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CITY OF PETALUMA, CALIFORNIA

AGENDA BILL

Agenda Title: Discussion and Possible Action on a Resolution Establishing | Meeting Date: October 6, 2008
a Policy and Procedure for the Preparation and Review of “Fiscal and
Economic Impact Assessments” for Specified Development Projects

Meeting Time: [ | 3:00 PM
7:00 PM

Category: [ | Presentation [ ] Consent Calendar [_] Public Hearing Unfinished Business [ ] New Business

Department: Director: Contact Person: Phone Number:
Community Mike Mo Mike Moore 707-778-4301
Development

Cost of Proposal; N/A Name of Fund: N/A
Amount Budgeted: N/A Account Number: N/A

Recommendation: It is recommended that the City Council take the following action: Adopt the attached
Resolution.

Summary Statement: On July 7, 2008, the City Council considered and then voted not to adopt a resolution to
establish a policy and procedure for the preparation and review of Fiscal and Economic Impact Assessments
(FEIA) for specified projects. However, in comments following the vote on the resolution, the City Council
directed staff to work collectively with an expanded group of stakeholders on a revised resolution that could lead
to establishing such a policy and procedure. The City Council also emphasized that any resulting FEIA be
“informational” only; that it only apply to new development or redevelopment and not a “change of use”. A
subsequent discussion draft resolution was prepared by staff and circulated to the participating stakeholder
representatives: the Living Wage Coalition, Chamber of Commerce, Petaluma Neighborhood Assaciation,
| Regency Centers, ‘Petaluma“ Community Coalition, Basin-Street Properties, and DSL. Meetings t6 review and
discuss the draft resolution were held on July 28, August 11 and August 19. The resolution before the City
Council represents stakeholder consensus in a number of areas related to the content and procedures of the
proposed FEIA policy. However, at the conclusion of the August 19 meeting, the stakeholders group did
acknowledge that there were still some points in the final draft resolution where there was no consensus. At that
point, the group also decided not hold any more meetings. Where there was some disagreement over proposed
language or where there was not the opportunity for the group to discuss a particular section in greater detail, staff
made changes to the Resolution based on a combination of prior Council direction, General Plan policy
implementation, legal and procedural integrity and notes based on comments from the various stakeholders.

Attachments to Agenda Packet Item:

1) “Redline” version of Final Draft FEIA Resolution (the redline version shows all amendments to the original
discussion draft);

2) A “Clean” copy of the Final Draft Resolution Establishing a Policy and Procedure for the Preparation and
Review of “Fiscal and Economic Impact Assessments™ for Specified Development Projects.

3) Written Stakeholder Comments on the Final Draft Resolution (Living Wage Coalition; Regency; Basin Street;
Petaluma Area Chamber of Commerce; Merlone-Geier)

Reviewed by Admin, Sves, Dir: | Reviewed by City Attorney: Approved-by-City Manager:
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Date: (-~ ~&& Date: Qq Date: 5 7 ij’

Rev. Date Last Revised: File:
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CITY OF PETALUMA, CALIFORNIA
OCTOBER 6, 2008

AGENDA REPORT
FOR
DISCUSSION AND POSSIBLE ACTION ON A RESOLUTION ESTABLISHING A POLICY AND
PROCEDURE FOR THE PREPARATION AND REVIEW OF “FISCAL AND ECONOMIC IMPACT
ASSESSMENTS” FOR SPECIFIED DEVELOPMENT PROJECTS

1. RECOMMENDATION:

Adopt the attached Resolution.

2. BACKGROUND:

In January of 2008, the City Council heard a presentation from a coalition of interest groups on Community
Impact Reports, a form of project-specific economic and social assessment intended to give decision-makers a
more complete basis on which to evaluate a proposed development. Following that presentation, the City
Council directed staff to work with the CIR proponents on gathering additional information for further
consideration. In June, following further consideration of information available at that time, the Council then
directed staff to develop a policy and procedure for the preparation and review of a “Fiscal and Economic
Impact Assessment” (FEIA), the primary purpose of which would be to evaluate how partlcuiar types of
commercial development would conformed to specific economic vitality policies and programs in the new
General Plan. On July 7, 2008, the City Council considered, and the majority rejected, a draft resolution
establishing FEIA policies and procedures. The Council then directed staff to revisit the FEIA policy with an
~expanded group of stakeholders that included potentially affected retail developers and the Chamber of
Commerce. Over the course of 3 meetings in July and August, the group worked off of a revised draft, created
by City staff and based on City Council direction. The final draft version of the Resolution included with this
packet reflects group consensus in many areas. However, by the conclusion of the third meeting, the group
acknowledged that further consensus would not be reached. Where consensus could not be reached, staff has
recommended language that we believe implements applicable General Plan policy and reflects explicit Council
direction.

All of the stakeholder groups were provided with the “redline™ and “clean” versions of the final draft (also
attached here) on September 10, 2008, and were given until 5:00 PM on Wednesday, September 24, 2008, to
provide written comments back to staff for inclusion with this agenda item. All comments received by the
deadline are attached as part of this staff report.

3. DISCUSSION:

Most of issues where the stakeholders failed to reach consensus concemned the nature of the FEIA preparation
process and how the FEIA would function in overall development review process. In guiding the preparation of
the original discussion draft, on which the 3 stakeholder meetings were based, staff followed a combination of
City Council direction from the June 16 and July 7 meetings and General Plan policy: specifically, Policy 9-P-2
and Program 9-P-2(A). The City Council direction that guided staff’s role in the discussion with stakeholders
included that the final document be “informational” only; that it only cover new development and
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redevelopment (as defined) and not include “changes of use” within an existing building; and that the City
Council be the responsible reviewing body for the FEIA, even if the entitlement process did not require City
Council approval of the project. Staff also took responsibility for insuring that the language describing the
procedural requiremients in the FEIA policy conformed to commonly accepted and existing City standards of
practice for selecting and using consultants, insuring the reliability of information and maintaining the integrity
of the public process.

The final draft Resolution presented as part of this agenda material represents a constructive attempt at
consensus policymaking among stakeholders with varied or competing interests. The resulting resolution would
establish an FEIA policy and procedure that would:

. implement Policy 9-P-2 and Program 9-P-2(A) of General Plan 2025;

° establish and build a database of specific fiscal and economic data on retail commercial development
in the City;
. provide the public, City Council and staff with data and analysis to make better informed decisions

affecting the City’s economic development; and,

o provide applicants with clear and consistent procedure for gathering and presentmg fiscal and
economic data to the public and decision-makers.

After considering the draft resolution and the comments and testimony provided prior to and at the meeting, the
City Council may choose to:

L. Adopt the attached Resolution as presented;

2, Take no action on the attached Resolution and direct staff to do no further work at this time on a
policy and procedure for fiscal and economic impacts assessments;

3. Take no action on the attached Resolution and provide specific direction to staff and the affected
~-stakeholders-in-those areas of FEIA content or procedure where additional clarity or modification
needs to occur to accomplish those objectives.

Staff recommends that the City Council adopt the attached Resolution at its meeting of October 6, 2008,
because it is consistent with prior City Council direction on this matter, adopted General Plan policy, and is the
result of an inclusive stakeholder process where all interests had an opportunity to comment, discuss and
resolve differences of opinion. This Resolution provides a starting point for a more formal discussion of
community economic development issues. At any point in the future, the City Council may choose to revisit the
policy and procedural recommendations contained in this Resolution and modify the requirements accordingly
to reflect changing circumstances and the experience of having implemented an FEIA policy now. The
completion of an overall economic development strategy could be a point at which the City Council can revisit
the FEIA policy and procedure.

4, - FINANCIAL IMPACTS:

The fiscal impact is from the staff time spent on the project by the City Manager, City Attorney and Community
Development Director. This amounts to a combined total of $373 per hour for each hour spent by the three
positions. Since the last Council update on this item there were approximately 8 hours of stakeholder meetings
and approximately 12 hours of additional staff time in discussion and drafting of the iterations of the resolution.
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ATACHMENT 1

Resolution N.C.S.

ESTABLISHING A POLICY AND PROCEDURE
FOR THE PREPARATION, REVIEW AND USE OF
“FISCAL AND ECONOMIC IMPACT ASSESSMENTS™
FOR SPECIFIED DEVELOPMENT PROJECTS
IN THE CITY OF PETALUMA

WHEREAS, in 2008, the City of Petaluma adopted General: hm 2025 ("General Plan"},
which included an entire chapter on economic health and sustainﬂbilityj(Chaptcr 9); and,

WHEREAS, Goal 9-G-1 of the General Plan is 1
local economy that meets the needs of the community’s, re

establish a dwersc and sustainable
dents and employers;” '; and,

9 G-1 of the General P an focus on
-P-2 concerning ensuring
| the community; and,*

WHEREAS, policies and programs undef*(
attaining a diverse and sustainable local economy, incli
that new commercial development will have a net positive

WHEREAS, Program “A" of:General Plan Policy 9
consider the need for a “fiscal/economic’ analy51s, as a component
process, of the :mpacts on Petaluma’s economy; existing businesse
finances” when reviewing commercial devclopmem proposals and

_recommends that the City
[ the project’s entitlement
cal workforee and city

ty held a dlsu'u"ssion regarding the means
implement’ihé . various General Plan policies and programs
iverse and sustainable local economy; and,

WHEREAS, on Junc 16, 2008, the C_l_ty Cnu_
by which the City ¢ it
related to the goal o

policies concluded
development strategy,

“fiscal and economu: impact asscssment pursuant to Program
3 rejeet-processing—and-prior to the granting of any

the local economy, 1o prepa:e
“A” of Policy 9-P-2 ‘ifi-the-ea
--required land use entitlements; an

. WHEREAS, on July 7, 2008, and August 4, 2008, the City Council considered and
received public comment on ‘propesed policies and procedures for the preparation and review of
fiscal and ecunomlc 1mpac|. assessments;

ND\V THEREFORE BE I'T RESOLVED by the City Council of the City of Petaluma
a5 follows: i

1. Recitals Made Findings,

a2 AT

The above recitals are hereby declared to be true and correct and incorperated in this resolution
as findings of the City Council of the City of Petaluma.

2. Fiscal and Economic Impact Assessment Policy Established.
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The City Council of the City of Petaluma hereby establishes this policy and procedure for the
preparation, review and use of Fiscal and Economic Impact Assessments (“FEIAs™) for specified
development projects within the City of Petaluma (“City”). The purpose of this policy and
procedure is to provide an ohjective evaluation of the potential economic impacts of specified
retail/commercial projects within the City.  Such evaluation, together with all other available
information in_the public_record, wilis intended to help the decision making body-and—te
determine project consistency with General Plan economic goals, policies and programs—,
including Policy 9-P-2 concerning ensuring new commercial development will have a net
positive impact on Petaluma’s economy, existing businesses, city finances.and quality of life.

This policy and procedure implements General Plan Program 9
of the need when reviewing commercial development proposals
area per occupant, to obtain a fiscal/economic analysis of the impacts o
existing businesses, local workforee snd city finances as. a'i:di'hponcnt of the
process. FEIAs required pursuant to this resolution may also be used as app
npp!mants, the City Council, the Petaluma Community Development Commission
to assnst in ldenufymg pHBH{-}—develepmem—pFejeeks—fer—ﬂie—Pe

)a regarding consideration
pecific size in building
luma's economy,
ject’s entitlement
riate by project

development agreements, direct Commission assistance: For cllglhle projects, and olher

assistance,

3. Covered Prejects and Time for

Any applicant for a “General Retail,”

ther uses, has a total floor area (mc]udmg,
) of 25,000 square feet or more of “General

time, that stundmg alone orin combination wi
where appllcab]c the:area used: for outdoor s

‘tlmc o tlme that ‘meets thc use. and size requlremcnts spcmﬁcd in this scctmn
able law, FEIAS_:_n accordance with this resolution must be submitted to the City

all data and stidi lied upon by the FEIA shall be identiﬁed. including materials submitted by
the applicant and/or'the public.

4. Preliminary Information Required from Applicants

Prior to commencing an FEIA, applicants for projects subject to this resolution shall submit to
the City the following information in a form acceptable to the City:

a. Complete applicant and project manager contact information.
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b. Descriptions of proposed uses, where those uses are known, by area (square footage),
owner(s), and tenancies. Where owner(s), tenancies and/or users are not known, reasonable
assumplions regarding proposed types of retail users (e.g., home electronics, furniture, clothing,
etc.) may be substituted.

5. FEIA Costs

Applicants [or projects subject to this resolution shall be responsible for all costs associated with
the preparalinn, administration and processing of the FEIA, including:the cost of consulting
services, noticing, and any subsequent analysis in accordance with:this resolution. Applicants
shall file with the City a deposit against Consultant costs for the preparation of the FEIA and the
City’s administration and processing costs in an amount to be determmed by the City.  To avoid
delayed FEIA preparation and processing, applicants mus ale deposrts whcn and as directed
by the City. :

6. FEIA Contents

ufTicient detail to assist City
:nt determinations in assessing
d programs, including whether
r, existing businesses, City
General Plan and this

FEIAs shall analyze and discuss each of the following T
officials and bodies responsible for project review and entit
project consistency with General Plan economic goals, policies:
the project will have a net positive impact.on Petaluma’s econ
finances and quality of life in accordance ‘with: Policy 9-P-2 of*
resolution. . FEIAs shall include a separate section ‘on each of the
eenelusion-discussion on potcntlal 1mpacts to the locai, ,commy I‘or
ana]yzc prcucct impacts f {

commumtles in‘those market
and pnpuiatmn demographic
factor-"significant" secondary-ni

ldled data for the project market sectors. FSl‘-pHFpBS@S-BPHH-S
eelers—are—ihme—seeenetary—markes—lewhaehesﬂmaied

tel-estimated-retatsales for-the-praject:

ff:j-_b. Estimated rctai_{'éé_a]es by project reteil sectors or merchandise categories per square
foot, including cstimated caplured leakage.

c. Cum:nt and: esnmated retail supply and demand for each project retail sector or
merchandise category

d. The l'o[lowirlg estimated employment characteristics: i) the eslimated number and
type of jobs, including construction related, permanent, part-time ond full-time of the proposed
project eomparad-ta-applicableloeal-orregional-employment projections; sueh-as-these-from-the
Asseetation—of Bay-Area-Governments CABAG-for-Petaluma-for the period covered by the
FEIA; ii) whether the proposed project will result in significanily incressed or decreased
permanent pari-time jobs (35 hours or less per week), or permanent full-time jobs (more than 35
hours per week), or a combination of permanent and full-time jobs whea-compared to or using

applicoble local or regional employment projections, such as those from the Association of Bay



Area Governments ("ABAG") [or Pelaluma applicable-employment—prajeetionsfor the period
covered by the FEIA; 1ii) estimated employee wages, benefits, and employer contributions for
the proposed project compared with or using relevant data for the Petaluma community, such as
living wages established in the Petaluma Municipal Code, sad—or California Employment
Development Department occupational wage data for the Sania Rosa-Petaluma Metropolitan
Statistical Area for the period covered by the FEIA.

e. The estimated impacts of the proposed project on existing retail businesses, including
the potential for upporlunitics for business renewa] and growlh due to new businesses locating in

closures.

. The estimated project impacts on current and p JECth publlc revenues, including:
sales tax, use tax, base property tax, tax increment, transjent occupancy tax, development fee
proceeds, benelit assessments, land dedication, exa ; developer-funded improvements, and
other public revenue benefits.

g. The estimated cost of public contributions, serv
project, including: tax rebates or refunds, land right-dow
site acquisition or preparation costs, fees waivers or paymen d unfunded infrastructure and
public improvement costs, unfunded—publie-and-social-serviee: sueh-as-public—health;
haubmg,—pekce—aad—ﬁﬂ%eﬂaeeg—and whe e 1E1e estlmated prQ] :public revenues will equal

nfrastructure required by the
w market or contingent loans,

The coments of FE{As, and other:project information supplied in accordance with this resolution,
- will be available to meémbers of the public, except Lo the extent such information is exempt from
disclosure or the disclosure of such™information is prohibited pursuant to the California Public

Rccords Act and/or other apphcabh: law.

9. Notlce of FEIA Avm[ahlhty and Council Hearing on FEIA

Upon recelpt of the complctcd FEIA, the Community Development Department shall provide a
public notice afits completion and availability for public review. Notice shall be provided in the
form of o one-cighth page display advertisement in the City’s adjudicated newspaper of gencral
circulation, and by mail to all property owners and residents within 1,000 feet of the project site
and to all others that have requested such notice in writing. Additional information shall be
provided on the City’s website and at designated City facilities. The notice shall appenr at least
thirty days prior to the iritialscheduied-publieCity Council hearing invelving-consideration-ofon
the FElA-and-the-preject. H-the-date-for-the frst-public-hearinginvolving the PEIA-and-the
pmsﬁﬂ%&%&r&w&mﬁheﬂeﬂ%&%&bmwmﬂw
notice shall contain the time and place of the firstpublieCity Council hearing_invelvinson the
FEIA-and-the-projest.




10. City Council Hearing and Use of FEIAs

Before a project subject to this resolution is granted any required land use entitlements, the City
Couneil will hold a public hearing. noticed jn accordance with Section 9. 1o consider and discuss
the FEIA and the project. and to permit project applicants. FEIA consuliants, and the public to
comment on the FELA and the project. The FELA hearing before the City Council is not intended

to require or result in separale findines. conclusions or approvals rcgardmg a_project. The

urpose of the Council FEIA hearing s 1o have public discussion of project FEIAs with the City

Council. applicants and the public before required project [and use enfitiements are granted.

The City ofﬁcials and/or bodies rcsponsible l'or project revie

ment determinations
tion responsibilities,

use t]u: FEIA to assist them in determining project c0n51slency with Ge
goa!s pol:cncs and programs, mcludmg whcther the. pI'DJECt w111 have a net |

bodies resp0n51ble for project review and entitlement dctermmatlons may accept and adopt the
information, anulysis, and cnnclusmns of the FEIA as findings. of the officials or bodies in
owever, nothing inthis resolution requires ar-s
k ndmﬁs concermnE m BLI. COI‘HISILI‘[CV wuh lhe

1133833, 4




ATACHMENT 2

Resolution N.C.S.

ESTABLISHING A POLICY AND PROCEDURE
FOR THE PREPARATION, REVIEW AND USE OF
“FISCAL AND ECONOMIC IMPACT ASSESSMENTS”
FOR SPECIFIED DEVELOPMENT PROJECTS
IN THE CITY OF PETALUMA

WHEREAS, in 2008, the City of Petaluma adopted General Plﬁii‘ 12025 ("General Plan"),
which included an entire chapter on economic health and sustainab'li ‘ Chapter N; and,

WHEREAS, Goal 9-G-1 of the General Plan is to ‘establish a diverse and sustainable
local economy that meets the needs of the community’s r nts and employe

WHEREAS, policies and programs under
attaining a diverse and sustainable local economy, in
that new commercial development will have a net positive

| 9 G-1 of the General Plan. focus on
¢ -2 concerning: ensurlng
e community; and, .

WHEREAS, Program “A” of General Plan Policy
consider the need for a “fiscal/economic analy51s as a component
process, of the impacts on Petaluma’s economy,. existing business
finances” when reviewing commercial development proposals; and,

WHEREAS on June 16 2008, the C1ty Council held = dlscussmn regarding the means
by which the City could 1mp1ement the: various General Plan policies and programs
erse and sustamable local economy; and,

ecommends that the City
the project’s entitlement
ocal workforce and city

policies concluded -
development strategy,

the local eeonomy, to prepare

_“A’f of Policy 9-P-2; pnor to the tlng of any required land use entitlements; and,

- WHEREAS, on July 7, 9008 and August 4, 2008, the City Council considered and
1eceived public comment on proposed policies and procedures for the preparation and review of
fiscal’ and economic 1mpact assessments

NOW THEREFORE BE IT RESOLVED by the City Council of the City of Petaluma
as follows: =

1. Recitals Mzz'.l.('ie.Findings.

The above recitals are hereby declared to be true and correct and incorporated in this resolution
as findings of the City Council of the City of Petaluma.

2. Fiscal and Economic Impact Assessment Policy Established.

The City Council of the City of Petaluma hereby establishes this policy and procedure for the
preparation, review and use of Fiscal and Economic Impact Assessments (“FEIAs”) for specified
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development projects within the City of Petaluma (“City”). The purpose of this policy and
procedure is to provide an objective evaluation of the potential economic impacts of specified
retail/commercial projects within the City. Such evaluation, together with all other available
information in the public record, is intended to help the decision making body determine project
consistency with General Plan economic goals, policies and programs, including Policy 9-P-2
concerning ensuring new commercial development will have a net positive impact on Petaluma’s
economy, existing businesses, city finances and quality of life.

This policy and procedure implements General Plan Program 9-P-2 (A
of the need when reviewing commercial development proposals ov ecific size in building
area per occupant, to obtain a fiscal/economic analysis of the impa n Petaluma’s economy,
existing businesses, local workforce and city finances as a component of the project’s entitlement
process. FEIAs required pursuant to this resolution may also be used as appropnate by project
applicants, the City Council, the Petaluma Community Deyglopment Commission, and City staff
to assist in identifying projects that may merit City or Commission assistance, such as
through negotiation of development agreements, di " Commission assistanc —for eligible
projects, and other assistance. :

egarcling consideration

3. Covered Projects and Time for Submission of FE

Any applicant for a “General Retail,”: “Grocery,” “Hotel,’
Materials” use, as deﬁned by the City of Petaluma Zoning Ordinanc
time, that standmg alone, or in combination w1th any: o‘rher uses, has a oor area (including,

r more of “Generai

the maximum exten
any redevelopment;

: deﬁned in
o time, th

alifornia Health and Safety Code Sections 33020 and 33021

eets the use and size requirements specified in this section.

accordance with this resolution must be submitted to the City
of any required land use entitlements for the project

ion already exists for a project, and that
ne or more of the FEIA factors identified in Section 6(a-g)

ment mformatlon
fied, including mate

Prior to commeng
the City the followir

"FEIA, applicants for projects subject to this resolution shall submit to
nformation in a form acceptable to the City:

a. Complete applicant and project manager contact information.

b. Descriptions of proposed uses, where those uses are known, by area (square footage),
owner(s), and tenancies. Where owner(s), tenancies and/or users are not known, reasonable
assumptions regarding proposed types of retail users (e.g., home electronics, furniture, clothing,
etc.) may be substituted.



5. FEIA Costs

Applicants for projects subject to this resolution shall be responsible for all costs associated with
the preparation, administration and processing of the FEIA, including the cost of consulting
services, noticing, and any subsequent analysis in accordance with this resolution. Applicants
shall file with the City a deposit against Consultant costs for the preparation of the FEIA and the
City’s administration and processing costs in an amount to be determined by the City, To avoid
delayed FEIA preparation and processing, applicants must update deposits when and as directed
by the City.

0. FEIA Contents

FEIAs shall analyze and discuss each of the following factors in”
officials and bodies responsible for project review and entltlement determi
project consistency with General Plan economic goals, pohcles and programs,
the project will have a net posmve impact on Petaluma s economy, ex1st1ng

—eacl 'factor FEIAs shall analyze
project impacts for a five-year period from the esumated completion of the pmJect FEIAs
required pursuant to this resolution may ‘at
any additional factors or information an a
assessment of the project's economic impa

a. The existing local retail market con
including project primary:and: significant sec
communities in those.market sectors, regional

and population, demographlc and related data for't

proposed for the project,
. leakage of sales to other
et competition in the project market sectors,
project market sectors.

b. Estlmated retall sales.by project retail sectors or merchandise categories per square
foot, including estimated ca tured leaka

d estlmated retaﬂ supply and demand for each project retail sector or

d. The following estimated employment characteristics: 1) the estimated number and
of jobs, including con fruction related, permanent, part-time and full-time of the proposed
yject: for the period cove d by the FEIA; ii) whether the proposed project will result in
decreased permanent part-time jobs (35 hours or less per week), or
e than 35 hours per week), or a combination of permanent and ful}-
: sing applicable local or regional employment projections, such as
those from the: tion of Bay Area Governments ("ABAG") for Petaluma for the period
covered by the FEI@ . iii) estimated employee wages, benefits, and employer contributions for
the proposed project compared with or using relevant data for the Petaluma community, such as
living wages established in the Petaluma Municipal Code, or California Employment
Development Department occupational wage data for the Santa Rosa-Petaluma Metropolitan
Statistical Area for the period covered by the FEIA.

€. The estimated impacts of the proposed project on existing retail businesses, including
the potential for opportunities for business renewal and growth due to new businesses locating in
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the Petaluma community, as well as the potential for negative impacts such as reduced sales or
closures.

f. The estimated project impacts on current and projected public revenues, including;
sales tax, use tax, base property tax, tax increment, transient occupancy tax, development fee
proceeds, benefit assessments, land dedication, exactions, developer-funded improvements, and
other public revenue benefits.

g. The estimated cost of public contributions, services and infrastructure required by the
project, including: tax rebates or refunds, land right-downs, below market or contingent loans,
site acqulsltlon or preparatlon costs, fee waivers or payments and: ded infrastructure and

7. FEIA Preparation

Consultants preparing FEIAs must be designated or
may propose FEIA consultants. City staff will coord

will be available to members of the publlc except to the exteﬁt:'such information is exempt from
disclosure or the disclosure ‘of:such mformatlon 18 pl‘()hlblted pursuant to the California Public

the City’s adjudicated newspaper of general
perty owners and residents within 1,000 feet of the project site
uch notice in writing. Additional information shall be
'--pr0v1ded on the City’s WebSLte and at designated City facilities. The notice shall appear at least
thlrty days prlor to the C1ty Councﬁ hearmg on the FEIA. The notice shall contain the time and

Council will hold a pubhc hearing, noticed in accordance with Section 9, to consider and discuss
the FEIA and the project, and to permit project applicants, FEIA consultants, and the public to
comment on the FEIA and the project. The FEIA hearing before the City Council is not intended
to require or result in separate findings, conclusions or approvals regarding a project. The
purpose of the Council FEIA hearing is to have public discussion of project FEIAs with the City
Council, applicants and the public before required project land use entitlements are granted.

The City officials and/or bodies responsible for project review and entitlement determinations
shall, in the normal course of their project review and entitlement determination responsibilities,
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use the FEIA to assist them in determining project consistency with General Plan economic
goals, policies and programs, including whether the project will have a net positive impact on
Petaluma’s economy, existing businesses, city finances and quality of life. In the normal course
of their project review and entitlement determination responsibilities and after due consideration
of the information, analysis and conclusions contained in the FEIA, the City officials and/or
bodies responsible for project review and entitlement determinations may accept and adopt the
information, analysis, and conclusions of the FEIA as findings of the officials or bodies in
support of their action concerning the project. However, nothing in this resolution requires
reviewing bodies to make findings concerning project consistency with the General Plan
economic goals, policies and programs separate from or in addition to findings required by law
or that are part of the City's existing entitlement process.
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ATACHMENT 3

Windsor, Anne

From: Ben Boyce {ben.boyce@sbcglobal.net]

Sent: Tuesday, September 23, 2008 2:44 PM

To: Brown, John; Moore, Mike; eric@meyersnave.com

Cc: 'David Keller'; 'Ben Boyce', 'Melissa Abercrombie’; 'Tiffany Renee'; 'Paul Francis'; '‘Connie
Madden', 'Elleen Morris'; 'Marty Bennett'

Subject: Revised FEIA resolution

Attachmentis: Petaluma Revised FEIA Resolution 8-22-08.D0C

Importance: High

John, Mike, Eric:

Enclosed is the Petaluma Community Coalition response to the staff draft of the FEIA resolution. In
general, the draft is a good document, which is the product of an extensive review and negotiation
among the stakeholder's group. Our comments are mostly in the form of clarifications of the draft. The
PCC edits are highlighted in yellow, for ease of identification.

The edits in section 3 clarify that the applicant is responsible for providing the necessary
information for the FEIA consultant, who is the client of the city. Section 6b edit attempts to address
the issue of multiple tenancies, and the impact of the anchor tenant in large projects. Section 6c¢ edit
enlarges the frame to encompass regional market areas, which would be standard practice for any
business seeking to locate in the city. The edits in section 6d are intended to clarify the language in
some very long compound sentences to draw out the intent to use existing employment data bases
where applicable. Section Be edit seeks to include retail districts (such as the Petaluma downtown
district) as part of the consideration of impacts on retail businesses. Section 7 edit clarifies that both
applicants and the public can submit information and analysis to the FEIA consultants.

The only substantive change in the document is the re-insertion of the public sector (healthcare,
housing subsidies, police, fire and emergency services) costs into the FEIA analysis. We are
determined to maintain this metric, which is one of the pillars in the intellectual architecture of the
accountable development movement. Our colleagues at the UC Labor Research Center have done
extensive research into the hidden costs to the public sector of low-wage retail development, and the
explication of these costs, which can be readily compiled with public data bases, should be included
in order to generate a global view of the actual costs and benefits.

Our hope is that the staff will compile a consensus document based on the comments received
from the stakeholders. Our concern is that the process will be further delayed if the council is merely
presented with the staff draft and a ot of notes from various parties. We are prepared to have the
issue voted on at the October 6th council meeting, and that vote will be facilitated by presenting one
document for an up-or-down vote.

Respectfully,
Ben

Ben Boyvce

Living Wage Coalition
ben.boyce@sbeglobal.net
(707) 935-1642

www. livingwagesonoma.org
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Resolution N.C.S.

ESTABLISHING A POLICY AND PROCEDURE
FOR THE PREFPARATION, REVIEW AND USE OF
“FISCAL AND ECONOMIC IMPACT ASSESSMENTS”
FOR SPECIFIED DEVELOPMENT PROJECTS
IN THE CITY OF PETALUMA

WHEREAS, in 2008, the City of Petaluma adopted General Plan 2025 ("General Plan"},
which included an entire chapter on economic health and susmmablllty (Chapter 9); and,

WHEREAS, Goal 9-G-1 of the -General Plan is to
local economy that meets the needs of the community

establlsh i dsversc and sustainable

WHEREAS, policies and programs undef
attaining o diverse and sustainable local economy, incl
that new commercial development will have a net positi

WHEREAS, Program “A™ of General Plan Policy 9- recommends that the City
consider the need for a “fiscal/economic: analysxs, as a componentigf the project’s entitlement
process, ol the impacts on Petalunia’s economy; existing businesses;:local workforce and city
finances™ when reviewing commercial developmem proposais and,

WHEREAS, on Jun
by which the City
related to the goal o

16, 2008, thf: Clty Cnuncﬂ held a discussion regarding the means
lmplcmcnt 1hi : various General Plan policies and programs
iverse and Sustamahle local economy; and,

tneil's June E6,‘ -008, discussion of general plan economic
ouncil support for completion of a City-wide economic
edmic requirement for certain commercial uses of a given size
lr,smc and nature, to have significant impacts on
fiscal and economic impact assessment” pursuant to Program
stages-of-prajoct-processisg-wad-prior to the granting of any

policies concluded
d{.vdopment eralegy,

the 1oca1 ccnnorny, 1o prepa
“A” of Policy 9- P-2in-the-ea
required land use entitlemenLS' an

WHEREAS, on Ju]y 7, 2008, and August 4, 2008, the City Council considered and
received public comment on proposed policies and procedures for the preparation and review of
fiscal and cconomlc 1mpact assessments;

NOW THE EFORE BE IT RESOLVED by the City Council of the City of Petaluma
as follows: o

The above recitals ure hereby declared 1o be true and correct and incorporated in this resolution
as findings of the City Council of the City of Petaluma,

2, Fiscal and Economic Ilmpact Assessment Policy Established.

. (Furmatted: Fant: Bold

=3



The City Council of the City of Petaluma hercby establishes this policy and procedure for the
preparation, review and use of Fiscal and Economic Impact Assessments (“FEIAs™) for specified
development projects within the City of Petaluma (“City”). The purpose of this policy and
procedure is to provide an objective evaluation of the potential economic impacts of specified
retnil/commercial projects within the City. -Such cevaluation, topether with all olher available
information in, the_public record, willis_intended {0 help the deecision making bodv—ende
delermine project consistency with General Plan cconomic goals, policies and programs—,
including Policy 9-P-2 concerning ensuring new commercial development will have & net
positive impact on Petaluma’s economy, existing businesses, city fina nd quality of lile.

This policy and procedure implements Genera) Plan Program 9
of the need when reviewing commercial development proposal
area per occupant, to obtain a fiscal/economic analysis of th
exisling businesses, local workforce and city finances as a.component of the'p
process. FEIAs required pursuant to this resolution may’also be used as appr
applicants, the City Council, the Petaluma Communily Development Commission;;
to nss1st in 1demrfymg pﬂﬁn&ﬁ—é%pm%mjeei&—&;k&hﬂ%ﬁ}uma—% i

regarding consideration
pecific size in building
luma’s economy,
yject’s entitlement

City staff
igeluding

an this reqmremcm shall apply-to any new “development or anv anv redevelopment, as defined in
Jealth md Rdlet\r C()de ‘;elens 3'%0'?0 dncE 33(]'31 as dmend-_d imm tirme to lime. that

. } te-ta-the-preparation-eithe-EEIA-need-not-bereerepied The City may
clect (o obtain‘péerreview of existing economic impaci assessment informtion. The sousce Tor

all dota and studié§ielied upon by the FEIA shall be identified. ncluding materials submitted by
the applicani and/or the public.

4. Preliminary Information Required from Applicants

Prior to commencing an FEIA, applicants for projects subject to this resolution shall submit to
the City the [ollowing information in a form acceptable to the City:

2. Complete applicant and praject mapager contact information.
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b. Descriptions of proposed uses, where those uses are known, by area {(square footage),
owner(s), and tenancies. Where owner(s), tenancies and/or users are not known, reasonable
assumptions regarding proposed types of retail users (e.g., home electronics, furniture, clothing,
etc.) may be substituted.

5. FEIA Costs

Applicants for projects subject to this resolution shall be responsible for'all costs associated with
the prepuration administralion and processing of the FEIA, including the cost of consulting
services, noticing, and any subsequent analysis in accordance with:this resolution. Applicants
shall file with the City a deposit agamst Consultant costs for the: prcparatmn of the FEIA and the
City’s administration and processing costs in an amount t ctermined by.the City. To avoid
delayed FEIA preparation and processing, applicants mustupdate deposits When and as directed
by the City.

6. FEiA Contents

FEIAs shall analyze and discuss each of the fuilowmg facto
officials and bodies responsible for project review and entitle
project consistency with General Plan economic goals, policies af
the project will have a net posmve impact on Petaluma’s econom xisting businesses, City
finances and quality of life in accordance. with® Pohcy 9-P-2 of thei General Plan and this
resolution, . FEIAs shall include a separate section on each.of the factors and a summary
conelusion- dlbLUblel'é on | tentiai impacts to'the local'economy.: For each factor, FEIAs shall
ive-year periad from the estimated completion of the project-to
'-;1m_|wl—'—"x¥aln1+fdua w-fHhe-time-when-project-oceupaney-of
FEIAs required pursuant to this resolution may analyze and
¢ {nctors, any additional factors or information an applicant
reaningful assessment of the project's economic impact.

sufficient detail 1o assist City
- determinations in assessing
rograms, including whether

d itions for market sectors proposed for the project,
gniftcant secondary market sectors-, leakage of sales to other
©communities in lhosc market sécfors, regional market competition in the project market sectors,
~and popuEatmn demographic and“related data for the project market sectors. For-purposes—of
this-Jaelor-significant secondary ndr{\ﬂt—secmr-'w—aFc:—bheﬁe—-«fiewnddr—:.—m&r-kelﬁ—fer-—whieh
estinm{f.dwretml sales-e LC]Llxll-{}I‘—ﬁ?x&u.d*————————ﬁ'r—lﬁlﬂ%-esl-i'mH{Ed“l"ﬁ|ﬂi*LSHlQ5~fBF~£hG*ﬂl’Q}G&‘;h

“b..~Estimated rctzul saics by project retnil
foot, mc]udmg cstimatedicaptured leakage. 1

of! Lm’rcm An
cateeory sales with'

d. -The following estimated employment characteristics: 1) the gstimated number and
type of jobs, including construction reluted, permanent, part-time and {ull-time of the proposed

--( Farmatted: Highlight
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project eempared-to-applicable-loeal-vrrecionalemployment-projeetionssuch-as-these-from-the
Aussoeiation-ol-Bay-Arca-Covermmente- M ABA G -for JPetaluma-for the period covered by the
FEIA; i) whether the proposed project will result in significantly increased or decreased
permanent part-time jobs (35 hours or less per week), or permanent full-time jobs (more than 35
hours er weck), ora combmauon of permancnt and full tlme jObS whe ompared to prysing
{ sut.h s those lrom

pr@jeeﬂeasfnr the nmod covered bv 1]'IL FELA; i) estimated cmployee wages, benefits, and
employer contributions for the proposed project compared with emﬂ &
for lhc Petaluma cummumty, such as 11" lwlng Wage_

LEdistriets: including th
rnnewa] and gmwth duc to new businesses iocatmg
potential for ne

R—‘whﬁﬁEfHE cenier

f. The esti
sales tax, use tax:

: _-mfrastructurc and public: 1mpruv'e

“public-healih-housing-police-and-f

7. FEfA Prepa"r':ltion

ublic may propose FE!A consultants City staff will coard
and FEIA consultants to avoid conilicts among FEIAs that are being prepared at the same time,
or that involve related or over]appmg market studies, or that otherwise could conflict

.- [Formatted: Highlight
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ts prcparmg the FETAs must be designated or approved by the City, Project applicants .-
e with project applicants .
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8. Treatment of FELA and Other Project Information

The contents of FEIAs, and other project information supplied in aceordance with this resolution,
will be available to members of the public, except io the extent such information is exempt from
disclosure or the disclosure of such infermation is prohibited pursusnt to the California Public
Records Act and/or other applicable law.

9, Notice of FEIA Availability and Counicil Hearing on FEIA

Upon receipt of the completed FEIA, the Community Developm epartment shall provide a
public notice of its completion and availability for public reviey shall be provided in the
form of a one-cighth page display advertisement in the City's adjudicatedifiewspaper of general
circu]alion, and by mail to all property owners and residems ‘within 1 000 'f ol the project site

thirty days prior to the mﬂ;&ﬁeheéu%ed-pubhe(,uv Lounul hearmg m&elwmansz
the FElA-and-the-projeet. M&—dd&&—ﬁ&Hﬁe—ﬁﬁFﬁu{éhc—he&Hﬁgﬂﬂ*&Mﬂg—ﬂle— L
prﬂﬁe{—hd%—haen«ielmmﬁlﬂd—h%ihe—Hme—the—‘f\ftﬂfee-ﬁf—Aw}abtmy%—read%—%e-he—pubh&hed,—t The
notice shall contain the time and place of the first-publieCity’ meu{ hearing_ipvelvinson the
FEIA-snd-the-project.

10. City Council Hearing and Use o

v required:fang use entitlements. the City
dance with Section 9. o consider and discuss
plicants. FEIA consultants. and the public o
IA dﬂd thL nmleu ilu, I L EA_ caring before the City Council is ot intended

approvals reparding & project.  The
nurno% nftlh. C(mnt:ll iTIA lkann;. is m have public discussion of project FEIAs with the City

Before a project subject to this resolution is granjed
Council will hold a public hedring, noticed in
the FEIA and the nrmecl and nmml rojec
wmmcnton 1hLi ;

Council. applicants and the nubl]L l}d‘or(, 1cqu:1u.d project land use entitlements are granted.

e of their. project review and entitlement determination FCSpOIISlbl]lElES
i in determining project consistency with Generat Plan economic
s, mc]udmg whcthcr the project w111 have anet positive impact on

entitlement delermination responsibilities and nﬁcr due consideration
and conclus:ons contained in the FE]A the City officials and/or

support of theirgction concerning the project. -However, nmhms_ in this nsaful:(m requires t-ig
intended-lg-resultin-reviewing bodies 1o muke findings concerning project consisteney with the
General Plan ceonomic poals. policies and programs separate from or in addition to findings
required by Inw or that are part of 1he City's existing entitlement process.

1133833.4
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September 24, 2008

Mike Moore

Community Development Director
City of Petaluma

11 English St.

Petaluma, CA 94952

Re: Revised Draft FEIA Resolution
Dear Mr. Moore:

Thank you for the opporiunity to be a part of the FEIA. stakeholder meetings, While the
stakeholder meetings provided the opportunity to discuss and resolve a number of issues, the
current Revised Draft still has too many open issues, These issues are highly problematic and
challenge our ability to successfully invest in Petaluma and the East Washington Place
development.

At a time when the economy, the City and most development projects are at a financial crossroad,
adding another redundant layer of bureaucracy, time and cost is unwise and unnecessary.
Specifically the proposed draft resolution has the following issues that will directly impact the
ability of the East Washington Place project to move forward: 1) COST - additional and
undefined costs for the FEIA (we have already provided the City with $45k to perform its own
economic analysis of this project and in addition have specifically advocated for a cost cap or cost
range to avoid a long and expensive experiment with being an FEIA guinea pig), 2)
TIMEFRAME - undefined timeframe for completion of the FEIA, 3) REPETITIVE
HEARINGS - additional level of public hearings — this will only add time delay and costs
increase, 4) UNTESTED PROCESS - undefined ability for the project to evolve between FEIA
and receipt of full entitlements.

While we understand the need of the City to ensure all projects will be a positive gain for the
City, the City’s current entitlement process allows for sufficient public vetting of any and all
issues without the additional time, cost and unknown process associated with the proposed FEIA.

Sincerely,

Stephen LaBonge
Senior Manager, Investiments
Regency Centers

Ce: Bruce Qualils, Regency Centers
John C. Brown, City Manager
Eric Danly, City Attorney

2999 OAK ROAD, SUITE 1000 . WALNUT CREEK, CA 94557 . 925.279.1800 . B0O.797.7348 . FAX: 925.935.5902 . REGENCYCENTERS.COM

.
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September 24, 2008

Mr. Mike Moore
City of Petaluma
11 English Street
Petaluma, CA 94954

Re: ComMmENTS ON PROPOSED FEIA ORDINANCE
Dear Mr. Moore:

We are writing to camment on the draft FEIA ordinance delivered by email to various stalceholders
on September 9, 2008. As you know, we attended all of the stakeholder sessions (totaling
approximately 11 hours) in an effort to reach a compromise that could work for all involved.
Unfortunately, we, the other stakeholders and staff were not successful in reaching a compromise.

As an initial matter, we continue to believe that FEIA legislation is not necessary or appropriate
because (a) General Plan economic policies are best handled at & macro-level, with any
supplemental, project-level economie review handled on a case-by-case basis by City Staff and the
project applicant (as happens now with larger projects), (b) the existing review process provides
thorough opportunity for public input and discussion, as evidenced by the lively public discussions
that occurred during the review of the Theatre District project, and (¢) FEIA legislation will delay
key retail projects such as Regency and Riverfront—projects which will help stem known retail
leakage and bring in much needed General Fund revenue to the City of Petaluma.

As to the September 9, 2008 draft resolution, it remains severely flawed in many respects, including
{1) the inclusion of a separate, premature hearing process with no defined outcome, (2) the addition
of a new and separaie analytical process for analyzing impacts to existing businesses that goes well
beyond the pracess already required by CEQA regarding the potential for blight, (3) the application
of the ordinance to a simple alteration or modification of an existing building (see the reference to
Health and Safety Code sections 33020 and 33021 in Section 3 of the proposed ordinance), and (4)
the inclusion of employment projections and wage information without any agreed upon benchmark
or appropriate context for comparison.

Thank you for your consideration.

T

PAUL ANDRONICO
VICE PRESIDENT
BASIN STREET PROPERTIES

2OE Fipst S1reer, Suite 100
Pevsheni, CA w432
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PETALUMA AREA

%‘::h
CHAMBER OF COMMERCE

September 24, 2008

Mr. Mike Moore

Petaluma Department of Community Development
11 English Street

Petaluma CA 94952

Dear Mr. Moore,

Thank you for the opportunity to comment on the revised draft FEIA resolution distributed
on September 10", We appreciate that the stakeholders in this issue have devoted an
extraordinary amount of time (more than 11 hours of meetings) in an effort to identify
compromise language for the resolution. We also support the concept of accurate
information on community impacts. However, we continue to have concerns that the
requested information will be unavailable or ambiguous at best. As we have explained in
prior correspondence, the Chamber has always supported economic planning and believes
that there will be no meaningful context for interpreting the FEIA unless the City first
develops it own economic plan. As the draft resolution notes, the General Plan only
requires that the City “consider the need” for an FEIA.

By comparison, the General Plan goal of identification and tracking a variety of economic
factors, such as local employment data, sales tax revenues and workforce, is stated not as
an option to consider but as policy. This priority was established for good reason, in that
the impacts of a particular project cannot be assessed without first having our baseline
economic picture in place.

If the City Council is intent on adopting an FEIA, the Chamber submits the following
conuments to the current draft:

1) The resolution may be over-broad, in that it captures existing projects (e.g.
Regency). We would suggest that the City carefully consider the ramifications of
applying this additional requirement to current projects.

2) The proposed ordinance adopts the H&S Code statutes to define applicable
redevelopment projects. The H&S statutory scheme is intended to capture a broad range of
projects so that cities can readily include them in redevelopment projects. It was not
drafied to define boundaries of when a project needs to undergo the cost and process of
preparing a FEIA report. For example, would the remodeling of Plaza shopping center be
encompassed by this requirement? Would an FEIA have been needed to add the



Raley’s grocery store to the shopping center in connection with the remodel? We would
ask staff to review this for possible clarification.

3) When mitially introduced, the FCIR was advertised to be an informational report for
the City to use in assessing a project. It has now morphed into having a required hearing
and review process, which creates unneeded cost and complexity. Instead, the FEIA
should return to its roots as an informational document. The ordinance should not require
a noticed Council meeting, but simply require that the report be noticed and made public
before any building entitlements are issued. Although it is likely that any such project will
be reviewed by the Council, that review is not actually required. It is possible that a
development proposal approved by the Planning Commission would not be appealed to the
Council. Alternatively, if a hearing is to be mandated, the FEIA should be presented to the
Planning Commission before its final hearing. That way, it would also be available to the
City Council if the Council reviews the project. Public comment would be available at
both the Planning Commission and Council meetings.

4) There is no limitation on, or control of, the cost for preparing the FEIA report. Rather,
the cost is to be absorbed by the developer without question and without recourse. There
should be an expedited means of appealing that cost to the City Council if the developer
believes the cost of the report has become unreasonable. We suggest this as an important
addition to the ordinance for two reasons. First, because the City has not yet developed its
own economic assessment, there is risk that an FEIA will require, at the developer's
expense, the gathering of information which should properly have been done by the City.
Second, the fact that FETA reports are not commonly required by communities raises
concerns about fees which consultants will request.

4) Although it is clear that the intent is solely informational, the ordinance should
expressly state there is no private right of action with regard to the preparation, review and
use of the FEIA.

Finally, if the City is to adopt the FEIA, it should do so only in combination with
identifying a specific plan for creating a comprehensive economic development plan for
the City. This plan should identify the process and deadlines for achieving such a plan. It
is time to stop talking about this important document and actually move forward with
creating it.

Your attention to this matter is appreciated.

Yours truly,

Onita Pellegrini
CEO
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Merlone Geier

MANAGEMENT, LLC
3580 Carmel Mountain Road, Suite 260
San Diego, California 92130
Ph: 858.259.9909
Fax: 858.259.8886
September 22, 2008
Mike Moorc

Community Development Director
City of Petaluma

11 English Street

Petaluma, CA 94952

Re: Comments to Proposed City of Petaluma FEIA Resolution

Dear Mr. Moore:

Thank you for providing an opportunity for Merlone Geier Management, LLC (“MGM™)
to comment on the City of Petaluma’s proposed Fiscal and Economic Impact Analysis
Resolution (the “FEIA Resolution”). MGM has reviewed the FEIA Resolution and

_ respectfully submits the following comments:

1.

Within the 6™ Recital of the FEIA Resolution the City states that certain
commercial uses of a given size and type “are particularly likely, given their size
and nature, to have significant impacts on the local economy.” This statement
appears arbitrary and capricious on its face. Has the City of Petaluma
commissioned a study that determined retail and/or commercial projects of a
certain size are “particularly likely” to cause “significant impacts™ to the local
economy? What is the nexus between the square footage of a particular building
and impacts to the local economy? What factors were considered to reach the
conclusion that a retail or commercial project of at least 25,000 square feet
presumptively results in “significant impacts” to the local economy thus requiring
an FEIA to prove otherwise? Why aren’t office uses included as covered uses
within the FEIA Resolution? Why is Hotel included along with three other uses
that are strictly retail in nature? The resolution states that it should apply to
“retail/commercial” projects yet no traditional commercial uses are included in
the covered projects. Moreover, what is the definition of a “significant impact to
the local economy”™? If no standardized thresholds of significance are defined for

s
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impacts to the local economy every proposed project and associated FEIA is
subject to continuous and inappropriate subjective interpretation and review.

in Paragraph 2 and throughoul the document the FEIA Resolution references ‘“Net
Positive Impact” but never goes on to define the term. It appears that the FEIA
Resolution is proposing to use “Net Positive Impact™ as the threshold of
significance in determining a project’s economic and fiscal impacts to the City of
Petaluma. However, without a firm definition of the threshold of significance the
resolution exposes each project and project FEIA to subjective interpretation and
review, contrary to the stated objective of the FEIA Resolution (see Paragraph 2).

In Paragraph 2 of the FEIA Resolution, the City of Petaluma states that “quality
ol life” should be considered in a project’s fiscal and economic impact analysis.
Evaluating a project’s impact to “quality of life” is an inherently subjective
standard. High quality of life for one person is ofien drastically different than it is
for another person. Additionally, “quality of life” is not discussed in the section of
the General Plan referenced in the FEIA Resolution Recitals (Program 9-P-2 (A)).
“Quality of life” is not an appropriate topic for a Fiscal and Economic Impact
Study which should focus strictly on financial and economic aspects of a
particular project.

In Paragraph 3 of the FEIA Resolution the City of Petaluma reserves the right to
commission a peer review while simultaneously stating in Paragraph 5 that the
City of Petaluma shall be the party contracting with the consultant performing
both the original FEIA and any peer review. Ii is inequitable for a project
applicant to be financially responsible for both the cost of the original study and
the cost of peer review if the City is contractually in control of both consultants.
If the City of Petaluma desires the ability to request a peer review of a project
FEIA the project applicant must be afforded the opportunity to contract directly
with the consultant performing the original FEIA. Allowing the project applicant
to contract directly with the original FEIA consultant affords the City of Petaluma
greater levels of objectivity in its preparation of a peer review document.

In Paragraph 6 the FEIA Resolution states that “FEIAs shall analyze project
impacts for a five-year period from the estimated completion of the project.”
However, “completion of the project” is not defined. Without a firm definition of
project completion there is no ability to identify a point in time that is 5 years into
the future.

In Paragraph 10 the FEIA Resolution states that “the FEIA hearing before the
City Council is not intended to require or result in separate findings, conclusions
or approvals regarding a project.” The FEIA Resolution contradicts itself at this
pomnt. The purpose of the FEIA is to assist the decision making body in its
decision to approve or disapprove the underlying project. However, this section
suggests that a separate City Council hearing should take place to consider a
proposed project’s FEIA independent from the approval or disapproval of the
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underlying project. Despite the resolution’s statement to the contrary, this
effectively amounts to an additional entitlement/approval not previously required
in the City of Petaluma.

Respectfully submitted,

MERLONE GEIER MANAGEMENT, LLC

m>

Michael T. Grehl
Director




