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Lorenzo

River

0 225 450112.5 Feet

1 inch = 450 feet

"

6:00 PM October 31st to
10:00 AM November 1st

] ]12:00 PM October 31st to
10:00 AM November 1st

! ! ! 5:00 PM October 31st to
3:00 AM November 1st

6:00 PM October 31st to
3:00 AM November 1st

Closed Streets

No Parking/Tow Away

No Parking/Tow Away

Reroute From Eastbound to Westbound

6:00 PM October 31st to
3:00 AM November 1st

Closed Streets

Safety Enhancement Zone
6:00 PM October 30th to
3:00 AM November 1st

2010 Halloween Road Closure
Safety Enhancement Zone
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Firm Description 
Design, Community & Environment (DC&E) is a comprehensive planning and design firm with extensive 
experience in sustainable planning and design.  DC&E has completed believes that responsible planning and 
design reflect the communities they serve and work in concert with the natural environment. 
 
As its name implies, DC&E’s work is based on three basic principles: 

� Design. Almost every planning decision affects our physical environment. DC&E is committed to 
ensuring that development projects and planning policy have positive design implications. 

� Community.  DC&E believes that planning and design decisions must reflect local communities’ needs. 
DC&E stresses community involvement and public participation as cornerstones of its work. 

� Environment.  In order to sustain itself into the future, our society must find development patterns that 
respect the natural environment. Therefore, DC&E stresses environmental responsibility and stewardship 
in planning and design. 

 
DC&E has completed numerous projects involving comprehensive assessments and planning projects for 
urban greening.  DC&E staff possess expertise in landscape architecture, urban design, comprehensive 
planning, GIS analysis, community-based planning.  Projects include creek restoration, park and trail design 
and construction, urban forestry, green roofs, and site planning emphasizing low-impact development.  
DC&E’s combined experience in urban greening projects and in Santa Cruz will lead to the development of an 
urban greening vision that reflects the needs of the community, as well as a feasible plan for creating and 
enhancing open space and habitat, and protecting natural resources.   

Key Staff 
 
Bruce Brubaker, LEED AP, Associate Principal.  Mr. Brubaker is a California Registered Architect with 
nearly 20 years of experience in urban design and architecture, ranging from conceptual designs to construction 
documents, for both commercial and residential projects.  He is also certified as a Charrette Planner by the 
National Charrette Institute.  Mr. Brubaker has extensive experience working on specific plans and similar land 
use plans throughout the Bay Area.  Recently, he served as DC&E’s Project Manager on the Downtown 
Station Area Specific Plan for the City of Santa Rosa, preparing innovative development standards to guide 
infill development around the future SMART commuter rail station in downtown Santa Rosa; the Sacramento 
Railyards Specific Plan and Design Guidelines for the City of Sacramento; and the Southwest Chico 
Neighborhood Plan for the City of Chico which included enhanced streetscape improvements to improve 
pedestrian and bicycle amenities.  He also recently managed the Integrated Site Development Plan for the City 
of Petaluma, which included site planning for Petaluma’s downtown SMART station area, and the Marinwood 
Village Master Plan for Marin County.  Currently, Mr. Brubaker is Principal-in-Charge for the Hillsdale Station 
Area Plan for the City of San Mateo, the San Leandro Boulevard-BART Pedestrian Interface Plan, and the 
Kentfield College Avenue Vision Plan for Marin County. 
 
Jeff Williams, Associate Planner, specializes in urban design and comprehensive planning projects, including 
Specific Plans; Community Design and Land Use Elements of General Plans; design guidelines and 
development standards; and zoning code updates.  Mr. Williams has extensive experience in Santa Cruz, 
including managing the General Plan Community Design and Land Use Elements for the City of Santa Cruz.  
Currently, Mr. Williams is managing the Ocean Street Area Plan for the City of Santa Cruz, and is developing 
strategic design and policy recommendations for a key corridor and arterial within the community.  Mr. 
Williams is also serving as DC&E’s Project Manager on the Santa Cruz Parking Ordinance Update.  
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1 PROPOSAL SUMMARY STATEMENT 

Santa Cruz’s Seabright neighborhood began as a beach resort that was annexed to the City in 1904.  To-
day it is a thriving residential neighborhood with a mix of single-family homes, townhomes, and multi-
family buildings.  A commercial node at the heart of Seabright provides everyday services for residents, 
including a variety of popular restaurants. 
 
Although Seabright is relatively dense, it has the potential to accommodate a significant amount of infill 
development.  However, land use compatibility is a major issue in Seabright.  The 1970s brought a large 
number of new apartments that did not fit with the neighborhood’s existing character.  Many residents are 
concerned that new multi-family development will further erode the character that residents cherish.  At 
present, the City has few design guidelines for integrating new, denser development with Seabright’s ex-
isting residential fabric.  It will be difficult to accommodate new infill development in Seabright without 
addressing these compatibility issues. 
 
In addition, Seabright’s existing infrastructure does not reflect the principles of low-impact development 
(LID) and energy conservation.  Stormwater drainage uses a conventional curb-and-gutter system, then 
drains to the Monterey Bay with no filtration, bioretention, detention, or infiltration.  Although Seabright 
is adjacent to Arana Gulch—a sensitive habitat that forms part of Santa Cruz’s Greenbelt—existing on-
street landscaping does not help to establish habitat corridors between Arana Gulch and the city’s other 
natural areas.  There are additional opportunities to improve the existing infrastructure as well; for exam-
ple, existing streetlights use more power than necessary. 
 
There are also opportunities to enhance the sustainability of existing development.  Most homes in Sea-
bright have turf lawns rather than low-water landscaping.  Existing privately-owned landscaping does 
little to provide habitat corridors between Arana Gulch and other natural areas.  In addition, few proper-
ties have solar panels or on-site systems for stormwater capture, such as rain barrels or cisterns. 
 
The Seabright Area Plan will address all of these challenges.  It will further the goals of AB 32 and SB 
375 by encouraging infill development in an existing urban neighborhood, reducing vehicle miles traveled 
(VMT) and greenhouse gas emissions (GHG).  It will enhance water quality and natural resources through 
landscaping and stormwater improvements.  Enhanced land use and design standards will strengthen Sea-
bright’s identity as a community center within Santa Cruz as a whole.  The Area Plan will include meas-
urable outcomes to track progress on its implementation and innovative tools to receive a wide range of 
public feedback.  The Area Plan will serve as a model for other Monterey Bay area cities seeking to im-
plement infill development within a residential neighborhood.  
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2 PROPOSAL DESCRIPTION 

A. Step 1: Threshold Requirements 

1. Consistency with Planning Priorities 
a. Infill and Resource Efficient Development 
The Seabright Area Plan will establish a policy framework to promote infill development in the planning 
area.  The Seabright planning area has the potential to support additional infill and to achieve the General 
Plan 2030 land use designations for the area.  Most of the planning area is designated as Low-Medium 
Residential, 10.1 to 20 dwelling units per acre.  However, the planning area has yet to fully achieve densi-
ties in this range.  The Seabright Area Plan will include policies and implementation strategies to encour-
age higher density development that is supported by the community.   
 
In areas designated as Low-Density Residential, 1.1 to 10 dwelling units per acre, the Seabright Area Plan 
will contain policies to encourage the addition of accessory dwelling units (ADUs).  ADUs provide hous-
ing opportunities through the use of surplus space either in or adjacent to a single-family dwelling.  Con-
struction of ADUs promotes infill development and sustainable land use patterns. 
 
b. Environment 
A portion of the planning area, Seabright State Beach, is within the coastal zone and is therefore subject 
to the requirements of the California Coastal Act.  The intent of the Coastal Act is to “protect, maintain, 
and, where feasible, enhance and restore the overall quality of the coastal zone environment and its natu-
ral and artificial resources.”  The Seabright Area Plan will preserve this natural feature and help reduce 
the runoff of pollutants into Monterey Bay by establishing policies and actions to provide for green 
stormwater infrastructure.  Potential stormwater improvements could include increasing permeable sur-
faces and encouraging on-site rain water catchments.  The Seabright Area Plan will also address connec-
tivity to the beach, improving access and creating stronger connections to the area for residents and visi-
tors.   
 
Arana Gulch natural preserve, adjacent to the planning area, provides habitat for special status species 
including the Santa Cruz tarplant, San Francisco popcorn flower, steelhead trout, great blue heron, and the 
San Francisco dusky-footed woodrat.  The Seabright Area Plan will include goals, policies, and actions to 
improve habitat corridors from the planning area to Arana Gulch including suggestions for landscape im-
provements for residences and non-residential uses.  
 
Agriculture plays a significant role in the Monterey Bay Area’s economy and land use pattern.  As the 
population grows, there will be pressure to develop agricultural lands in the area.  One strategy to allevi-
ate this development pressure on agricultural lands is to encourage infill development in urbanized areas.  
The Seabright Area Plan will develop a strategy to increase density in the Seabright planning area, focus-
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ing growth within the city limit.  The Area Plan will accommodate some of the regional growth, helping 
to preserve agricultural areas in Monterey Bay.   
 
2. Reduction of Greenhouse Gas Emissions 
In June 2007, the Santa Cruz City Council adopted the goal to reduce greenhouse gas emissions 30 per-
cent by 2020, 80 percent by 2050 (compared to 1990 levels), and for all new buildings to be emissions 
neutral by 2030.  The primary way the Seabright Area Plan will help meet these targets is through infill 
development and increased use of transit and non-motorized forms of transportation.  Other ways the 
Area Plan will reduce greenhouse gas emissions include encouraging energy efficient buildings, improv-
ing infrastructure such as installing low-energy streetlights, and implementing other programs to be in-
cluded in the City’s Climate Action Plan (CAP).   
 
The City will release the Draft CAP in September 2010 for public review.  Potential programs from the 
Draft CAP to implement in coordination with the Seabright Area Plan include incentivizing green build-
ing, conducting energy efficiency audits, closing gaps in pedestrian and bicycle networks, increasing local 
bus rider-ship, and encouraging low-water landscaping.  Once the CAP is adopted by the City Council, 
specific programs will be selected for implementation in conjunction with the Seabright Area Plan. 
 
Additionally, the Seabright Area Plan’s strategy to reduce greenhouse gas emissions through infill devel-
opment is consistent with the Draft Regional Blueprint: Envisioning Monterey Bay Area.  This plan is 
being prepared by the local jurisdictions under coordination by the Association of Monterey Bay Area 
Governments (AMBAG).  The preferred alternative for the Regional Blueprint will result in a zero per-
cent increase in greenhouse gas emissions from 2005 levels for both 2020 and 2035.  This target will 
largely be achieved through land use planning.  As of August 9, 2010, the California Air Resources Board 
set a draft target of a greenhouse gas emissions increase of 13 percent by 2010 and of 14 percent by 2035 
over 2005 per capita emissions.  The Monterey Bay Area’s ambitious goal of a zero percent increase by 
2035 would eliminate 14.1 daily pounds of greenhouse gas emissions per capita compared to the draft 
CARB targets.   
 
The Seabright Area Plan will help the region meet the City’s and regional greenhouse gas emission reduc-
tion targets by planning for infill development in an existing urban neighborhood.  By increasing density 
in the Seabright neighborhood, the Seabright Area Plan will reduce VMT, enhance pedestrian and bicycle 
amenities, expand housing options, and strengthen the neighborhood’s already active commercial nodes.  
All of these features of the Plan will help the City and AMBAG achieve the greenhouse gas emissions 
reduction targets.  Indicators to measure whether the Seabright Area Plan is helping to reduce greenhouse 
gas emissions are presented in Table 1.   
 
3. Collaboration 
As the metropolitan planning organization for Monterey, San Benito, and Santa Cruz Counties, AMBAG 
is charged with implementing the greenhouse gas reduction goals as set forth by AB 32 and SB 375.  
AMBAG is in the process of preparing a Sustainable Communities Strategy to achieve California Air Re-
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sources Board greenhouse gas emission reduction targets.  This Strategy, to be integrated into the 2012 
Metropolitan Transportation Plan, will set goals to reduce the amount of vehicle miles traveled (VMT) 
through land use and transportation planning strategies.  As discussed above, AMBAG has recommended 
that its Board adopt a greenhouse gas emissions target of a zero percent increase in greenhouse gas emis-
sions from 2005 levels for both 2020 and 2035.   
 
Furthermore, the Regional Blueprint process will help implement the greenhouse gas reduction goals as 
set forth by AB 32 and SB 375.  The Regional Blueprint will develop a region wide growth and conserva-
tion strategy.  The Blueprint will establish a common vision for a preferred land use pattern to reduce traf-
fic congestion, improve air quality, conserve natural resources and agricultural land, expand economic 
development, increase housing affordability and choice, and improve the quality of life in the area. 
 
As discussed in Section A.2, the Seabright Area Plan will help implement regional goals to reduce green-
house gas emissions and the Regional Blueprint preferred land use pattern.  
 
 
B. Step 2: Program Objectives 

Table 1 describes the strategies and indicators used to meet the Program Objectives.  Responses to the 
evaluation questions in Appendix K are presented below.   
 
The potential Indicators identified in Table 1 will be used to guide the preparation of the Seabright Area 
Plan, not just to measure the future effectiveness of strategies contained in the Plan.  As described in the 
attached work program, the project team will prepare a “Sustainability Scorecard” early in the process to 
assess the extent to which Seabright is currently achieving sustainability objectives.  This Sustainability 
Scorecard will establish benchmark measurements to guide the development of new policies and pro-
grams during the planning process.  The Sustainability Scorecard will also establish a starting point from 
which to measure the effectiveness of future program in meeting program objectives.  The findings of the 
Sustainability Scorecard will be summarized in an Opportunities and Constraints Report to guide public 
discussion of key issues and options for the Seabright Area Plan.  The Sustainability Scorecard will be a 
valuable tool to educate the public, identify priorities, and guide the public decision-making for the Sea-
bright Area Plan. 
 
1. Improve Air and Water Quality 
The Seabright Area Plan will achieve consistency with the Monterey Bay Unified Air Pollution Control 
District State Implementation Plan by improving air quality through infill development.  A goal of the 
Area Plan is to promote infill development to reduce VMT and promote housing near existing services.   
 
The Area Plan will also be consistent with the Northern Santa Cruz County Integrated Regional Water 
Plan’s objective to maximize the quality of surface and ground water by implementing policies and ac-
tions to promote green stormwater infrastructure.  The Area Plan will include strategies to reduce 
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TABLE 1 – SEABRIGHT AREA PLAN PROGRAM OBJECTIVES: INDICATORS AND STRATEGIES 

Objective Strategies Indicators 
Improve Air 
and Water 
Quality 

� Promote infill development to reduce ve-
hicle miles travelled 

� Promote energy produced from clean, 
renewable sources 

� Require buffers from significant emission 
sources 

� Minimize impervious surfaces 
� Promote on-site infiltration of stormwater 
 

� Citywide greenhouse gas emissions: de-
creasing trend 

� Total volume of TACs emitted in the 
City annually: decreasing trend 

� Number of days of non-attainment for 
criteria pollutants for the non-attainment 
areas of the region: decreasing trend 

� Percentage of residents commuting by 
public transportation, walking, or bicy-
cling: increasing trend 

� Total planning area generation of 
stormwater: decreasing trend 

� Percentage of permeable land in the 
planning area: increasing trend 

 
Promote 
Public 
Health 

� Plan for bike lanes 
� Improve walkability and connectivity 
� Increase transportation options 
� Improve access to nutritious foods 
� Establish incentives for green building 
 

� Percent of residents taking non-
motorized transportation to get to work 
or run daily errands: increasing trend 

� Percentage of Seabright residents who 
are obese: decreasing trend 

� Percentage of households within 1/2 
mile of a grocery store, produce market, 
farmers’ market, or community garden: 
increasing trend 

� Number of community gardens: increas-
ing trend 

� Percent of residents purchasing food 
from a farmers market : increasing trend 

� Percentage of new construction and sub-
stantial rehabilitation that is certified by 
the U.S. Building Council’s LEED rat-
ing system, or Build It Green’s Green-
Point Rated system: increasing trend 
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Objective Strategies Indicators 
Promote  
Equity 

� Increase housing options in Seabright 
planning area 

� Ensure a broad range of the community 
helps shape the vision for the Seabright 
Area Plan 

� Number of accessory dwelling units in 
planning area: increasing trend 

� Number of townhouses, condos, and 
apartments in the planning area: increas-
ing trend 

� Number of units affordable for ex-
tremely low and low income house-
holds: increasing trend 

 
Increase 
Housing  
Affordability 

� Increase housing options in planning area 
� Promote accessory dwelling units for ar-

eas designated as Low-Density Residen-
tial (1.1 to 10 du/ac) 

 

� Number of accessory dwelling units in 
planning area: increasing trend 

� Average residential density in the plan-
ning area: increasing trend 

� Number of units affordable for ex-
tremely low and low income house-
holds: increasing trend 

 
Promote  
Infill and 
Compact 
Development 

� Create design standards to ease transition 
between single family and multi-family 
housing units 

� Garner community support of infill de-
velopment 

� Number of accessory dwelling units in 
planning area: increasing trend 

� Average residential density in the plan-
ning area: increasing trend 

 
Revitalize 
Urban and 
Community 
Centers 

� Enhance commercial areas along Murray 
Street and Seabright Avenues 

� Strengthen connections between Sea-
bright and other neighborhoods 

� Number of façade improvement projects 
in planning area: increasing trend 

� Number of walkable connections to 
Seabright Beach: increasing trend 

� Number of walkable connections to 
commercial nodes in planning area: in-
creasing trend 

Protect  
Natural  
Resources 
and  
Agricultural 
Land 

� Protect coastline within planning area 
� Promote connections to Arana Gulch 

natural preserve 
� Promote infill to decrease development 

pressure on agricultural lands within the 
Monterey Bay region 

� Number of acres of public open space 
within planning area: no change 

� Percentage of native plants in new land-
scaped areas: increasing trend 
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Objective Strategies Indicators 
Reduce 
Automobile 
Use and Fuel 
Consumption 

� Create jobs within walking distance of 
downtown 

� Reduce need to drive to other areas of 
town. 

� Provide additional goods and services 
within the Seabright planning area 

� Increase ability for children to walk or 
ride bikes to school 

� Plan for additional bike lanes 

� Vehicle miles traveled per capita: de-
creasing trend 

� Percentage of school children who walk, 
bicycle, ride the bus or carpool to and 
from school: increasing trend 

� Percentage of total miles of streets 
within the Seabright area that have bike 
lanes: increasing trend 

 
Improve 
Infrastruc-
ture Systems 

� Plan for additional bike lanes 
� Install low-energy streetlights 

� Percentage of total miles of streets 
within the Seabright area that have bike 
lanes: increasing trend 

� Percentage of low-energy streetlights: 
increasing trend 

Promote  
Water 
Conservation 

� Promote water efficient landscaping � Seabright planning area water use: de-
creasing trend 

� Number of low-water retrofits of exist-
ing landscaping: increasing trend 

Promote  
Energy  
Efficiency 
and  
Conservation 

� Establish incentives for green building 
 

� Percentage of new construction and sub-
stantial rehabilitation that is certified by 
the U.S. Building Council’s LEED rat-
ing system, or Build It Green’s Green-
Point Rated system: increasing trend 

� Percentage of low-energy streetlights: 
increasing trend 

Strengthen 
the Economy 

� Enhance commercial areas along Murray 
Street and Seabright Avenues 

� Number of façade improvement projects 
in planning area: increasing trend 

� Number of walkable connections to 
commercial nodes in planning area: in-
creasing trend 

 

impervious surfaces and to promote on-site stormwater collection, reducing the amount of stormwater 
run-off in the local watershed. 
 
2. Promote Public Health 
Characteristics of a healthy community, as defined by the California Department of Public Health, include 
transportation, housing, air and water quality, energy use, and public engagement and are discussed 
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throughout this proposal.  The Sustainability Scorecard will assess these features within the planning area 
and identify opportunities for improvement.   
 
As part of the Sustainability Scorecard, DC&E will map access to local food such as school gardens, 
community gardens, farmers markets, and community supported agriculture.  The Seabright Area Plan 
will include goals, policies, and actions to improve access to local food. 
 
To educate the public about healthy communities, representatives from the Santa Cruz County Public 
Health Department will be invited to speak at Community Workshop #1: Existing Conditions, Vision and 
Goals.  
 
3. Promote Equity 
To promote equity, the Seabright Area Plan will strategize on ways to improve access to transit, 
strengthen the area’s pedestrian and bicycle features, add housing for a range of incomes, and implement 
goals, policies, and actions to encourage green building.  A baseline assessment of accessibility, pedes-
trian and bicycle features, and the condition of housing in the planning area will be presented in the Sus-
tainability Scorecard.  Based on the results of the Scorecard, goals, policies, and actions will be prepared 
to address any deficiencies.  Implementation of these strategies will improve transportation options, in-
crease the number of affordable housing units in the planning area, and help reduce energy costs.   
 
In addition, all residents and stakeholders within the Seabright planning area will be engaged in the plan-
ning process of the Seabright Area Plan.  Public workshops and outreach events will be held at convenient 
times in transit-friendly locations.  For those who are unable to attend workshops due to work schedules 
or child care constraints, the public and stakeholders will be able to submit comments via mail, telephone, 
fax, or through a comment form on the project web page.  In particular, specific outreach will be made at 
the two Green Forums, public workshops, and through the online visual preference survey as described in 
Sections C.1 and C.2 below. 
 
4. Increase Housing Affordability 
The Seabright Area Plan will be consistent with housing affordability requirements under the Regional 
Housing Needs Allocation (RHNA) by supporting infill development, increasing the mix of housing 
types, and encouraging additional housing near local jobs.  As indicated in its 2009 Housing Element, the 
City of Santa Cruz has sufficient housing sites to meet their RHNA target.  The Seabright Area Plan will 
be another tool the City can use to accommodate additional housing within these sites affordable to a 
range of incomes. 
 
At the present time, Santa Cruz is one of the least affordable cities in the United States in terms of hous-
ing.  Statistics show that only 6.9 percent of Santa Cruz residents can easily afford to buy a median-priced 
home.  For areas within the Seabright planning area designated as Low-Density Residential, 1.1 to 10 
dwelling units per acre, the Area Plan will promote the construction of ADUs.  ADUs provide an excel-
lent opportunity to increase the amount of affordable rental housing in the community while providing 
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homeowners with a mechanism to supplement mortgage payments, thus making their own housing more 
affordable.   
 
5. Promote Infill and Compact Development 
Strategies to meet the infill and compact development objective and indicators used to measure their out-
comes are described in Table 1. 
 
6. Revitalize Urban and Community Centers 
Strategies to meet the revitalization of urban and community centers objective and indicators used to 
measure their outcomes are described in Table 1. 
 
7. Protect Natural Resources and Agricultural Lands 
The presence of nature is an important component of Seabright’s unique identity.  Seabright State Beach 
and the adjacent Arana Gulch natural preserve create a sense of connection to the natural world within an 
urban setting.  Protecting and enhancing these natural resources will be an important issue to be addressed 
in the Area Plan.  Consistent with the California Wildlife Action Plan and Natural Community Conserva-
tion Plan, sensitive plant and animal species within the planning area will be protected and natural habi-
tats will be preserved.  The Area Plan will not propose development on any sensitive habitat within the 
planning area.  Since there are no mineral resources in the planning area, the Surface Mining and Recla-
mation Act does not apply to the Seabright Area Plan. 
 
8. Reduce Automobile Usage and Fuel Consumption 
The Seabright Area Plan will be consistent with the California Transportation Plan’s goal of improving 
mobility and accessibility by planning for additional bike lanes and by encouraging population growth in 
an existing urban area through infill development.  By increasing the availability of housing in an urban-
ized area, more people are located near existing transit lines and services within walking distance.  In-
creasing an area’s walkability and access to transit helps to reduce VMT, reduce greenhouse gas emis-
sions, and alleviate congestion on local roadways. 
 
9. Promote Infrastructure Systems 
Strategies to meet the infrastructure systems objective and indicators used to measure their outcomes are 
described in Table 1. 
 
10. Promote Water Conservation 
To help the State achieve its goal to reduce water consumption 20 percent by 2020, the Seabright Area 
Plan will include guidelines for low water landscaping for residential and non-residential uses.   
 
The Seabright Area Plan will also be consistent with the Northern Santa Cruz County Integrated Water 
Management Plan’s objectives for water supply, quality, recreation, and public health by promoting the 
increase of permeable surfaces to reduce run-off into Monterey Bay and by promoting low water land-
scaping to reduce water use. 
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11. Promote Energy Efficiency and Conservation 
Strategies to meet the energy efficiency and conservation objective and indicators used to measure their 
outcomes are described in Table 1. 
 
12. Strengthen the Economy 
Strategies to meet the economic objective and indicators used to measure their outcomes are described in 
Table 1. 
 
 
C. Step 3: Priority Considerations 

1. Stakeholder Collaboration and Community Involvement 
Our work plan includes a number of innovative public participation tools customized specifically for this 
project.  These tools are designed to bring the planning process out into the community, rather than expect 
residents to attend a series of public meetings.  For example, the work plan includes two “Seabright Green 
Forums” at which the City will host booths at community events, farmers’ markets or other local events 
to educate the public about the Area Plan and to receive feedback.  Our work plan also includes a visual 
preference survey, which will be on-line and enable respondents to view and comment on the land use 
alternatives and urban design qualities.  In addition, the work plan includes four committee meetings and 
two public workshops.   
 
2. Strategies and Outcomes to Serve as Best Practices 
The Seabright Area Plan will serve as a model for other communities wishing to promote infill develop-
ment within established single family neighborhoods.  As part of the community outreach process, we 
will develop an on-line visual preference survey in that can be used by other Monterey Bay jurisdictions.  
This visual preference survey will determine housing type preferences to establish the types of infill de-
velopment supported by the community.  Gaining community support of increased densities will be es-
sential for successful implementation of the Area Plan.   
 
The work plan also includes the development of a “housing toolbox” to show how density can be inte-
grated gracefully into residential neighborhoods.  This toolbox will include a suitable set of residential 
prototypes, including sketches and axonometric models accompanied by strategies for addressing poten-
tial impacts of medium density housing on low density single family neighborhoods.  Upon completion of 
the housing toolbox, the City will post the toolbox online for use by other Monterey Bay area jurisdic-
tions. 
 
As discussed in Section 2, the work plan also includes a sustainability audit of the Seabright planning area 
to be summarized in the Sustainability Scorecard.  The Sustainability Scorecard will examine the program 
objectives in context of the planning area and rate the planning area’s level of sustainability.  The Sus-
tainability Scorecard will also be an innovative planning tool available for use by other communities 
wishing to promote sustainability goals. 
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Lastly, the Area Plan will include solutions on how to integrate green stormwater practices into existing 
infrastructure.  A list of bay-friendly, low-water plants appropriate for coastal areas of the Monterey Bay 
region will be compiled as well as a diagram of a potential landscape plan for a single family dwelling 
unit and will be available to other jurisdictions. 

 
3. Leveraged Resources 
The City of Santa Cruz has committed one staff member at .50 full time equivalent (FTE) to this project.  
City staff will assist with data collection, coordinate committee meetings and public workshops, and run 
the Green Forums as identified in the work plan.  City staff support will increase during the alternatives 
development as City input will be essential to prepare three conceptual alternatives that respond to the 
project objectives and the community’s needs.  In addition, City staff will serve as workshop facilitators, 
with up to eight City facilitators anticipated at each public workshop.  City staff support will also be 
needed to review the Draft Area Plan, prepare the environmental review document for the Area Plan (not 
a part of this grant application), and schedule and attend hearings. 
 
In the future, there may be funding available from the General Plan Fee to assist with implementation and 
monitoring of the Area Plan.  Funds from the General Plan Fee could be used to finance implementation 
and measurement of the indicators contained in the Area Plan. 
 
4. Climate Change Impacts 
Potential climate change impacts to the Seabright area include sea level rise, fire, erosion, and flooding.  
The Seabright Area Plan will encourage infill development and reduce VMT, decreasing the area’s green-
house gas emissions and meeting the region’s target of zero net increase of greenhouse gas emissions.  As 
discussed throughout this proposal, the Seabright Area Plan will include a variety of strategies to reduce 
greenhouse gas emissions and minimize the planning area’s contribution to global climate change. 
 
5. Economically Disadvantaged Community 
Although the residents within the Seabright Area Plan planning area are not considered an economically 
disadvantaged community, approximately 18 percent of the population is below the poverty line.   
 
 
D. Step 4: Organizational Capacity 

1. Relevant Experience 
The Seabright Area Plan will be managed by the City of Santa Cruz Planning and Community Develop-
ment Department.  City staff has extensive experience preparing area plans, specific plans, and updates to 
the General Plan.  The Department has recently prepared similar plans including General Plan 2030 and 
the Ocean Street Area Plan. 
 
If awarded a grant, the City will work with the consultant Design, Community & Environment to prepare 
the Seabright Area Plan.  DC&E has extensive experience preparing area plans that focus on environ-
mental sustainability.  DC&E also has expertise in the areas of sustainability indicators, climate change, 
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greenhouse gas emission reductions, climate action plans, and public facilitation.  Examples of similar 
projects completed by DC&E include the North Coast Area Plan for the County of San Luis Obispo, 
West Broadway Urban Village Specific Plan for the City of Seaside, Santa Rosa Downtown Station Area 
Specific Plan for the City of Santa Rosa, Bay Area Regional Smart Growth Strategy for the Association 
of Bay Area Governments, Smart Urban Landscapes: Residential Landscape Design Templates and 
Guidelines for the California Urban Water Conservation Council, and Smart Growth Design Guidelines 
for the San Diego Association of Governments.  Descriptions of these projects and additional project ex-
amples are attached to this grant application.  
 
2. Active Partners 
As discussed in Section B.2 above, the City of Santa Cruz will coordinate with the Santa Cruz County 
Public Health Department to educate the public about healthy communities.  The City will also invite 
members from neighborhood organizations, Arts Commission, Transportation and Public Works Com-
mission, Parks and Recreation Commission, and Water Commission to be part of the Seabright Area Plan 
Committee.  These partners will help guide policy development, ensuring that the Area Plan is representa-
tive of the various City interests. 
 
3. Schedule and Budget 
The City of Santa Cruz will carefully manage the Seabright Area Pan to ensure that the project is com-
pleted on schedule and within budget.  The City will work closely with DC&E to establish a detailed pro-
ject schedule at the beginning of the project.  Through the work on the Community Design and Land Use 
Elements for General Plan 2030 and Ocean Street Area Plan, the City and DC&E have developed open 
channels of communication and clear expectations for schedule and budget adherence.  These same meth-
ods will be applied to the Seabright Area Plan.  This schedule will identify project tasks, products, and 
meetings.  Adequate time for staff review of products will be provided, as well as sufficient time for pub-
lic review and comments on draft materials.  The schedule will be realistic and allow for flexibility to re-
spond to unanticipated issues and adjust approach, if needed.   
 
The City of Santa Cruz and DC&E have extensive experience preparing similar area plans on schedule 
and within budget.  The City of Santa Cruz and DC&E have developed effective systems for providing 
high quality work for many grant-funded projects with strict timelines and constrained budget.  To ensure 
that the Seabright Area Plan is completed on budget, DC&E guarantees that the contracted scope of work 
is completed for the identified fee.   
 
4. Contingency Plan 
As described above, the City of Santa Cruz and DC&E have mechanisms in place to ensure the project 
will stay within budget.  However, should unanticipated issues arise that require additional funding, the 
City will use funds from the General Plan Fee or from its General Fund to cover extra costs.  
 
In addition, the City’s consultant, DC&E, guarantees that it will complete the contracted scope of work 
for the identified fee.  This means that DC&E will not request any additional money to complete the pro-
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ject provided that the contracted scope of work is adhered to.  Any cost overruns on tasks within the ap-
proved scope of work will be absorbed by DC&E.  DC&E’s policy on this matter ensures that the Sea-
bright Area Plan will be completed in a manner consistent with the requirements of the grant application. 
 
5. Implementation 
To ensure successful implementation of City actions identified in the Seabright Area Plan, the Plan will 
contain a stand-alone Implementation Chapter that identifies actions that will be completed in the first 
five years after the Plan is adopted.  For each action, the Implementation Chapter will identify the primary 
party responsible for implementation (e.g., Planning and Community Development Department), other 
parties involved, timeframe for implementation, estimated cost, and funding source.  The Implementation 
Chapter will be a valuable tool to guide the City’s decision-making and allocation of resources following 
the adoption of the Seabright Area Plan.  The Chapter will help to ensure that the City prioritizes pro-
grams that promote sustainable development and achieve the goals established in the General Plan. 
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Appendix L - Budget

Cost per Task
 Council 
Grant  In-Kind Match  Total 

A.  Project Initiation 20,000 20,000 40,000           
B.  Opportunities and Constraints Analysis 30,000 30,000 60,000           
C.  Vision and Goals 50,000 30,000 80,000           
D.  Alternatives Creation and Evaluation 85,000 60,000 145,000         
E.  Draft Area Plan 45,000 40,000 85,000           
F.  Final Area Plan 20,000 60,000 80,000           

Total Cost 250,000      240,000         

GRAND TOTAL $490,000 
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APPENDIX M 
WORK PLAN 
 

 M.1 
 
 

This exhibit describes the work plan for the Seabright Area Plan.  The responsible party for all tasks will 
be City of Santa Cruz staff, working in conjunction with the consulting firm Design, Community & 
Environment (DC&E).  City staff will work with DC&E to accomplish all of the tasks outlined below. 
 
 
Task A. Project Initiation (Months 1 and 2) 
 
In this task, DC&E will meet with City staff to initiate the project, refine the community participation 
process, and discuss the initial Area Plan Committee meeting. 
 
1. Startup Meeting 
DC&E team members will hold an initial startup meeting with City staff to review the scope of work for 
the Area Plan, identify key issues and goals to be addressed (particularly those related to the program 
objectives of the Sustainable Communities Planning Grant and Incentives Program), discuss formation of 
the Area Plan Committee, and review information needs.  
 
2. Data Gathering and Review 
DC&E will collect and evaluate existing data and analyses applicable to the Seabright Area Plan, with a 
special focus on relevant goals and policies in General Plan 2030 and the Climate Action Plan (CAP).   
 
3. Background Interviews 
DC&E will conduct up to six telephone interviews with key decision-makers, City staff, and other experts 
regarding issues to be addressed in the Area Plan.  These interviews could include discussions with the 
City’s housing development staff; local architects; representatives from neighborhood organizations; and 
other experts who are not part of the Area Plan Committee.  We will use this information to guide our 
Opportunities and Constraints Analysis. 
 
4. Base Map Preparation 
DC&E will develop the Area Plan’s base map and subsequent thematic maps.  The map will present a 
sufficient level of detail to clearly show parcel-level information. 
 
5. Seabright Area Plan Committee Meeting #1: Key Issues and Goals 
Throughout the process of developing the Area Plan, DC&E will facilitate meetings with key 
stakeholders in order to gather their input and build consensus in support of the Plan.  As part of project 
initiation, DC&E will facilitate an Area Plan Committee meeting to provide an overview of the planning 
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process and solicit ideas regarding the most important issues to address in the Plan.  We will also ask 
Committee members to describe their goals for Seabright. 
 
Members of the Area Plan Committee will be identified in coordination with City staff.  DC&E 
anticipates that the Area Plan Committee will have up to ten members, which could include 
representatives of the following groups: 

� Residents 
� Property owners 
� Business owners 
� Community organizations (e.g., churches) 
� Chamber of Commerce 
� Planning Commission 
� Arts Commission 
� Transportation and Public Works Commission 
� Parks and Recreation Commission 
� Water Commission  

 
 
Task B. Opportunities and Constraints Analysis (Months 3 through 5) 
 
DC&E will work with City staff to collect and analyze data on the Seabright planning area’s existing 
conditions, which will be used to identify opportunities and constraints for future development.  We will 
also conduct the first in a series of two Green Forums to engage the public with the planning process for 
Seabright. 
 
1. Opportunities and Constraints Memorandum 
DC&E will prepare an Opportunities and Constraints Memorandum that will include diagrams illustrating 
and summarizing existing conditions in the Seabright planning area.  It will also quantify existing 
conditions, particularly those related to sustainability, where possible. 
 
The following issues will be addressed in the Opportunities and Constraints Memorandum: 
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a. Sustainability Scorecard 
DC&E will prepare a Sustainability Scorecard that uses well-defined metrics to analyze the sustainability 
of Seabright’s existing built environment.  The Scorecard will address sustainability in its broad sense, 
encompassing the environment as well as equity and economic issues.  Potential topics to be addressed 
include: 

� Impervious land coverage 
� Presence of low-water landscaping 
� Stormwater volume and quality 
� Vehicle trips per day 
� Presence and quality of bicycle and pedestrian facilities 
� Diversity of housing stock 
� Access to healthy food 
� Walkability to neighborhood commercial center 

 
b. Existing Land Uses 
DC&E will conduct a site visit to document existing land uses within the Seabright planning area.  As 
part of this effort, we will identify vacant sites within Seabright, as well as underutilized sites where new 
development could occur.   
 
c. Existing Policies and Programs 
DC&E will describe relevant City policies that control new development in Seabright, including General 
Plan and Zoning Ordinance requirements.  This section of the memorandum will also describe programs 
from the City’s Climate Action Plan (CAP) that can be implemented within Seabright.  This analysis will 
identify any known aspects of the regulatory environment that could inhibit new development or 
reinvestment, such as parking requirements.  The analysis will also examine City policies related to 
greenhouse gas emissions, air quality, public health, infrastructure, housing, natural resources, and 
economic development and discuss how these policies create opportunities and constraints for future 
development within the planning area. 
 
d. Existing Community Character 
DC&E will determine potential urban design assets and opportunities in Seabright that can inform the 
design of future development projects, particularly infill residential development.  This process will 
include a general analysis of the existing building stock and streetscape conditions in Seabright.  In 
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addition, DC&E will identify specific characteristics of existing buildings that should be reinforced by 
new development, as well as building and site design features that are not desirable for new development. 
 
e. Opportunity Sites 
Based on the analysis described above, DC&E will create a map of key opportunity sites in the planning 
area.  These opportunity sites will include vacant and underutilized parcels where infill development 
could increase density and enhance the character of Seabright. 
 
2. Seabright Green Forum #1 
For the first Green Forum, DC&E will host a booth at a local community event, such as a farmers’ market 
or street fair.  The purpose of this Forum will be to introduce the Area Plan process, present an engaging 
summary of Seabright’s existing sustainability, and receive preliminary input on key issues and 
opportunities for Seabright.  Participants will have the opportunity to talk one-on-one with City staff and 
consultants, and to engage in a dialogue with one another. 
 
 
Task C. Vision and Goals (Months 6 through 8) 
 
In this task, DC&E will work with the Area Plan Committee and other community members to develop a 
vision for the future of Seabright. 
 
1. Community Workshop #1: Existing Conditions, Vision and Goals 
DC&E will facilitate a community workshop at which members of the public will contribute their vision 
and goals for Seabright.  We will begin the workshop with a brief, interactive exercise that engages 
participants with the Area Plan process.  We will then present an overview of the Opportunities and 
Constraints Memorandum and its Sustainability Scorecard.  In addition, we will invite the County Health 
Department to give a presentation explaining the principles of healthy communities and discussing how 
health issues currently affect Seabright. 
 
Following the presentation, we will facilitate a large-group discussion of participants’ visions and goals 
for the future of Seabright.  After all ideas have been heard and recorded, workshop participants will 
break into small groups, in which they will use a base map of the Seabright planning area to identify 
opportunities to improve sustainability and accommodate infill development. 
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The desired outcome of this workshop is a community vision that will contribute to the Area Plan’s vision 
and goals, as well as a series of maps that will be used to develop the Plan Alternatives.  Results from the 
community workshop will be used to develop the Area Plan’s recommendations. 
 
2. Vision and Goals Development 
Using the ideas developed at first Green Forum and Community Workshop #1, as well as the input from 
Committee members and City staff, DC&E will prepare a draft vision statement and preliminary goals for 
inclusion in the Area Plan.  The draft vision and goals will reflect points of consensus.  Any points of 
contention will be included on a list of issues to be discussed further with the Committee and reexamined 
during the planning process. 
 
3. Seabright Area Plan Committee Meeting #2: Vision and Goals Discussion 
DC&E will facilitate a meeting with the Area Plan Committee, at which Committee members will 
comment on the draft vision and goals and contribute to a discussion of appropriate solutions for 
resolving any points of contention. 
 
4. Vision and Goals Refinement 
Based on input from the Area Plan Committee and subsequent discussions with City staff, DC&E will 
refine the vision and goals for the Area Plan and submit them to the City for approval. 
 
 
Task D. Alternatives Creation and Review (Months 9 through 14) 
 
In this task, DC&E will work with the Area Plan Committee and community members to develop and 
refine up to three conceptual alternative design plans for future development in Seabright. 
 
1. Alternatives Development 
DC&E will use the vision and goals, as well as specific recommendations developed at Community 
Workshop #1, to prepare up to three alternative design plans for Seabright.  The alternatives will address 
a range of topics that will contribute to the sustainability of Seabright.  They will also show conceptual 
development prototypes that could be accommodated in various parts of Seabright. 
 
2. Seabright Area Plan Committee Meeting #3: Review Alternatives 
Following City staff’s approval of the alternative design plans, DC&E will attend a meeting of the Area 
Plan Committee to present the alternatives and receive input from the Committee.  We will ask the 
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Committee to verify that the alternatives represent an appropriate range of options for discussion at 
Community Workshop #2. 
 
3. Online Visual Preference Survey 
DC&E will prepare and administer an online survey to obtain additional public input on the design 
alternatives.  The survey will contain maps, illustrations, and photographs to fully present the details of 
each alternative.  The survey will be designed to identify the specific features of each alternative that are 
most strongly supported by the public.  DC&E will prepare a brief summary report identifying key 
findings from the survey. 
 
4. Alternatives Refinement 
DC&E will refine the alternative design plans based on comments from the Area Plan Committee and 
results from the visual preference survey.  For example, these refinements could include changes to the 
proposed housing prototypes, or additional enhancements that would improve stormwater quality. 
 
5. Community Workshop #2: Alternatives Review 
At Community Workshop #2, DC&E will present the three conceptual alternatives and solicit “hands-on” 
input from workshop participants regarding the alternatives.  Following a presentation and question-and-
answer period, participants will be asked to critique the alternatives presented, identify issues with initial 
design concepts and contribute to resolving specific issues.  The results of this discussion will be 
summarized at the end of the workshop.  DC&E will prepare a memorandum that describes the outcomes 
of the workshop. 
 
6. Preferred Alternative 
DC&E will refine the community’s ideas and recommendations into a Preferred Alternative, which will 
ultimately become the illustrative plan for the Seabright Area Plan. 
 
7. Seabright Green Forum #2 
At the second Green Forum, DC&E will host a booth at a local event to introduce the Preferred 
Alternative to the public, explain how it would create a more sustainable Seabright, respond to questions, 
and gather suggestions for making the Preferred Alternative even more sustainable. 
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Task E. Draft Seabright Area Plan (Months 15 through 18) 
 
DC&E will develop the Seabright Area Plan based on the outcomes of Task A through Task D, as 
described above.  The Area Plan will present a realistic vision for future development within the 
Seabright planning area.  It will be clearly written and well-organized, so that members of the public and 
City staff can easily understand how the Plan will guide future development.  The Plan will include 
numerous graphics to illustrate its requirements and recommendations. 
 
The Plan will be prepared as an Administrative Draft for review by City staff.  After DC&E incorporates 
the City’s comments on the Administrative Draft, we will prepare a Draft Seabright Area Plan for public 
distribution and review. 
 
DC&E has assumed that any environmental review required by the California Environmental Quality Act 
(CEQA) will be completed solely by City staff using separate funding.  No CEQA analysis is included in 
this work plan or grant application. 
 
1. Community Vision 
The Plan will include a clear, long-range vision statement that defines the community’s desired identity 
for Seabright.  The vision statement will reflect the qualities of the neighborhood that the community 
wishes to preserve, as well as potential improvements that will enhance Seabright for residents and 
visitors. 
 
2. Illustrative Plan 
DC&E will refine the Preferred Alternative created in Task D.  The illustrative plan will include 
recommendations for improvements that will enhance the character of Seabright, such as new signs at key 
gateways and enhanced connectivity, as well as conceptual locations for green stormwater infrastructure, 
low-energy streetlights, and other improvements that would contribute to Seabright’s sustainability. 
 
3. Land Use Map 
DC&E will develop a land use map as an overlay on the project base map.  This map will show any 
proposed changes to existing land use designations within the Seabright planning area. 
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4. Goals, Policies, and Action Programs 
DC&E will prepare goals, policies, and action programs that form the core of the Area Plan’s 
requirements for future development.  For ease of use, these goals, policies, and action programs will be 
organized in a similar fashion to those in Santa Cruz’s General Plan 2030. 
 
5. Sustainability Plan and Evaluation Tool 
DC&E will prepare a Sustainability Plan showing how future development and public improvements can 
contribute to the sustainability of Seabright.  For example, the Sustainability Plan will include 
illustrations showing how the landscaping of existing single-family homes can be retrofitted to minimize 
water use.  It will also show conceptual plans for green stormwater management techniques that could be 
accommodated within public rights-of-way. 
 
In addition, based on the Sustainability Scorecard prepared in Task B, DC&E will prepare a Sustainability 
Evaluation Tool that includes quantifiable metrics for evaluating Seabright’s sustainability on an ongoing 
basis.  
 
6. Housing Toolbox 
DC&E will prepare a Housing Toolbox that shows a range of infill housing prototypes that are 
appropriate in different parts of Seabright.  These prototypes will likely include at least two examples for 
each of the following: 

� Accessory dwelling units 
� Townhomes 
� Stacked flats (apartments/condos) 
� Townhomes combined with stacked flats 

 
For each housing prototype, we will provide site plans, elevations, three-dimensional axonometric 
drawings, and floor plans.  A map will also be provided showing which prototypes would be most 
appropriate in each part of Seabright.  In addition, the Housing Toolbox will include strategies for 
ensuring that infill housing is compatible with nearby lower-density housing. 
 
7. Development Standards and Design Guidelines 
DC&E will develop clear, detailed standards and guidelines to regulate private development in the 
Seabright Area Plan.  These standards and guidelines will place a strong emphasis on moderate- to high-
density residential development.  They will ensure that future development is of a high quality and that it 
acknowledges the architecture and scale of nearby single-family residential neighborhoods.  The 
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requirements will also provide appropriate flexibility for architects to develop creative solutions to 
individual site conditions. 
 
8. Implementation Strategy 
DC&E will develop an action-oriented strategy that outlines the steps needed to direct implementation of 
the Area Plan.  The strategy will list and prioritize specific regulatory steps and actions, such as any 
changes to the Zoning Ordinance that are needed to facilitate implementation of the Plan. 
 
 
Task F. Final Seabright Area Plan (Months 19 through 24) 
 
In this task, DC&E will revise the Seabright Area Plan in response to public comments and prepare the 
Plan for adoption. 
 
1. Seabright Area Plan Committee Meeting #4: Comments on Draft Seabright Area Plan 
DC&E will facilitate a meeting to discuss the Committee’s comments on the Draft Seabright Area Plan. 
 
2. City Council/Planning Commission Study Session 
DC&E will attend a joint study session of the City Council and Planning Commission to present the Draft 
Seabright Area Plan and review feedback from the Committee and public regarding the draft Plan.  At the 
study session, DC&E will provide an overview of the Area Plan’s contents and respond to questions 
about the Plan. 
 
3. Area Plan Revisions 
DC&E will attend a meeting in Santa Cruz with City staff to discuss comments from the Committee, 
public, planning commissioners, and city council members regarding the Draft Plan.  During this meeting, 
we will determine how to address these comments in the Final Draft Plan. 
 
Following this meeting, DC&E will revise the Draft Seabright Area Plan to create a Final Draft Seabright 
Area Plan. 
 
4. Planning Commission Adoption Hearing 
DC&E will attend one hearing before the Planning Commission to discuss adoption of the Seabright Area 
Plan and answer questions. 
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5. City Council Adoption Hearing 
DC&E will attend one hearing before the City Council to discuss adoption of the Seabright Area Plan. 
 
6. Final Area Plan 
DC&E will create a Final Seabright Area Plan for archiving and distribution.  This document will include 
any revisions requested by City decision-makers during the adoption process.  The Final Plan will be 
formatted for printing as well as electronic distribution. 
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INDICATORS AND OUTCOMES 
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Indicator Desired Outcome 

1. Improve Air Quality and Water Quality 
1.a  Citywide greenhouse gas emissions Decreasing trend 
1.b  Total volume of TACs emitted in the city annually Decreasing trend 
1.c  Number of days of non-attainment for criteria pollutants for the non-
attainment areas of the region Decreasing trend 

1.d  Percentage of residents commuting by public transportation, walking, or 
bicycling Increasing trend 

1.e  Total planning area generation of stormwater Decreasing trend 
1.f  Percentage of permeable land in the planning area Increasing trend 

2.  Promote Public Health 
2.a  Percent of residents taking non-motorized transportation to get to work or 
run daily errand Increasing trend 

2.b  Percentage of Seabright residents who are obese Decreasing trend 
2.c  Percentage of households within 1/

2 mile of a grocery store, produce market, 
farmers’ market, or community garden Increasing trend 

2.d  Number of community gardens Increasing trend 
2.e  Percent of residents purchasing food from a farmers’ market  Increasing trend 
2.f  Percentage of new construction and substantial rehabilitation that is certified 
by the U.S. Building Council’s LEED rating system, or Build It Green’s 
GreenPoint Rated system 

Increasing trend 

3.  Promote Equity 
3.a  Number of accessory dwelling units in planning area Increasing trend 
3.b  Number of townhouses, condos, and apartments in the planning area Increasing trend 
3.c  Number of units affordable for extremely low and low income households Increasing trend 

4.  Increase Housing Affordability 
4.a  Number of accessory dwelling units in planning area Increasing trend 
4.b  Average residential density in the planning area Increasing trend 
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4.c  Number of units affordable for extremely low and low income households Increasing trend 

5.  Promote Infill and Compact Development 
5.a  Number of accessory dwelling units in planning area  Increasing trend 
5.b  Average residential density in the planning area  Increasing trend 

6.  Revitalize Urban and Community Centers  
6.a  Number of façade improvement projects in planning area Increasing trend 
6.b  Number of walkable connections to Seabright Beach  Increasing trend 
6.c  Number of walkable connections to commercial nodes in planning area Increasing trend 

7.  Protect Natural Resources and Agricultural Land 
7.a  Number of acres of public open space within planning area 
 No change 

7.b  Percentage of native plants in new landscaped areas Increasing trend 

8.  Reduce Automobile Usage and Fuel Consumption 
8.a  Vehicle miles traveled per capita Decreasing trend 
8.b  Percentage of school children who walk, bicycle, ride the bus or carpool to 
and from school Increasing trend 

8.c  Percentage of total miles of streets within the Seabright area that have bike 
lanes Increasing trend 

9.  Improve Infrastructure Systems 
9.a  Percentage of total miles of streets within the Seabright area that have bike 
lanes Increasing trend 

9.b  Percentage of low-energy streetlights Increasing trend 

10.  Promote Water Conservation 
10.a Seabright planning area water use Decreasing trend 
10.b  Number of low-water retrofits of existing landscaping Increasing trend 

11.  Promote Energy Efficiency and Conservation 
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J-3 
 
 

11.a  Percentage of new construction and substantial rehabilitation that is 
certified by the U.S. Building Council’s LEED rating system, or Build It 
Green’s GreenPoint Rated system 

Increasing trend 

11.b  Percentage of low-energy streetlights Increasing trend 

12.  Strengthen the Economy 
12.a  Number of façade improvement projects in planning area Increasing trend 
12.b  Number of walkable connections to commercial nodes in planning area Increasing trend 
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DC&E staff members are widely recognized as national experts in smart 
growth, New Urbanism and sustainable development. Our work promotes 
the principles of green buildings, green infrastructure, appropriate 
densities, mixed use and transit-orientation.  We have completed 
numerous planning projects based on smart growth principles, and we 
also conduct research and write policies for stand-alone smart growth 
projects.

Growth Management
Mixed-Use Development P lans

Research & Pol icy Development
Susta inable Design

Development Standards
Cl imate Change Planning

S u s t a i n a b i l i t y  &  S m a r t  G r o w t h
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Bay Area Regional Smart Growth Strategy  
Association of Bay Area Governments (ABAG) and other regional agencies 

DC&E led an interactive public workshop process that served as the core effort for the creation of 
ABAG’s Smart Growth Strategy for the Bay Area.  DC&E led two workshops each in eight of the 
Bay Area’s nine counties, at which participants worked with an interactive computer model in real-
time to allocate new development geographically and assess the transportation, environmental and 
land use impacts of various growth scenarios.  After the workshops, DC&E and its subconsultants 
used the results to formulate a smart growth strategy that demonstrates how the Bay Area can 
accommodate new growth in a sustainable fashion.

 

The Bay Area Regional Smart Growth Strategy 

won a national Charter Award from the 

Congress for the New Urbanism in 2003.

Sample page from the Place Type Manual used for the Regional Smart Growth Strategy 

(Courtesy of Van Meter Williams Pollack)

S u s t a i n a b i l i t y  &  S m a r t  G r o w t h

DESIGN, COMMUNITY & ENVIRONMENT
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Rooftop Resources Assessment
Bay Localize

DC&E was the lead consultant in preparing the Rooftop Resources Assessment for a non-profit 
agency whose mission is to catalyze a shift from a globalized, fossil-fuel based economy to 
a localized, green economy that strengthens all San Francisco Bay Area communities.  This 
study analyzed the potential for green roofs, rooftop gardens, solar photovoltaics and rainwater 
harvesting on existing buildings and future developments using the Eastlake neighborhood as a 
case study.  A key component of the project was the development of a model template to produce 
quantitative estimates of rooftop productivity.  DC&E utilized GIS to aggregate building-level data 
into a neighborhood-level analysis that modeled the benefits of developing rooftop resource 
systems in terms of energy, water, and local food production.

This project won the 2008 American 

Society of Landscape Architects – 

Northern California Chapter Merit 

Award and the 2008 California 

Chapter of the American Planning 

Association Award for Outstanding 

Grassroots Achievement.

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications
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LEED™  Residential Guidelines
U.S. Green Building Council (USGBC)   

Prior to joining DC&E, Wolfe Mason Associates (WMA) staff chaired the USGBC’s Site Planning 
Subcommittee for the preparation of the LEED™  Residential Guidelines.  Gathering together 
experts from across the building community, the USGBC faced a significant challenge in translating 
its site planning guidelines for commercial buildings to the residential market.  WMA worked with 
a team of experts in irrigation, landscape design, architecture, urban planning, and water policy, 
and with private home builders, trade associations, environmental-advocacy groups, and public 
utilities, to piece together a draft embraced by the entire subcommittee.

S u s t a i n a b i l i t y  &  S m a r t  G r o w t h

DESIGN, COMMUNITY & ENVIRONMENT
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LEED-ND Public Health Criteria Study and 
LEED-ND Rating System Development Support

US Green Building Council (USGBC)

DC&E has served as a primary consultant to the US Green Building Council (USGBC) and its 
partners, the Congress for the New Urbanism (CNU) and the Natural Resources Defense Council 
(NRDC) in developing the new LEED-ND (Leadership in Energy and Environmental Design – 
Neighborhood Development) certification system for entire neighborhoods, which will be similar to 
the existing LEED Green Building Rating System® for individual buildings.  Work included research 
on the linkages between the built environment and on-the-ground public health outcomes, 
focusing on how neighborhood design can improve public health by encouraging walking and 
bicycling, enhancing pedestrian and bicycle safety, decreasing air pollution and enhancing public 
spaces to improve security.  DC&E’s research served as a basis for setting standards and thresholds 
for the LEED-ND system.  In addition, DC&E supported USGBC and its partners during the public 
review of the draft rating system by summarizing and responding to public comments, working 
with a 15-member committee to finalize the rating system, and developing a reference guide that 
can be used to pilot test the product.

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications
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Bay-Friendly Landscape Design Resources and 
On-Call Design Services
Stopwaste.Org

DC&E is working with the County of Alameda’s StopWaste.Org team as an on-call consultant, 
providing technical review services, giving public presentations, and developing model policy 
language promoting the Bay-Friendly Landscape Program.  Bay-Friendly Landscaping is a holistic 
approach to gardening that works in harmony with the natural conditions of the San Francisco 
Bay Watershed.  Bay-Friendly practices foster soil health and conserve water and other valuable 
resources while reducing waste and preventing pollution.  DC&E is assisting the County with “The 
Bay-Friendly Landscaping for Member Agencies Project,” which provides training, design assistance, 
and grant funding to cities and sanitary districts in Alameda County.

S u s t a i n a b i l i t y  &  S m a r t  G r o w t h

DESIGN, COMMUNITY & ENVIRONMENT
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Smart Urban Landscapes:
Residential Landscape Design Templates and Guidelines 

California Urban Water Conservation Council  

DC&E is preparing landscape design templates and guidelines that will promote technologies 
and design principles for new residential construction that minimize fertilizer and pesticide use, 
reduce pollutant runoff from urban landscapes and save water.  DC&E is coordinating with a 
Project Advisory Committee to develop landscape design guidelines based on “Smart from the 
Start” principles and incorporating irrigation equipment, management, maintenance and design 
recommendations from the draft Landscape Model Ordinance requirements and green building 
principles.  DC&E is developing templates for use in seven different geographic and climatic 
zones.  DC&E is also developing homebuyer marketing materials and design options to educate 
consumers on the benefits of the design templates.  Finally, DC&E will assist the Council with 
creating a measurable and readily adoptable scoring document to further the success of the 
program by addressing scalability and institutionalization.  The Smart Urban Landscapes project 
will create an umbrella branding for new residential development at the State level, working with 
existing regional water conservation programs to more closely address local issues and policies.

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications
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Smart Growth Design Guidelines
San Diego Association of Governments (SANDAG)

DC&E led a consultant team that prepared Designing for Smart Growth, a set of smart growth 
design guidelines for the entire San Diego region.  The design guidelines illustrate how infill 
development can result in well-designed, enjoyable places that are valued and embraced by 
community members.  All aspects and scales of new development are addressed, from the 
design of individual sites and buildings, to the inclusion of parks and civic buildings within a 
neighborhood.  The guidelines place special emphasis on multimodal street design which enables 
pedestrians, bicyclists, transit vehicles and private automobiles to share the road comfortably and 
safely.  DC&E also created a Smart Growth Scorecard which provides a straightforward tool for 
evaluating the quality of individual projects and comparing proposed developments with one 
another.  Local jurisdictions in the San Diego region are now using the guidelines as a starting 
point for their own planning efforts, and as a reference to understand the key principles of creating 
great places.  The guidelines also serve as a source of inspiration for developers, designers and 
citizens throughout the region.

S u s t a i n a b i l i t y  &  S m a r t  G r o w t h
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Downtown: Housing Above Retail Mixed-Use Development at a Transit Facility

Appropriately-Scaled Multi-Family HousingDowntown: Office Above Retail

Smart Growth Design Workshops 
Santa Clara County Cities Association, Greenbelt Alliance 

and the Silicon Valley Manufacturing Group 

DC&E conducted workshops for city planning commissioners and council members from the 
jurisdictions in Santa Clara County.  David Early presented lectures on three topics related to smart 
growth: strip mall revitalization, transit-oriented development and infill housing. The workshops 
used prototypes of existing projects in the county and elsewhere to foster discussion of better 
development practices.  Workshop participants then worked in small breakout groups to put the 
ideas and principles presented in the lecture to use.

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications
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Kapolei Smart Growth Assistance
Environmental Protection Agency,
as a subconsultant to ICF Incorporated

DC&E was part of a multidisciplinary team that provided assistance on smart growth and 
sustainable development to the Ewa Region of Oahu, Hawaii.  As the primary growth area on 
Oahu, the Ewa region has become the fastest growing region of the State and has grown in 
population by 60 percent in 10 years.  Unfortunately, much of this growth has been characterized 
by conventional subdivisions, strip development, and traffic congestion, with little relationship 
to the natural environment or the unique culture of Hawaii.  The consultant team developed 
recommendations on how to modify both the comprehensive plan for the Ewa Region and the 
Urban Design Plan for the City of Kapolei, Oahu’s designated “second city,” which lies at the heart 
of the region.  The recommendations included focusing growth around neighborhoods and village 
centers, creating a finer-grained transportation network, creating nodes of high-density “transit-
ready” development, providing standards for the preservation of natural resources, and creating a 
“main street” in the downtown of Kapolei.

S u s t a i n a b i l i t y  &  S m a r t  G r o w t h
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South Weymouth NAS Smart Growth Visioning Project
Lennar Partners, Inc, as a subconsultant to 

Simon Martin-Vegue Winkelstein Moris (SMWM)

As a subconsultant to SMWM, DC&E helped define, evaluate and implement a smart growth and 
sustainable development plan at the 1,400-acre decommissioned South Weymouth Naval Air 
Station in southeast Massachusetts.  DC&E was responsible for defining specific smart growth goals 
and objectives for the project, creating detailed evaluation criteria and serving as a liaison between 
the developer and the federal Environmental Protection Agency (EPA), who saw the project as an 
opportunity to create a national smart growth model.  As part of the process, the EPA and DC&E 
analyzed the performance of numerous alternative site plans created by the design team using 
their GIS analysis tool, the Smart Growth Index.  This model analyzed the performance of each 
reuse plan in terms of environmental outcomes, land use mix, travel behavior, and housing and 
employment characteristics.  The resulting framework can be used to evaluate site plans from any 
project against goals for smart growth and sustainable development.

Source: SMWM.

DESIGN, COMMUNITY & ENVIRONMENT
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Jobs/Housing Pilot Project Evaluation
Inter-Regional Partnership

DC&E evaluated the Jobs/Housing Opportunity 
Zone P i lo t  Pro jec t  implemented by  the 
Inter-Regional Partnership (IRP), which is a 
collaboration of Alameda, Contra Costa, Santa 
Clara, San Joaquin and Stanislaus Counties 
working to confront the transportation and land 
use challenges facing the Central Valley and 
Bay Area regions.  The IRP established ten Jobs/
Housing Opportunity Zones where incentives 
were proposed to encourage focused job or 
housing development in strategic locations.  DC&E 
designed a program that allowed the IRP to 
conduct on-going monitoring of development in 
these zones.  DC&E also conducted an evaluation 
of the development and implementation of 
the program, including an analysis of the 
achievements and an evaluation of the site 
selection criteria and implementation processes.  
Recommendations from the Final Evaluation 
Report, which were approved by the IRP Board 
and submitted to the California Department of 
Housing and Community Development, are being 
used to formulate the IRP’s future agenda and are 
being studied by other IRP’s in the State.

S u s t a i n a b i l i t y  &  S m a r t  G r o w t h
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Little River Watershed Study
Town of North Hampton, New Hampshire

 
Located on the periphery of metropolitan Boston, North Hampton, New Hampshire anticipates 
significant urban development over the next decade.  The community seeks to achieve a balance 
between economic growth and the need to protect the critical ecological and social values that 
contribute so heavily to their existing quality of life. Prior to joining DC&E, Wolfe Mason Associates 
(WMA) assisted the town’s people with developing a vision for the future of their community 
utilizing computer-generated buildout scenarios that tracked the results of the current approach 
to zoning. After comparing their desired future with what was likely to occur, the town insisted on 
growth management strategies and zoning changes. These strategies and changes included plans 
to preserve wetlands and open space and to develop bikeways and a new town center.

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications
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Spreckels Design Competition
Tanimura and Antle, as a subconsultant to Siegel & Strain Architects

DC&E participated in a design competition that generated development concepts for a former 
sugar beet processing plant located along the Salinas River in Spreckels, California.  The team’s 
competition entry included reuse of historic industrial structures, preservation of agriculture, new 
forms of residential development for the twenty-first century, and the creation of a zero-waste 
resource strategy.  The proposed community also protects prime agricultural lands by leaving a 
greenbelt between the existing town and the proposed community, which is further enhanced by a 
linear windbreak of trees that defines the edge of new development, and creates additional habitat 
and controls erosion.  Green fingers, within the development, serve as links to the Salinas River 
and include pedestrian trails and vegetated bioswales.  New family-oriented attached housing at 
a density of 25 units per acre creates a compact, energy neutral and walkable community.  Some 
of the sustainable practices instrumental to the team’s development concepts included rainwater 
collection, use of gray water, riparian restoration, wind energy, photovoltaics, recycling and compost 
facilities.  The final vision recommended that the property owners incorporate many of the ideas 
generated by the Siegel & Strain team.

S u s t a i n a b i l i t y  &  S m a r t  G r o w t h
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DC&E offers a team of talented urban designers who are thoroughly 
versed in urban design, downtown revitalization, site planning, building 
design and streetscape design. DC&E’s urban design projects create a 
cohesive network of streetscapes, open spaces and plazas that reflect local 
community characteristics and incorporate physical elements appropriate 
to the surrounding context.

Neighborhood & Community P lans
Downtown Plans

Streetscape Design
Design Guidel ines

Si te P lanning

U r b a n  D e s i g n
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General Plan Community Design and Land Use Elements
City of Santa Cruz

The City of Santa Cruz is updating its General Plan and Local Coastal Program to guide 
development and conservation through 2030.  As part of this process, DC&E worked with City 
staff and the General Plan Advisory Committee to update the City’s Community Design and Land 
Use Elements.  DC&E staff first conducted background research on the city’s existing land uses and 
community character, which included the identification and mapping of Santa Cruz’s distinctive 
neighborhoods, districts and corridors.  This research was summarized in the Community Design 
and Land Use Background Reports.  DC&E also conducted an interactive, city-wide community 
design workshop that asked residents to consider the most appropriate strategies for preserving 
the city’s positive attributes and encouraging creative, high-quality development.  By working 
collectively and in small groups, residents formed a consensus about what types of new buildings 
and public improvements are most appropriate in different parts of the city.  They also identified 
a variety of strategies for enhancing specific neighborhoods.  Based on the community’s input, 
DC&E prepared drafts of the Community Design and Land Use Elements, which the Planning 
Commission is considering for adoption.

DC&E is also assisting with implementation of the General Plan by preparing an Industrial Lands 
Study.  Like many American cities, Santa Cruz has seen a decline in many of its traditional 
industrial businesses in recent decades.  However, many thriving businesses remain in Santa Cruz’s 
industrial lands, and community members have expressed concerns that new land uses such as 
housing in industrial areas would create pressure for existing businesses to relocate outside of the 
city.  To help the community understand these issues, DC&E is preparing a study that identifies the 
opportunities and constraints that will affect future growth and change in the city’s industrial areas. 

U r b a n  D e s i g n
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Ocean Street Area Plan
City of Santa Cruz

DC&E is preparing a comprehensive urban design plan for Ocean Street, an auto-oriented 
commercial corridor that serves as the primary entry point from regional freeways to Santa Cruz.  
Because of Ocean Street’s location, many of the city’s hotels and motels have chosen to locate 
along the corridor, making it an important place for visitors.  However, most existing businesses 
on the corridor have a “strip commercial” appearance that does not reflect Santa Cruz’s unique 
character.  In addition, while Ocean Street’s hotels and motels are within walking distance of the 
city’s popular downtown and beaches, the street does not create a comfortable environment for 
pedestrians.  DC&E will create an Area Plan for Ocean Street identifying streetscape improvements 
that can enhance Ocean Street aesthetically and make it a better place to walk, while still 
accommodating cars.  The Area Plan will also define the types of businesses that are desired for 
the corridor.  Finally, the Plan will include design guidelines to ensure that future development 
creates a welcoming environment for visitors to the city.

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications
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California Avenue Master Plan
Fresno Housing Authority

DC&E worked with the Fresno Housing Authority and local community members on a community-
based, action-oriented Master Plan to facilitate the revitalization of the California Avenue corridor 
and to create a balanced mix of uses consistent with this West Fresno neighborhood’s transit-
oriented potential.  DC&E’s Master Plan recommended public realm improvements for the 
streetscape, gateways, publicly-accessible plazas and mini-parks.  It also provided design guidance 
for new private development.  The Master Plan is based on a framework of automobile, bicycle 
and pedestrian linkages that support and enhance the City’s existing transportation network.

This project won the 2008 California 

Chapter APA First Place Award for 

Outstanding Neighborhood Planning.

U r b a n  D e s i g n
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Preferred Alternative

Railroad Square

Santa Rosa Downtown Station Area Specific Plan
City of Santa Rosa

Downtown Santa Rosa is the site of one of 14 future train stations for the Sonoma-Marin Area Rail 
Transit (SMART) commuter rail service.  Within the next few years, the downtown area is likely to 
be significantly transformed by the construction of this station, particularly through higher-density 
transit-oriented development.  DC&E prepared the Downtown Station Area Specific Plan to help 
ensure that this transformation results in attractive, appropriate and transit-friendly development 
that preserves downtown Santa Rosa as the cultural heart of Sonoma County, promotes the 
economic vitality of the City and the region, and encourages walking, bicycling and other 
transportation alternatives.  As part of the Specific Plan process, DC&E led community workshops 
to help residents and business owners formulate a unified vision for the entire study area, and 
establish land use policies, design guidelines, market strategies and infrastructure improvements 
to support the implementation of that vision.    

This project won the 2008 Northern 

Section of the California Chapter of the 

American Planning Association Award of 

Merit for Focused Issue Planning.

DESIGN, COMMUNITY & ENVIRONMENT
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Oakland Army Base Pre-Development Planning
Oakland Base Reuse Authority (OBRA) and 
Oakland Redevelopment Agency (ORA)

Located at the foot of the San Francisco Bay Bridge, the decommissioned Oakland Army Base 
presents a tremendous opportunity for Oakland to create a new gateway into the city while also 
increasing economic development opportunities.  The Oakland Base Reuse Authority hired a team 
led by DC&E to create a development concept and strategy package for the 170-acre Gateway 
Development area within this unique waterfront site.  Working within an accelerated four-month 
schedule, the team conducted a market scan of 25 potential uses for the site, evaluated the site’s 
opportunities and constraints, and prepared four detailed development alternatives that included 
site plans, renderings and a thorough evaluation of economic, environmental and social equity 
performance.  The DC&E team presented this information to the OBRA Governing Body and the 
Oakland City Council for review and consideration.  In addition, the team subsequently prepared 
an updated version of the study, including revised development alternatives and evaluations of 
each alternative, to reflect changing market conditions and additional input from the community.  
The City of Oakland is now using the study to proactively attract desired and feasible development 
to the site.

U r b a n  D e s i g n
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Sacramento Railyards Specific Plan and Design Guidelines
Thomas Enterprises  

DC&E prepared the Specific Plan and Design Guidelines for the high-profile Sacramento Railyards 
project, located on one of the largest urban infill sites in the country, a 244-acre area in the heart 
of downtown Sacramento.  The Specific Plan set clear parameters for the creation of a dynamic, 
high-density 24-hour-a-day urban village that will be connected to Sacramento’s historic downtown 
office, retail and government center areas through an extensive network of public open space 
amenities and pedestrian linkages.  The Railyards area will be a regional live-work hub anchored 
by the Sacramento Intermodal Transportation Facility, which will occupy the rehabilitated historic 
railroad depot building.  The development will also reuse the historic Central Shop buildings for 
retail uses and a new Railroad Technology Museum.  As part of the project, DC&E crafted Design 
Guidelines that set standards for high-quality development and reinforced the City’s aspirations 
for the Railyards site as a region-wide asset.  Throughout the Specific Plan process, DC&E worked 
closely with the site’s developer, architect, City staff and numerous technical consultants to address 
issues such as land use standards, soils contamination and aging infrastructure.  DC&E’s work was 
conducted on an accelerated schedule, with delivery of an administrative draft document only 
seven weeks after project initiation.

The project received a 

Sacramento Valley American Planning 

Association Award in 2008.

DESIGN, COMMUNITY & ENVIRONMENT
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Richmond Waterfront TOD Plan
San Francisco Bay Water Transit Authority

The Water Transit Authority (WTA) is considering establishing ferry service to San Francisco from 
one of three sites on Richmond’s Ford Peninsula.  In order to support this service’s ridership, 
WTA hired DC&E to lead a team to prepare a plan for coordinated transit-oriented development 
on the peninsula.   The peninsula was formerly an industrial area, dominated by the historic Ford 
Assembly Plant, which is listed on the National Register of Historic Places.  Between 2000 and 
2006, the area experienced significant residential and commercial development activity and several 
additional projects are including proposed mid- to high-rise apartment buildings.  The ferry-transit 
oriented development plan proposes additional phased residential and mix-used development 
surrounding a proposed ferry terminal site adjacent to the existing marina.  DC&E worked with 
WTA, City staff, local developers, and Port and Marina representatives to build consensus on 
appropriate high-quality, well-designed development that will support the ferry terminal.  Building 
on DC&E’s work, environmental review for the proposed ferry terminal site and service was 
initiated in 2008.

U r b a n  D e s i g n
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Example of good connectivity

Example of poor connectivity

The Vision Plan won the Inland 

Empire APA Chapter Award and 

California Chapter APA Award of Merit 

for Comprehensive Planning, Small 

Jurisdiction, in 2007.

East Coachella Vision Plan
City of Coachella

DC&E developed a detailed vision for the sustainable development of the City of Coachella’s 
4,000-acre Entertainment Commercial District.  Ongoing growth in the Coachella Valley has put 
development pressure on this area, and the City’s General Plan provides only limited guidance to 
delineate the types, locations and sizes of development.  DC&E developed a strategic approach 
to guiding development of an international entertainment destination with appropriate land 
use, circulation and open space components.  The Commercial Entertainment District Vision 
Update provides design guidance to help define the visual texture of the district, identifies a 
more sustainable approach to development and encourages innovative development concepts.  
It balances the interests of property owners, City leaders and stakeholders by providing needed 
job and housing growth capacity in a way that respects the natural environment and meets the 
financial and fiscal goals of both the City and potential developers.

DESIGN, COMMUNITY & ENVIRONMENT
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Northeast Area Alternatives Report, Specific Plan and EIR
City of Sebastopol

DC&E worked with the Sebastopol community to create three alternative development scenarios 
for Sebastopol’s northeast area, which is a gateway to the city accommodating a mix of light 
industrial and retail uses.  Key issues addressed included appropriate land use and zoning, quality 
urban design, the circulation system, a diverse economy and open space amenities.  Building on 
that work, DC&E is now preparing a Specific Plan and EIR for this same area.  Both processes 
have included multiple public workshops as well as focus group meetings with area property 
and business owners.  The Specific Plan will address community goals such as creating a vibrant 
pedestrian-friendly area, integrating with the adjacent downtown, connecting with the open space 
amenity of the Laguna de Santa Rosa, respecting local floodplain conditions, and providing services 
and jobs for local residents.  The Specific Plan will include a SmartCode, which will allow for 
flexibility in use while providing building and streetscape design that is consistent with Sebastopol’s 
small town character.

Preferred Conceptual Site Plan

U r b a n  D e s i g n
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Northwest Chico Specific Plan and EIR
City of Chico  

DC&E led a consultant team to develop a comprehensive plan for a 632-acre area of undeveloped 
or underutilized land known as the Northwest Chico Development Area (NCDA).  The NCDA is 
located at the edge of the City’s sphere of influence line and has faced ongoing development 
pressure.  Although land use designations and zoning requirements can potentially change 
through the Northwest Chico Specific Plan process, existing development includes rural residential, 
agricultural and industrial uses, an elementary school and scattered commercial enterprises.  A 
number of parcels are proposed for residential development, although these proposals are 
generally being made in a piecemeal fashion rather than comprehensively.  In response, DC&E 
developed a strategic and comprehensive approach to land use, circulation and open space 
planning, with an emphasis on maintaining connectivity for pedestrians and bicyclists.  DC&E 
also planned for a mixed-use commercial core adjacent to a proposed 36-acre community park.  
In addition to a careful analysis of stormwater runoff associated with future development, other 
infrastructure issues will require new development in the NCDA to be comprehensively planned 
in order to ensure appropriate and sustainable development while adequately addressing existing 
and proposed impacts.

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications

U r b a n  D e s i g n

����
�



Fremont Central Business District Concept Plan
City of Fremont

DC&E worked with a team of subconsultants to prepare a downtown Concept Plan for Fremont, 
the Bay Area’s fourth largest city.  Incorporated in 1950 and developed largely on a suburban 
model, Fremont has a low density Central Business District (CBD) that lacks many of the amenities 
associated with a downtown.  DC&E developed a concept plan to turn Fremont’s CBD into a true 
downtown, with a mixture of offices, shops, housing and other uses.  Since the completion of 
the Central Business District Concept Plan, the City of Fremont has implemented several housing 
projects in the vicinity of downtown Fremont’s BART station, many of which will contain a ground 
floor retail component.

Final  Concept  Plan

Existing Conditions

Street Improvements

Mixed-use Buildout

Established Streetscapes and

Potential Improvements  
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The terminus of Main Street links 

pedestrians to a BART station nearby.Perspective view of the Main Street terminus

Five Corners

Irvington Concept Plan
City of Fremont

Originally a small community on a major rail line, Irvington joined four other towns in 1950 to 
incorporate and become Fremont, the Bay Area’s fourth largest city.  DC&E worked with a team 
of subconsultants to prepare a plan that guides future development in this historic district.  The 
planning area is part of Fremont’s redevelopment area, and is also the potential home to a future 
BART station.  The Concept Plan includes land use changes, design guidelines and economic 
strategies to direct new development consistent with the small-scale pedestrian character desired 
by community members while taking advantage of development opportunities inherent in the 
siting of a BART station.

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications
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Integrated Site Development Plan
City of Petaluma

DC&E worked closely with City staff and the major property owners to create a plan that will 
help guide the formation of a mixed-use, transit-oriented infill development on a site along the 
Petaluma River.  The site is close to Petaluma’s downtown, situated between industrial land, aging 
commercial developments, a potential future Sonoma-Marin Area Rail Transit (SMART) Depot site, 
and a revitalizing riverfront.  To take advantage of this prominent location in the heart of Petaluma, 
development on the site will connect to existing surrounding development by establishing a new 
street pattern based on the historic Petaluma street grid.  DC&E’s Integrated Site Development 
Plan encourages a vibrant and interactive  community; safe and efficient circulation for pedestrians, 
bicyclists and vehicles; public access to the riverfront; buildings that focus on the street and on 
common open space areas; and sustainable uses.

Development Plan for Parcel A

Alternative A

Alternative B

Preferred Alternative

U r b a n  D e s i g n
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Brisa Street

ACE Parking

ACE Platform

Vasco Road

Brisa Neighborhood Plan
City of Livermore

The 42-acre Ageno Trust Site is located on the east side of Livermore, immediately adjacent to an 
existing ACE Commuter Rail station.  The site consists of two vacant parcels bordered 
by industrial development and bisected by an existing street.  Due to the 
Ageno Trust Site’s location along the ACE line, the Livermore General 
Plan, also authored by DC&E, designates it as an appropriate 
location for medium-density mixed-use development.  
Working in close cooperation with both City 
staff and the site’s owners, DC&E created a 
Neighborhood Plan that resulted in a vision 
for cohesive pedestrian-oriented development 
with a neighborhood park and parking for 
ACE Train commuters.  The Neighborhood 
Plan establishes a framework for circulation and 
land use and establishes guidelines for building 
design, signage and landscaping.  It also addresses 
neighborhood compatibility with surrounding land 
uses.

DESIGN, COMMUNITY & ENVIRONMENT
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Avila Beach Specific Plan and EIR
County of San Luis Obispo  

DC&E prepared a Specific Plan and EIR for the small coastal town of Avila Beach, a popular 
summer destination for locals and tourists due to its old-fashioned resort appeal and its 
sunny, south-facing beach.  The call for the Specific Plan resulted from the need to remediate 
groundwater and soil contamination under the town’s buildings and road system, which required 
the removal of a substantial number of buildings along the town’s main commercial street.  
DC&E’s efforts centered around a community visioning process with a series of eight well-attended 
workshops.  The completed Specific Plan includes land use, circulation, community design, public 
space, infrastructure, economic recovery and implementation components.  Specific design 
elements of the plan include design guidelines, a town center plan, gateway designs, streetscape 
plans and detailed designs for key opportunity sites.  DC&E’s work on the Avila Beach Specific Plan 
has led to the construction of a number of projects in Avila Beach, including a new pedestrian-only 
boardwalk, new retail buildings along the ocean frontage, and a marine biology exhibit center.

The Avila Beach Specific Plan won 

the 2001 State award for Planning 

Implementation for a Small Jurisdiction 

from the California Chapter of the 

American Planning Association.
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Windsor Downtown Plan
Town of Windsor

DC&E updated Windsor’s Downtown Plan to provide implementable planning solutions for the 
“Old Town.”  Once a railroad hub, this area contained several historic residences of the late 
1800’s, intermixed with stores, vacant buildings and undeveloped parcels.  The Plan provided a 
framework for new development projects and strengthened the value of recently developed and 
approved projects.  The Plan foresaw improvements in the area such as a town green, streetscape 
improvements, new office buildings and mixed-use residential-retail buildings.  Additionally, transit 
improvements, including a station for the SMART regional commuter line, are a part of the plan.  
The planning process for the Downtown Plan, which included a downtown walking tour and an 
alternatives workbook process, ended with a strong community consensus in favor of the final 
plan.  In 2005, the development constructed under the Downtown Plan was one of twelve projects 
recognized in the Sierra Club’s “Building Better: A Guide to America’s Best New Development 
Projects,” which highlights projects that “offer transportation choices, revitalize neighborhoods, 
and preserve local values.”

DESIGN, COMMUNITY & ENVIRONMENT

Statement of Qualifications
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23rd Street Specific Plan
City of San Pablo 

DC&E prepared a Specific Plan to guide pedestrian-oriented, mixed-use development in the 23rd 
Street corridor of San Pablo.  The project was built on a successful façade improvement program 
that 23rd Street merchants utilize for renovation of their properties and businesses.  The planning 
process included bi-lingual community involvement, the creation of development concepts for 
infill opportunity sites, and an outreach effort to solicit the input of local and regional developers 
of urban residential and mixed-use projects.  The Plan established building standards and parking 
regulations that facilitate new development and help to revitalize underutilized properties in this 
important part of San Pablo.

This project won the Northern 

California Section APA Award for 

Planning Implementation by

a small Jurisdiction in 2008.
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Residential Design Guidelines 
Town of Hillsborough

DC&E prepared a revision and thorough updating of the Town of Hillsborough’s design 
guidelines for residential development.  The project  also provided the Town with an update 
process by which residential projects have to undergo design review.  Located on the San 
Francisco Peninsula, Hillsborough has a varying topography, extensive native tree species and 
a significant representation of single-family residences designed by many of California’s most 
illustrious 20th century architects.  A key component of the project was to implement rules 
and standards that allow for new construction and residential remodeling while preserving 
the sensitive context for residential development in Hillsborough. 

The Residential Design Guidelines 

won the Northern California Section 

APA Merit Award for Focused Issue 

Planning in 2005.

DESIGN, COMMUNITY & ENVIRONMENT
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2nd floor outdoor patio 

overlooking street

Recessed ground floor 

entry with awning

Articulated cornice line

Underground parking

The Mixed-Use Chapter illustrates concepts for underground  

parking and building elements along the sidewalk.

Design Standards and Guidelines Update
City of Livermore

DC&E prepared a comprehensive revision of the City of Livermore’s Design Guidelines.  DC&E 
worked collaboratively with City staff and the Livermore Design Review Committee to prepare 
an illustrated document that includes guidelines and development standards for all land uses 
outside of the downtown.  The document also includes a new section to implement commercial 
mixed-use development on specific sites.  The guidelines update followed previous work that 
DC&E performed for the City, including the Livermore Vision Project and the Livermore General 

Plan update.  After the Standards and Guidelines had been adopted and used 
for several months, DC&E facilitated a workshop with Design Review 

Committee members to gauge the document’s impact on the 
design review process.  

The Residential Chapter illustrates 

the use of a porch as a semi-public 

transition space.
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City of Santa Cruz
Planning and Community Development

809 Center Street, Room 107
Santa Cruz, California 95060

Tel: 831 420 5100
Fax: 831 420 5101
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