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INTEQLUCTION

Our scciety is geared for progress. The by-product of pro-
gress is the continuing need for change, though not always for
the better., For the cake «f change, remains of our past bescome
obsolete and often fall invo obiivion. It is therefore equally
importani to preserve the better values ofthe past, some of which
may still be effectively used today.

The most prominent evidence of our past is the man-mads en-
vironment. These evidencess are impocrtant beczuse they reprzscnt
historical events as well as man's handy work. The purpcse of this
study is to estatlish a workzble method to restore older buildings
and necessary settings. This setting is in Cherryvazle, Kansas.

Small cities in Kansas have been declining in the past two
decades. As the decline accelerated, efforts to reverse ti.is
trenl became more intense in recent years, Perhaps due in part
to the energy crisis in 1973, people became more sware of the fact
that the endless change at the expense of our natural resources
is no longer the best method to imprcve cur quality of life,and
that we should learn to make better use of our existing natural
and manmade resources, Coupled with the prevailing nostalgic
trend in the country, restoration of C.B.D. and other physical
amenities of small cities will aid tremendously in the revitali-
zation process.

Every student of planning, academicians or practicioners is

ware that every planning effort is a process, Depending on the



condition within which each planning process 1is executed, some
processes are rigid while others are open to mere options., It is
the author's position that because there is no simple answer to
the revitalization of a small city, it will require relentless
effort on the part of each city's inhabitants to plan, promote,
redevelop, and develop in order to channel the revitalization
process in the right direction. Throughout this continuing effort,
professionél consultation in varying disciplines will be needed
at various points in the process. Consultation in physical de-
sign is definitely a needed service,.

The author's purpose in writing this thesis is to mini-
mize the fear for the unknowvn in tuilding restoration, and tc¢
suggest a direction in which resteoration may be achieved., This
thesis is, therefore, written to provide the methodology in the
area of physical design for the revitalization preocess using
Cherryvale as an example which is applicable for most small towms.
Physical redevelopment must interfazce with economic revitalizaticn
and subsequent population growth. Because this is a process, the
author does not believe that a "laster Plan" for a redeveloped
C.B.D, is practical. "Master Plan" represents the end product that
depends on many related variables bhefore it may be realized. The
author will attempt in this thesis to identify a workable physical
redevelopment process that interfaces with other revitalizztion..
activities., Within the physical development process itself, re-
storation of existing buildings along with beautification of the

setting, will each play an important role. The emphasis on re-

vitalizing the C.B.D. is significant in that it is the core of



the city, and as such reflects the vitality of the city itself.
The city of Cherryvale is used for this study because it
has been fortunate in recent years in not demolishing most of the
old buildings. The availability of old buildings, in combination
with a rich history and strong community‘leadership make Cherry-
vale a likely place for revitalization, and is the main reason
why Kansas State University Center for Community Planning Services
selected Cherryvale for preliminary planning in 1971. This thesis
is a follow-through of the 1971 effort.
Cherryvale is located in the northwestern part of Montgomery
County, in southeastern region of Kansas. Southeastern Kansas
is part of the Ozarks Region, a region that is in need cf economic
development. Cherryvale is no exception to this regional con-
dition. The population of the city peaked out in the 1920°'s,
and the average age of its present residents is relatively high.
In the preliminary study by Kansas State University Center
for Community Planning Services, activities included gathering of
basic data and continuing planning znd design consultations.
Through this effort, it was established that:
1. DMost of the commercial buildings in the C.B.D. are
still in the original state, allowing restoration
work to better reflect the original motif.
2. Business district deterioration appears to go hand
in hand with economic decline,.
3. The type of architecture and the setting is exactly
the atmosphere sought by promoters of the Disneyland,

where millions of dollars had been spent to recreate



the same. This is an asset that the city should
restore and preserve.

L, wWhile a design solution for the C.B.D. cannot by it-
self ensure success in the revitalization of downtown,
it is nevertheless an important ingredient in making
the total process a success.

5. The C.B.D. is the most imporiant image-giving re-
source of the city. Success in the physical im-
provement of C.B.D. reflects the positive attitude of
the community, which would in turn encourage potential
industries, businesses, and shoppers to invest and
shep in the city.

6. 1If business activities were to increase, younger
people of thecommunity would be atiracted to remain
in the e¢ity. Increased business activities will
further .attract more people to move to the ecity.

It is through the above set of preiiminary conclusions that

it was decided; a design study to improve Cherryvale C.B.D. will

be beneficial to the overall revitalization effort of the city.



HISTORY

Although this study does nct deal with the history of
Cherryvale, a brief lcok at the history aids in understanding
the development of the city. DMany interesting anecdotes combined
;iﬁrﬁ;king this a unique city. A1l the information in this s=c-

tion is taken from CHERRYVALE CINTENNIAL,' published in 197%

for the gi£§‘s centennial celebration.

The earliest record available on Cherryvale was dated in
1868, the year Norris P. Mocrgan seftled in a farm near Cherryvale
as is known today. By 1871, the record shows twenty-seven land
holders in the same vicinity. The city of Cherryvale itself
came into existence because of the railrecad. (Figure 1) It
was iﬁ 1871 when Santa Fe Railroad designated a site for the
City. By 1879, the Frisco Railroad reached Cherryvale where it
creesed the already existing Santa Fe line. The Memphis Rail-
road Company extended its line from Parsons to Cherryvale, and
Santa Fe line was extended to Coffeyville. By 1886, up to nine
trains brought 160 cars of freights out of the city on a given day.

It was later noted in the CHERRYVALE TVENING CLARION in 1899

that "Cherryvale has 28 trains carrying passengers in and out
six different directions every 24 hours..." The sudden growth
of cities befors the turn of the century due to the railrcad in-

dustry was a trend not unique to Cherryvale. Periphery developments

1
“Cherryvale Centennial "A New Century Beckons,”" 1971
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due tec the railroad'%gre consistent with the pattern at that
time.

Although the railroad was the catalyst for the early
growth of the city, natural resources and subsequent industries
made up the chemistry for the continuing growth after the turn
of the century. Oth;} than the agricultural activities, natu-
ral resources includgd abundance of natural gas for industrial
uses, and shale moﬁﬁgs for bricks, With excellent shipping
facilities offered by the railroad, these combined tc give the
city econcmic base needed to perpetuate growth.

Due to the liarge resources of natural gas in the area, a
zinc smelter was established in 1898 at the cost of $350,000
(Figure 2). It was at that time known as the largest zinc
smelter in the world, and employed 458 people. This smelter
was founded by S. C. Edgar, whose name the company carried for
over 30 years. This operation was so busy that in the first
eight years., the plant maintained day and night operation.

t various stages of the plant's existence, it was owned by
the U.S. Steel Corporation, The American Steel and Wire Company,
and National Zinc Company. After the local boom, the major
zinc operators moved south to Oklahoma, deminishing the im-
pertance of this industry in Cherryvale,

Even as the boom for the zinc indusiry was taking place,
the shale mourrds in the vicinity zlong with the availability
of natural éééibrought in brick yards. The first full plant
was erectediin 1297 (Figure 3). Subsequently, three plants

‘.

were in operation north of town (Figure 4). By 1930, the com-
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petition of concrete as the major building material cut
down the demand for brick, and thece plants were closed.

Zinc and brick were twe major industries that made
Cherryvale a prospercus town. Several minor industiries in-
cluded a glass factory, a creamery, a stcne mill, a barrel
factory, a bicycle factory, a planing mill, a marble works,
and a sugar refinery.

All the industrial activities of Crerryvale began the
downward slide after the 1920's, at which time the population
was known tec reach a peak of more than 7,000. Although such
a claim cannot be substantiated, it is considerably more than
2,605 people in 1970. The decline has reached the bottom,
and therefore, potential industries may be attracted to the

city to stimulate growth.



ASSUMPTIONS AND GOALIS

In order to develop a viable plan, assumptions need to
be made to recognize given conditions that will continue to
affect the design. Beyond making a set of assumptions, goals
are set as a framework for the design to revitalize Cherryvale
C.B.D. and as a planning toocl to ensure optimum achievement.
Whereas goals should ideally be absolute, it may be revised in
accordance to changes in priority. Furthermore, goals need to

be dealt with because it is a strong communication tecol.

Assumptions:

The assumptions made here deal mainly with conditions that

affect physical planning, and are stated as follows:

< Cherryvale will continue to have the high quality
of leadership necessary to effectuate physical de-
velopment,

2 The promotional efforts on the part of the community
to attract new industries will be effective, and
Cherryvale will again experience significant growth.

% The community is in agreement that C.B.D. is the
primary image giving resource of the community,
and will support the renovation of C.B.D.

L, The community will seek local, State, and/or Federal
funds in planning and implementation of public im-
provements such as streets, sidewalks, and utilities.

5 Building owners are willing to participate in the

C.B.D. renovation program.



Goals:

11

Public Improvements Proposals, Ozarks Region-Kansas

Ozarks, as prepared by Kansas State University Cen-

ter for Community Planning Services made proposals
for public improvements. These proposals will be

implemented.

Based on the assumptions, design goals are set:

1.

To restore older buildings in C.B.D. so that they

may again be effectively used for anticipated higher
level of ccmmercial activities.

To improve the streetscape for the purpose of creating
a pleasant space for pedestrians and cars, and for
the purpose of creating a setting to compliment the
buildings.

To provide a strong image for the C.B.D. encouraging
more commercial activities,

To establish a method that may be used 25 a tool

in the restoration process,

To encourage and promote economic growth for the city.
To establish through design an overall scale and
architectural theme,

To preserve historically and/or architecturally
significant buildings.

To provide visitors and residents with usable

physical amenities.
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As previously stated, goals are used to ensure direction
and optimum achievement., Priorities change with time, how-

ever, and periodic updating of the goals will be necessary.



REGIONAL PERSPECTIVE

Montgomery County, a part of the Southeast Region of Kan-
sas has been an area of population decline in recent years.
Cherryvale is no exception to this regional trend. The rea-
son for this decline is out-migration due to the lack of eco-
nomic base., Between 1960-65, for example, the excess of
births over deaths in Southeast Kansas was 744, yet the net
population loss was 2,255, Further indication of out-migration
is the higher percentage of older people in the county. In
1960, the median age of population in Montgomery County was
34,65, compared to 29.8 for the State Of Kansas. Also, in
1960, 24.7 percent of the families in the county had children
under 6 years of age, compared to 30,7 percent fecr the State
of Kansas. The higher percent of people in this area in the
clder age group is further indicated by 33.8 percent of the
population older than 50 years of age, compared to 25.2 per-
cent in the State of Kansas.2

The econemic decline causing out-migration is indicated
in sales and income as comparzd between the Region and the
State. Figure 5 shows a low per capita income, ranking 95th
in the State of Kansas. This is partly explained by the drop
in retail trades (Figure 6). This condition typically affects

Cherryvale, and points to the need to increase

L=
¥

Southesst. Kansas, Region of Progress: Fact Book. Page 92

¥

Preparea ty Kansas Department of Economic Development.

£

2
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employment opportunities through manufacturing and periphery
activities, |

Promotional effort to attract new industries to Cherry-
vale is continuing today. This effort is realistic: Cherry-
‘vale is within 30 miles of Neodesha, Parsons, Coffeyville, and
Independence (Figure 7). All four cities are larger than Cherry-
vale, providing adequate support facilities and convenient supplies
to new industries. The City is also located at the junction of
Highway 169 and 160, easily accessible from ﬁost cities. As
discussed previously, Cherryvale was founded because of the rail-
road, Today, Atchison, Topeka and Santa Fe Raillrcad and San
Francisco Railroad cross the City, providing adequate shipping
facilities. Kansas Water Resources Beard also shows a proposed
site east of the city to be called the Big Hill Dam3, increasing
potential recréational resources,

The most unique amenity of this Region is the natural fea-
ture. MNontgomery County lies in a physiographic unit known as

b The rolling topography and wecded area

the "Osage Cuestss".
combine to make this a naturally beautiful area.

Cherryvale is located at a conveniently accessible area,
near to cities for needed services and specialty goods, with

easily available shipping facilities, in a naturally beautiful

3Southeast Kansas, Region of Progress: Fact Book. Page 30
Prepared by Kansas Department of Economic Development, 1967.

hSoutheast Kansas, Region of Progress: Fact Book, Page 1.
Prepared by Kansas Department of Economic Development. 1967,
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setting, and potential recreaticrnal resources east of the
city. These amenities make Cherryvale an attractive City in
which to live, therefore a likely place for prospective manu-

facturing zactivities,



CHERRYVALE TODAY

The City of Cherryvale is classified as a second class
city. The 1970 Census of Populaticn put the population at
2,609, which was a drop of 6.3 percent from the 1960 Census. The
Census also shows 993 households in the City for 1970, a drop of
5.0 percent from 1960, The median age of the residents is 40.0,
more than 10 years above the median age of the State population.5
These statistics point to the deqlining population of the city,
and that most of the decline is due'to the loss of young people,
leaving a laréer percent of older people in the city.

The City is today a guiet place in which to live. The
setting gives the image of a residcntial town. Main Street, the
major street of the City, is still as wide as it was when the
town prospered. It is desolate now, with marginal business ac-
tivities to fulfill basic community needs. As shown on the
Vicinity map in Figure 8, new highway related businesses are lo-
cated along Highway 169, on the west end of Main Street. The
population decline slowed the strip commercial along Highway 169
and is a blessing in disguises Should the City again prosver,
the City has the opportunity to limit unsightly commercial de-
velopment along the highway, and concentrate new developments
in the C.B.D.

Typical of cities experiencing economic decline, the school

enrollment has dropped in recent years. As a consequence, the

5Kansas. Census of Population, 1970, U. S. Department of Commerce,
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physical plant of the schocls in Cherryvale, headquarters of
Unified School Distriet 447, requirc upgrading. As it turned
out, a new high schoecl was built in 1975. Based on the 1970
Census of Population, there were 351 female and 295 male
persons in the school age. Furthermore, 94 girls and 88 boys
are in the pre-school age.6 The schools need to be improved
both for the purpcose of maintaining high gquality of education
and to ensure prospective residents of good schools for the
children.

At this time, the City owns 2 5--acre nark and a 25-acre
lake. Adequate playfiglds in the park, boat ramp and fishing
for the lake make up the outdoor recrzeiional facilities.

The City Library and the Auditorium provide further opportuni-
ties for leisure living. These are important amenities, and
require improvements to attract mere use,

An industrial park was recently e3iabliizhed northwest of
the city along Highway 169, Presently. a fiberglass and a fur-
niture factory occupy the park, A statianery manufacturing
plant currently is located east of the railreoad tract and north
of Main Street. Another source of employment is a vshicle
wheels manufacturer one block north of Main Street. These in-
dustries prove that manufacturing activities can profitably
operate out of Cherryvale. The industrial park should be a
good inducement to new industries to the City.

In summary, Cherryvale does have adequate amenities to

allow growth. It has a new High School with an old but ade-

6Kansas. Census of Population, 1970. U.S. Department of Commerce.
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quate City Library and an Auditorium at the Junior High School
for cultural enrichments. The City Park and the City Lake pro-
vide facilities for outdoor recreation. The industrial park

is not only a facility to provide industrial growth, but is

an indication that the city is making a serious effort to en-
courage such activities.

A brief visual analysis is helpful in identifying problems
and potentials in the physical environment, at the same time
inventorying man made natural elements forming the environ-
ment., This information contributes to the development and im-
plementaticn of design concepts that help to achieve design
goals set in the previous chapter.

The most important design goal is the improvement of C.B.D,
image. These C.B.D. physical elements are'assessed in the next
chapter. Periphery to the C.B.D. are some prominent physi-
cal features that add to the charm and the uniqueness of the
town. These elements in Cherryvale, and identified in this
chapter exemplify similar elements found in other small towns
in Kansas.

Unique physical features are located in three general
areas. On the first area, the Opera House and the Bender Mu-
seum (Figure 9 and 10) are lccated on opposite sides of Neosho
Street just south of Main Street. The Opera House is in
reasonably good condition, and embellishment may be accom-
prlished by converting the overhang into a deck with orna-
mental railings and brackets. Aleng with the original and
authentic state of Bender Museum across Neosho Street, this

area has the potential of becoming a key activity generator.



Pigure 10
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The second areac of visual interest is the Santa Fe Depot
and the sea of brick paving and grass area along the railroad
track and along the appropriately named Depot Street leading
to the Depot (Figure 11 and i2). The Depot structure is in
excellent conditicn and only minor restoration work is neces-
sary to provide feor the re-use of this Depot, perhaps as a
specialized restaurant. Fountains, plant materials, light
fixtures, and outdoor furniture will contribute to a much more
attractive setting complementing the Depot.

The third general lccation with both historical and physi-
cal interests is located further north along the track. This
contains 0ld Frisco Depot and the Wayside Inn (Figures 13 and
14). During the boom pericd at the turn of the century, rail-
road users found accommodations at the Wayside Inn. Frisco
Depot is very typical of similar structures built around the
country, with extended overhangs designed to accommodate
waiting passengers. These structures should be preserved for
future re-use.

These various types of unique physical features may be
identified in mcst small towns. Once identified, these features
should be capitalized for the benefit of residents and visi-

tors, and make up the identifiable image of the town itself,
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CHERRYVALZ C.B.D,

Cherryvale C.B.D, is a "front street" downtown lining
east-west along Main Street (Figure 8). It starts one block
east of Highway 169 and the bulk of the buildings line the
street for four blocks, bisected in the middle by the railroad
tracks. The east half of C.B.D. is desoclate, with a high rate
of vacancy, and most of the commercial buildings are badly in
need of repair. Most of the current commercial activities
are located west of the railrozd tracks.

Main Street is wide, with a 100' right-of-way. The actual
street width is 65'. The reason for this width is due to inter-
urban tracks that used to be aligned along the center of the
street (Figurels5and 16 ). The tracks have since been re-
moved., The width of the street, in combination with low volume
of vehicular traffic, gives Main Street the appearance of emp-
tiness. Landscape treatment is needed to break down the bar-
ren and cold space.

iost of the buildings between Highway 169 and the railroad
tracks are in fair condition and maintains the originazl charac-
ter as shown in Figures 17 and 18. Fortunately, no superfi-
cial modernization with metal treatment has taken place, allowing
the opportunity to restore the buildings to the original archi-
tectural character. A building conditions survey was made in
1971 by Kansas State University Center for Community Planning
Services and showed that most of the commercial buildings east

of the railroad track are in poor condition, and are not feasible
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The buildings west of the tracks, because of higher percentage

of occupancy, are in restorable condition. Despite higher level
of occupancy, second stories of these buildings are mostly vacant,
leaving upper levels of the storefronts with the empnty appearance.
The upper level of a storefront is an important image-giving ele-
ment of a store. Upper level design treatment is therefore very
important. Another important feature of the commercial buildings
is the storefront on the lower level, In mocst cases, a store-
front covers only a small portion on the lower level of a building,
often losing its identity. Attempis to reinforce the identity of
each store include the use of signs. Signs tend to be overbearing,
with one cancelling another in effectiveness, defeating the ori-
ginal purpose. This problem of store identity may be solved
through design. By making each lower level of the stecrefront uni-
que by means of color scheme, design elements, and subtle sign
systems, identities of these stores may be achieved without pol-
luting Nain Street with unsightly signs.

The following chapters are devoted to methods that may be
applied in restoration and besautification of most small tcwn C.B.D.
in general, using in particular Cherryvale C.B.D. as an example.
Yhereas methods and processes recommended are not the cnly ones
availabls, the author strongly feels that through reserach and
“field application, these metheds have proven to achieve highly

satisfactory end praducts.



BUILDING RESTORATION

In upgrading the condition of a building, the approach
taken may be that of complete restoration, partial restoration,
reconstruction, or remodeling that may completely change the
character of the original building design. Buildings to be
restored may be categorized in several ways. First type
includes those that have been remodeled so completely that
the original architectural characteristics are no longer
restorable. The second type includes those that have been
partially remodeled, but still provide enough original char-
acteristics to allow partial restoration. The third type
are those buildings that have never been remodeled, leaving
opportunity for authentic restoration. In Cherryvale, most
buildings fall within the third category.

It is the author's position that the turn-cf-the-cen-
tury architectural character of buildings in Cherryvale C.RB.D.
is important for the purpose of creating a unicus image and
charm identifying the shopping district. Based on this pre-
mise, restoraticn and reconstruction should be emphasized for
the exterior, whereas remodeling may be applicable for the
building interiors, where some modificatiion will be necessary
- for adaptive uses.

In approaching a restoration project, both the owner and

the architect should clearly identify and define the scope and

quality of work, thus requiring careful research intc history
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architectural style, and anticipated use for the building.

In most cases, it is reasonable to assume that historical
characters and events associated with a building are known,

and may be traced back to a well defined period. This is im-
pertant in that the physical identity of the building during
which a significant event occurred in the history of the build-
ing may be the identity to be restored.

Three factors should be considered in any restoration
project. First of all, if the architectural character is the
primary consideration, elements that have been added on through-
out the life of the structure found to be out of character
must be removed, and the architectural integrity restored.
Secondly, should the major rezson for restoring a building
point to relating the structure to persons and events of his-
torical significance; the authenticity of anything that was
visible during the period selected will be important. A care-
ful reconstruction may be as valuable for the purpose of
creating a setting to depict the historical events as is the
restoration of the building itself. Finally, if a building
is interesting enough to be restored for re-use, but is not
necessarily a structure with rich zrchitectural or historical
values, then some degree of modification in the interior spaces
will be necessary.

Although buildings with strong architectural and histori-

cal significance are key factors generating popular senti-
ments for restoration projects, suitabie uses for such restored
projects aré frequently narrowed to museums or other non-profi-

table public activities. Unfortunately, each city may not
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support more than a minimum number of museums. Restoration
approach rremised on architectural and/or historical values
is a worthwhile and glamorous one, but is one that seldom
happens. Restoration for the purpose of feasible re-use by
cash-generating activities will be the bulk of the work in
revitalizing a small town C.B.D.

When restoring an old buiiding, the restoration architect
should be sympathetic and sensitive to the original design.
Attempts to add creative alterations to the coriginal design
often result in awkward combinaticns of old and new proportions
and details; the very basic elements that determine the archi-
tectural style., The degree of authenticity depends largely
on the architectural and historical significance. Such de-
termination should be made through thorough studies, investi-
gation, research, and evaluation. This is a very involved
process, therefore, very time consuming.

Should the architect choose to prepare construction docu-
ment for the resteration of a building, as is commonly practiced,
he will find i% necessary to specify special conditions in the
documents allowing more flexitility for field decisions by
the architect during construction. Unfortunately, the combi-
nation of added research time during preparation of the con-
struction documents and added inspection time required during
construction tend to increase ccsts incurred by the architect.
Furthermore, because contractors need to anticipate known con-
ditions requiring the architect's decisions during construc-

tion, projected cost by the contractor may also be high. Based
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on the author's involvement in restoration projects, the fol-

lowing steps have proven %o be extremely useful:

1.

After determining the authentic architectural
character, thoroughly research the construction
methods used to achieve such characteristics.
Investigate and separate the identity of the
original structure from elements added on but
foreign to the architectural characteristics of

the structure. Record these elements.

Prepare a demolition plan that graphically shows
removal of add-on elements. It is important to

be doubly sure that these elements are non-load
bearing.

Along with the demolition plan, prepare specifi-
cations to ensure careful removal of add-on ele-
ments without damaging elements to be-preserved.
Work closely with the demolition contractor selected
for this phase of the contract to further ensure
careful execution of specified work.

During and upon completion of work, further inspect
revealed conditions to determine signs of structural
fatigue, potential solutions to installing safe
mechanical and electrical equipments, and solu-
tions for required modifications to bring the
structure up to local building code.

Based on cumulation of researched information,

prepare plans and documents for restoration and/or
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reconstruction of the structure.

B During the construction phase, anticipate frequent
on-site decisions requiring more than usual field
or change orders.

9. During and upon completion of the construction
phase, record and complete all changes in the plan
due to on-site decisions. This will provide the
owner with a set of "as-built" drawings, recorded
for future references,

10. Prepare a maintenance schedule for the cwner.

As related to the architect's professional responsibilities,
the process above is consistent with accepted practices. The
architect's responsibility is for the entire operation, which
includes continuing research as well as architectural work.
Such centralization of responsibility ensures continuity in
the process and will prove economical to the owners or the
sponsors in the long run.

Another way to cut down costs is by advising the owner to
avoid negotiating a lump sum contract with a contractor. Con-
tractors generally suspect too much unknown and tend to over-
estimate to cover unknown costs. A lump sSum contract is sel-
dom equitable to either the owner or the contractor. The
fact that no amount of drawings or specifications may adequately
cover information sufficient for either competitive bidding
or adequate advance estimate, strongly suggests that a con-
tractor for the execution of a restoration project should be
paid on the basis of actual expenditure of time and material

to complete the project. This will place an added construction
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management responsibility sn the arshitoet, Despite all the
suggestions noted thus far to minimize costs, anticipated unit
cost of restoration are nevertheless normally higher than most

construction projects.



RESTORATION AND BUILDING CODE

According to most local building codes and ordinances, re-
modeling of more than 50 percent of a building will require com-
plete compliance with the building code. On any restoration pro-
ject, therefore, the need to comply with local building code fre-
quently requires sacrifices in the authenticity of the finished
work. Problems differ with eaéh project, and the importance of
archifectural integrity should be carefully evaluated against
hazards to public health and safety "...When an existing building
is assigned new purpose or uses, it becomes the responsibility
of the authorities to assure public that the structural and
safety characteristics...are adequate for new uses."7 This may
result in either architecturally compatible medifications or
reasonable relaxation of the local building code.

In meeting Uniform Building Code some of the most serious
problems are caused by modifications necessary to provide accep-
table means of egress. Often, open stairways must be enclosed,
additional flights added, stair winders removed, exits widened,
and direction of door swings reversed outward,

Structural systems, even in good condition, may not meet
the rigid live load requirements of the Uniform Building Code.
The most common misconception concerning older structures is
that they were over-designed, and would carry a heavier lcad than

is required. In most cases, this is only partially true. It is

7National Trust for Historical Preservation; Giorgia Cavaglieri,
Preservation and Building Codes. page 15,
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very likely to find a weak link in the structural system., For
example, 2 building may have been constructed with footings, mason:y
walls, and floor joists adequately sized and distributed to with-
stand 100 pounds per square foot of.live load, yet it may be

found that a girder supporting the jolsts may be adequate for

no more than 50 pounds per square foot of live load. This points

to two corrective measures: First, replace or reinforce the gir-
der fo increase its load capacity. Sescond, restrict the use of

the building to those allowed under 50 FSF.

If a building is determined through research to have valuable
historical and architectural significance, certain building code
restrictions in relationship to proposed uses will require evalu-
ation for possible reasonable relaxation of literal code appli-
.cation. "The necessity of confurences btetween building officials
and design professionals,..cannot be too strongly emphasized.
Ofter, project architects are unaware...of the possibility of
conferences with other city and state agencies having jurisdiction
over safety, to arrive at mutual solutions.“8 For this reason,
local building officials should be invited tc actively participate
in the evaluation process, in which each code reguirement should
be evaluated for its intent rather than literal interpretation.
This takes creative approach both on the part of the building
officials and the owner and his architect. For example, if

architectural integrity of a building with significant character

8National Trust for Historical Preservation, V. I. Kelly, Preser-

vation and Building Code.
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will be unreasonably sacrificed to meet a strict code require-
ment for enclosed and fire protected stairway, a reasonable com-
promise may be substituted with an automatic sprinkling system,
plus smoke detection system that will automatically activate a
well concealed mechanically operated ventilator. The two basic
saftey hazards of fire and smoke will thus be controlled and the
architectural authenticity maintained. This egress problem is
pointed out because it is most likely the first one to be con-
fronted. Depending on the use, there are numerous code restric-
tions such as mechanical, electrical, minimum bathrooms, door
widths, area of window openings, emergency accesses, and most
recently provisions for the physically handicépped. Literally
interpreted, some or parts of code restrictions may prove to be
- unreasonable. Selected code relaxation and reasonable substitu-
tion should be carefully evaluated. It is important to realize
that the degree of latitude that may be exercised by a building
official is considerably greater than is popularly credited by
those in the design profession. Keep in mind that when given
the proper conditions, most building officials prefer to be more
imaginative in their interpretation of the building code. Too
often the design profession views the building officialdom as its
adversary., Much of this problem may be alleviated by frequent
consultation, allowing ample time for the building officials to
evaluate both the merits and disadvantages of a given problem.
In most instances, building officials tend to emphasize literal

application of the building code under two basic conditions: first,
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if that part of the code has been historically proven as absolutely
necessary, and that variation or relaxation would present unaccep-
table safety and health hazards. Second, if the designer does not
properly consult with the building official before requesting

for a building permit, forcing the official to make decisions
without thoroughly understanding all the problems and evaluate
possible solutions. Not much may be done to change the first con-
dition, but the second condition is more open-ended requiring

good communication and judgment both on the part of the designer

and the building official.



PRESERVATION: PARTIAL RESTORATION

As is often the case, most people do not have the financial
capability to completely restore a building. This is especially
true in Cherryvale C.B.D., where retail activity level is rela-
tively low. The fortunate consequence from this low level of re-
tail activity is that most buildipgs built in the late 19th Cen-
tury still maintain their original characteristies, without the
superficial aluminum or other applied fake fronts. This set of
conditions is true in many cities noted for historical preservation:

"Since affluence caused our wastefulness, one great source
of architectural wealth is in cities that suffered finan-
cial reverses and simply could not afford the building
booms that wiped out their earlier structures. Charleston,
South Carolina, Savannah, Georgia, and Natchez, Mississippi

were all fantastically wealthy prior to the Civil War and

destitute afterward."9

The most viable alternative to total restoration is partial
restoration or preservation. This alternative is important for
several reasons:

1. Assuming a building is structurally sound, initial
restoration efforts should be directed toward weather
stripping for protecting the building and cosmetic
treatment on the exterior for improved visual effect.

2. By initially working with treatments that will protect
the building, the structure will be preserved for res-

toration efforts in the future.

9Deirdre Stanforth, Praeger Publishers, New York, Restored
America, page 16.
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3. Should most of thé owners and tenants invest in the
modest cost for cosmetic treatment to the building
exterior, the C.B.D. as a district will present a
fresh attractive appearance, drawing potential shoppers.

Partial restoration is, therefore, important as a method

to generate a C,B.D. rejuvenation process. It is unrealis-
tic to expect immediate change in the retail characteristic
by beautifying C.B.D. Through hard work and good leadership,
new images for C.B.D. should be an important catalyst for the
process. Simplified, tﬁis process includes two elements; in-
creased sales attraction and eventual building restoration
maintenance program and are illustrated in the following dia-
gram., This approach requires a modest initial investment.
Considering the potential to generate growth and activities,

the possible result is well worth the gamble.



SCOPE _QOF WORK

As indicated in the earlier survey, the buildings in
consideration have been found to be in good structural con-
dition., Based on this survey, partial restoration should in-
clude the following scope of work as partially shown in Figure
19, and listed below by priority.

1, Moisture and Thermal Protection: This is the

first step in the preservation of any building.

Without this work, existing and improved interior

substructures are vulnerable to water damage.

Work involved includes the following:

a. Roof: 1Inspect the condition of the roof,
(Build up roof in most instances.) Repair
any damaged sub-roofs and recondition the
roof. Replace and/or repair flashing as
part of the roof and brick wall repair.

b. Repair or replace gutiers and downspouts.

Cs Windows and doors: Doors and windows must
be reglazed, weatherstripped, and broken
glass replaced. Most of the problems occcur
on the upper levels, where the spaces are
generally not in use and neglected., Speci-
fically, upper level windows require repair
to the sills and sashes, the two areas most
likely to collect moisture. After repairing
these openings, exposed woodwork must be

scraped and sanded, then primed and painted
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for protection from further deterioration.
Recondition exterior brick wall surfaces: Based on a
previous survey, the exterior brick walls are found
to be in good condition, which means two things: The
face brick section (exterior veneer) is still well
tied to the structural brick; and that the mortar

joints have not deteriorated beyond repair. The best

method to recondition the brick may be accomplished

through the following steps:

a.r Replace or repair damaged face bricks.

b. Sandblast face brick. 1In doing so, extra
caution should be exercised to prevent decom-
posing too much of the brick through over-blasting.
Workmen should be cautioned to keep his equip-
ment within tolerable pressure and far enough to
achieve an even texture.

c. After sandblasting, should the cleaned brick
surface be found to carry too much variation in
the color, the brick may be lightly stained to
achieve a uniform color.

d. Alternative to sandblasting is water blasting.
Viater blaster will effectively remove most grimes
and paint, but will leave minimum damage to the
glazed surface of the face brick. Even though some
eguipments are capable of building up a head

-xpressure of 10,000 FSI, 6,500 PSI should be adeguate
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to clean off up to three layers of paint.

e, Steam cleaning along with wire brushing is
frequently used for removing dirt and grime
accumulated over the yéars. This method is not
effective for removing paint, but is useful in
cleaning non-painted brick surface. For periodi-
cal maintenance purpose, this method is highly
recommended.

f. Muradic Acid and wire brushing may also be
used for cleaning. This is especially appli-
cable near industrial areas where smoke stains
need to be removed.

g. Tuck-pointing should take place after recon-
ditioning the brick surface by any of the above
methods. In tuck-pointing the face brick, an
investigation should be made as to the type of
brick and the mortar joints used. In most of
the cases, dry-pressed bricks were used. Joints
used in laying dry-pressed brick are only 1/8-inch
as opposed to 3/8-inch. Because of this, a por-
table brick saw is recommended for cutting
into the existing joint before repainting.

(Blade widths are only 1/8-inch).

h. After tuck-pointing, two coats of clear silicone
sealer should be applied to protect the porous
brick.

3. Recondition Exterior Stucco: Stucco surfaces are easily
patched and painted. In patching stucco, the texture must

be uniform with existing surfaces.,
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Replace hazardous space heaters, As noted in pre-
vious survey, many of the buildings are heated by
non-vented space heaters. This type of heating sys-.
tem presents a health hazard oy burning up oxygen

in the building, exposing inhabitants to the danger

of carbon monoxide poiserning. The first corrective
step is to install a vent. Should it becomé finan-
cially feasible, a new forced air system 1s recommended
to provide air handling fiexibility for both tempera-
ture and humidity control.

Electrical System: E¥Electrical system should be up-
graded to meet the electrical code. 1In most cases the
most important step is the replacement of the main
circuit treasker panel to provide at least a 100 amp.
capacity and to expand branch circuiis. The second
step is to provide boxes for all fixtures and switches,
These are important improvements becausze most fires
caused by faulty wiring are due to either overleading
an improperly sized circuit or by sparks from loose
wiring connections not protected by a metal box.
Upgrade plumbing: In most buildings plumbing systems
are often inadequate due to cld lines and equipment.
Hot water heaters should have safety valves to prevent
dangerous pressure build-up. 0ld lines are frequently
piugged due to calcium build-up. As 2 general rule,
cost may be minimized by initially replacing only

the horizontal hot water lines where most build-up
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tends to settle. Second most likely plugged lines
are the horizontal cold water lines, including the
supply line from the meter. Vertical lines are
liekly to be free fron clogging.

Bathroom improvements: With the improvement of
rough plumbing, the building is ready at any time
for additional bathroom facilities. Most of these
buildings are equipped with only one bathroom. De-
pending on the occupancy, some of the builldings will
require separate facilities for men and women.
Bathrooms should be redesigned to include good
ventilation, conveniently located waste dispensing
equipment, and easy to care for walls and floors.
Ceiling: In most of the existing buildings, cld
gstamped metal ceilings are still in place, and are
found to be in good condition. These ceilings
should be preserved and reconditioned where possi-
ble. Repair methods include pounding each deformed
metal back into shape, fill and smooth out the re-
paired surface with plaster, then paint the ceiling.
Since the ceiling is seldom touched, such treatment
should last a considerable long period of time.
Unless it becomes absolutely necessary to provide

a definite function_such as providing room for a
duct system, suspended ceilings should be avoided
in order to maintain the original proportion of the

space.
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Walls: Treatment?%f wall surfaces varies from

one building to another, depending on the con-

dition of the existing wall and the desired ef-

fect.

The following is a list of possible treat-

ments:

a.

Should thegléfh and plaster wall system be
found to be in good condition, the plaster
should be*pxtched.

If the plaster surface is found to have been
damaged beyond repair, it should be removed
and replacsd with gypsum bcard, which will
achieve essentially the original effect as
the original surface.

An alternative to a finished surface is %o
remove all lath and plaster, including in-
laid wood’ joints in the brick used to anchor
wood lath. Exposed brick should be repointed
and protected with a clear sealer. This me-
thod capitalizes on the charm and warmth of
the brick wall.

A second alternative is to selectively re-
place plaster surface with paneled wood.
This method is used to accent certain wails
by contrasting texture and color. The use of
simyléted wood paneling will appear super-
ficéal, however, and is not recommended.
Thege should be solid wood panels to be

stained and varnished.
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10. Floors: On the first floor, floor tiles may be
given a new look by simple cleaning. Should the
floor be worn out and require new surface, vinyl
tiles on tempered masonite underlayment, carpet, or
new wood flooring with required wood sleepers are
all good alternatives. The choice of flooring and
colors, however, shcould be carefully evaluated for
its compatibility to wall finishes and color schemes.

It would be unrealistic to expect an owner to execute a

restoration project in its entirety. For the best impact on
C.B.D. and for the purpose of protecting each building, moisture

protection and exterior treatments should be initially emphasized.



EXTERIOR DESIGN APPROACHES

The most important exterior improvement is the reconditioning
of brick or stucco surfaces as described in the previous chapter.
Beyond this, additional cosmetic treatments include window treat-
ments, highlighting of ornamental details, and well coordinated
graphics system. The purpcse of this chapter is to propose
conceptually alternate design themes for the C.B.D. that will
capitalize on the charm of existing architecture, as well ss de-
sign elements to complement and énhance the physical environmernt.
The design *treatments are listed as follows:

1. Basic Wall Treatment: The charm of an old store-

frent is first made up of the basic proportion of

the building in combination with the windows and doors.
(Figure 2CG) As stated by George Stephen relating to
thes: elements: "The....group of elements could bes®
be described as "qualities', which results from the
manipulation of the five primary elements of peint,
line, plane, mass, and space, and are of utmost im-
portance in determining the general character and
design character of the building. They are: pro-
portion, solid-void relationship, scale, emphasis, di-
rectional emphasis, rhythm, effect of light and

10

- shade, and balance," It is therefore important to

1ORemodeling 0ld Houses Without Destroying Their Chzracter;

George Stephen, February 23, 1974, Alired A. Kknopf, Inc.
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emphasize the integrity of the building structure

by not covering the wall surface (Figure 21 and 22)

either partially or in its entirety with wall co-

vering foreign to the original structure. This
emphasig is particularly directed against the use

of aluminum store fronts. Frequently, in efforts

to ereate a new look, aluminum surface has been

used to completely cover the building to create a

"new look", In some cases, only the lower level

front is given this treatment. In either case,

the basic building design has been bastardized be-

yond recognition. Aluminum fronts also add weight

on masonry walls that may still require repair. In
essence, covering a problem does not solve the
problem, Furthermore, such treatment makes second

level floor spaces non-usable. .

Enhancement of exterior wall surfaces: The enhance-

ment of exterior wall surfaces may be accomplished

by the use of reliefs on wall surfaces, color accent,
light fixtures and sign systems,

8, Acoent of brick coursing: One of the most com-
mon treatments on exterior brick surfaces is
the indentation and cobbling of brick work.

The Ppeauty of this treatment is achieved by

erq;iing relief with the uniform brick texture
tgrbpeak up the flat surface and to crown the
pa{éﬁet wall as shown in Figure 23, This kind

of accent is effectively brought out by deeply
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casted shadows requiring no variation in the
color for accent details and relief areas,
Considering the natural beauty of brick, these
details should not be superficially accented
by applied colors. If the condition of the

brick is found to be poor, however, paint

may be used as the very last alternative.

Metal cornices: As shown in Figure 24, applied
metal cornices are used on some buildings to
crown the storefront parapet wall. These
cornices are mostly fabricated out of zinc
coated sheet metal rich in detail and require
painting for both protection and color accent.
Fabricated metal is one of the elements on the
building where color should be applied to

accent or compliment the brick surface.

Windows and doors: The building mass would be visu-

ally boring without fenestration. In these old

storefronts, double hung sash windows on the upper

level, the fixed display windows, and the entry

doors on the street level should be capitalized both

to compliment and enhance the appearance.

a.

Upper level windows: The upper level windows
are attractive, other than the function, by
cutting down the massiveness of the building
establishing a series of well proportioned
visual rhythm. Windows on the upper level are
double hung windows with stcne headers and

8ills. The most prominent characteristic of



the nineteenth century window design

is in its verticality (Figures 25 and 26).
This characteristic is due in part to the
construction technology of the period, where
flat headers on windows and doors were construc-
ted with limited spans, and is also due in
part to the higher ceiling. Wider windows
would have arches to transfer the masonry
dead load (Figures 27 and 28). Another rea-
son is due to the lower quality of glass made
during that period, limiting the size of win-
dow panes., In addition to the basic narrow
vertical windows, other treatments include
muntins, generzlly vertical, to cut down the
effective widths of the panes. In any case,
the window proportion should not be altered

in the restoration work. Other than repair-
ing and painting the windows, color shades

in the windows will help accent the appearance
of the building.

Display Windows and Entry Door: The lower level
fenestration serves a uniquely different set
of functions, including identification, ad-
vertisement, and inviting entrance for po-
tential customers. Within the combined fenes-
tration of display windows and doors, impor-
tant elements include the transom, proportion
in the use of muntins for the display windows

and the use of doors.
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. SIMPLE DOUEBLE WIHDZWS VISUALLY TIED WITH SEMI- CIRCULAR LISHT.
2. FIXED OPAGUE PANELS SHOULD BE COMPATIBLE WITH THE FORM.
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TYPICAL ARCHED WINDOWDS

- Figure 27

I. BRICKING-IN WINDOWS VIBLUALLY DETROY FPENESTRATION.
2. INCOMPATIBLE PANEL [N THE ARCHED AREA.
3. FIXEPR @LASS |6 OUT OF CHARACTED.

INAPPROPRIATE ARCHED WINDOW TREATMENT

Figure 28
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The use of color is an important method to bring
attraction to the storefront. The choice of
color scheme may be either complementary or
analogous, but it is important to grey the
colors so that the combination of colors may
better blend together. In picking out colors,
it is also necessary to be cautious in trying
to duplicate the original colors of the build-
ing. Keep in mind that the choice of paint
colors at the turn of the century was gquite
limited by technology, and that very little
variation was available at that time. With the
greater spectrum of colecrs to choose from to-
day, the designer may exercise greater options
to achieve the ultimate appearance. There

are also several ways to make display windows
more attractive and in keeping with the archi-
tecture of the period (Figures 29 and 30).
These include the use of muntins, well propor-
tioned panels below the windows, or well de-
signed signs on the windows., The transoms
have often been covered up over the years

with boards. Sometimes, these boards cover
original leaded glass in the transom. These
windows should be restored to their original

condition. Furthermore, transom windows are
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“TYPICAL BTOREFRONT 18
GENERALLY SPANNED BY A
BEAM AND IDECORATED WITH
ROSETTE®S., LEARED GLASS
(& COMMONLY FIUND [N THE
TRANSOM. 1D0OR AND
WINPOW PROPORTIONS £oM-
PLIMENT EACH OTHER,

" PARTICULARLY [N THE

POTTOM PANELS.

TYPICAL STOREFRONT IWITH
RECESSED ENTRY 1D00R

Figure 29

MORE ORNAMENTAL PETAILS
ARE ACHIEVED 5 THE

USE OF CAST-IRON
COLUMMS RICH IN DETAILS.
PEBPLAY WINDOWS MAY
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PROFORTIONED MUNTIN
PIVIDER LiskTS. <

TYPICAL STOREFRONT WITH
FLU6HED ENTTQY DOOR

figure 30
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important in achieving the correct proportion

in the relationship between the tall building

mass and the lcwer level fenestration, yet at

the same time providing human scale of 8' = 0"

entrance and display windows below the transom
height. This combination of entrance height

and transom window provides the necessary charm
that is an important part of the building char-

acter,

.Applied embellishments: The basic proportion and

detail on %the windows, headers, and sills contribute

to the overall charm of the building. These elements

may be further embellished, however, by applied em-

belilishmenris, which inciude the Tollowling:

a,

Shutters: Many of the windows were originally
designed with operable shutters. Over the years,
with use of climate control inside buildings,
shutters are no longer in use., In recent years,
people are beginning to recognize the visual
beauty of shutters as dress-up elements. In
essence, the application of shutters contri-
bute to the visual quality in two ways: First,
shutters add accent and color to facades. Se-
condly, the shutters will effectively fram and
enhance the windows. In selecting shutters, it
is extremely important to use the correct style
and proportion that 'fits' each series of win-

dows (Figures 31 and 32). Vertical and diagonal
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L PANELED SHUTTERS PROFORTIONED T COMPLIMENT BASUES.
2. LOUVERED SHUTTERS PROPORTIONED TO COMPLIMENT SASHES.
2. PANELED SHUTTERS PROFOKRTIONED T0 COMPLIMENT ©AHES
ANID ARGHED AREAS.

EXAMPLES OF APFLIED SHUTTERS

Figure 31

. SHMUTTER OUT 9F CHARACTER . |
2. PROFORTION OF WINDOW DETRACTED BY IDIVIDED GHUTTERS,

3 SHUTTERD 2HOULD COMPLIMENT THE ENTIRE WINROW, NOT
, JUST A FORTION.

INAFPPROPRIATE SHUTTERS APFLICATION

Figure 22
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shutters are out of character, and should be
avoided. ©Shutters should also appear to fit
the windows: each side of the shutter should
be half the width of the window.

Shades: The use of colorful shades behind the
windows is an effective application to accent
the windows (Figure 33). Since the second
floor is seldom used, the shade should be drawn
about two-thirds of the way down, but never all
the way down. This will give the appearance
that the second floor is being used, yvet
taking maximum advantage of the colorful ef-
fect from the shade.

Awning: If a facade is oriented toward the
west or south, the use of canvas awnings is
recommended (Figures 34 and 35). Over the
years, aluminum awnings became availabdble cn
tﬁe market and have been widely used. [espite
its functional effectiveness and durabiiity,
aluminum awnings are visually too rigid and
are out of character with storefronte under
discussion. Canvas awnings add color and
visually 'soften' the facade. Furthermcre,
the strong shadows cast by awnings crezte con-

trast that accents the facade.

Fixtures and Signs: Light fixtures and sizns are

add-on elements to the building that serve two ex-

tremely important functions: illuminaticn a2nd iden-

tification. It needs tc be pointed out that most



Gili

OIRAPED AND SHALES ACCENT WINDOWS
AND BUGEEST ACTIVITIES

SHADED £ DRAPED

Figure 33

AWNINGS TS . i

PIROVICE SUADE ool

FROM THE

GUN, ACCENT - El

THE STORE- G

FRONT Y o0

% COLORS, , j

AND  VISUALLY LRI

SoPTENS 1L H

THE PUILDING ‘Uﬂ 1 ,, @

ENTRANCE. -—/ S

' " | | TR e

——;———"’——fiﬂi - ’

i [ - ff::-”""_-
STOREFRONT ANMING

Figure 34



ACCENT THE RKRUYTHM
SET BY THE UFFER
LEVEL WINDOWS.

L IYRICAL NINDOW - AlHINGS

FisFure 35



66

storefronts areigenerally similar in proportion and
details, leaving the use of color scheme on doors
and windows as identification elements. This is
not adequate, and the method of identification
through the use of signs 1s necessary. Light fix-
tures are needed for illumination and accenting
part of the building at night. 'These fixtures
should be well designed and strategically located
to both achieve maximum illumination and the cos-
metic charm highlighting the exterior walls both
at night and in the daytime. The purpose of this

chapter is to explore signs placements and types

of light fixtures that will best achieve the functional

purpose and at the same time visually embellish the

building.

a. Signs: “When well proportionally designed
signs can be effective for communicating
general information, direction, and advertise-
ment on the storefronts, there are several
strategic locations where signs may be lo-
cated. One of the poor sign locations com-
monly seen is the cantilever sign out-stretched
from the building. This location disrupts the
basic geometry of the building. Furthermore,
gken‘each of most of the storefronts harngs
4@.eantilevered sign, these signs create a

élutter and the effectiveness of each sign is
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is diminished. The most appropriate location
for identification signs on a storefront is
directly above the transom (Figure 36). Any
sign above the transom should be more appropriate
if the total framework of the sign were within
the same proportion of the transom. Smaller
framework may be appropriate if it were care-
fully proportioned to compliment the narrow
. horizontal area above the transom. Another
good location for a sign is on the vertical
pilaster beside the lower level window (Figure 38),
in many cases, below a well placed light fix-
ture. A third location may be advertising
signs on the display windows and doors them-
selves (Figure 37). If the display windows
were to be treated with muntins, hcwever, such
signs would not be possible., If attractively
designed, any of the signs, or a combination
of these various signs, would add enormously
to the character of the storefront.
Light Fixtures: For the purpose of complimenting
both the C.B.D. setting and the character of the
buildings, the choice of fixtures and choice of lo-
cation are important. Although the use of period
fixtures would best compliment the building character

(Figure 39), choice of more contemporary fixtures
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should not be ruled out. Light fixtures are expen-
sive items, and temptation is great to install less
expensive imitation fixtures from discount stores.
Imitation fixtures are generally small, out of scale
in relationship with the building, and miss the ne-
cessary ornamental details found in full scale fix-
tures. Cost may be higher, but is quite small in
comparison with work for other elements in the
building. There are two places on the storefront
for light fixtures: on the pilasters and/or in
front of the entry door.

Hardware: Often one of the detalis most likely

to be overlooked, hardware on doors is a detail
that literally puts the 'finishing touch' to the
building. It would be unrealistically expensive

to custom design hardware for a building. It is,
therefore, recommended that a designer or owner
carefully evaluate each hardware design. For

the purpcse of suggesting the style of hardware
that compliments the architecture, the use of
hardware should be consistent throughout the build-
ing. As a rule, period hardwares are typically

large, ornamental, with brass or bronze finishes.,



REAR ENTRANCES

Many urban design studies have been made for cities such
as Manhattan, Topeka, and Dodge City for revitalizing C.B.D. 1In
all these studies, the most important factor in the revitalization
process points to the need for convenient parking downtown. The
most commonly adopted design concept for solving this problem
is clearing and improving parking lots behind the stores. In
the case of Cherryvale where Main Street is wide, allowing the
higher capacity angular parking, and where the business activity
is relatively low, parking is not a problem at this time. Should
the C.B.D. become successfully revitalized in the process. addi-
tional parking will be required behind the building. In this
event, the visual quality of rear entrances becomes extremely
important. Rear entrances are visually not overwhelmingly dif-
ferent from the front. Minor differences include the lack of
ornamental details such as cornices and brick corbels, and
because the roof slopes to the rear, each building appears to
be lower, with downspouts attached to each side of the rear.
Further clutters include utility lines and meters for telephone,
electricity, gas and water supplies.

The basic technique for improvements to the rear facade
of the building is the same as the method to be employed for
the front of the building. The additional work needed would be
methods to clean up the utility clutter.

1, Downspouts: Often unsightly at first because like all

other parts of the building, downspouts are deteriorated
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and require repair or replacement. Once repaired,

the unique wvisual effect of downspouts should be
capitalized by either color accented contrast or

by blending with the facade. For example, if the
wall is stucco with biege finish, "earth-tone" brown
color on the downspout would present a visually com-
fortable contrast, yet the same brown color may be
effectively used to blend with the red brick. Another
much more expensive method is to completely conceal
the downspouts behind masonry walls. While em-
rloying either solution; the possibility of channeling the
water directly into underground storm drain should
always be explored.

Utility Services: Probably the most visually dis-
tracting élements in the rear entrance of the build-
ing are the service meters and overhead wires. Over-
head wires may be buried underground, solving one
problem. Since the eleciric and gas companies re-
quire that service meters be easily accessible from
outside, meters may not be placed inside the building.
On the outside, the gas meter needs to be just above
grade level and the electric meter should be at eye
level. One method to conceal the gas meter is by
building a planter, using plant material as a screen.
Another method is to build a recessed utility en-

closure in the wall to store both the gas and electric
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box. The utilitﬁ eantlogare should be made out of
wood with color scheme and ornamentation to compli-
ment woodwork for the windows and door.

Bevond similar treatment for the walls, windows and doors
as those recommended for the storefront, mincr but useful vari-
ations in the design may be employed to make the rear facade
identifiably different from the front, yet retaining a pleasant
visual character easily related to the front. For example, tex-
ture and color of the wall should be the same as the front, as
should the color scheme of the window and door trims. Variation
may be designed for the details of the doors and transoms and
in some instances, for the windows.

There are two philosophical reasons behind employing vari-
ation in the door design. First of all, the rear entrance is
characteristically more utilitarian. Doors, for example, may
be designed with massive dimensional lumber for sills, beaded
silding for door panel, and large strapped hinges to accent the
utilitarian character of the rear. The second reason for this
unique approach to the door design is to make the rear door more
visually prominent. The use of shutters, awnings, and colorful
shades on the windows, should be applicable to the rear as well
as the front. The combination of light fixtures and signs should
be helpful for accenting the rear facade as an important entrance

to the building.



ALTERNATIVES TO C.B.D. LANDSCAPING

Equally important to the restoration of the buildings in
C.B.D. is the improvement of the setting; which includes streets,
sidewalks, parking areas and the rear entrance areas. The har-
mony between the buildings and, in this case, the urban land-
_scape is important. The landscape is a setting for the buildings,
whereas the mass of buildings define landscaping areas, and is
a backdrop for the landscape. In recent years, because of com-
petition from éhopping centers, attempts have been made in sev-
eral cities to close the street and convert C.B.D. into a pedes-
trian shopping mall. The mall concept was implemented in Parsons,
Kansas, where the vehicular traffic is completely eliminated from
the shopping mall areas. With major vehicular circulation and
parking resources channelled around the mall, this concept is a
modification of a typical shopping center. A mederate variation
of a mall concept was used in Kansas City, Kansas, where the
street was pedestrian oriented, yet vehicular access was provided
with a single lane in each direction. The basic concept of a
shopping mall (Figure 40) provides several advantages:

1, Partial or complete separation of vehicular and

pedestrian traffic: This separation allows shop-

pers to be more carefree and shop more leisurely in

the mall area; a key ingredient in attracting intuitive
buying.

2. Convenient peripheral access and parking: Once the

shopping mall layout becomes familiar to shoppers,
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Figure 40
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designated parking areas are easi%y identified.
With well designed vehicular access, arrival to
downtown shopping mall becomes a more pleasant ex-
perience. It is mentally less demanding to arrive
at a parking lot conveniently located next to the
shopping area than to drive in front of the store
Tighting the pedestrians while searching for a tem-
porary parking space strung lineally down the
street.

Whereas the potential advantages of the mall are attrac-
tive, the concept is not a cure-all. 1If a C.B.D. is suffering
from shortage of business activity, a new mall design does not
assure revitalization. Furthermore, there are some negative as-
pects to the mall concept that should be evaluated:

1. Development of a mall is a major financial committ-

ment on the part of the city and the C.B.D. businesses.
For this reason, the cost affectiveness of such an in-
vestment should be carefully analyzed. In the case of
Cherryvale C.B.D. for example, such a massive initial
investment would not be practical. A practical initial
plan should emphasize better use of the present faci-
lities by means of landscape improvements.

2., An ambitious mall design way be an attraction, but

deces not ensure higher levels of activity. Parsons,
Kansas, for example, has an ambitiously designed down-
town mall, but the mall appears desclate due to the lack

of people.
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3. An overly ambitious mall design often detracts
from the charm of the turn-of-the-century setting.

The mall at Kansas City, Kansas is an example of
insertion of design and sculptural elements that
are foreign to the setting that may otherwise be in
a different setting. The setting should complement
with, but not compete against the buildings.

A good alternative to the mall concept is to embellish

the setting of a C.B.D. Cherryvale C.B.D. should avoid a total
mall design, but emphasize urban landscaping (Figure 41 to comp-
lement the charm- of the turn-of-the-céntury building for the fol-
lowing reasons:

1. The existing wide street is not conducive to a mall
design. A total mall area would be too expansive of
scale and overwhelm the buildings for which it serves.

2. Because of the low level of activities, Cherryvale
C.B.D. would appear desolate with a pedestrian mall.

By continuing to allow cars into the Main Street,
activity is concentrated in the front shopping areas,
and the appearance of activity will be more enticing
to prospective shoppers.

3. Although a mall design is not recommended for Cherry-
vale C.B.D., landscaping will help improve the setting.
Simple treatments such as the use of plant materials,
period street light fixtures, choice cof paving materials,

and the use of curbing to better define parking areas
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as well as pedestrian cross-walks will both functionally
and aesthetically improve the C.B.D. setting.

Due to the differences in trade area, types of sales and
services, and the level of activities C.B.D. revitalization pro-
cess is different for each city. Cherryvale is quite typical
of small cities in Kansas, however, and the process shown here
may apply to most other small cities. Based on previous assess-
ments, the improvements for C.B.D. setting should emphasize em-
bellishment of the streetscape for pedestrian uses without al-
tering the functional provisions for vehicular traffic. Specifie
solutions to improve the streetscape and therefore create an
environment more attractive to potential shoppers should be im-
plemented in phases. The recommended phases for Cherryvale
C.B.D. are arranged on the basis of initial and continuing
visual and functional impact on the shopping district, with the
implementation of subsequent phases contingent upon the success
of each preceding phase. Assuming that most of the businesses
in Cherryvale C.B.D. will improve their individual building
with the methods recommended in previous chapters, the follow-
ing series of design improvement phases (Figure 42) will ef-
fectively play an important part in visualizing the C.B.D. plan
(Figure 43).

is Phase I: The most immediate step is to improve

Main Street; the pedestrian sidewalk, and the
parking areas. Since the street is wide, plenty

of space is available for a median strip and 45 de-
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gree parking. Trees, public signs, trash cans,

benches, and period lights will add to the charm

of 'Main Street'.

Phase II: This phase may be implemented only if
business activities increase to a point that in-
creased vehicular access becomes necessary. Park-
ing areas behind the buildings will be required.
Iandscape treatments on Main Street should be
carried to the back.

Phase III: Should revitalization processes become
even more successful, previsions should be made to
allow better use of second level floor spaces for
offices or additional sales areas. It is at this
point that full restoration of each building be-
comes feasible,

Phase IV: 1In the unlikely event that activity le-
vel increases beyond full use of all existing C.B.D,
floor spaces, new buildings should be planned. In
this case, new buildings should be constructed on
each adjacent side of; rather than stretching
along, Main Street. This growth pattern will more

fully utilize parking areas implemented in Phase II.
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CONCLUSION

The following conclusions are based on-Cherryvale C.B.D.
as a case study for revitalization. The same set of conclusions
may not apply in its entirety to C.B.D.'s in other small cities,
but if similarities of other C.B.D.'s.were identified, the con-
cepts explored in this thesis may be applicable in parts.

C.B.D. Revitalization:

'Revitalization of C.B.D. is an involved process, and the
success depends largely on promotional efforts to bring new
businesses and industries into the community in order to keep
young people from moving away. Physical solutions should be
planned to interfacé with anticipated increases in sales and
service activities. Assuming that initial effort in promoting
growth is successful and that the increase in C.B.D. activities
will occur gradually, physical redevelopment should accordingly
be planned in phases. These phases should occur in two basic
areas; buildings that are privately restored and streetscape
that must be improved through public funding. Initially, build-
ings may be partially restored, and only the Main Street improved.
As activities increase and financing of both private and public
improvements become feasible, additional phases may be imple-
mented.

Building Restoration:

A building may be upgraded in several ways; restoring, pre-

serving, reconstructing, or remodeling. Definitions for these
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four basic appfbaches are:

1. Restoration: complete repair of a building to
bring it back to its original condition. In a
restoration project, careful research will be
necessary to ensure authenticity down to the
minute detail,

2. Preservation: Partial or total restoration. Pre-
serﬁgtion concept places the emphasis on keeping
a building from being deteriorated beyond repair,

3. Reconstruction: A building may have been modified
or deteriorated ovsr the years to the point where it
needs to be partially or completely rebuilt to dupli-
cate the original condition.

L4, Remodel: complete or partial modification of the
building design. More often than not, remodeling
to provide spaces for re-use completely ignores
the architectural integrity of a building. This
approach is reasonable for remodeling buildings
with no distinguishable architectural character,

Exterior Design

For the purpose of preserving the charm and image of
small fown C.B.D. the author feels strongly that exterior
treatment of a building should be the first thing to take
place, in essence partially restoring the building, preserving
the building for complete restoration at a later date. The

basic mass-and-void relationship within each building, pro-
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portions, and details are the major elements determining the

architectural character (Figure 44 and 45). These elements

include the following:

1,

Brick and cornice details: Bricks should be
cleaned and sealed, whereas cornices may be

color accented. Brick details complement the
warmth and charm of natural brick, and cornices
contrast and crown the parapet wa1137

Windows and Doors: Windows should be restored to
their original proportions. Verticality is the
key to the appropriate proportion. Display win-
dows should have lower panels. Floor to ceiling
glass curtain wall is not acceptable.

Applied Embellishment: Methods to accent win-
dows and doors include the use of shutters, shades
and awnings. Other applications include the use
of period light fixtures and signs.

Rear Entrances: The image displayed by the rear

entrances should be as important as the front.

Landscape Improvements

Landscape improvements should be made to complement,

but not to compete against the buildings. Simple treatment

such as trees, paving patterns, light fixtures, and simple

landscape furnitures such as trash containers and benches will

go a long way to create a pleasant setting. Parking areas

behind the buildings, and entry areas to the rear of the

buildings should be given equally careful consideration.
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Such improvements should bte implemented in phases,

with Main Street having the highe

i

t priority.
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Recommendations made in this study should be applicable
to most small town C.B.D.'s. Furthermore, these recommendations
may also be effective when applied in parts, and in combination
with other well thought out solutions.

The most likely stumbling block to the success of C.B.D.
revitalization is the selection of a good implementation program.
The implementation program is a process in itself, requiring
carefﬁl planning and good judgment. Too often, local governmental
units look to State and Federal grants as the catalyst, or in
some unfortunate cases, as the final solution. State or Federal
grants are generally attached with very restrictive guidelines,
shutting oif potential citizen enthusiasm. The success in an
implementation program requires active participation from the
grass roots.

Resteration of buildings and improvement of streetscapes
are generally expensive undertakings. This does not have to
be the case. More specifically, citizens should take an active
part in investing their time and money in the revitalization
cf their own town. Restoration of a building, for example, may
be achieved by citizens doing their own work wherever possible,
These include cleaning, painting, refinishing, and in some in-
stances, even undertaking more specialized items such zs car-
pentry and masonry work under expert guidance. Such spare time
investment cuts down overall costs and is a resource most people
can afford, It is also one way to perpetuate pride in one's

community.
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Certain highly sﬁecialized works, supplies, and materials

will require professional attention, inevitably running up some

costs., Because cost estimates must take into consideration the

condition under which the work must be carried out for each pro-

ject, it is difficult %o set up a guideline on costing that is

applicable to all projiects. For the purpose of comparisons,

however, the fecllowing prevailing costs for specialized exterior

work are listed that should help in establishing parameter costs:

A) Waterblasting $ .65 - $1.10/ sq. ft.
B) Sandblasting $ .55 - $ .75/ sq. ft,
c) Roof repair or reccvering $ .25 - $ .55/ sq. ft.
D) Tuckpointing $ .45 - $ .85/ sq. Tt.
E) Silicone Sealing $ .10 - $ .15/ sq. ft.
F) Painting $ .35 - $ .45/ sa. Tt,
G) Paving $2.25 - $2.75/ sq. ft.

H) Sign Painting (@ 32 sq. ft.)$150 - $250 each

I) Window repairs (average) $50 or more

J) Shutters (Material only) $65 per pair

K) Canvas Awning (upper window)$85 - $110 each

L) Canvas Awning {(Lower windowj$150 - $350 each

M) Orr:amental Light fixtures

(installed)3185 - $450 each

N) Repairing Metal Cornice varies

0) Repairing or Replacing

stained glass varies

Depending.oi: the condition of a storefront and the design

treatment needed, cost for storefront renovaticn may range from

$2,000 to $25,000.

However, it has been fcocund that in most jubz,
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the cost has heen running between 34,00 and $7,000. It is im-
portant to keep in mind that most prevailing costs noted here
are based cn 1976 averages. Costs beyond 1976 should escalate
at a rate of 3/4% per month. It is also important to keep in
mind that costs shown here should only be used for preliminary
planning. MNegotiation with different contracteors may vary be-
fore a final cost is established.

Considering the range of costs between $4,000 and $7,000
for storefront renovation, it is no more than the cost of buying
a new automobile. Improving the value of real estate and sub-
sequently the C.B.D. is certainly a much better investment <Than

that of a rapidly depreciating automobile,
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In the past two decades, due to concentration of industrial
activities in metropolitan areas,; small towns suffered from eco-
nomic and population decline. Subsequently, the Central Busi-
ness Districts of these towns have been left to deteriorate.
Reversing this trend will require efforts on the part of the
community to promote new industries in order to increase activities
in sales and services. |

Assuming successful promotional activities will take place,
physical revitalizatiqn of C.B.D, will be extremely important.
The image and character of C.B.,D. tends to express the vitality
of the town. For this reason, a guide for physical redevelopment
of small town C.B.D. is needed,

Through research of published materials and through care-
ful evaluation of restoration projects, thisstudy strongly sug-
gests that the charm of the turn-of-the-century storefront ar-
chitecture should be embellished, and that the landscaping for
C.B.D. should compliment the architecture. 1In order to achieve
these goals, design concepts, cosmetic applications, building
restoration methods, and landscape treatments have been evaluated
in substantial detail.

Central to this study is the fact that these buildings exist,
portraying 2 unigue architectural characteristic that is rapidly
lost to this scciety, and that restoration process may take place
in phases, requiring less initial investment.

This process is applicable to any small town C.B.D, For
the purpose of putting the process in perspective, however,

Cherryvale, Kansas is used as a2 case study.



In general, physical revitalization of C.B.D. is a viable
process, and if well directed, can work very well in conjunction

with economic development of a small town.



