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RE: I-405/Euclid District Specific Plan & Environmental Impact Report Request for Proposals
To: Members of the Evaluation Team
The team of Freedman Tung + Sasaki (FTS: urban design & planning; prime consultant), Strategic
Economics (SE: economics and financing), Fehr & Peers (F&P: traffic and transportation) and
AMEC (EIR) is pleased to submit this proposal to lead a planning and environmental review process
for the area surrounding the I-405-Euclid St.-Newhope Ave. interchange (the Project Area) in the City
of Fountain Valley. Our team understands that the City’s goal for this process is to receive a Specific
Plan and EIR with policy direction and implementation, financing, and phasing measures that will
transform the Project Area into a vibrant, mixed-use activity center.
The current development pattern in this area is typical of mid- to late-20th Century business and
industrial parks. It is predominantly made up of low density, lower value office, industrial, and limited
commercial buildings. Uses are relatively homogenous; structures are set-back and isolated; sites
are dominated by surface parking, blank walls, and loading docks with very little public space; large
blocks are defined by wide roads with limited pedestrian and transit facilities. Our extensive research
into the past, present, and future evolution of cities reveals an overlooked and underappreciated fact:
this development pattern is a reflection of yesterday’s economy. It is a legacy of yesterday’s lifestyles,
business types, land use policies, and development practices.
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The economy that gave birth to this pattern no longer exists today. Most buildings in the Project
Area were planned, designed, and built before computers, the internet, and other digital technologies.
Yet these tools have revolutionized the way people live, work, shop, and run businesses. There is a
significant opportunity for Fountain Valley to tap into the prosperity that will be generated by the new
economy…if only the workplace, shopping, and housing environments existed in the City to take
advantage of it. The new Hyundai headquarters is indicative of the demand for new development which
meets these new business needs. And the evolution of nearby shopping centers such as Bella Terra
Mall points to the major shift in consumer preferences that has radically changed the retail landscape
over the past two decades. It is clear that upcoming workplace, shopping, and housing environments
will differ profoundly from today’s conventional “industrial park,” “commercial strip,” and “autooriented housing” settings. Revitalizing these old districts and centers requires re-envisioning them to
reflect contemporary culture and the realities of the new economy.
It cannot be overstated that a truly vibrant mixed-use district is not just a combination of yesterday’s
business parks, shopping centers, and housing developments with more FAR, fresh architecture, and/
or “green” buildings. We must always remember we are planning places for people. With this in
mind, the district must be a center of activity, with settings for convenience, street life, and interaction.
It will provide housing choices, capture unmet retail demand, create and retain innovative businesses,
and position employers to attract the most sought-after employees.
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To realize this transformation, the City requires a comprehensive new vision, strategies, and
regulations for the Project Area. The vision must attract investors. Policy must enable a wide range
of contemporary workplace, housing, and retail development to unlock the potential of the district.
Given the complex nature of the transformation, there must be a framework to guide incremental
private investment on individual properties so that they add up to a cohesive whole. Yet change must
also build off of the existing pattern by adding value to and strengthening existing assets. Combined,
these elements will instigate the evolution from fragmented, obsolete industrial development into a
high value mixed-use knowledge district and activity center that aligns with the evolving economy,
captures un-met demand, and leverages the strengths of its location in Orange County.
The enclosed package presents our team’s proposal and outlines a recommended approach to planning
a forward-looking and successful activity center. To accomplish this we will:
•
•
•
•
•
•
•
•
•
•
•

Develop, illustrate, and present a vision of the Project Area’s future as a vibrant activity center
which reflects community character.
Prepare a framework to attract and coordinate private investment by establishing the desired type,
location, intensity, and physical characteristics of development throughout the district.
Review market constraints and identify the opportunities for change that will realize the vision.
Plan public realm improvements to ensure the district contains the streetscapes, parks, and plazas
necessary to ensure quality contemporary living, working, and shopping environments.
In combination with the EIR, define the capacity and design of needed public improvements and
infrastructure that will support the envisioned development.
Design a plan to reduce, direct, distribute, and manage traffic in a way that maintains excellent
access while limiting impacts on surrounding neighborhoods.
Establish a suite of strategic actions and tools necessary to implement the Plan over time.
Align public/private investment and support implementation by combining the district vision,
policies, strategies, capital improvements, and city actions into a single, concise Specific Plan.
Engage the community and stakeholders in a strategic way to receive input efficiently, address
community concerns, build consensus, and ensure buy-in on the district vision.
Utilize up-to-date communication tools to increase the scope and efficiency of public outreach.
Lead a series of collaborative working sessions with City Staff to incorporate their expertise and
local knowledge in to the plan.

FTS has an outstanding record of preparing Specific Plans whose strategies, policy tools, and planned
capital improvements have successfully instigated real revitalization. Because we have led and are
engaged in many projects throughout the Los Angeles region, including the neighboring City of
Huntington Beach, we are very familiar with the community and the development context. Recently,
we have been heavily engaged in research focused specifically on aligning cities with the innovation
economy. We also have extensive experience planning successful downtowns, town centers, and
retail districts. We believe that we are uniquely positioned to address the challenges and opportunities
facing Fountain Valley by bringing original, forward thinking to this planning process.
With the right plan, we are confident that the City can absolutely achieve its goal of creating a
memorable activity center that is cherished by the Fountain Valley community while enhancing
economic activity. The City should be congratulated for initiating this insightful project. We are
excited about the opportunity to discuss helping Fountain Valley engage this challenge and point the
way toward a successful future district.
Best Regards,

Erik Calloway
Principal
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B 1 - P r o j e c t U n d e r s ta n d i n g
The way people live, work, and shop are dramatically different today than they were
60, 40, and even 20 years ago. To remain competitive and contribute to continued
community prosperity, cities must evolve to align with these new live-work-play
activities and the new Innovation Economy. By looking ahead, the City has a unique
opportunity to transform the Project Area into a region-leading example of the future of
mixed-use activity centers. The key to guiding this transformation is a strategic vision
and regulatory framework that will coordinate both incremental private development and
public actions to implement a shared district vision.
The Project Area is located along the Santa Ana River at the southwest tip of one of
Orange County’s largest workplace districts. It has direct access from I-405’s Euclid St./
Newhope St. exit, which bisects the Project Area. It also has several regional arterials
including 1) Talbert Ave./MacArthur Blvd. which is a river crossing and connects to
John Wayne Airport, 2) Ellis Ave., which connects with Downtown Huntington Beach’s
Main Street, and 3) Euclid St., which extends north to the foothills at Orange county’s
northern border. The district has excellent bus coverage for Orange County with three
bus lines. They may have limited headways, but they provide direct access to major
destinations including Fountain Valley’s Recreation Center in Mile Square Park, John
Wayne Airport, Downtown Huntington Beach, Southcoast Plaza, and several hospitals
and medical centers. The Project Area also has bike and pedestrian access to a currently
unimproved segment of the Santa Ana River Trail.
Across the Santa Ana River to the east, low density industrial and office development
extends up to 2 miles into Costa Mesa and Santa Ana. These buildings house businesses in
a variety of traditional industrial park sectors including home improvement/construction,
distribution logistics, and vehicle repair and accessories. Yet it should not be overlooked
that the Project Area and the larger workplace district also contain many businesses in
emerging design, electronics, materials, and high tech manufacturing and engineering
industries. In addition, the district is home to some large format retailers including Fry’s
and Staples. And several opportunities and assets surround the district. Most notably,
there are large vacant parcels in the Southpark Specific Plan Area and a shopping center
anchored by Costco to the North. The area’s desirability has been proven by Hyundai
North America’s investment in new corporate headquarters along Talbert Ave.
However, despite all of these apparent strengths and assets, Orange County contains
several other large business/industrial parks, corporate campuses, and shopping centers
with similar strengths. In particular, the nearby district surrounding John Wayne Airport
and extending along Costa Mesa Freeway from Route 73 to I-5 and South Coast Plaza.
These districts share the same basic “DNA” – low intensity, isolated, auto-served, aging
and outmoded buildings. In this context, what are the characteristics that distinguish
one location from another? What do districts need to be successful given the shifting
economic landscape and changing preferences of residents and businesses? And what
opportunities are there to transform the Project Area into something new, serving un-met
demand for the Fountain Valley community, the larger market area, and Orange County
as a whole?
These are the questions that our Specific Plan process will answer. The process must
also address anticipated issues and potential constraints on achieving the City’s goals
for the Project Area. At the top of this list are community concerns about the traffic
and height impacts of potential intensification on surrounding residential neighborhoods.
This issue is magnified by the fact that the area is bisected by a freeway and bounded
by the Santa Ana River, which concentrates traffic on Talbert Ave, Euclid St., and Ellis
Ave. Therefore, enhancing the block and street network will play an important role in the
mobility management and revitalization plan. Other issues to consider are the proximity
to the Santa Ana River; how and where to fit large scale redevelopment catalyst projects;
what infrastructure is needed to accommodate intensification; and how to fund necessary
capital improvements. Although these topics must be addressed, we believe that they
will not compromise the City’s ability to achieve its goals.

7

Typical District Development

Existing Arterial Character
with Overhead Utilities Lines & Sound Wall

Ongoing Development Activity

Surrounding Assets & Opportunities:
• Southpark Specific Plan Vacant Land
• Retail Anchors (Costco, Frys, Staples)
• Unimproved Santa Ana River Trail

B 2 - P r o j e c t A pp r o ac h
Based on the RFP and our experience with similar projects, we have crafted a project approach we believe will achieve the City goals.
By combining a vision statement with land use and development regulations as well as planned capital improvements and city actions,
a Specific Plan is the most powerful tool to guide change in built-out districts with multiple stakeholders and property owners. We
propose the following broad approach to preparing a Specific Plan and EIR that will accomplish the City’s goal of improving economic
performance and enhancing community value by transforming the Project Area into a vibrant mixed-use activity center .

General Project Approach
Base the Re-Structuring Plan on Contemporary Housing, Workplace, Shopping & Economic
Trends:
We will draw heavily on our unique and thorough understanding of the socio-economic, demographic, and cultural trends and forces
affecting workplace districts, shopping centers, and housing preferences. By strategically responding to these local, regional, and
global trends, the Plan will be able to leverage market demand to drive change, and will contain a vision that acknowledges the past
but looks to the future.

Make the Process Vision Driven:
Our top priority is to work with the City to transform the Project Area into a vibrant mixed-use activity center. The technical analyses
and implementation tools that we prepare will be in service of the desired plan outcomes. Informed decisions about regulatory,
economic, financing, traffic, or environmental trade-offs will only be made after outlining the vision and presenting the most up-todate and forward-looking information available.

Illustrate the Desired Physical Characteristics of the Future District:
There is a set of building blocks and physical characteristics that mixed-use districts must have to be successful in tomorrow’s
economic landscape. We will illustrate how building types, street designs, and public space types should vary throughout the district
to support the vision. This will be the basis for the Specific Plan’s regulations and capital improvements plan.

Adjust Policies & Strategies in Response to Conditioning Factors + Varying Potential for
Change:
It is important to recognize that the type and magnitude of change will vary throughout the district. We will analyze the existing
building pattern, district assets, traffic network performance, and market potential. This will allow us to evaluate where there is more
or less potential for short-term and long-term change. In some cases, existing assets should be supported and strengthened to remain
as anchors of the new district. This analysis will allow us to determine the appropriate level and type of intervention in different
areas of the district accordingly.

Make the Plan Pro-Active & Strategic:
Attracting, building, and serving communities in the 21st Century requires a modern approach to planning and economic development.
In addition to physically re-shaping districts to align with contemporary lifestyles, cities must actively target and guide the creation
of successful activity centers. We will prepare a list of key strategic short-term and long-term implementation actions to enable the
City to leverage relevant trends and efficiently deploy city resources in phases to actively instigate and guide the desired change.

Make the Plan Investment Friendly:
The Specific Plan will contain 1) a clearly articulated, market driven district vision, 2) detailed yet user-friendly form-based land use
and development regulations, and 3) strategic city actions that will support the envisioned change. This will demonstrate the City’s
commitment to change and create a streamlined development process and predictability that will encourage private investment.

Integrate the EIR Early in the Process:
Our team will integrate planning concepts and environmental review from early in the process to inform planning decisions, reduce
impacts, and facilitate EIR preparation. This will ensure a thorough, objective, and legally sustainable EIR. Providing early
assessment and identification of key environmental constraints and utility infrastructure needs will also ensure that the Specific Plan
includes measures to address a broad range of environmental issues and incorporates sustainable design principals.

Educate Project Participants & Decision Makers About Key Issues & Opportunities:
To build support and facilitate decision making, we will educate stakeholders, city staff, the community, and elected officials about
the key issues affecting the district. We will emphasize how relevant global, regional, and local trends affect the City’s ability to
achieve its goals and to increase businesses/community success, prosperity, and sustainability.
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Make the Process a Collaborative Effort
Use a Team of Experts
Our team brings forward thinking, experience with the surrounding context, an understanding of current best practices, and a desire
to produce quality work. We emphasize a collaborative working relationship among team members and coordinate regularly. This
ensures everyone is on the same page, on schedule, and moving in the same direction. In addition, our process includes in-person
collaborative working sessions between FTS and our sub-consultants at important junctures in the process to share information,
develop concepts as a team, and ensure that the work of all team members is mutually reinforcing. We will work closely with these
experts throughout the process, bringing in their expertise when and where it is needed to ensure a successful project.
Maximize Community Involvement By Soliciting Input Through Multiple Channels
The outreach process is designed to solicit broad public involvement from a wide and diverse cross section of the community and
stakeholders. It shapes outreach efforts around the need to gather ideas from the community, provide information to the community,
and get focused feedback about plan recommendations. The team will utilize a variety of tools including online surveys, stakeholder
interviews, a stakeholder workshop, a design charrette, a community workshop, and an open house. These tools will engage
participants at the points where input is needed most and on the subjects where their feedback will contribute the most to the Plan.
For those interested in participating throughout the process, it provides a step-by-step approach that will facilitate understanding of
plan concepts and allows for the gradual build-up of a sense of “ownership” over the plan by participants. For those with more limited
topics of concern or interest, it will provide a focused means of providing feedback and gathering information about the project.
Overall, the result will be a plan that truly represents the aspirations and objectives of the City, stakeholders, and community.
This process is informed by FTS’ experience developed over twenty years of community workshop facilitation. It is based on the
observation that workshop participants will only enthusiastically support plans that they understand and believe in. The workshop
series blends education with participation techniques. Educational components are engaging, visually-oriented presentations that
bring participants up to speed in a gradual and progressive fashion. We will present facts and trade-offs associated with key decisions
about different topics. We will outline the effective means by which the community can use district plans, policies, and public
realm designs. We will explain how the Plan can assist property owners, businesses, and resident groups to maximize the value of
their homes, workplaces and properties. And we will reassure participants that the envisioned change will contribute to enhanced
livability and city identity. Presentations will utilize our extensive photo library to illustrate concepts with visual examples from both
nearby and distant communities to help non-designers/non-planners understand the concepts under consideration.
Make Collaboration with City Staff Integral to the Process
To take draw on the expertise that City Staff can contribute to the planning effort, the consultant team will lead a series of regular “Core
Team” working sessions. The Core Team consists of departmental leaders with decision-making capability, led by the Planning and
Building Director or designated Project Manager. In addition the Core Team may include participants representing Public Works,
Housing & Community Development, Environmental Services, and the City Manager’s office.
Core Team Working Sessions are half-day to day-long meetings held at the City. They seek to resolve the major conceptual issues
from a combined consultant-staff perspective and provide City Staff with an opportunity for input into and ownership over the Plan at
all stages. Because they are not public meetings, they allow for open discussion about concepts and locally sensitive or controversial
issues. They also facilitate coordination between different City departments, making sure all are “on the same page” relative to
the concepts and status of the project. Core Team members actively participate in the development of project concepts and are
responsible for coordinating those concepts with others in their respective departments as well as with representatives of key outside
agencies where appropriate. These working sessions will allow the joint consultant-staff project team to finalize content and tone
prior to presenting concepts to stakeholders, the community, or elected officials.
Provide Opportunities for Elected Officials to Engage the Process Outside of Formal Public Hearings
At the conclusion of the visioning phase but prior to preparing the Specific Plan and EIR documents, the primary strategies and vision
will be presented to the City Council (and/or Planning Commission) at a Study Session for their informal review and discussion. This
will enable the Commissioners and Councilmembers to ask questions of the consultant team, review workshop results, and discuss
recommended Policy and Plan elements without taking formal action. It will ensure that the Commissions’ and City Council’s input
is solicited before finalizing details of the Plan so they ultimately receive a Plan that meets their expectations.
A second “plan orientation” Study Session will be held to unveil the Public Review Draft of the Specific Plan Document. This
session will be an opportunity for Commissioners and Councilmembers to get familiar with the document and to ask questions about
the Plan’s organization and content prior to the formal adoption hearings.
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Our team’s overall proposed work plan includes the following
tasks. [See section C2, C3, and C4 for detail on the approach
to and scope for the Supplemental Market Analysis, Financing/
Implementation Strategy, Transportation Study, and Environmental
Impact Analysis.]

PHASE I: Existing Conditions
The consultant team’s primary focus in Phase I will be to develop
a clear understanding of existing conditions in the district,
review the surrounding context, and gain a preliminary sense
of the primary constraints that will influence policy and design
recommendations.
Task 1.1 - Start-up
The consultant team will hold a start-up meeting with City staff to
clarify the project intent and confirm the overall process, schedule,
and team member roles. This includes a discussion of the public
outreach plan. This submittal includes one potential outreach
process which responds to the specific tasks and anticipated level
of outreach identified in the RFP. However, we expect to keep this
process flexible throughout the project. Our team has experience
with a variety of community and stakeholder engagement tools.
Drawing on this experience will allow us to ensure that priority
individuals, groups, and the broader community are all engaged
efficiently and are satisfied with the process. We will also be able
to modify the process to respond to unanticipated issues that may
arise as the project proceeds.
Task 1.2 - Existing Conditions Inventory
Following the start-up meeting, the consultant team will conduct
site work to inventory existing conditions, and gather economic,
traffic, and environmental data. The team will record its findings
in a variety of formats including maps, diagrams, and memos to be
used in meetings, presentations, and ultimately the Specific Plan
and EIR documents.
Task 1.3 - Community & Stakeholder Input: Concerns,
Desires, Expectations, & Opportunities
FTS, SE, and F&P will use a combination of interviews, group
meetings, and online surveys to engage property owners, business
owners, community leaders, developers/investors, residents, and
the broader community. We will gather valuable input about their
concerns, desires, expectations, and perceived opportunities in the
district.
Task 1.4 - Existing Conditions Synthesis
FTS will prepare a diagram which summarizes and illustrates the
key findings from the team’s existing conditions inventory work
and the Phase I community/stakeholder input. This diagram will
act as the foundation upon which district strategies, the vision, and
the planning framework will be built. Detailed existing conditions
findings and technical analyses will be summarized in an Initial
Project Assessment Report which will provide an assessment of
the issues, opportunities, constraints, and assumptions associated
with implementing a Specific Plan to achieve the cities goals. This
report will be incorporated into an appendix of the Specific Plan
in Phase III.

Task 1.5 - Core Team Working Session #1
At the end of Phase I, FTS, SE, and F&P will attend and present at
Core Team Working Session #1 to review the existing conditions
and receive direction on the activity center strategy, supplemental
market investigations, and traffic analyses which will be major
pieces of Phase II.

PHASE II: Strategy, Envisioned Future, Planning
Framework, & EIR Integration
In Phase II, the consultant team will prepare the primary restructuring strategies, a detailed district vision, the planning
framework, the funding, financing, and phasing plan, and the basis
for environmental review. This process involves coordination
between the consultants and staff as well as input from the
community, stakeholders, and elected officials. The vision,
concepts, and designs developed in Phase II will structure the
Specific Plan’s strategies, regulations, and city actions.
Task 2.1 - Issues, Opportunities, & Trends
An extremely important first step in planning a new city center is
determining where the center of the district should be and where
to start the process of transformation. FTS will do a property by
property investigation of the project area and its surroundings,
prepare a map of potential for change, identify potential catalyst
sites, and confirm the findings with City staff and SE. This includes
an investigation of the potential relationship between the Project
Area and the adjacent Southpark Specific Plan Area.
In this task, the team will also move beyond existing development.
FTS will work with SE to supplement the previously completed
market analysis as necessary and with F&P to evaluate the traffic
patterns in the area. Finally, FTS will draw heavily on our unique
and thorough understanding of workplace, retail, and housing
trends to evaluate what the district needs to be successful. We will
prepare a variety of supporting graphics to illustrate the primary
economic, traffic, and urban design issues and opportunities.
Task 2.2 - Core Team Working Session #2
FTS, SE, and F&P will attend and present at Core Team Working
Session #2. At this meeting we will review Task 2.1 findings,
discuss the approach to the Design Charrette, and receive direction
on the economic, transportation management, land use, and urban
design strategies that will be developed in the Task 2.4.
Task 2.3 - Design Charrette: Community Vision
FTS, SE, and F&P will attend and present at a full day Design
Charrette. At this event the project team will first introduce
the project and provide a brief overview of existing conditions.
Then participants will fill out surveys and engage in a variety of
exercises and round table discussions. Activities will be designed
to gain input from the community about their broad concerns
and aspiration for the district as well as to generate ideas about
potential configurations and important characteristics of the future
district. Design Charrette surveys can also be made available
online to individuals not able to participate in person. The feedback
generated at this Design Charrette will be the starting point for the
strategies developed in Task 2.4.

10

C 1 - W o r k P la n

S P P L aN - 2

Task 2.4 - Vibrant Activity Center Strategy
With a clear understanding of the existing development, issues,
opportunities, market conditions, traffic patterns, workplace
trends, and community aspirations, the Team can begin planning
a vibrant, contemporary, mixed-use activity center. This will start
with urban design, transportation management, and economic/
financing analyses. Building off of the ideas gathered during the
Design Charrette, the strategy will consider all the building blocks
of a successful district and how to deliberately and carefully
assemble them to maximize activity, livability, and innovation.
FTS will prepare a diagram illustrating strategic actions that will
successfully transform the district.
Task 2.5 - Core Team Working Session #3
FTS and SE will attend and present at Core Team Working Session
#3 to review Task 2.4 findings, discuss details of the Design
Charrette, and receive direction on the district Vision that will be
developed in the Task 2.7.
Task 2.6 – Stakeholder Meetings: Strategy Feedback
FTS and SE will attend and present at Stakeholder meetings. These
meetings will educate key stakeholders about relevant trends and
provide an overview of the district strategy, district vision, and
broad brush planning framework. We will also introduce how
the regulations are intended to increase flexibility, streamline the
development process, and provide predictability. This will allow
the team to receive stakeholder impressions prior to bringing
concepts to the final Community Workshop and City Council
Study Session.
Task 2.7 - Illustrate the Vision
FTS will illustrate the building blocks of and overall vision for the
district by preparing a masterplan showing the envisioned pattern
of development, a public space network diagram, and streetscape
concept sections. This will be accompanied by an urban design
framework diagram that will act as the broad brush basis for the
Specific Plan’s land use and development regulations.
Task 2.8 - Core Team Working Session #4
FTS, F&P, and AMEC will attend and present at Core Team Working
Session #4 to review Task 2.7 findings, preliminary EIR integration,
and discuss details about bringing final recommendations to a
Community Workshop and Study Session.
Task 2.9 - Community Workshop: Plan Framework
FTS and F&P will attend and present at a Community Workshop.
The presentations will briefly review the ideas generated at the
Design Charrette before focusing on the recommended Plan
framework that will support the future district that the community
envisions. This will include a detailed discussion of an improved
public space network, community facilities, streetscape design,
and transportation management issues. The presentation will
also provide a summary of the primary land use and development
regulations that will guide the desired change in the district.

Task 2.10 – Joint Study Session #1: Confirm Plan
Approach
Phase II will conclude with a City Council Study Session. The
project team will report on the results of the outreach process,
present an overview of the recommended specific plan strategy
and regulations, and give decision-makers the opportunity to ask
questions and discuss concepts with the consulting team prior to
preparing the Specific Plan document.

PHASE III: Prepare Draft Specific Plan & EIR
In Phase III, the consultant team will prepare the Specific Plan and
EIR and solicit comments from City Staff and the community.
Task 3.1 – CEQA Project description
FTS will collaborate with AMEC early in the process to prepare
the project description and alternatives so that the EIR can be
drafted concurrently with the Specific Plan.
Task 3.2 - City Staff Coding Session
FTS will kick off the Specific Plan preparation phase with a
Coding Session where FTS presents a recommended land use and
development regulations format to City Staff and confirms the
primary development standards. This session will also begin the
process of familiarizing planning staff with the document content
and organization to assist them with using the regulations after
adoption.
Task 3.3 –Open House: Primary Regulation Review
FTS will attend an Open House to allow the community to review
the Specific Plan’s primary regulations and provide feedback. The
open house will include a preliminary districts map and regulation
charts highlighting primary regulations such as permitted land
use, height limits, as well as setback, open space, and parking
requirements.
Task 3.4 - Prepare Administrative Draft of the Specific
Plan & ADEIR
FTS and AMEC will prepare administrative drafts of the Specific
Plan and ADEIR documents for staff review. SE, F&P, and AMEC
will contribute content for FTS to incorporate, as appropriate, in to
the following Elements: Land Use, Infrastructure, Implementation,
Financing and Phasing, Administration and Enforcement, and
Appendices. (see the EIR work plan for more detail)
Task 3.5 – Specific Plan Orientation Session with
Staff
After completing the Administrative Draft of the Specific Plan, FTS
will attend a Plan Orientation Session with City Staff to present an
overview of the draft document’s organization and content. This
will greatly assist City Staff with their document review.
CITY TASK – Staff reviews the Administrative
Draft Specific Plan and prepares a single set of
comments.
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Task 3.6 – Admin. Draft Review Session
After all relevant City Departments have reviewed the Specific
Plan and comments have been submitted to FTS, an Administrative
Draft review session will be conducted. This will include meetings
with representatives of all relevant City departments to answer
questions and confirm direction for revising the document.
Task 3.7 - Prepare Public Draft of the Specific Plan
The consultant team will revise the Specific Plan, incorporating
the City’s comments, and issue a Public Review Draft.
Task 3.8 - Prepare Public Draft of the EIR
AMEC will prepare a draft of the EIR which will be sent to the
City for review and comment prior to distributing for the public
review period and preparing a response to public comments. (see
the EIR work plan for more detail)
Task 3.9 - Coordinate Specific Plan with EIR
This coordination will continue throughout Phase III to ensure that
the Specific Plan benefits from the environmental analysis and that
the EIR accurately assesses the Specific Plan’s impacts.
Task 3.10 - Prepare Final EIR (including City review)
Following public review period, AMEC will prepare the Final EIR
which will be sent to the City for review and comment prior to
publishing. (see the EIR work plan for more detail)

PHASE IV: Public Review & Adoption
The consultant team will guide both the Specific Plan and EIR
through the public review and approval process. We will maintain
an in-person presence to act as Plan supporters, we will be available
to answer questions as technical experts, and we will follow the
public hearing discussions to keep up to date with the revisions that
the team will incorporate into the final Plan following adoption.
Task 4.1 – Joint Study Session #2: Plan Orientation
FTS will kick off the public review period by presenting the
Specific Plan at a Joint Council/Commissions Study Session. The
intent of this session is to familiarize the Planning Commission
and City Council with the document and answer any questions
prior to official hearings.

CITY TASK – Adopt Plan
Task 4.4 - Receive/Review Plan Addenda
Task 4.5 - Prepare Final Adopted Specific Plan
Following Plan adoption, the consultant team will prepare the final
Adopted Plan incorporating changes identified in the addenda.

OPTIONAL TASKS
FTS has crafted this scope of services to include the tasks we
believe are necessary to achieve the ambitious results the City
desires. At the City’s requests, there are additional services that
we can provide which we believe would make the Plan even more
engaging and successful including but not limited to:
3D Watercolor Rendering:
A major barrier to ambitious restructuring plans is often the
difficulty investors, elected officials, and the community have
envisioning the future character of the district. In this task, FTS
would illustrate a key catalyst project, public space, or bird’s
eye view of the district. A variety of rendering techniques are
available but FTS finds that watercolors do an excellent job of
communicating the character of envisioned change in a way that
is consistent with the fact that it is illustrating a concept and not a
specific project.
Web Based Development Regulations:
FTS believes that in contemporary society, municipalities should
utilize innovative tools that incorporate modern technologies.
In this task, FTS would work with a web/software development
to prepare an interactive, database-based, online version of the
Specific Plan’s regulations (in addition to the hard-copy document).
The result would go beyond the MUNICODE format the many
are familiar with. It would take full advantage of FTS’ district +
chart-based regulatory structure to create easy to reference online
standards. The benefits of web based regulations would be:

Task 4.2 - Planning Commission Public Hearings
FTS will attend up to two (2) Planning Commission Hearings.
Additional consultant team members will attend as necessary to
address technical questions.
Task 4.3 - City Council Public Hearings
FTS will attend up to two (2) City Council Hearings. Additional
consultant team members will attend as necessary to address
technical questions.
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1) Greater accessibility for elected officials, community
members, and investors.
2) Regulations that are easier for developers and planning
staff to use, further streamlining the application review
and approval process.
3) A platform which could make future regulation
amendments a simple matter of updating the Specific
Plan’s regulatory database.
4) A platform which could be the basis for web-based
zoning updates in other parts of the City if desired.

Overview of Work Plan & Project Timeline

Sp e ci f ic P la n
Approx.
Schedule

Phase

Prime:
Urban
Designer

Economic
+ Financing
Consultant

EIR
Transportation Environmental
Planning
Planning

Phase

I - Start-Up Project Management, Public Outreach Plan, & Kick-off Meeting I - Start-Up
1
month

I - Existing
Conditions

Development
Pattern

Review
Market
Data

Traffic
Data

Potential for
Change &
Relevant
Trends

Supplemental
Economic
Analysis

Traffic
Analysis

Land Use &
Urban Design
Strategy

Economic
Strategy

Transportation
Management
Strategy

Funding &
Financing
Strategy

Multi-Modal
Mobility Plan
& Impact
Analysis

Stakeholder Input
Core Team

1
month

II - Issues,
Opportunities,
& Trends

Environmental I - Existing
Constraints
Conditions
&
Infrastructure
Needs

II - Preliminary
EIR Integration

Core Team
Design Charrette

2
months

II - Vibrant
Activity Center
Strategy
Consultant Sessions
Core Team
Stakeholder Input

3
months

II - Illustrate
The Vision

District
Identity
Development
Pattern
Public Space
Network

Core Team
Community Workshop
Joint Study Session
Staff Coding Session

3
months

III - Admin Draft
Specific Plan

Vision
Regulations
Implementation

Open House
Staff SPPLN Review

2
months

III - Public Draft
Specific Plan

Prepare
Draft EIR
& Public
Review

III - Draft EIR &
Public Review
Period
Consultant Session
Staff EIR Review

Joint Study
Session

Prepare
III - Final EIR
Final EIR &
Mitigation Plan

Joint Study Session

2
Planning Commission & Council Hearings
Iv - Adoption
IV - Adoption
months
NOTE: Project timeline is a rough estimate based on previous experience and could be compressed or extended if necessary.
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Ma r k e t- 1

Market + Financing Strategy
Transforming the Project Area into a mixed-use, walkable activity
center will involve a variety of public and private investment over
time. To successfully realize this transformation, the project must
“ground truth” the City’s plans to incentivize private investment in
and renewal of the Project Area. This will ensure that the City’s
goals are implementable and that the Specific Plan is aligned with
the market and economic context. In addition to participating in
meetings, presentations, and interviews, the primary tasks SE will
contribute to include:

Task 1.4 - Existing Conditions Synthesis
SE will build on previous work, including The Concord Group’s
market analysis, the 2013 Strategic Plan, and other documents to
gain an understanding of the economic goals and context for the
Project Area. SE will work with FTS to incorporate these findings
into the Initial Project Assessment report.

Task 2.1.B - Market Analysis
SE will conduct a targeted economic analysis to provide key
strategic information that will inform implementation. The
Concord Group market study provides a very thorough assessment
of market trends in the overall trade area, including specific demand
projections. The challenge for the Specific Plan effort will be to
translate these demand numbers into the options and opportunities
for near term, as well as longer term development projects.
SE will supplement The Concord Group’s work with a fine-grained
analysis focused on estimating where and when market forces
might begin to transform the study area. This will include:
•
•
•
•

Assessing existing property owners’ potential interest in
developing their property
Assessing how freeway access, use adjacencies, traffic counts,
etc. could influence development opportunities.
Identifying specific product types and key opportunity sites.
Determining what near term infrastructure investments or
other activities could strengthen the market appeal for sites in
the study area.

Although some quantitative analysis may be required as part of
this task, much of the work will rely on interviews with local real
estate brokers, developers, and other appropriate informants.

Task 2.4.A - Economic Strategy
SE will work with FTS to create an overall strategy for
transforming the study area that will leverage the specific strengths
and opportunities that emerge through the planning process. These
strengths and opportunities could include a diverse range of items
such as using transportation funding to help complete an internal
street network with sidewalks, an individual property owner who
is interested in transforming their own holdings, or a planned street
paving project that could be combined with a small additional
increment of funding to create a multimodal street, rather than just
a resurfaced street.

Task 3.4.D - Implementation, Financing, and
Phasing Element
The Plan Implementation Strategy will address several key issues
including: expected phasing for both private development and
public investments; the costs of public improvements tied to
development phases; the funding and financing sources likely to
pay for public improvements; and the steps necessary to deploy
specific funding/financing mechanisms. For example, if it appears
that some kind of special taxing district could be formed to pay for
certain costs associated with the area’s transformation, the steps
necessary to create the district will be identified. In preparing
this implementation strategy, particular attention will be given to
breaking public investments into achievable increments relative to
funding/financing sources.
This approach may result in an extended phasing plan, but it will
also yield an implementable strategy, rather than merely suggesting
a range of possible actions. To support this, the strategy will
recognize the need for the City to continue to proactively manage
Plan implementation once the Plan has been adopted. It will also
identify a process for updating the implementation strategy as
conditions in the area change over time, as well as a cover recovery
plan to cover the cost of Plan preparation.

C 3 - W o r k P la n

T r a n s p o r tat i o n - 1

Transportation Study
This project provides the City with the opportunity to plan a
different type of activity center than has existed in Fountain Valley
to date. The existing development is suburban in scale, uniform
in use, and auto-oriented in character. Pedestrian, bicycle, and
transit facilities are limited. Even if those facilities did exist, there
are relatively few services or other destinations to walk, bike,
or ride transit to. However, that is changing. The future district
can be a destination that is walkable, service-oriented, and transit
accessible. Following is F&P’s proposed work plan to prepare
a transportation plan that will inform project participants of the
mobility implications of district change and support their vision
for a vibrant activity center:

Task 1.2 - Existing Conditions
F&P will be responsible for compiling existing transportation
data for the site. This data will include but not be limited to the
following:
1.

Traffic Counts

F&P will compile available traffic counts for intersections and
roadways segments proximate to the project site. To reduce cost
and duplication for work, F&P will use counts from other studies
in Newport Beach, Costa Mesa, Fountain Valley, and Huntington
Beach. Additional data for regional facilities including OCTA’s
Congestion Management Program (CMP) and Caltrans freeways
will be obtained from these agencies.
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2.

T r a n s p o r tat i o n - 2

Existing OCTA transit routes

OCTA bus routes including their headways and stop locations will
be mapped. F&P will also document any available data regarding
OCTA bus boardings and alightings.
3.

Task 2.4.B
Strategy

F&P will summarize existing and proposed bicycle routes as
documented by the OCTA Commuter Bikeways Strategy, the City
General Plan, and other available documents.

•

Pending and Programmed Transportation Improvements

•

F&P will summarize funded and proposed improvements for
regional and local roadways as identified by the SCAG Regional
Transportation Plan, the OCTA Long-Range Transportation Plan,
and the City of Fountain Valley Capital Improvement Program

•

4.

5.

Truck Routes

F&P will review the currently designated truck facilities within
the Specific Plan Study area and any available data regarding truck
traffic volumes/travel patterns from existing sources
6.

Future traffic conditions

F&P will review data from other recently completed traffic studies for
projects within the area of the site which might contain information
such as future traffic volumes, intersection and roadway impact
mitigation measures, and unmitigated transportation impacts. This
data will be compiled into a Technical Memorandum for submittal
to the Project Team, which will summarize this data using text,
tables, and graphics as appropriate.

Task 2.1 - Issues, Opportunities & Trends
F&P will use a variety of sources to identify significant
infrastructure constraints based on the data collected in Phase I.
Significant constraints might include:
•
•
•

Adjacent intersections which are physically constrained where
no physical mitigation measures are available
Intersections and roadway segments which currently operate
at a deficient Level of Service or otherwise operate under
significant congestion
Unfunded improvements, particularly for regional roadways
such as Freeways and Freeway Ramps

Using the data identified above, F&P will perform a limited
traffic analysis using available data to quantify the effects of these
constraints, which will be provided to the Project Team for their
review and comment. These constraints will be provided to the
Project Team for inclusion in the Land Use and Urban Design
Strategy in the form of trip thresholds.

Transportation

Management

F&P will prepare a transportation management strategy that
addresses the following issues:
•

Bicycle Routes

–

Creating non-vehicular linkages within the site including
pedestrian and bicycle routes connecting to parks, schools,
and community facilities
Encouraging use of transit through application of a
Transportation Management Association (TMA) or other
TDM strategies
Reducing automotive trips through an appropriate mixture of
land uses informed by the F&P Mixed-Use Trip Generation
(MXD) Model
Providing appropriate levels of parking

Strategies will be coordinated with the Project Team’s proposed
streetscape improvements. Parking strategies will consider
the City’s Municipal Code parking requirements as well as
locally collected data regarding current parking demands within
comparable areas of Orange County. F&P has recently compiled
parking data for multi-family projects in Santa Ana, Anaheim, and
Irvine which will be shared with the Project Team. The parking
recommendations will also consider the effect of shared parking
reductions as defined by the Urban Land Institute (ULI) Shared
Parking Reduction.

Task 3.3 - Admin Draft Specific Plan & Draft EIR
F&P will coordinate with the Project Team to identify transportation
facilities proximate to the Project Area including but not limited
to:
•
•
•
•
•
•

Roadways (new facilities plus expansions to existing ones)
Pedestrian pathways
Bicycle routes (Class I, Class II, and Class III)
Transit routes
Surface parking lots and garages
Routes for trucks and other delivery vehicles

Recommendations will be summarized with text and graphics
in the Specific Plan,s Transportation/Circulation Plan. Once
the Specific Plan is finalized, F&P will prepare a Transportation
Study for Inclusion within the Draft EIR. Key elements of
the Transportation Study will include a statement of existing
conditions, traffic forecasts with and without the project, impacts,
and mitigation measures.
This analysis will address all areas of transportation and traffic
currently identified within the CEQA checklist. Prior to preparing
the transportation study, F&P will coordinate with the Project Team
to identify potential changes in the transportation methodology
that might accrue under SB 743 by explicitly including new
transportation metrics such as Vehicle Miles Traveled (VMT).

Task 3.9 - Coordinate with EIR Consultant
F&P will contribute to the Draft EIR by responding to comments
and providing materials as required by the Project Team.
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EIR-1

Environmental Impact analysis
AMEC will structure the environmental impact analysis to address
overall environmental impacts of the proposed Project. AMEC
would provide detailed impact analysis of a full range of applicable
resources areas with sites, structures, and improvements proposed
within the Project area as necessary to maximize future streamlining
benefits of the EIR. Any required mitigation measures would be
structured for straightforward incorporation into applicable plans/
policies or conditions of approval for future projects within the
Project area.
Implementation of a large-scale and long-range planning
document requires flexibility in certain mitigation-derived
development standards. This gives City staff and decision-makers
the ability to adapt the project and its implementing regulations
to changing circumstances while staying within the general
mitigation framework certified with the EIR. To this end, AMEC
would work closely with City staff and the Project team to craft
mitigation measures that both address impacts and achieve design
and performance goals. AMEC would also work with City staff
to determine how best to achieve desired streamlining benefits,
whether through preparation of a Program or project level EIR,
or other CEQA-compliant environmental documentation that
adequately addresses the proposed project.
Streamlining of Future Development:
AMEC’s technical approach to this project has been developed
under the assumption that either a Program EIR or Master EIR
would be utilized. Under CEQA Guidelines §15168, a Program
EIR may be appropriate for a series of related actions that are
characterized as one large project or program. Activities which
relate to and follow the specific plan would be analyzed in light of
the program EIR to determine if additional limited environmental
analysis is warranted. A Master EIR functions similarly to a
program EIR for a multi-phased project such as a specific plan
(CEQA Guidelines §15175, et. seq.). Subsequent projects which
are consistent with the specific plan and which fall “within the
scope” of the plan’s Master EIR (typically a horizon of 5 years)
require no further negative declaration or EIR. Master EIRs may
also include provisions for cost recovery of EIR preparation.
AMEC would work closely with the City and FTS early in the
Specific Plan to determine the most appropriate document to reflect
specific project-related impacts and City direction.
General Approach to the EIR
Project Kickoff/Data Collection and Review
The kickoff process is critical to successful project completion,
particularly given the potential for the EIR to proceed in tandem
with the Specific Plan. . AMEC’s Project Manager and Deputy
Project Manager would attend the kickoff meeting to help refine
project scope, technical studies, analytical approach and project
timeline. AMEC would prepare an initial list of questions/ data
requests, a draft project schedule, and potential issues of concern
for discussion at the kickoff meeting. AMEC would work closely
with City staff and FTS to identify background information
sources, including the City’s General Plan, recent area EIRs (e.g.,

Hyundai Motor-America Corporate Campus EIR) and available
studies, such as Phase I and II Environmental Site Assessments,
Geotechnical Reports, or cultural resource studies. This review
will help identify any data needs. AMEC would include any key
studies in a technical appendix and would also use CEQA Section
15150 (Incorporation by Reference) to incorporate and cite the
larger regional studies and include a reference to the City’s website
where these studies are available.
Initial Study
AMEC recommends preparing an Initial Study (IS) to provide
substantiating data and analysis to focus the environmental
review on key issues areas (e.g., traffic and transportation, air
quality). Given the urban setting of the project, this process would
likely eliminate some issues from consideration (e.g., agriculture,
minerals) and potentially narrow required analysis within certain
resources areas. The IS could also be used to help develop an
initial set of mitigation measures for inclusion in the project. The
IS also provides an important component of the record for issues
not addressed in the EIR.
Prepare Draft EIR Project Description and Concept
Alternatives
A complete project description is the foundation of an adequate EIR.
AMEC will coordinate with City staff and the FTS design team to
develop a complete project description, use information obtained
from the initial draft Specific Plan, including build out estimates,
development standards, streetscape design, etc. The project
description will be refined iteratively as needed in coordination
with City staff and the design team to ensure accuracy, to account
for any ongoing changes, and to permit incorporation of measures
into the draft Specific Plan to minimize adverse impacts. AMEC
will also coordinate with FTS to prepare descriptions of a three (3)
concept alternatives at this stage for review by design team and
City staff. AMEC will provide early review drafts of the project
description and alternatives to ensure close coordination.
Prepare Screencheck Administrative Draft EIR
The Screencheck Administrative Draft EIR (ADEIR) will address
direct and indirect impacts for all applicable resource areas, as well
as standard CEQA sections, such as growth inducement, climate
change, and consistency with adopted plans and policies. Impacts
associated with Specific Plan alternatives will be identified and
also compared with Specific Plan impacts. The ADEIR will
respond to issues raised during the NOP process. AMEC will
submit an electronic version (Microsoft Word and PDF) and five
(5) screencheck hardcopies of the ADEIR for City review.
Prepare Draft EIR
Upon receipt of City comments on the ADEIR, AMEC will
incorporate and address all City comments; if requested, AMEC
can provide an electronic (MS Word and PDF) copy prior to
publication to provide staff with an opportunity to verify that
comments were adequately addressed. AMEC will incorporate
final City comments and publish and submit ten (10) hardcopies
of the proofed Draft EIR and twenty (20) CDs (MS Word and PDF
versions), including a PDF of the technical appendices. In addition,
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EIR-2

AMEC proposes to submit fifteen (15) CDs along with fifteen (15)
hardcopies of the Executive Summary to the State Clearinghouse
along with the Notice of Availability/Notice of Completion (NOA/
NOC).
Prepare Response to Comments
Following the 45-day review period, AMEC would prepare
detailed written responses to all comments received on the Draft
EIR, referring to where comments are addressed in EIR through
original analysis or added text, citing relevant CEQA sections,
case law and additional information as needed. AMEC will submit
an electronic version (Microsoft Word and PDF) and five (5)
screencheck hardcopies of the Response to Comment for City
review. AMEC will perform staff revisions and submit ten (10)
hardcopies and twenty (20) CDs (PDF version) of the Response to
Comments document.
Prepare Screencheck Final EIR
The Screencheck Final EIR will include the Draft EIR in its
entirety with changed pages in strikeout and underline as needed,
the Response to Comments document, a Mitigation Monitoring
and Reporting Program (MMRP), and the Findings and Statement
of Overriding Considerations (SOC)), as required. The MMRP
will identify mitigation measures, responsible parties or agencies,
implementing actions, and timing for the direct and indirect
project impacts and potential cumulative impacts. The Findings/
SOC will provide substantial evidence to support project approval,
bolster the administrative record and serve as a key element in
successful streamlining of future development. AMEC’s team
has considerable experience preparing findings and overriding
considerations for complex planning projects, including for specific
plans. Although not specifically stated in the RFP, consistent with
the Response to Comments, AMEC’s proposal assumes that
ten (10) hardcopies and twenty (20) CDs (PDF version) of the
Final EIR will be submitted. If requested, AMEC can provide an
electronic proof copy (MS Word and PDF) prior to publication to
provide staff with an opportunity to verify that comments were
adequately addressed.
Public Notices and Filings
AMEC will prepare, submit, and mail the Final EIR, its appendices,
and perform required CEQA noticing. AMEC will file the NOD
with Orange County. AMEC will send one (1) bound hardcopy and
one (1) CD of the Final EIR along with the Notice of Determination
(NOD) to the State Clearinghouse.
Meetings and Hearings
The proposed budget includes attendance at six (6) meetings or
public hearings (e.g., kick off, design team meetings, public
workshop(s), NOP scoping, Planning Commission, City Council).
AMEC could also participate in bi-monthly conference calls.
AMEC’s Project Manager would attend additional meetings upon
request for additional fee.

Key Resource Areas
AMEC understands the Specific Plan would guide the type,
location, and intensity of land use, the capacity and design of public
services, infrastructure, and improvements, and the allocation
of resources needed to support continued improvements within
the area to aid in its transformation to a vibrant mixed-use area
supportive of both growing employment opportunities, residential
and commercial uses and community facilities and civic uses.
The Specific Plan area is fully developed and is currently served
by a range of services for transportation, utilities, public services,
and other infrastructure. AMEC would initially prepare an IS to
address all environmental issues consistent with CEQA and use the
findings of the IS to focus more detailed review of key issue areas.
For example, due to the fully developed setting of the Specific
Plan area, the IS would be expected to adequately address issues
such as biological and cultural resources, minerals, agriculture and
forestry. However, the scope of issues requiring full review in the
EIR will be determined through a detailed IS and coordination
with FTS and City staff. As such, while the IS will likely narrow
the scope of the environmental analysis to analyze the following
resources areas, a precise determination of EIR scope will need to
await completion of at least initial draft Specific Plan proposals
further consultation with City staff.

Greenhouse Gas
Change Analysis:

(GHG)

Emissions/Climate

Development of the Specific Plan would generate potential
incremental contributions to GHG emissions and climate change
related to increased land use energy demands and transportation
demand related to new residential and commercial uses. AMEC
recognizes that thresholds for GHG emissions are still developing
and would thus use guidance from the SCAQMD standards and
air quality modeling. AMEC would draw upon recent experience
working with GHG thresholds and SCAQMD for the Downtown
Santa Monica Specific Plan EIR. To address this issue, AMEC
would:
•

•
•
•
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Describe the current and evolving regulatory setting regarding
GHG generation and climate change and assess project
consistency with AB 32, SB 375, State Attorney General,
Office of Planning and Research and Climate Action Team
recommendations, SCAQMD standards and thresholds,
the City’s General Plan, and other recent State and Federal
regulations and standards.
Quantify direct (increased traffic) and indirect emissions
(electrical power generation) and potentially associated
adverse or beneficial impacts.
Provide a brief overview of how climate change is anticipated
to affect issues such as flooding, water quality and availability,
sea level rise, beach erosion, etc.
Identify additional potential mitigation measures beyond those
from Air Quality, if required, to further improve consistency
with City and State standards.
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EIR-3

Air Quality:
The Air Quality section would document existing conditions,
relevant South Coast Air Quality Management District (SCAQMD),
State and Federal regulatory standards and thresholds, and describe
attainment/non-attainment pollutants for the South Coast Air
Basin. Particular attention would be paid to any potential existing
local carbon monoxide (CO) Hot Spots (intersections, transit hubs,
congested corridors, etc.) and potential for generation of Toxic Air
Contaminants (TACs) such as diesel particulate emissions from
I-405. Based on modeling results and available programmatic
information on stationary source emissions from regional air
quality monitoring data collected at the Anaheim and Costa Mesa
monitoring sites, AMEC would address both localized and regional
air quality issues as follows:
•

•

•

•

Address both localized (e.g., impacts to sensitive receptors)
and regional air quality issues within the South Coast Air
Basin and the South Coast Air Quality Management District
(SCAQMD),
Provide a screening level assessment of localized emission
related to TACs from major sources, such as diesel particulate
emissions associated with traffic along I-405 and TAC
generation from diesel truck trips during construction traffic
and land use operation. The assessment would use information
on setbacks and emission levels studies and guidance
provided by readily available sources such as the California
Air Resources Board (CARB 2005).
Utilize CalEEMod Version 2013.2.2 or other acceptable
models to identify operational emissions and impacts of
stationary and mobile sources. AMEC would adjust modeling
to address reductions in emissions associated with sustainable
land use and transportation proposals contained in the Specific
Plan and its alternatives.
Identify mitigation measures, such as parking management
strategies and infrastructure, and transportation control
measures and programs, to encourage pedestrian and bicycle
travel to reduce motor vehicle trips and miles traveled to help
offset impacts to the maximum extent feasible.

•
•

•

Geology/Soils:
The proposed Specific Plan would facilitate or enable development
that will likely include surface grading and potential excavation to
prepare sites for construction, including residential units, additional
commercial space, public services and infrastructure, and potential
for multi-level or subsurface parking garages. Potential grading and
future construction could create potential geologic impacts along
with potential for impacts to adjacent structures and secondary
impacts, such as construction-related traffic (see Transportation
and Circulation below). AMEC would:
•

Aesthetics:
The Specific Plan area is currently developed with light industrial
and large-lot commercial uses within business park settings.
Many properties are developed with older often 1- to 2-story
structures connected by established landscaping and greenways
to complement walking paths and sidewalks, surface parking lots,
and secondary roads providing internal circulation. The character
of the Specific Plan area is expected to evolve through potential
changes in building form, relationship of structures to the public
realm, and possible improvements in the circulation pattern and
public gathering spaces. To address aesthetic resources, AMEC
would:
•

profiles of existing development, and views of the built
environment including public open space, greenways, or
recognized landmarks.
Describe potential changes to existing visual character, such
as effects on the area’s light and glare characteristics or loss
of view corridors.
Identify adverse and beneficial impacts associated with
the proposed Specific Plan due to loss of scenic resources,
obstruction of scenic views, effects on the urban forest and/
or mature trees, increased lighting, and overall changes in
community character. This would include discussion of the
effect on business community character, aesthetics, and appeal,
as well as beneficial effects of streetscape improvements
and adherence to the City’s Commercial/Manufacturing and
Residential Development Standards.
Identify mitigation measures, including potential refinements
to the Specific Plan’s policies, development standards
or regulating code, design measures to address potential
opportunity site impacts, urban forest protection measures,
and potential flexible performance criteria for consideration
by the Planning Commission in review of future projects (e.g.,
façade articulation, upper story step backs and improvements
to the public realm).

•

•

•

Characterize the existing physical setting and define potentially
scenic resources in terms of public views, including regional
views toward the Santa Ana Mountains ridgelines, internal
view corridors within the Specific Plan area, light and glare
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Review available data (e.g., Safety Element, available
geotechnical/ soils and engineering reports, etc.) regarding
existing geologic hazards such as seismic shaking, liquefaction
and, expansive soils and typical preliminary geotechnical
recommendations regarding excavation, grading, foundations,
retaining walls, and drainage.
Describe the geologic, seismic and soil setting of the Specific
Plan area (e.g., regional seismicity, liquefaction) based on
existing reports and maps, including the City’s General Plan,
U.S. and California Geological Survey maps, and other
available technical documents.
Assess geologic and seismic impacts by evaluating total
estimated construction, including estimated numbers of surface
and subsurface parking spaces and associated excavation,
fill export and parking garage stability issues, and potential
secondary effects on neighboring structures.
Identify mitigation measures such as parking garage retaining
wall construction, drainage requirements, and other measures
necessary to address geologic or seismic concerns.

C 4 - W o r k P la n

EIR-4
•

Hazards and Hazardous Materials:
The Specific Plan area supports a wide range of industrial land
uses, including existing or historic heavy service commercial,
automobile, office, R&D, engineering, or institutional uses.
These types of uses have potential to create hazards or exposure
to hazardous materials. According to the State of California’s
Envirostor Hazards Sites Database, as of April 2014, there are 2
hazardous waste cleanup sites within the Specific Plan area under
tiered permits, 2 non-operating permitted sites, and 7 known
leaking underground fuel tanks (LUFTs). In addition, based on the
age of buildings in the Specific Plan area, there is the potential for
materials used in past building construction that can be harmful
to human health, such as asbestos, lead-based paint (LBP), or
polychlorinated biphenyls (PCBs), to be released when they are
disturbed during future construction. To provide a clear analysis
within the overall Specific Plan area and on identified for potential
Hazards and Hazardous Materials-related impacts and mitigations,
AMEC would:
•

•

•

Describe and analyze the hazards and hazardous materials
setting based on existing reports and maps, including the
City’s General Plan, the Fountain Valley Fire Department (the
Certified Unified Program Agency [CUPA] for the City), and
a new EDR report(s).
Assess hazards and hazardous materials impacts within the
Specific Plan area, including potential for excavation and
demolition to expose hazardous materials, potential secondary
effects on neighboring structures and sensitive receptors, and
any ongoing impacts associated with the use and transport
of hazardous materials, particularly given for inclusion of
residential uses and community gathering locations within the
Specific Plan area.
Identify mitigation measures necessary to address hazards and
hazardous material concerns.

•

•

•

Review available data (e.g. depth of groundwater, storm water
flows and drainage) and describe the hydrologic setting of the
Specific Plan area based on existing reports and maps.
Assess hydrologic and water quality impacts by evaluating total
estimated construction, including estimated increase in urban
runoff, deep excavations, and consumption/contamination
risk for groundwater supplies.
Identify both adverse and beneficial effects; application of
modern storm water treatment standards has substantial
potential to improve quality of runoff leaving the site.
Based upon existing regulation, future development may
provide the opportunity for or be required to incorporate
green infrastructural hydrologic design (e.g., bioswales),
storm water retention/retardation, and use of low-impact
development standards (LIDs). LIDs may require maintenance
or replication of pre-development hydrological regime
through use of techniques such as micro-scale storm water
infiltration, retention, detention, evapotranspiration, filtration,
and treatment systems.
Identify any additional mitigation measures or specific green
infrastructure or LID approaches to retain and process runoff
onsite, such use of pervious surfaces, filter strips, bioswales,
and other water treatment techniques necessary to address
hydrologic or water quality concerns.

Land Use and Planning
AMEC would work closely with FTS and the City to address
potential land use impacts of the Specific Plan, particularly the
relationship of the project to the existing Land Use, Circulation,
and Housing Elements and the consistency of the Specific Plan
with existing and proposed plans and policies. AMEC would
identify any policy adjustments or changes needed to reduce
impacts. Population and housing issues could also be addressed in
the Land Use section as needed.

Hydrology/Water Quality:

Noise:

The Specific Plan area lies adjacent to the Santa Ana River, a
major channelized waterway that is managed by the County
of Orange under the Santa Ana River Mainstem Project, which
encompasses a 75-mile reach of the Santa Ana River in Orange,
Riverside and San Bernardino counties from its headwaters to its
outlet into the Pacific Ocean. Storm water and urban runoff in this
area is managed by the Santa Ana River Flood Protection Agency.
According to initial review of the 2001 Federal Emergency
Management Agency (FEMA) Flood Insurance Rate Maps (FIRM)
for the vicinity, the Specific Plan area is not located within a 100year flood plain. Regional water quality, particularly within the
Santa Ana River watershed and at downstream Newport Beach, is
addressed through a variety of federal, state, and local programs,
including the Federal Clean Water Act, the National Pollution
Discharge Elimination System (NPDES), the Santa Ana Regional
Water Quality Control Board (SARWQCB), Orange County’s
Drainage Area Management Plan (DAMP), and the City’s local
implementation plan (LIP). To address issues associated with
Hydrology and Water Quality, AMEC would:

Ambient noise in the Specific Plan area vicinity is largely associated
with transportation noise generated by roadway facilities and land
uses. In particular, vehicle noise generated from the Specific Plan
area’s major arterials and the operations of I-405 would generate
noise at levels that may adversely affect sensitive receptors.
Community noise consists of everything other than transportationrelated noise and includes single-event and land use operational
noise. Based on noise modeling performed for the City’s General
Plan, high noise levels along major roadways such as I-405
generate up to 70 decibels (dBA) within the Specific Plan area,
with levels below 65 dBA on interior areas. The Specific Plan area
appears to lie well outside of the noise corridors of John Wayne
Airport. To address this issue and potential long- and short-term
impacts for cumulative development, AMEC would:
•
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Incorporate information from the City’s General Plan and
other recent EIRs regarding roadway noise levels to described
the existing noise environment and identify sensitive receptors
(e.g., residential and health care uses, future occupants,
neighbors), and describe accepted standards for noise exposure
accounting for sleep disturbance, health issues, etc.
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•

•

•

EIR-5

Quantify general future potential noise roadway levels using
the Federal Highway Administration (FHWA) Traffic Noise
Model 2.5 look up tables to identify potential noise increases
along selected major roadway corridors, such as Euclid Avenue
and I-405. This analysis would be based on traffic counts, trip
generation estimates and roadway volumes provided by Fehr
& Peers Transportation Consultants and account for speed
limits, vehicle fleet mix, and a GIS database for the roadway
network.
Identify increases in noise associated with construction by
providing the typical ranges of noise increases to address
direct, indirect, and cumulative impacts to sensitive receptors
in the Specific Plan area vicinity. Long-term growth would
likely only incrementally increase existing noise levels.
However, short-term project construction effects, such as pile
driving, excavation, grating, and use of heavy haul trucks,
could create substantial episodic increases in noise would may
be of concern in adjacent residential areas.
Identify mitigation measures for both impacts to future
occupants and existing neighbors, including construction
noise management plans, project design measures that could
be incorporated into the regulating code (e.g., building and
exterior living area orientation) and potential for sound
attenuating measures such as padded insulation, ventilation,
double-paned windows, consideration of use of rubberized
paving, etc.

AMEC would work with the Fehr & Peers to address potential
Specific Plan impacts, particularly to convey complex technical
transportation analyses into an accessible EIR Section for use in
City decision-making. To address transportation issues, AMEC
would:
•

•

•

Transportation and Circulation:
The City’s transportation system is a mixture of roads, public
transit, and bike and pedestrian paths. Regional access to the
Specific Plan area is provided by I-405. Euclid Street, generally a
six land divided roadway, and Ellis Avenue, generally a four lane
divided roadway, provide access to the Specific Plan area from the
northbound and southbound I-405 on and off ramps, respectively.
Surface street access to the Specific Plan area is available via Ellis
Avenue to the south, Ward Street to the west, and Talbert Avenue
to the north. The Specific Plan area is also served by a system of
sidewalks and onstreet Class II bike paths exist along major roads.
Although incomplete with portions of the Specific Plan area, the
Santa Ana River Trail provides bicycle and pedestrian connections
to surrounding neighborhoods. Regional transit services to the
vicinity include bus service provided by the Orange County
Transportation Authority (OCTA) with lines 37, 76, 172 serving
the Specific Plan area, with varying headways (i.e., frequency of
service) along these routes.

•

•

•

Development permitted under the proposed Specific Plan would
have the potential to increase traffic and transportation demand for
all modes of transportation and parking, as well as for improved
connectivity to recreational areas, such as Green Valley Park and
Mile Square Regional Park. A key transportation issue facing
the Specific Plan is the effectiveness of this mix of land uses and
transportation tools, including potential parking management
program, circulation improvements, and expansion of transit
service and frequencies to the Specific Plan area to reduce or
minimize increases in congestion.
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Ensure that the EIR clearly describes the existing transportation
network, including the classification and functioning of roads
and intersections (i.e., existing traffic volumes and levels
of service) based upon the standards of City’s Circulation
Element and the findings of the technical traffic study, as well
as the existing transit, pedestrian and bicycle systems. Transit
services would be described in terms of both daily and peak
hour headways and any planned improvements identified.
Ensure that that intersection analysis clearly conveys
potential increases in congestion based on existing City and
(as appropriate) Caltrans standards. Analysis would address
all key signalized and unsignalized intersections, as well
as on- and off-ramps and the Mainstem of I-405. AMEC
would also ensure that all assumptions are clearly stated
in the Transportation Study and that mitigation measure
are thoroughly explained and receive a review for CEQA
adequacy.
Convey the findings of this complex transportation analysis
through preparation of a relatively concise EIR section,
strongly supported with a series of clear tables, maps, and
graphics to facilitate public and decision-maker understanding
of the conclusions of the traffic analysis.
Identify impacts to operation on area roads and at key
intersections based on adopted thresholds, the adequacy
of existing and planned transit services to serve potential
future development, as well the relationship of the existing
and planned pedestrian and bikeway improvements to the
proposed Project.
Coordinate with the transportation consultant to craft
required mitigation measures with an emphasis on expanding
multimodal choices and access to regional transit as well
as targeted roadway and intersection improvements where
required.
At the City’s request and to provide an EIR which meets
potential new CEQA standards, AMEC would work with
Fehr & peers to address evolving CEQA traffic standards
as set for the SB 743 and any new guidelines promulgated
by the Office of Planning and Research. This could be done
programmatically to address new regulations as they evolve
or in more detail if determined appropriate.
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EIR-6

Utilities and Service Systems
Intensification of commercial and industrial development within
the Specific Plan area and addition of residential and civic uses
would incrementally increase demand for utilities and public
services, including water supply, wastewater disposal, electric
supplies, and solid waste disposal. The EIR would evaluate the
capacity of existing utilities serving the Specific Plan area to serve
projected growth, with a particular emphasis upon water and
sewer service. AMEC would coordinate with service providers
to identify the size and capacity of water lines and wastewater
disposal mains, long-term water supply sources and availability
and available capacity at the regional wastewater disposal facility.
The EIR would describe the general costs of needed improvements,
the adequacy of existing policies and fee mechanisms to pay for
needed improvements and any needed adjustments or changes to
reduce or avoid impacts.

Additional EIR Resource Areas
Given the fully developed urban setting of the Specific Plan area,
the IS would likely fully address and eliminate some resource
areas from consideration in the EIR, particularly agriculture and
forestry, minerals, cultural and biological resources. The IS may
also potentially narrow required analysis within certain resources
areas, eliminating some issues from discussion in the body of the
EIR. At this early stage in the process, the key EIR resource areas
described above are the most likely issues addressed in the EIR.
However, since the Specific Plan may include development of
residential units and supporting infrastructure, the IS may conclude
that additional analysis should be performed for population and
housing, utilities, public services, and land use planning issues.
AMEC would work closely with FTS and City staff to address
these supplementary resource areas in compliance with CEQA.
The scope and depth of analysis for any additional resource areas
would be determined following completion of the IS.

Other EIR Subjects
Alternatives: AMEC will work closely with City staff to craft up
to three (3) alternatives to the proposed project plus the No Project
alternative. AMEC will ensure the alternatives analysis is clearly
linked to and supported by the identified project objectives and that
a reasonable range of alternatives is provided for consideration.
AMEC will also provide a set of alternatives considered and
discarded from further evaluation, including alternative location(s).
AMEC will clearly set forth the requirements of CEQA Section
15126.6, which governs the type, and range of alternatives that
should be considered and factors that affect the feasibility of such
alternatives (e.g., economic viability, site suitability, availability of
infrastructure, etc.).

Insignificant Issues: To provide a complete record for the EIR,
AMEC would provide brief discussion of issues anticipated to be
insignificant, including agriculture, forestry, and mineral resources
based on the IS checklist. For example, though the Project area
historically provided agricultural resources, including truck crops
such as strawberries, cabbage, and tomatoes through the 1930s, the
Project area is now fully development and no longer provides the
agricultural land uses.
Growth Inducement: The Project is anticipated to have direct
growth-inducing effects associated with provision of new
residences, enhanced employment densities, and economic growth
for the City and region. AMEC would describe the potential growthinducing effects of new commercial and industrial development
and increased employment, consistency of such projections with
the General Plan, and the general secondary environmental impacts
associated with such growth.
Cumulative Impacts: This section will describe cumulative
impacts in a manner consistent with CEQA Guidelines §15130,
based on a list of pending and approved projects provided by the
City. As stated in the Guidelines, the nature of each environmental
resource being evaluated and the type and location of the project
affect whether it is included in the cumulative analysis. The EIR
will assess the impacts of all development permitted under the
Project, as well as additional growth in nearby areas.
Other CEQA Sections: This section will include unavoidable
effects and irreversible changes.
Mitigation Monitoring and Reporting Program (MMRP):
AMEC would create a clear, useable, and enforceable MMRP
in table format to facilitate tracking, along with clearly crafted
mitigation measures (responsible party, required timing, monitoring
milestones, etc.). AMEC has extensive experience translating
mitigation into enforceable conditions of approval that can be
easily integrated into City policies or the development standards
of the regulating code. These would be accompanied by clear and
realistic goals for implementation, timing, and identification of
potential funding sources.
References: This section will list source documents, references,
and agencies, and individuals consulted for the EIR.
Technical Appendices: The technical appendices in the EIR will
include Transportation and Traffic Analysis Report, air quality
calculations/modeling, noise analysis, GHG calculations, etc. Also
included will be any other studies deemed necessary to support
EIR analysis and conclusions.
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Team-1

D-Budget Summary
TASKS

TEAM

FTS

AMEC

F&P

SE

PHASE I – Existing Conditions
Task 1.1 – Start Up

$9,739

$4,000

$1,500

$3,750

●

●

●

●
●

●

●

●

●

●

●

●

●

●

●

●

A. Finalize Contract, Scope of Work, and Milestone Schedule

●

B. Develop Public Outreach Plan

●

C. Kick-off meeting
1) Meeting Logistics
2) Kick-off meeting (includes travel)
Task 1.2 - Existing Conditions Inventory

$22,225

A. Site work
B. Receive and review relevant documents and data from city
including aerial, parcel map, Zoning & General Plan maps, and
existing curb
C. Prepare Building Footprints, Ground Floor Land Use, Street
& Block Network, Public Space Network, Existing Zoning
diagrams
D. Gather economic data, identify preliminary issues
(coordinate with sub)
E. Gather traffic data, identify preliminary issues (coordinate
with sub)

$10,000

$489

$2,445

$5,000

$4,780

●
●

●

●

F. Environmental Constraints Analysis (coordinate with sub)
G. Infrastructure Study: Needs and Constraints (ccordinate
with sub)

●

●

●

●

●
●

H. Initial Study/Notice of Preparation (IS/NOP) (sub)
Task 1.3 - Community & Stakeholder Input: Concerns,
Desires, Expectations & Opportunities
A. Online survey to gather input from community on existing
conditions, expectations, and opportunities

$12,800

$8,000

---

$1,000

$3,800

●

●

$1,467

$2,500

$1,450

●

●

●

●

●
●

●

B. Stakeholder interviews and community group meetings to
gather input on existing conditions, expectations, and
opportunities(coordinate with subs)

●

Task 1.4 - Existing Conditions Synthesis

$15,417

A. Synthesize and prepare diagram(s) illustrating key findings
from the existing conditions inventory and
community/stakeholder input

$10,000

●

B. Prepare report: Initial Project Assessmenet
Task 1.5 - Core Team Working Session #1

$8,000

●

$4,000

●
●

A. Meeting Logistics & prepare presentation materials
B. Core Team meeting (includes travel)

---

$1,000

$3,000

NOTE: FTS anticipates that the City has set budget targets for this project. We are happy to provide additional
budget detail and /or discuss adding or removing tasks to better align with the City’s resources and project needs.
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Team-2

D-Budget Summary
TASKS

TEAM

PHASE II – Strategy, Envisioned Future, Planning
Framework, & EIR Integration
Task 2.1 – Issues , Opportunities, & Trends
A. Potential for change inventory (verify w/ economist & City
staff)

FTS

$33,930

$8,000

AMEC

$5,980

F&P

$5,000

SE

$14,950

●

B. Market Analysis (coordinate with sub)
C. Traffic Analysis (coordinate with sub)
D. Cutting Edge Workplace & City Center Trends
E. Environmental Issues (coordinate with sub)
F. Supporting graphics (i.e. pattern of retail)
Task 2.2 - Core Team Working Session #2

$8,000

A. Meeting Logistics & prepare presentation materials
B. Core Team meeting (includes travel)
Task 2.3 - Community Vision: Design Charrette

$14,000

A. Workshop logistics & Prepare Presentation
B. Attend full day design charrette (includes travel)
Task 2.4 – Vibrant Activity Center Strategy

$36,480

●
●
●
●
●

$4,000

●
●

$10,000

●
●

$15,000

●
●
---

---

$1,000

$3,000

●

●
●

●

●

$1,000

$5,980

$10,000

●

A. Economic Strategy
2) Develop strategy

●

B. Transportation Management Strategy
2) Develop strategy
3) Diagram mobility network improvements
C. Land Use & Urban Design Strategy
1) Diagram strategic action areas
2) Develop community facilities plan
3) Develop streetscape & landscape plan
D.Preliminary EIR integration
1) Coordinate buildout
2) Coordinate infrastructure requirements
Task 2.5 - Core Team Working Session #3

$9,000

A. Meeting Logistics & prepare presentation materials
B. Core Team meeting (includes travel)
C. Update materials and graphics per Core Team input
Task 2.6 - Stakeholder Meetings: Strategy Feedback
A. Attend meetings to gather feedback from stakeholders
about Activity Center Strategy and (includes travel)

$5,800

●
●
●
●
●
●
●
●

$6,000

●
●
●

$4,000

●
●

●
●
●

●
●
●

---

---

$15,000

$15,000

$3,000

$5,500

●
●

$3,000

●
●
---

---

●

Task 2.7 – Illustrate the Vision

●

$1,800

●
---

---

---

$1,000

---

●

A. Illustrate development types (incl. masterplan)
B. Illustrate public realm improvements (incl. public space
network diagram and streetscape improvements)

●

C. Prepare Diagram of Broad Brush Planning Framework
Task 2.8 - Core Team Working Session #4

$7,489

A. Meeting Logistics & prepare presentation materials
B. Core Team meeting (includes travel)
C. Update materials and graphics per Core Team input
Task 2.9 - Community Workshop

$5,000

●

$6,000

●
●
●

$4,000

$489

●
---

●
●

A. Workshop logistics & Prepare Presentation
B. Attend workshop (includes travel)
$9,000

Task 2.10 - Joint Study Session #1: Confirm Plan Approach

$5,000

●
●
●
●

A. Study Session logistics
B. Prepare Presentation
C. Attend Study Session (includes travel)
D. Confirm Study Session results and direction (by phone)
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●
●
$1,000

---

●
●
---

$1,000

$3,000

●

●

Team-3

D-Budget Summary
TASKS

TEAM

FTS

AMEC

F&P

SE

---

---

---

---

---

---

---

---

PHASE III – Prepare Draft Specific Plan & EIR Documents
Task 3.1 - CEQA Project Description
A. Admin Draft Introduction, Project Description, and
Alternatives
B. Core team review of Admin Draft Introduction, Project
Description, and Alternatives

$9,965

---

$9,965

●
●

C. Review & Update Project Description
Task 3.2 - City Staff Coding Session
A. Prepare charts and diagrams for primary regulatory
controls

$5,000

$5,000

●

●

B. Working Session with Planning Staff (incl. travel)
Task 3.3 - Open House: Primary Regulation Review
Task 3.4 - Prepare Administrative Review Draft of the
Specific Plan & ADEIR
A. Consultation as needed with Staff & subs re: outstanding
issues

$4,000
$230,060

●

$4,000

$70,000

●

$103,260

●

$44,000

●

$12,800

●

B. Land Use Element

●
●
●
●
●
●
●
●
●
●

1) Authority
2) Orienting Sections
3) Purpose, Plan Goals & Objectives
4) District Revitalization Strategy
5) The Envisioned Future District
6) Site Development Standards
7) Street and Open Space Standards & Guidelines
8) Parking Standards & Guidelines (in collaboration)
9) Architectural Standards & Design Guidelines
10) Signage Standards & Guidelines
C. Infrastructure Element (includes CIP's, Parking, Mobility,
Utilities, Implementation)

●

●
●
●

Transportation/Circulation Plan
Streetscape/Landscap Plan
Community Facilities Plan
D. Implementation, Financing, and Phasing element

●
●
●

●

E. Specific Plan Administration and Enforcement
F. Appendices (existing conditions & technical analyses)
G. Document Design and Formatting

●
●
●

1) Cover Design; prepare electronic file
2) Document Design and formatting
H. Q/C review & editing
I. Prepare 3 color hardcopies (1 for City, 2 for consultants) + 1
electronic copy submitted on disc or posted to FTP

●

J. Package and submit final Plan Document to City

●

K. ADEIR
Task 3.5 – Specific Plan Orientation Session with Staff

$3,000

City Task – Staff Review of Administrative Draft & prepare
set of consolidated comments

n/a
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●

$3,000

---

---

---

---

---

---

---
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Team-4

D-Budget Summary
TASKS

TEAM

Task 3.6 – Administrative Draft Review Session

FTS

$4,000

$3,000

AMEC
---

F&P
$1,000

SE
---

●

A. Receive/review one set of consolidated comments

●

B. Meeting to review staff comments (includes travel)
Task 3.7 – Prepare Public Review Draft of the Specific Plan,
Incorporating Staff Comments
A. Modify text, illustrations as directed by City Staff

$23,700

$20,000

●
---

●
●

B. Modify cover design as requested
C. Incorporate pictures; captions (none in Book II - Regulatory
Portion)

$2,500

$1,200

●

●

---

---

●

D. Adjust electronic formatting and paste-up

●

E. City Staff telephone Q&A, Coordination, last-minute issues

●
●

G. Prepare 3 color hardcopies (1 for City, 2 for consultants) + 1
electronic copy submitted on disc or posted to FTP

●

H. Package and submit final Plan Document to City
Task 3.8 – Prepare and Submit Public Review Draft of EIR
(sub)
Task 3.9 – Coordination with EIR Consultant

$15,060

---

$15,060

$2,000

$13,860

$30,860

A. Receive/review draft EIR
B. Attend EIR coordination session (incl. travel)
C. Follow up coordination with EIR consultant
Task 3.10 – Prepare and submit Final EIR (sub)

$14,900

●
●
●

$15,000

---

●
●

●
●
●

---

---

---

$14,900

PHASE IV – Public Review & Adoption
Task 4.1 – Joint Study Session #2: Plan Orientation

$3,000

A. Study Session logistics
B. Prepare presentation
D. Study Session Presentation (includes travel)
Task 4.2 – Planning Commission Public Hearings (2)

$13,156

$6,000

$3,156

$1,000

$3,000

●
●
●

●
●

●
●

●
●

●
●

●

●

●

---

---

---

---

$1,000

$1,000

---

---

---

$10,000

$10,000

---

---

---

F&P

SE

$95,500

$77,630

A. Session logistics & preparation (no presentation)
B. Attend Hearings (2 - includes travel)
C. Follow-up coordination with City Staff
Task 4.3 – City Council Public Hearings (2)

$3,000

●
●
●

$13,156

A. Session logistics and preparation (no presentaiton)
B. Attend Hearings (2 - includes travel)
C. Receive final revision directions, follow-up coordination with
City Staff

$6,000

$3,156

$1,000

$3,000

●

City Task – Adopt Plan

n/a

Task 4.4 – Receive/Review Plan Addenda from City Staff
Task 4.5 – Prepare Final Adopted Specific Plan
A. Modify text, and electronic formatting as directed by City
Staff

●
●

B. City Staff telephone Q&A, Coordination, last-minute issues
C. Prepare 3 color hardcopies (1 for City, 2 for consultants) + 1
electronic copy submitted on disc or posted to FTP

●

D. Package and submit final Plan Document to City

●

Project Management (including Project Close-out)

$9,578
TEAM

$8,000
FTS

$1,578
AMEC

Expenses:

$35,814

$11,000

$18,214

BUDGET TOTALS:

$628,129

$255,000

$199,999
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$6,600

E 1 - L i s t o f I n d i v i d u al s
FTS – Project Lead
Re-structuring business/industrial parks into vibrant activity
centers is one of FTS’ core skills and interests. We believe the
Project Area can be a leading example of strategic and forwardlooking workplace district transformation. However, planning this
transformation will require innovative thinking and a firm grasp of
the forces which created and are currently driving the evolution
of workplace districts and mixed-use activity centers. Therefore
FTS has assigned Erik Calloway – who has played a leading role
both in FTS’ workplace district projects and research as well as in
our Downtown revitalization and restructuring projects – to be the
Principal-in-Charge and also act as the project manager.
Mr. Calloway is experienced in leading and managing multidisciplinary teams to prepare plans that guide change in built out
workplace districts, downtowns, strip corridors, and station areas.
He will be heavily involved in every task throughout the project so
that the City will receive the highest quality work in a timely and
efficient manner. Gregory Tung will be consulted on tasks related
to community character, architecture, and signage. FTS will use
support staff as needed for graphic production.
Project Tracking and City Staff Coordination
As lead consultant, FTS will be responsible for regular coordination
between the consultant team and the City. This coordination will
occur between Mr. Calloway and the City’s project manager. It
will include discussion of current work, upcoming milestones,
and outstanding issues to be resolved to keep the project moving
forward. We have found regular coordination is a valuable tool to
maintain positive communication and to ensure that a project is
delivered on time and on budget.
Strategic Economics
We have teamed with Strategic Economics to prepare an
implementation, financing and phasing program for the envisioned
development and related infrastructure improvements within the
Study Area. We will also draw on Strategic Economics’ extensive
experience with mixed-use, transit-oriented development to
supplement the already completed market analysis with additional
detail on demand for and feasibility of development types necessary
to support the vision.
Dena Belzer, President, will direct the economic analysis, and craft
recommendations on implementation based on the results of the
analysis. She will attend all in-person meetings and presentations.
Ms. Belzer is the founder and president of Strategic Economics.
Ms. Belzer has over 30 years’ experience working on economic
issues ranging in scale from regional growth management to
individual development projects. Her work has helped position
Strategic Economics as a national leader in innovative urban
economics research techniques that guide local public policy
decisions based on sound market principles, while fostering
sustainable communities and creating places with lasting value.
This work has involved a wide range of clients including cities,
counties, transit agencies, metropolitan planning organizations,
councils of governments, economic development organizations,
developers, and a number of community-based organizations.

Project Team

Derek Braun, Associate II, will be responsible for day-to-day
management of the economic research and analysis, and production
of Strategic Economics’ deliverables. Mr. Braun has worked on
numerous projects in Southern California, conducting a wide
range of analyses including real estate market analysis, economic
and fiscal impact studies, and implementation and public financing
strategies for area plans.
Fehr & Peers
Fehr & Peers brings creative transportation planning and traffic
engineering experience to the team. Steven Brown will be the
Principal-in-Charge. Chris Gray, a Senior Associate, will be the
project manager. Rafael Cobian, a Transportation Engineer, will
assist with the travel demand modeling. Anthony Hernandez,
Transportation Planner and Lars Carlson, graphics will provide
additional project support.
Amec
Dan Gira will be the Project Manager for AMEC’s EIR effort. He
will utilize staff as follows:
Aesthetics/ Light and Glare: Erika Leachman, Senior Land Use
Planner, with assistance from Shannon Moy, environmental
analyst
Air Quality: Air Quality Engineer, Steve Ochs, PE, with assistance
from environmental analyst, Sam White
Geology/Soils: Senior Geologist, Vincent Robino, PG, and
environmental analyst, Bronwyn Green, MESM
Greenhouse Gas Emissions/Climate Change Analysis: Air Quality
Engineer, Steve Ochs, PE, with assistance from environmental
analyst, Sam White
Hazards and Hazardous Materials: Senior Toxicologist, Dr. Chris
MacKay, PH.D., and Ben Botkin, Senior Environmental Analyst
Hydrology/Water Quality: Senior Hydrogeologist, Craig Stewart,
PG, CHG, CEG, and environmental analyst, Bronwyn Green,
MESM
Transportation and Circulation: Dan Gira and Ben Botkin, Senior
Environmental Analyst, will oversee this effort based on Fehr &
Peers project traffic study.
Land Use and Planning: Senior Land Use Planner, Erika
Leachman
Transportation and Circulation: Dan Gira and Ben Botkin, Senior
Environmental Analyst, will oversee this effort based on Fehr &
Peers project traffic study.
Utilities and Service Systems: Public Utilities Engineer, Darin
Miller
Alternatives: Ben Botkin, Senior Environmental Analyst
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FTS

Erik Calloway
Principal
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for theofPeery
Specific
Mr.
the second phase
an ElPark
Camino
RealPlan, an
industrial district
in Sunnyvale,
CA and for
Phase IIAssessment
of the El Camino
Corridor
Economic
and Housing
Opportunity
(ECHO)
on Real
behalf
of theEconomic
Grand and
Housing Opportunity
(ECHO)
Assessment
for the Grand
Boulevard
Initiative
(in plan
collaboration
Boulevard
Initiative (with
Strategic
Economics),
a strategic
urban
design
with
Economics).
Other
projects
he has
a General Plan
for
theStrategic
central business
district
ofrecent
Fukuoka,
Japan,
andmanaged
a Generalinclude
Plan Update
Update
and a Specific
Plan
for for
13 miles
of arterial
corridors
Pomona,
CA (2014); a “9212”
and
a Corridors
Specific
Plan
the City
of Pomona,
CA.inHe
has managed
analysissuch
reportason
potentialArea
BART
station
areas
alongSMART
I-580 inline
Livermore,
CA (2011); urban
projects
a Station
Plan
on the
future
in Cloverdale,
design
recommendations inStation
Phase I Area
of the Visioning
El Camino Real
Corridorseries
ECHOin
Assessment
CA,
a BART-to-Livermore
Workshop
Livermore,(2010), a
Station
Area Plan
onEdinger
the future
SMART line
in Cloverdale,
(2010), andBeach,
a BART-to-Livermore
CA,
the Beach
and
Corridors
Specific
Plan inCA
Huntington
CA,
Station
Area Visioning Workshop
series
in Livermore,
(2010). He
has also
the
Sprague/Appleway
Corridors
Subarea
Plan forCA
Spokane
Valley,
WA,managed
and a district
and corridor
restructuring
projects
in the
Washington
State communities
of Spokane
Downtown
Subarea
Plan for
Bothell,
WA.
The restructuring
plans include
form- Valley
(Sprague
Appleway Corridors
Subarea
Plan) and
Bothell
(Downtown
Subarea
Plan), and the
based
development
codes and
streetscape
designs
that
implement
the plans’
Southern California
communities
of projects
Ventura (Victoria
Avenue
Corridor
and
Huntington
revitalization
strategies.
His other
with FTS
include
work Plan)
on the
first
Beachof
(Beach
and Edinger
Corridors
Plan). The restructuring
plans
include
form-based
phase
the ECHO
project
for theSpecific
Grand Boulevard
Initiative, the
Tukwila
Urban
development
codes
and streetscape
that implement
the plans’ revitalization
strategies.
Center
Plan and
Regulating
Codedesigns
for Tukwila,
WA, the Downtown
Precise Plan
His
other projects
withaFTS
includeSpecific
work on Plan
the adopted
City
Downtown
Precise
for
Redwood
City, CA,
Corridors
for SanRedwood
Fernando,
CA,
a Corridors
Plan
(including
a form-based
code),
a concept
design forOR.
the and
builtwork
Theater
in Redwood
and
Centers
project
for Portland
METRO
in Portland,
on Way
streetscape
City, California,
implemented
streetscape
designs
for First
Street
Livermore,CA,
California
designs
for Theatre
Way in Redwood
City,
CA, First
Street
in in
Livermore,
and and
PlumasStreet
Street in Yuba
Yuba City,
an adopted corridors specific plan for San Fernando,
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Service and Affiliations
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and
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member of the Congress for the New Urbanism and the Urban

Erik Calloway
Land
Institute.is a member of the Congress for the New Urbanism and the Urban Land Institute.
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SE

Market + Financince Strategy Project Team:
Strategic Economics’ work style emphasizes a close working relationship with the client staff and maximizes the technical expertise of
each team member, with senior staff involvement throughout the project. Each team member is a skilled analyst and collaborator who
will ensure that Strategic Economics’ work responds to the City’s needs and that information is presented in a clear and meaningful way.
For this Project, SE will utilize the following team:

Principal in Charge: Dena Belzer
Ms. Dena Belzer is the founder and president of Strategic
Economics. Ms. Belzer has over 30 years experience working
on economic issues ranging in scale from regional growth
management to individual development projects. Her work
has helped position Strategic Economics as a national leader in
innovative urban economics research techniques that guide local
public policy decisions based on sound market principles, while
fostering sustainable communities and creating places with
lasting value. This work has involved a wide range of clients
including cities, counties, transit agencies, metropolitan planning
organizations, councils of governments, economic development
organizations, developers, and a number of community-based
organizations.

Project Manager: Derek Braun
Derek Braun specializes in analysis of market opportunities and
demand, employment and industry trends, and the economic
and fiscal impacts of development. Mr. Braun’s market analysis
expertise includes the evaluation of infill development opportunities
in the urban context, and the assessment of development impacts
on General Fund revenues and expenditures. A USC graduate, Mr.
Braun has worked extensively in the southern California market

Education

Education

Master of City Planning (1983)
University of California, Berkeley
Berkeley, California

Master of Planning
University of Southern California
Los Angeles, California (2008)

Bachelor of Arts, Psychology (1976)
Pitzer College
Claremont, California

Bachelor of Science, Management
Case Western Reserve University
Cleveland, Ohio (2005)

Professional Experience

Professional Experience

Principal
Bay Area Economics
Berkeley, California (1987-1998)

Project Area Intern
Community Redevelopment Agency of the City of Los Angeles
Los Angeles, California

Associate Planner
Sedway Cooke Associates
San Francisco, California (1983-1987)

Economic Development Intern
JWA Urban Consultants
Rolling Hills Estates, California

Selected Publications

Memberships

Transit Oriented Development: From Rhetoric to Reality, 2002

San Francisco Planning + Urban Research Association

Hidden in Plain Sight: Capturing the Demand for Housing Near
Transit, 2004.
CDFI’s and TOD, 2010
Transit and Regional Economic Development, 2011
TOD and Employment, 2011
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F&P

Transportation Study Project Team
Fehr & Peers’ commitment to excellence means that the project’s
staff has a range of transportation planning specializations
targeted at the needs of the project. But it also means they have
exemplary interpersonal, project management, written and oral
communication, and presentation skills. For this Project, F&P
will utilize the following team:

Support STaff

Rafael Cobian, PE, LEED GA, Transportation
Engineer
Mr. Cobian has six years of experience in transportation
engineering with Fehr & Peers. He has assisted in a wide
variety of projects including the development of a travel demand
forecasting models, operations studies, traffic studies, parking
and circulation studies, and long range development plans.
Mr. Cobian has experience working with TransCAD, VISSIM,
Synchro, and many other transportation software programs. He
has worked extensively with the SCAG 2008 RTP Model and
RIVTAM Model and has aided in the modeling effort for the
LAX Bradley West Project EIR, Westside Mobility Study, Los
Angeles Transportation Strategic Plan, City of Santa Barbara
Model, Cornfield/ Arroyo Seco Specific Plan Project and aided
in the development of the UC Santa Barbara Long Range
Development Plan. He has also worked on large transportation
planning projects, such as the USC Master Plan, Beverly Hills
General Plan, and Mission Canyon Community Plan. He has
developed traffic operations models to evaluate operational
conditions for traffic impact reports for projects in a variety of
locations. Projects include the OCTA TLSP Project, Los Angeles
State Historic Park Traffic Study, Metro Gold Line Eastside
Extension Quad Gate Study, and the Santa Barbara – Ventura
Highway 101 HOV Project.

Principal in Charge: Steven J. Brown, PE
Mr. Brown is a Senior Principal with 25 years of experience
in transportation planning and engineering. In addition to his
20 years of consulting experience, Mr. Brown was the Director
of Transportation Planning for the City of Sacramento. He
has managed projects in eight states that include the following
disciplines:
transportation master plans, traffic calming,
environmental impact assessments, parking and circulation
studies, bicycle and pedestrian facility plans, new-urbanist
planning, freeway interchanges, intersection/signal designs
and corridor studies. Mr. Brown earned a Master’s Degree in
Transportation from the University of California, Berkeley,
and a Master’s in Business Administration from Golden Gate
University in San Francisco. He is a licensed traffic engineer in
California.

Education
Bachelor of Science in Civil Engineering with Honors,
University of California, Berkeley, 1985
Master of Science in Transportation, University of California at
Berkeley, 1987
Masters in Business Administration, Golden Gate University,
1998

Anthony Hernandez, Transportation Planner
Mr. Hernandez is an experienced transportation and land use
planner. With a degree in Urban and Regional Planning, he is able
to apply the practical aspects of land use planning in completing
technical traffic and parking studies. His understanding of both
realms has allowed Mr. Hernandez to produce thoughtful project
studies and improvement recommendations. Mr. Hernandez has
completed traffic studies at various levels, ranging from broad
General Plan concepts to detailed site access analysis. He is
adept in analyzing zoning ordinance and in completing analyses
for signal warrants, traffic impacts, and parking. These skills
have resulted in his identification of feasible mitigation measures
to reduce or eliminate forecast deficiencies based on applicable
performance criteria and thresholds of significance. Mr.
Hernandez is also experienced in reviewing project development
site plans for existing and/or potential circulation issues, as
well as in making improvements recommendations specific
to vehicular/pedestrian conflicts, pedestrian connectivity, site
layout, access spacing/control, traffic calming, turn-pocket
lengths, parking space layouts, sight distance, and wayfinding. Mr. Hernandez has worked on numerous transportation
planning projects that encourage non-vehicular activity within
a community. Specifically, he is focused on the integration of
Smart Growth design principles that promote attractive and
functional pedestrian/bicycle linkages. As an avid bicyclist, Mr.
Hernandez is keenly aware of the how the built environment
affects the relationship between the safety of motorists, bicyclists,

Registrations
Licensed Traffic Engineer, State of California (TR1510)

Project Manager: Chris Gray, AICP
Christopher J. Gray, AICP, is a Senior Associate with 18
years’ experience in transportation planning, Sustainable
Transportation, Complete Streets, climate change studies, travel
demand forecasting, parking studies, transit studies, and Smart
Growth. Chris has worked extensively in California, other areas
of the United States, and internationally. He earned a Bachelor’s
of Arts in Political Science from the University of Florida and a
Master’s of Science in Planning from Florida State University.

Education
Master of Science in Planning (Transportation), Florida State
University, 1995
Bachelor of Arts in Political Science, University of Florida,
1992

Professional Registration
American Institute of Certified Planners, #108198
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amec
Nick Meisinger: Deputy Project Manager
Mr. Meisinger is environmental science professional with over
4 years of environmental planning experience serving a diverse
range of clients, including local, state and federal government,
academic institutions, and private sector businesses. His work
has also included coordination between these entities for the
purposes of permitting and regulatory compliance. He has taken
a lead role in preparing California Environmental Quality Act
(CEQA)-compliant planning documents, including EIRs, as a
lead analyst as well as a Deputy Project Manager. These projects
have been focused on urban infill development and development
in the Southern California.

EIR Project Team
AMEC has assembled a strong team for this project. Our team is
composed of experienced environmental professionals led by a
project management team with extensive experience in preparing
EIRs to streamline future development permitting for infill
development projects and sustainable development planning.
Relevant experience for AMEC’s proposed project management
team is briefly discussed below.
Dan Gira: Project Principal
Mr. Gira has 29 years of public agency and consulting
experience, including 20 years of public agency environmental,
land use planning and management experience. As a public
agency manager, he oversaw a long-range planning division
with a staff of 26 professionals and an annual budget in excess
of $2 million. Mr. Gira has prepared over 40 EIRs on a wide
variety of projects, including 17 EIRs addressing community,
specific and redevelopment plans, as well as several large urban
infill development projects. Mr. Gira’s experience also includes
preparation of multiple community plans, specific plans,
redevelopment and revitalization plans, and EIRs for downtown
and neighborhood infill development projects.

Mr. Meisinger has acted as Deputy Project Manager for complex
local and federal projects. For example, Mr. Meisinger is the
Deputy Project Manager for a major Environmental Impact
Statement (EIS) for the Department of Defense in Oregon
regarding the impacts of a significant air space expansion for an
F16 fighter wing. Mr. Meisinger has extensive experience with
transportation and traffic analyses, noise analyses, and other
analyses typical of the urban environment. Mr. Meisinger has
worked with Fehr and Peers to prepare the transportation and
traffic impact analyses for the 5th and Colorado Hotel Projects
and Downtown Specific Plan EIRs in the City of Santa Monica.
As such, he is extremely familiar with the regulatory and
environmental issues in fully developed urban environments.
He recently completed the analysis of nine alternatives for the
largest privately funded beach restoration project in the state
along more than one mile of shoreline in the City of Malibu,
including addressing concerns of multiple state and federal
agencies. Mr. Meisinger is noted for his attention to detail and
ability to coordinate project teams. Mr. Meisinger will assist Mr.
Gira with day-to-day project management, monitoring project
timelines, internal staff and subconsultant coordination, and for
providing frequent interface with City staff.

Mr. Gira’s experience includes review of the effects of new
multiple-story infill and mixed-use development projects. Mr.
Gira’s experience includes a downtown redevelopment plan
and EIR that addressed improvements to the public realm and
urban design issues. He also has substantial experience with the
major redesign of urban road corridors, including narrowing of
travel lanes, parking redesign, and improvements to the public
realm (e.g., sidewalks, landscaping, plazas, etc.). Mr. Gira’s
transportation impact analysis experience includes work on
multiple community and regional traffic and travel demand
models, and multi-modal transportation capital improvement
plans. Mr. Gira is the Project Principal for the Peery Park Specific
Plan EIR in Sunnyvale, CA and has served as AMEC’s Project
Manager for three City of Santa Monica projects, including the
pending Downtown Specific Plan EIR.

Erika Leachman: QA/ QC Technical Manager
Ms. Leachman has over 8 years of professional project
management, EIR preparation, and urban land use planning
experience, including comprehensive community plan and
ordinance preparation. She also has substantial experience in
managing long-range planning projects, including land use
compatibility issues identification, circulation and accessibility
assessment, opportunity and constraints analysis, plan preparation,
and management of community outreach and participation. Ms.
Leachman is currently serving as Deputy Project Manager for
preparation of the Downtown Specific Plan EIR for the City of
Santa Monica and the Peery Park Specific Plan EIR for the City
of Sunnyvale. Both of these EIRs address improvements to the
public realm to enhance pedestrian mobility, unify disconnected
neighborhoods through streetscape, pedestrian, wayfinding and
open space improvements (e.g., parklets). She is thoroughly
familiar with transportation and air quality regulatory settings in
Southern California.

DAN GIRA
SPECIALIZED EXPERTISE

•
•
•
•

29 years of CEQA experience
Experience with major urban infill development
projects, and redevelopment land use policy issues
Familiar with environmental and regulatory issues
surrounding long range planning efforts
Expert at public presentations and balancing agendas of
differing agencies and stakeholders
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F r e e d m a n T u n g + Sa s a k i
City Design and Innovation for the New Era

2014. The way we design, build and think about cities is out of sync with our goals for greater
prosperity, ecological balance, and enhanced quality of life.
Outmoded thinking and practices are eroding our competitiveness in the global economy and continue to waste land and resources,
degrade mobility, and make our lifestyles more disconnected and sedentary. What was once new and modern has become stuck and
brittle. Cities have long been among humanity’s proudest creations. But when we want to visit a great city today, we prefer an old one, or
the cherished old parts of one – we feel that new city centers fail to take our breath away. At the same time, we flock to malls and theme
parks that are imitations of real places. We mistrust and frequently oppose new development, yet we crave the latest technology. The
hunger for graceful modern cities, stimulating workplaces and satisfying neighborhoods is palpable everywhere.
The primary drivers of urban prosperity have changed, but our cities are still being designed for yesterday’s industries. Even as innovation
takes center stage in the full range of economic activity, the practices and institutions that guide the design of our cities remain in the
thrall of segregated functions and mass-synchronized work -- paradigms now irrelevant to today’s economy and lifestyles.

Next Cities are engines of creativity.
Innovation thrives in places that readily accommodate interaction, collaboration and idea-sharing. The infrastructure of the new
prosperity is built on a network of vital urban districts; places of exchange and cross-fertilization where urban activity, movement, and
identity are focused. Instead of sorting and separating (as in the assembly-line cities), city policies must mediate synergy and mix. The
old exclusive prioritization of movement must give way to a balance of interaction and real accessibility. Instead of offering one way to
live and work (and one way to get from one to the other), the “Next City” will offer a wide range of choices: city and regional centers
that really are the hubs of human community, neighborhoods that provide convenient access to frequent daily needs, workplace districts
that are talent magnets and innovation incubators - all with plenty of ways to move around, to meet, connect, create, explore, or relax.
Next Cities will do a much better job matching talents and preferences with work opportunities. Next Cities will waste much less of
our time and resources on travelling between things we need. Next Cities will provide access, sustain (rather than deplete) the world’s
precious national resources, contribute to healthy lifestyles, invite participation, and provide delight.

We resuscitate city allure and prosperity.
Our studios are led by urban design professionals who love cities and who are skilled in their revitalization and enrichment. We work
with industry and community leaders, property and business owners, residents and stakeholders within the framework of built-up
areas to stimulate beneficial change. We align the physical conditions, supportive policy, and public actions to invite new activity and
investment to create:
•
•
•
•
•

Thriving City Centers
Next Generation Business and Industrial Districts
Transit-Oriented Districts
Restructured Suburban Downtowns and Strip Corridors
Walking Streets, Grand Boulevards, and Special Civic Spaces

The following pages present Freedman Tung + Sasaki’s and our team members’ project experience and references. Cut sheets can be
found for FTS projects on our website at http://www.ftscities.com/projectalbum/. Work samples are available upon request.
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Beach Blvd. & Edinger Ave. Corridors
Specific Plan
Beach Boulevard (State Route 39) is a wide, high volume corridor
and the City’s main commercial route linking I-405 to the beach
and downtown. Despite its importance, it is visually unappealing
and in a state of economic transition. With significant City and
Community involvement, FTB prepared the Beach & Edinger
Corridors Specific Plan to more effectively attract investment
and improve the image of this central spine. The Specific Plan
document 1) describes the overall vision for the future corridors
and identifies key opportunities for revitalization; 2) establishes
form-based land use and development standards to replace preexisting zoning regulations; and 3) outlines a program of capital
improvements to influence the use and appearance of the public
right-of-way

Before
•
•
•

Primarily conventional commercial strip development
extended along 6.5 miles of Beach Boulevard and Edinger
Avenue.
Beach Boulevard is a 7- to 9-lane state route with high traffic
volumes.
Bella Terra Mall, located at the confluence of Beach Blvd.,
Edinger Ave., and I-405, was recently renovated into a
lifestyle center.

Livermore Downtown Specific Plan
The Specific Plan orchestrates all public and private investment
toward the revitalization of Downtown. It began with the
transformation of the city’s historic main street from a disinvested
state highway strip into its historic role as the central shopping
district. As well as the pedestrian-oriented retail core, the Plan set
up a framework for an exciting new arts and entertainment district
and thousands of housing units within a short walk to transit and
services. The Plan has had a dramatic and positive effect on the
downtown.

Before
•

Outcomes
•
•
•

•

Prepare an urban design concept and Specific Plan to
revitalize the corridors.
Conduct an extensive community participation process.

Outcomes
•
•
•

The project was initiated in 2006.
Plan adopted in March 2010.
A variety of private investment projects along the corridor
have initiated since its adoption.

Recognitions
•
•
•

2011 Outstanding Planning Project Award – CA APA,
Orange Section
2011 Focused Issue Planning Award of Merit – CA APA
2014 SCAG Sustainability Award – Honorable Mention

Work began in 2002; Plan adopted in 2004.
Many elements of the Plan have been built.
First Street has been transformed from a 4-lane state highway
into a 2 lane walkable main street; Flagpole Plaza has also
been created. Both were designed by FTB and built in 2006.

Recognitions
•
•

Assignment
•

Downtown Livermore had declined over past decades as
development rapidly sprawled in outlying areas.

2003 Comprehensive Planning Award – Northern CA APA
2009 Great American Main Street Award - National Trust
Main Street Center

Pomona General Plan Update and Corridors
Specific Plan
As a mature Los Angeles-area suburb, Pomona has experienced
profound demographic, economic, and physical transformations in
recent decades. FTS assisted the City to update its 1976 General
Plan by noting its limited city change areas, re-tuning city assets
to engage regional trends, defining a livable and sustainable City
structure of neighborhoods, districts, and centers, and establishing
a clear vision for “Pomona Tomorrow” to guide state-suggested
General Plan elements and ensuing planning tools.

Before
•
•
•
•

Community concern about higher density housing on arterial
corridors.
Fragmented retail, few anchored centers, and sales “leaked”
to neighboring cities.
A slowly revitalizing historic downtown.
Perceptions of crime and low incomes.

Assignment
•
•
•

Update the General Plan with a clear vision for the city’s
future.
Develop strategies to ensure greater prosperity, sustainability
and livability for Pomona.
Follow the General Plan with a Corridors Specific Plan and
form-based code.

Outcomes
•
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Both documents were adopted in March 2014.
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CITY OF HUNTINGTON BEACH, CA - Population 192,888
1.

2.

Beach and Edinger Corridors Specific Plan
Date: 2006-2010, adopted 2010
Project Area: 459 acres
Project Manager: Erik Calloway

Ms. Mary Beth Broeren
Principal Planner
City of Huntington Beach
2000 Main Street
Huntington Beach, CA 92648-2702
Phone: 714-536-5550
E-mail: mbroeren@surfcity-hb.org

Design Review Services
Date: 2007 - 2012
Project Manager: Erik Calloway

CITY OF LIVERMORE, CA - Population 82,039
1.

Downtown Specific Plan
Date: 2002-2004, adopted 2004
Project Area: 272 acres

Mr. Marc Roberts
City Manager
City of Livermore
1052 South Livermore Avenue
Livermore, CA 94550-4813
Phone: 925-960-4405
E-mail: mroberts@ci.livermore.ca.us

2.

First Street Improvements & Plaza Design
Date: 2003-2006
Project Manager: Erik Calloway

3.

BART Initiative 9212 Report
Date: 2011
Project Manager – Erik Calloway

4.

BART to Livermore Community Visioning Process
Date: 2009-2010
Project Manager – Erik Calloway

5.

Design Review Services
Date: 2007-2008
Project Manager: Gregory Tung

CITY OF POMONA, CA - Population 150,119
1.

2.

Mr. Mark Lazzaretto

General Plan Update
Date: 2009-2013; city EIR and review in process
Project Area: 23.0 square miles (entire city)
Project Manager: Erik Calloway
Corridors Specific Plan
Date: 2011-2013; city EIR and review in process
Project Length: 13 miles (Garey, Holt, Mission, Foothill Corridors)
Project Manager: Erik Calloway
Huntington Beach, CA

Livermore, CA

Director of Planning and Housing
City of Pomona
505 South Garey Avenue
Pomona, CA 91766-3320
Phone: 909-620-2421
E-mail: Mark_Lazzaretto@ci.pomona.ca.us

Pomona, CA

Detailed project sheets for all projects are available upon request or on the web at www.ftscities.com.
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Bothell Downtown Subarea Plan
Despite State Routes 527 and commute-congested 522 crossing
in Downtown Bothell, its Main Street shops were invisible
and struggling. Meanwhile, vacated parcels on SR 527’s west
side represented major opportunities. Through an extensive
“Roundtable” process, FTB helped envision SR 527 as a
walkable multi-way boulevard linking downtown’s east and
west halves and re-engaging Main Street, in conjunction with a
realignment of SR 522. These improvements with new polices
and form-based codes became the basis of the Downtown
Subarea Plan update.

Before
•
•
•

“Strip” corridor development isolated Main Street shops
from Bothell Landing, the city’s most loved and active Civic
Open Space.
Main Street lacked visibility for customers on adjacent State
Routes 522 & 527.
A growing University of Washington - Bothell population
had no campus town.

Redwood City Downtown Precise Plan
The Downtown Precise Plan is catalyzing growth and change in
this rapidly growing 190-acre city center at the heart of Silicon
Valley. Its clear regulations are facilitating new investments in
retail and entertainment destinations, infill housing, innovationdriven workplaces, and cultural opportunities. In combination
with improved transit infrastructure, streetscapes and public
spaces, an exciting centerpiece for the city and region is
emerging.

Before
•
•
•

Assignment
•
•

Assignment
•
•

Master plan former school sites on the west side for
downtown infill mixed-use development.
Connect the downtown core to Bothell Landing and the
University of Washington campus.

Outcomes
•
•
•
•

Planning work was initiated in 2006.
The Plan was adopted in July 2009.
Major street construction work is underway.
Multiple developments have begun construction.

Recognitions
•
•
•

2011 Municipal Excellence Award - Association of
Washington Cities
Smart Choices Award - Governor’s 2011 Smart Communities
Awards
2011 VISION 2040 Award - Puget Sound Regional Council

Historic city center with superb building stock.
Limited housing, underperforming retail, and little activity.
Downtown’s transit stations feel cut off.

Bring activity and sales back to Downtown. Increase and
diversify its public spaces. Integrate planning with commuter
rail improvements and future high speed trains.
Prepare form-based development codes that ensure new
projects fit sensitively with existing context.

Outcomes
•
•

Initiated Oct. 2003; Adopted May 2007; EIR update 2011.
Courthouse Square and streetscape improvements (also
designed by FTS) were completed in 2006.

Recognitions
•
•

2007 Grand Boulevard Award - Grand Boulevard Initiative
2008 Award for Comprehensive Planning, Small Jurisdiction
– Northern CA APA

Yuba City Town Center Specific Plan
This Specific Plan for 295 acres near the Feather River has
dramatically revitalized an underutilized area dominated by
declining industrial uses into a new, walkable central city
“workplace district” anchored by a central boulevard and a
town square. The Plan has shaped all new development through
innovative “form-based” design standards and coordinated
infrastructure improvements. The success of the new workplace
district has catalyzed significant revitalization of the downtown
and helped knit together adjoining neighborhoods.

Before
•
•
•

Vacant 295-acre industrial site adjacent to the Feather River,
downtown, and existing neighborhoods.
Minimal investment in new workplace development; low
levels of job-creation.
Lack of a gathering place and “heart” of the city

Outcomes
•
•

34

Town Square and Plumas Boulevard built.
Infill development of medical workplace buildings
configured per Plan standards.
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CITY OF BOTHELL, WA - Population 34,055
1.

2.

Downtown Subarea Plan & Code Update
Date: 2006-2009, adopted 2009
Project Area: 529 acres
Project Manager: Erik Calloway

Mr. Bill Wiselogle
Community Development Director
City of Bothell
9654 NE 182nd Street
Bothell, WA 98011
Phone: 425-486-8152 x4466
E-mail: Bill.Wiselogle@ci.bothell.wa.us

SR 522 Crossroads & SR 527 Multiway Boulevard
Date: 2007-2013
Project Manager: Gregory Tung

CITY OF REDWOOD CITY, CA - Population 77,745
1.

Downtown Precise Plan
Date: 2003-2007; adopted 2011
Project Area: 183 acres
Project Manager: Erik Calloway (Regulations Phase)

2.

Cinema Streetscape
Date: 2003-2006
Project Manager: Gregory Tung

3.

Courthouse Square
Date: 2003-2006

Mr. Bruce Liedstrand
Community Development Director (retired)
City of Redwood City
Current: Liedstrand Associates
112 Bentley Square
Mountain View, CA 94040-3239
Phone: 650-428-1700
E-mail: liedstrand@mac.com
Mr. Dan Zack
Downtown Development Coordinator
City of Redwood City
1017 Middlefield Rd.
Redwood City, CA 94063-1993
Phone: 650-780-7363
E-mail: dzack@redwoodcity.org

CITY OF YUBA CITY, CA - Population 65,050
1.

Central City Specific Plan & Revitalization Strategy
Date: 1990-1992, adopted 1992, amended 1997
Project Area: 295 acres; workplace district 50 acres

2.

Plumas Street Improvements
Date: 2002-2008

3.

Town Square & Plumas Boulevard
Date: 1995-1996
Bothell, WA

Redwood City, CA

Mr. Aaron Busch
Community Development Director
City of Yuba City
1201 Civic Center Blvd
Yuba City, CA 95993-3005
Phone: 530- 822-5135
E-mail: abusch@yubacity.net

Yuba City, CA

Detailed project sheets for all projects are available upon request or on the web at www.ftscities.com.
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SE

Strategic Economics is a national leader in providing the economic analysis and strategic thinking necessary to create sustainable,
high-quality places for people to live and work. The firm guides local governments, developers, community groups, and non-profit
organizations in planning efforts, investment decisions and policy design.
Strategic Economics has extensive experience performing economic, market, and fiscal analysis to guide area planning efforts. We
commonly work closely with municipal staff, with significant outreach to elected officials, commissions, stakeholders, and community
members. Strategic Economics is widely recognized for our strength in addressing complicated projects requiring innovative analysis
and cross-disciplinary teamwork. Our staff brings extensive experience and expertise in many disciplines including urban economics,
city planning, regional economic development, public policy, public finance, and real estate economics. We combine depth of technical
knowledge with an understanding of “the big picture,” and excel at translating our work into materials that are comprehensible to any
audience.
Strategic Economics is currently engaged in several planning and economic development projects in Southern California, including
Long Beach, Hawthorne, and Rancho Cucamonga. Recently, the firm also completed work in Los Angeles, Santa Monica, Pasadena, and
Upland, among others. Strategic Economics has frequently collaborated with Freedman Tung + Sasaki on area plans and revitalization
strategies, including: economic analysis to evaluate alternative locations for a new BART transit station in Livermore; an infill
development and revitalization study for the El Camino Real corridor in San Mateo and Santa Clara counties; and a market and financial
analysis to inform a specific plan for Downtown Tracy.

Downtown Hawthorne Specific Plan: Hawthorne, CA 2013 – 2014
As part of a larger consultant team, Strategic Economics (led by Dena Belzer) worked for the City
of Hawthorne to prepare the Downtown Hawthorne Specific Plan. Although Downtown Hawthorne
is the City’s historic center and includes a LA Metro light rail station, the area is primarily an aging
commercial corridor struggling to attract new businesses and real estate investment. At the heart
of the planning effort is the need to foster redevelopment of several key opportunity sites along
Hawthorne Boulevard, including a vacant hospital and shopping mall.
To inform the Specific Plan, Strategic Economics conducted an in-depth market assessment,
including an examination of Hawthorne’s competitive context within the region; an analysis of
demographic and employment trends; and, an evaluation of residential, retail office and hotel market
conditions along the Hawthorne Boulevard corridor. Strategic Economics reviewed Hawthorne’s
historic strengths and assets; interviewed real estate developers, brokers and other local experts;
and participated in meetings with community groups focused on economic development. The
resulting market study provided specific recommendations on the land uses and building types
most likely to be successful in Downtown Hawthorne, including targeted uses for each of the key
opportunity sites and subareas within the planning area. This study also provided insight into the
tools, strategies and infrastructure improvements necessary to catalyze new development. Strategic
Economics presented the findings to the Steering Committee and local stakeholders, and assisted
with the creation of a financing and implementation strategy for the final plan.
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Reference:
Gregg McClain
Director of Planning and
Community Development
City of Hawthorne
4455 W 126th St
Hawthorne, CA 90250
Tel: (310) 349-2975
GMcClain@cityofhawthorne.org
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Bergamot Area Plan and Financing Strategy: Santa Monica, CA, 2013
As part of the PlaceWorks (previously The Planning Center/DC&E) team, Strategic Economics (led
by Dena Belzer) conducted market and financial analysis for the City of Santa Monica in support of
the Bergamot Area Plan. One of the strongest “creative” office markets in the region, the Bergamot
study area includes more than 40 commercial galleries at the Bergamot Art Center, as well as the
future Bergamot station on the Exposition light rail line. Strategic Economics conducted a detailed
market study and financial feasibility analysis to assist the city and consultant team in identifying
the land uses and building types which were both economically feasible and fit the goals of local
business owners, residents and stakeholders.

SE
Reference:
Peter James
Senior Strategic Planner
City of Santa Monica
1685 Main Street
Santa Monica, CA 90401
Tel: (310) 458-8341
Peter.James@SMGOV.NET

As part of this work, Strategic Economics conducted an in-depth assessment of the Bergamot market
for creative office space, which is typically characterized by the conversion of industrial buildings to
serve creative uses in the entertainment, design and technology industries. In addition to quantitative
measures such as rents, vacancy rates and planned and proposed projects, Strategic Economics also
assessed local commute patterns, conducted interviews with commercial developers and real estate
brokers, and provided a detailed analysis of the submarkets which comprise the broader creative
office market. The market study also assessed the potential for new retail and hotel development in
the study area.
In a later phase of the project, Strategic Economics collaborated with city staff to develop a funding
and financing strategy that will guide the implementation of the area plan. As a first step, Strategic
Economic defined the spectrum of funding sources and financing mechanisms available to the
city, including developer contributions such as impact fees, property-based mechanisms such as
assessment districts, and other sources such as user fees and grants. Strategic Economics then
worked with the city to establish an implementation framework that “connects the dots” between
specific infrastructure improvements and potential financing tools. As part of this process, Strategic
Economics helped the city to assign priorities and define implementation phases for the desired
improvements. The Bergamot Area Plan plan was adopted by the Santa Monica City Council in
September 2013.

Downtown Tracy Urban Design and Specific Plan: Tracy, CA 2006 – 2007
Dena Belzer led Strategic Economics’ collaboration with Freedman, Tung + Sasaki to prepare
a Downtown Urban Design and Specific Plan for Downtown Tracy. Critical to the downtown
revitalization effort is the redevelopment of the “Bowtie Area,” so named because of land pattern
formed by the diagonal intersection of two railroad tracks. The Bowtie Area contains approximately
61 acres of land owned by the Union Pacific Railroad (UP). The City would like to encourage
development of both commercial and residential uses in the area.
Strategic Economics completed a targeted market analysis of the downtown to assess the demand for
additional retail and housing in that area, and the effect of retail revitalization on the existing business
mix. Strategic Economics also prepared a detailed analysis that tested the financial feasibility of
mixed-use development that could serve as a catalyst for revitalization in the downtown. The results
of this analysis were incorporated into a comprehensive implementation strategy for the plan area.
In May 2011, the Downtown Tracy Urban Design and Specific Plan received an award of merit from
the Sacramento Valley Section APA for Innovation in Green Community Planning.
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Reference:
Andrew Malik
Economic Dev. Director
City of Tracy
325 East Tenth Street,
Tracy, CA 95376
Tel: (209) 831-4104
andrewm@ci.tracy.ca.us
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Firm Profile:

Fehr & Peers specializes in providing transportation planning
and traffic engineering services to public and private sector
clients. We emphasize the development of creative, costeffective, and results-oriented solutions to planning and design
problems associated with all modes of transportation.

F&P

Experience:

Fehr & Peers has extensive local knowledge of Orange County,
including over 240 projects with a local office for nearly 10
years. We have worked for a variety of public sector and private
sector clients including:
•
•
•
•
•
•
•
•
•
•
•
•

Rather than trying to offer a multi-disciplined approach, we
choose to focus on being the best traffic engineering and
transportation planning consulting firm. Maintaining this
singular focus on transportation enables us to provide state-ofthe-practice expertise to our clients. We are nationally-recognized
experts in these areas as evidenced by the fact that we routinely
publish many professional papers, serve on national committees,
and teach courses to others in the industry.
From our firm’s inception in 1985, we have developed strong
client relationships by following three core values:
•

Professional integrity and honesty
We emphasize quality over quantity.

•

Responsive and hard working
We emphasize service over sales.

•

OCTA
County of Orange
City of Santa Ana
City of Anaheim
City of Irvine
City of Huntington Beach
Rancho Mission Viejo
John Wayne Airport
The Irvine Company
Five Points
Lowe Enterprises
UC Irvine

One area of our specialization is traffic studies for large,
complex projects. Fehr & Peers has worked on the following
key projects:
•
•
•
•
•
•

Problem-solving, can-do attitude
We emphasize solutions over process.

Clients hire Fehr & Peers because we provide the right
combination of leading-edge technical skills, high-quality work,
and superior client service. We thrive on challenging assignments
in controversial environments where complex problems can only
be solved by using state-of-the-practice analytical techniques,
developing innovative, yet practical solutions, and achieving
consensus amid the diverging views of stakeholders. We often
find ourselves called into projects where others have failed.
We consider each potential assignment carefully, and we only
accept those projects to which we are fully committed and able
to complete successfully.
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El Toro Transit Oriented Development
John Wayne Airport
Tustin Legacy
Heritage Fields
Irvine Business Center EIR
Rancho Mission Viejo
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F&P

Santa Barbara Travel Demand Forecasting Model Development and General Plan Update
Fehr & Peers, as part of the AMEC team, completed development
of a sub-area travel demand forecasting tool incorporating smart
growth land use and transportation attributes for use in updating
the City of Santa Barbara General Plan. The General Plan Update
is being conducted as part of a multi-disciplinary team and includes
multi-modal transportation analyses to assist in the review and
update of current transportation policies.
The travel demand model includes advanced features that allow it
to better capture the effects of Smart Growth land use and policy
decisions and mixed-use developments. These features include:
•

Integrated 4D refinements to enhance the sensitivity of the
model to the account for how travel behavior is affected by the
the built environment, which are necessary for evaluating the
change in vehicle trips and vehicle miles of travel associated
with infill and smart growth developments.

•

GIS-based ¼-mile grid-cell analysis for calculating 4D
variables for input into the traffic model. The grid-cell
approach uses parcel-level land use to increase the accuracy of
the variable estimates by capturing all land use intersections in
¼ grids. This method is superior to calculating variables based
on traffic analysis zone geography, which can be too large to
capture many nuances of the built environment.

•

Refined multi-family household trip generation structure
cross-classified by automobile ownership

•

Trip assignment that isolates drive alone and shared ride (2
and 3+) trips by purpose.

•

District-based TDF model structure to capture different travel
characteristics in different areas of the City.

•

Refined TAZ system in high activity areas to allow for detailed
traffic assignment.

Capture Land Use Within a Grid
1. Create a user defined grid cell to cover the study area
2. Assign a unique ID for each grid cell
3. Duplicate the grid cell & offset them in 8 different directions by 50%

The plan won an Association of Environmental Professionals
(AEP) “Outstanding” project award in early 2012.

Reference:
Rob Dayton
Senior Transportation Planner
City of Santa Barbara
630 Garden Street
P.O. Box 1990
Santa Barbara, CA 93102-1990
(805) 564-5390
rdayton@ci.santa-barbara.ca.us
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F&P

Pomona General Plan, Corridors Plan, and Active Transportation Plan EIR
As part of a team, Fehr & Peers performed the traffic impact analysis for the City of Pomona
General Plan and Corridors Plan and Active Transportation Plan EIR. FTS was the lead consultant
on the General Plan and Corridors Plan. A Travel Demand Forecasting Model, the Pomona Traffic
Analysis Model (PTAM), was developed based on the SCAG 2012 RTP Travel Demand Forecasting
Model for use in this project, which consisted of a validated Existing Year (2012) scenario and a
Future Buildout (2035) scenario. The model was used to forecast intersections turning movement
forecasts at 22 intersections during the AM and PM peak hours, three roadway segments, and three
CMP freeway segments. Fehr & Peers performed an impact analysis and identified the measures
necessary to mitigate impacts associated with each of these planning efforts. In the Pomona General
Plan, it is acknowledged that cycling is important to assist in reducing traffic, air pollution, energy
consumption, and provides greater transportation options to enhance the quality of life. The Active
Transportation Plan is consistent with these efforts as it provides detailed direction on how to
continue the City’s progress. The document also satisfies the requirements for the California Bicycle
Transportation Act, making the City eligible to pursue funding through the Bicycle Transportation
Account (BTA) through Caltrans.

Reference:
Ronald Chan
Senior Engineer
City of Pomona
505 South Garey Avenue
Pomona, CA 91766
(909) 620-2286
ronald_chan@ci.pomona.ca.us

John Wayne Airport Transportation Services
Fehr & Peers is currently preparing a transportation analysis related to the extension of the John
Wayne Airport Settlement Agreement. First adopted in the 1985, this Settlement Agreement governs
all aspects of operations at JWA including the number of passengers and number of flights. The
proposed extension will increase both the passenger and flight limit. Fehr & Peers is analyzing
the transportation impacts of this additional activity including impacts to local roadways, regional
freeways, and the transit system. One key element of this analysis includes the collection of local
data on-site at JWA to determine trip generation by trip type (passenger, employee, deliveries, etc.).
Fehr & Peers is also responsible for a comprehensive existing conditions analysis, future forecasts
using the Orange County Transportation Authority (OCTA) Regional Model, and assessment
of impacts. The traffic study will reflect input from local agencies including the cities of Irvine,
Newport Beach, and Costa Mesa. The traffic study also reflects input from OCTA and the California
Department of Transportation (Caltrans). When complete, the traffic study will be incorporated into
an Environmental Impact Report (EIR).

Reference:
Kari Rigoni
John Wayne Airport
3160 Airway Avenue
Costa Mesa, CA 92626
(949) 252-5171
Krigoni@ocair.com

ASCON Huntington Beach
Reference:
Fehr & Peers is preparing a traffic analysis to support the appropriate project environmental
Safouh Sayed
documentation for the remediation of a Superfund site at the southwest corner of Hamilton Avenue Hazardous Substances Engineer
& Magnolia Street in Huntington Beach. Approximately 185,000 cubic yards of material would be Department of Toxic Substances
hauled off, with empties returning to the site, over a period of up to five years. This study includes
Control
over 40 intersections in Huntington Beach and Fountain Valley for which transportation data is Brownfields and Environmental
available.
Restoration Program
5796 Corporate Avenue
Cypress, CA 90630
(714) 484-5478
safouh.sayed@dtsc.ca.gov
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amec

AMEC Environment & Infrastructure, Inc. (AMEC) operates more
than 100 offices in North America, with more than 3,000 scientists,
geologists, engineers, biologists, environmental planners, and other
specialists. AMEC is part of AMEC plc, an international engineering
services company with annual revenues in excess of $6 billion and more
than 25,000 employees in 40 countries worldwide. AMEC maintains
13 California offices supporting more than 500 employees, including
7 Southern California offices with more than 300 professional staff.

Regional Offices

AMEC’s California offices maintain in-house expertise in
environmental, land use, transportation, and infrastructure
planning, biological and cultural resource surveys, endangered
species assessment, noise and air quality analysis, water resources,
hazardous materials, geological and geo-technical investigation,
and assistance with state and federal permits (e.g., Clean Water Act
(CWA) Section 404 and 401 permits). AMEC specializes in the
preparation of California Environmental Quality Act (CEQA)- and
National Environmental Policy Act (NEPA)- compliant documents,
and interagency coordination and permitting for a wide range of local,
state, and federal agencies. AMEC staff has substantial experience
preparing Environmental Impact Reports (EIRs) for local governments
and the full range of NEPA-related documents for federal agencies.
AMEC senior staff has prepared EIRs for specific, community and
redevelopment plans, major urban infill development projects, and
light industrial parks, and is familiar with the issues that arise from
such projects and related public concerns. AMEC also has strong inhouse expertise in sustainable development, energy and infrastructure
demand projections, global climate change issues, and noise and air
quality modeling.
AMEC is well-qualified to prepare CEQA environmental
documentation for Fountain Valley. Our team’s experience with
environmental document preparation for general, specific, and
corridor plans and infill development is extensive. Our team has
recent experience working with southern CA Cities including
San Luis Obispo, Ventura, and Santa Barbara to prepare EIRs and
planning documents concurrently to expedite project completion and
to incorporate sustainable development principles proactively into
planning documents.
AMEC is prepared to work with City staff and design team to
produce thorough, objective, and legally sustainable environmental
documentation that will withstand public and agency scrutiny
and permit well informed decision-making for this Project. As
demonstrated through past and ongoing project performance,
AMEC provides management and oversight of technical experts and
subconsultants to provide for high quality environmental and policy
analyses. Brief overviews of several relevant complex projects are
provided below.

Relevant Expertise
 A proven track record working closely with agency staff to





complete priority projects on schedule
Project Principal with substantial experience with EIR
preparation and permit streamlining.
Firm with a full service Oakland office and more than 150
professional staff in the Bay Area
Team with substantial expertise in transportation impact
analyses and use of multi-modal transportation options to
reduce congestion
Experience with assessment of trip reduction measures,
energy demand, GHG generation and sustainable
development principles

“The EIR prepared by AMEC… and ultimately certified by
the City Council of San Luis Obispo, was a critical tool in the
decision-making process for the Council…Members of staff
and the public who reviewed the report were impressed with its
readability, superior graphics, and thorough discussion of key
technical issues.”
John Mandeville, Community Development Director, City of San
Luis Obispo
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Plan Santa Barbara General Plan update Program Environmental Impact Report
This EIR evaluates the impacts of the update of the City’s General Plan. AMEC
worked collaboratively with City staff to transform general project goals for
sustainable development into a project description of sufficient detail to support
EIR analysis. This iterative process fostered adjustments and refinements prior to
committing resources for full-scale impact analysis in the EIR. This process was
also used to inform the creation of a range of project alternatives.
Key EIR issues included mobility and traffic congestion, air quality, human health
risks of diesel particulates, jobs-housing balance and affordable housing, aesthetic
impacts of new multiple-story uses near established neighborhoods, greenhouse
gas (GHG) generation, and the adequacy of infrastructure, utilities, and public
services. AMEC’s detailed analysis of direct and indirect energy demand provided
the first step in the update of the City’s Climate Action Plan (CAP) and was used
as a key metric in determining sustainability of general plan land use proposals.
The EIR incorporated a sophisticated travel demand model prepared by Fehr &
Peers to assess all modes of transportation and to identify a suite of programs
to minimize net new trip generation at congested intersections, particularly
the effectiveness of TDM programs on congestion, energy demand, and GHG
generation.
“AMEC’s familiarity with the complexities of general plan preparation and implementation
were of great assistance to City staff in completion of this project.”
John Ledbetter, Principal Planner, City of Santa Barbara
“I would like to acknowledge Mr. Gira’s in depth knowledge of transportation planning
issues and his ability to summarize these complex matters in a manner accessible to
the public and City decision-makers.”
Rob Dayton, Principal Transportation Planner, City of Santa Barbara

CITY OF SANTA BARBARA, CA

Client Name and Contact
John Ledbetter, Program Manager
City of Santa Barbara
Community Development Department
630 Garden Street
Santa Barbara, CA 93101
(805) 564-5470
jledbetter@SantaBarbara.CA.gov
AMEC Team Key Personnel
Dan Gira, Project Manager
Rita Bright, Deputy Project Manager
Michael Henry PhD, Lead Analyst
Performance/Completion Dates: 2008 - 2010
Website for Document
http://www.youplansb.org/docs.php?ogid=1000000562

5th Street and Colorado Avenue Hotel Projects Environmental Impact Report
AMEC prepared the EIR for construction of two six-story hotel projects with ground floor
retail and 279 rooms including subterranean parking in Downtown Santa Monica, adjacent
to the pending Expo Light Rail Transit Line, Downtown Station and Esplanade Project, a
major streetscape improvement designed to funnel pedestrians from the transit station
to the beach and into Downtown. The project is moving forward concurrently with major
roadway reconstruction, streetscape improvements, and rail line installation. Key EIR
issues include traffic congestion and alternative transportation, particularly impacts to
interchanges along Interstate 10, loss of a historic structure and changes to a potential
downtown historic district, visual resources, shading of and loss of solar access to adjacent
mixed-use buildings, climate change, land use planning, construction effects, noise and
air quality. AMEC’s team prepared detailed assessment of historic structures and the
Downtown District, and used computer simulations to address possible shadow/ solar
shading impacts. The Final EIR was completed in 2013 and the project was approved by
the City Council.

CITY OF SANTA MONICA, CA
Client Name and Contact
Rachel Kwok, Project Manager
Strategic & Transportation Planning
1685 Main Street, Room 212
Santa Monica, CA 90407
(310) 485-8341
rachel.kwok@smgov.net
AMEC Team Key Personnel
Dan Gira, Project Manager
Michael Henry PhD, Lead Analyst
Performance/Completion Dates: 2012-2013
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Victoria Avenue Corridor Plan Initial Study & Mitigated Negative Declaration
AMEC prepared the IS/MND for the Victoria Avenue Corridor Plan and
Development Code, a long-range plan and form-based code designed to
implement the City’s Urban Transect approach, including the Workplace and
Urban Workplace transects, and guide sustainable redevelopment of a 286-acre
aging auto-oriented commercial district. The Plan’s goals include creation of a
prestigious business corridor distinct from other suburban job locations to provide
high value-high wage jobs within a revitalized human-scale pedestrian corridor
of connected streets and small blocks. The Workplace Transect District would
support mixed-use buildings of 4-6 stories surrounding a new town center set
within a pedestrian, bike, and transit-friendly streetscape furthering City goals
to for sustainable development by reducing VMT, energy demand, and GHG
generation. This IS/MND addressed road layout and street design, block spacing,
the relationship of structures to the public realm and environmental concerns
including road capacity and connectivity, traffic congestion, pedestrian mobility,
transit, air quality, noise, and community character. AMEC worked with City staff
to integrate mitigation measures up front into the form-based code and multiple
zoning overlays, including revised streetscape design to improve the aesthetic
character of the aging corridor and improving its attractiveness to pedestrians.
Although the IS/MND was subject to extensive comment by legal representatives
of various stakeholders, the project was approved by the City Council and no legal
challenges were filed regarding the adequacy of the IS/MND.

CITY OF VENTURA, CA
Client Name and Contact
Lilly Okamura, Project Manager
City of Ventura
Community Development Department
501 Poli St. Room 133
Ventura, CA 93401
(805) 781-7168
lokamura@cityofventura.net
AMEC Team Key Personnel
Dan Gira, Project Manager
Rita Bright, Quality Assurance Specialist
Ben Botkin, Lead Analyst
Performance/Completion Dates: 2007-2009
Project Collaboration
AMEC worked closely with Mr. Erik Calloway of FTS
throughout this project.

“Mr. Gira’s knowledge of planning and environmental issues and experience conducting
environmental review on major projects was an important factor in the successful
completion of this MND.”
Lilly Okamura, AICP, Associate Planner, City of Ventura

Garden Street Terraces Project Environmental Impact Report
AMEC prepared the EIR for this 1.2 acre, 5-story mixed-use residential,
commercial and hotel project of more than 200,000 square feet in downtown
San Luis Obispo. The project included a 2-level subterranean parking garage,
extensive areas of street-front commercial, 50 residential units, and important
concurrent streetscape improvements along a key local roadway. The EIR also
provided detailed review of community benefits required under city ordinance
(e.g., affordable housing, public space).
Key EIR issues included transportation and mobility, air quality, effectiveness of
alternative transportation, changes in community character, solar access, historic
resources, green building, pedestrian circulation, and streetscape design. AMEC’s
detailed analysis and the high quality of the EIR were praised by the City’s Planning
Commission and public, and the EIR Project Alternatives became the basis for a
major project redesign ultimately approved by the Planning Commission and City
Council.
“The high quality of this EIR was praised by the City’s Planning Commission and was a
key element in the City’s decision-making for this project.”
Tyler Corey, City of San Luis Obispo Project Manager, Garden Street Terraces EIR
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CITY OF SAN LUIS OBISPO, CA
Client Name and Contact
Tyler Corey, Project Manager
City of San Luis Obispo Community Development
Department
919 Palm Street
San Luis Obispo, CA 93401
(805) 781-7169
pricci@slocity.org
AMEC Team Key Personnel
Dan Gira, Project Manager
Michael Henry PhD, Lead Analyst
Performance/Completion Dates: 2008-2010
Website for Document
http://www.slocity.org/communitydevelopment/
docsandforms/envirdocs.asp

