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4.2 ECONOMIC DEVELOPMENT  
Campbell’s location within the heart of the Silicon Valley offers a highly skilled workforce, and 
technologically-oriented industries.  Campbell’s economic base consists primarily of small or medium-
sized firms, as opposed to large corporate users. This is Campbell’s current competitive position, which 
is one that is unlikely to change in the near future. Employers with more than 100 workers comprise 
only 15% of the city’s jobs, indicating that Campbell’s primary economic base consists of small or 
medium-sized companies. Similarly, the average number of employees per business establishment in 
Campbell (9 employees per business) is lower than the region, which averages 15. 

An evaluation of the employment composition in the city has revealed that the manufacturing sector in 
Campbell is relatively anemic, as compared to several neighboring jurisdictions and the region overall. 
About twice as many city residents work in the manufacturing sector as there are jobs in that sector 
within the city. Manufacturing is the largest employment sector in the region, but it has not experienced 
much growth in the last several years and has a low concentration within Campbell, relative to the 
region. Conversely, the number of retail sector employees within the city is more than twice the number 
of city residents that are employed within the retail sector. The employment sector with the highest 
concentration within Campbell relative to the region is the Construction sector. This sector has also seen 
fairly strong growth during the past several years, though it is not as large a sector within the region as 
some others. Campbell is projected to see the strongest employment growth in the Financial and 
Professional Services sector and the Health, Educational and Recreational Services sector over the 
planning timeframe. This pattern is similar to projected employment increases in the County overall, 
though the County will see a bigger decline in manufacturing jobs due to its larger base of those jobs. 
Campbell imports 40% of its workforce from neighboring San Jose, while 29% of employed Campbell 
residents commute to San Jose for work. Other primary commute destinations for Campbell residents 
include Santa Clara, Sunnyvale, and Mountain View. Only 6% of Campbell residents actually work in 
Campbell; the remainder commute to other employment destinations. 

Retail spending patterns of Campbell households are proportionally similar to those of households in the 
region, though slightly lower due to slightly lower average household incomes. 

The office, retail, and industrial/flex sectors in Campbell have experienced steady increases occupancy 
levels and rising rents for the last several years, indicating strength in the commercial real estate sector.  
However, residential growth and employment levels in Campbell and the surrounding area are likely to 
continue to increase over the next 20 years. Should the City feel that employment growth needs to keep 
pace with residential growth, the City may need to consider increasing the supply of available new office 
and industrial/flex "workspace" in order to provide adequate high-quality employment opportunities for 
local residents and area workers.  Based on existing residential and employment growth trends, there 
may be a demand for up to 600,000 square feet of new office and industrial flex space in Campbell by 
2040.  The General Plan will explore a range of options to meet the needs of a growing and changing 
workforce in Campbell.   

Capital improvements and renovations to Downtown Campbell and the Pruneyard have made these 
areas very desirable for businesses and have improved the image of the city. Rental rates in these areas 
have performed favorably as compared to the rest of the city, and some real estate professionals have 
expressed that Downtown Campbell is now more appealing than Downtown Los Gatos. 

Property values in Campbell have steadily increased over the past several years, as have property values 
in neighboring cities.  Although residential developers in the region have expressed an interest in 
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exploring new development opportunities in Campbell, they have cited the City’s maximum residential 
densities (with the maximum being 27 du/acre) as a factor which discourages such investment. Research 
has revealed that the City of Campbell does have densities lower than in some surrounding cities. When 
land prices are high, developers look to maximize the number of units that can be built per acre in order 
to realize a strong return on investment.  In order to encourage the development of housing which in 
turn would help the City realize affordable housing production through an inclusionary housing 
program, the City may want to explore potential increases in allowed residential density levels in some 
areas of Campbell.   

There are few vacant parcels left in Campbell and those are relatively small, which makes it difficult to 
assemble parcels into large enough areas to develop larger new residential and/or non-residential 
projects on undeveloped land. This reality will force existing property owners to more carefully weigh 
the current profitability of existing buildings against the potential additional profit and risk of 
demolishing those uses to develop higher and better use opportunities. 

Campbell’s office market is characterized by a large inventory of multi-tenant buildings that are well 
positioned to attract start-ups, boutique professional services, and some industrial/commercial users. 
Campbell is not perceived as an area for large or growing firms. Real estate brokers confirmed that 
Campbell’s office and industrial/flex space is made up of relatively small spaces that are not suited for 
growing and/or larger users. However, the city’s current role as a place for start-up companies and 
boutique professional firms appears to be an ongoing successful role for the city. 

 Issue:  Lack of space for growing companies 
While Campbell is well known for its ability to house start-up companies, there is a local perception that 
success and growth cannot be accommodated in Campbell.  Instead, companies are forced to leave the 
City because larger spaces do not exist in the local office/industrial market.  

A review of existing non-residential space indicates that 62 percent of the City’s industrial inventory and 
69 percent of the City’s office inventory is less than 10,000 square feet in size.    Well-known technology 
companies, such as Sun Microsystems, and Apple, have had facilities in Campbell, but subsequently left 
the City due to lack of space or other considerations.  More recently, a component of Campbell-
headquartered Barracuda left the City and expanded elsewhere 

During the Great Recession, many industrial and office-using businesses closed, creating a large 
inventory of vacant space.  Over the last few years, much of this space has been slowly reabsorbed as 
the economy has improved.  Campbell’s office and industrial/flex sectors have been part of this 
recovery—152,000 square feet of office and 163,000 square feet of industrial space in Campbell were 
re-absorbed between 2012 and 2015.   

Campbell’s projected job growth through 2040 suggests that up to 600,000 square feet of new office 
and industrial/flex “workspace” may be needed by 2040.  Could this future demand present a new 
opportunity to add new, large format spaces to the market?  

The job growth projections, prepared by the Association of Bay Area Governments, are summarized in 
Figure 1, below.   Similar to projected trends across Santa Clara County, Campbell’s job growth is 
expected to include: 

• Fewer manufacturing jobs.  
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• About the same amount of retail jobs, despite an anticipated increase in City households and 
their resulting spending.    

• Many more financial and professional services jobs.  A substantial proportion of these jobs will 
need office or flex “workspaces” to be provided by the marketplace in order for those projected 
jobs to exist within Campbell.   

• Many more health, educational and recreational service.  A sizeable share of health and 
educational jobs could occur in larger, institutional spaces.  

 

Figure 1: Campbell Employment Projections by Sector Grouping, 2020-2040 

 

 

 

Key Questions and Considerations 
• What key industries does Campbell wish to attract over the next 10 to 20 years? 

• Are the vacant and underutilized lands in the city suitable for attracting the mix of businesses 
that Campbell desires?  

• Are adequate sites designated to accommodate a variety of new businesses, particularly if a 
business has specific siting needs?   
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Opportunity: Modify Dell Avenue building configurations 
Dell Avenue is characterized by its (non-manufacturing) light industrial and office uses, which occur in 
mostly 1-2 story buildings constructed in the 1980’s and smaller older buildings.  The existing 
configurations along this corridor mostly suit users seeking up to 10,000 square foot spaces.   

The City is pursuing opportunities to facilitate higher density development and facilitate the assemblage 
of parcels along Dell Avenue; these changes could enable the redevelopment of larger spaces to 
accommodate larger companies.    

Key Questions and Considerations  
Changing the nature of the Dell Avenue corridor to allow larger-scale spaces may contend with the 
following challenges: 

1. It would eliminate spaces upon which local start-up companies have depended.   

2. Growing companies may continue to prefer to locate in other sub-markets, particularly closer to 
the bay shore, that have more proximate access to larger concentrations of the region’s 
workforce.   

3. Higher-intensity development may trigger costly and/or infeasible traffic improvements. 

4. The City may be more vulnerable during future economic downturns— the loss of one large user 
would equate to the loss of several smaller users.   While smaller spaces can often be re-
tenanted over time, another large user would be needed to re-fill the entire space. 
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Opportunity: Redevelop Winchester Boulevard to accommodate 
expanding businesses 

Office and/or flex space that is incorporated into mixed-use redevelopment could provide an 
opportunity to retain growing companies that need office and/or flex space.  

Winchester Boulevard is a location that could potentially accommodate mixed-use redevelopment.  
Winchester Boulevard is largely characterized by 1960s and 1970s era strip retail centers and stand-
alone low-density commercial uses, along with two-story apartment complexes and other residential 
mixed in, along with civic/religious/institutional uses.    In 2009, the City adopted the Winchester 
Boulevard Master Plan (WBMP), which envisions this street to undertake different types of mixed-use 
redevelopment, including office, residential, and commercial uses.   

A more densely developed Winchester Boulevard could present a solution for growing companies, 
particularly the portion proximate to the Dell Avenue area and the Winchester VTA station (referred to 
as Area 1 within the WBMP).  For example, near the VTA station and Campbell Plaza Shopping Center, 
some large parcels have low-intensity development; over time, some or all of these could be 
redeveloped to contain mixed-use and/or large-format office development.  Companies could expand 
into new, larger spaces, or could grow new lines of business or business functions within nearby spaces 
in Campbell.  High-intensity development may require a modification to the WBMP, which calls for a 
maximum building height of 55 feet.   

Figure 2: WBMP Subarea 1 (South of Budd Avenue) and WBMP Subarea 2 (North of Budd Avenue) 
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Figure 3: WBMP Subarea 3 (North of Campbell Avenue) 

 

Key Questions and Considerations  
• Should the City consider updates to the Winchester Boulevard Master Plan to promote higher 

intensity development including updates to the maximum building heights?  

Opportunity: Embrace Campbell’s identity as a start-up hub in the 
Region 

Dell Avenue’s light industrial and commercial spaces help support a vital economic generator for the 
West Valley portion of the San Jose-Santa Clara-Sunnyvale MSA by continuing to provide affordable and 
flexible places for new Silicon Valley ventures.   

The corridor’s many smaller buildings and parcels provide for these types of start-up activities while still 
allowing for piecemeal redevelopment.  They also fill a unique niche in the West Valley that is well-
suited for Campbell’s small size, existing inventory of office and industrial space, and proximity to 
entrepreneurs in nearby communities (such as Los Gatos).   
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Key Questions and Considerations  
• Should the City preserve the dell avenue corridor’s affordable and flexible places which local 

start-up companies have depended on?  

 

 Issue:  As an established city, new growth in Campbell must occur 
largely through intensification and redevelopment; however, significant 

levels of risk faced by existing building owners and/or developers 
appear to be hindering these efforts. 

The City of Campbell, as well as the greater Silicon Valley region overall, faces a significant scarcity of 
land.  As the Valley continues to add jobs and population, the ability to meet rising demand for new 
commercial and residential space is constrained by a lack of vacant land, meaning that growth must 
primarily be served by intensifying properties that already have development.   This pressure on 
commercial building space is evidenced by the low 6.7 percent vacancy rates on office space in the City. 

COMMERCIAL LAND 
The shortage of available commercial space is complicated by the fact that the building space 
preferences of technology companies continue to evolve.  In the current market, many larger users seek 
large, new, “Class A” office/ technology/ flex spaces that are in short supply in Campbell, while small 
startup companies are attracted to the City’s array of smaller, relatively affordable space.   

Local real estate professionals have indicated that, in Campbell, some property owners (particularly in 
the Dell Avenue corridor) can generate a profitable return on buildings in their current state (i.e. without 
significant reinvestment).  These property owners in Campbell benefit from very low vacancy rates, and 
continuously rising rental rates on buildings that were developed many years ago, and are primarily 
regarded as “legacy assets” that are owned “free and clear” without debt obligations to impinge on 
profitability.   

As such, redeveloping a property to increase the quality or quantity of leasable space creates a level of 
risk that may be too high to warrant forgoing the status quo rental income.  When considering 
redevelopment, an owner must weigh several risks against the potential additional rent that higher 
density development would produce, such as: 

• The length of time the property would not generate income during the construction phase, 
particularly as the landowner is simultaneously outlaying significant expenditures (and often 
incurring debt) to finance improvements.   

• The potential for unforeseen or uncertain mitigation expenses, such as transportation 
improvements or other infrastructure upgrades. 

• Market timing-- commercial real estate markets can and do have periodic downturns, so there is 
always the risk that redevelopment completion will coincide with a market downturn, making 
it difficult to fill buildings at the higher lease rates required to offset the cost of construction.   

For these reasons, until land values rise significantly, many property owners will continue to favor 
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generating income from existing buildings over transforming them to a more intensive use.   

RESIDENTIAL LAND 
Interviews with local real estate professionals indicate that there is interest in developing new housing 
in Campbell to meet the demands placed on the region by new employment and population growth.  
However, interest is tempered by financial feasibility concerns related to allowable densities in the City. 

As noted in the Economic Conditions portion of the Existing Conditions Report, residential developers 
have expressed interest in opportunities to build higher-density residential development in Downtown 
Campbell and near other light-rail stops.  However, maximum densities, which are 27 units per acre, 
may need to be increased in order to incentivize additional residential development.  Real estate 
developers active in the area have indicated that densities of approximately 50 units per acre (or more) 
would be required in order to make a residential project financially feasible.  Existing community 
members have also expressed that preservation of Campbell’s small city atmosphere is a highly valued 
attribute, so public sentiment about higher density development may not be positive.   

 

Key Questions and Considerations  
• Should the City consider higher density development opportunities to promote additional 

residential developments that are in line with current market demands? 

• Should the City strive to accommodate new, large “Class A” office/ technology/ flex spaces in 
order to attract new businesses to the City?  If so, where should these uses be located?   
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Opportunity: Creation of amenities for residents and businesses can 
increase demand for space and facilitate redevelopment over time 

While the Dell Avenue corridor may be underserved by food & beverage and convenience-oriented 
retail, it is very close to the existing commercial corridor along Winchester Boulevard.  The City’s 
Winchester Boulevard Master Plan identifies strategies to repurpose Winchester Boulevard into a more 
vibrant, mixed-use corridor that extends down to the southern end of the City.  If this effort is successful, 
it could serve as an amenity to the nearby Dell Ave area businesses, increasing that area’s attractiveness 
to users without eliminating existing light industrial space.  Ultimately, these improvements should 
increase underlying land values along the corridor; once these values reach a certain threshold, 
developers will be incentivized to invest in revamping and/ or intensifying their properties to maximize 
profitability. 

Key Questions and Considerations 
• Are there new policies or actions that the City should include in the General Plan to encourage 

redevelopment?  

• Should the Winchester Boulevard Master Plan be updated to provide additional amenities and 
design standards to further increase the attractiveness of the area to promote adjacent business 
development?  

 

Opportunity: Increase residential densities Downtown and near 
existing VTA Transit Centers 

Campbell’s Downtown area is currently perceived as an up-and-coming, highly desirable area for retail 
uses.  Additional residential development has the ability to further enhance the retail base and 
destination appeal of Downtown. If the allowable densities were increased in certain key areas of the 
City, such as Downtown and/ or near existing transit stations, the maximum value that could be 
derived though redevelopment would be increased, likely accelerating a “tipping point” and 
stimulating additional residential development.   

Such residential intensification would, of course, need to consider local community opinion.  
Additional public outreach describing the potential benefits and drawbacks of higher density 
development could help to educate the community and identify ways to maintain and enhance the 
charm of Downtown by adding local population and, at the same time, lessening or dampening the 
effects on traffic, parking, and other urban issues.   
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Key Questions and Considerations 
• Should the General Plan encourage higher density developments in Downtown and neat transit 

hubs? 

• What additional policies should the General Plan include to ensure higher density 
developments complement existing developments and community character?  

 

 Issue:  A significant portion of Campbell residents commute out of 
the City each day to go to work.  Should the City be concerned about this 

daily outflow?  Does it signify that the City has a jobs-housing imbalance? 
Only 6 percent of employed City residents work in Campbell, with the remainder commuting to other 
employment destinations.  The neighboring City of San Jose is the largest in-flow and out-flow 
contributor, as Campbell imports 40 percent of its workforce from San Jose, while 29 percent of 
Campbell’s employed residents commute to San Jose for work.  Other primary work destinations for 
Campbell residents include Santa Clara, Sunnyvale, and Mountain View.   

However, further analysis by New Economics & Advisory indicates that this pattern is consistent with 
many other small-to-medium Silicon Valley cities, particularly those outside of the core employment 
zone near the bay shore, as illustrated in Figure 4, below.  In fact, Campbell enjoys a higher share of 
residents who work within the city compared to Saratoga and Los Altos, and a similar share as Cupertino 
and Los Gatos.  Some of the other (primarily larger) cities like Santa Clara and Mountain View have 
higher ratios of residents who work in their home city, but the average among all comparison cities is 10 
percent 

Figure 4: Percent of Workforce Living and Working in the Same Municipality 
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Importantly, the low percentage of employed residents who remain in the City does not necessarily 
equate to a small job base.  The high commute inflow and outflow numbers more likely reflect 
Campbell’s relatively small size and location within the larger economically interconnected Silicon 
Valley. 

As shown in Figure 5, below, the number of those commuting out is slightly smaller than the number of 
those commuting in.  The employment sector analysis presented in the Economic Conditions section of 
the Existing Conditions report reviewed commuting patterns by sector and identified these dynamics: 

• the only sector with significantly fewer jobs in Campbell than residents employed is the 
Manufacturing sector; and,   

• Public Administration and Educational Services also display this dynamic,  

In the future, commuter outflows in these sectors are expected to continue, due to the concentration of 
manufacturing near the bay shore and the large higher education institutions in the region.   

Figure 5: Campbell Commute Outflow-Inflow Comparison 

 
 
Jobs-Housing Balance 
Jobs and housing within a city are considered to be balanced when there is a 1:1 ratio between the 
number of housing units and the number of jobs located within a city.  Those cities with less than a 1:1 
ratio of jobs to housing units are generally considered “bedroom” communities in need of additional 
sources of employment within the city.  Campbell’s jobs-housing ratio of 1.67 jobs per 1.0 housing unit 
indicates the City acts as a small jobs node.  Figure 6, below, shows the recent and projected 
relationship between jobs and housing units in Campbell, based on ABAG projections of jobs and 
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household growth to 2040.  

Figure 6: Campbell Jobs-Housing Balance Summary, 2015 and 2040 

 
 

 
Key Questions and Considerations  

• Should the city promote and consider more live/work development opportunities to reduce 
outflow commuters and provide additional local jobs?  
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4.3 FISCAL SUSTAINABILITY 
Campbell’s budget prognosis is positive, with steadily increasing revenues in recent years and stable 
costs. These dynamics are expected to continue into the near future. A recent study commissioned by 
the City indicates that Campbell’s annual General Fund expenditures are relatively low (per capita) as 
compared to other comparable cities. The City’s Finance Department has been tracking historical trends 
and proactively maintaining internal projections to anticipate potential budgetary issues. The City 
closely monitors changes in expenses and revenues and analyzes potential areas of concern by looking 
far out into the future. 

Although costs and revenues are expected to be relatively stable, certain cost items may present some 
difficulty in the future, and the City is actively considering shifting some resources in order to cover and 
mitigate these costs. Rising health care and retirement costs for City employees, some deferred 
infrastructure maintenance (especially roadway), and IT equipment upgrades are expected to present 
major cost increases going forward. In addition, citywide facilities (such as City Hall, the library, and/or 
Community Center) may require expansion and/or renovation to accommodate a growing population 
over time. To the extent that capital facility improvements are needed to support new development, 
funding mechanisms such as development impact fees may be needed to ensure that growth pays its 
proportionate share for these facilities. 

Campbell, like many other cities and counties in California, faces significant challenges in maintaining 
existing roads. While funding for road maintenance is handled primarily outside of the General Fund, 
this issue is acknowledged here because future growth will rely upon existing roads (as the City is largely 
built out and will not experience growth through the development of vacant land). The enactment of 
the County’s Measure B (a ½ cent sales tax) is expected to provide a major increase in annual funding for 
street maintenance, but new development will need to fund its proportionate share of impacts on City 
roads. Funding for road upgrades and maintenance will likely continue to be a challenge going forward. 
The City has relied upon a combination of road fees, impact fees, and General Fund Capital 
Improvement Program Reserves (CIPR) to move toward the desired Pavement Condition Index level for 
the City’s road network as a whole. In turn, some street maintenance staffing positions are funded 
through Gas Tax revenues (which are actually outside the General Fund). The City’s current adopted 
budget includes $1.7 million in street maintenance projects. Going forward, an annual level of about 
$2.5 million would be needed to reach and hold the desired Pavement Condition Index level. To reach 
this level, additional funding or a reallocation of existing funding, would be needed. 

Property taxes and sales taxes are by far the largest sources of revenue for the City, accounting for 55 
percent of total General Fund revenues. Both of these sources are relatively stable (although each can 
be affected in different ways based on changing macroeconomic conditions). As a largely “built-out” 
City, Campbell’s ability to capture additional sales tax and/ or property tax revenues from expanding the 
size of the City is limited. If Campbell is to grow, it must do so through intensification rather than 
through expanding its footprint. Snapshot analysis of targeted areas within the city indicate that 
shopping centers that have recently experienced some revitalization (such as the Pruneyard) are 
producing higher property tax revenues per acre and have seen significantly greater increases in 
property tax generation than centers that have not undergone recent revitalization efforts. Campbell’s 
taxable retail sales (per capita) are lower than other comparable cities in the region, indicating some 
level of retail leakage to other areas. As a major driver of revenue, sales tax is an important asset to any 
City. Because Campbell has a limited ability to develop new retail on undeveloped land, strategic 
opportunities should be considered for retail in order to maintain its favorable budgetary status. 
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Issue: Maintaining fiscal health 
Coming out of the Great Recession, Campbell has been vigilant about preserving and enhancing the 
City’s fiscal health, in part to withstand future economic downturns.  In 2014, the City commissioned a 
Fiscal Sustainability Analysis, designed to assess the City’s existing financial conditions, provide financial 
projections, and identify areas in which the City may be able to improve its position.   

Figure 7, below, summarizes annual General Fund revenues and expenses for the City between FY 
2010/11 and 2019/20.  As shown, the City has been steadily growing its revenue and expenses in each 
year since 2010/11.1 

For cities and counties in California, sales tax revenue is one of the largest sources of discretionary 
revenue—i.e. revenue that can be used for virtually any legitimate purpose.  Campbell’s sales tax 
revenue per capita is lower than some neighboring medium-sized cities, which generate revenue from 
headquarters and manufacturing locations, as well as major regional shopping centers.  Moreover, as a 
landlocked and largely “built-out” City, opportunities to create new retail centers on vacant and/or 
undeveloped land are scarce.   

Figure 7: City of Campbell Revenue and Expenditure Trends: FY 2012 through FY 2020 (Projected) 

 

                                                           
1 Please note that the small “dip” shown between 2015/16 and 2016/17 is likely caused by the fact that the 
forecast for future years (FY 16/17 and beyond) were completed in 2013 and, therefore, do not account 
for any of the actual budgets in the interim years. 



 4.0: ISSUES AND OPPORTUNITIES 
 

Issues and Opportunities | Campbell General Plan Update  4-21 
 

Key Questions and Considerations  
• Should Campbell consider prioritizing key future redevelopment sites to include retail 

development, to increase its sales tax basis in the future? 

• The following opportunity presents strategies to promote fiscal health within Campbell through 
the promotion of unique retail areas within the city.   

 
 

Opportunity: Maintain and enhance unique retail 
Traditional brick-and-mortar retail will likely continue to decline; as more retail purchases are made on-
line, there will be less demand for existing or new large-format retail stores.  A windshield survey 
performed by New Economics indicates that Campbell appears to have a limited amount of space 
dedicated to big-box retail, whereas other nearby cities have more multi-use power centers and malls 
with department stores and comparison goods.  This dynamic actually bodes well for the City in the near-
term because it means that the City is not overly dependent upon brick-and-mortar retail and will be 
relatively insulated from ongoing big-box store closures.  In addition, to the extent that big-box stores in 
Campbell do close, it is more likely to occur on single-owner parcels that can be sold for redevelopment 
opportunities.   

These changes in the retail market will not eliminate the need for retail space-- City residents and 
daytime workers will continue to seek out retail environments that are more experiential and/or local 
serving in nature.  The retail experience is expected to replace commodity purchasing as the goal.  
Restaurants, service-based retail, and other destination-based retail environs will likely remain popular.   

Downtown Campbell is an example of a successful experiential retail environment.  To preserve and 
increase the sales tax revenue base, the City should continue to work to strengthen the unique charm of 
Downtown.  Growth in the local population (i.e. more residential and office development) as well as 
enhancements to the retail environment (through recruitment of more stores and improvement of 
public amenities) can help to strengthen performance of existing retail stores and grow the array of 
offerings.   

Similar efforts can also be undertaken at other key centers, such as the Pruneyard and/or other key infill 
locations throughout the City.  In this manner, the City can position itself to be buffered from short-term 
retail adjustments while achieving mid-term growth in taxable retail sales, which is important to 
maintaining its favorable budgetary status.   

Key Questions and Considerations 
• Should the City focus on any specific types of development, locations for development, or specific 

improvements in order to promote a unique vibrant retail commercial base and generate 
increased revenues? 




