CITY OF SANTA CLARA: TOD Site Tour

Notes from 9/28/07; Jonathan McCall, ULI San Francisco

Panelists will meet again on Thursday September 6th at 2-4:30 pm, SKS’s office, 601 California Street, Suite1310, San Francisco, CA.
CONTACT INFORMATION:

[image: image1.emf]PANELISTS:

Development Dan Kingsley Managing Partner SKS Investments dkingsley@sksinvestments.com

Finance Darin  Smith Principal Economic & Planning dsmith@epsys.com

Design Michael  Stanton President Stanton Architecture mstanton@stantonarchitecture.com

Regulatory Jeff Tumlin Principal Nelson\Nygaard jtumlin@nelsonnygaard.com

Non-Profit Linda Mandonini Executive DirectorEDEN Housing lmandolini@edenhousing.org


EXECUTIVE SUMMARY

· Including land parcels in both the city of Santa Clara and the city of San Jose, the Santa Clara Transit Center is situated in a strategic location for a transit hub.  With an existing Caltrain Station, the station will also soon mark the end of a 16.1 mile BART extension.  BART is scheduled to start construction in 2009, complete in 2016 (85% of funding is secure from sales tax, gas tax, and state monies.)
· Several neighbors and plans for the site make it unique:

· Mineta International Airport is directly East of the site.  Potential development geared toward integrating the Santa Clara station and the airport. A modular people mover, similar to the one in place at SFO, is planned to connect the station to the airport terminals (on line by 2018).  In addition, the City of Santa Clara envisions up to 4,000 hotel rooms developed in the area for airport oriented stays.

· Santa Clara University is directly west of the site.  The student body provides a strong demand for local retail and housing.
· Major League Soccer Stadium-The City of San Jose has selected an area of the site as the leading candidate for a stadium for a future major league soccer team.  The stadium would take up a large part of the total site area and potentially create new parking and traffic challenges.

BACKGROUND
· The federal government is investing heavily in transit over the next decade.  However BART ridership on the recently completed Millbrae extension has fallen far short of expectation.  The question arises, “In planning a new transit extension, how can it be insured that a large capital project is worth the investment?”  The answer is implementation.  By creating mixed use high density development around transit centers, a city can build a ridership base for the transit investment.  The key is to make sure things that are planned get built.
· The Santa Clara station hopes to emerge as one of the most important regional transit hubs with the Capital Corridor Train, Caltrain and BART.
· Santa Clara’s downtown is 7 blocks away, economically suffering, responses from RfQs for redevelopment currently on hold.
TOUR
· Agenda- City planners Gloria Sciara and Debby Fernandez from the City of Santa Clara and Andrew Crabtree, Jenny Nusbaum, and Justin Fried from the City of San Jose took the panel and other participants on a walking tour of the Santa Clara Transit Center, the City’s current Caltrain ACE, and VTA station, which has over 1,400 and 2,300 daily boarding’s respectively.  This 432 acre site (roughly 1.3 miles by 0.5 miles) straddles the boundary between the cities of Santa Clara and San Jose.  The two cities hope to work together to develop Santa Clara Transit Center Station into a vibrant destination where people desire to live, work, dine shop and be entertained.

· Walking Tour- Beginning at the Train Station, we walked along El Camino Real south through some low density commercial development.  With the University across the highway, an apparent challenge of being along a state highway is to create a pedestrian orientation.  We walked by the University’s new baseball facility.  A new 5 story apartment building was completed around the same time as the stadium and is rented out primarily to students who prefer to be near, but not on campus.  There are several low density suburban 2 story office buildings with surface parking.  A few retail strip centers also exist.  As we walk further from the train station we came to a neighborhood of newly constructed single family homes.
· Van Tour- The van pool went to the other side of the tracks.  We crossed over the De La Cruz Boulevard overpass and turned right along Coleman Avenue.  After passing two large big box retail developments, a Costco site and a Staples, we arrived at a large site consisting of obsolete and unutilized industrial land.  This destination is the preferred site of a future major league soccer stadium, and constitutes the largest land parcels within the development area.  The land is already owned by the City of San Jose.

· PowerPoint presentation- The city planning teams presented their vision for the site. Of particular note is a BART parking garage adjacent to the train station in arguably the best location in the entire development area.  There was Panel debate on the location of this garage.  Modeled after the large garage in Millbrae, the structure is constrained by federal requirements; however the location may have a higher and better use.
SPECIFIC PLAN
· Both cities have worked together to create the Santa Clara Station Area Plan.  www.santaclarasap.com.  
· The Plan will lay the foundation for the development and revitalization of this 432-acre Planning Area, including housing, live/work units, shops, and restaurants. The confluence of these activities in proximity to a user-friendly transit hub could foster a thriving environment for residents and visitors to live, work, play, and travel with ease. Additionally, enhanced transit service and linkages will provide convenient connections to surrounding neighborhoods and institutions, such as Santa Clara University.
· Hotels.  The cities expect 4,000 new hotel rooms to be built.  Is this a realistic assumption?  These would be airport oriented hotels, which traditionally are a low cost alternative to downtown or convention hotels. 

· Pedestrian orientation.  The train tracks present a significant barrier to foot traffic.  Currently the De La Cruz overpass is the only way across the tracks.  The current plan calls for an additional 4 pedestrian bridges and roads.  Whether by bridge or by tunnel, the sheer width of the track creates a significant challenge in connecting the two sides into a single cohesive neighborhood. 
· The Cities are planning to complete a master EIR for the entire area, so developers could get simply a Negative Declaration under CEQA.
GOALS:
· Develop Santa Clara Transit Center station area as a vibrant destination where people desire to live, work, dine, shop, and be entertained.
· Enhance multi-modular connectivity for pedestrians, bicyclists, automobile drivers, and Caltrain, ACE, Capital Corridor and VTA bus riders.

· Integrate the future BART and Norman Y. Mineta International Airport People Mover into the Transit Center and local land uses.

· Create a well-integrated transit center that is navigable, accessible, and adaptable using principles of Inclusive/Universal Design.

· Achieve high-density mixed-use TOD.

· Maximize and prioritize pedestrian, bike, and transit access to the Transit Center.

· Create a barrier-free environment by integrating the Transit Center with future development, including the United Defense site and the Food Machine Corporation site developments.
· Meet MTC’s housing threshold set forth in their TOD policy.

· Increase transit ridership by expanding transportation capacity.

· Generate revenue to support transit services through increased ridership and investment in TOD opportunities.

· Prepare a station area plan that will be a model for other regional transit centers/stations.

· Ensure that the Plan and land uses are well integrated with the surrounding neighborhoods.

OPPORTUNITIES:

· Existing vacant / underutilized parcels.
· City’s actively looking to redevelop the area.
· Underserved market for housing and retail.
· Combination of major transit station, Santa Clara University, Mineta Airport and potential soccer stadium make this a location uniquely dynamic.
INITIAL PANEL DISCUSSION:
· Is 4,000 new hotel rooms a realistic number?  Is there demand for this many rooms in this location?

· How is pedestrian access across/under the rail tracks addressed? A long underground tunnel under the tracks would be unpleasant.
· Can the BART garage be moved/built on top of?  The location is too important to use on a parking garage.

· Costco has a big piece of land at very low density.  Local residents strongly support the store.  Can the site be redeveloped?

· What is the endowment like at Santa Clara University and are they a potential player in the redevelopment?  Where do University students live and shop now?  Could the Cities capitalize on the pent-up demand?
· Could the City capitalize on University programming, such as theatre, speaker sereies, museum?
· How do we integrate a soccer stadium in with the several existing demands on the redevelopment site?
· Can BART and Caltrain’s speeds be increased?  

· Would it be possible to move FedEx? (The City responded that they are looking for another site).

· Could more housing be accommodated in the plan area?  3,200 units is low for a major transit hub. Perhaps consider market-rate senior housing, i.e. Stanford
· Is there too much space for industrial/commercial in the plan?

· Concern that the retail on E. side won’t work.

PANEL REQUESTED COPIES OF:

Downtown RfQ

Santa Clara University endowment info, market study, masterplan
Denver Central Plat Valley and Bay Meadows (as analogues?)

Keyser Marston study
Airport Masterplan
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