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1. INTRODUCTION

As part of the environmental evaluation for the proposed Bo Town project, David J. Powers & Associates Inc.

has requested TreanorHLassesst he pot ent i al hi st or i cthee paroelsfocaedhanS.€2™ of t h e
Street between E. San Salvador andE. William streets in San Jose (APNs 467-47-097, -020, and -019). The parcel

at 409 S. 2" Street was previously identified in the San Jose Historic Resources Inventoryra s a FStructur e
Mer iTth.ef f ol l owing report provides an evalwuation of the pr
in the National Register of Historic Places (NRHP), California Register of Historical Resources (CRHR), and as local
landmarks. This report also identifies existing historic resources within 200 feet of the subject parcels. The

southern parcel, APN 467-47-019, is an asphalt-paved parking lot with no built structures, therefore no

significance evaluation was carried out for this parcel.

Additionall y, the following report includes a compliance review of the proposed project design as related to
nearby or associated historic resources. The project site is within the General Plan Downtown Growth Area and
the Downtown Core and is nearby several historic resources. This report include s a compliance analysis to the
Secretary of t he forRehabilitation (tie Starlards)naddean evaluation of the proposed design
for compliance to the San José Downtown Design Guidelines and Standards (2019, updated 2020). The design
assessment and compliance analysis are provided in order to inform the environmental process and determine if
the proposed project would result in a substantial adverse change in the significance of or cause an impact to
any historic resources as defined by the California Environmental Quality Act (CEQA) and to ensure compliance
with local planning guidelines and regu lations relevant to historic resources.

2. SUMMARY OF FINDINGS

The buildings at 409 and 425 S. 2™ Street do not appear to be individually eligible for listing on the NRHP or
CRHRas they do not have any significance under any federal or state criteria. 409 S. 2" Street appears eligible
to be listed as a San Jose City Landmark under criterion 6 as one of the only extant examples of a Googie style
building in downtown San Jose. The property at 425 S. 2 ™ Street does not possess sufficient historical
significance in reference to the local criteria.

Given that the 409 S. 2" Street property appears to be a historical resource under CEQA, the proposed
demolition of this building would likely cause a substantial adverse change and, therefore, the project would
appear to have a significant and unavoidable impact on the environment. The demolition of a historical resource
usually cannot be mitigated to a less -than-significant level. The suggested mitigation measures are generally not
adequate under CEQA to mitigate the loss of a historical resource significant for its historic association and
architecture, and the impact would remain significant and adverse.

The proposed project entails constructing a 29 -story building with a maximum height of 388 feet at the project
site which includes a potential historic resource at 409 S. 2" Street. CEQA recognizes that generally, a project
that follows the Standards shall be considered as having a less-than-significant impact on a historic resource. A
review of the project compliance to the Standards relative to on -site historic resources found that Standards 4, 6,
7, and 8 are not applicable; and the proposed project doe s not comply with Standards 1, 2, 3, 5, 9, and 10.
Overall, the proposed project does not comply with the Standards, and will result in a substantial adverse
change in the significance of the historic resource per CEQA.

Although multiple historic resources were previously identified within 200 feet of the project site, n o immediately
adjacent historic resources per CEQA are present, so no resources would be indirectly affected by the project.

treanorhl.com "
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The project proposes demolishing the existing restaurant build ing at 409 S. 2" Street which appears to be

individually eligible as a City Landmark. The demolition would be detrimental to the potential historic structure

and would be inconsistent with the FChapter hedropbs$ed Hi st or
project design is not fully compatible with the San José Downtown Design Guidelines and Standards (2019,

updated 2020). In summary, the proposed project does not fully comply with the applicable 2019 Guidelines and
Standards,par ti cul arly with standard Fa. Height Transitionf o
FFacade f f of Guideline 4.2. 4. Even though the proposed
guidelines, the proposed project would not s ubstantially impair the significance and integrity of the adjacent

previously identified properties; they would continue to be listed in the San Jose HRI.

3. METHODOLOGY

TreanorHL conducted a site visit on January 25, 2021 to evaluate the existing conditions , historic features, and
architectural significance of the subject properties. A limited reconnaissance survey of the surrounding properties
was also carried out. Due to the Covid-19 pandemic shelter in place order, TreanorHL could not conduct in -
person research at the library or archives. In order to evaluate the historic significance of the propert ies,
additional online research was completed including consultation of San Jose City Directories, historical aerials
and photographs, newspaper articles, SantaCl ar a Count y A dageGtsobIJa®dlose OdrmitiCenter,
and various online repositories. Staff also reviewed the proposed project drawings dated May 25, 2021 (James
KM Cheng Architects, BoTown Residential Universal Planning Resubmission) and relevant documents provided
by David J. Powers & Associates.

4. PROPOSED PROJECT

The proposed project would demolish the existing one -story restaurant building and two -story garage building
on site to construct a mixed -use development comprising of a 29 -story (388 feet) high rise with 520 residential
units, amenities, and retail space. The residential building will provide multiple amenities including a restaurant,
lounge areas and a cycling club on the first floor, and a billiards lounge, meeting rooms, and a library lounge on
the second floor. The top floor of the building features a pool space, a gym, barbeque stalls, and a common
space. The facades on all sides of the structure feature trees planted in raised planter b oxes on balconies
associated with each of the residences. Parking for the proposed project would be provided by a four -level,
below grade parking garage. The parking lot for the proposed project would be accessible by atwo -way
driveway located on the nort hwest corner of the site leading into two loading bays and the underground
parking.!

5. PROPERTY DESCRIPTION

The project site is at the intersection of E. San Salvador and S. 2 streets in downtown San Jose. Located on the
northeast corner of the block bou nded by E. San Salvador Street to the north, S. 2" Street to the east, S. 1%
Street to the west, and E. William Street to the south, the project site encompasse s three parcels. The site
features a one-story restaurant building, a two -story accessorybuilding, and surface parking lots. The
surrounding area consists of a mix of commercial, institutional, and multi-family residential buildings .

! Email communication with David J. Powers & Associates, Inc., February 8, 2021.
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imagery date June 2019).

409 S. 2 Street (APN 467-47-097)

This Googie-style building is one story and nearly square in plan. The east half of the building is covered by a
sloping, folded -plate roof. The west half is covered by a flat roof with roof -mounted equipment. The east
elevation faces S. 2™ Street, the north faces East San Salvador Street, the west elevation faces a parking lot, and
the south faces a planting strip, beyond which is another parking lot. A raised planter with palm trees stands at

the northeastern corner. Along with the palm treesisasignst at i ng, FBo Town Seafood
mounted on two poles and rises above the buil ding©os

The long east elevation is a three-part composition. First, there is a low planter running along the entire building
base, clad with rectangular stone tiles. Next are large, metal -framed windows which form a continuous strip
along the entire wall. Finally, the blue zigzagging roof edge terminates the elevation. Red perforated
rectanglesQ which appeared as light fixtures in the historical photographs Q punctuate the low points of the roof
edge, where the valleys terminate. The underside of the roof overhang is also red.

Recessed in thenorth elevation is the entry. A solid wall @ blue with artworkQ stands just west of the entry. The
west elevation, facing the parking lot, is nondescript d featuring solid panels and doors d some recessedd but no
windows. The south elevation stands behind a chain link fence and is somewhat hidden from view. However, the
windows from the east elevation wrap on to this side. S ome windows appear to be boarded over.

treanorhl.com 3
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Figure 2. The east facade.
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Figure 6. The outh fgade viewed from the parking lot.

425 S. 2 Street (APN 467-47-020)

This two-story wood -framed building stands in a parking lot, set well back from S. 2" Street, and abutting the
rear of 420 S. 1% Street. The building has horizontal wood cladding and an overhanging, hipped, asphalt shingle
roof in poor condition. The simple wood trim at opening surrounds at the building corners is consistent with the
utilitarian nature of the building.

The primary (east) facadefeatures three garage doors at the lower level, and four windows at the upper. Three

of the windows are two -over-two double hung, while the fourth is nine-lite, apparently fixed. The south elevation
has three openings: one appears to be a covered-over door, the second opening on the first floor is a boarded -
over window, and the third one is a single window; however, the sash appears to be missing. The opposite side
elevation, the north, is partially hidden by a fence, so the lower floor is not visible. The upper floor features two,
two-over-two double hung windows. The rear (west) elevation abuts another building and is not visible.

treanorhl.com 5
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6. ARCHITECTURAL STYLE

The restaurant building at 409 S. 2" Street is an example of the Googie architectural style. The following
paragraphs are excerpted from San Jose Modernismhistoric context statement:

Utilized during the post -war boom period of commercial architecture, Googie describes buildings
constructed using futurist architectural elements, designed to address the automobile culture that
proliferated during the era of suburbanization. Much like the influence of locomotive and ocean liner designs
of the 1920s, groundbreaking advances in air and space technology inspired the swooping futurist shapes of

Googie architecture. Named after the John Lautner-d e si gnhed Googi e®s Coffees,Shop (
the term came into use after editor Douglas Haskell ©9s

treanorhl.com
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issue of House and Home magazine. In a new age charted by the automobile and fueled by unprecedented
levels of consumerism, the striking forms of Go ogie architecture served their purpose well.

Space-age shapes, often incorporating huge electric and neon signs, proliferated on all manner of
automobile -related commercial establishments, from drive -in restaurants to gas stations, automobile repair
facilities, motels and shopping strips. In San José, Googie architecture is present along many of the
automobile -oriented commercial arterial streets, such as West San Carlos Street, Alum Rock Avenue, and
Bascom Avenue.

Googie.: Character-Defining Features

A Abstract, curvilinear or stylized organic shapes

A Multi-story sweeping and soaring lines

A Exaggerated rooflines in steel or concrete, often in repetitive folded or curvilinear patterns

A Large expanses of glass in primary building, set within flush-mounted steel or aluminum frames

A Use of modern materials of steel, concrete, porcelain enamel, ceramic tile, prismatic glass, and glass
block

A Space-age motifs of rockets and aircraft

A Prominent signage, integrated with the building design, or as a large free -standing compo sition.

Signage often electrified with swooping designs in neon. 2

425 S. 2 Street is a vernacular building. Constructed ca. 1920 as a detached accessory structure (residential
over garage) to a 19™ century single-family house (since demolished) on the parcel, the building does not have a
definite architectural style.

7. SITEHISTORY

The subject block was mostly developed by 1891 with one- or two-story wood frame dwellings and the
Presbyterian Churchalong S. 2" Street, and light industrial and commercialuseson S. 1St reet . The 1901
eye view and the 1915 Sanborn map both illustrate that the block was fully developed at the turn of the century
following the same patternq the eastern half of the block was mostly residenti al while the western side was
heavily commercial. Most of the building s were wood frame with two concrete buildings and one brick store
along S. 1 Street. The uses on the block included an auto showroom, fuel and feed yard s, sheet iron works,
horseshoeing, and stables. The subject parcels at the intersection of E. San Salvador and S. 2¢ streets featured
four two -story wood frame dwellings and their accessory structures built in the late 19™ century. The two-story
garage at 425 S. 2" Street was constructed ca. 1920, replacing the shed and corral on site. By 1929, the subject
block was drastically altered along S. 1% Street, as almost all the small wood frame buildings were replaced by
more substantial concrete and brick structures with large footprints. The majority of buildings were labeled as
auto repair and/or tire shops, and furniture stores on the Sanborn map. Further, the church was demolished, and
a series of auto repair shops were constructed at the corner of S. 2" and E. William streets.

The eastern half of the block changed considerably in the 1960s with the development of the subject building

and two hotels. The restaurant building at 409 S.2™St r eet was constr uctrepthcingsvo Sa mb o D¢
dwellings at 405 and 411 S. 2™ Street.® The building was occupied by the chain restaurant S a mb a9 s

diner/pancake house, until at least 1979.# According to the building permits, the China Station restaurant

2 PAST Consultants, San Jose Modernism, Historic Context Statement (June 2009), 83-84.
3 City of San Jose Permit Center.
4 San Jose City Directories.
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subsequently operated at this location in the 1980s, and a third and final restaurant, Bo Town, occupied the

building from ca. 1989 to 2019. ® The building received an extensive exterior remodel in 2009 funded by the

Facade Improvement Program grant from the City of San Jose. Prepared by Studio S Square architects, the
improvements included a new frameless glass storefront entry, new slate tilework, new accent walls and ledges,

new landscaping, new built-up roofing , new standing seam metal fascia and soffit lighting, new lighting, and
signage. A new CMU wall was also installed between the
south.®

The residential building at 435 S. 2" Street was demolished in the 1970s, and the two-story single-family house
at 425 S. 21 Street was demolished in 1989; removing the last remaining 19 ™" century house from the block.
According to the building permits on file, the remaining two-story garage at 425 S. 2" Street was used as a
residence from at least 1987 through 1996. The vacant parcels to the south of the restaurant have been
providing parking for the former restaurant and the grocery store on the east side of S. 2 " Street since the
residential buildings were demolished .

. )
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e y, the subjee wite auflined i dashédirenl k (Library o Congress)?

Figure10. 1901 bir d®os

5SCity of San Jose Permit Center; FAfter 30 7TheMaougNewBMarch22y2019.r est aur ant
8 Studio S Squared, Bo Town Seafood Restaurant Fagade Improvement, September 11, 2007 HLC Subcommittee Submittal, March 30, 2009

Roof Screen Revision.

7 City of San Jose Online Permits, Historical Aerials by NETR Online.

8 Stone Company, and Britton & Rey, San Jose, California,Map (San Francisco, 1901) https://www.loc.gov/item/75693109/ .
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The detailed construction chronologies of the subject properties are listed below.
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Construction Chronology d409 S. 2¥ Street (APN 467-47-097)

Following the demolition of the residential structures and outbuildings at 405 and 411 S. 2 Street, the
restaurant building at 409 S. 2" Street was constructed in 1967 and has received numerous interior and exterior
alterations over time. Below is the construction chronology with a list of building permits on file with the City of
San Jose and a summary of whatthe permit work entailed. °

1967 A one-story building was constructed to be occupied as a restaurant with parking space for
20 vehicles. Owner Sa mbaocBtect DacidbSmithr Reenit Mo 5288W d e n o

1983 Reroofing, China Station Restaurant Permit No. 36677.

1987 Interior alterations, China Station Restaurant. Permit No. 41985RJS.

1991 Interior alterations, Bo Town Restaurant. Permit No. 92-00335.

2009 The property received a facade improvement grant: non -structural facade changes including

a new door, tile, paint, landscaping, new lighting, preserving sign and historic elements.
Permit No. 2009-023191 ClI.

2009 The built-up roof was replaced with a cap-sheet roof. Permit No. 2009 -027137-ClI.

Figure 15. S a mb o 9 s Heathrerdavid, dbtag Callfornia).

® City of San Jose Permit Center.
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) and the

ubject building and its surroundings in 1975, from left to right: 425 S. 2 " Street (demolished

= B

FigurgTé. The s

[

southeast corner of the restaurant building, the east facade of the restaurant building, and looking west from S. 2 " Street
towards E. San Salvador Street (History San Jose).

v —'——————-———g — = L
Figure 18. Bo Town Seafood Restaurant in 2014 (RoadsideArchitecture.com, accessed January 19, 2021).

Construction Chronology d425 S. 2 Street (APN 467-47-020)

No building permits associated with the initial construction were found for the remaining structure. Constructed
ca. 1920, the building first appears on the 19 29 Sanborn map as a two-story garage at 425 ¥ S. 2" Street.® A
demolit ion permit for the two -story single-family house at 425 S. 2" Street was issued in 1989 (Permit No.
82953). Permits from 1987 through 1996 noted that the building at 425 S. 2 " Street was used as a residence.
Below is the construction chronology with a li st of building permits on file with the City of San Jose and a

summary of what the permit work entailed. !

10 Sanborn Maps.
11 City of San Jose Permit Center.
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1987 Plumbing/gas permit for the residential building at 425 4 S. 2" Street. Permit No. 83653.

1989 Permit application to demolish the two-story single-family house at 425 S. 2nd Street. Permit
No. 82953.

1990 Plumbing/gas permit for the residential building et. Permit No. 099172.

1997 Parking lot lights were installed. Permit No. BE 9755305.

8. HISTORICCONTEXT

The City of San Jose developed around the pueblo of San Jose which was, in the 1790s, between First Street
and the acequia, a waterway connecting to the Guadalupe River. Many of the structures associated with the
pueblo would be located around what today are Market, San Pedro and San ta Clara streets, with pueblo lands
extending to St. James Street to the north and to William Street to the south.

The Early American Period (18464 1869)*

By the 1850s the commercial district of the growing community centered at the intersection of Market and Santa
Clara streets. Surrounding this hub of commerce were agricultural lands to the north and east with residential
development extending out from the commercial district. 3

San Jose began to draw more residents from the East Coast as well as immigrants from Europe and China in the
1860s. Completed in 1864, the railroad between San Francisco and San Jose accelerated commercial
development of the area. The city became part of the national economy by opening new markets for the
agricultural and manufacturing production of the surrounding valley. The public and private investment in
infrastructure (natural gas service, piped water, and sewers) resulted ina construction boom in the central core Q
a large number of residential building s were constructed in the 1860s and 1870s.

The single-family homes built in this era derived from popular Victorian era styles. These were wood frame
structures, vertical in massing and typically had steep gable roofs, dormers and wide ornamental porches . By the
late 1860s, the Italianate style balloon -framed residences became popular, but they were gradually replaced by
the modern platform framing methods and the Queen Anne architectural style in the mid -1880s.

Horticultural era (1870 d 1918)*

The horticultural potential of the Santa Clara Valley was recognized by the mission fathers who established small
orchards and vineyards. By the 1860s, orchards were being set out in East San Jose, Milpitas, and the north
valley. In the 1870s increasing residential and business growth led to the shifting of the orchard lands to new
communities such as the Willows, Berryessa, Los Gatos, and Saratoga. The 1880s saw orchards expanding into
the Campbell, Evergreen, and Edenvale areas. Orchard products, the most popular of which was prunes,
dominated agricultural production by the end of the century and fruit production peaked in the 1920s. the

canning industry also started in the 1870s in residential San Jose, and the fruit canning and packing industry
quickly grewtobecome t he urban counterpart of the vall ey®ds

12 Unless noted, largely summarized from Winter & Company, Your Old House: Guide for Preserving San Jose Homes(August 2003), 13-16.
13 Glory Anne Laffey (Archives & Architecture), Historical Overview and Context for the City of San Jose (March 30, 1992), 12-13.
14 Unless noted, largely summarized from Laffey, Historical Overview and Context for the City of San Jose (March 30, 1992), 8-9.
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Commercial growth boomed in the 1880s and steadily grew toward the end of the century. The business district
of San Jose moved southward along First Street. A new city hall, the port office, and many large commercial
buildings and business blocks were constructed.

Changes in transportation during this period also influenced the development patterns: the first electric streetcar
line was built between San Jose and Santa Clara in 1887-1888; trolley lines within the city served multiple
neighborhoods; the Interurban Railroad had lines to Saratoga, Campbell, and Los Gatos by 1905; and the
Peninsular Railway had lines from San Jose to Palo Alto and Cupertino by 1915.

The first automobiles appeared in the valley in the late 1890s. Several pioneer automobile factories wer e
established in San Jose after 1900. The first experiments in aviation and communications also took place during
this period.

Commercial development was also rapid during this period: much of the older housing stock in the downtown
was relocated to the edges to make way for commercial and industrial development. The gaps in the urban
fabric were filled to meet emerging housing needs. 1°

Inter-War Period (1918 d 1945)

After World War |, San Jose entered a period of great prosperity. Three projects were initiated in 1929 that
spurred growth: the development of the water conservation program, the connection of the Bayshore Freeway
between San Jose and San Francisco, and the establishment of Moffett Field as a Navy dirigible base. During the
post-war period, population growth continued to expand urban boundaries, and orchards were replaced with
residential developments. ¢ During the 1930s, single-family residential subdivisions were designed in a variety of
Period Revival styleg most prominent being Tudor Re vival, Spanish Colonial Revival and Colonial Revival
styles.”

By the 1930s the automobile was growing in prominence and the railway ceased to operate. With the growing
reliance on the automobile and the development of the suburbs, downtown businesses beg an to move out of
the city center to the suburbs. 18

Industrialization and Urbanization (1945 d 1991)

Soon after World War 11, the business community launched an active campaign to attract new non -agricultural
industries to Santa Clara County. By the 1960s, Sant a Cl ara Countyd®s economic bas:¢
electronic and defense industries. Attracted by the increasing job market, the population of the Santa Clara

Valley experienced phenomenal growth after 1950. 1°

Following World War Il, modern des ign dominated new residential development. New industrial jobs attracted

many new residents to San Jose which became one of the fastest growing cities in the nation. A. P. FDut ch f
Hamann was appointed as City Manager nipatentialarkthe chéhgimgogni zi n
commercial and industrial base of the Santa Clara Valley, Hamann embarked on an aggressive annexation

program to make San Jose the commercial and industrial leader of the region : between 1950 and 1975, the

population increased from 95,000 to over 500,000 and the area of the city grew from 17 square miles to over

200 square miles. The residential subdivisions as well as commercial and industrial centers replaced orchards

15 Winter & Company, Your Old House: Guide for Preserving San Jose Homes(August 2003), 13-16.

16 | affey, Historical Overview and Context for the City of San Jose (March 30, 1992), 9.

7 Winter & Company, Your Old House: Guide for Preserving San Jose Homes(August 2003), 13-16.

18 Dill Design Group, Draft Historic Report for the San Carlos Affordable Senior Apartment and Townhome Develo pment, July 21, 2003, 9.
19 Archives & Architecture, County of Santa Clara, Historic Context Statement, December 2004 (Revised February 2012), 4647.
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outside the central city core. 2 The growth also flooded the city with examples of Modernist civic, industrial,
commercial, and religious buildings. 2 While the rest of San Jose expanded after 1950, the central city core
remained largely intact, leaving a good record of the first century of American deve lopment patterns within the
greater downtown area.??

Downtown San Jose?®

Downtown San Jose was the cultural, civic, shopping, and economic hub for the Santa Clara Valley through

World War Il and into the early 1950s. With the emergence of Silicon Valley to the north, San Jose grew through

aggressive annexation and development, multiplying its population in the following decades . However, the City

of San Jose soon became a bedroom community for Silicon Valley, rather th an its business center. During this

period, there was |l ittle regard f downpwneetadbegan to declifedntheJ os e ds d
mid-1950s. Over the course of about 15 years, retailers led an exodus from which significantly changed the

previous vitality of downtown. Freeways made it easy to bypass the once-vital retail center for new modern

shopping centers, malls, and office parks in the suburbs.

In 1958, San Jose moved its city hall out of downtown to a newly built office park and civic center on N. 1%
Street, nearly two miles to the north. The county offices followed city hall out of downtown, as did the daily
paper, the Mercury News. This exodus removed hundreds of public sector and newspaper workers from
downtown.

Through the 1960s, city leaders continued to pursue an outward growth agenda, but there was a growing
awareness of the negative impacts of annexation. Pro-growth Hamann retired in 1969, and in 1970 the city
council adopted an urban development policy that promoted inf ill rather than outward growth. The City of San
Jose established an urban growth boundary in the 1970s and then began a long process of focusing city growth
in areas with existing infrastructure, including downtown. However, by then, downtown had lost its central
position in the South Bay. To refocus city growth and investment in downtown, San Jose had to fight against the
trend toward decentralization. The conditions were then set-in place for significant development and
revitalization of the downtown.

Starting in the 1980s, the San Jose Redevelopment AgencyQ by then the largest Redevelopment Agency in the
stateQ used virtuallyalli t s power and money to try to make San Joseds
amenities of one of Offiedaveopnent be§an tolgw apairrin tleeimtd i -E980s, with

space for traditional business services jobs such as accounting, legal and consulting. Many of these businesses

went to new class-A buildings along Santa Clara Street or Almaden Boulevard .

The Martin Luther King Library (2003) and the San Jose City Hall (2005) are among the most recent civic
infrastructure projects in downtown San Jose. The library project is especially significant in the attempt to
reshape downtown as a social district by being a literal connection between the downtown and the San Jose
State University campus. It isalso an important resource for the growing downtown residential community.

20 PAST Consultants San Jose Modernism, 26-27; Winter & Company, Your Old House: Guide for Preserving San Jose Homes(August 2003),
13-16.

2 |bid., 26-27.
2 Winter & Company, Your Old House, 15.
BLargely excerpted and summarized from Egon Terplan, FShapinge Downt own

Urbanisi, https://www.spur.org/publications/urbanist _-article/2013 -04-04/shaping -downtown -sanjose (accessed December 29, 2020).
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Sambo®ds

The auto-oriented diners or coffee shops, mostly free -standing with their own parking lots, started to appear
after World War Il. The diner/coffee shop concept combined counter service with table and booth service. Many
of these businesses were parts of chains and they utilized Googie architectural style.?*

The first S ahduse@asoihded m Sdnta Barbara in 1957 by Sam Battistone Sr. and Newell

Bohnett. When t he restaurant was established, the name Sambo®d
o w n efirssald last names. However, it was also associated with "The Story of Little Black Sambo," a 1899
children's book by Helen Bannerman depictingadark-s ki nned chi | d®s adv evhithbecare wi t h

controversial for its portrayal of racial stereotypes. Several paintings, retelling of the book , were on the walls of
the Santa Barbara location.
By 1957, the name Sambo already had a long and controversial history. Since as far back as the 1500s, the

name had been used to denote a black man. Bythe 19"cent ury, FSambof had become a
degrading character in |iterature and minstrel shows. |
irrespons i bl e, |l oy al but | azy, humbl e but chronically given
wrote. FHi s behavior was full of infantile silliness and
specialist Jessie Birthaexplainedt hat Ft he end man in the minstrel show,

alt he jokes, was Sambo. f

S a mb btad expanded to five locations in California by 1959, and there were twenty S a mb @ ®Vest Coast

cities by 1963 including multiple locations in California; Seattle, WA; Reno, NV; Medford, Bend and Eugene in

Oregon; and Tucson, Arizona®®* At its height, there were over ?SdmMo Sxambo
diner/pancake house chain mostly utilized the Midcentury Modern or Googie architectural style for its

restaurants. While each building was individual in character, they all maintained a recognizable architectural

identity @ in fact some of them were almost identical. 2 Samb o ®s r est aur ant soff Wighwags;aho st | y
or adjacent to motels during the early years ofthechain . The r est aur aemplaszedoolggh wa

billboards.** The Banner mand®s tale of SoafmbtohSes cwhaasi ntchse nneaw nl ot chaet meo
serving both Sambo cakes and Tiger butter, menus and murals include illustrations of Sambo and the tiger, every
chidwasgivenaSambo®s mask, and Sambo and tiger.®dolls were sol

% Surveyl A Los Angeles Citywide Historic Context Statement, Context: Commercial Development, 1859 -1980, Theme. Neighborhood

Commercial Development, 1880 -1980 (August 2017), 105.

®Hadl ey Meares, FThe Troubling History of Sambht@#wwiRkacetoradom -IWiogithee , f KCET
troubling -history-of-sambos-pancake-house (accessed June 14, 2021).

%Andrew Romano, FPancakes and Pickaninnnies: the Saga of D&8)aBedsh Os, t he
https.//www.thedailybeast. com/pancakes -and-pickaninnies-the-saga-of-sambos-the-racist-restaurant-chain-america-once-loved (accessed

February 18, 2021); FSa mbeedkes Desert &tartMayn2e1@63r est aur ant s, f

FDenny ®s a n drerris Statdni@essityfJim Crow Museum of Racist Memorabilia,
https://www.ferris.edu/htmls/news/jimcrow/question/2018/august.ntm  (accessed June 15, 2021).

28 Tucson Historic Preservation Foundation, Br oadway Born Modern, A Guide to Tucsonds Modernis
https://preservetucson.org/wp -content/uploads/2017/09/Broadway -map-web-1.pdf (accessed February 9, 2021).

2% San Jose City Directories.

®Hadl ey Meares,g fHihse oTrryo whfl iSmambo®s Pancake Ho https/wiw.Kéetddlfood diving/the-e  ( Apr i |
troubling -history-of-sambos-pancake-house (accessed Junel4, 2021).
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STAURANTS

Figures 19 and 20. A coffee token, left (Thomas Hawk, Flickr) and amatchbox f r o m S a(Febri® Sase University) right.

The name and mascot of the business created more controversy for its racist connotations by the 1970s. Civil

rights groups repeatedly challenged the name and some town councils obj ect ed t o the restaur e

their towns. Protests and lawsuits in Virginia, Connecticut, Rhode Island, Ohio, and Michigan challenged the

S a mb o ©s. Inrtha late 1970s, the growing controversy coincided with the financial collapse of Samb o 9s

to managerial and structural problems ; the chain filed for bankruptcy in 1981 and closed 450 locations.3! In
October of 182A8of i Seestdurartlst 0 Denny 9s. By the end of 1982,
were renamed Seasoh@s 1PBi3en&laynbedtsi s@l d anot her 250 si
franchises of Godfather's Pizza Inc. In 1984, remaining183 S a mb ev@espurchased by Vicorp and most were
converted to Village Inn or Bakers Square restaurants.3? Only the original location in Santa Barbara remained,

which is still operating today under a different name .3

In San Jose, fast food restaurant development, including the franchise diners, pancake housesand coffee shops,
also exploded in the post -war period:

By 1948, in addition to the 5 Spot Coffee Shop that had opened in the 1930s on South First Street and

others that the Spivey family built after the war, numerous other roadside or drive -in restaurants had opened,

du

6

t e

including Andr é9s, Havenos, Tiny®s, Abasabad#s, Johnos,

Hamburgers. During the 1950s, San José saw theintroduction of larger independent roadside restaurants
simlar to Spivey®s, such as Jo h nlibchainghathadkeemfguddedinSamd t he
Francisco in 1947.

By the mid-1960s, suburban San José was flush with restaurants, with hundreds of small independents
competing with the encroachingfami |y rest aurants operated by chains s
Red Barn, Brave Bull, Burger Pit, International House of Pancakes, and Howard Johnson. As the driveins

M

uc

faded in popularity, coffee shops that were strategically located and positioneda s Ff ami |y restaur a

gained popularity over the drive -ins, although the evolving fast -food chains created new competition from
the suburban consumer.®*

lHeat her David, FCoffee Sh oMol Cai®miahmwedsal Wlerg af thamotelintthe Gdider State (Santa Clara,
Calif.: CalMod Books, 2017), 120-121.

2FDenny®s and Sambods,f Ferris State University, Jim Crow Museum of
https://www.ferris.edu/htmis/news/jimcrow/question/2018/august.htm _ (accessed June 15,2021).

®FDenny®s and Sambod®s,f Ferris State University, Jim Crow Museum of
https://www.ferris.edu/htmis/news/jimcrow/question/2018/august.htm _ (accessedJune 15, 2021); Heat her David, FCoffee

Re st a ur aMote/ €alifbrnia: apictorial history of the motel in the Golden State (Santa Clara, Calif.: CalMod Books, 2017),120-121.
34 Archives & Architecture, Historical Evaluation & Assessment Santana West Development Project (June 13, 2016), 22-23.
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According to the city directories, t he f i rst Sambod®s in San Jose oByé&sq®ed in 1
Sambods had aestaumntsin SammJose atithe fellowing addresses: 1860 The Alameda (currently a

Mexican restaurant), 409 S. 2" Street (the subject building , currently vacant but operated as a restaurant until

2019), 700 S. Winchester Boulevard (not extant), 2122 McKee Road (currently a Mexican restaurant), and 2112

Monterey Road (@lso noted as 2112 S. 1% Street, possibly the present-day D e n n resgasirant at 1390 S. 1%

Street).® Four of these buildings still stand,i ncl udi ng the first S aambhav®eperatoadc at i on
asrestaurants or diners. The buildings at 1390 S. 1% Street and 2122 McGee Road exhibit some characteristics of

the Commercial Modern architectural style such as horizontal massing, flat roofs, and large expanses of glass in

metal frames.3® The property at 1860 The Alameda is contemporary in style. According to the aerial photographs

and building permits, t he hotel and restaurant at 1860 The Alameda were originally developed in the 1950s but

remodeled in the 1990s, possibly altering the Modern features of the buildings that on site. Among the former
Sambo®s r est aur anlythesubjeot bullding at 409 S.& ¢ Street illustrates characteristicsof the

Googie architectural style.

Figure2l. Sambo®s on Wi nchest enoloByereitaatV aSradn bPbo®sSambosghoteseom).

Figures22and23. Sambo®s in Downey, | eft , and s&wwosphbtesaamil.r o , right

3 San Jose City Directories. According to a website, S a mb oe3tauraRts California, http://www.sambosonline.com/sambos_california.htm
(accessed February 18, 2020),another S a mb ava@ tocated at 5055 Almaden Expressway but this address was not listed on the city
directories of the period.

% PAST Consultants, San Jose Modernism, Historic Context Statement (June 2009), 7778.
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Figure24. The f or me 139055 It Btread Sanddse (Google

Figure25. The f or me R1229VicGee Rd@d, Sam Jose(Google Maps Street View, November 2020).

Figure26. Th e for me ﬂSBHaenNmﬁlﬁa, Sam tlose (Google Maps Street Vie, May 2021).

9. ARCHITECT/BUILDER

409 S. 2 Street

According to the 1967 building permit, t he building at 409 S. 2™ Street was built by Sondeno Construction

Company which was founded by Philip W. Sondeno (1921-2016). After serving in World War Il, Sondeno worked

as a carpenter or general contractor in the late 1940s and the early 1950s. Hef ounded hi s hijppwn f i r m,
Sondeno Construction Company, Around1 957 . The firm was | isted as FSondeno
city directories from 1963 to 1974 , and constructed many houses, businesses and churches in the Bay Area

including the Oakdale Village Shopping Center, and the New First Church of the Nazarene in Santa Rosa®

S%San Jose City Directories; FbkiJouma, htips/smw.tPldckjdurnahcordobitsPidlip dve-somdenp/

(accessed January 19, 2021); Newspapers.com.
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The architect of record for 409 S. 2™ Street is David S. Smith.® Born in West Virginia in 1924, Smith served in the
Air Force during World War Il and later attended Oklahoma State University. 3 He worked as a designer at Roy
W. Cheesman (1956),joined the American Institute of Architects Santa Barbara Chapter in 1964 , and worked as a
draftsman for the renowned Southern California architect Lutah M. Riggs (1964-1965).° Smith was listed as an
independent architect in the city directories starting from 196 6 until at least 1985.4 According to a newspaper
article,heal s o desi gn e destaunaatinPetalumai®1D70.4? Research did not reveal any other
examples of his work. Smith died in Santa Barbara in 20113

Some online sources mention Santa Barbara architect Ronald Bergquist as the designer of 409 S. 2" Street, but

no primary sources were discovered to support this statement. ** The research indicates David S. Smith as the

architect of record, and it is unknown if Bergquist and Smith worked together on the 409 S. 2 ™ Street building.

Bergquist designed similar Googie style buildings for the Sambo 8 shain during the 1960s.** He also designed

his own |ine of Fancy Dan®s restaurants in Portland, Dal
founded the Shari ©®s r est au lisamdre ttah 40 iofthem ia sevkn staeesduringthe t o e st
1980s.%

Figure 27. S a mb o ©s in Fursom, dekigned by Ron Bergquist in 1964 (VNRHP Registration Form, Sunshine MileHistoric
District, page 62).

425 S. 2 Street
The research did not reveal any architect or builder associated with the property at 425 S. 2 " Street.

38 Email communication with Dana Peak, Planning Division, City of San Jose, February 18,2021.

®FObituary f or Da v-RydeHSider FnaraltChapef, httdge/lwentwrhsb.com/obituaries/David -Smith/#!/Obituary (accessed
February 18, 2021).

40 American Institute of Architects (AIA) Historical Directory of American Architects (1970); Santa Barbara City Directories via Ancestry.com.

4! Santa Barbara City Directories via Ancestry.com.

42 The Press Democrat,May 24, 1970.

“FObituary for David S. Smith. f

“FCoffee shops, Northern California,f Roadside Peek website,
http://www.roadsidepeek.com/roadusa/southwest/cali fornia/nocal/nocaleats/nocalcoffee/index4.htm (accessed February 15, 2021); Heather
David, FSambo®s Bo T bttpsd/wwsvdlinkr.coro/shetos/146F6209@N02/4005659840 (accessed February 15, 2021).

4 Tucson Historic Preservation Foundation, Br oadway Born Modern, A Guide to Tucsonds Modernis
https://preservetucson.org/wp -content/uploads/2017/09/Broadway -map-web-1.pdf (accessed February 9, 2021).

46 Demion Clinco and Starr Herr-Cardillo (Tucson Historic Preservation Foundation), NRHP Registration Form, Sunshine Mile Histroic District
(June 26, 2018), 62-63.
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10. OCCUPANCY HISTORY

The building at 409 S. 2" Street wasS a mb difkgpancake house from 1968 to until at least 1979. 4’ According
to the building permits, China Station restaurant operated at this location in the early 1980s.*® Most recently, Bo
Town restaurant occupied the building from ca. 1989 to 2019. “° The building is currently vacant.

The address associated with the accessory building on the subject parcel, 425 ¥ S. 2 Street, was not listed in
the available online (pre-1979) city directories.

11. RECONNAISSANCE SURVEY OF SURROUNDING PROPERTIES

A reconnaissance survey of27 properties within 200 feet of the proposed project site was carried out in January
2021. Each property was photographed and is briefly described below. Ten of these properties have been
previously identified on the City of San Jose HRI; none of them have been designated as San Jose City
Landmarks5° Three properties (#6, #21, and #27) have been previously found individually eligible for CRHR.

Table 1. Properties within the survey area that were identified on the City of San Jose HRI

SURVEY # | ADDRESS APN NAME g'??EE ;5’:_3_ DESIGNATION ON SAN JOSE HRI
#6 ;12—;48 s. 2 467-47-039 | Kooser Residence | Queen Anne | 1892 Eltir?]i:tljr;ogfchigzmia Register,

#14 434 S. 1% Street 467-47-003 | Bonner Stables 22'95 Contributing Site/Structure

#16 400 S. 1% Street 467-47-090 | Boschken Garage | Modern 1913 Structure of Merit

#17 451 S. 1 Street 264-30-088 | Garden City Glass 22'15 Structure of Merit

#18 445 S. 1 Street 267-30-087 | L-amour Shoppe i:gg Contributing Site/Structure

#19 439 S. 15 Street 264-30-086 \é\ﬁ:%?:ll;”rmer Modern 1920 | Structure of Merit

#20 431 S. 1% Street 264-30-085 | Conrotto Garage Modern 1923 Structure of Merit
s gy [Tree [skon [ Ebletor o g
#26 374 S. 1% Street 467-46-044 | Eulipia Restaurant Contributing Site/Structure

#27 476 S. 29 Street 467-47-036 | Luther Residence cfcl'ti:?: 1885 Egﬂ;ﬂ'ﬁ\g;ﬁ:ﬁggi' ;fl?;;f; of Meri

47 San Jose City Directories.

48 City of San Jose Permit Center.

“FAfter 30 years, Bo Town r e&#® MacunaNews, March 23,2009.J ose i s cl osing, f
50 City of San Jose, City of San Jose Historic Resources Inventory, February8, 2016,
https://www.sanjoseca.gov/home/showdocument?id=24021 (accessed December 28, 2020).

treanorhl.com 21


https://www.sanjoseca.gov/home/showdocument?id=24021

Project Name: 409 S. 2" Street d Bo Town, San Jose HRE
Historic Resource Assessment & Compliance Review- DRAFT

Project No: HP0639.2101.00

October 22, 2021

AV AR " Y R T e . . N “~ .
Figure 28. Surveyed properties situated within 200 feet of the project site boundaries. The project site is outlined in dashed
red. Properties listed on the San Jose HRI marked by ared star. (Edited from GIS Map, Office of the Assessor, County of

Santa Clarg retrieved February 8, 2021.)

1. 384 S. 2 Street, 467-46-016

Constructed in 1950, this contemporary one-story commercial building is rectangular in plan and has a three-part

front (west) elevation.5! The roof is flat, except for a raised, hipped -roof section at the center. The wings flanking

the center feature a grey, tile base, a stucco middle section, centered display windows, and a brick top section.

The central portion has a glazed entry, alargedi spl ay wi ndow, and signage stating
brick substrate, matching the upper portion of the wings.

51 City of San Jose Online Permits.
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Figure 29. 384 S. 2 Street.

2. 394 S. 2" Street, 467-46-015

Constructed in 1954, this one -story commercial building is rectangular in plan. 52 The utilitarian corner building
has stucco cladding and a shallow curved roof behind a straight parapet. The primary window type is metal sash
fixed. A recessed entry on S. 2 Street consists of a glazed double door with a transom. Small arched windows
flank the entryway on the front facade.

Figure 30. 394 S. 29 Street.

3. 404 S. 2 Street, 467-47-042

Constructed between 1915 and 1948, this one -story commercial building is roughly rectangular in plan with a
chamfered northwest corner.%® An asphalt-paved parking lot is along the E. San Salvador Street side of the
parcel. The utilitarian building has stucco cladding and a flat roof with straight parapet. The primary window type
is aluminum-sash fixed. Multiple entries, typically glazed double doors with a transom, provide access to the
stores located within the building. A continuous fabric awning above th e openings wraps around the building.

52 City of San Jose Online Permits.
53 Sanborn maps; Historical Aerials by NETR Online.
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4, 418 S. 29 Street, 467-47-041

Constructed in 1948, the one-story commercial building is rectangular in plan. > The stucco-clad utilitarian
building has a combination of flat and shed roofs. A central entry with sliding aluminum -sash doors and two
large openings are on the front facade. A standing seam metal and fabric canopy runs along this facade. Two
windows with security bars and a single door appear on the south facade facing the adjacent parking lot.

Figure 32. 418 S. 29 Street.

5. 430-432 S. 2 Street, 467-47-040

This is an asphalt-paved surface parking lot with a small one-story structure at the southwest corner. Constructed
between 1915 and 1950, this Mission Revivatinspired one-story commercial building at 432 S. 2™ Street is
rectangular in plan.%® The textured stucco-clad building has a flat roof and a stepped parapet. A metal -sash
storefront assembly with glazed double doors and side -folding security grilles are on the front facade. Two
smaller windows with simple wood trim punctuate the north wall facing the parking lot.

54 City of San Jose Online Permits.
%5 Sanborn maps.
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6. 446-448 S. 2 Street, 467-47-039

This parcel was identified in the City of San Jose HRI as a historic resource (individually eligible for CRHR)
Constructed in 1892, the parcel features two Queen Anne houses also known as Kooser Residence®® The
buildings are mirror images of each other, with a breezeway in the center, and a connector at the second floor.
The hipped roof buildings each have projecting angled bays with gable roofs and decorative gable ends. The
wood frame buildings are clad in horizontal wood siding and patterned wood shingles. Each house also features
projecting, gable -roofed entry porches featuring spindlework detailing . The primary window type is wood-sash,
one-over-one, double -hung. Notable features include cutaway bay windows with corner pendants, patterned
shingles between the first and the second floors , as well as decorative woodwork at the gable ends and the front
bay windows.

Figure 35. 446 S. 2 Street.

7. 456 S. 2 Street, 467-47-038
This parcel features a one-story single-family house at 456 S. 2" Street that was constructed pre-1915.5" Also, a
one-story commercial building at 458 -460 S. 2" Street was added to the property in 1948. %8

% San Jose HRI.
57 Sanborn maps.
%8 City of San Jose Online Permits.
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Set back from the street, the house features horizontal wood cladding, a hipped roof with a bracketed cornice, a
projecting, centered entry porch with in-antis columns and a decorative gable end, and wide windows with
flared, pent -roof overhangs. Stylistically, the cottage appears to be a transitional late -Victorian/Craftsman
example.

The adjacent commercial building at 458 -460 S. 2™ Street is a simple Modern structure. It features a stone tile
base with a projecting planter, large display windows flanked by glazed entry doors, and a plain parapet above.
There is currently no ornamentation apart from signage.

8. 470 S. 2" Street, 467-47-037

Constructed ca. 1960, this Midcentury Modern -influenced two-story building is rectangular in plan. * The wood
frame building has a flat roof and a mix of stucco cladding, vertical wood cladding, and stone veneer. On the
front facade, two stores with large, fixed windows and recessed entries are sheltered below a fabric awning. It
appears that the rest of the building contains residential units with aluminum -sash sliders and panel doors. An
open stairway and corridor along the south facade provide access to the second floor. An asphalt paved parking
area s on the southern half of the parcel.

4 iy
;-

Figure 37. 470 S. 29 Street.
9. 475 S. 2" Street, 467-47-091
Constructed ca. 1960, this three-story hotel complex features two buildings roughly rectangular in plan .5
Arranged around a central narrow courtyard, the contemporary buildings are connected to each other via open
stairways and corridors with simple metal railing s. Both buildings are stucco clad with low-pitched gable roofs.

59 Historical Aerials by NETR Online.
8 Historical Aerials by NETR Online.
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Typical windows are sliders with profiled stucco trim. At the southeast corner, a stone -clad section features a
single glazed door and aluminum -sash windows opening to the lobby area. Carports are tucked under the south
building.

Figure 38.475 S, 2 Stret.

10. 490 S. 1¢ Street, 467-47-098

Initially constructed in 1968 as a tire service and retail store, the building was remodeled in 1990 to be occupied
as a theater.®* Consisting of three attached structures with flat roofs, this contemporary complex features a
variety of exterior materials including stucco and concrete masonry units. The structure at the south has
aluminum-sash storefront assemblies with glazed doors along S. 1%t and E. William streets. Asphalt-paved surface
parking is on the north, west, and east sides of the complex.

Figure 39. 490 S. 1% Street.

11. 476 S. 1% Street, 467-47-007

Constructed between 1915 and 1948, this one-story Modern building is rectangular in plan with a rear addition .52
Capped with a flat roof, t he building has stucco cladding on the lower half and metal cladding on the upper half

of the front facade. Three mul ti-lite metal -sash windows and a recessed main entrance with glazed double doors
are along the street. A slightly rotated fixed square window punctuates the metal cladding on the upper level.
The side walls are exposed brick.

51 City of San Jose Online Permits.
52 Sanborn maps; Historical Aerials by NETR Online.
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Ei&ﬁre 40. 476 S. 1 Street.

12. 455 S. 2" Street, 467-47-095

Originally constructed in 1964, this three -story hotel complex with exterior circulation is J-shaped in plan and
wraps an asphalt-paved parking lot at the center. ® This succo clad contemporary building ha s flat roofs at
varying heights. The majority of windows and doors face the open corridors with simple metal railings along the
parking lot. The main entrance to the hotel is on the S. 2™ Street side, tucked below the ea st wing. The front
facade facing S. 2™ Street is divided in roughly four sections, the widest of which provides the vehicular entrance
to the parking lot at the parcel interior. Aluminum-sashsliders and fixed rectangular windows of varying sizes

punctuate this facade.

Figures 41 and 42. 455 S. 2 Street,r th top photograph taken from S. 2 nd Street, anditﬂe bottom from S. 1 st Street.

83 City of San Jose Online Permits.
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13. 450 S. 1* Street, 467-47-004

Constructed between 1915 and 1946, this Mission Revivatinfluenced one-story commercial building is
rectangular in plan.% The building has textured stucco cladding and a low -pitched gable roof with a shaped
parapet. Three metal-sash storefronts sheltered below metal awnings appear on the west facade. Two glazed
wood doors and a flush door open to the street.

Figure 43. 450 S. 1% Street.

14. 434 S. 1* Street, 467-47-003

Constructed between 1915 and 1950, this one -story Mission Revivatinfluenced commercial building is

rectangular in plan.% The propertywasn ot ed as Fhi st obecauseitlple-gates thegpost-19D6c a n t
earthquake commercial development on the block f in the San Jose URM Suwey conducted in 1991 but it needs
further research for a conclusive assessmentregarding the NRHP, CRHR, or City Landmark status® The brick
structure has textured stucco cladding and a gable roof hidden behind a shaped parapet with a profiled cornice
and brackets. A small projection with light fixtures extends from the facade below the parapet. A tall metal

double door is centered on the front facade of the building and is flanked by multi -lite metal -sash windows.

Figure 44.434 S. 1 Street.
15. 410 S. 1* Street, 467-47-089
Constructed between 1915 and 1950, this early 20" century commercial style, one-story building is rectangular in
plan.®” The facade of this simple commercial building includes a row of vertical fixed display windows. The

64 Sanborn maps; City of San Jose Online Permits.
% Sanborn maps.
5 Glory Anne Laffey (Archives & Architecture), Bonner Stables, 434 S. First StreetDPR Form,December 12, 1991.

57 Sanborn maps.
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