
____________________________________________________________ 

City Council Agenda   
City of Campbell, 70 North First Street, Campbell, California 

 
 

CAMPBELL CITY COUNCIL STUDY SESSION 
 

Wednesday, March 25, 2015 – 3:00 p.m. 
Campbell Community Center – Room Q-80 Roosevelt Room 

1 W. Campbell Avenue, Campbell, California 
  

 
CALL TO ORDER, ROLL CALL 
 
ORAL REQUESTS 
  
NEW BUSINESS 
 
A. Civic Center Master Plan 
 
B. Presentation from Anderson Brule Architects  – Master Planning Review 

and Process Update 
 
ADJOURN 
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Civic Center Master Plan 
Study Session  

March 25, 2015 
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Agenda 

 Introduction and Project Vision - staff 
 Reset Context - staff 
 Key Questions – staff 
 Financial Strategies – NHA Advisors 
 Council Discussion 

 
 Master Plan Process and Review – ABA 
 Review Key History - ABA 
 Project Criteria / Design Drivers / Site Criteria - ABA 
 Conceptual Costs - ABA 
 Council Discussion 
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Project Vision 

 
 The Civic Center of Campbell will form the heart of downtown 

providing intuitive and efficient services; a destination to celebrate 
and preserve our history, integrate interior and exterior activities and 
enhance the neighborhoods while protecting the environment; a 
warm inviting place to engage, educate and strengthen the 
community  
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Context, Purpose and Intended Results 

 
CONTEXT: 
 
 The last City Council Study Session was held on February 3rd, 

2015. At that time, it was requested that additional information be 
brought forward, and corresponding discussion had with Staff 
and Consultants, in order to move into design options for the 
Master Plan. 
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Context, Purpose and Intended Results 

PURPOSE: 
 Present Updated Process 

 Review Key Project History 

 Review Information to Inform Council Decision Making 

 Dialogue Around Key Questions 

 
INTENDED RESULTS: 
 Shared Understanding of Key Project History, Decisions to Date 

& Updated Process 

 Direction Provided to Move into Design Options 
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Key Questions for Council – Areas of Focus 

 Land Use – How do we want to use the land? 

 Budget – What does it cost? What is included? What is the quality 
level assumed? 

 Financing – What improvements will the community support and 
how should it be paid for? 

 Schedule & Phasing – What are the priorities for the site? How 
long should it take? How does time affect escalation costs? 

 Value – What is the cost/benefit of the decisions around Land Use, 
Budget, Financing and Schedule/Phasing? 

 



C i v i c  C e n t e r  M a s t e r  P l a n  
7 

Key Questions for Council 
 Are all appropriate program elements being included in this analysis? 

 Library  |  City Hall  |  Police  |  Shared Use  |  Museum Program  |  Museum 
Storage 

 Ainsley House  |  Carriage House  |  Police Monopole  |  Required Parking  
 Downtown Parking  | Orchard City Green  |  Veterans Memorial 

 
 Should any of these elements be considered for relocation to an alternative 

site? 
 Limited alternative sites 
 Community Center – impacts 
 Corporation Yard 

 
 Should an additional parking allocation for downtown be included? 

 Current analysis includes 50 to 100 parking spaces 
 Is this a necessary element, given that parking will increase? 
 If so, should it be held out as a separate identifiable cost? 
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Civic Center Parking Allocations 

Existing Proposed 

City Hall 122* 
 

185* 

Library 108 175 

Add. Parking for 
Downtown 

-   50 – 100 

Totals 230 stalls* 410 - 460 stalls* 
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Key Questions for Council - continued 

 Should staff conduct a structural assessment of existing buildings to 
explore re-use opportunities? 
 City Hall 
 Library 

 

 Should all scenarios include a new Library in Phase 1? 
 

 What financial methodology should be considered to finance the 
project? 
 General Obligation Bond 
 Parcel Tax 
 Public Private Partnership 
 Define Level of Investment and Support 
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Key Questions for Council - continued 

 Does Council support staff evaluating land lease alternatives to help 
finance the project? 
 Eastern Edge – Harrison Street 
 Civic Center Drive frontage – across from City Hall 
 Historic Fire Station 

 

 Does the Library Program need to be re-evaluated? 
 Elimination of Annual Fee 
 Impacts of new San Jose Branch and Expanded Hours 
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Funding Strategies 
 NHA Advisors 



City of Campbell – Funding Strategy Summary 
 Need Comprehensive Look at Capital Needs and Operational Costs 

in Order to Develop Funding Options 
 Magnitude Analysis (GO Bond) 
 $50 million Bond = $135 average tax per homeowner for 30 years 
 $120 million Bond = $325 average tax per homeowner for 30 years 

 Three Primary Financing Structures 
 General Obligation Bond (requires 2/3 vote) 
 Parcel Tax (requires 2/3 vote) 
 Sales Tax Measure (requires 50% +1) 

 Public Private Partnerships 
 Wide Array of Variations 
 Land Lease versus Land Sale was noted as preferable 



# of 
Parcels 

2014-15 
Assessed Value 

Average 
Assessed Value 

Median 
Assessed Value 

City Total 12,504 $7,691,942,250 $615,159 $431,125 
Single Family Residential 7,928 $3,910,874,160 $493,299 $462,568 

2014-15 
Assessed Value 

# of 
Parcels 

% of 
Total 

Cumulative 
% of Total 

Total 
Valuation 

$0 - $99,999 1,296 16.35% 16.35% $89,510,078 
$100,000 - $199,999 690 8.70% 25.05% $100,498,361 
$200,000 - $299,999 723 9.12% 34.17% $180,297,138 
$300,000 - $399,999 855 10.78% 44.95% $297,824,996 
$400,000 - $499,999 636 8.02% 52.98% $285,607,059 
$500,000 - $599,999 619 7.81% 60.78% $341,667,309 
$600,000 - $699,999 832 10.49% 71.28% $540,750,892 
$700,000 - $799,999 827 10.43% 81.71% $618,222,668 
$800,000 - $899,999 607 7.66% 89.37% $513,058,008 
$900,000 - $999,999 314 3.96% 93.33% $297,130,634 

$1,000,000 - $1,099,999 180 2.27% 95.60% $187,685,882 
$1,100,000 - $1,199,999 113 1.43% 97.02% $129,381,515 
$1,200,000 - $1,299,999 86 1.08% 98.11% $106,870,251 
$1,300,000 - $1,399,999 65 0.82% 98.93% $87,293,991 
$1,400,000 - $1,499,999 34 0.43% 99.36% $49,214,703 
$1,500,000 - $1,599,999 19 0.24% 99.60% $29,279,471 
$1,600,000 - $1,699,999 22 0.28% 99.87% $36,065,672 
$1,700,000 - $1,799,999 3 0.04% 99.91% $5,295,723 
$1,800,000 - $1,899,999 4 0.05% 99.96% $7,454,475 
$1,900,000 - $1,999,999 0 0.00% 99.96% $0 
$2,000,000 and greater 3 0.04% 100.00% $7,765,334 

    Total 7,928 100.00%   $3,910,874,160 

City of Campbell – Residential Property Profile 



City of Campbell – Residential Property Profile 

PROPERTY OWNERSHIP ANALYSIS 

Property 
Transfer Date 

# of 
Parcels 

% of 
Total 

Cumulative 
% of Total 

Total 
Valuation 

1950 - 1959  -    0.00% 0.00%  -    
1960 - 1969  3  0.04% 0.04%  168,245  
1970 - 1979  246  3.10% 3.14%  24,465,034  
1980 - 1989  375  4.73% 7.87%  90,927,782  
1990 - 1999  1,340  16.90% 24.77%  416,575,532  
2000 - 2009  3,010  37.97% 62.74%  1,617,343,860  
2010 to Present  2,954  37.26% 100.00%  1,761,393,707  

    Total  7,928  100.00%    3,910,874,160  



City of Campbell – GO Bond Tax Summary 

Summary of Tax Rate Impacts 

$100,000 Assessed Value $493,299 Average Assessed Value 

Bond 
Authorization 

# of Bond 
Series Years Issued 1st Year Tax Maximum Tax Average Tax 1st Year Tax Maximum Tax Average Tax 

$50,000,000  2 2017, 2019 $22.97  $37.21  $27.34  $113.31  $183.55  $135.02  
$75,000,000  2 2017, 2019 $38.28  $55.86  $41.13  $188.85  $275.57  $203.06  
$90,000,000  2 2017, 2019 $45.94  $67.05  $49.35  $226.62  $330.77  $243.66  

$120,000,000  2 2017, 2019 $68.91  $89.54  $66.03  $339.94  $441.72  $325.95  

Notes: 
  Assumes November 2016 Election with first series of bonds in June 2016 
  Tax Rates based on 2014/15 actual assessed value with 2% annual increases starting in 2015/16 

Assessed Value Information Residential Parcel Information 
Total Parcels  12,504  Total Assessed Value $3,910,874,160  
  Residential  7,928    Average $493,299  
  Other  4,576    Median $462,568  



City of Campbell – Annual Tax Projection 
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Library Program Re-Assessment 

 The Master Plan needs to Reflect a Size and Cost for the Library that Meets 
the Community’s Needs Program as Defined and Approved to Date is 
44,181 square feet 

 Factors Affecting Future Library Patronage: 

 Removal of Library Fee 

 Opening of Bascom Avenue Branch 

 SJPL ‘s Branch Library Expansion of Hours of Operation 

 Quantify Accurate Impacts to Library Program 
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Library Re-Assessment 

 Two different ways to handle the projected change: 
 Establish an overall percentage growth to increase the overall library size 

accordingly 

 Do a detailed line by line evaluation of the program to identify the specific areas 
in the Library that would need to grow based on the projections 

 Either of these Options involve additional work to revise the already 
reviewed and approved Library Program. 

 Recommendation of the Core Team: 
 Either proceed with Option 1, which will require a meeting and some follow up 

work currently not defined in ABA’s scope 

 Or hold on any re-evaluation of the program until impact is more fully understood. 
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Existing Conditions Summary 
 Age of Buildings  

 Both City Hall and Library are over 40 years old 

 Seismic Concerns  
 Neither structure meets current standards 

 Essential Services Standards 
 Should apply to both Police Department and Emergency Operations Center  
 Neither meets this standard 

 Building Mechanical Systems 
 Over 40 years old, exceeded useful life 
 Subject to high maintenance and repair costs 

 Energy Efficiency  
 Both buildings are inefficient; use single pane windows 
 Inefficient lobby area (City Hall) 

 Accessibility Standards 
 Neither City Hall nor Library meets current ADA standards 

 Inefficient Configuration 
 Path of travel for residents and customers is not direct, can be confusing 
 Work areas not sufficient for efficient service delivery 

 



Conceptual Cost Model – Overview 
 

Scenario 1B Scenario 2 Scenario 3 

Base With Escalation Base With Escalation Base With Escalation 

Phase 1 $ 53.55 M $ 66.94 M $ 41.38 M $ 51.72 M $ 94.31 M $ 117.88 M 

Phase 2 $ 53.82 M $ 71.58 M $ 32.46 M $ 43.17 M  $ 19.70 M $ 26.20 M  

Phase 3 $ 39.86 M $ 55.80 M 

Total Estimated  
Scenario Cost $ 107.37 M $ 138.52 M $ 113.69 M  $ 150.69 M $114.00 M $144.08 M 

   Phase 1 (2018) 
 New Library  
 New City Hall 
 New Police 
 New Shared Use 

   Phase 2 (2020) 
 New Museum 
 Renovate Orchard City Green 
 New Veterans’ Memorial 
 Renovate Urban Edge  
 New Parking Structure  

   Phase 1 (2018) 
 New Library  
 New Parking 
 Renovated Urban Edge 

   Phase 2 (2020) 
 New Police  
 New Museum  
 Renovate Orchard City Green 
 New Veterans’ Memorial 

   Phase 3 (2022) 
 New City Hall 
 New Shared Use 
 New Parking Structure  

   Phase 1 (2018) 
 New Library  
 New Parking 
 New Pocket Park 
 Renovated Urban Edge 

   Phase 2 (2020) 
 Renovate City Hall 
 New Police  
 New Shared Use 
 Renovate Orchard City Green 
 New Veterans’ Memorial 
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Site Design Criteria - Parking 
Parking Strategy 
 

 

Metrics Used 
 1 Stall / 200 sf for Public Facilities 
 1 Stall / Employee 
 20% Reduction - Shared Use/Access to Transit 

 

 Underground and Surface/Structured 
 Balance Open Space Goals with Parking 

 

Existing Basis Proposed 

City Hall 
At N. First 
At Gravel Lot 
At Grant & First 

122* 
43 
24 
55 

185* 

City Staff - 61 staff x 80% + 
(6) City Vehicles 

55 

Shared 
   (Meeting/Visitor) 

- 16,796 sf / 200 sf x 80% 70 

Museum - 5,000 sf / 200 sf x 80% + 
5 staff x 80% 

24 

Police - 44 workstations x 80% 36  

Police Secured   28*   30* 

Library 

At North Lot 
At South Lot 

108 
82 
26 

43,674 sf / 200 sf x 80% 175 

Add. Parking for 
Downtown 

-   50 - 100 

Totals 230 stalls* 410 – 460  
stalls* 

* Total does not include Police 
Secured Vehicle Parking. 

Program: Parking 



City of Campbell

Civic Center Master Plan

City Council – Study Session
March 25th, 2015
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Agenda

 Introduction / Review Agenda

 Master Plan Process Review & Update

 Review Key History

 Summary of Comments from Previous Council Study Session

 Project Criteria / Design Drivers

 Program Locations Confirmation

 Conceptual Costs

 Site Design Criteria

 Council Discussion – Key Questions

 Site Criteria 

 Project Priorities

 Next Steps and Feedback



Master Plan Process Review & Update
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Project & Community Process

Service Delivery 
Vision & Character

Validate
Process

 Who?

 When?

Master Plan
Feedback

Criteria & Scenarios

Program

 Quantity & 
Quality

 Define Space 
Needs

Facility

Scenarios

 Plan
 Costs
 Phasing
 Funding

Community Needs

Plan of
Service

 Define Service 
Needs

 What?
 How?

Master Plan

Approval
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Original Process Map
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Schedule Update

Meeting Date (Original) Date (Proposed)

Council Study Session 4A Feb. 3, 2015 -

Core Team Meeting 5A 4E Feb. 4, 2015 -

Core Team Meeting 4F
• Prepare for Council Study Session 4B

- Mar. 11, 2015

City Council Study Session 4B
• Direction on Design Options

- Mar. 25, 2015

Core Team Meeting 5A
• Review Refined Conceptual Designs
• Prepare for Council Meeting 5A

- April 2015

City Council Meeting 5A
• Approve Design Options

Mar. 3, 2015 May 2015

Core Team Meeting 5B (by teleconference)
• Review Final Master Plan Documents
• Prepare for City Council Meeting 5B

Mar. 11 2015 June 2015

City Council Meeting 5B Apr. 7, 2015 June/July  2015

*Does not include an optional third Council Meeting in Task 5



Review Key History

Summary of Comments from Previous Council Study Session

Project Criteria / Design Drivers

Program Locations Confirmation

Conceptual Costs

Site Design Criteria
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Summary of Comments from Previous
Council Study Session

 Articulate Project Evaluation Criteria
 Need to gather information together from various sources
 Themes developed – next level  of development into Design Drivers

 Define Budget
 Define Cost Model inclusions and exclusions
 Library may have a potential funding source for FF&E

 Define Funding Strategy
 Understand Funding Strategy Methodologies
 Quantify cost impact to Residents
 Understand Process

o Methodology and relative cost for each methodology
o Does the Community Value this as a need 
o Polling

 Review Program Use Locations
 Historically review rapid prototypes 
 Question about moving any of the uses to another site 
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Project Criteria / Design Drivers

HISTORY

 Vision Statement

 Emerging Themes

 Next Steps for Scheme 
Development (Draft Design 
Drivers)

 Project Criteria / Design Drivers

P
R

O
G

R
E

S
S

I
O

N

This is where we are today

City Council Meeting 
July 7, 2014

Core Team 4B
August 20, 2014

Core Team 4D
November 12, 2014
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 Vision Statement – Key Terms

 Emerging Themes

 Next Steps for Scheme Development (Draft Design Drivers)

 Project Criteria / Design Drivers

Project Criteria / Design Drivers

HISTORY

P
R

O
G

R
E

S
S

I
O

N
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 Vision Statement – Approved by Council 

 Emerging Themes

 Next Steps for Scheme Development (Draft Design Drivers)

 Project Criteria / Design Drivers

Project Criteria / Design Drivers

HISTORY

P
R

O
G

R
E

S
S

I
O

N

“The Civic Center of Campbell will form the heart of downtown 
providing intuitive and efficient services; 

a destination to celebrate and preserve our history, 
integrate interior and exterior activities and 

enhance the neighborhoods while protecting the environment; 
a warm inviting place to engage, 

educate and strengthen the community.”
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Project Criteria / Design Drivers

HISTORY

 Vision Statement Key Terms

 Emerging Themes

 Next Steps for Scheme 
Development (Draft Design 
Drivers)

 Project Criteria / Design 
Drivers

P
R

O
G

R
E

S
S

I
O

N

Emerging Themes – Site
Clustering of historic buildings and features to create historic area
This is a site with four front sides
Shared Use was often clustered with Library 
Bifurcated site – bookend or one-sided layout
Desire for recognizable single/primary entry 
Considering operational issues for Library & Police

Emerging Themes – Parking
Primary vehicle access should not be from Civic Center Drive
Underground parking was used in all options
Preference for underground parking over structured parking

Emerging Themes – Outdoor space
Preserve view of Ainsley House
Increase green space
Orchard City Green 
Highlight connection to downtown
Consider accessible rooftop gardens on buildings/parking
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Project Criteria / Design Drivers

HISTORY

 Vision Statement Key Terms

 Emerging Themes

 Next Steps for Scheme 
Development (Draft Design 
Drivers)

 Project Criteria / Design 
Drivers

P
R

O
G

R
E

S
S

I
O

N

Design Drivers – Site
Celebrate Historic Features
Create a historic area through clustering of historic buildings 
Create a historic walk 
Civic Center Drive - a feel reflective of Downtown
Other Site Edges - maintain a residential feel
Desire for clear and recognizable entries
Entry points need to consider operations, access, & ease of use
Highlight connection to Downtown

Design Drivers – Outdoor Space
Preserve view of Ainsley House
Increase variety of green spaces 
Strategically expand Orchard City Green to increase usable space
Allow for Orchard City Green over flow use onto parking areas
Desire open feeling at entry from Civic Center Drive
Enliven the street on Civic Center Drive
Consider accessible rooftop gardens on buildings/parking
Consider use of solar production using roof areas
Consider water retention and on site treatment/bio-filtration 

Design Drivers – Parking
Avoid expansive ground level surface parking
Underground parking is necessary in all options
Avoid large parking decks which limit planting of larger trees 
Preference for underground parking over structured parking
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Project Criteria / Design Drivers

HISTORY

 Vision Statement Key Terms

 Emerging Themes

 Next Steps for Scheme 
Development (Draft Design 
Drivers)

 Project Criteria / Design 
Drivers

P
R

O
G

R
E

S
S

I
O

N

Community Design Exploration
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Draft Scenario Review

Project Criteria / Design Drivers

HISTORY

 Vision Statement Key Terms

 Emerging Themes

 Next Steps for Scheme 
Development (Draft Design 
Drivers)

 Project Criteria / Design 
Drivers

P
R

O
G

R
E

S
S

I
O

N
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Project Criteria / Design Drivers

HISTORY

 Vision Statement Key Terms

 Emerging Themes

 Next Steps for Scheme 
Development (Draft Design 
Drivers)

 Project Criteria / Design Drivers

P
R

O
G

R
E

S
S

I
O

N



“The Civic Center of Campbell will form the heart of downtown

providing intuitive and efficient services; 

a destination to celebrate and preserve our history, 

integrate interior and exterior activities and 

enhance the neighborhoods 

while protecting the environment;

a warm inviting place 

to engage, educate and strengthen the community.”

 Source of community pride

 Sense of place-making

 Far-sighted, long lasting building

Harmonious with downtown

Maintaining history

 Connected to the community 

 Ambiance of history

 Landscape’s history 

Orchard history 

 Compliments context & environment

 Serves public needs

 Community resource

 Shared use to maximize value 

 Better internal and external flow 

Open facilities that allow for large 
gatherings

 Provide space to gather and meet

 Activated spaces

 People more important than buildings 

Maintain small town feeling

 Comfortable and welcoming

 Connected to the community

 People should be drawn in

 Safe place for children & families

Vision Statement Analysis

Project Criteria / Design Drivers

Community Definitions



Project Criteria / Design Drivers

 Maintain a scale and aesthetic that reflects the small town feel of Campbell

 Remain sensitive and contextual to surrounding neighborhoods

 Develop synergy and connection with downtown

 Enable intuitive and efficient service delivery

 Consider importance of experiential assets of the site

 Enliven the street edge along Civic Center Drive

 Preserve history and celebrate historic features

 Remain sensitive and respectful to Ainsley House (both the environment and experience)

 Create an environment that integrates interior and exterior activities

 Create an environment that engages, educates, and strengthens the Community

 Maintain proper quantity of green open space that maximizes usability for local events

 Create sustainably designed and efficient facilities

 Create parking that maximizes open space and minimizes large open expanses of paving

“The Civic Center of Campbell will form the heart of downtown 
providing intuitive and efficient services; 

a destination to celebrate and preserve our history, 
integrate interior and exterior activities and 

enhance the neighborhoods while protecting the environment; 
a warm inviting place to engage, 

educate and strengthen the community.”
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Example Matrix

Project Criteria / Design Drivers



Program Locations
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Program Locations

 Council Approved Civic 
Center Service Model

 Discussion of Potential 
Options/Key Considerations 
for Recommendation

 Council Approved Site 
Criteria & Program

 Council Approved Scenario 
Framework 

HISTORY

P
R

O
G

R
E

S
S

I
O

N
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Program Locations

 Council Approved Civic 
Center Service Model

 Discussion of Potential 
Options/Key Considerations 
for Recommendation

 Council Approved Site 
Criteria & Program

 Council Approved Scenario 
Framework 

HISTORY
 Library 

o Key to the concept of Community Engagement and 
Enlivening Downtown

o Location at Community Center created other 
challenges 

 Police
o Need for synergy with City Hall functions and shared  

use space
o Centralized location in downtown is key to public 

safety and security
 Museum

o Key need for more appropriate storage adjacent to the 
museum display areas

o Concept of celebrating historic features and clustering 
historic elements

 Parking for Downtown
o Parking demand based on Parking Study, as updated 

by Staff
 Chamber of Commerce 

o Concern about partisan affiliation and dedicated space 
for a private organization

P
R

O
G

R
E

S
S

I
O

N
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Program Locations

 Council Approved Civic 
Center Service Model

 Discussion of Potential 
Options/Key Considerations 
for Recommendation

 Council Approved Site 
Criteria & Program

 Council Approved Scenario 
Framework 

HISTORY

P
R

O
G

R
E

S
S

I
O

N
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Program Locations

 Council Approved Civic 
Center Service Model

 Discussion of Potential 
Options/Key Considerations 
for Recommendation

 Council Approved Site 
Criteria & Program

 Council Approved Scenario 
Framework 

P
R

O
G

R
E

S
S

I
O

N

HISTORY



Conceptual Costs



S E R V I C E  +  E N V I R O N M E N T  =  E X P E R I E N C E

28

Conceptual Cost Model 
Framework

 Cost Model vs. Cost Estimate
 This is a Cost Model, not a Cost Estimate 
 Provides Budgetary Numbers

 Hard Costs – The direct costs to construct a building or structure, 
otherwise known as "brick and mortar" costs.
 Building
 Site

 Soft Costs – Expenses, other than hard costs, incurred in developing a 
project
 Fees
 Taxes
 Other

 Escalation
 Assumption of cost increase over time
 Unpredictable

 Contingencies
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Conceptual Cost Model 
Components 

 What’s Included?

 Demolition Costs

 Site Work Costs

 Building Costs

 Allowance for a 
Construction Contingency

 Allowance for Soft Costs

 Allowance for Escalation

 Allowance for Project 
Contingency

 What’s NOT Included?
 Land Acquisition

 Feasibility Studies

 Financing Costs

 Site Surveys

 Existing Conditions Reports

 Soils Investigation Reports

 Hazardous Material Investigations 
and Abatement

 Utility Company Back Charges

 Owner Supplied and Installed Items

 Deep Foundation System

 Moveable Furniture and Furnishings

 Temporary Facilities
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Conceptual Cost Model
Components

 Items that may affect this Cost Model

 Modifications to the scope of work subsequent to the preparation of 
this cost model

 Unforeseen Conditions

 Special requirements for site access, off-hour work, or phasing activities

 Restrictive technical specifications, excessive contract or non-
competitive bid conditions

 Sole source specifications for materials or products

 Bid approvals delayed beyond the anticipated project schedule

 Off hours and overtime
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Conceptual Cost Model – Overview

Scenario 1 Scenario 2 Scenario 3

Base With Escalation Base With Escalation Base With Escalation

Phase 1 $ 53.55 M $ 66.94 M $ 41.38 M $ 51.72 M $ 94.31 M $ 117.88 M

Phase 2 $ 53.82 M $ 71.58 M $ 32.46 M $ 43.17 M $ 19.70 M $ 26.20 M 

Phase 3 $ 39.86 M $ 55.80 M

Total Estimated
Scenario Cost

$ 107.37 M $ 138.52 M $ 113.69 M $ 150.69 M $114.00 M $144.08 M

Phase 1 (2018)

 New Library 

 New City Hall

 New Police

 New Shared Use

Phase 2 (2020)

 New Museum

 Renovate Orchard City Green

 New Veterans’ Memorial

 Renovate Urban Edge 

 New Parking Structure 

Phase 1 (2018)

 New Library 

 New Parking

 Renovated Urban Edge

Phase 2 (2020)

 New Police 

 New Museum 

 Renovate Orchard City Green

 New Veterans’ Memorial

Phase 3 (2022)

 New City Hall

 New Shared Use

 New Parking Structure 

Phase 1 (2018)

 New Library 

 New Parking

 New Pocket Park

 Renovated Urban Edge

Phase 2 (2020)

 Renovate City Hall

 New Police 

 New Shared Use

 Renovate Orchard City Green

 New Veterans’ Memorial



Site Design Criteria
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Site Design Criteria

Primary Site Infrastructure

o Based on Archived City Plans

o Identify Infrastructure Constraints

o A Formal Survey Will Be Needed

Council Study Session Key Questions:
• Should we consider a design that 

moves main utility lines at a cost of 
approximately $560,000*?

• Should we consider a design that 
moves Police monopole location at a 
cost of approximately $150,000**?

*   Moving of underground utility main line is a rough estimate only. It will depend on extent of relocation, utility run lengths, etc.
** Police monopole cost is a rough estimate only. It will depend on utility service run length, height of pole, and extent of supporting 
foundation.
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Site Design Criteria

Setbacks

o Assess Context

o Adjacent Zone Requirements

Massing & Height

o Assess Context

o Adjacent Zone Requirements

Zoning General Land Use Corresponding 
Zoning District

P-D  |  Planned 
Development

Institutional P-F | Public Facilities

Adjacent Zoning Setback Criteria Height Criteria

R-1-6 |  Residential 20’ front, 5’ side, 5’ 
rear

35 feet

C-3  |  Central 
Business District

None 45 feet

P-O | Professional  
Office

15’ front, 5’ side, 5’ 
rear

35 feet

Zoning Setback Criteria Height Criteria

P-F | Public Facilities Equal to that required in the most restrictive 
abutting zoning district. Not required for City 
Facilities.

R-1-6

Site Design Criteria
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Site Design Criteria

Setbacks

o Residential Edge

 40’ Setback – 2 story max

 80’ Setback – 3 story max

o Downtown Edge

 20’ Setback – 3 story max

 Create Active Edge

 Maintain Wide Sidewalk

Massing & Height

o 3 Story Maximum Height

 Measured from Street Elevation

o Stepped Massing

 Appropriate to Context

Council Study Session Key Questions:
• Should closer setbacks be considered 

for single story buildings?
• Should 3 story buildings be 

considered?

Site Design Criteria
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Site Design Criteria

Heritage and Historical Sites

o Site elements to remain untouched

 Orchard City Green 

 Ainsley House

o Site elements that can be moved

 Veterans’ Memorial

o Site elements that can be removed

 Carriage House

Site Experience

o Connect historical elements on the site

o Apply zoning requirements to development 
around the Ainsley House

 Setbacks

 Massing

Council Study Session Key Questions:
• Should zoning requirements be used 

to establish a minimum relationship 
between Ainsley House and buildings?

Site Design Criteria
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Site Design Criteria

Protection of Trees

o Preserve trees along street edges 
wherever possible

o Mitigate any trees that are removed 
with species appropriate to site & 
location

o Accept that trees planted on berms 
would likely need to be removed

Site Design Criteria
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Parking Strategy

o Metrics Used

 1 Stall / 200 sf for Public Facilities

 1 Stall / Employee

 20% Reduction - Shared Use/Access 
to Transit

o Underground and Surface/Structured

 Balance Open Space Goals with 
Parking

Existing Proposed

City Hall 122* 185*

Library 108 175

Add. Parking for 
Downtown

- 50 - 100

Totals 230 stalls* 410 - 460 stalls*

* Total does not include Police Secured Vehicle Parking.

Council Study Session Key Questions:
• Should we limit or minimize the 

quantity of visible on grade parking?
• Should we maximize structured 

and/or underground parking?

Site Design Criteria
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Site Design Criteria

Connection to Downtown

o Develop strong pedestrian 
connections to:
 North Central Avenue Activity 

Node
 North First Street Activity Node
 Central Green Axis

Development of Site Edges

o Develop street edges to be 
Compatible with adjacent uses:
 Civic Center Drive to Downtown
 First Street to Commercial Edge
 Harrison, and Grant to 

Neighborhood Edge 

Site Design Criteria
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Site Design Criteria

Open Space 

o Increase open space beyond the 
existing condition

o Size of event space should be 
determined by local events

o The exterior space should be designed 
with a variety of exterior uses
 Pocket Park
 Meeting Spaces
 Large Event Area

Site Sustainability

o Meet City Standards for Sustainability 
(LEED Silver)

o Meet C3 Requirements
 Balance grass areas with useable 

hardscape for community 
activities

Council Study Session Key Questions:
• Should open space exceed the existing 20%?
• Do you want to exceed LEED Silver?
• Should the master plan include a roof garden, and if so where?

Site Design Criteria
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Site Access & Circulation

o Police entry on Grant Street 

 Good mobility 

 Good connectivity 

o Civic Center Drive should not have 
vehicular access

 Visibility concerns

 Speed concerns

 Pedestrian safety concerns

 Safe Distance from Intersections

o Provide easy access from parking

 65% of all site users access the 
site by automobile

o Building entries & exits in safe 
locations

o Pedestrian paths heighten experience 
through site and connect historically 
significant features

o Bicycle circulation around the site, 
not through the site

o Consider security and maintenance 
access separately from vehicular & 
pedestrian access

Council Study Session Key Questions:
• Should vehicular access be considered along Civic Center Drive?
• Should Police access remain on Grant Street?

VEHICULAR CIRCULATION

POLICE VEHICULAR ACCESS

PUBLIC VEHICULAR ACCESS

BUS STOP

Site Design Criteria



Council Discussion
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Key Questions – Site Criteria

 Site Infrastructure
 Should we consider a design that moves main utility line at a cost of approximately $560,000?*
 Should we consider a design that moves Police monopole location at a cost of approximately $150,000?**

 Setbacks
 Should we consider a closer setback for single story?

 Massing & Height
 Should 3 story buildings be considered?

 Heritage & Historical Sites
 Should zoning requirements be used to establish a minimum relationship between Ainsley House and 

buildings?

 Parking
 Should we limit or minimize the quantity of visible on grade parking?
 Should we maximize structured and/or underground parking?

 Open Space & Exterior Use
 Should open space exceed the existing 20%?

 Site Sustainability
 Do you want to exceed LEED Silver?
 Should the master plan include a roof garden, and if so where?

 Site Access & Site Circulation
 Should vehicular access be considered along Civic Center Drive?
 Should Police access remain on Grant Street?

*   Moving of underground utility main line is a rough estimate only. It will depend on extent of relocation, utility run lengths, etc.
** Police monopole cost is a rough estimate only. It will depend on utility service run length, height of pole, and extent of
supporting foundation.



Key Questions
Project Priorities

 Cost 

 Longevity vs. Affordability

 Smaller Incremental Cost 
vs. Larger Initial Costs

 Phasing 

 Single phase without 
escalation

 Multiple phases with 
escalation  

 Location 

 Preferred Locations of 
Program Elements on 
Civic Center Site
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Next Steps

 Summary of discussion and direction

 How does this lead into development of design options?
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Feedback on the Meeting

 What worked well?

 What could be improved in the future?



Thank You!



Background Information for Council
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Scenario 1

Pocket Park

Building

ParkingBuilding Entry

Landscape

Urban Edge

Vehicular Entry
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Scenario 1
Building

ParkingBuilding Entry

Landscape

Urban Edge

Vehicular Entry

Underground 
Parking

Underground Parking

Secure 
Underground 

Parking
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Scenario 2
Building

ParkingBuilding Entry

Landscape

Urban Edge

Vehicular Entry

City Hall
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Scenario 2
Building

ParkingBuilding Entry

Landscape

Urban Edge

Vehicular Entry

Museum 
Support

Secure 
Underground

Parking

Underground
Parking

Underground
Parking
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Scenario 3 
Building

ParkingBuilding Entry

Landscape

Urban Edge

Vehicular Entry
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Scenario 3 
Building

ParkingBuilding Entry

Landscape

Urban Edge

Vehicular Entry

Underground
Parking

Secure 
Underground

Parking

Museum 
Storage
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Conceptual Cost Model – Scenario 1
Phase I – Library, Pocket Park

Component Unit ($/SF) Size (SF) Cost

Demolition $ 12 24,000 $ 0.29 M

Site Work $ 2 - 20 169,231 $ 0.95 M

Library $ 450 50,808 $ 22.86 M

Parking $ 15 - 200 122,810 $14.15 M

Hard Costs Total $ 38.25 M

Component Cost

Hard Costs Total $ 38.25 M

Soft Costs 35 % $ 13.39 M

Construction
Contingency

5 % $ 1.91 M

Phase Subtotal $ 53.55 M

Escalation 
(2018)

15 % $ 8.03 M

Project 
Contingency 

10% $ 5.36

Total Estimated
Phase Costs

$ 66.94 M

Phase 1 (2018)

 New Library 

 New Parking

 New Pocket Park

 Renovated Urban Edge

Phase 2 (2020)

 Renovate City Hall

 New Police 

 New Shared Use

 Renovate Orchard City Green

 New Veterans’ Memorial
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Conceptual Cost Model – Scenario 1
Phase II – City Hall, Police, Shared Use

Component Unit ($/SF) Size (SF) Cost

Demolition $ 8 1,400 $ 0.08 M

Site Work $ 2 - 20 207,181 $ 1.30 M

City Hall $ 500 22,767 $ 11.38 M

Police $ 600 23,330 $ 14.00 M

Shared Use $ 500 12,180 $ 7.82 M

Full Utilization $ -500 7,276 $ 3.64 M

Parking $15 - 200 122,810 $ 7.51 M

Hard Costs Total $ 38.45 M

Component Cost

Hard Costs Total $ 38.45 M

Soft Costs 35 % $ 13.46 M

Construction
Contingency

5 % $ 1.92 M

Phase Subtotal $ 53.82 M

Escalation 
(2020)

23% $ 12.38 M

Project 
Contingency 

10% $ 5.38 M

Total Estimated
Phase Costs

$ 71.59 M

Phase 1 (2018)

 New Library 

 New Parking

 New Pocket Park

 Renovated Urban Edge

Phase 2 (2020)

 Renovate City Hall

 New Police 

 New Shared Use

 Renovate Orchard City Green

 New Veterans’ Memorial
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Conceptual Cost Model – Scenario 2 
Phase I – Library, Museum

Component Unit ($/SF) Size (SF) Cost

Demolition $ 12 24,000 $ 0.29 M

Site Work $ 2 - 20 111,196 $ 0.68 M

Library $ 450 50,808 $ 22.86 M

Parking $ 15 - 200 68,304 $5.72 M

Hard Costs Total $ 29.56 M

Component Cost

Hard Costs Total $ 29.56 M

Soft Costs 35 % $ 10.34 M

Construction
Contingency

5 % $ 1.48 M

Phase Subtotal $ 41.38 M

Escalation 
(2018)

15 % $ 6.2 M

Project 
Contingency 

10% $ 4.14 M

Total Estimated
Phase Costs

$ 51.72 M

Phase 1 (2018)

 New Library 

 New Parking

 Renovated Urban Edge

Phase 2 (2020)

 New Police 

 New Museum 

 Renovate Orchard City Green

 New Veterans’ Memorial

Phase 3 (2022)

 New City Hall

 New Shared Use

 New Parking Structure 
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Conceptual Cost Model – Scenario 2
Phase II – Police, Museum, Orchard City Green

Component Unit ($/SF) Size (SF) Cost

Demolition - - -

Site Work $ 2 - 25 149,146 $ 1.03 M

Police $ 600 23,330 $ 14.00 M

Museum $ 450-550 11,285 $ 5.58 M

Parking $ 20-225 21,510 $ 2.58 M

Hard Costs Total $ 23.18 M

Component Cost

Hard Costs Total $ 23.18 M

Soft Costs 35 % $ 8.11 M

Construction
Contingency

5 % $ 1.16 M

Phase Subtotal $ 32.46 M

Escalation 
(2020)

23% $ 7.46 M

Project 
Contingency 

10% $ 3.25 M

Total Estimated
Phase Costs

$ 43.17 M

Phase 1 (2018)

 New Library 

 New Parking

 Renovated Urban Edge

Phase 2 (2020)

 New Police 

 New Museum 

 Renovate Orchard City Green

 New Veterans’ Memorial

Phase 3 (2022)

 New City Hall

 New Shared Use

 New Parking Structure 
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Conceptual Cost Model – Scenario 2 
Phase III – City Hall, Shared Use

Component Unit ($/SF) Size (SF) Cost

Demolition $ 8-12 24,207 $ 0.28 M

Site Work $ 2-12 98,356 $ 0.42 M

City Hall $ 600 9,206 $ 5.5 M

Shared Use $ 450 15,640 $ 7.04 M

Parking $ 20-175 126,825 $ 14.68 M

Roof Garden $ 75 6,875 $0.52

Hard Costs Total $ 28.47 M

Component Cost

Hard Costs Total $ 28.47 M

Soft Costs 35 % $ 9.96 M

Construction
Contingency

5 % $ 1.42 M

Phase Subtotal $ 39.86 M

Escalation 
(2022)

30% $ 11.96 M

Project 
Contingency 

10% $ 3.99 M

Total Estimated
Phase Costs

$ 55.80 M

Phase 1 (2018)

 New Library 

 New Parking

 Renovated Urban Edge

Phase 2 (2020)

 New Police 

 New Museum 

 Renovate Orchard City Green

 New Veterans’ Memorial

Phase 3 (2022)

 New City Hall

 New Shared Use

 New Parking Structure 
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Conceptual Cost Model – Scenario 3 
Phase I – Library, City Hall, Police, Shared Use

Component Unit ($/SF) Size (SF) Cost

Demolition $ 8-12 24,207 $ 0.28 M

Site Work $ 2-12 149,612 $ 0.61 M

Library $ 450 50,808 $ 22.86 M

City Hall $600 9,206 $ 5.52

Police $600 23,330 $14.00

Shared Use $450 15,640 7.04

Parking $ 15-200 116,470 $17.04 M

Hard Costs Total $ 67.36 M

Component Cost

Hard Costs Total $ 67.36 M

Soft Costs 35 % $ 23.58 M

Construction
Contingency

5 % $ 3.37 M

Phase Subtotal $ 94.31 M

Escalation 
(2018)

15 % $ 14.15 M

Project 
Contingency 

10% $ 9.43 M

Total Estimated
Phase Costs

$ 117.88 M

Phase 1 (2018)

 New Library 

 New City Hall

 New Police

 New Shared Use

Phase 2 (2020)

 New Museum

 Renovate Orchard City Green

 New Veterans’ Memorial

 Renovate Urban Edge 

 New Parking Structure 
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Conceptual Cost Model – Scenario 3
Phase II – Museum, Orchard City Green

Component Unit ($/SF) Size (SF) Cost

Demolition $ 12 24,000 $ 0.29 M

Site Work $ 2 - 25 213,242 $ 1.47 M

Museum $ 450-550 11,285 $ 5.58 M

Parking $ 100 67,320 $ 6.73 M

Hard Costs Total $ 14.07 M

Component Cost

Hard Costs Total $ 14.07 M

Soft Costs 35 % $ 4.93 M

Construction
Contingency

5 % $ 0.70 M

Phase Subtotal $ 19.70 M

Escalation 
(2020)

23% $ 4.53 M

Project 
Contingency 

10% $ 1.97 M

Total Estimated
Phase Costs

$ 26.20 M

Phase 1 (2018)

 New Library 

 New City Hall

 New Police

 New Shared Use

Phase 2 (2020)

 New Museum

 Renovate Orchard City Green

 New Veterans’ Memorial

 Renovate Urban Edge 

 New Parking Structure 
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