e g r at e d  p l a c e m e n t  o f  s i g n s .

j .	S  i g n s  s h a l l  b e  p l a c e d  u p o n  t h e  b u i l d i n g  pa r a p e t  o r  f a s c i a  a n d  s h a l l  n o t 
e xc  e e d  t h e  h e i g h t  o f  t h e  pa r a p e t  o r  f a s c i a  i t s e l f .

k .	A  l l  s i g n s  s h a l l  b e  m a d e  o f  m at e r i a l s  c o m pat i b l e  w i t h  e xt  e r i o r  b u i l d i n g  c o l o r s , 
m at e r i a l s  a n d  f i n i s h e s  a n d  b e  o f  a  h i g h  f a b r i c at i o n  q u a l i t y .

l .	A  l l  e l e ct  r i c a l  s e rv i c e  t o  s i g n s  s h a l l  b e  f u l ly  c o n c e a l e d .  N o  s i g n  s h a l l  h av e 
e x p o s e d  w i r i n g , r a c e way s , b a l l a s t s , c o n d u i t , o r  t r a n s f o r m e r s .

C o m m e r c i a l  A r e a  D e s i g n  G u i d e l i n e s

e x i s t i n g  c o n d i t i o n

9 . a 9 . b

p r o p o s e d  c o n d i t i o n

f irst insurance services
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S e c t i o n  5 
A b o u t  Z o n i n g  a n d 
E c o n o m i c  D e v e l o p m e n t
	A  l t h o u g h  t h e  S a n  G a b r i e l 
V i l l a g e  U r b a n  D e s i g n  E n h a n c e m e n t 
S t r a t e g y  i s  f i r s t  a n d  f o r e m o s t 
a b o u t  t h e  r o l e  d e s i g n  w i l l  p l a y 
i n  i m p r o v i n g  t h e  n e i g h b o r h o o d , 
t h e  s t r a t e g y  w o u l d  b e  i n c o m p l e t e 
w i t h o u t  c o n s i d e r i n g  h o w  z o n i n g 
r e g u l a t i o n s  a n d  e c o n o m i c  f o r c e s 
c a n  h e l p  o r  h i n d e r  t h e s e  e f f o r t s .
	 T h i s  s e ct  i o n  p r e s e n t s  t h e 
e x i s t i n g  z o n i n g  f o r  t h e  F a i r v i e w 
A v e n u e  c o m m e r c i a l  d i s t r i ct   i n  a  
c i t y w i d e  c o n t e xt   a n d  i l l u s t r a t e s

t h e  e x i s t i n g  d e v e l o p m e n t  p a tt  e r n 
i n  a  m a s s i n g  d i a g r a m .   I t  t h e n 
e n v i s i o n s  w h a t  t h a t  e x i s t i n g  z o n i n g 
w o u l d  p e r m i t  i n  a  m a x i m u m  b u i l d -
o u t  s c e n a r i o  a n d  h o w  t h i s  w o u l d 
d i f f e r  u n d e r  a  l e s s  i n t e n s e  m i x e d - u s e 
m o d e l .   T h e  s e ct  i o n  c o n c l u d e s  w i t h 
a  s u m m a r y  o f  a n  e c o n o m i c  a n a l y s i s 
w h i c h  f o u n d  t h a t  l o c a l  m a r k e t 
c o n d i t i o n s  a r e  n o t  c o n d u c i v e  t o 
m i x e d - u s e  o r  l i v e - w o r k  d e v e l o p m e n t 
i n  t h e  V i l l a g e .

5 . 0
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CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
S A N  G A B R I E L  V I L L A G E  U R B A N  D E S I G N  S T R AT E G Y
W I N T E R  	 2 0 1 2

O N Y X  A R C H I T E C T S

M a s s i n g  D i a g r a m  |  E x i s t i n g  C o n d i t i o n

B a s e d  o n  c u r r e n t  c o m m e r c i a l  z o n i n g  s t a n d a r d s ,  t h e 
v i l l a g e  c e n t e r  l a c k s  a n  a d e q u a t e  n u m b e r  o f  p a r k i n g 
s p a c e s .   C i t y  c o d e  s t a t e s  t h a t  f o r  a l l  g e n e r a l  r e t a i l 
s p a c e s  l e s s  t h a n  1 0 , 0 0 0  S . F. ,  1  p a r k i n g  s p a c e  i s 
r e q u i r e d  f o r  e v e r y  2 5 0  S . F. ,  a n d  r e s t a u r a n t s  r e q u i r e 
1  p a r k i n g  s p a c e  f o r  e v e r y  1 0 0  S . F.  

f a i r v i e w  a v e .  l o o k i n g  e a s t

T o t a l  A r e a  o f  R e s i d e n t i a l  S p a c e

T o t a l  n u m b e r  o f  u n i t s

T o t a l  n u m b e r  o f  b e d r o o m s

T o t a l  A r e a  o f  C o m m e r c i a l  S p a c e

R e q u i r e d  P a r k i n g  S p a c e s

O n - S t r e e t  P a r k i n g  S p a c e s

2 9 , 2 2 3  S . F.

3 2

5 2

2 2 , 6 5 1  S . F.

+ / -  1 7 5 

+ / -  1 0 0

f a i r v i e w  a v e .  o u t s i d e  v i l l a g e  c e n t e r  l o o k i n g  w e s t

E x i s t i n g  C o n d i t i o n s  M a s s i n g  D i a g r a m
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CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
S A N  G A B R I E L  V I L L A G E  U R B A N  D E S I G N  S T R AT E G Y
W I N T E R  	 2 0 1 2

O N Y X  A R C H I T E C T S

M a x  C o m m e r c i a l  Z o n e  B u i l d - O u t
D e v e l o p m e n t  S t a n d a r d s

	I f this district is developed to its maximum capacity under current zoning 
standards, there would be approximately 50,000 total S.F. of commercial/retail 
space that would require approximately 200 spaces [these numbers are based 
on varying specific uses for each development, i.e., dining vs. retail].

	 Currently, the Village Center provides approximately 100 spaces (not 
including off-street parking).  Thus, if every property in the center were 
developed to the maximum allowed by current codes, the result would be a 
doubling of the amount of commercial space and of the needed parking to 
serve it.  For economic reasons to be explained later in this section, however, 
the likelihood of that happening is low.

Z o n i n g  S t a n d a r d s

1 .   M i n .  L o t  S i z e :  N o n e

2 .   M i n .  L o t  W i d t h :  5 0  f t .
3 .   M a x  H e i g h t :  5  s t o r i e s  o r  7 5  f t .
4 .   M i n .  S e t b a c k :  N o n e

5 .   M i n .  S e t b a c k  ( s i d e ) :  N o n e  t o  5  f t .
6 .   M i n .  S e t b a c k  ( r e a r ) :   1 0 ’
7 .   F l o o r  A r e a  R a t i o  ( FAR   ) :  0 . 5

T o t a l  A r e a  o f  R e s i d e n t i a l  S p a c e

T o t a l  n u m b e r  o f  u n i t s

T o t a l  n u m b e r  o f  b e d r o o m s

T o t a l  A r e a  o f  C o m m e r c i a l  S p a c e

R e q u i r e d  P a r k i n g  S p a c e s

O n - S t r e e t  P a r k i n g  S p a c e s

0  S . F.

0

0

+ / -  5 0 , 0 0 0  S . F.

+ / -  2 0 0 

+ / -  1 0 0

M a s s i n g  D i a g r a m  |  C u r r e n t  F u t u r e 
C o n d i t i o n

C u r r e n t  F u t u r e  C o n d i t i o n  M a s s i n g  D i a g r a m
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CITY OF SAN GABRIEL
COMMUNITY DEVELOPMENT DEPARTMENT
S A N  G A B R I E L  V I L L A G E  U R B A N  D E S I G N  S T R AT E G Y
W I N T E R  	 2 0 1 2

O N Y X  A R C H I T E C T S

M a x  B u i l d - O u t  U n d e r  M i x e d - U s e 
D e v e l o p m e n t  S t a n d a r d s

	 A mixed-use approach has some definite advantages from a planning 
standpoint.  With a mixed-use approach, the concept of a walkable commercial 
district could return to this neighborhood.  Instead of remaking the Village 
Center into a consolidation of chain stores, mixed-use might promote the 
revival of the “mom and pop” shop.  Ideally, it would be an area where walking 
and cycling are as popular a means of arrival as is driving.

Z o n i n g  S t a n d a r d s

1 .   M i n .  L o t  S i z e :  3 9 6 0  S . F.
2 .   M i n .  L o t  W i d t h :  5 0  f t .
3 .   M a x  H e i g h t :  2  s t o r i e s  o r  3 5  f t .
4 .   M i n .  S e t b a c k :  N o n e

5 .   M i n .  S e t b a c k  ( s i d e ) :  N o n e  t o  1 0  f t .
6 .   M i n .  S e t b a c k  ( r e a r ) :   1 5 ’
7 .   F l o o r  A r e a  R a t i o  ( FAR   ) :  1

T o t a l  A r e a  o f  R e s i d e n t i a l  S p a c e

T o t a l  n u m b e r  o f  u n i t s

T o t a l  n u m b e r  o f  b e d r o o m s

T o t a l  A r e a  o f  C o m m e r c i a l  S p a c e

R e q u i r e d  P a r k i n g  S p a c e s

O n - S t r e e t  P a r k i n g  S p a c e s

+ / -  4 4 , 0 0 0  S . F.

+ / -  2 2

+ / -  3 7

+ / -  4 4 , 0 0 0  S . F.

+ / -  2 1 5 

+ / -  1 0 0

M a s s i n g  D i a g r a m  |  A l t e r n a t i v e  F u t u r e

 C o n d i t i o n

P r o p o s e d  C o n d i t i o n  M a s s i n g  D i a g r a m

5 . 4
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W h a t  E c o n o m i c s  T e l l s  U s  A b o u t  t h e  V i l l a g e
residential and commercial growth must come from replacing existing stock or by competing successfully with neighboring cities.  
	 Locationally, the rise of the City’s major commercial corridors has put the Village at a competitive disadvantage.  The Village 
is also hampered by its isolation, neither visible from the major streets nor served by transit.  There is insufficient residential density 
around the commercial core to support service retail uses, like grocery or drug stores, which currently prefer to locate on the 
major boulevards.  The existing small businesses are not enough of an attraction to generate spill-over business within the Village, as 
they are too small to do a significant volume of walk-in business.  
	 Even during the “housing bust” of recent years, San Gabriel’s median residential sales price fell only modestly.  This relative 
stability during the downturn may be explained by the fact that many owners are recent immigrants, for whom land is viewed as 
the preferred long-term investment, resulting in a less fluid market.  Likewise, the property ownership pattern in the commercial 
block is characterized by infrequent turnover and by owners who do not live in San Gabriel.  This reflects a pattern of custodial 
ownership that therefore may have little interest in trying to promote and market the area.
	 Analyzing the strength of retail sales, the study found that San Gabriel followed the downward trend of the recession, with 
retail sales declining 20 percent from their peak in 2006.  In summary, San Gabriel’s retail environment is hampered by outlets 
that are too small in categories typically requiring more square footage (i.e., building materials, general merchandise, furniture and 
appliances, and grocery stores) and there are too many outlets in all categories fiercely chasing after too few dollars.  
	 In addition to looking at these factors, the study also performed development feasibility analysis on a variety of scenarios.  
The development feasibility analysis seeks to answer the question “Is the value of the future use sufficiently greater than the value 
of the existing use to cause a developer or landowner to change the use of the site.”  In the analysis, a “residual land value” is 
computed.  In other words, the value of the existing use is compared to the value that a landowner could receive by selling the 
land for its intended future use.  The development feasibility analysis looked at scenarios involving both medium density multi-family 
residential and mixed-use development.  For each type of development, four rental and four for-sale scenarios were prepared.  
	 In each of the scenarios, the residual land value analysis showed very little development feasibility under current conditions.  
The type of denser development envisioned only makes sense where land values, rents and for-sale prices are high.  While San 
Gabriel has high land values, its rents and condo prices are generally not high.      

IV.	 What other things can be considered?
	 Given the economic realities, the consultant was asked to suggest additional revitalization options and to provide a sense of 
the relative cost for each alternative.  Any of these alternatives would require a strong political will to invest public resources in the 
neighborhood, hence it is important to have a sense of what they might cost.  The suggested alternatives were:  
	 - Provide the services of a retail consultant to lessees and landowners to persuade them that sprucing up their properties is a 	  	
	    relatively low-risk way to increase the value of their long-term investment ($25,000-$50,000 annually).
	 - Explore the potential of existing buildings for creative adaptive re-use.  Adaptively re-used space may attract new tenants as well 		
	    as trigger re-assessment, generating more property tax revenue.  (There would be significant internal costs to drafting 	 	  	
	    a new and complex adaptive re-use ordinance.  Adaptive re-use usually works best with medium and large buildings, limiting 		
	    its applicability on Fairview).
	 - Explore the merits of providing businesses relief from parking requirements.  (Revising the parking requirements for the Village  		
	    represents another set of internal costs).

V.	 Can beautification of the Village attract more businesses?
	 The San Gabriel Village Design Enhancement Strategy was originally planned to include zoning adjustments that 
contemplated live-work and mixed-use development as catalysts for revitalizing the block-long commercial district on Fairview 
Avenue.  The findings of the San Gabriel Village economic analysis have helped to scope the Strategy down to its essence as design 
guidelines and streetscape standards.  It has done so by demonstrating that greater commercial and residential densification and 
uses such as live-work and mixed-use developments are not realistic future alternatives, given the constraints of location and the 
market.  As appealing as these concepts might seem, the economics lead us to the conclusion that maintaining the status quo is the 
most sensible zoning strategy for the foreseeable future.  In summary, the beautification of San Gabriel Village’s commercial district 
on Fairview is the right thing to do for aesthetic reasons and for boosting neighborhood pride, but it cannot be expected to be a 
catalyst for economic revitalization of the area.

	 As seen on the preceding pages, preparation of the San Gabriel Village Urban Design Strategy offered an opportunity to think 
about the existing zoning of the commercial district and whether adjustments to it could attract the kind of uses neighborhood 
residents would like to see.  In September 2011, the City contracted with Allan D. Kotin & Associates (ADK&A), in association with 
Economic and Planning Systems, Inc., to perform an economic analysis of the Village’s small business district.  The analysis sought to 
answer some important questions about whether the commercial building design guidelines and streetscape improvements, when 
coupled with zoning adjustments, would not only beautify Fairview Avenue but spur economic development.

I.	 What businesses did people say they wanted?
	 The block-long commercial center on Fairview Avenue between Abbot and Manley consists of 18 parcels totaling two acres.  
Both sides of the block are zoned C-1.  There is currently 23,000 square feet of commercial space and 29,000 square feet of multi-
family residential.  Through the charette and surveys of business and property owners, a set of goals emerged that included: 
	 - Attract businesses that can be successful and generate tax revenue;
	 - Encourage pedestrian activity; 
	 - Reduce vacancies; and 
	 - Retain compatibility with the surrounding residential neighborhood.  
Most survey respondents wanted to encourage neighborhood-serving businesses, but without increasing the amount of traffic coming 
to the neighborhood.  People’s preferences seemed to be colored by nostalgia for the 1950s, ‘60s and ‘70s, with uses such as a 
neighborhood grocery store, drug store or coffee shop often mentioned.

II.	 What kinds of zoning changes were considered?
	 One strategy considered for energizing the Fairview business district was to create zoning that promoted the prospect of live-
work and mixed-use development.  It was assumed that these uses could fulfill the goals of attracting businesses and encouraging 
pedestrian activity, while retaining compatibility with the surrounding neighborhood.  The economic analysis found, however, that San 
Gabriel Village presents a somewhat less than ideal environment for live-work units.  These units typically appeal to the 24-44 age 
group, not a growing cohort in our city.  They are also most successful in urban areas, close to entertainment and cultural attractions 
and served by public transit or in adaptive re-use settings, characteristics not found in the San Gabriel Village.  Finally, for-sale live-work 
units have proven to be difficult to sell because of their relatively small living areas and commercial areas with no space for business 
expansion.  
	 As for mixed-use development, in addition to not being economically feasible in this location, the massing, parking and traffic 
associated with this scenario was found to be incompatible with the neighborhood’s expressed desires.  Parcel size constraints would 
require high-FAR development, which does not interest the kinds of retailers that could transform the Village and address the City’s 
retail needs.
	 It was also suggested that encouraging the clustering of certain kinds of businesses in the Village might foster the synergy 
needed to spark a renewal.  Educational uses were examined as a possibly good fit, due to residents’ desire to limit traffic growth and 
a possible spin-off economic effect from parents and children coming to the district.  The economic study found that a number of child 
development centers, preschools and tutoring programs already exist throughout the city.  This limits the capacity of the Village to host 
a cluster of such services, although for those seeking to relocate, space in the Village may be attractive. 

III.	 Are our expectations realistic?
	 The economic analysis tested whether or not it is realistic to expect mixed-use or live-work development, educational uses or 
the types of businesses found in the past to locate in the Village, given the factors that affect these economic decisions.  The demand 
for residential and commercial space is influenced in large part by the following three factors, which are explained further below:
	 - Demographic factors;
	 - Locational factors; and 
	 - Market factors.  
Like most of the surrounding communities, San Gabriel’s population is expected to grow about one-half of one percent per year 
between now and 2035.  Our built-out community is aging in place, with the greatest growth in the 55-64 age group and the greatest 
decline in those 21-34.  The prime consumer spending age group, 35-54, represents about 30 percent of the population.  This means 
that 



Purpose
	 This section explains how the San Gabriel Village Urban Design Strategy’s programs and actions will be paid for, put into place 
and administered.  It also looks at the timing and sequence of these actions.  
	 The Strategy proposes upgrades to the physical environment of the Fairview Avenue commercial district.  In the public right of 
way, the street and sidewalks will be repaired and beautified, and landscaping will be introduced where none now exists.  Commercial 
storefront renovation will be encouraged, with the City offering financial assistance where possible.
	 The Strategy’s improvements will be implemented using existing funding sources and new design standards.  Successful 
implementation will be achieved through the cooperative efforts of the City, property owners and business owners.

Funding
	 The City has approximately $100,000 in its general fund allocated to pay for façade improvements to commercial buildings in 
San Gabriel Village that are consistent with the design standards in the San Gabriel Village Urban Design Strategy.  This City assistance 
may take the form of grants, loans or some combination of the two.
	 Additionally, $740,000 has been allocated in the City’s Capital Improvement Plan in fiscal year 2011-12 for the design and 
construction of the streetscape improvements included in the Strategy.

Scheduling and Phasing
	 Successful implementation of the San Gabriel Village Urban Design Strategy will require the efforts of several City departments 
and divisions, consultants and contractors.  The first steps to putting the streetscape improvements and design guidelines into action 
can both begin once the City Council has adopted the Urban Design Strategy.  The table below summarizes the implementation 
measures, the parties responsible for each step and the sequencing of events:
							        

Sequence of Implementation Measures
Streetscape Improvements	    
Implementation Measure	 	 	 	 Responsible Party	 	 	 	 Sequencing	    
Create design plans and specifications	 	 	 Engineering Division/civil engineering and	 Upon adoption of San Gabriel
for improvements	 	 	 	 	 	 landscape architecture consultants	 	  Village Urban Design Strategy
Go out to bid for construction of	 	 	 Engineering Division	 	 	 	 Upon completion of design
improvements	 	 	 	 	 	 	 	 	 	 	 	 	 plans and specifications.
Select contractor to construct improvements		 Engineering Division	 	 	 	 Upon receipt of qualified bids	    
Construct and install streetscape improvements	 Contractor/Engineering Division		 	 Upon signing of contract	    
Maintain improvements	 	 	 	 	 Public Works Department/Parks		 	 Upon construction of 	 	 	
	 	 	 	 	 	 	 	 and Recreation Department 	 	 	 improvements	    
	    
Village Center Design Guidelines	    
Implementation Measure	 	 	 	 Responsible Party	 	 	 	 Sequencing	    
Establish facade renovation assistance program	 Economic Development Division	 	 Upon adoption of San Gabriel 	 	
	 	 	 	 	 	 	 	 	 	 	 	 	 	 	 Village Urban Design Strategy	    
Market facade renovation assistance program		 Economic Development Division	 	 Upon establishment of the 	 	
	 	 	 	 	 	 	 	 	 	 	 	 	 	 	 program	    
Administer facade renovation assistance program	 Economic Development Division	 	 Upon establishment of the program 	
	 	 	 	 	 	 	 	 	 	 	 	 	 	 	 and until all available funding is 	 	
	 	 	 	 	 	 	 	 	 	 	 	 	 	 	 used	    
Review proposed facade improvements for	 	 Planning Division/City Architect/City	 	 As needed on a case by case  
consistency with Village Center Design Guidelines 	 Landscape Architect/Design Review	 	 basis	
								        Commission
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I m p l e m e n t a t i o n
Maintenance
	 Maintenance of landscaping improvements in the public right of way will be the responsibility of the Parks and Recreation 
Department.  Maintenance of all other improvements in the public right of way will be the responsibility of the Public Works 
Department.

Development Review and Administration
Procedural Tools 
These three tools will be used to enforce the design standards within this document. 

	 A. 	 City Architect Review and Approval: Individual signs or awnings will be reviewed and approved by the City Architect 
upon submittal of dimensioned plans, color and material samples and photographs of the building.  

	 B 	 Staff level Precise Plan of Design: New residential projects of two to four dwelling units or new commercial projects 
equal to or less than 3,000 square feet of gross floor area will be reviewed through a staff level Precise Plan of Design (PPD).  
Likewise, exterior remodels of commercial buildings of up to 2,500 square feet of gross floor area or additions to commercial 
buildings that add up to 2,500 square feet of gross floor area to the existing structure(s) will also be reviewed through a staff level 
PPD.  In approving a PPD application, staff shall use these design guidelines and the evaluation criteria specified in Section 153.355 
of the San Gabriel Municipal Code in making its decision.

	 C. 	 Design Review Commission Precise Plan of Design: The Design Review Commission shall consider any PPD 
application for residential projects of five or more dwelling units, as well as new commercial projects in excess of 3,000 square feet 
of gross floor area. The Design Review Commission shall also consider exterior remodels of commercial buildings greater than 
2,500 square feet of gross floor area or additions to commercial buildings that add more than 2,500 square feet of gross floor area 
to the existing structure(s).  In approving a PPD application, the Design Review Commission shall use these design guidelines and 
the evaluation criteria specified in Section 153.355 of the San Gabriel Municipal Code in making its decision.

Appeals
	 Any decision of the City Architect, staff or the Design Review Commission may be appealed to the City Council within the 
time and manner specified by Section 153.004 of the San Gabriel Municipal Code. The City Council may approve, deny or modify, 
in whole or in part, the decision of the City Architect, staff or the Design Review Commission. 

Compliance
	 Monitoring of the design standards found in the Strategy will be shared by the Planning and Building Divisions of the 
Community Development Department. The Planning Division will ensure that the design standards are followed during the 
entitlement process. During plan check and construction, the Building Division will take the lead in monitoring implementation of 
the design standards.


