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6 East Monroe Street | Fifth Floor | Chicago, Illinois 60603 | Phone: 312.447.2010 | Fax: 312.444.1125 

www.chjc.com  | cjohnson@chjc.com 

August 19, 2016 

 

32nd District Agricultural Association  

OC Fair & Event Center  

88 Fair Drive  

Costa Mesa, California 92626  

 

RE:  Master Site Plan Consultation – RFP Number MS-12-16 

 

Dear Members of the Selection Committee:  

 

Johnson Consulting, Inc. (Johnson Consulting), in partnership with HPI Architecture and SWA, is pleased 

to submit this proposal to the 32nd District Agricultural Association for Master Site Plan Consultation.  We 

assembled our team to provide national and local expertise in fairgrounds economics, facility analysis and 

budgeting, planning, and community outreach. Johnson Consulting is the top economic consultant for 

fairgrounds in the U.S. We recently completed an economic evaluation of the Del Mar Fairgrounds and are 

currently working with SWA on the Santa Clara County fairgrounds in San Jose, California. HPI Architecture 

will strengthen our team’s local knowledge, as they are working on several parcels right next to your fairgrounds, 

and provide efficient access for community outreach.  

 

Fairgrounds do not die easily. And well they shouldn’t. The heritage of agriculture and memories of times past 

can play a key role in supporting healthy communities. However, these traditions and places must also be re-

envisioned in order to offer modern facilities, identify best uses of significant large tracts of land, and create 

beloved destinations that will endure and thrive into the future.  

 

As we understand it, the 32nd District Agricultural Association is seeking a team to provide a common and 

agreed upon foundation of data and information associated with Fair operations, development potential of the 

existing site, and relative economic benefit of alternatives. We are that team because we understand the 

balancing act required for accomplishing the guiding principles for revitalization of the Fairgrounds, including 

a transparent and inclusive process that maximizes opportunities for economic growth, engages the 

community’s hopes and aspirations, and provide for efficient phasing and site utilization. 

 

We have built our team around trusted, experienced and highly knowledgeable individuals who can deliver the 

impartial, thorough assessment and recommendations needed for immediate decisions without having to wait 

for the next phase of work or next consulting effort.  

 

Submission of this proposal signifies that all terms, conditions, requirements, protest procedures, performance measures and 

instructions concerning the award of the RFP #: MS-12-16 to which this proposal responds, have been read and understood. 

http://www.chjc.com/
mailto:cjohnson@chjc.com
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6 East Monroe Street | Fifth Floor | Chicago, Illinois 60603 | Phone: 312.447.2010 | Fax: 312.444.1125 

www.chjc.com  | cjohnson@chjc.com 

Further, in signing this letter, as the authorized representative of the submitting Bidder, it is expressly agreed by the Bidder that 

failure to have provided accurate and truthful information in this proposal or any deviation from any requirement or performance 

measure stated in the RFP shall constitute grounds for rejection of this proposal. And further, Bidder agrees that if the submitted 

proposal is not in the format of the RFP, Bidder’s proposal will be deemed non-responsive. 

 

I will serve as the point of contact for our team. My information is as follows: 

 

Charles H. Johnson, IV 

President 

C.H. Johnson Consulting, Inc. 

6 East Monroe, Suite 500, Chicago, Illinois 60603 

P: (312) 447-2001 

F: (312) 444-1125 

E: cjohnson@chjc.com 

 

We are available and commit to delivering the highest quality product within the timeframe stated in the RFP. 

If you have any questions about our proposal, please contact me at (312) 447-2001.  Thank you very much for 

your kind consideration. We truly look forward to the opportunity of serving you.  

 

Sincerely yours, 

C.H. Johnson Consulting, Inc. 

 
Charles H.  Johnson, IV 

President 

 

 

 

 

  

http://www.chjc.com/
mailto:cjohnson@chjc.com
mailto:cjohnson@chjc.com
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

Relevant experience / Scope performed / Key Project Personnel   

 

JOHNSON CONSULTING 

Johnson Consulting, Inc. is a corporation founded in 1996 in Chicago, Illinois. Since inception 20 years ago, 

our firm has conducted hundreds of engagements throughout the U.S. and internationally with a focus on the 

development of fairgrounds, public assembly facilities, hotels and surrounding districts, urban renewal districts, 

and the broader real estate markets. The majority of this work is focused on planning, market and feasibility 

studies, economic and fiscal impact assessments, economic development, strategy development, tax analysis 

and projections, site selection, development consulting, developer and investor recruitment, as well as 

downtown and suburban development and redevelopment planning. Our expertise allows us to counsel clients 

on whether development is appropriate, and if so, what should be built, where it should be built, and how to 

finance and develop the project. Johnson Consulting is noted for providing straightforward opinions and will 

say ‘no’ if the project does not make sense. 

 

SANTA CLARA COUNTY FAIRGROUNDS | SANTA CLARA, CALIFORNIA 

Johnson Consulting in partnership with SWA, Group 4 Architects, and Economic & 

Planning Systems, and supported by a technical team of historic preservation architects ,  

civil engineers, and environmental, sustainability, and transport consultants, were 

retained by Santa Clara County to provide consulting services in relation to fairgrounds 

operations, land economics, and land use planning. The Santa Clara County Fairgrounds 

occupy 150 acres in southeast San Jose. While a portion of the site has been repurposed 

for residential uses, overall the site is underutilized, vacant, or used only for temporary 

purposes. In recent years, there have been multiple efforts focused on the revitalization 

of the Fairgrounds. The key objective of our study was to provide a common and agreed  

upon foundation of data and information associated with Fair operations, development potential of the existing site, and 

relative economic benefits of alternatives. Our study culminated in a comprehensive options assessment that reflected a 

thorough process of inclusionary input from community stakeholders.  Johnson Consulting Team Members/Roles: Charles 

Johnson-Project Executive and Project Manager; Ryan Johnson- Market and Economic Analysis; Sarah Emmerton-Financial Projections 

 

WESTWORLD ECONOMIC IMPACT ANALYSIS | SCOTTSDALE, ARIZONA 

The City of Scottsdale engaged Johnson Consulting to provide an analysis regarding the 

economic impact of events at held at the WestWorld property. Specifically, Johnson 

Consulting analyzed all of the economic impacts generated from event activity at 

WestWorld, as well as conduct surveys of patron and exhibitors from the four “signature 

events.” The analysis was very important in communicating the impact the loss (or gain) 

of a signature event may have on WestWorld. 

 

WestWorld is a nationally recognized equestrian center and special event facility, located in Scottsdale, drawing visitors 

from throughout the metro area, state, and region. The complex includes the 6,000+ seat Equidome, the 6,700+ seat 

Wendell Arena, other various smaller arenas, a 19-acre Polo Field, the 8,210-square foot Brett’s Barn, horse stalls, overnight 

RV facilities, and parking. The City of Scottsdale reacquired the management rights and assets to the facility in January 

1997. As a high-profile events complex in a then growing market, WestWorld exhibited characteristics that indicated a 

substantive economic impact.  Johnson Consulting Team Members/Roles: Charles Johnson-Project Executive and Project 

Manager 

http://www.scottsdaleaz.gov/westworld/facilities/equidome.asp
http://www.scottsdaleaz.gov/westworld/facilities/wendell.asp
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

ATIONAL AND AGRICULTURAL PAVILION | MOUNT PLEASANT, TEXAS 

Johnson Consulting was retained by the City of Mount Pleasant and other stakeholders to 

undertake a market feasibility study pertaining to a proposed Educational and Agricultural 

Pavilion to be developed along Interstate Highway 30 in Mount Pleasant, Texas . The 

proposed $65 million development will encompass 500,000 square feet of useable space,  

anchored by a fairgrounds and rodeo arena. A sports complex, focused on softball, will 

also be developed. The combination of these uses was on target with current and likely 

future industry trends at the time of our analysis and would create the critical mass to 

support an adjacent proposed waterpark, along with future multiple hotels and ancillary restaurant and retail space. The 

nexus of several equestrian-based industries, and a location within the heart of horse and sports country, make this a 

singularly unique environment. Johnson Consulting Team Members/Roles: Charles Johnson-Project Executive and Project 

Manager; Ryan Johnson-Operational Analysis; Sarah Emmerton-Research 

 

 

DEL MAR FAIRGROUNDS/RACETRACK | DEL MAR, CALIFORNIA 

Johnson Consulting and Economic & Planning Systems were retained by the 22nd District  

Agricultural Association (22nd DAA) to provide a comprehensive economic and fiscal impact 

analysis of the Del Mar Fairgrounds/Racetrack. The 340-acre Del Mar Fairgrounds is situated 

on the waterfront in north coastal San Diego County and owned and operated by the 22nd DAA, 

a State agency.  The Fairgrounds hosts more than 300 events per year, including the County Fair 

and the popular Del Mar race meets, attracting more than 3 million visitors annually. Previous 

studies have demonstrated that the Del Mar Fairgrounds/Racetrack generates broad economic 

benefits to its neighboring communities and the region of approximately $450 million per year 

while supporting approximately 5,000 permanent jobs.  However, how those economic benefits  

are distributed to individual jurisdictions including Del Mar and Solana Beach and the extent to which there are public 

service costs incurred by the affected jurisdictions has not been robustly evaluated. Accordingly, the key focus of our study 

is identifying the costs and revenues generated by the Fairgrounds and how they are distributed to the cities of Del Mar 

and Solana Beach. In-person and online surveys of hundreds of event attendees, exhibitors, vendors, and promoters 

formed the basis of our economic and fiscal impact calculations. Johnson Consulting Team Members/Roles: Charles Johnson-

Project Executive and Project Manager; Ryan Johnson-Market, Operations, and Economic Analysis;  Sarah Emmerton-Research and 

Financial Projections 

 

 

EXPO NEW MEXICO STATE FAIRGROUNDS | ALBUQUERQUE, NEW MEXICO 

Johnson Consulting, in association with the Genesis Group, was engaged by the 

Department of Finance and Administration and the New Mexico State Fair to provide an 

analysis of the Expo New Mexico State Fairgrounds. The report included key findings and 

potential land planning scenarios for the existing Expo New Mexico facility, a new 

equestrian center, and additional commercial development.  

The State of New Mexico was trying to address a capital improvement plan for the Expo 

New Mexico State Fairgrounds. The following questions were answered in our report: Can 

the Fairgrounds be improved at the existing site? Can a high quality Equestrian Center be 

accommodated on the site, while keeping and improving the fairgrounds? Can land area(s)  

be provided for commercial uses that can contribute to the improvement plan for the 

fairgrounds and Equestrian Center? Can enough resources be generated from a revised site plan to fully fund all aspects  

of the plan? The State of New Mexico accepted the findings of the land planning analysis and subsequently proceeded to 

implement Johnson Consulting’s recommendations. Johnson Consulting Team Members/Roles: Charles Johnson-Project 

Executive and Project Manager; Ryan Johnson-Market and Economic Analysis; Sarah Emmerton-Research and Financial Projections 
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

 

PROPOSED AGRI-BUSINESS EXPO CENTER | ST. JOSEPH, MISSOURI 

Johnson Consulting was retained by the Buchanan County Agricultural Expo Center Board to prepare a facility feasibility 

study for a proposed Agri-Business Expo Center in St. Joseph, Missouri. The vision was to create a multi-purpose venue, 

focused on agriculture and education that will act as a catalyst for economic growth in the local and regional economies.  

The Center will become an integral part of the established animal health corridor that extends from Manhattan, Kansas to       

Columbia, Missouri, with St. Joseph already finding its niche in the animal health   industry.  The preliminary proposal 

included a 28,800 Expo Center, a 6,000-seat Arena, and over 600 portable stalls. Additional features of the proposal include 

trailer parking next to barns; RV camp sites with facilities; compost sales; nature trails; environmental studies; gasoline, 

diesel and convenience store; near shopping, restaurants, hotel/motels; City bus service; and green space. 

Based on our assessment of the market opportunity for the proposed Expo Center, and analyses of competitive and 

comparable facilities, Johnson Consulting recommended that a larger Expo Center, incorporating a 50,000 square foot 

exhibition hall, could be supported within the proposed development.  Following on from our market and feasibility 

analysis, the next phase of the project involved developing building concepts, determining probable costs and a 

development schedule, and preparing a needs assessment and implementation plan. Together, these two phases of this 

study provided a solid foundation for advancing the project from an idea to a business plan that can be 

implemented.Johnson Consulting Team Members/Roles: Charles Johnson-Project Executive and Project Manager; Ryan Johnson-

Market and Economic Analysis; Sarah Emmerton-Financial Projections 

 

NORCO SPORTS & EQUESTRIAN CENTER | NORCO, CALIFORNIA 

Johnson Consulting was engaged by the City of Norco to prepare a preliminary market analysis for the Silverlakes  

Equestrian Park in Norco, California for a 122-acre development. The City proposed to develop the property into a 

premier equestrian and recreational facility through a public/private partnership. Johnson Consulting’s work included the 

following: Market analysis and strategies; Site evaluation and comparable venues; Demand factors, including non -

equestrian event; Competitive set and local market performance; and Hotel strategy and expenditure projections. Overall ,  

the proposed development encompassed 45-acres of grass athletic fields, intended for high profile equestrian competition 

fields for national and international jumping, equestrian shows and double as a tournament venue for various super-

regional sporting events. The development features eight synthetic grass athletic fields for both adult and youth soccer 

leagues and tournaments. A retail and hotel commercial area was also proposed for the site. Johnson Consulting Team 

Members/Roles: Charles Johnson-Project Executive and Project Manager; Ryan Johnson-Market and Economic Analysis; Sarah 

Emmerton-Financial Projections 

 

COLORADO STATE FAIR | PUEBLO, COLORADO 

Johnson Consulting was retained to provide an independent review and assessment of management and performance of 

the Colorado State Fairgrounds.  The 102-acre Fairgrounds is owned by the State of Colorado and operated by the 

Colorado State Fair Authority, which is tasked with producing the annual Colorado State Fair – an 11-day event that 

attracts around 500,000 visitors each year – and is also responsible for year-round operations of the Fairgrounds. The site 

is improved with 57 buildings, a number of which are available for rent outside of the Fair. It is this year-round incremental 

utilization of the Fairgrounds, and associated revenues and expenses that is the focus of our study.  Fairgrounds must be 

able to adapt to become more “modern”, being respectful of their heritage but also capable of embracing broader markets 

and urban populations. Revenues from the successful and profitable Fair are used to support year-round operations of the 

Fairgrounds. The Fairgrounds receives some State and local funding, although the amount of this funding has been sizably 

reduced in recent years. The Authority appointed a new General Manager, ideally positioning it to review historic 

operations and define a clear direction for the future of the Fairgrounds. Our report served to define strategies to assist 

the Fairgrounds in moving towards a breakeven operation on a year-round basis. Johnson Consulting Team Members/Roles: 

Charles Johnson-Project Executive; Ryan Johnson-Market and Economic Analysis; Sarah Emmerton-Financial Projections 
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

 

HPI ARCHITECTURE 

HPI Architecture has provided 41 years of continuous service to a variety of public and private clients. Services 

offered include facility programming, master planning, architecture, and interior design. HPI is dedicated to 

developing planning solutions which respond to your specific needs. We are committed to listening, to 

communication and to working closely and proactively with all project constituents. Our goal is to understand 

your needs and expectations so we may evaluate the alternative planning options which are inherent in any 

master, to find the solution which works best for you, reflecting your desires and emphasizing your values. 

 

ORANGE COAST COLLEGE FACILITIES MASTER PLAN | COSTA MESA, CALIFORNIA 

The Coast Community College District Facilities Master Plan,  

Vision 2020, comprised of facilities master plans for the Districts  

three Colleges, Orange Coast College, Golden West College and 

Coastline College, as well as the District Offices.  Vision 2020 

reflects and supports an updated Academic Plan and resulting 

Facilities Program, establishing a framework for implementation 

of campus construction priorities and strategies over a 13 year 

period (2011 through 2025).  

At each College, the plan was developed on the basis of extensive 

discussion and involvement of multiple stake holders including 

faculty, staff, students and administration. Input was collected  

throughout the process via electronic questionnaires as well as 

multiple open campus forums and focused work sessions.   

The Orange Coast College Facilities Master Plan focused on 

supporting a growing campus, replacement of aging and 

inefficient 1950’s buildings, improved wayfinding and definition of the campus core.  Some joint venture opportunities 

were further studied and defined after the plan was completed.  HPI provided an update to the Master Plan in 2015, which 

further studied the location and impact that student housing (800 1800 beds) will have to the campus as well as re-

identifying parking opportunities and community engagement facilities.  The Update was completed parallel to HPI’s 

Environmental Impact Report support during the CEQA Process.   Key Personnel:  Larry Frapwell – Principal-in-Charge 

and Project Manager, Megan Gaunce - Master Planner 

The Facility Master Plan addressed: 

• Existing building and site condition assessments 

• Vehicular access, parking and circulation analysis as well as solutions to the use of public transportation  

• Service and emergency vehicle access and circulation 

• Pedestrian circulation analysis and solutions including campus gateways and a hierarchy of pedestrian spines, 

walkways and paths 

• Definition of purposeful open space character and improvements to the campus core 

• Enhancement of academic zones  

• Facility projects including: Infrastructure, Demolition of existing buildings and improvements, 

Modernization and expansion projects, New facilities  

• Identification of site areas available for public / private enterprise and income generation  

• Implementation sequencing 

• Project budgeting including an analysis of the source and use of funds 
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

ORANGE COAST COLLEGE COMMUNITY PLANETARIUM | COSTA MESA, CALIFORNIA  

HPI was retained by the OCC Foundation to provide 

programming and a feasibility analysis for the design and 

construction of a new Planetarium facility on the Orange 

Coast College Campus. 

The resulting project is designed to house a 130 seat  

planetarium, Foucault pendulum, exhibit areas and staff 

support spaces. The Planetarium and Foucault are intended 

for use by K-12 students, the College and general public. The 

Planetarium, which contains both digital and star projection 

systems is designed to function as both a theatre (planetarium) 

and a large lecture hall. Consideration has been given to 3d 

projection and enhanced audio systems. Sited in the heart of the campus, this facility is intended to be an iconic statement 

which will stimulate and educate individuals of all ages and backgrounds in the exciting world of science.  

HPI conducted a series of program workshops including a wide range of stakeholders representing faculty from science,  

math, art, music and humanities programs; administrators; staff; and community representatives. The result of the 

workshops was a prioritized program. 

Subsequent conceptual design workshops addressed siting of the building including ease of public access, impacts on and 

connection to campus utilities/infrastructure, conceptual building and site design solutions, operational requirements,  

aesthetic considerations, building system options and definitions and development of a project budget and schedule.  

Graphic and narrative materials prepared by HPI have supported the Foundation’s fundraising efforts. HPI was 

subsequently retained to provide full A/E services. Construction will break ground Summer 2016. 

Key personnel: Larry Frapwell-Project Executive and Project Manager, Megan Gaunce- Programming 

 

VANGUARD UNIVERSITY FACILITY MASTER PLAN | COSTA MESA, CALIFORNIA 

HPI was retained by the University to develop a comprehensive Facility 

Master Plan addressing enrollment growth, changes in program offerings,  

the exterior campus environment, individual building sites, parking, 

pedestrian/vehicular and vehicular circulation and the general aesthetic of 

the University Campus.  The Master Plan which evolved was developed in 

a collaborative process involving the campus faculty, staff and 

administration, as well as the University Board. It outlines campus 

construction priorities and strategies through 2020. Key personnel: Larry 

Frapwell-Project Executive and Project Manager, Megan Gaunce-Planning 

The Facility Master Plan addressed:   

• Existing building and site condition assessments  

• Vehicular circulation, parking conditions and improvements including service and emergency vehicles  

• Pedestrian circulation  

• Campus edge gateway conditions and improvements  

• Open space character and improvements  

• Facility projects including:  Infrastructure; Demolition of existing buildings and improvements – 14 

buildings; Modernization and expansion projects – 9 projects; New facilities – 10 projects  

• Implementation sequencing and timeline  

• Architectural and open space/ landscape design guidelines 
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

SWA GROUP 

SWA is a world leader in landscape architecture, planning, and urban design. At SWA we plan with the 

responsibility to build, and we design within a strong planning framework that encompasses ecological, social, 

and economic insights. Buildings may come and go, land uses may change, but the patterns we create for cities 

and the land will stay. For nearly sixty years, for over 2,000 clients, this approach has produced distinctive 

communities, urban districts, neighborhoods, campuses, workplaces, parks, waterfronts, and resorts. It has 

supported the preservation of thousands of acres of open space, revitalized urban centers around the globe, 

and been recognized with hundreds of awards. 

We believe that a successful plan should be functional, aesthetic, and entirely suited to context. Our deep 

commitment to built projects—beautiful, sustainable, enduring—inspires a practical but visionary approach, 

one that is global in perspective yet finely tuned to the special character of each individual site. Our team and 

projects produce visionary plans and urban design concepts that can be built. For every client and throughout 

each stage of a project, we keep our eye on the prize—valuable, beautiful, high-performing places that start out 

strong and grow better over time. 

 

SANTA CLARA FAIRGROUNDS | SANTA CLARA, CALIFORNIA 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SWA provided master planning and place-making concepts for transformation of the 155-acre Santa Clara County 

Fairgrounds into a mixed-use neighborhood that will serve as a destination for the larger San Jose and Santa Clara County 

communities. Working as part of a multi-disciplinary team, we analyzed existing conditions, evaluated technical and 

operational issues, and developed a range of programs options that balance parks and amenities with fairgrounds event 

space and commercial, entertainment, housing, and other revenue-generating uses. Public participation, market analysis,  

and Fairgrounds operations served as a basis for a range of options, setting the stage for project design, permitting, and 

developer solicitation to follow. An extensive, multi-layered public engagement process involved the local community, 

stakeholders, businesses, and government partners to understand possibilities for ways to use the Fairgrounds property to 

best benefit the entire community. Historic County Fair traditions will provide inspiration for design concepts and visions. 

SWA Scope: Urban Design & Planning, Community Outreach, Site Analysis, Programming & Concepts. Key project  

personnel: Elizabeth Shreeve 
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

SOLANO COUNTY FAIRGROUNDS | VALLEJO, CALIFORNIA 

SWA provided community-based visioning and master planning services for the Solano County Fairgrounds, a 149-acre 

property located in Vallejo, California. Directing a multi-disciplinary team of economists, engineers, and architects, SWA 

developed the team’s original Solano360 Vision Plan into a comprehensive specific plan document addressing land use, 

infrastructure, phasing, and implementation for an entertainment-oriented, mixed-use development. The plan focuses on 

a central creek park and entry street while emphasizing sustainable design and water management to restore habitat and 

solve area-wide flooding problems. A revitalized “Fair of the Future” continues the 60-year tradition of the Solano County 

Fair with a new world-class exposition hall, demonstration farm, event lawn, and flexible open space. SWA Scope: Mixed 

Use Master Planning; Conceptual Design; Policy Development; Civic Engagement . Key project personnel: Elizabeth 

Shreeve 
 

 

GUTHRIE GREEN AND BRADY ARTS DISTRICT PLANNING | TULSA, OKLAHOMA 

SWA served as lead designer in 

the creation of a new urban 

park in the heart of Tulsa’s 

Brady Arts District. The project  

transforms a 2.7-acre truck 

loading facility into a 

community gathering space for 

artists, urban professionals, 

students, and visitors to this 

vibrant and emerging mixed-

use neighborhood. Gardens,  

fountain, outdoor stage, and multipurpose lawn offer opportunities for distinct and varied activities.  

  

The design supports a strong connection to nearby buildings, including a new TV station, museum spaces, artist studios, 

and a local theater. Green design approaches included repurposing the loading dock for a multi -purpose pavilion with a 

solar roof. Supported by public-private funding as well as ARRA and State Energy grants, the grid of 500-foot deep 

geothermal wells will provide heating and cooling for adjacent buildings, offsetting the need for traditional energy sources.  

SWA Scope: Master Planning; Landscape Architectural Design; Civic Engagement. Key project personnel: Elizabeth 

Shreeve 
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

References  

 

JOHNSON CONSULTING 

 

County of Santa Clara 

 

Santa Clara County 

Fairgrounds Options Analysis 

Mr. Glenn Williams 

Assistant Development 

Manager 

glen.williams@ceo.sccgov.org 

408-299-5164 

 

Buchanan County 

Agricultural Business Expo 

Center 

 

Agri-Business Expo Center 

Feasibility Study / Validation 

Study 

Ms. Sharon Cornelius 

President & CEO 

sharon@agexpocenter.org 

816-273-0590 

 

City of Surrey 

 

Cloverdale Fairgrounds Trade 

& Exhibition Center 

Mr. Scott Groves 

Civic Facilities Division 

sgroves@surrey.ca 

604-590-7222 

 

Colorado State Fair 

 

Fair Analysis 

Ms. Sarah Cummings 

General Manager 

sarah.cumming@state.co.us 

719-404-2015 

 

HPI ARCHITECTURE 

 
Orange Coast College 

 

Richard T. Pagel, Ed.D. 

Vice President, Administrative 

Services 

Orange Coast College 

1370 Adams Avenue 

Costa Mesa, CA 92626 

(714) 438-4673 

Rpagel@occ.cccd.edu 

 

Andrew Dunn 

Vice Chancellor of 

Administrative Services 

1370 Adams Avenue 

Costa Mesa, CA 92626 

(714) 438-4611 

adunn@mail.cccd.edu 

 

Jerry Marchbank 

Director, Facilities/Planning 

1370 Adams Avenue 

Costa Mesa, CA 92626 

(714) 438-4673 

JMarchbank@mail.cccd.edu 

 

Vanguard University 

 

Michael Beals, President 

(714) 966-5480 

officeofthepresident@vanguard.edu 

 

Tim Young 

Vice President for Student Life 

(714) 966-5487 

officevpsa@vanguard.edu 

SWA GROUP 

 

Solano County Fairgrounds 

Vision Plan 

 

Bernadette Curry 

Deputy County Counsel, 

Solano County 

675 Texas Street, Suite 6600 

Fairfield, CA 94533 

(707) 784-6151 direct 

bscurry@solanocounty.com 

 

Santa Clara County Fairgrounds 

Vision Process 

 

Glen Williams 

County of Santa Clara, Office of 

the County Executive 

70 West Hedding Street 

East Wing 11th Floor 

San Jose, CA 95110 

glen.williams@ceo.sccgov.org 

408-299-5164 

 

Guthrie Green and Brady 

Arts District Streetscape 

 

Ken Levit, Executive Director 

George Kaiser Family 

Foundation 

7030 South Yale, Suite 600 

Tulsa, OK 74136 

(918) 392-1612 

ken@GKFF.org 

mailto:sharon@agexpocenter.org
mailto:sgroves@surrey.ca
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Experience, Qualifications, and Availability of Bidders Team Members 

Key Personnel 

JOHNSON CONSULTING  

The key professionals presented in this response from Johnson Consulting have dedicated their careers to the 

public assembly industry.  They are expert in areas that include feasibility, financial analysis, operational analysis, 

business planning, and economic and fiscal impact projections. 

Charles H. Johnson, IV 
President and CEO:  Project Executive 

Charles H. Johnson is a nationally recognized real estate consultant with 30 years of experience in the general 

real estate, hospitality, convention, and sports consulting fields. He is an active member of DMAI, IAVM and 

serves on Florida State University’s Real Estate Foundation Board, where Charles earned his undergraduate 

degree and MBA. Prior to forming Johnson Consulting, he was National Director of KPMG Peat Marwick’s 

Convention, Sports and Hospitality Consulting practice. He worked with Laventhol and Horwath’s hotel 

consulting division and worked as an employee of two real estate development firms.  

Charles has worked on hundreds of fairground studies, master plan work and consulting assignments in the 

U.S., Canada and abroad. Most recently, Charles worked on a operational study for Del Mar Fairgrounds, a 

master plan for a fairgrounds in Laramie County, WY, and Sioux Center, Iowa as well as a management 

consulting, market and financial feasibility analysis of a proposed mixed-use development at the existing Mid 

South Fairgrounds in Memphis Tennessee, an assessment of a hotel that was developed at Kentucky Horsepark, 

a land use plan for Expo New Mexico State Fairgrounds in Albuquerque, New Mexico, and a long-range plan 

for the Big E fairgrounds in West Springfield, Massachusetts. He also conducted economic and fiscal impact 

analyses for WestWorld in Scottsdale, Arizona, the Canadian National Exposition in Toronto, Canada, Oregon 

State Fair and Exposition Center in Salem, Oregon, and the Norco Sports and Equestrian Center in California. 

Charles is currently leading a multi-disciplinary team in a long-range options analysis for the Santa Clara County 

Fairgrounds in San Jose, California. He is also working on an analysis of the Colorado State Fair. 

Mr. Johnson frequently shares his experience and industry knowledge at industry association events across the 

world.  He is actively involved in Destination Marketing Association International, Urban Land Institute, and 

the International Association of Venue Managers. 

 

Charles graduated from Florida State University with an undergraduate degree in business and received his 

MBA from Florida State in 1981, with an emphasis in finance and real estate. 
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Ryan Johnson 
Managing Director 

Ryan Johnson joined Johnson Consulting in 2005 and studied International Studies and Finance from the 

University of Denver and specializes in finance and business management. Prior to working with Johnson 

Consulting, Ryan was a line-producer for a leading commercial production company in Los Angeles and New 

York, where he worked with major advertising companies on campaigns for international brands, such as YUM! 

Brands, Proctor & Gamble, Hyundai, and others. This experience taught Ryan how to effectively manage client 

relationships, operate on or under budget and complete projects within compressed timelines. 

Ryan has extensive experience in performing management consulting studies and conducting market and 

feasibility analyses for fairgrounds, civic centers, exhibition venues, hospitality, sports, and mixed-use 

developments. Most recently, Ryan managed the master plan process for an expansion to Volusia County 

Fairgrounds in Florida; and conducted a highest and best use analysis for Expo New Mexico, the State’s 

fairground venue. Ryan also led the firm’s efforts for the expansion analysis relating to Stanley Park Fairgrounds 

in Estes Park, Colorado, and an analysis of a proposed convention center and hotel in Uintah County, Utah 

that will help formalize the Western Park Fairgrounds and provide additional event space for their customers. 

He most recently worked on an event impact study for Del Mar County Fairgrounds in Colorado, and an 

operational review and facilities study for the Colorado State Fair. 

He is active in industry associations that include the International Economic Development Council, 

International Association of Venue Managers, and the Urban Land Institute.  

 

Sarah Emmerton 
Research Director 

Sarah Emmerton joined Johnson Consulting in 2010 after working in London as a regeneration analyst with a 

local authority. Prior to that, Sarah worked as a real estate analyst and consultant with a strategic real estate 

consulting firm in Melbourne, Australia. She has experience working across a range of different real estate 

markets, on a variety of projects completed on behalf of both public and private sector clients. 

At Johnson Consulting, Sarah specializes in market and financial analysis for convention, hospitality, and real 

estate projects, with a particular focus on multi-purpose venues, fairgrounds, convention and conference 

centers, and hotels. She leads the firm in market research, case study development, and consumer and customer 

survey analysis. Her background in urban planning equips her with a sound understanding of how to apply the 

principles and practices of strategic planning to undertake projects that best respond to a community’s needs 

and maximize the benefits for the local, regional and national economies. Sarah also has extensive experience 

in the use of GIS as an analytical tool. 
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Most recently, Sarah completed market and financial feasibility studies for a proposed multi-purpose venue at 

a fairground in Surrey, British Columbia; a proposed Ag-Expo Center in Buchanan County, Missouri, a 

proposed Education and Agriculture Pavilion in Mount Pleasant, Texas; and a proposed multi-purpose events 

center at Gallia County Youth Fairgrounds in Gallipolis, Ohio. She is currently working on a master plan and 

operations study for the Santa Clara County Fairgrounds, and an event impact study for Del Mar County 

Fairgrounds in California. 

She is active in industry organizations that include: The Urban Land Institute and Destination Marketing 

Association International. Sarah graduated from The University of Melbourne, Australia, with a degree in urban 

planning and development. 

 

 

HPI  

Lawrence Frapwell, LEED® AP 
Principal in Charge / Architect of Record  

Mr. Frapwell has 39 years of professional experience in programming, architecture and interior design of 

California projects with a focus on southern California.  As President and Principal, Mr. Frapwell leads the firm 

and has been actively involved in all of HPI’s work at Orange Coast College, including the Master Plan and 

Community Planetarium.  He is also currently leading the master plan work for Vanguard University. His 

experience includes guiding clients through interactive architectural design, programming and planning 

sessions, working with project committees with diverse representation, and presentation to Boards and public 

agencies. Mr. Frapwell graduated with a Bachelor of Architecture from California-Polytechnic State University 

San Luis Obispo, California and is a registered architect and LEED accredited professional. 

 

Megan Gaunce 
Director of Pre-Design Services / Outreach  

Ms. Gaunce has 7 years of professional experience working with California clients, with much of her experience 

focused on master planning and programming.  Megan works with the user group(s), community, stakeholders, 

administrators and facilities staff in the development and documentation of the master plan.  Megan brings 

strong communication and organizational skills to the team.  At Orange Coast College she has served in an 

active role on the Facilities Master Plan and Community Planetarium.  At Vanguard University, she is currently 

a lead planner for their master plan. Megan graduated with a Bachelor of Architecture from California-

Polytechnic State University Pomona, California and is a registered architect. 
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SWA GROUP 

Elizabeth Shreeve, AICP, ASLA 
Principal / Planner  

Since joining SWA in 1984, Elizabeth has focused her practice on urban infill and revitalization, community 

and campus planning, public outreach and communications. On mixed-use and open space projects in the US 

and overseas, she works closely with multi-disciplinary teams and public and private clients to translate physical 

and cultural factors, programming and policies into strategies for implementation. Recent projects include San 

Francisco Presidio Strategic Land Use & Site Design, Santa Clara County Fairgrounds Vision Process, Solano 

County Fairgrounds Visioning and Specific Plan, and Brady Arts District Streetscape in Tulsa, Oklahoma. 

Elizabeth’s recent speaking engagements for ULI, ASLA, USBGC, Housing California, and APA address best 

practices for achieving health, resiliency, and sustainable outcomes through design of urban environments.  

Elizabeth is a certified Planner and holds a Master of Landscape Architecture from Harvard Graduate School 

of Design as well as a Bachelor of Arts cum Laude in Geology from Harvard College.  

 

 

Ashley Langworthy, AICP 
Associate / Planner / Landscape Architect 

Ashley’s professional passion lies at the intersection of urban design, programming and strategic planning, and 

landscape architecture. Ashley brings to her professional work a longtime concern for sustainability and 

community design. She has been active in sustainable development policy in San Francisco for many years, she 

is on the City San Francisco’s Market Street Advisory Committee, and she received her LEED certification in  

2006. Ashley joined SWA in 2007 and has focused her work on community-oriented urban design and large 

scale landscape infrastructure projects. In addition to her design capabilities, Ashley has extensive project 

management experience overseeing complex projects with multiple consultants and significant community 

outreach. Ashley received her Master of Urban Planning from Harvard University Graduate School of Design 

and a Bachelor of Arts in Environmental Science/Economics from Tufts University.  
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WORK PLAN   

Our Team’s Work Plan will provide the global assessment, critical information and input for long- and short-

term decision-making by the Board of Directors of the 32nd District Agricultural Association (“District” or 

“Client”). Developing a Strategic Plan and Master Site Plan (MSP) for a major civic asset like the OC Fair and 

Event Center (“OCFEC”) demands a highly collaborative process, requiring a significant time commitment 

and input from a variety of constituent groups.  

 

Our team, led by fairground and real estate economic experts, brings a strategic, creative, multi-disciplinary 

team to produce a comprehensive vision incorporating facilities analysis, listening-based community outreach, 

and environmentally sensitive master plan solutions. Consistent with the RFP, our Work Plan will create a 

Strategic Plan and Master Site Plan within a spirit of inclusion. Based upon the tasks set forth in the RFP, our 

work will encompass the following elements: 

 

1. Project Initiation & Existing Conditions Review, 

2. Facilitation of Internal Stakeholder Assessment Sessions, 

3. Facilitation of Inclusionary Community Involvement, 

4. Definition and Evaluation of OCFEC Operations and Needs, 

5. Vetting of Business Opportunities, 

6. Strategic Plan Development, 

7. Finance Plan & Projections,  

8. Master Site Plan Development, and 

9. Economic & Fiscal Impact Analysis 

Our methodology for each of these tasks and corresponding deliverables is described in detail as 

follows. 

TASK 1 – PROJECT INITIATION & EXISTING CONDITIONS REVIEW 

TASK 1.1 – PROJECT DEFINITION 

The Consulting Team will meet with District Representatives to expand on and prioritize the 

assembled groups’ stated key goals and objectives, develop clear lines of communication, gather 

related documents, review project methodology, and conduct initial fieldwork.  Tasks to be performed 

include: 
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 Gather, review, evaluate, and organize existing background information related to the project, including 

prior research and analyses that have been conducted by, or for, the Client, so as to understand current 

plans for development as well as constraints present on the site and the history of planning initiatives 

for the OCFEC. Documents to be gathered include the existing Master Plan and EIR (2003), the 

Organizational Needs Assessment (2014), and other site plans, title reports, engineering and soils 

reports, traffic studies, development proposals, and City of Costa Mesa zoning and permitting 

processes.   

 Refine a Community Outreach Strategy with the Client, making best use of the SWOT analyses 

conducted as part of the Organizational Needs Assessment and input received during previous 

community engagement. The purpose of this task is to establish dates and content for 

workshop/exercises with internal and community stakeholders. See Task 3.1. 

 Identify appropriate contacts and resources necessary to ensure complete review and assessment of 

issues and specific data. 

 Establish deadlines for deliverables, presentations, and regular updates on the progress of the research 

and planning.  

 Meet with and interview the OC Fair and Event Center Manager to discuss the venue’s history, 

achievements, issues, and goals. 

 Inventory the meetings, event, and hotel offerings in the area. 

 Tour the OCFEC and surrounding area and assess natural factors (topography and drainage patterns; 

trees cover and vegetation; and sensitive environmental factors) and planning/social factors (zoning, 

easements, and special districts; neighborhood context; parcel configurations and relationships to 

surroundings; access and site circulation; existing development including facilities and outdoor uses; 

visual character; utility corridors and constraints; and recreation and open space issues). 

 Summarize significant data from the above to indicate the development, landscape and environmental 

opportunities and limitations of the OCFEC property. 

 As appropriate, meet with representatives from the various agencies with jurisdiction to gain 

information on critical environmental and historical issues and other requirements that could impact 

future project schedules and work products. 
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TASK 1.2 – ASSESSSMENT OF EXISTING CONDITIONS AND CAPACITY REVIEW 

The Team will inventory and assess the condition of all facilities currently located at the OCFEC in order to 

identify unmet needs, facilities that have become non-competitive, and, ultimately, the opportunity that may 

exist for new or upgraded facility offerings. Among the factors to be considered: 

 Current conditions and functionality of existing facilities, including indoor and outdoor spaces. This 

will include a high level visual inspection of existing buildings and review of information provided by 

the Client. 

 Current operations and finances, organizational structure, existing tenancies, contracts and obligations. 

 Historical overall utilization of the OCFEC, including the number and type of events, attendance, 

satisfaction of users, lost business, impact to community. 

 Current programming and relative level of events at the facilities versus other comparable facilities 

and/or expectation, marketing and promotion initiatives. 

 Historical finances, profit and loss statements, required funding subsidies, and sources of revenues that 

have been used to pay for operations and capital costs.  

 Public support, operating and/ or otherwise. 

As it relates to the broader market and to focus in on opportunities and needs for fairgrounds’ facilities and 

uses on the current site, we will provide an analysis of conditions such as: 

 Economic impact of the OCFEC on the City of Costa Mesa and the State of California, if appropriate 

for grant requests.  

 Population, demographics, household income and other characteristics of Orange County that are 

relevant to the successful operations of the OCFEC and other events and activities within potential 

market areas. 

 Orange County’s existing position in the state, regional, and national agricultural markets and its ability 

to expand its event and general tourism markets, translated into a realistic assessment of the County’s 

strengths, weaknesses, opportunities, and threats. 

TASK 1.4 – PREPARE REPORT DELIVERABLE 

At the conclusion of this task, we will provide summary notes and an Existing Conditions Report to the MSP 

Committee and Executive Management Team for their review and distribution to other Stakeholders, as 

appropriate. 

Completion dates: 6 weeks from Authorization to Proceed 

TASK 2 – FACILITATION OF INTERNAL STAKEHOLDER ASSESSMENT SESSIONS 

TASK 2.1 – INTERNAL STAKEHOLDER WORKSHOPS  

Our approach to facilitating the Internal Stakeholders participation will be accomplished by the following tasks. 
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 Work sessions and brainstorming exercises using planning tools that enable participation both in the 

sharing and assessment of the stated needs, wants and priorities of the OCFEC, 

 Small focused interviews with Internal Shareholders to gather information/ data, 

 A series of regularly scheduled meetings with the MSP Committee, Executive Management Team and 

other Internal Stakeholders to confirm goals, objectives and principles for the project; review initial 

findings and the observations; and vet planning concepts and alternatives as they evolve, 

 Regular progress reporting by the Consulting Team on all aspects of intermittent progress, final 

findings, and evolving considerations and recommendations throughout the process. 

 Written updates, as appropriate. 

TASK 2.2 – PREPARE REPORT DELIVERABLE 

We will prepare a detailed Internal Stakeholders Needs & Wants Assessment Report based on the input from 

the numerous Internal Shareholders’ workshops and meetings for feedback, discussion and revision, as 

requested. The report will emphasize utilization of the internal assessment into overall planning of the OCFEC 

Board of Directors.  

Completion dates: January 16, 2017; Board of Directors Presentation—January 27, 2017 

TASK 3 – FACILITATION OF INCLUSIONARY COMMUNITY INVOLVEMENT 

TASK 3.1 – DEFINE INCLUSIONARY PROCESS FOR COMMUNITY INVOLVEMENT  

An effective interactive process must include not only listening and fair consideration of ideas and opinions, 

but also communicating back what was heard. Our participation methodology for the project involves the 

following steps: four (4) days maximum of community workshops (and/or a series of smaller group meetings 

with several interest groups) during the process in order to solicit input and feedback; build understanding and 

support for the Plan recommendations; and strengthen the relationships and partnerships that will successfully 

carry the project forward through implementation.   Our four community outreach and stakeholder sessions 

will be conducted as follows: 

 At this initial workshop day, our team will provide an orientation of the project background and 

process, including a summary of existing facilities inventory and site analyses, and select examples of 

comparable projects where we have worked. We will solicit input on the community’s values, which 

will be incorporated into the criteria used to evaluate options as they are developed. We will also ask 

about the community’s needs, wants and priorities for current and potential future activities and 

amenities at the OCFEC.   

 Following initial development of OCFEC Master Site Plan studies, we will report back on options for 

the future planning of the OCFEC and the next steps in the planning and implementation process.   

At this time we will seek additional community input on the planning options. 
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 Following further revision and development of OCFEC Master Site Plan studies, we will report back 

on the highest-ranked option for the future planning of the OCFEC and the next steps in the planning 

and implementation process.   At this time we will seek additional community input on this option. 

 Once the master site plan is finalized, we will present the plan to the community.   

We have used this strategy successfully to maximize outreach and input in other communities. Each iterative 

phase of the process will include one day-long multiple in-person event and communication formats including: 

 Community and stakeholder workshops and focus groups; 

 Drop-in open houses, scheduled in conjunction with and directly preceding the town hall meetings, in 

which project team members facilitate informal discussions at different topic stations; and  

 A social media strategy not only to build awareness of outreach events, but also to engage community 

members in an online dialogue about the OCFEC planning project. We have done this successfully in 

other communities where we used platforms such as Twitter, Facebook, Spotmojo, and Civinomics to 

create a conversation with diverse community members outside of the in-person engagement events.  

TASK 3.2 – COMMUNITY STAKEHOLDER IDENTIFICATION  

The Team will, in collaboration with the Client, identify a comprehensive and inclusive list of community 

stakeholders to engage in the iterative engagement process. (See 3.1 above.) Goal is to solicit wants and needs 

for the OCFEC and fosters a shared sense of authorship of the new Strategic Plan and Master Site Plan. Key 

to developing a widely supported approach will be establishing a process for clear, transparent and inclusive 

communication to the broader public/ community. Identified shareholders, if appropriate, to invite for various 

outreach activities may include the following:  

 Centennial Hall Foundation volunteers 

 Site neighbors (e.g., Orange Coast Community College, Vanguard University, Davis Elementary 

School, Costa Mesa High School, local residents, local merchants) 

 Animal breed and training societies 

 Cultural events (e.g., Fiesta Del Charro) 

 Service and activity societies (e.g., Orange County 4-H Club, Boy Scouts, Girl Scouts) 

 Focused interest groups (e.g., California Native Plant Society, California Organic Gardening Club) 

 Sports/activity groups, Professional and Amateur Motor/Cross Racers 

 Advocacy groups (Big Brothers Big Sisters; California Coalition for Youth) 

 Event organizers (e.g., World Class Shows, Extreme Sports Productions) 

 Current/potential public and private sector partners (e.g., Chamber of Commerce, CVB) 
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TASK 3.3 – PREPARE REPORT DELIVERABLE 

We will prepare a Community Outreach Report summarizing the input of the various four different public 

outreach efforts to the Executive Management Team and Master Site Plan Committee, and other Stakeholders, 

for feedback and discussion for utilization in overall planning.  

Completion dates: Summary of Findings- April 10, 2017; Board of Directors Presentation—April 27, 2017 

TASK 4 – DEFINITION AND EVLUATION OF OCFEC OPERATIONS AND NEEDS 

This task will result in a full operational review for the existing fairgrounds and help inform the Team about 

prospective venue related uses in the future. The work will be led by Johnson Consulting, a firm that has 

extensive fairgrounds operating experience.   

TASK 4.1 – STRATEGIC RECOMMENDATIONS FOR OPERATIONS 

Based on the results of the previous work steps, while continuing to engage the various Stakeholders to assure 

their ongoing involvement in the planning process and that their needs are considered in any recommendations, 

we will: 

 Assess the potential for OCFEC operations to be able to grow attendance and revenue, cover all of its 

own costs, and meet the needs of the venue’s various Stakeholders over the long term;  

 Identify strategies, activities, and operational changes that can result in either cost savings or revenue 

enhancement in the short run, independent of decisions regarding a long-term master plan. 

TASK 4.2 – PREPARE REPORT DELIVERABLE 

We will prepare a memo summarizing the findings of our operations analysis with recommendations as 

applicable. 

TASK 5 – VETTING OF BUSINESS OPPORTUNITIES 

This task will produce a report containing a summary of independent business cases for future uses/ initiatives 

of the OCFEC based upon vetted business ideas, opportunities and findings. The Team’s work will stem from 

a thorough understanding of background data, community input, operational and facilities optimization, market 

demand, and the District’s guiding principles; thereby translating community-based programming and 

operational strategies into physical placemaking that serves the District for generations to come.  

The planning process will include evaluation of local market demand to formulate and evaluate business 

opportunities/ ideas, alternative approaches to existing and/ or proposed uses, relationship of uses, phasing, 

and integration of existing activities. 

TASK 5.1 – MARKET AND DEMAND ANALYSIS  

The methodology we propose to assess market demand and estimate overall performance for each 

business sector is outlined below:  

Market Demand and Supply Analysis  We will analyze pertinent economic, demographic, and market factors 

that impact land use, business expansion, and space utilization within the area surrounding the site which could 
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contribute to overall planning opportunities. This analysis will focus on key economic and real estate issues 

such as market demand and supply conditions and includes a trade area analysis of retail/entertainment (not 

including fairgrounds), office, residential, and others. The goal is to provide a comprehensive understanding of 

market conditions for the overall site. 

Estimated Market Performance Based upon our analysis of market demand and our recommendations 

outlined in the preceding work steps, we will address the market performance of the indicated uses. For each 

specific use, we will also profile operating expense information based upon information gathered and 

summarized in preceding tasks, as well as general information provided through industry resources and other 

credible secondary sources of information. 

Cash Flow Analysis  From the results of the estimated market performance of potential additional/ alternative 

business uses, which are the supporting mechanisms for pricing, performance, operating, and cost assumptions, 

we will prepare comprehensive cash flow analysis. 

The demand profile, current cost structures, and data from existing operations as well as comparable facilities 

will be used to model the operating revenues and expenses of the proposed uses. Johnson Consulting has 

modeled numerous similar fairground facilities and will draw on its experience with these facilities. Projections 

will extend over a 10-year period.  

Economic and Fiscal Impact Analysis Each aspect of the business model will be added to the market. The 

procedures for the Economic and Fiscal analysis are described in the specific task requested in the RFP in Task 

9, below.  

TASK 5.2 – JUSTIFICATION/ P&L FOR EACH BUSINESS CASE 

We will work with the MSP Committee to develop a justification analysis for the District on the advantages 

and/or disadvantages of the OCFEC relative to certain uses. We will develop a P&L and opportunities-and-

constraints diagrams based on information obtained and review of the various business case initiatives 

proposed.  

TASK 5.3 – PREPARE REPORT DELIVERABLE 

Based on the Market Demand Analysis, we will research and report on the opportunities/ideas for planning 

and future business case uses of the OCFEC, as well as constraints. The Business Case Report will include 

business cases for uses of whatever portion of the venue is not needed for the OC Fair, Centennial Farm, 

Pacific Amphitheatre, Imaginology, Heroes Hall, and the other anticipated current programmed events and 

community-based activities, and will include rough schematic drawings of at least three (3) possible alternative 

facility and/or land use configurations for possible business initiatives, including their relative strengths and 

weaknesses. It will be both qualitative and quantitative, providing approximate market value estimates for what 

alternative business use can generate as potential ground rent to the District, for the area considered for new 

initiatives.  
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TASK 6 – STRATEGIC PLAN DEVELOPMENT  

TASK 6.1 –CONCEPTUAL PROGRAMMING & OPTION DIAGRAMS 

The OCFEC Master Site Plan project calls for a establishing a place to celebrate Orange County’s communities, 

interests, agriculture and heritage, with meaningful, cost effective outcomes that justify expenditure of 

resources. The process must look to future opportunities for education, technology and community interaction 

while remaining “grounded” in physical and budget realities. 

Site programming and conceptual options will bridge the gap from stakeholder engagement to strategic 

planning. To that end, our team will prepare up to three conceptual options for site uses, integrating specific 

elements and upgrades garnered from outreach efforts. The options will describe theme-based scenarios for 

built facilities and outdoor spaces in the form of “bubble” diagrams, each including a brief written and statistical 

summary of proposed uses (including acreages and extents) and a rough assessment of costs/benefits. The 

concept diagrams can be used for the Options Workshop/Meetings described above.  

The concept planning process will incorporate evaluation of local market demand to formulate and evaluate 

alternative approaches to uses, relationship of uses, phasing, and integration of existing activities. Specifically, 

the concepts will help to determine if market driven programs can be supported on-site, determine to what 

extent the program complies or derives from current zoning and land use requirements, and delineate how the 

project might be phased to mitigate cost of development and maximize return.  

The concept diagrams will delineate the following: 

 Definition of overall land uses. 

 General location, density, character and extent of each potential land use. 

 Reuse of existing Fair facilities and proposed new facilities. 

 Vehicular circulation systems, major access points, and parking areas.  

 Recreation, open space and natural resource relationships. 

 Major community facilities including recreation and open space. 

 Major planting areas and plant massing. 

 Relationships to adjacent uses. 

 Initial evaluation of environmental impacts, based on information derived from existing environmental 

review documents and studies 

 Generalized statistical data on acreage, densities, yield, phasing. 

TASK 6.2 - DRAFT STRATEGIC PLAN 

The conceptual site programming and diagrams will support development of a Draft Strategic Plan. As the 

culmination of the previous tasks, workshops and stakeholder meetings and events, the plan will provide a 

guide focused to achieve OCFEC’s unique business goals and objectives - its Vision, Mission Statement, critical 
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success factors, strategies and actions for objectives, and a prioritized implementation timeline for both short-

term and long-term growth and improvement opportunities.   

As further refinement of the planning scenarios, the Plan will delineate OCFEC’s needs within the plan’s 

previously determined context, both internal and external, according to the District’s long-term objectives, 

based upon the District’s allocated resources where they will provide the most benefit, playing upon its 

strengths. A synthesis of the following issues will be instrumental to the Plan’s success: 

 Strategy for Specific High-Level Strategic Opportunities: Realistic, Implementable and Trackable 

 Environmental Impact Criteria 

 Financial Strategies - Cash Flow Based 

 Policy Recommendations/ Milestones for Plan Priorities 

TASK 6.3 – PREPARE REPORT DELIVERABLE 

Working in conjunction with Executive Management, along with key Management Support, the Consulting 

Team will develop drafts, as needed, and a final three-year OCFEC Plan. The report will incorporate the 

concept diagrams and programs. 

Completion dates: June 19, 2017; Board of Directors Presentation—June 29, 2017 

TASK 7 – FINANCIAL PLAN & PROJECTIONS 

This Task commenced in Task 5 and will be finalized in this Task (Task 7). It will consider the initial work done 

by all parties and will result in finalized financial projections, considering revenue, expenses and profit from 

each business element as well capital improvement assumptions prepared by HPI.  

Based on the market data and demand projections, working closing with the Executive Management Team and 

the Audit Consultant, the Consulting Team will prepare a 10-year operating pro forma for the proposed 

OCFEC initiatives discussed in the previous tasks. The model will list all revenues and fixed and variable 

expenses in line-item detail throughout the period of the projection, and include data for each individual type 

of business use initiative.  

The analysis will document OCFEC’s approach to delivery of services, such as staffing, food and beverage, 

parking, and other major line items affecting the operation, thus providing the District with a clear 

understanding of how the initiative will earn and spend money, fit into the broader operations of the OCFEC, 

and what the expected financial picture will be at the end of each year. To the extent that public dollars are to 

be used to support operations, capital improvements, or other items, these sources will also be considered and 

integrated into the financial analysis.  

We will also offer a specific discussion regarding revenue sources that are available to public assembly facilities, 

including benefactor naming rights and other specialized revenue streams, such as advertising, and based on 

market conditions.  

The Team will outline potential funding sources that could be considered for the proposed OCFEC business 

initiative, as well as for ongoing operating support, that will consist of a detailed analysis for each option. These 

approaches may include private investments, incentives, sales, meals and room taxes, Tax Increment Finance 
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Districts, revenue bonds, empowerment/enterprise zones, tax-exempt bonds, and taxable bond revenue 

streams, among other tools.   

TASK 8 – MASTER SITE PLAN DEVELOPMENT 

This task will produce a Master Site Plan Report containing summary of key findings and initial 

recommendations for planning and future use of the Fairgrounds. Our recommendations will stem from a 

thorough understanding of background data, community input, operational and facilities optimization, market 

demand, and the OCFEC mission, thereby translating community-based programming and operational 

strategies into physical place-making that serves the County for generations to come.  

The master site planning will include evaluation of local market demand to formulate and evaluate alternative 

approaches to uses, relationship of uses, phasing, and integration of existing activities. 

The cohesive development of a comprehensive, data-driven, visionary MSP will be the culmination of the well-

established fluid exchange of information (data) and ideas from the Internal and Community Stakeholders 

which will empower the 32nd District Agricultural Association’s Board of Directors to make the most informed 

decisions regarding the future of how OCFEC will fulfill its Mission Statement: “Celebration of Orange 

County’s Communities, Interests and Heritage.” 

TASK 8.1 – MASTER SITE PLAN 

Following the Options Workshop/Meetings, and based on additional input from internal and community 

stakeholders, we will prepare a Master Site Plan with initial recommendations for future use of the OCFEC site 

and facilities.  

Our team’s approach to physical master planning will stem from an understanding of local conditions and an 

intimate relationship with the site, including topography, drainage, existing uses, relationship to surroundings, 

and the social context of human activities. It will incorporate sustainable, low impact development techniques 

that will allow a more intensified program of uses to “sit lightly” on the land. The master plan will be suitable 

as a basis for detailed site planning and entitlement processing to be conducted as part of a future contract. 

The master planning process will translate community-based, evidence-driven programming and operational 

strategies into physical place-making. This will include alternative land use concepts that describe different 

approaches to uses, relationship of uses, phasing, and integration of existing activities. 

 Establish zones for County Fair and other major events, active and passive open space, neighborhood and 

community destinations and recreation, and economic “drivers” including an optimized mix of new infill 

development. 

 Integrate usable buildings and outdoor spaces that will provide efficiency and serve as high-functioning 

venues for community activities. 

 Address site drainage through sustainable system integrated into the roadway and open space network.  

 Incorporate sustainable landscape strategies and a multi-purpose open space system. 

 Design for walkability and interconnected urban form and compact relationship of complementary uses.  
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Work Plan, Approach, Methodology, Availability 

 Create possibilities for a hierarchy of circulation, entry, identity, and image for key landmarks, with more 

private or support uses buffered and served by more minor roadways. 

TASK 8.2 – PREPARE REPORT DELIVERABLES 

The Consulting Team, in conjunction with the Executive Management Team and Key Management Support, 

and Master Site Plan Committee, will prepare drafts and a final fully documented 10-Year OCFEC Master Site 

Plan that addresses the best options for the District and addresses all of the key issues and planning process 

listed in your RFP. A presentation will be made to the full Board of Directors for review prior to 

implementation.  

Completion dates:  October 9, 2017;   

Board of Directors Workshop—October 26, 2017;  

Final Board of Directors Approval—November 16, 2017 

 

TASK 9 – ECONOMIC AND FISCAL IMPACT ANALYSIS (OPTIONAL) 

This Task commenced in Task 5 and will be finalized in this Task (Task 9). It will consider the initial work done 

by all parties and will result in finalized economic and fiscal impact analyses considering the developed business 

and masterplan. Our Impact approach is described below.  

To the extent that state and local governments will be participating in the project, part of the return is measured 

in economic benefits of the project. For this project, it may be important to determine where impacts would 

occur, as this data can be used to advance the project through the public review and approvals process. It may 

also be helpful in obtaining final funding grants and ongoing operating support by communicating how the 

project can help drive demand to the area, how much employment will occur and how much tax revenue will 

be generated. As such, for this analysis, we will: 

 Use the most recent ExPact survey, an excellent survey prepared by Destination Management 

Association International (DMAI, formerly known as the International Association of Convention and 

Visitors Bureaus), to estimate direct spending by attendees, associations, exhibitors, and the facility 

itself, adjusted for local market price indices. 

 Identify from where attendance will likely originate. 

 Indicate the volume of hotel room nights generated by the project.  

 Identify where spending will most likely be captured. 

 Use the IMPLAN model (an input-output model of the local economy) to estimate indirect and 

induced spending and employment impacts of the proposed facility for both the projected events and 

attendees in a stabilized year of operations, based upon the demand projections and the construction 

of the facility. 
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PROPOSAL AND ATTACHMENTS – TECHNICAL 

PROPOSAL 
Work Plan, Approach, Methodology, Availability 

 Summarize local and state tax structures, including all relevant City, State, County, and other municipal 

taxes that may be appropriate. 

 Project the facility’s impact on City revenue collections, which include retail sales, lodging, restaurants, 

and any other areas impacted by the project, and determine whether there will be any cannibalization 

of existing facilities. 

 Analyze the impact of the one-time construction activity. 

 

 

 

MEETINGS, COMMUNICATIONS, APPROVALS, SCHEDULE MANAGEMENT 

Key to developing a widely supported OCFEC Strategic Plan and Master Site Plan will be establishing a defined 

process that enables clear, transparent and inclusive communication. Our Team’s initial efforts will include 

working with District Representatives to collaboratively define and document the structure (points of contact and 

protocols to ensure timely and effective communication), the process, milestones, and schedule for engagement 

with the OCFEC internal stakeholders, as well as a strategy for timely and appropriate engagement of and 

communication with the broader public/ community. 

The single key to the coordination of the Team’s efforts depends on the strength of our management team who 

are primarily responsible for the delivery of our services to our Clients. Our management team and the systems 

that they employ will become an extension of the District’s forces and will coordinate the management of Client 

meetings, provide constant communications, monitor approvals and schedules to ensure that goals are met. As 

the primary day-to-day contact, Johnson Consulting will utilize their vast project management experience and 

understanding of local conditions to ensure a smooth and efficient work planning process. 

PROFESSIONAL / FIRM
Johnson 

Consulting

HPI 

Architecture
SWA

Total 

Hours

Project Initiation and Existing Conditions 16 16 16 48

Facilitate Internal Stakeholder Needs and Wants Sessions 30 30 30 90

Facilitate a Thorough Process for Inclusionary Input 20 80 60 160

Define and Evaluate the OCFEC Operations & Needs 60 160 100 320

Vetting Business Opportunities; Business Opportunities 100 30 30 160

Strategic Plan Development 40 40 120 200

Financial Plan and Projections 50 10 10 70

Economic and Fiscal Impacts 50 10 60

 TOTAL HOURS 366 376 366 1,108

HOURS
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PROPOSAL AND ATTACHMENTS – FINANCIAL 

PROPOSAL 
Financial Proposal Bid Form 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PROFESSIONAL / FIRM Johnson Consulting HPI Architecture SWA Total Fees

Project Initiation and Existing Conditions 2,880 2,560 2,560 $8,000 

Facilitate Internal Stakeholder Needs and Wants Sessions 5,400 4,800 4,800 15,000

Facilitate a Thorough Process for Inclusionary Input 3,500 12,400 9,300 25,200

Define and Evaluate the OCFEC Operations & Needs 10,500 24,800 15,500 50,800

Vetting Business Opportunities; Business Opportunities 17,500 4,650 4,650 26,800

Strategic Plan Development 7,000 6,200 18,600 31,800

Financial Plan and Projections 8,750 1,550 1,550 11,850

Economic and Fiscal Impacts 8,750 1,550 0 10,300

 TOTAL FEE 64,280 58,510 56,960 $179,750 

$179,750 

$14,380 

$194,130 

FEE SCHEDULE

 DIRECT EXPENSES BUDGET (2.5% of Fee) 

 SUB-TOTAL FEE 

 TOTAL FEE  
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APPENDIX 

UNDERSTANDING OF PROJECT OBJECTIVES    

We understand that this project will play an important role in justifying the economic strategy for the OC Fair 

and Event Center (“OCFEC”) over the next decade. The District has envisioned that the OCFEC will continue 

to be a catalyst for the area’s economic stability. The mission focuses upon continuing to develop an 

environment that will spur creativity and innovation by capitalizing on the entertainment, educational and 

recreational site and human resources. The result will promote a culture with the ability to incubate nascent 

ideas into site advances that may spawn new civic facilities. 

The key to this master site planning effort will be to translate the power of this idea into a built environment 

that will foster and promote this type of experience. Additionally, the project will also focus upon how the 

positive energy generated from the OCFEC may enhance the vitality of the surrounding community. The future 

plan must create opportunities for the OCFEC to enhance its role as a community gathering place by offering 

a supportive mix of uses and spaces that meet the public’s needs.  
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APPENDIX 

C.H. Johnson Consulting, Inc. certifies the following: 
 
That the Bidder does not and will not have any conflict of interest (actual or potential) in submitting its Proposal 
or, if selected, with the contractual obligations of the Bidder as the contracting party under the contract.   
 
Below is a list of those who were involved in developing the proposal. 
 
 
Mr. Charles H. Johnson, IV 
President and CEO 
6 East Monroe, 5th Floor 
Chicago, IL  60603 
312-447-2001 
cjohnson@chjc.com 
 

Ms. Elizabeth Shreeve, AICP, ASLA  

Principal  

swa  
301 Battery Street, 2M 
San Francisco, CA  94111-3203 
415-836-8770  
eshreeve@swagroup.com 
 
Ms. Jennifer Hung 
Marketing Manager 
swa 
301 Battery Street, 2M 
San Francisco, CA  94111-3203 
415-836-8770  
 
Larry Frapwell, Architect 
President 
HPI Architecture 
115 – 22nd Street 
Newport Beach, CA  92663 
949-675-6442 
lfrapwell@hpiarchitecture.com 
 
Ms. Ann Volz 
Vice President 
Johnson Consulting 
25 Pacifica, #5422 
Irvine, CA  92618 
avolz@chjc.com 
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