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MEMORANDUM City of Campbell
To: Mayor Kotowski and Council Members Date: October2, 2012

From: Paul Kermoyan, Interim Community Development Directorq%v\

Via: Amy L. Brown, City Manage@}‘uf}

Subject: Dell Avenue Area Plan — Kick-off and Project Scoping

PURPOSE OF STUDY SESSION

The purpose of this study session is to identify issue areas in order to assist staff's
preparation of a Request for Proposal (RFP) that will be used to hire a consultant to
help the City prepare the Dell Avenue Area Plan.

BACKGROUND

In late 2011, the City Council Economic Development Subcommittee discussed the
ability to become more competitive in retaining and attracting “High Tech” office and
Research and Development companies. The focus was in the City's Research and
Development Park located on Dell Avenue. In order to understand the market place
and the various needs of such companies, staff solicited the opinions from
professionals in the commercial leasing field. Basically, staff wanted to evaluate the
realistic opportunities of this area based on its size, location, accessibility fo freeways
and mass transit, recreational amenities, and proximity to a vibrant downtown.

The Dell Avenue area occupies roughly 82 acres, has approximately 65 parcels, and is
developed with about one million square feet of building area. The building stock is
comprised of one and two story buildings, much of which is dated and not practical for
contemporary users. Staff's initial scenario was to double the amount of square
footage assuming traffic volumes could be accommodated. Based on opinions from
prominent iocal real estate industry strategic thinkers, the proposed idea was favorably
viewed. An Area Plan was determined to be the vehicle necessary to achieve this goal.

At the City Council's April 3, 2012 Budget Study Session, the Dell Avenue Area Plan
was introduced as a Community Development Department Work Plan ltem for FY 2013.
According to the staff report, the Work Plan item #551 involved the development of a
plan to consider the establishment of development standards and densities for creating
a high tech corridor. The proposal was conceptually supported by the City Council and
eventually approved in the FY 2013-2017 Capital Improvement Plan (CIP), on May 7,
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2102. It was placed as a “New Capital Project” with a total budget of $150,000 in the
first year of the five-year CIP list. The project’s valuation was a rough estimation to pay
for private consulting services. Once staff circulates the RFP, a more realistic valuation
will be established.

DISCUSSION

Staff intends to circulate an RFP to solicit the help of a consulting firm to help prepare
the Dell Avenue Area Plan. Identifying the type of Area Plan most effective for the task,
visualizing the desired outcome for the area, and scoping issues will refine the project’s
focus and help a consulting firm submit a realistic proposal.

What is an Area Plan and what type should be used?

An Area Plan is a planning tool that facilitates the realization of desired outcomes for a
specific geographical area. They can cover areas as small as 10 acres (e.g., North of
Campbell Area Plan) or as many as 4,500 acres {e.g., San Tomas Area Neighborhood
Plan).

There are three different types of Area Plans, all of which have a strong and significant
component of citizen participation — Neighborhood, Corridor and District.

Neighborhood Area Plan — Most neighborhood plans are for predominantly residential
areas. Neighborhood plans are often initiated in response to changing conditions such
as a large development proposal, transportation infrastructure construction, or
expansion of a large institution. A Campbell example is the San Tomas Area
Neighborhood Plan.

Corridor Area Plan — A corridor plan focuses on a significant linear feature such as a
street, waterway or highway and the adjacent area of influence. Many corridor plans
address streets that serve as the boundaries between neighborhoods. The City or
business associations typically initiate them in response to a proposed capital
investment or a shared issue. Examples of capital investment projects include a major
public beautification investment for the corridor; introduction of new transit technology
such as bus rapid transit or light-rail. A Campbell example is the Winchester Boulevard
Master Plan.

District Area Plan — District plans are for cohesive areas with common conditions and
issues. District plans often address the land-use, development, urban design and
transportation characteristics of relatively small areas. Planning for relatively large areas
also may encompass new open space and parks, public investments, new streets and
transportation service, as well as land-use and transportation issues. A Campbell
example is the East of Campbell Avenue Master Plan.
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What is the visualized desired outcome for the area?

The planning process should begin with an understanding of expectations to be
achieved with such a planning tool. The basic understanding of the project is known —
to allow Campbell's Research and Development zoning district to be competitive in
attracting and retaining viable high tech companies. A verified way to achieve this, as
confirmed with commercial real estate professionais, is to increase the parcels’ Floor
Area Ratio {(FAR) o allow greater development opportunities. However, there are many
other amenities that are needed to achieve this goal and the best way to understand
what those are is through community participation.

Key to every Area Plan preparation is a thoughtful public involvement strategy that is
integrated into the planning process. A successful public involvement strategy includes
a wide range of mechanisms for stakeholders to share their ideas, ask questions and
identify concerns. The strategy should: inform a broad variety of stakeholders; provide
ample opportunities for participants to provide feedback; and give more involved
opportunity to interact directly in the process. Some methods used to involve the
stakeholders include:

Charrette — A charrette is a workshop where participants actively design a future for the
planning area using maps or aerial photographs. For example, participants may identify
specific land uses they want to change, specific areas that they want to preserve,
locations where more development makes sense, changes {o the streets that are
warranted, or key public improvements.

Citizen Advisory Committee — A citizen advisory committee is a group of informed
citizens representing a full range of interests that meets regularly to review information
and make recommendations as the plan is being developed. They are useful as a
sounding board for new ideas, to ensure that the plan's content reflects the values of
stakeholders in the area, and to develop innovative ideas.

Newsletters and surveys - Periodic newsletiers can be delivered through a variety of
means, such as the mail, as a newspaper insert, or through the internet, to inform a
broad constituency. An early newsletter may contain a response survey. The internet
can also provide an effective way fto elicit response and comment from the
stakeholders.

Open Houses ~ Open houses are a good way to keep citizens informed while giving
them the opportunity to discuss issues with planners and stakeholders. Open houses
not only allow citizens to get questions answered but ailso to provide feedback directly
to staff. Open houses also help foster a sense of community in a neighborhood, district
or corridor, helping to motivate support for the planning process.
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What issue areas should be included and addressed within the Area Plan?

The Dell Avenue Area Plan should include specific information that is common in most
Area Plans.

Background and Introduction

The background and introduction sets the stage for the planning process to come.
Typical components include:

e e & & @

Defining the planning area and defining subareas, if applicable.

Defining the purpose of the Area Plan for the City and for the stakeholders.
Discussing the planning process.

Identifying stakeholders and partners and defining a public involvement strategy.
Explanation of working group involvement and when they met.

Vision Statement

The vision statement is a concise description of the area at some point 10 to 20 years
in the future. There also may be guiding principles to further advise the planning
process and recommendations.

Assessment

Assessment is the inventory and analysis phase of the process. It includes an inventory
of existing conditions and an analysis of the issues to be addressed by the Area Plan.
Components of an assessment may include:

Demographic trends — Analysis of demographic trends should include past
trends for the area, available projections and comparisons with the city.

Environmental sustainability — Analysis of environmental sustainability should
include topics such as physical setting and topography, tree canopy, street trees,
and flood plain. The focus and depth of the discussion will depend on the
attributes of the planning area.

Land use and zoning — A key component of the land-use and zoning study is to
evaluate and refine the desired land uses. The existing land-use reguiatory
framework (zoning, design review, permit process) must be defined and/or
mapped. The same should be done for the existing land uses and built form
attributes. A comparison of these can identify needed buffers and transitions
between different uses and densities and significant discrepancies between land
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use and zoning. Another component is to define the likely change agents such
as significant land assemblages, opportunity sites, and major proposed projects.

Mobility — Major components of mobility may include the street system (overall
street pattern, street classification, street type), traffic patterns and volumes,
parking issues and inventory, transit routes and frequencies, bike routes,
pedestrian connections (especially related to destinations), and pedestrian and
bike safety issues. In some planning areas, attention may be given to identifying
existing or potential pedestrian or transit priority areas and to traffic management
issues.

Economic activity — Economic activity will vary considerably from one area to
another. Where considerable employment, retail and other activity is an
important present or future attribute, information about existing businesses and
employment, retail, and industrial areas is essential. Other information may
include estimates of employment by category and inventory of other economic
generators, retail shopping patterns in and out of the planning area, and
development trends.

Plan Recommendations

The plan recommendations must incorporate three components: a concept plan for the
planning area; plan recommendations in the form of goals and objectives, issue
identification and resolution; and civic responsibilities.

Plan Implementation Program

The final component of the plan is to create an implementation program by applying a
tool kit to achieve the plan recommendations. A tool kit has three types of tools —
regulatory, public infrastructure, and public-private partnership — that need to be
considered and used to achieve the plan recommendations.

Zoning - Zoning tools may include:

Keep zoning as is.

Amend language in code.

Rezone selected parcels to new zones.

Apply fundamental overlay zones.

Evaluate the need for additional development guidelines review.

Create conceptual design illustrations to guide future development
outcomes.

oW

Transportation - Transportation tools include:
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Traffic management.

Street improvements, including storm drainage.
Roadway capacity improvements.

Medians.

Transit improvements,

New bus route.

Improved bus service.

Light-rail transit improvements.

Improvements to transit stops, including pedestrian connections.
10. Bike lane, route, path, and other amenities.

11. Priority signals for pedestrians

12. Street trees and sidewalks.

13. Street furniture.

14. Parking supplies.

CoNSORGN S

Who prepared some of the City’s other Area Plans?

San Tomas Area Neighborhood Plan

Effective December 1993, and Amended January 2000.

San Tomas Study Task Force, comprised of twelve members, obtained goals
from each neighborhood, reconciled the various neighborhood policies, and then
drafted the Area Plan. It consisted of two members from each neighborhood
work group, two City Council members, two Planning Commissioners, and the
City’s Architectural Advisory.

Consultants used included Mark R. Srebnik, AlA, for the design criteria, Saw Yu
Wai, for the transportation graphics, and Jeff Berberich, for the land use
graphics.

Winchester Boulevard Master Plan

L

Effective February 2009.

An initial community meeting was in held in 2007 with suggestions to revise the
development standards and design guidelines. A community meeting occurred
on April 24, 2008 to obtain feedback on issue areas with a second community
meeting occurring on May 29, 2008 to present detailed private development
options and public improvements. In addition, study sessions were conducted
with the Planning Commission and City Council during the spring of 2008
through early 2009.

Consultant used was Bottomley Associates Urban Design & City Planning.
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East of Campbell Avenue Master Plan

s Downtown Development Plan expanded in 2006 to include this area. The Master
Plan became effective in 2007.

e Three community meetings were held over a five-month period. In addition, a
City Council study session, two Planning Commission study sessions, and a
Planning Commission/City Council public hearing were held.

e Consultant used Bottomley Associates Urban Design & City Planning.

CONCLUSION

As mentioned in the beginning of this memorandum, the purpose of this study session
is to identify issue areas associated with the preparation of the Dell Avenue Area Plan
that will assist staff's preparation of a Request for Proposal (RFP). To facilitate City
Council discussion, the memorandum provided the following:

e A brief discussion of the various types of “Area Plans” available, each with a
focused purpose,

The benefit of establishing a desired outcome (e.g., visualize a future state).
Different methods used to involve public participation.

Components of an Area Plan utilizing “urban planning” principles and practices.
A tool kit that would allow the City to implement its vision.

A summary of three existing Campbell Area Plans and who prepared them.

Given the above discussion, staff would like to receive guidance on the following:

1. Confirmation on the focus of the Area Plan goals — what is the City trying to
achieve?

2. The type of Area Plan sought — what elements are important to help achieve
goals (i.e., public improvements, zoning adjustments, design standards)?

3. General consensus to double the area’s FAR’s — is one million square feet
favorably viewed?

4. The use of known or new consultants — is it important to hire previously used
consultants?

5. What type of public outreach process is desired?

ATTACHMENTS

1. Aerial of the Dell Avenue Area
2. General Plan Map
3. Zoning Map
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