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CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

AGENDA

Call to Order:  5:30 PM

Welcome: 5:30 pm – 5:40 pm

Agenda Items: 5:40 pm – 7:15 pm

1. Self-Guided Site Tour Report Back

2. Consultants Findings on Existing Conditions 

3. Assets and Opportunities Discussion 

Public Comment: 7:15 pm – 7:25 pm

Wrap Up and Homework

Adjournment:  7:30 PM
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CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

WALKING TOUR
We invite you to share with us how you experience the 
North Ventura neighborhood and give feedback on what 
elements of the site you enjoy and your vision for what 
aspects could be improved. We anticipate the walking tour 
to take approximately 1.5 to 2 hours.         

 
While considering the questions noted below, also keep 
in mind that many of the properties along El Camino Real 
(especially east of Portage Avenue) and within the project 
boundary has been recently redeveloped. 

Page Mill Road and El Camino Real: As a 
potential gateway to the site, what public realm 
improvements would you like to see? This might 
include wider sidewalks, street trees, signage, 
improved pedestrian crossings etc.

Page Mill Road and Ash Street: For the surface 
parking lot at the corner of Ash Street and Page 
Mill Road, do you have any suggestions for 
improvements or other uses that you would like to 
see here?  
Notice the Page Mill Court Apartments across the 
street (outside project boundary); do you have any 
observations about the development scale in view 
of planning context applicable to NVCAP site?

Page Mill Road and Park Boulevard: What are 
your observations about the plaza at the southeast 
corner of Page Mill Road and Park Plaza? Do you 
have any suggestions for how the plaza use may be 
further enhanced? How does the experience of this 
street and open space compare the street and entry 
plaza across Page Mill Road? 
 
Notice the Park Plaza Apartments across Park 
Boulevard; how does the building and the 
ground floor retail impact the street? What other 
public benefits would you like to see with new 
development?

Park Boulevard: What would you consider 
as successful ped-bike components of Park 
Boulevard? What improvements would you like to 
see?

Olive Avenue: How would you describe the 
experience of the street as it moves along various 
frontages from small business, to surface parking 
lot, to single-family residential? Are there ways to 
further improve the pedestrian experience along 
the street? 

Olive Avenue and El Camino Real: Notice 
how Olive Avenue meets El Camino Real; could 
there be improvements made to this intersection? 
This might include wider sidewalks, street trees, 
signage, improved pedestrian crossings etc. 

El Camino Real: Notice the surface parking 
lot to the west of Acacia Avenue; are there 
improvements or other uses you would like to see 
here?

El Camino Real and Lambert Avenue: How would 
you describe your experience as you’ve walked 
along El Camino Real from Olive Avenue to 
Lambert Avenue? How might this experience be 
improved? This might include wider sidewalks, 
street trees, signage, improved pedestrian 
crossings etc.

Lambert Avenue and Ash Street: Notice the small 
plaza and culverted creek at the southeast corner 
of Lambert Avenue and Ash Street? Are there any 
creek and open space improvements that could 
be considered as part of the CAP?

Ash Avenue and Portage Avenue: What do you like 
about the Fry’s Electronics building? Are there 
other uses that you would like to see here? Do you 
have suggestions for improvements or uses for the 
adjoining surface parking lot?

Matadero Creek: How would you like to see the  
condition of and access to the creek improved?
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CONSULTANTS FINDINGS ON 
EXISTING CONDITIONS
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TRANSPORTATION
TRANSPORTATION



6

CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

Key Intersection Volumes - Motorized Vehicles
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Daily Vehicle Volumes
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Bikeways and Pedestrian Networks
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Key Intersection Volumes - Walking
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Travel Distances - Walking
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Key Intersection Volumes - Biking
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Travel Distances - Biking
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Daily Walking and Cycling Volumes



14

CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

Public Transportation Routes and Stops



15

CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 
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Public Transit - Regional Scale



16

CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

Parking Locations - On-Street and Off-Street
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Parking Data
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Travel Behavior
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Planned Improvements
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  Crosswalk Safety Enhancements
 El Camino Real’s pedestrian    
 crosswalk Enhancement by Caltrain   
 and Private developer

  Future Ped/ Bike Grade Crossing
 In coordination with Connecting Palo Alto

 Caltrain Rail Corridor Grade Study
 City-led Caltrain rail corridor grade   
 separation planning study

 Grand Boulevard Initiative
 Pedestrian and Bicyclist collisions    
 evaluation in partnership with Caltrans   
 and SamTrans 

 Page Mill Expressway Corridor   
 Improvement
 Multi model mobility and safety upgrade   
 in partnership with Santa Clara County

 Bicycle Boulevards Phase II
 Neighborhood Traffic Safety and Bicycle
 Boulevard Projects

 California Avenue Train Station

 Underpass Grading

   Site Boundary

200’ 500’ 1000’0’ N
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URBAN DESIGN
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Open Space and Creek Corridor
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 Recently Developed or Entitled Parcels
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Project Context

 Single Family Homes Owned by Individuals

 Recently Developed or Entitled Parcels

  California Avenue Train Station

 Underpass Grading

 Site Boundary
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 Ownership of Contiguous Parcels by Single Entity

  California Avenue Train Station

 Underpass Grading

 Site Boundary
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CENSUS DATA
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CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

749

40.5
39.8

67,178

Total Population

Median Age

Census Block 5107

Palo Alto 

16.5%
23%

Population Under 18 Population 64 and Over

22%
18%

Chart Title

1 2 3

Under 18

64 and over
18-64

Age

The total population of the NVCAP project site is 749 people. The majority of people 
living in this area are working-age adults. There are fewer children and more seniors 
in this area than Palo Alto generally.

Population
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CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

Chart Title

1 2 3 4

WHITE 60% 62%

ASIAN 32% 31%
BLACK 4% 1%

HISPANIC
OTHER

NA
4%

7.1%
NA

The ethnic makeup of the NVCAP area mirrors that of Palo Alto as 
a whole. Over half of the local population identifies as White, and 
almost a third identifies as Asian. There is a very small population of 
people who identify as Black, Hispanic, or other ethnicities.

White

Other

Asian

Black

Census Block 5107

Palo Alto 
Note: The data is from a US Census Block Group larger than the site, but entirely within the 
Ventura Neighborhood. Palo Alto Data from US Census Bureau. https://www.census.gov/
quickfacts/fact/table/paloaltocitycalifornia/BZA010216#viewtop. The data is from the 2016 
Census and may not reflect recent changes. 

     

Ethnicity and Race
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CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

2.5 (NA)3.032.75

Census Block 5107

Palo Alto 

The NVCAP area has more rental households (55%) than owner households (45%), 
and the average rental household is larger than the average owner household. This 
means that about 60% of people living in the NVCAP are renters. 

Additionally,  21% of all households are single-person households. There may be a 
large demand in the area for smaller units or homes. 

21%

People per Owner Occupied Unit People per Renter Occupied Unit

Single Person Households

Households
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CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

SINGLE-FAMILY 
HOMES

61% 39%
70%

MULTI-FAMILY 
HOMES 
(2 OR MORE UNITS)

30%

Census Block 5107

Palo Alto 

The NVCAP site and surrounding area contains 749 individuals in 271 units 
(households). 70% of dwelling units in this area are single family homes, as 
compared with 61% in Palo Alto as a whole.

Dwelling Units
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CITY OF PALO ALTOPERKINS + WILL
NORTH VENTURA 

COORDINATED AREA PLAN

3,381
111,968

Services

Retail

Office

Manufacturing & Processing

Lodging

Healthcare

Eating & Drinking
Establishments

Auto-Related

Cloudera
Groupon
Nauto
Fry’s Electronics
Instart Login 
Integration Appliance
Robinhood Markets
AOL
Carta
CastAR

Jobs*

Top 10 EmployersCompany Uses

Services

Retail

Office

Manufacturing/ Processing

Lodging

Healthcare

Eating establishments

Auto-related

Census Block 5107

Palo Alto 

Note: The data presented here is based on self reported 2017 BRC business statistics. It 
therefore may not capture all businesses (such as home businesses) or recent changes.

*Data from US Census Bureau https://onthemap.ces.census.gov/. The data is from the 2015 
Census and may not reflect recent changes. 

     

The NVCAP site contains 62 businesses, the majority of which are 
small and employ ten or fewer people. The largest company, 
Cloudera, employs 700 people. The majority of the site’s commercial 
uses are offices. The area contains few retail or eating and drinking 
establishments. 

Businesses in NVCAP
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RESIDENTIAL MARKET TRENDS
The cost of housing in Palo Alto is well above Santa Clara 
County and continues to rise
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Source: Redfin, 2012-2018; CoStar, 2012-2018. 1

Residential Market Trends
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PACE OF RESIDENTIAL PERMITTING
By the end of 2017, Palo Alto was about 20 percent of the way 
toward meeting its 2015 to 2023 Regional Housing Needs Allocation 
(RHNA) overall

Progress Toward Meeting 2015-2023 RHNA
By Income Category
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• Palo Alto is on track 
to meet its allocation 
in the Above 
Moderate income 
category

• Progress toward 
meeting RHNA goals 
in the lower income 
categories lags 
behind

Source: City of Palo Alto Housing Element, 2015 to 2023; Annual Housing Element Progress Report, 2017. 2

Pace of Residential Permitting
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NORTH VENTURA CURRENT HOUSING STOCK AND 
TENURE

3

Single 
Units, 
70%

Multifam
ily Units, 

30% Owner, 
45%Renter, 

55%

North Ventura’s housing stock is mostly single-family homes, and the 
majority of households are renters. 

• Note that the above data is for a U.S. Census block group slightly larger than the plan area.

• Data are from the American Community Survey, 2012-2016, and do not include Park Plaza, 
completed in 2016 and containing 82 rental units

Source: US Census, American Community Survey 5 Year Estimates, 2012-2016; Perkins + Will, 2018.

Building Type
Census Tract 5107 Block Group 1

Tenure of Household
Census Tract 5107 Block Group 1

North Ventura Current Housing Stock and Tenure
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RESIDENTIAL MIXED USE DEVELOPMENT ACTIVITY IN 
THE PLAN AREA

4

Residential Mixed-Use Development Activity in the Plan Area
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CAPACITY OF NORTH VENTURA PLAN AREA
The North Ventura plan area can accommodate a significant portion 
of Palo Alto’s RHNA (at least 20% of the total allocation)

2015-2023 RHNA 
(1,988 total units)

Realistic Capacity of 
NVCAP: 364 units

Maximum 
Zoned 

Capacity: 
574 units

Source: City of Palo Alto Housing Element, 2015 to 2023; Annual Housing Element Progress Report, 2017. 5

• According to the Housing 
Element, the current capacity 
is more realistically 364 
dwelling units (or 20% of the 
total allocation)

• Under current zoning and 
parcelization patterns, the 
North Ventura  plan area has 
a maximum zoned capacity of 
574 new dwelling units

• With zoning modifications 
and land assembly, the plan 
area has the potential to 
accommodate units beyond 
what is estimated in the 
Housing Element

Capacity of North Ventura Plan Area
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BARRIERS TO MARKET RATE RESIDENTIAL

6

• Prevalence of small parcels: 16 of the 19 opportunity sites identified in the 
housing element are less than ½ acre

Site 
availability

• High land costs / high property acquisition value for existing commercial uses
• Escalating construction costs region-wide (labor and materials)
• Development fees and exactions

Development 
Cost

• Zoning regulations may not offer sufficient land use incentives and flexibility to make 
developments pencil

• Retail replacement ordinance is a financial burden for some sites that cannot attract tenants
• Parking requirements increase cost of development, particularly on smaller parcels that can 

only accommodate underground parking

Regulatory

• Concerns about the impact of new development on existing neighborhoods, 
such as congestion

Community 
Concerns

Source: City of Palo Alto Housing Element, 2015 to 2023; Interviews with area developers, 2018.

Barriers to Market Rate Residential
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OPPORTUNITIES FOR MARKET RATE RESIDENTIAL

7

• Enough opportunity sites exist to make the plan area play a key role in 
meeting the City’s housing needs (per Housing Element, at least 20% of 
the need can be met under current zoning)

• The Fry’s site represents a significant opportunity for multifamily housing

Site availability

• Demand for a range of housing types remains strong, particularly for 
rental apartments and townhome-style dwellings near transitMarket Factors

• Caltrain and bus transit on El Camino Real may support a reduction in off-
street parking, which can significantly lower the cost of development

Development 
Costs

Source: City of Palo Alto Housing Element, 2015 to 2023; Interviews with area developers, 2018.

Opportunities for Market Rate Residential
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ADDITIONAL CONSIDERATIONS FOR AFFORDABLE 
HOUSING

8

• Declining federal sources for affordable housing widens the 
local funding gap

• Affordable housing developers must compete with market rate 
development for sites, driving up the cost of land acquisition

Barriers

• Transit proximity makes the area more competitive for a variety of 
affordable housing funding sources (AHSC, LIHTC)

• Palo Alto’s Affordable Housing Overlay Ordinance allows for additional 
height and density for 100% affordable projects

• New state and county funding sources (SB2, Measure A)

• City’s housing impact fees/in lieu fees augment the affordable housing 
funding at the local level

• Inclusionary requirement: enabling more market rate multifamily 
developments can help to create more affordable units 

Opportunities

Source: City of Palo Alto Housing Element, 2015 to 2023; Interviews with area developers, 2018.

Additional Considerations for Affordable Housing
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ASSETS AND OPPORTUNITIES 
DISCUSSION
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HOMEWORK

1. Pick a district that you think would be a good model for 
the NVCAP area. 

2. Select three images that represent this district

3. Come prepared to tell us what you like about the 
images, and why you think this place would be a good 
model for the NVCAP.

Send your three images and a brief explanation to Elena 
Lee at Elena.Lee@cityofpaloalto.org by December 03, 
2018.
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Example: Pearl District - Portland

Jamison Park

Pearl District Depot Townhomes Bike-Friendly, with bikeshare available


