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To: Lesley Xavier 
Principal Planner, City of Santa 
Clara 
Via email 

Date: May 10, 2021 

From: Peter Winch 
Project Manager, WRT

Ref. No.: 08334.01 

Project: Santa Clara Downtown Precise 
Plan 

Re: DCTF-Requested Additional 
Services 

CC: Jim Stickley 
Principal, WRT 

 

Dear Lesley,  

The Downtown planning process has reached an exciting stage where the shape of the future 

downtown is coming into focus and excitement is building to create something that is a true 

reflection of this unique community. The Task Force and City are showing leadership in starting to 

think pro-actively about the next steps towards implementation and making sure that those steps 

lead to the best possible outcomes for a successful downtown. 

At DCTF direction, the Consultant team described ten potential tasks that could augment and 

strengthen the Precise Plan. The Task Force considered these options, and decided to recommend 

five of these for additional City funding. On April 6, City Council asked for the Task Force and Staff to 

return with more a more detailed proposal for these scope items: 

 Form-based Code 

 Sign Ordinance for Downtown 

 Area Development Impact Fee Program 

 Project Design Review (1-2) 

 Additional DCTF Meeting (1-2) 

Subsequently, DCTF also requested that an additional task, “Downtown Management Entity,” be 

included. 

These additional services are presented here; the form-based code and sign ordinance are 

presented as one combined effort. The total Consultant fee for these proposed tasks is $251,600, 

including labor and reimbursable costs. The tasks are expected to be completed within a 7-month 
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timeframe. We recommend these scope items can proceed as soon as funding is available, and all 

will benefit from occurring in tandem with the Precise Plan itself. It is not essential for outcomes of 

these tasks to be included in the Precise Plan. However, we do recommend that the Task Force make 

themselves comfortable with the level of oversight needed for tasks running concurrently, to allow 

the Task Force to be fully involved in each part of the process. A project schedule showing the 

potential alignment between existing and proposed scope items is included as an attachment.  

 

SSummary of Proposed Additional Services 

Task    Fee Timing 

1 Form-based Zoning Code $118,600 7 months 

2 Precise Plan Financing Analysis $103,700 4 to 6 months 

3 Downtown Management Entity $21,000 2 months 

4 Project Design Review $3,900 Ongoing 

5 Additional DCTF Meetings $4,400 Ongoing 

Total   $251,600 7 months 
 

  



MEMORANDUM 
 

May 10, 2021 
Page | 3

  

Santa Clara Downtown Precise Plan 
Potential Additional Services, May 10, 2021 

11. FORM-BASED ZONING CODE

David Sargent Town Planning (DSTP) and WRT will collaborate with the Downtown Community Task 

Force (DCTF) and the City in preparing a form-based development code for the Plan area. Such a 

code could be adopted as part of the Precise Plan document, or could be adopted as new form-

based zones that are integrated into the City’s municipal code. 

One advantage of adopting the standards as new form-based zones is that if one or more of the 

zones proved useful in other parts of town – for instance in some segments of El Camino Real – that 

zone could simply be applied to that area with a zoning map amendment.  

We attach for reference the most recent Code we have prepared, for a plan in Claremont that has 

many characteristics in common with the SCDPP area. The area is around 20 acres and the Plan seeks 

to make “more downtown” on a more or less vacant site that is adjacent to low-density residential 

neighborhoods. The Code we propose to make for Santa Clara would be similar to this code in many 

ways, but of course customized as necessary to implement the intentions of the SCDPP, and 

integrated with Santa Clara’s policy and regulatory framework. 

The document will be prepared using Adobe InDesign and delivered in PDF format. We strongly 

recommend that the Code be published online as a PDF and not disassembled to be hosted on an 

online publishing platform (like Municode or Code Publishing). We have a lot of experience with this, 

and unless these services have made significant advancements in their technology in the past year, 

the way they organize codes as running text and occasional pictures renders a form-based code 

nearly unusable. The state of the art is still simply having a link wherever the municipal code is hosted 

that connects to a web server (likely the City’s website) where the PDF is viewable and downloadable 

as a competently formatted document. 

The DSTP/WRT Team (“the Team”) proposes to organize this work into the following tasks: 

Task 1.1: Project Initiation and Scope Confirmation 
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1.1a - Kick-off Meeting:  To initiate this phase of work, the Team will meet with City staff to confirm 

major tasks and deliverables, discuss overall schedule, establish communication protocols between 

DSTP, WRT, City Staff and the DCTF, and discuss/confirm any other relevant administrative protocols 

needed to progress this work efficiently. 

1.1b - Vision Confirmation: The Team will work collaboratively with the DCTF and City staff to refine 

and confirm the vision for the SCDPP Area (Plan Area); as it relates to street types, public space 

types, building massing schemes, frontage types, and parking configurations. We are confident that 

this effort can be integrated seamlessly into the ongoing Precise Plan work.  We believe that the rigor 

and organized decision making required to build the framework for such a Code will be very helpful 

clarifying the range of possibilities for each block, street, and open space in terms of the height, use, 

massing, and frontage character of new development.   

As shown in the proposed budget (attached), the Team anticipates that Task 1 would occur in three 

iterations, including calls with City staff and then meetings with the DCTF at the end of each 

iteration. It will be very important to reach consensus with the DCTF at this stage, confirming the 

vision and agreeing upon regulatory parameters and typologies. We also suggest that the 

Committee’s role in subsequent tasks/stages of Code preparation be diminishing from task to task, 

as the work from here forward shifts from the general vision to the making of a rather technical 

document to communicate that vision and those intentions to design professionals and ensure its 

realization. 

We strongly recommend that this task commence as soon as practical, and run concurrently with the 

confirmation of the Vision and Plan in the Precise Plan. 

1.1c - Code Format/Technique Confirmation: Concurrently with Task 1.2, and based on our other 

recent code work, DSTP will prepare style sheets and a Code outline for review by WRT and City 

staff. DSTP will conduct meetings with WRT and City staff. Topics addressed will include the 

structure, content and format of the Code, the schedule for coordination with the Plan and EIR, and 

the method by which it would be adopted.  

DSTP often also prepares Design Guidelines that are coordinated and integrated with but distinct 

from the Code, addressing topics that are better addressed with parameters and clear intentions 

rather than hard numerical standards. Decisions regarding which topics would be so addressed, and 
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in what degree of detail will be important in this task. This should be presented to the DCTF only at a 

high level, not in detail for their input. Keeping the standard/guideline distinction clear is also helpful 

in meeting new State requirements for Objective Design Standards. 

As the DCTF has shown interest in a Sign Ordinance for Downtown, we propose that such standards 

and guidelines be included in the Code, as is our standard practice (see the attached Claremont 

Code).  Rather than incorporating sign standards and guidelines for Downtown into the City’s 

existing sign ordinance, we recommend that succinct language be added to the existing ordinance 

which states that the Downtown Code supersedes any City-wide standards for properties within the 

Downtown Plan Area. 

We strongly recommend that Task 1.1 – and also Task 1.2 if possible – be completed prior to, or 

concurrently with, the finalization of the Project Description for the EIR, for reasons described in the 

Rationale for Concurrent Plan and Code Preparation section below.  

1.1d - Scope Confirmation / Adjustments: Based on direction confirmed in Tasks 1.1b and 1.1c, DSTP, 

WRT and City Staff would agree upon any necessary adjustments to the overall scope, schedule, and 

budget, which would be finalized (as/if needed) by an amendment to this proposed scope and fee.   

TTask 1.2: Code Preparation & Adoption 

1.2a - Administrative Draft Code Preparation: Based on the confirmed vision and form parameters 

from Task 1, and decisions regarding code structure and format and method of adoption in Task 1.1, 

DSTP will prepare a first administrative Draft Code. DSTP will be in close touch with WRT and City 

staff as we prepare and calibrate the Draft Code, and will submit it to WRT and City staff 

concurrently. DSTP will make revisions as requested by WRT and the City based on their review. The 

Draft Code can also be presented to the DCTF, but we recommend they not be asked to provide 

detailed comments on the techniques of the Code. 

After City staff have had the chance to review the Draft Code in detail, we recommend a working 

session of 2 or 3 hours in which we can engage a number of staff to review the process by which 

projects will be evaluated in relation to the Code. 
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At a time agreed upon with City staff, WRT and the DCTF, STP will prepare for and help to lead a 

community workshop in which the intent, structure and standards of the Draft Code will be presented 

for questions and comments and community input.  The PowerPoint presentation prepared for this 

workshop will weave together the community vision and preferred alternative as documented in the 

ongoing Precise Plan process, and focus on how the Code will help to ensure that new private 

development and public realm improvements are well-coordinated, designed and calibrated to 

deliver that vision, one project at a time.   

We suggest that this Workshop might also be, perhaps, a Planning Commission Study Session, 

perhaps jointly with the DCTF and/or City Council rather that simply a community workshop.  Such 

sessions can be more effective if chaired by the Mayor or Planning Commission Chair rather than led 

only by City staff and consultants. STP attendance at the workshop is expected to be virtual rather 

than in-person. 

1.2b - Public Review Draft Code Preparation: Based on the comments received from WRT and City 

staff, DSTP will refine and complete the Draft Code, so that it may be available for public review 

concurrently with the Precise Plan and EIR. We will deliver a “Screencheck Draft” to WRT and City 

staff and make minor refinements or corrections prior to its release for public review. 

If requested, the Team will participate in a Planning Commission workshop or joint 

Commission/Council study session to present the Code and answer questions. DSTP will then make a 

final round of refinements to the Code based on public and decision-maker input and City staff 

direction. 

At a time agreed upon with City staff, WRT and the DCTF, STP will prepare for and help to lead a 

community workshop in which the Public Review Draft Code will be presented for questions and 

comments and community input.  We suggest that a joint study session of the City Council and 

Planning Commission could be a good format for this Workshop. STP attendance at the workshop is 

expected to be virtual rather than in-person. 

1.2c - Code Adoption: The Team will participate in one Planning Commission and one City Council 

hearing to assist City staff in presenting the Plan and Code. DSTP will make final minor revisions to 

the Code in response to comments and deliver the final document in PDF format – a high-resolution 

file for double-sided color printing and a hyperlinked web-ready file of the spreads. 
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If the City determines to adopt the new zones (we anticipate one to three zones, depending on 

decisions reached in Task 2) within the Santa Clara Municipal Code (SCMC) it is likely that some City 

staff time will be required to complete the integration of procedures and general standards with 

other section of the SCMC. 

PPotential Reimbursable Expenses 

Due to the uncertainty of travel during this time, we assume that attendance at meetings and 

workshops will be virtual rather than in-person.  As/if travel protocols change during the course of 

this work, and physical attendance is requested, we provide an estimated cost-per-trip (for travel and 

lodging) which are not included in the base budget. 

Proposed Professional Fees 

We propose to provide the services outlined above on a time and materials basis, per the estimates 

shown on the attached spreadsheet. We will not exceed those fees without providing the City with 

advance notice in writing of the potential for additional time and fees, and an explanation of the 

reasons such appear likely. The time required for preparation of the Code is quite predictable based 

on our extensive experience, but the time required for meetings with City staff, the DCTF and others 

is much less predictable. And it has been our observation to date that the ratio of meeting time to 

plan preparation in this situation is quite high. Our fee proposal is intended as a “realistic/efficient” 

process projection, not a “worst case” estimate. 

More could be provided if necessary and public health conditions permitting, at an additional cost. 

We will bill such expenses at our actual cost with no administrative markup. 

Rationale for Concurrent Plan and Code Preparation 

DSTP strongly recommends that the Code be prepared concurrently with the completion of the Plan. 

To do otherwise, based on many years of experience in this area, would be at the least to miss an 

opportunity, and could also add significantly to the time and cost while significantly reducing the 

quality of the documents and confusing City staff, DCTF, and the public.  
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Listed below are the top few advantages of preparing the Plan and Code concurrently, iteratively, 

and collaboratively.  

Support the Precise Plan Completion: The process of breaking down the “vision” that we have been 

sneaking up on for so long into a system (a.k.a., Plan and Code) could be greatly helped by helping 

the City and DCTF in thinking of the Plan as a “kit of parts” from which the once and future 

downtown should be made. And those “parts” are of course typological – building/massing types, 

street types, frontage types, use types, parking configurations, etc. – not “predesigned buildings.” 

That is what making a code is all about. We always describe the process as “reverse engineering the 

vision into a kit of parts, and a process for assembling them into a place.” That is what needs to be 

done, now, even just to finish clarifying the vision for the Plan, and might as well also be used to 

establish the Code also. 

Support Predictability and Cohesion: The process of making a code compels all parties to consider 

the options, and to make choices that rule certain things in, rule certain things out, and clarify the 

range of potential outcomes within which they’d be happy, and outside of which they would not be. 

Most general and many specific plans in California have for far too long stopped at the fuzzy “vision” 

level, which then leaves it up to each person’s own imagination what those nice words might mean – 

“neighborhood scale”, “sustainable”, “high quality design”, etc. (Except for the things that can be 

easily quantified, like building height, setbacks, FAR, DUA, see below.) So then in some later 

discretionary review process, whoever happens to be the director or on the Planning Commission or 

City Council makes decisions based on what those words mean to them at that time in that context. 

The result is a very unpredictable process that discourages highly qualified developers, adds time 

and cost to the process, and yields inconsistent results, such that two buildings which were each 

deemed “ok, let’s approve it” next door to one another just look odd next to one another. 

Avoid “Planning Fatigue”: The precise plan process has been underway for a long time already. If it 

were brought to a conclusion without the Code, the process of gaining consensus on the Code 

would seem to most like déjà vu all over again. All the same topics would be re-covered, bringing up 

all the same concerns, requiring all the same decisions to be made, and leading to a lot more DCTF 

meetings rehashing the same things and perhaps second-guessing some, leading to amendments to 

the new Plan. 
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Avoid Conflicting Metrics/Environmental Analyses: As I mentioned to Jim – and to Manuel and 

Andrew as well when they wanted to speak with me – regulation by building form is not the same 

thing as regulating by FAR and DUA. And as is so clear from all the DCTF discussions to date, what 

the committee is most concerned about – and appropriately so – is the form and character of the 

blocks, buildings, and streets. The form-based code is a tool that operates directly on what they care 

about the most. FAR and DUA are very useful metrics at the general plan level, or even at a large 

specific plan level for CEQA analysis. But at the scale of the building and the block they are worse 

than useless. For instance: 

 A 4 and 5-story mixed-use project on a 2-acre site (a 300 x 300 foot block) might yield 

150,000 gross square feet of habitable building area. That would be an FAR of about 1.7.   

 If the ground floor (which would be smaller in usable area than upper floors due to parking) 

were 15,000. S.f., the non-residential FAR would be 0.10. And if the remaining 135,000 s.f. 

were housing, and the average gross square feet per dwelling were 1,000 s.f. parked at 1.75 

spaces per unit that would be 135 units with 236 parking spaces and 67.5 DUA. 

 If the exact same building and parking were organized with smaller units at 700 g.s.f. per 

unit, that would be 193 units parked at a ratio of 1.22 spaces per unit, and 96.5 DUA. 

 It would be reasonable to anticipate that the number of residents in the smaller unit 

scenario would be about the same in both cases, with the same number of cars. And very 

likely LESS traffic generated, as the smaller units with less parking per unit would tend to 

attract a demographic more interested in using transit and active transportation and 

enjoying a pedestrian-oriented urban lifestyle.  

 In our plans and codes we do NOT regulate by DUA. The EIR project descriptions are based 

on well-reasoned assumptions regarding average DUA and numbers of units. The Plans 

sometimes stipulate a cap on total units in the district – which if exceeded at some point 

might require further CEQA review – but the standards do not regulate by DUA per building 

or per block. They regulate by building size, scale, massing, form, use, and frontage, which 

is what we’ve been discussing with the DCTF for so long. 

 The specific intention of a Plan for a downtown is to “pack as much development as 

possible into a compact area without making a mess.” Whereas all the plans they have 

made for decades intend to spread development out to avoid localized “congestion”, 

under the suburban/CEQA assumption that “the solution to pollution is dilution”. 
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Regulation by DUA is very good at that, and that is what has sprawled cities out over the 

region and is killing the planet. 

Of course, we know that you understand these metrics and principles as well as or better than we do, 

and we’re focusing here on the linkage between these metrics as they may be present in the Plan 

and the EIR, and the development standards. Our concern is that if the Precise Plan and EIR were 

completed ahead of the Code work – regulating “density” by DUA as most suburban cities do – and 

then we came in suggesting that it be regulated by building mass and volume, it could cause great 

concern and consume large amounts of time and political capital. And might very well require 

amending the EIR or arbitrarily limiting DUA, as many people would assume such a change was to let 

developers “get away with something.” If fact, if you limit DUA, what you get is large units, which 

may or may not foster the housing catering to urbanites who want to use transit and local businesses 

more and drive less. 

  

Meetings 

 Kick-off meeting 

 Meetings with DCTF (up to 3) 

 Staff working session on Admin Draft Form-based Code 

 Planning Commission workshop or joint Planning Commission/City Council study session 

 Check-in calls with Staff as needed 

All meetings are assumed to take place remotely.  

 

Deliverables: 

 Admin Draft Form-based Code 

 Screencheck Draft 

 Public Review Draft 

 Final Form-based Code 

Cost: $118,600  
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TTimeframe: Approximately 7 months  

 

2. PRECISE PLAN FINANCING ANALYSIS 

This task will provide the analytic basis for identifying the appropriate financing strategy and 

implementation tools for the Precise Plan. The key subtasks are described below. 

Task 2.1 Infrastructure Needs Analysis 

The WRT team will identify the backbone utility and transportation infrastructure plan to 

accommodate buildout of the Plan Area and associated costs. The analysis will also determine the 

nexus between infrastructure improvements and planned development in the event that 

infrastructure improvements address an existing deficiency or new demand from growth outside the 

plan area. The work will build off the infrastructure program developed in the Precise Plan and will 

introduce new, more detailed infrastructure needs and cost analysis. The WRT team will interview 

Public Works and Utility Agency representatives as needed to verify planned capital improvement 

projects that will be necessary to support development in the plan area.1 

The first step in this task, to be led by WWRT, will be to refine the development plan to establish land 

use mix and density for each block in the Precise Plan area. This may require setting a low and high 

range by use type to account for land use flexibility.  This will serve as the basis for establishing 

transportation and utility demands. WRT will also refine the conceptual design of planned streets to a 

level that will allow reasonable cost estimation. 

To establish transportation needs, KKimley-Horn will: 

(1) Identify roadway and traffic improvements necessary for the site based on the 

recommendations of the Precise Plan 

(2) Prepare a cost estimate for each roadway improvement. This will include: 

 
1 The budget estimate assumes regional utility studies and modeling, utility design, surveying, and 

plan production are not included in this scope. 
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 Estimating the number of AM peak hour, PM peak hour, and daily trips to be generated 

by the proposed project. A trip distribution and trip assignment for the use will be 

estimated based on information provided by the City, historical traffic counts in the 

area.  

 Determining the background volume at intersections and for roadway segments being 

improved. 

(3) Develop Fair Share calculations for each improvement project identified. This will include: 

 Calculating the fair share proportion for the project based on the number of daily 

vehicle trips that utilize the future intersection. This will be calculated based on the 

approach specified by the City in their Impact Fee Nexus Study – Fair share % = project 

trips/(background + project trips). 

 Determining the fair share cost estimate using the fair share percentage by the total 

project cost. 

(4) Prepare a technical memorandum for preliminary review. The draft memorandum will 

include text, charts, and figures describing our process, assumptions, and results. The 

memorandum will specifically detail impacts directly connected with project traffic and 

recommended improvements, if needed. Based on comments received on the draft 

memorandum, the memorandum will be revised and a final traffic memorandum will be 

prepared and submitted. 

To establish utility infrastructure needs, CSW/ST2 will: 

(1) Re-engage the City staff to confirm the infrastructure needs beyond the development area. 

This could require running of computer models related to water and sewer service, which 

are often managed by third parties.   

(2) Support WRT in developing 10% plans for the public streets which will reflect above and 

below-ground infrastructure necessary to support the development. 

(3) Based on the plans and improvements required outside the plan area, update the cost 

analysis. 

The task will result in a memo defining projected development by land use type and by block and 

establishing transportation and infrastructure needs. 
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TTask 2.2: Analysis of Financing Options and Strategy 

EPS will identify and evaluate a variety of funding and financing mechanisms that would be 

appropriate to fund the required improvement costs and/or defray up-front or advance-funding costs 

associated with these facilities. EPS will consider currently available sources of funding for capital 

improvements, though these existing mechanisms are not expected to cover the unique costs of 

planned downtown improvements. Accordingly, EPS will consider a variety of other Project-specific 

financing mechanisms that may include the following options: 

 Area-specific development impact fees (and related reimbursement agreements). 

 Special assessments and taxes (e.g., Mello-Roos Community Facilities Districts). 

 Private contributions and exactions. 

 Tax increment financing mechanisms (e.g., Enhanced Infrastructure Finance District or 

Community Revitalization and Investment Authority). 

EPS, with the assistance of the WRT team and the City, will select financing mechanisms and 

strategies for the Precise Plan that are based on financing principles; statutory and legal 

considerations; and industry standards regarding who typically pays for what, the timing of public 

improvements relative to private development, commitments regarding the availability of public-

sector funding, and other relevant factors. 

EPS will prepare a financing strategy that describes the implementation steps required to use 

existing and to create new proposed financing mechanisms. The financing strategy will specify the 

financial responsibilities of the public and private participants in implementation of the Plan. The 

financing strategy will be circulated to City staff and Project participants to ensure their 

understanding and to obtain their comments and suggestions. EPS will also prepare a Financing 

Strategy memorandum incorporating one round of consolidated City comments. 

This task will culminate in a financing plan that describes the various financial resources and tools 

needed to pay for infrastructure and amenities. Note that the specific elements of the Financing Plan 

cannot be known with certainty at this time, but this proposal anticipates that an Area Development 

Impact Fee is a likely outcome. 

Task 2.3: Area Impact Fee Program (Optional, included as Contigency) 
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EPS will prepare the technical documentation necessary for approval of an area development impact 

fee to cover the “fair share” cost of new infrastructure and public improvements serving the Specific 

Plan.  The “Nexus Report” will be prepared consistent with AB 1600 and related requirements. 

EPS will develop a preliminary fee schedule based on the total costs attributable to the Downtown 

Precise Plan program, based on the cost estimates and cost allocations described above. EPS will net 

out other likely potential funding sources and include a fee program administrative charges, as 

appropriate. The fees will be derived by dividing the capital facility costs by the projected 

development in each land use category. EPS will summarize the fees by improvement type and land 

use for the City’s review. Based on comments received and EPS will finalize the fee schedule for 

inclusion in the Nexus Report.   

EPS will take primary responsibility for preparing the Development Impact Fee Nexus Report that will 

document the study assumptions and methodology and establish the required nexus findings 

consistent with AB 1600 and reporting requirements of Government Code 66000 et. seq. EPS will first 

provide an administrative draft for review by City staff. Based on one round of comments, EPS will 

then prepare a Public Review Draft for broader release. Again, based on one round of consolidated 

public comments and direction from City staff, EPS will prepare a Final Report for presentation to the 

City Council for approval.   

The budget includes representation and participation, as needed, from appropriate EPS team 

members at two public meetings or presentations, including at City Council approval. Additional 

meetings and/or report iterations beyond those described herein may require a budget amendment. 

The proposed budget does not include multiple iterations of the fee analysis or EPS participation in 

any landowner meetings or negotiation sessions that may be required. 

 

MMeetings: 

 Up to two meetings with key project stakeholders, including property owners and/or City 

staff. The goal of these meetings will be to vet the financing strategy and assumptions. 
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DDeliverables: 

 Development Program and Infrastructure Needs Memorandum  

 Financing Plan (Draft) 

 Financing Plan (Final) 

The specific elements of the Financing Plan cannot be known with certainty at this time, but this 

proposal anticipates that an Area Development Impact Fee is a likely outcome. 

Optional Deliverables: 

 Development Impact Fee Nexus Report (Admin Draft, Public Review Draft, Final)  

Cost: $103,700, including $33,600 contingency for Area Development Impact Fee Nexus Study 

Timeframe: 4-6 months.   

 

3. DOWNTOWN MANAGEMENT ENTITY 

WRT, with support from MJB Consulting and Greensfelder Real Estate Consulting (GRES), will define 

the role of a management entity to help achieve success for Downtown. The entity’s roles may 

include curating retail, programming public spaces, and marketing. Defining the right approach will 

include the following subtasks. 

Task 3.1 Stakeholder Interviews and DCTF Meeting 

The Team will interview key stakeholders to better understand the capacities, resources, mandates 

and political dynamics of each, to determine how the new entity would best fit. We will draw on 

existing findings about market and real estate dynamics. 

Task 3.2 Analysis and Recommendations 

The Team will craft the foundation for a regulatory rubric with the goal of seeing a diverse array of 
desired uses (by NAICS code) and desired mix of independent, regional, and national occupiers. The 
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foundation will outline plusses and minuses of suggested approaches, define the Downtown 
Management Entity and its roles, and discuss implementation process and procedures. 
Recommendations will also include identification of partners and best practices in event 
management and marketing.  

TTask 3.3 Incorporation into Precise Plan 

The analysis and recommendations will be incorporated into the Implementation chapter of the 

Santa Clara Downtown Precise Plan. 

Meetings: 

 The Team will present findings at one meeting of the DCTF.  

Deliverables: 

 Stakeholder interviews (remote) 

 Presentation to DCTF (remote) 

 Memo: Defining the role of a Downtown management entity 

Cost: $21,000  

Timeframe: Approximately 2 months  

 

4. PROJECT DESIGN REVIEW 

DSTP, supported by WRT, can review current development projects within the Plan Area to help Staff 

evaluate design consistency with the Plan vision and to make recommendations.  

 

Meetings: 

 One meeting with Staff 
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DDeliverables: 

 Design review memo 

Cost: $3,900 per project submittal 

Timeframe: Ongoing  

 

5. ADDITIONAL DCTF MEETINGS 

The Santa Clara Downtown Precise Plan schedule currently has five remaining Task Force meetings, 

of which the WRT Team is scoped to attend and present at one. WRT and DSTP could be available to 

facilitate additional meetings of the Task Force, helping to retain a strong link between Task Force 

discussion and Plan outcomes. 

Note: where Task Force meetings are anticipated as part of additional scope items above, they are 

covered within that task. 

Meetings: 

 Meeting presentation and attendance (WRT, DSTP) 

Deliverables: 

 Presentation materials 

Cost: $4,400 per meeting, assuming meeting is virtual and does not require travel or production. 

Timeframe: Ongoing  
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AATTACHMENTS

 Budget Spreadsheet 

 Project Schedule (Conceptual) 
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Hourly Rate 257.00$    173.00$     121.00$     95.00$      220.00$    200.00$    175.00$      145.00$     350.00$    220.00$    150.00$    110.00$     205.00$    160.00$    275.00$    175.00$     300.00$    100.00$    315.00$          250.00$       

Task 1 Form-Based Zoning Code (including Signs)

1.1 Project Initiation and Scope Confirmation 8 8 8 24 4,408.00$                  22 12 24 6 64 12,310.00$     0 -$               0 -$               0 -$               0 -$              0 -$              88 16,700.00$         

1.2 Code Preparation and Adoption 18 22 22 62 11,094.00$                 63 56 147 272 538 90,225.00$    0 -$               0 -$               0 -$               0 -$              0 -$              600 101,300.00$       

Reimbursables (not including travel) 0 100.00$                     500.00$         0 -$               0 -$               0 -$               0 -$              0 -$              0 600.00$             

Sub-Total - 26 30 30 0 85 68 171 278 0 0 0 0 0 0 0 0 0 0 0

Sub-Total - Sub-Total - 86 15,602.00$                               Sub-Total - 602 103,035.00$           Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 0 -$                         0 -$                         688 118,600.00$                 

Task 2 Precise Plan Financing Analysis

2.1 Infrastructure Needs Analysis 16 12 80 108 15,868.00$                0 -$               12 16 28 5,040.00$      20 40 60 10,500.00$    8 4 2 14 3,500.00$      0 -$              0 -$              210 34,900.00$        

2.2 Analysis of Financing Options and Strategy 8 12 20 4,132.00$                  0 -$               0 -$               0 -$               24 44 16 4 88 19,500.00$     0 -$              0 -$              108 23,600.00$        

2.3 Area Impact Fee Program (OPTIONAL) 8 12 20 4,132.00$                  0 -$               0 -$               0 -$               48 52 22 6 128 29,500.00$    0 -$              0 -$              148 33,600.00$        

Reimbursables 10,000.00$    1,500.00$       0 -$              0 -$              0 11,500.00$         

Sub-Total - 32 36 80 0 0 0 0 0 0 12 16 0 20 40 80 100 10 0 0

Sub-Total - Sub-Total - 148 24,132.00$                               Sub-Total - 0 -$                          Sub-Total - 28 5,040.00$               Sub-Total - 60 20,500.00$             Sub-Total - 230 54,000.00$             Sub-Total - 0 -$                         0 -$                         466 103,700.00$                 

Task 3 Downtown Management Entity

3.1 Stakeholder Interviews and DCTF Meeting (1) 6 6 2 14 2,822.00$                  0 -$               0 -$               0 -$               0 -$               6 6 1,890.00$      10 10 2,500.00$     30 7,200.00$          

3.2 Analysis and Recommendations 4 8 12 2,412.00$                   0 -$               0 -$               0 -$               0 -$               6 6 1,890.00$      34 34 8,500.00$     52 12,800.00$        

3.3 Incorporation into Precise Plan 8 8 968.00$                     0 -$               0 -$               0 -$               0 -$               0 -$              0 -$              8 1,000.00$          

Sub-Total - 10 14 10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 12 44

Sub-Total - Sub-Total - 34 6,202.00$                                 Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 12 3,780.00$              44 11,000.00$             90 21,000.00$                   

Task 4 Project Design Review (1)

4.1 Project Design Review 2 2 2 6 1,102.00$                   4 6 6 16 2,800.00$      0 -$               0 -$               0 -$               0 -$              0 -$              22 3,900.00$          

Sub-Total - 2 2 2 0 4 0 6 6 0 0 0 0 0 0 0 0 0 0 0

Sub-Total - Sub-Total - 6 1,102.00$                                  Sub-Total - 16 2,800.00$               Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 0 -$                         0 -$                         22 3,900.00$                     

Task 5 Additional DCTF Meeting (1)

5.1 Additional DCTF Meeting (1) 4 6 8 18 3,034.00$                  2 3 3 8 1,400.00$       0 -$               0 -$               0 -$               0 -$              0 -$              26 4,400.00$          

Sub-Total - 4 6 8 0 2 0 3 3 0 0 0 0 0 0 0 0 0 0 0

Sub-Total - Sub-Total - 18 3,034.00$                                Sub-Total - 8 1,400.00$                Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 0 -$                          Sub-Total - 0 -$                         0 -$                         26 4,400.00$                     

Total 292 50,072.00$                              626 107,235.00$           28 5,040.00$               60 20,500.00$             230 54,000.00$             12 3,780.00$              44 11,000.00$             1292 251,600.00$                 

TOTAL

Planning and Urban Design, Public Outreach Planning and Urban Design (Architectural Focus) Transportation EconomicsCivil Engineering

WRT, LLC  Sargent Town Planning Kimley Horn EPSCSWST2 Greensfelder Real Estate Strategy MJB Consulting

Retail Real Estate Retail Real Estate
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