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My XM QOUNTY

Agency

August 14, 2007

Rick Tooker o
City of Healdsburg AUG 2 7 200,
Planning and Building Department  PLANNING & BULDING DEPT
401 Grove Street " CITY OF HEALDSBURC

Healdsburg, CA 95448
Re: Comments on Notice of Preparation for the Healdsburg 2025 General Plan
Dear Mr. Tooker,

As the agency responsible for implementing many of the waste diversion programs in Sonoma
County required by the California Integrated Waste Management Act of 1989 (AB939), ihe
Sonoma County Waste Management Agency (SCWMA) is responding to the Notice of
Preparation for the Healdsburg 2025 General Plan (Plan). Our comments are limited to the solid
waste issues related to the proposed Plan. To support the Agency’s efforts to reduce waste,
encourage reuse and recycling, and to assist with AB939 compliance, two comments are
offered:

First, the County is in the process of updating its General Plan and references the Sonoma
County Integrated Waste Management Plan as the policy document for solid waste management
issues. We recommend that the City of Healdsburg considers a similar approach, and have
attached the objective for reference:

Objective PF-2.9: Use the County Integrated Waste Management Plan, and any
subsequent amendments thereto, as the policy document for solid waste management
in the county.

Second, Section 6.5 of the Healdsburg 2025 General Plan references Empire Waste
Management as the company contracted for solid waste services. As you may be aware,
Empire Waste Management is in the process of selling all of its Sonoma County collection
agreements to North Bay Corp. Healdsburg Assistant City Manager, Marjie Pettus, is involved
with this process and should be consulted regarding this matter.

Thank you for the opportunity to comment on the Healdsburg 2025 General Plan, and if any
further assistance is desired on these or other solid waste management issues, please do not
hesitate to contact us.

Sincerely,
KEN WELLS, DIRECTOR
SONOMA COUNTY WASTE MANAGEMENT AGENCY

Titedl loie

Patrick Carter, Waste Management Specialist

2300 County Center Drive, Suite 100 B, Santa Rosa, California 95403 Phone: 707.565.3579 Fax: 707.565.3701

Visit our website at www.recyclenow.org V' 60% recycled content, 30% post-consumer content
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Tony Crabb
1421 Chiguita Road,
Healdsburg, CA 95448

September 7, 2007

Attn. Director Tooker
Planning & Building Dept.
401 Grove Street,
Healdsburg, CA 95448

Re: - Healdsburg 2025 General Plan.
Dear Sir,
I would like to take this opportunity to comment on the latest draft of the Healdsburg General Plan.

First of all I would commend you, your staff and the various consultants on making a significant change to the
plan that addresses many of the comments and input received from the public over the last several months, the
current version is a significant improvement over previous versions.

I have read both the background report and the general plan and in general I would say I am very pleased with
the result. However I did note several areas in the policies, goals and implementation measures that did not
have a specific guiding principle to which they seemed to be anchored. As well as a couple of implementation
measures that could usefully be added.

- have noted my suggestions below.

In the Guiding Principles, under “Sustainability”.

After “Protect agricultural resources™. Add.

Protect the Environment.

The city will promote the protection of the environment through conservation of resources within the
community and lead by example in its municipal processes and projects.

Modify.

Foster Principles of sustainability and conservation; to Foster principles of sustainable development. As this
principle seems to be focused on the type of development we wish to promote.

Protect and enhance the natural resources; to Protect and enhance the natural habitat. As this principle seems to
be focused on the local habitat of the Russian River, Foss Creek and other riparian habitats, etc.

In the General Plan under section 6. Public Services
In support of PS-A-5 and PS-B-3 in the Implementation Measures — Utilities

Add.

£8-9 Provide new incentives to remove high water use lawns and replace them with drought tolerant
landscaping. — I
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PS-10 Review planning process to prohibit the installation on new high water use lawns or landscaping.
In support of PS-C-4 in the Implementation Measures — Utilities

Add

PS-11 The city will promote the use of private solar voltaic installations to reduce peak electrical demand by
expanding the rebate program and seek opportunities for installations on city owned facilities.

In the General Plan under section 7. Natural Resources.
In support of Goal NR-E

Add

NR-E-4 The city will promote the use of Green Building practices in private development and lead by example
in its municipal projects.

In support of NR-E-4 in the Implementation Measures ~ Natural Resources

Modify NR-10 ¢ From Disseminating green building guidelines etc. to Promoting green building guidelines
etc.

I look forward to further public discussion of the new general plan, which I think will be a model for other cities

to follow.

Regards, Tony Crabb




STATE OF CALIFORNIA . ARNOLD SCHWARZENEGGER, Governor

GOVERNOR'’S OFFICE OF EMERGENCY SERVICES ngn u‘xg:
DISASTER ASSISTANCE PROGRAMS BRANCH *
3650 SCHRIEVER AVENUE
MATHER, CALIFORNIA 95655 Governor's OFTie of
PHONE: (916) 845-8101 FAX: (916) 845-8381 Emergency Services

August 15, 2007

Rick Tooker

City of Healdsburg

Planning and Building Department
401 Grove Street

Healdsburg, CA 95448

RE: Notice of Preparation for a Draft Environmental Impact Report for the City of Healdsburg
2025 General Plan Update, SCH# 2007082030

Dear Mr. Tooker:

Thank you for the opportunity to comment on your Notice of Preparation for a Draft
Environmental Impact Report (DEIR) for the city’s general plan update. In preparing the general
plan and accompanying DEIR, the city should examine the sections of state planning law that
involve potential hazards the city may face. For your information, I have underlined specific
sections of state planning law where identification and analysis of hazards are discussed (see
Attachment A).

Prior to the release of the draft general plan or within the DEIR, city staff or your consultants
should examine each of the requirements in state planning law and determine if there are hazard
issues within the community which the general plan should address. A table in the DEIR (or
general plan) which identifies these specific issues and where they are addressed in the general
plan would be helpful in demonstrating the city has complied with these requirements. If the
DEIR determines that state planning law requirements have not been met, it should recommend
that these issues be addressed in the general plan as a mitigation measure.

We note that state planning law includes a requirement for consultations with state agencies in
regard to information related to hazards. OES would be happy to share all available information
at our disposal to facilitate the city’s ability to comply with state planning and environmental
laws.

If you have any questions about these comments, please contact Andrew Rush at (916) 845-8269
or andrew.rush@OES.ca.gov.

Sincerely,

Qb-f Dennis Castrillo

Environmental Officer




Attachment A

Hazards and State Planning Law Requirements
(All citations are from the Government Code)

65302. Seven mandated elements

The general plan shall consist of a statement of development policies and shall include a diagram
or diagrams and text setting forth objectives, principles, standards, and plan proposals. The plan
shall include the following elements:

(a) A land use element which designates the proposed general distribution and general location
and extent of the uses of the land for housing, business, industry, open space, including
agriculture, natural resources, recreation, and enjoyment of scenic beauty, education, public
buildings and grounds, solid and liquid waste disposal facilities, and other categories of public
and private uses of land. The land use element shall include a statement of the standards of
population density and building intensity recommended for the various districts and other
territory covered by the plan. The land use element shall identify areas covered by the plan that
are subject to flooding and shall be reviewed annually with respect to those areas. The land use
element shall designate, in a land use category that provides for timber production, those parcels
of real property zoned for timberland production pursuant to the California Timberland
Productivity Act of 1982, Chapter 6.7 (commencing with Section 51100) of Part 1 of Division 1
of Title 5.

(g) A safety element for the protection of the community from any unreasonable risks associated
with the effects of seismically induced surface rupture, ground shaking, ground failure, tsunami,
seiche, and dam failure; slope instability leading to mudslides and landslides; subsidence,
liquefaction and other seismic hazards identified pursuant to Chapter 7.8 (commencing with
Section 2690) of the Public Resources Code, and other geologic hazards known to the legislative
body; flooding; and wildland and urban fires. The safety element shall include mapping of
known seismic and other geologic hazards. It shall also address evacuation routes, peakload
water supply requirements, and minimum road widths and clearances around structures, as those
items relate to identified fire and geologic hazards. Prior to the periodic review of its general plan
and prior to preparing or revising its safety element, each city and county shall consult the
Division of Mines and Geology of the Department of Conservation and the Office of Emergency
Services for the purpose of including information known by and available to the department and
the office required by this subdivision.

(d) A conservation element for the conservation, development, and utilization of natural
resources including water and its hydraulic force, forests, soils, rivers and other waters, harbors,
fisheries, wildlife, minerals, and other natural resources. That portion of the conservation element
including waters shall be developed in coordination with any countywide water agency and with
all district and city agencies which have developed, served, controlled or conserved water for any
purpose for the county or city for which the plan is prepared. Coordination shall include the
discussion and evaluation of any water supply and demand information described in Section
65352.5, if that information has been submitted by the water agency to the city or county. The
conservation element may also cover:




(1) The reclamation of land and waters.
(2) Prevention and control of the pollution of streams and other waters.

(3) Regulation of the use of land in stream channels and other areas required for the
accomplishment of the conservation plan.

(4) Prevention, control, and correction of the erosion of soils. beaches, and shores.

(5) Protection of watersheds.
(6) The location, quantity and quality of the rock, sand and gravel resources.

(7) Flood control.

65302.3. Consistency with airport land use plans

(a) The general plan, and any applicable specific plan prepared pursuant to Article 8
(commencing with Section 65450), shall be consistent with the plan adopted or amended
pursuant to Section 21675 of the Public Utilities Code.

65302.6. Development of a local hazard mitigation plan

(a) A city, county, or a city and county may adopt with its safety element pursuant to subdivision
(g) of Section 65302 a local hazard mitigation plan (HMP) specified in the federal Disaster
Mitigation Act.of 2000 (P. L. 106-390). The hazard mitigation plan shall include all of the
following elements called for in the federal act requirements:

(1) An initial earthquake performance evaluation of public facilities that provide essential
services, shelter, and critical governmental functions.

(2) An inventory of private facilities that are potentially hazardous, including, but not limited to,
multiunit, soft story, concrete tilt-up, and concrete frame buildings.

(3) A plan to reduce the potential risk from private and governmental facilities in the event of a
disaster.

65560. Definitions (Open-Space Lands)

(a) "Local open-space plan" is the open-space element of a county or city general plan adopted by
the board or council, either as the local open-space plan or as the interim local open-space plan
adopted pursuant to Section 65563.

(b) "Open-space land" is any parcel or area of land or water which is essentially unimproved and
devoted to an open-space use as defined in this section, and which is designated on a local,
regional or state open-space plan as any of the following:

(1) Open space for the preservation of natural resources including, but not limited to, areas
required for the preservation of plant and animal life, including habitat for fish and wildlife
species; areas required for ecologic and other scientific study purposes; rivers, streams, bays and
estuaries; and coastal beaches, lakeshores, banks of rivers and streams, and watershed lands.



(2) Open space used for the managed production of resources, including but not limited to, forest
lands, rangeland, agricultural lands and areas of economic importance for the production of food
or fiber; areas required for recharge of ground water basins; bays, estuaries, marshes, rivers and
streams which are important for the management of commercial fisheries; and areas containing
major mineral deposits, including those in short supply.

(3) Open space for outdoor recreation, including but not limited to, areas of outstanding scenic,
historic and cultural value; areas particularly suited for park and recreation purposes, including
access to lakeshores, beaches, and rivers and streams; and areas which serve as links between
major recreation and open-space reservations, including utility easements, banks of rivers and
streams, trails, and scenic highway corridors.

(4) Open space for public health and safety, including, but not limited to, areas which require
special management or regulation because of hazardous or special conditions such as earthquake
fault zones, unstable soil areas, flood plains, watersheds, areas presenting high fire risks, areas
required for the protection of water quality and water reservoirs and areas required for the
protection and enhancement of air quality.



STATE OF CALIFORNIA—BUSINESS, TRANSPORTATION AND HOUSING AGENCY ARNOLD SCHWARZENEGGER. Governor

DEPARTMENT OF TRANSPORTATION
111 GRAND AVENUE

P. 0. BOX 23660
OAKLAND, CA 94623-0660
PHONE (510) 286-5505
FAX (510) 286-5559

TTY (800) 735-2929

Flex your power!
Be energy efficient!
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August 31, 2007
PLANNING & BUILDING DEPT. SONI101975
CITY OF BEEALDSBURG SON-101-34.36/36.98

Mr. Rick Tooker

City of Healdsburg

Planning and Building Department
401 Grove Street

Healdsburg, CA 95448

Dear Mr. Tooker:
City of Healdsburg 2025 General Plan Update — Notice of Preparation (NOP)

Thank you for including the California Department of Transportation (Department) in the early
stages of the environmental review process for the 2025 General Plan Update. Please find our
comments on the NOP below:

Traffic Analysis

The Department is primarily concerned with impacts of this General Plan Update on US 101, its
on- and off-ramps and ramp terminal intersections in the area depicted in Figure 2 of the NOP
and potentially affected sections of US 101 north and south of the City of Healdsburg. The traffic
impact study to be prepared should include but not be limited to the information detailed below:

1. Information on the update’s traffic impacts in terms of trip generation, distribution, and
assignment. The assumptions and methodologies used in compiling this information should
be addressed. The study should clearly show the percentage of project trips assigned to US
101 and its on- and off-ramps.

2. Current (2006) Average Daily Traffic (ADT) and AM and PM peak hour volumes on all
significantly affected streets, highway segments and intersections.

3. Schematic illustration and level of service (LOS) analysis for the following scenarios: 1)
existing, 2) existing plus project, 3) cumulative and 4) cumulative plus project for the
roadways and intersections in the project area.

4. Calculation of cumulative traffic volumes should consider all traffic-generating

developments, both existing and future, that would affect the State highway facilities being
evaluated.

“Caltrans improves mobility across California™



Mr. Rick Tooker/ City of Heladsburg
August 31, 2007
Page 2

S. The procedures contained in the 2000 update of the Highway Capacity Manual should be
used as a guide for the analysis. We also recommend using the Department’s “Guide for the
Preparation of Traffic Impact Studies”; it is available on the following web site:
http://www.dot.ca.gov/hg/traffops/developserv/operationalsystems/reports/tisguide.pdf .

6. Mitigation measures should be identified where plan implementation is expected to have a
significant impact. Mitigation measures proposed should be fully discussed, including
financing, scheduling, implementation responsibilities, and lead agency monitoring.

7. Mitigation measures should consider highway and non-highway improvements and services.
Special attention should be given to the development of alternate solutions to circulation
problems that do not rely on increased highway construction, such as:

e Encouraging mixed-use developments;
e Implementing bicycle- and pedestrian-friendly design solutions;
e Planning for transit service improvements and expansion.

We look forward to reviewing the traffic study, technical appendices and Draft EIR for this
Transportation Element update. We do expect to receive a copy from the State Clearinghouse,
but in order to expedite our review please send two copies in advance to:

Ina Gerhard
Office of Transit and Community Planning
Department of Transportation, District 4
P.O. Box 23660
Oakland, CA 94623-0660

Should you require further information or have any questions regarding this letter, please call or
email Ina Gerhard of my staff at (510) 286-5737 or ina_gerhard@dot.ca.gov .

District Branch Chief
IGR/CEQA

c: State Clearinghouse

“Caltrans improves mobility across California™



TOMARAS & OGAS, LLP

| 10755-F SCRIPPS POWAY PARKWAY #281 ¢ SAN DIEGO, CALIFORNIA 92131
TELEPHONE (858) 554-0550 * FACSIMILE (858) 777-5765 * WWW.MTOWLAW.COM

btomaras@mtowlaw.com

AUG 3 ¢ 2007

PLANNING & BUILDING Dyt
Cry oF HEALDSBURG

August 27, 2007

Rick Tooker, Director

City of Healdsburg

Planning and Building Department
401 Grove Street

Healdsburg, CA 95448

Re: Notice of Preparation of Draft Environmental Impact Report for the City of
Healdsburg General Plan Update

Dear Mr. Tooker:

Our firm represents the Lytton Band of Pomo Indians. The Lytton Rancheria, a federally
recognized Indian Tribe (hereinafter “Lytton Band”), submits the following response to your
Notice of Preparation (NOP) of a Draft Environmental Impact Report (DEIR) for the City of
Healdsburg General Plan Update (hereinafter “the Project”). The Lytton Band formally requests
that it be involved in the entire Environmental Impact Report (EIR) process for the proposed
Project.

Please add the Tribe and our firm to your mailing list for this and other projects which will
impact Pomo sites.

Lytton Band of Pomo Indians Brenda L. Tomaras

Lytton Rancheria Tomaras & Ogas, LLP

1300 N. Dutton Avenue, Suite A 10755-F Scripps Poway Parkway #281
Santa Rosa, CA 95401 San Diego, CA 92131

PROJECT GENERALLY

The Lytton Band is not opposed to development projects in the City of Healdsburg and
its sphere of influence (“SOI”.) The Lytton Band’s primary concerns stem from the potential for
development projects to have impacts on Native American cultural resources. The Lytton Band
is concerned about both the protection of unique and irreplaceable cultural resources, such as
Pomo village sites and archaeological items which would be displaced by ground-disturbing
work on projects within the City and its SOI, and on the proper and lawful treatment of cultural



Letter to Rick Tooker

Re: NOP for Draft EIR for City of Healdsburg General Plan Update
August 27, 2007

Page 2

items, Native American human remains and sacred items likely to be discovered in the course of
the work.

REQUESTED INVOLVEMENT

The Lytton Band contends that a thorough cultural resources assessment of the non-
developed areas in the City and its SOI should be required as part of the Draft EIR for the City of
Healdsburg General Plan Update. Such an assessment should include consultation with the
Tribe.

MITIGATION MEASURES

The cultural resources assessment and surveys may reveal significant archaeological
resources and sites which may be eligible for inclusion in the historic site register, may contain
human remains and/or may be sacred Pomo sites. Given that Native American cultural resources
will likely be affected by the Project, the Lytton Band requests it be allowed to be involved and
participate with the City in developing all mitigation plans for both the General Plan Update and
development project which would fall within that Update.

The City has the ability to impose general mitigation measures for cultural resources as
part of its General Plan. In project areas where resources are known or suspected, the Lytton
Band believes that Tribal monitors should be required to be present during ground-disturbing
activities and as such, a mitigation measure requiring tribal monitoring should be included.

According to the California Public Resources Code, § 5097.98, if Native American
human remains are discovered, the Native American Heritage commission must name a “most
likely descendant,” who shall be consulted as to the appropriate disposition of the remains. The
Lytton Band believes that should any Native American human remains be found during
development, they will likely be of Pomo origin. Accordingly, the Band further requests that the
City work with the Pomo tribes to draft any necessary agreements which would address any
inadvertent discoveries of cultural resources, including human remains, during development
within the City of Healdsburg and its SOL

CONCLUSION

The Lytton Band requests that the draft EIR specifically commit to the inclusion of the
Tribe as a partner in the assessment of impacts on cultural resources and drafting and negotiating
the mitigation and monitoring concerning cultural resources; that it explicitly call for Native
American monitoring of ground-disturbing activities in archaeologically sensitive areas; and that
it commit to allowing either in-place location or on-site reburial of Native American human
remains if any are discovered during the project.

The Lytton Band appreciates the opportunity to provide comments on the Notice of
Preparation for the Draft EIR on the City of Healdsburg’s General Plan Update and looks
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forward to working together with the City and other interested agencies in protecting the
invaluable Native American cultural resources found in the City of Healdsburg and its SOL

Very truly yours,

TOMARAS & OGAS, LLP

- 7 )
- '//D/M O o/ / M O"’W&

Brenda L. Tomaras
Attorneys for the Lytton Band of Pomo Indians



Healdsburg City Council, and
Planning Department Staff

Hello City Council members,

The Eight (8) Principles of a Healthy General Plan
include: ’

1. Achieving a Sustainable Community by determining a
numeric Carrying Capacity limit for ultimate human
population, where that amount of people and their
impacts clearly does not imperil the existence of any
native animal or plant populations. We may not agree on
what the carrying capacity limit is, but we must
establish one using the best available science.

Within the Carrying Capacity Limit, until the
affordable housing problem has been solved, whenever
housing is approved, the primary goal shall be to first
house those with the least income.

2. Provides full, and fully, enforceable protection for
all of our priceless, imperiled remaining native
oak savannahs and their ecosystem;

3. Prevents and reduces all man-made environmental
impacts including pollution by chemicals (including
pesticides) of air, land and water, and by noise and
light (radiation) to levels unarguably below potential
harm and significance;

4. Allows subdivisions, golf courses, dams, logging and
roadway increases only when approved by a public vote;

5. Provides a Public Participation Element, which
provides the same amount of participation for the
public as it provides for developers, extractors and
government with a fair and thorough process to pravide
facts and reasoning for decisionmakers and the public,
and provides for fair and reasonable decisions in the
public interest based upon facts and reason;

6. Provides for full genuine citizen enforcement of all
General Plan violations;

7. Fully complies with, by exceeding, all state and
federal environmental protection laws specifically
including California's Environmental Quality Act,
California‘'s Endangered Species Act, our Federal
Endangered Species Act, our Federal Clean Water Act,
and our Coastal Act;

8. Must be ratified by the voters. This removes the
burden from the public to objecting to a bad General
Plan and places it on the City to make a good General
Plan the public will support.



Further, I ask that ANY housing growth be limited to that area within
.75 mile radius of the intersection of Matheson and Center Streets. By
restricting growth to that area, it would encourage a
walking/bicycling method of travel, as opposed to car trips and the
ensuing parking, pollution and traffic tie-ups. This smart planning in
Healdsburg would make the footprint of Healdsburg smaller and more
viable for commercial enterprises; improving access to schools, health
care, libraries and city services. Further it would minimize the costs
involved in buildout of city services, which are conservatively
estimated to be $5,000 per new household.

The General Plan should eliminate any population growth/residential
home/hotel/resort plans until adequate water supplies for a 5 year
drought are proven to be available and easily accessed by current
extraction methods. Currently, as of Aug 2007, Sonoma County is under a
15% reduction of water use - and the City of Healdsburg’s General Plan
should develop a plan for reducing the overall population by 15%.
Basically, if the current system is not capable of keeping up with
demand for resources - such as water, water treatment, electricity -
then not only is a no growth option advisable but a “minus-growth”
option should be studied. The General Plan should include such a study
and have in it the financial impact on the current residents of
Healdsburg.

The General Plan should include in it’s traffic study the extra
4,000,000 to 5,000,000 vehicle trips being made to a local casino, River
Rock. At least 2,000,000 vehicle trips per year are estimated to be made
along Healdsburg Avenue alone, and any housing developments, commercial
developments must include their effects on cue lengths and level of
service along the main commercial/personal vehicular corridor of
Highways 101, State Route 128, Dry Creek/Highway 101 interchange,
Healdsburg Avenue, Healdsburg Avenue/Dry Creek Road intersection. Would
these roads be adequate to the task and would they involve substantial
noise,light,air pollution?

Healdsburg’s General Plan should have an ART component, encouraging
Public Art along all paths and public rights of way, inside Parks and
surrounding public schools.

The General Plan should ask that any development costs (in US dollars)
to be paid by the city, such as water resource development, water
treatment, buildout of City Services (ie. Electrical service poles,
wires, conduits, transformers, switches; water pipelines, sewage
pipelines, pump stations), FOR ANY proposed subdivision inside the City
Limits or up to and including the Urban Growth Boundary be part of the
notice of hearing for development. Currently, for instance, the proposed
Saggio Hills subdivision would cost every householder in Healdsburg
$5,000 (conservative estimate) in increased fees that would never be
repaid by the developers. By placing the actual and true cost to
EXISTING taxpayers on the Notice of Development, the General Plan would
foster a “Truth in Advertising” now missing from the entire planning
process.

The General Plan should have as a core transportation method using the
NWP right away for light rail, and coordinate local bus routes to
intersect with the light rail. The General Plan should look at the
possibility of significant reduction in car trips should a cheap



economical and green technology transport, ie BioDiesel locomotives be
made available during the time frame of the General Plan.

The General Plan should have as a core principle “green building
practices”, with environmentally sustainable, easily recycled,
chemically safe, materials used. A major component of this principle
would be to reduce the likelihood of toxic chemicals being introduced
into the environment. )

The General Plan should foster growth along the 0ld Redwood Highway from
Grant Avenue , along Healdsburg Avenue northwards to Mill Street. This
area to be mixed use, both commercial and residential, high density
residential nearest Mill Street. Housing Developments along this path to
be 60% regular housing and 40% low to moderate income housing. General
plan to encourage a 20 year Low Income plan for assisting LOCALLY
employed citizens.

The General Plan should seek methods for reducing every citizen of
Healdsburgs -~ as well as every commercial and farming enterprise -
carbon footprint, reducing the amount of water polluted and used,
reducing the amount of energy consumed by each. The General plan should
include as one of it’s core principles utilizing Renewable Energy at
every opportunity where it’s practically feasible.

The General Plan should seek to foster development within the % mile
radius of the intersection of Matheson and Center Street and avoid build
out to/around/near the Urban Growth Boundary through the year 2035. As a
method of fostering such “in-fill” the General Plan should penalize any
developments currently (August 2007)outside City Limits by having such
developments “pay their own way” by paying for increases in City
Services and staff, utility buildout, and water
extraction/treatment/sewage facilities.

The General Plan should encourage the retention of all native trees
inside any residential development. All trees 50 years and older would
be retained as significant and desirable resources, and have protected
status - developers of subdivisions would be required to set aside
outside their development, within the City of Healdsburg - a similar
tract of trees for any trees removed. The set aside tree community would
be forever protected from development - this is the “Pay as you Go”
clause, keeping the net amount of trees in a balance. The General Plan
should encourage native tree/bush/shrub/flower plantings as a core
principle - utilizing natives for their drought tolerance and habitat
practicalities.

The General Plan should foster within the commercial community methods
to reduce traffic, pollution and parking problems by seeking their imput
during public imput from the. Citizenry. All developments, commercial
buildings to be voted upon by the public at large, and be subject to
public review and scrutiny of at least 6 months before any
approval/disapproval, decisions can be taken by the City of Healdsburg.

The General Plan should have as one of it’s core goals the
implementation of WirelLess Internet access across the entire City
boundaries. Also the Goal of a Fiber Optic service throughout the City
of Healdsburg should be implemented as soon as is practically possible.



The General Plan of Healdsburg should foster a NO-Growth component to
it, finding ways to keep the City “small”, and allowing the citizens of
Healdsburg the right to vote on all growth inducing developments, be
they subdivisions, commercial tracts and or industrial/farming projects.
By limiting growth to a balanced “for each one out a new one may come
in” it encourages a slow planned ecologically sound pattern to
utilization of resources.

Thank you for your consideration of these guidelines and I hope you will

abide by the suggestions I have made. I believe them to be in the very

best interests of every current and future resident of Healdsburg and in

years to come will be viewed as being foresighted, progressive and

ecologically sound.

All best wishes to those who will be determining our shared future,
Sincerely, Benjamin Raymond Marchand

PO Box 1363 Healdsburg CA 95448

With great help from and appreciation to my Brother David Dilworth,
1Hope.org
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FOR THE PUBLIC RECORD
August 28, 2007

HEALDSBURG

Planning Commission and
Department of Planning

401 Grove Street
Healdsburg, CA 95448-4723

RE: General Plan Update

Dear Members of the Planning Commission

I am here tonight to ask that you give more consideration in the General Plan Update to the fact of dwindling nat-
ural resources and global climate change that impact us here on a local level and add this simple principle to the
update. We will REDUCE, REUSE, REPAIR OR RECYCLE first.

On January 22, 2007 | wrote to the City Council and Planning Commission requesting that the language in the
General Plan update strengthen, not weaken, GREEN policies | have attached a copy of that letter.

Since January you have built a stronger foundation to the General Plan in a set of guiding principles. These over-
riding set of values carry a vision for a healthy future that focuses our attention locally preserving the character of
our unique small, livable town. Again | am here to ask you to strengthen that vision in terms of sustainabiliy. Is
what we do going to leave the place more abundant and livable in the future or less abundant and livable?

Economic stability is not found in one crop or industry but in an attitude that asks one simple question when plan-
ning and considering new projects: Can we first REDUCE, REUSE, REPAIR OR RECYCLE? Whether the issue is waste
water, a building project, garbage, a neighborhood, car trips, carbon reduction or our global footprint.

Sincerely,

920 HAROLD LANE, HEALDSBURG, CA 95448 » 707/433-3380 ¢ FAX 707/395-0308-0704



FOR THE PUBLIC RECORD

January 22, 2007

HEALDSBURG

City Council

Planning Commission and
Department of Planning

401 Grove Street
Healdsburg, CA 95448-4723

RE: General Plan Update

Dear Mayor Plass and Members of the City Council

If the General Plan is the city’s constitution and its Bill of Rights; if it lays out a vision for the next 20 years then |
vote to strengthen, not weaken, GREEN policies regarding renewable energy and clean technology that promote
a sustainable, local living economy in Healdsburg to ensure the city will continue to thrive and be healthy into the
future.

Recommendations cited below from the GPA 06-01 staff report: Attachment 3, Planning Commission meeting
minutes 11/28/06 were headed in the right direction:

* Innovative business that brings sustainable building construction & operational practices

¢ Alternative transportation modes

 Water conservation

¢ Pollution reduction measures

¢ Green certified building projects

But then it was decided that Green Building will be reduced to read on a “voluntary basis” in Healdsburg—this
seems to me like an unfortunate cop-out. There is plenty of data showing that voluntary “regulations” don’t work.
And there is plenty of data showing that GREEN is good for business’ bottom line. In fact, GREEN technology is
the 5th largest market sector in the US. The city of Oakland passed a resolution in Oct. 2006 to be oil independent
by 2020. Oakland believes Green is good for the economy. ‘

The City of Healdsburg has also set meaningful targets to reduce greenhouse gas emissions 25% below 1990 lev-
els by 2015. | would urge you to make sustainability are real priority in all the elements of the General Plan
Update—and especially in a set of Guiding Principles and in Transportation and Economic Development. Policy needs
to spell out how we will achieve those ambitious emission reduction targets. “The City shall encourage” should
perhaps read, “The City mandates or strongly promotes with (these incentives and rebates).” If there is a stick
approach include a meaningful carrot at the end. Designing with sustainability in mind creates a more prosperous
and connected community that is healthier, cleaner, quieter, more peaceful, beautiful and playful while accepting
the 21°" century’s challenges with intelligence and grace.

Sincerely,

Merrilyn joyce

920 HAROLD LANE, HEALDSBURG, CA 95448 o 707/433-3380 « FAX 707/395-0308-0704
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QUAKER HILL DEVELOPMENT CORPORATION

PosT OFFICE Box 2240 . HEALDSBURG, CA 95448
TELEPHONE: (707) 431-1780 - Fax: (707) 431-9577

August 24, 2007
Mr. Rick Tooker
Planning and Building Director

401 Grove St. Healdsburg CA 9544SREGE
AUG 2 4 200/

PLANNING & BUILDING DEPT.
We offer the following comments reg@1iifg th@Naticg nfisengraigpn for the General
Plan Environmental Impact Report (“EIR”).

Dear Rick,

1. In conjunction with the EIR, the City should prepare a Water Supply
Assessment (“WSA”) to comply with the requirements of SB 610 and State
Water Code Section 10910 with respect to full build out of the General Plan.

2. In January 2007, the City Council directed staff to evaluate two alternative
Land Use Designations (GI) General Industrial and (MU) Mixed-Use for the
property we own at the north end of town, as part of the General Plan EIR. In
March 2007 we provided City staff with a Site Impact Matrix and analysis
prepared by Economic and Planning Systems (copy attached) to evaluate the
impacts on water, sewer, traffic, schools and public safety associated with the
(GI) and (MU) designations. We encourage to City and its consultant
Christopher Joseph and Associates to utilize this information in preparing the
General Plan EIR, to adequately address the maximum impacts associated
with either Land Use Designation.

3. The cumulative impacts of the Circulation Element should consider the
impacts of the anticipated conversion of the private at-grade roadway crossing
of the NCRA rail line at milepost 70.85 to a public crossing.

4. The requirement for bike lanes at the North Entry along Healdsburg Avenue
should be considered, consistent with the Sonoma County Transportation
Authority Countywide Bicycle and Pedestrian Master Plan.

5. The EIR should address the impact, if any, of the recent Court of Appeal
Decision in the Riverwatch case, to determine the City’s ability to provide
adequate sanitary sewer for full General Plan build out.

QUAKER HILL DEVELOPMENT CORPORATION
OFFICES LOCATED AT 105 FOSS CREEK CIRCLE, HEALDSBURG, CA 954438



6. The General Plan must be internally consistent and part of that consistency is
the availability of public revenue sources to achieve the identified Goals,
Objectives and Implementation Measures. To the extent that mitigation
measures for General Plan impacts are required and identified in the EIR, the
EIR should discuss the fiscal state of the City and its ability to complete the
required environmental mitigation measures.

Please call me with any questions.

Sincerely,

Craig Harrington

Cc.  w/o enclosure Steve Butler, Clement, Fitzpatrick & Kenworthy



Economi
Planning Systems

Public Finance

Real Estate Economics
Regional Economics
Land Use Policy

February 27, 2007

Mr. Rick Tooker

Planning and Building Director
Healdsburg Planning Department
City of Healdsburg

401 Grove Street

Healdsburg, California 95448

Subject: Revised Site Impact Matrix, Quaker Hill Property; EPS #14093
Dear Rick:

This letter provides the most recent version of the Site Impact Matrix, which evaluates a range of use
alternatives, including two that are consistent with the proposed General Industrial (GI) Land Use
Designation and two that are consistent with the proposed Mixed-Use Commercial (“MX”) Land Use
Designation for the Quaker Hill Property.

The General Plan update process has refined the uses allowed under the proposed MX Land Use
Designation. Specifically, the Draft General Plan Policy Document MX Land Use Designation allows for
“retail, office, services and overnight accommodations that serve residents and/or visitors” as well as High
Density Residential (“HR”) units of up to 16 units per acre. The Draft General Plan proposes to combine
various industrial uses, including light industrial and office parks into one General Industrial (GI) catagory.

While the MX Designation provides flexibility as to the use of the property, the related uncertainty creates
some difficulties from a CEQA evaluation standpoint. Responding to this problem, the “Site Impact
Matrix” provides a technical evaluation of a range of likely use alternatives under the MX Designation,
focusing on key impact variables. The Matrix quantifies these variables in a manner that helps determine
potential environmental impacts as a part of the Draft Environmental Impact Report (DEIR) for the City’s
General Plan Update.

We previously sent an earlier version of the “Site Impact Matrix” to Richard Spitler in May, 2005. More
recently, in November 2006, we prepared a revised Matrix and forwarded a copy to you. In response to
discussions with you and Richard, and following completion of traffic analysis, we have further revised the
Matrix, incorporating a revised set of land uses, impact factors, and development “scenarios”.

The methodology we have applied begins with identifying certain “impact factors” for the range of land
uses that would be permitted in the proposed MX designation, as shown on Table 1. The impact factors are
derived from industry sources and other impact and fee studies conducted by EPS. The traffic generation
factors are adjusted to account for estimated “double-counting” of trips internal to the project. While there
is considerable variation in these factors, additional review is essential. It will assure they are appropriate to
Healdsburg and to this project in particular.

BERKELEY SACRAMENTO DENVER
2501 Ninth St., Suite 200 Phome: 510-841-9190 % Phone: 916-649-8010 Phone: 303-623-3557
Berkeley, CA 94710-2515 Fax:  510-841-9208 Fax:  916-649-2070 Fax:  303-623-9049

WWW.epsys.com



LIt

February 27, 2007
Page 2

The next step in the analysis applies the impact factors to the development quantities associated with four
likely development scenarios: 1) General Industrial; 2) Office; 3) Mixed-Use Hospitality; and 4) Hospitality
and Residential. In each case the results are arrayed in simple tables. In addition to the impact variables,

an evaluation of key municipal revenue sources is also provided for each scenario. These are shown in the
attached tables:

The scenarios include:

“General Industrial Impact” Scenario
o Light Industrial (300,000 square feet)

“Office Impact” Scenario
e General Office (300,000 square feet)

“Mixed-Use Hospitality” Scenario
e Spedalty Retail (15,000 square feet)
e Restaurant (5,000 square feet)
Hotel (335 rooms)
Apartment (30 dwelling units)
e Conference Center (20,000 square feet)
e Health Club (15,000 square feet)

“Mixed-Use Hospitality and Residential” Scenario
e Hotel (300 rooms)
e Apartment (200 dwelling units)

- As noted above, the purpose of the Matrix is to assist the City with its preparation of the General Plan EIR.
Accordingly, as that effort gets underway, EPS, on behalf of Quaker Hill, will be happy to respond to
questions and make modifications consistent with the needs of preparing a sound and defensible EIR. The
methodology proposed for the Quaker Hill site may have relevance for the other “MX” designated areas in
the General Plan. If you have questions or comments, please feel free to contact me or Richard Berkson in

the Berkeley office.
Sincerely,
ECONOMIC & PLANNING SYSTEMS, INC.
N £ e
Walter Kieser
Managing Principal
cc: Richard Spitler
Craig Harrington

Alan Cohen
Steve Butler

P:\140005\14093Healdsburg-millsite \ Corres\ 140931tr02-27-07.doc



Table of Contents- Site Impact Matrix

Table
Number Description

Table 1: Per-Unit Impact Factors

General lndustriaIAScenario
Table 2: General Industrial Impact Matrix
Table 3: General Industrial Fiscal Impacts

Office Scenario
Table 4: Office Impact Matrix
Table 5: Office Fiscal Impacts

Mixed-Use Hospitality Scenario

Table 6: Mixed Use Hospitality Impact Matrix

Table 7: Mixed Use Hospitality Fiscal Impacts
Table 8: Mixed Use Hospitality Sales Tax Revenues

Mixed-Use Hospitality and Residential Scenario

Table 8 Mixed Use Hospitality and Residential Impact Matrix

Table 10:  Mixed Use Hospitality and Residential Fiscal impacts
Table 11:  Mixed Use Hospitality and Residential Sales Tax Revenues

Economic & Planning Systems, Inc. 2/27/2007 P:\14000s\1 4093Healdsburg-millsite\Data\SitelmpactMatrix_6\S itelmpactiMatrix2-26-07
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Table 3
General Industrial Fiscal Impacts

Property TOT
Use Tax Sales Tax 10% 2% Total
Light industrial (1) $24,000 - - - $24,000
Total $24,000 $0 $0 $0 $24,000
(1) Property Tax revenues from Light Industrial are based on
total property tax 1%
city tax factor 10%
development costs per square foot $80
total square footage 300,000

Source: Economic and Pianning Systems, Inc.

Econornic & Planning Systems, Inc. 2/27/2007

P\14000s\14093Healdsburg-millsite\Data\SitelmpactMatrix_6\SitelmpactMatnix2-26-07
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Table 5
Office Fiscal Impacts

Property TOT
Use Tax Sales Tax 10% 2% Total
General Office (1) $67,500 - - - $67,500
Total $67,500 30 $0 $0 $67,500

(1) Property Tax revenues from General Office are based on

total property tax 1%

city tax factor 10%

development costs per square foot $225
total square footage 300,000

Source: Economic and Planning Systems, Inc.

Economic & Planning Systemns, Inc. 2/27/2007 P:\140005\14093Healdsburg-millsite\Data\SiteimpactMatrix_6\SitelmpactMatrix2-26-07
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Table 7
Mixed Use Hospitality Fiscal Impacts

Property TOT (3)

Use Tax (1) Sales Tax (2) 10% 2% Total
Specialty Retail $3750 (@) $52,500 - - $56,250
Restaurant $1,250 (5) $20,000 - - $21,250
Hotel $100,500 (6) $96,300 $2,139,810 $427,960 $2,764,560
Apartment $7,500 @) - - -- $7,490
Conference Center $6,210 (8) - - - $6,200
Health Club $3,750 ) $3,000 - - $6,740
Total $122,960 $171,800 $2,139,810 $427,960 $2,862,530

(1) All property tax revenue estimates are based on
total property tax
city tax factor

(2) Sales Tax based on 1% of estimated taxable sales. See Table 8.

(3) Revenue generated by Transient Occupancy Tax is based on
room rate per night
total rooms
occupancy rate
occupied rooms
days per year
TOT rate (community services)
TOT rate (public safety)

(4) Property Tax revenues from Specialty Retail are based on
capitalized value per square foot
total sq. ft.

(5) Property Tax revenues from Restaurant are based on
capitalized value per square foot
total sq. ft.

(6) Property Tax revenues from Hotel are based on
development costs per unit
total units

(7) Property Tax revenues from Apartments are based on
development costs per unit
total units

(8) Property tax revenues from Conference Center are based on
capitalized value per sq. ft.
total sq. ft.

(9) Property tax revenues from Health Club are based on
capitalized value per sq. ft.
total sq. ft.

Source: Economic and Planning Systems, Inc.

Economic & Planning Systems, Inc. 2/27/2007

1%
10%

$250
335
70%
235
365
10%
2%

$250
15,000

$250
5,000

$300,000
335

$250,000

$310
20,000

$250
15,000

P:\14000s\14093Healidsburg-milisite\Data\Sit: Matrix_6\Site/mpactMatrix2-26-07
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Table 8
Mixed Use Hospitality Sales Tax Revenues

1% of

Estimated Total Percent Taxable

Land Use Sales Taxable Taxable Sales Sales
Specialty Retail (1) $5,250,000 100% $5,250,000 $52,500
Restaurant (2) $2,000,000 100% $2,000,000 $20,000
Hotel (3) $10,699,100 90% $9,629,200 $96,300.
Health Club (4) $300,000 100% $300,000 $3,000
Total $18,249,100 $17,179,200 $171,800

(1) Estimated operating revenue from Specialty Retail is based on

15,000
$350

Square footage
Sales per square foot

(2) Estimated operating revenue from Restaurant is based on

5,000
$400

Square footage
Sales per square foot

(3) Estimated operating revenue from Hotel is based on

Total rooms 335
Occupancy Rate 70%
Occupied rooms 235

Sales per occupied room

Days per year 365

$125 (not including room rate)

(4) Estimated operating revenue from Health Club is based on

750
$400

Square footage (retail portion)
Sales per square foot

Source: Economic and Planning Systems, Inc.

Economic & Planning Systems, inc. 2/27/2007

P:\14000s\1 4093Healdsburg-millsite\Data\SitelmpactMatrix_6\SiteimpactMatrix2-26-07
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Table 10
Mixed Use Hospitality and Residential Fiscal Impacts

Property TOT (3)
Use Tax (1) Sales Tax (2) 10% 2%
Apartment $100,700 (4) - - -
Hotel $100,500 (5) $86,200 $1,916,250 $383,250
Total $100,500 $86,200 $1,916,250 $383,250
(1) All property tax revenue estimates are based on
total property tax 1%
city tax factor 10%
(2) Sales Tax based on 1% of estimated taxable sales. See Table 11.
(3) Revenue generated by Transient Occupancy Tax is based on
room rate per night $250
total rooms 300
occupancy rate 70%
occupied rooms 210
_ days per year 365
TOT rate (community services) 10%
TOT rate (public safety) 2%
(4) Property Tax revenues from Apartments are based on
development costs per unit $503,700
total units 200
(5) Property Tax revenues from Hotel are based on
development costs per unit $300,000
total units 335

Source: Economic and Planning Systems, Inc.

Economic & Planning Systems, Inc. 2/27/2007
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Table 11
Mixed Use Hospitality and Residential Sales Tax Revenues

1% of

Estimated Percent Taxable

Land Use Total Sales Taxable Taxable Sales Sales
Hotel (1) $9,581,300 90% $8,623,200 $86,200
Total $9,581,300 $8,623,200 $86,200

(1) Estimated operating revenue from Hotel is based on

Total rooms 300
Occupancy rate 70%
Occupied rooms 210
Sales per occupied room $125 (notincluding room rate)
Days per year 365

Source: Economic and Planning Systems, Inc.

Economic & Planning Systems, Inc. 2/27/2007 P:\14000s\14093Healdsburg-millsite\Data\SitelmpactMatrix_6\SiteimpactMatrix2-26-07



PHILIP J. LUKS

709 BROWN STREET
HEALDSBURG, CA 95448
August 29, 2007 ‘BEGE
Mr. Rick Tooker - AUG 30 2007
City of Healdsburg PUILDING DEPT.
Planning and Building Department PLANNING & LDSBURD
401 Grove Street CITY OF HEALL

Healdsburg CA 95448
Re: June 12,2007 Revised Draft, Healdsburg General Plan.
Dear Rick:

As I indicated last night, I have a number of specific comments on the Revised
Draft. First, however, I’d like to refine some of the “carbon reduction” comments I made
both during and after last night’s meeting.

General Plan EIR Scoping

My main concern in the EIR process is that we identify the magnitude of the
carbon reduction goal set in the Revised Draft, and get a “real world” sense of whether
the strategies available to a small town can meet that goal at an acceptable cost. I would
hope that there are enough metrics available, and enough 1990 and 2007 rough
Healdsburg data on cars, houses, people, businesses, energy consumption, etc., to project
back to a rough estimate of 1990 carbon emissions, and to estimate our current carbon
emissions. These estimates, together with estimates for Saggio Hills and other large
projects in the pipeline, together with a “swag” estimate for a substantial Nuforest
development, would give some idea of the magnitude of the task.

The next step then would be for the EIR to provide “illustrative™ cases, applicable
to Healdsburg, for a programmatic array of the carbon reduction strategies available to a
small town. For example, “reinsulating X houses to state-of the art levels, costing
approximately Y, would reduce emissions by Z pounds per year,” or “planting X shade
trees, with initial and maintainance costs of Y per year, would reduce emissions by Z
pounds per year.”

With this sort of data, we could get an idea of whether the Revised Draft’s goal is
realistic. If so, then great. If not, the City should have a discussion of whether to reduce
the goal, or whether to revise the goal to allow or require that carbon reductions outside
the City count toward meeting the goal.



Assuming that, in any case, we keep a substantial City-required goal, I think it
essential that the achievement strategies include major new projects, especially Saggio
Hills. That project is unique both for its size and because the “no project” alternative has
a carbon footprint no worse than zero. I have not read all of the Saggio Hills DEIR, but I
did not see carbon emission projections at buildout. The project-related carbon reduction
strategies in the DEIR seem to make sense, but other project-related aggressive strategies
are available—large scale use of photovoltaics, frequent low-emission Plaza
transportation and use of electric rather than gas appliances come quickly to mind.
Moreover, given the zero-emission starting point for the project, contributions to savings
elsewhere in Healdsburg make sense, in the same way that developers pay utility and
school impact fees, and in the manner that the tree ordinance will already work to allow
City-wide planting to replace project-related tree removal. I can imagine, for instance,
substantial contributions to City-wide photovoltaic, insulation and tree-planting
programs. Again, the data noted above can help the City arrive at a judgment of the
“fair” balance between costs borne by existing businesses and residents and those borne
by new projects such as Saggio Hills.

Comments on the Revised Draft

“Minimize Noise” Guiding Principle. This Guiding Principle does not reflect
the nuanced Planning Commission recent discussion and decision in connection with
Barndiva’s “wedding music” request. The Commission engaged in a discussion of the
nature of noise, the problems with the measurement methodology in the City’s current
noise ordinance and the inherent conflicts between residents and businesses in an
increasingly urban setting. A “noise minimization” goal conflicts directly with several
“identity” and all of the “vitality” Guiding Principles. I’d recommend deleting this
Guiding Principle and adding a policy that the noise ordinance be reviewed and revised in
light of the increased urban setting likely to result from the Guiding Principles.

Depot Study Area, page 28. Each of the other study areas contains a description
of its geographic limits—the depot study area does not. Especially in view of the
apparent current interest in the Nuforest site, it would be prudent to let potential
developers know that that site is within the study area. While the Revised Draft provides
that the studies themselves may result in boundary changes, this clarification may head
off future misunderstandings.

Implementation Measure ED-7, page 42. 1 would propose adding, before the
word “in,” the phrase “supporting the businesses.” I think it’s appropriate to keep the
basic concept of support, but not to fix the precise locations of any parking for the next
ten to twenty years. If this change was made, then the concept of periphery parking is
appropriately limited by the degree it supports downtown business. The same change
should be made to Policy T-C-4 on page 51.

Policy T-C-2, page 50. After the word “provide,” I would propose adding “or
compensate others for providing.” The use of in lieu fees to deal with off-street parking



allows the location of parking to be separated from its need, and allows the location to
better fit the objectives of the Guiding Principles.

Again, the revision of the General Plan reflects a lot of thought and plain hard
work. Thanks.

TN A



Richard Burg
PosTt OFFICE BOX 725
HEALDSBURG, CA 95448

707-479-9092

September 4, 2007

Rick Tooker

Director, Planning and Building Department
City of Healdsburg

401 Grove Street,

Healdsburg, CA 95448

Re: Comments on Scope and Content of EIR for the General Plan Update
Dear Rick,

First let me applaud the staff and Planning Commission for the current Revised Draft.
The June 12 document holds together as an integrated document, through both the
additions made in response to public comments, as well as the editing, which more tightly
couples the elements to one another. Future public hearings will provide opportunities to
suggest specific language changes to the Draft. However, regardless of our continuing
collective efforts to improve Healdsburg’s General Plan, the inclusion of Guiding
Principles allows all citizens, now and in the future, to measure Goals, Policies,
Implementation Measures and proposed projects with a public yardstick. Expressed as
“principles,” they represent a set of widely held community values and therefore a useful
guide to “desireable futures.”

The scheduling of the September 28 Scoping Meeting was unfortunate. The
typographical error in the first notice seems minor (27" instead of 28") compared to the
day of the week and week of the year that the meeting was held. Tuesday, September 28
was the last Tuesday night concert in the Plaza, the first full week of school, and three
days before the Labor Day weekend. Citizen participation is hard enough to encourage
but that night, in that week, prevented many interested community members from
attending. I would hope that future public forums for the General Plan, “...the
community’s ‘blueprint’ for future development and use of its land,” were better
calendared. There are always scheduling conflicts, but some are less monumental than
others!

General comments on the Scoping of the EIR:

My biggest concern about the impacts of the General Plan arise from the difficulty in
taking the whole context into account. It is in the relationships between the elements of
the plan that systemic effects might be observed. Our decisions about Land Use,
Transportation, Public Service, and Safety, in particular, but not exclusively, are tightly
coupled to one another. The tools for examining their cumulative effects on the future
viability, flexibility and resilience of the community are limited within the EIR. We



should be looking at all the risks to what we see and appreciate today, as “Healdsburg,”
even when there is no statutory requirement to examine them. There is an widely
accepted approach for the examination of more complex impacts from projects or
programs.

A Community Impact Assessment (CIA) is a recognized process for looking at the
consequences of a “program” in areas beyond the scope of an EIR. It is used frequently
with transportation projects. As a structured tool, it examines qualities of our shared
social and cultural environment that development can effect.

As a community, facing an uncertain future, it is important to understand the CIA process
and what is required to apply it. Community Impact Assessment’s “assist community
groups and advocates in developing a sound understanding of the costs and benefits of
actions planned by public and private actors, so that the community can decide whether
it would be desirable and/or possible to support the action, stop it, or get it altered in
some way.” Our General Plan should have a goal to include such assessments for projects
or programs that meet specific, enumerated criteria!

Some of the areas examined by the EIR, included in our General Plan, are also analyzed
in a CIA, e.g. “noise”. The scope of a Community Impact Assessment includes: noise,
destruction or disruption of man-made resources, aesthetic values, community cohesion,
and availability of public facilities and services, employment effects, tax and property
value losses, displacement of people, businesses, and farms, disruption of desirable
community and regional growth. As you can see, this assessment includes many of the
impacts people worry about when large projects are likely to effect the context of life in
the city.

The desire for Guiding Principles expressed last winter arose from discomfort with the
potential for the General Plan to impact the community in these very dimensions. A CIA
would enable a dialogue about how changes in the quality of life in the city might be
caused by a project. A CIA addresses systemic and subtle questions about the future
indirectly. By looking at social and cultural effects, such issues as sustainability,
localization, viability, independence, and interdependence are subject to inquiry.

From the Notice of Preparation:

A general plan must be comprehensive, long-term in scope and describe the desired physical
development of the city [emphasis mine] and any land outside its boundaries, which in the city’s judgment
bears relation to its planning....

This EIR will be a program-level EIR ... a program-level EIR provides a more exhaustive
consideration of effects and alternatives than would be practical in an EIR or on an individual action,
ensures consideration of cumulative impacts [emphasis mine] that might be slighted in a case-by-case
analysis....

The EIR will also evaluate the potential cumulative environmental effects [emphasis mine]

related to the General Plan Update, present and evaluate alternatives to the project and identify mitigation
measures that could avoid or reduce environmental impacts.

Richard Burg — General Plan EIR Scope p.-2



My specific comments on the Scope of the EIR arise from a concern about what may be
missing or assumed in the draft. And I take my cue from the phrases bolded above.

LU - p. 24. The “special study areas” previously known as “revitalization areas”
represent some risk in that they will be left floating until the studies are done. How the
city manages to control the development there in the interim is a challenge and represents
potential significant impacts.

LU-E - p. 32. “preserves and enhances Healdsburg’s small town charm and unique
character” is a goal that should appear and be linked throughout. Appearing here, as a
way of preventing big box retail and outlet malls, only hints at all the dimensions of that
“charm and character” that are at risk if not attended to. This could be linked to
Transportation, Safety, and Public Service, as well as sustainability and the City’s efforts
to reduce its carbon footprint!

ED-B — p. 41. It would seem logical that Economic Development address the ways that
neighborhoods need services that might not be downtown. The broadest view of
economic development would include the scaling down of services to allow for their
distribution throughout areas of increasing density. This would reduce the City’s carbon
footprint, contribute to sustainable goals, reduce car trips, etc.

T-A-2 — p 48. The reference to the Street Standard Cross Sections fails to address new
development. The inclusion is misleading in that it suggests those are appropriate, except
in “existing developed areas.” More Parkland Farms Blvd? The impact of this and other
Transportation section Goals and Policies is in what isn’t stated.

T-A-3 —p. 49. A grid of street makes for lower volumes of traffic on arterials and
increases choices. What is, in our context, “heavy through-traffic?”

T-C — p. 50. Analysis of parking, as our parking consultant suggested, is an art not a
science. The proposed policies suggesting replacement of parking, and parking
requirements fail to address potential changes in demand, land allocation strategies,
improved intra-modal transport, and transportation solutions within the city. What is here
leaves us with 40 year old thinking and no policies to address future constraints on an
auto-centric culture.

PS-A,B,C,D — How the EIR can address impacts from “projected development” in these
areas begs the question of what is “desirable!” For example, a commitment to a storm
drainage system that accepts runoff from existing and projected development h\as us
spending money on infrastructure, when the systemic solution is to allow natural;
percolation to resolve the runoff problem. We should be inhibiting construction that
creates a problem that then forces use to build an infrastructure solution to resolve it!

NR-C The benefits (also impacts!) of this Goal are potentially enormous. We should
understand how it interacts with some negative impacts. This is where implementation of

Richard Burg — General Plan EIR Scope . p-3



an urban forest, restrictions on lawns and other water demanding landscaping are
important to the future wellbeing of the City.

HC - The historic and cultural resources of the City are much larger than the built
environment and the legacy of Native peoples. The social fabric, defined by
neighborhoods and common pathways are also part of the resources of the City. They
cannot be ignored in the reporting of impacts. Historic locations for corner stores are an
example of an old development pattern that might make sense in the future. This Element
offers an opportunity to re-examine cultural phenomena that have disappeared or are at
risk and reinforce their value through attention and exemptions.

The Challenge of Seeing the Whole

One of the things this exercise demonstrated to me is that the EIR only reinforces our
dilemma at seeing the City as an integral whole. The absence of attention to the human
dimension is a failure of statute, but need not be a failure of our interest. We should be
asking questions of the General Plan which relate to the experience of our Seniors, our
children, our natives, our farm workers, and our weekenders. Each of those groups
experiences the City in a different way, and the Plan allows or disallows the critical
elements to thrive or dwindle.

We have not adequately considered what a more local economy would entail. This would
require a kind of scenario planning that modeled a future with extreme changes — peak
oil, climate change, population migrations, expensive food transport, etc. The EIR offers
the most rudimentiary tools and analysis to even support conversation about a radically
different future.

I hope that as we move through the process of ratifying the General Plan, there are
opportunities to talk about the extreme futures and how we might respond. While we
have time and energy we can investigate our possibilities with the modest investment of
words. It could only help us be more prepared if one of those extreme futures comes
barreling at us like a freight train.

Thank you for your consideration of these concerns. They may not directly invoke
another step r analysis in the EIR, they are part of the “human ecology” of Healdsburg,
and thus, part of our “environment.”

Yours t ly, /(A%
eMee A\

Rich#rd Burg

Richard Burg — General Plan EIR Scope p.- 4



City of Healdsburg

Planning and Building Department
401 Grove Street

Healdsburg California 95448

August 27, 2007

To Whom it May Concern:

Attached please find my comments on the Revised Draft of the Healdsburg 2025 General Plan. |
have tried to make my comments clear and in direct relation to the draft. | have included some
editorial explanation of my thoughts behind the proposed changes/amendments where | felt
them relevant. | apologize if they are lengthy — | realize the scope of your work in revising the
Draft and reviewing the many comments on it.

I am a relatively new resident of Healdsburg (less than-two years) and am an architect by
training. | am overcome with how many good things there are about this small town, yet there
seem to be so many important issues on the immediate horizon - all of which will have
tremendous effect on the fabric of Healdsburg, for the better, or for worse. This makes the
General Plan all that more important.

if there are any questions about the enclosed comments, or if you should want to discuss any of
them further, please do not hesitate to contact me. ! would be happy to volunteer what time and
effort | have toward the betterment of this great city.

Sincerely,

o,

aul Pavlak
12910 Old Redwood Highway
Healdsburg California 95448
Tel 707.591.4119
ppaviak@gmail.com



FIGURE 6

! would propose a revision to Figure 6 as follows:
Arterial Streets:

1) 72 foot right-of-way: three 12 foot Travel Lanes with 8 feet of Parking and 6 feet of
Sidewalk either side plus 4 feet of Utility easement (or 10 feet of Sidewalk/Landscaping
for a total of 72 foot right-of-way)

Collector Streets:

1) 60 foot right-of-way: two 12 foot Travel Lanes with 8 feet of Parking and 6 feet of
Sidewalk on either side plus 4 feet of Utility easement (or 2 feet of Landscaping and 4
feet of Sidewalk plus 4 feet of Utility easement).

2) 72 foot right of way: (same as for Arterial Streets, above).

Industrial Streets (these are essentially the same as in the GP draft but with clearer info on
Sidewalks):

1) 62 foot right of way: two 13 foot Travel Lanes with 8 feet of Parking pius 6 feet of
Sidewalk plus 4 feet of Utility easement

2) 62 foot right-of-way: three 13 foot Travel Lanes with 6 feet of Sidewalk plus 4 feet of
Utility easement on either side.

It is shocking that none of the street sections proposed for Arterial, Collector, and Industrial
Streets include a designated, dedicated sidewalk on either side - if the un-labeled 10 feet to
either side of all the proposed sections for Arterial, Collector and Industrial Streets are supposed
to be sidewalk in whole or in part, they are not labeled as such, and so | assume they are not.
Even if they ARE sidewalk, however, my comments remain the same insofar as they deal with
the larger issue of appropriately scaled street sections. '

Healdsburg Avenue in its current state has numerous different sections (and, the numerous
confusing transitions that accompany them...) between one edge of town and the other. 1 would
suggest that two lanes of travel with a single central turn-lane, with parking on either side, and a
minimum 6 feet of sidewalk on either side of that (similar to the stretch of Healdsburg Avenue
between Mill Street and Matheson) should be the only section necessary for the entire extent of
Healdsburg avenue, period. | would propose that this section would not only be suitable to
handle traffic on Healdsburg Avenue 20 percent of the time for the next 20 years or more, but
would have a positive ripple effect, where the proposed (and, in some cases, existing) sections
for Healdsburg Avenue and other Arterial streets will have effects that run counter to the General
Plan, and the benefit of the City and community itself. Going further, | would propose that the
City make it part of the General Plan to pursue funding to eventually reduce the sections of
Healdsburg Avenue that have more Travel Lanes/Overall Travel Lane width and/or Sidewalk
widths of less than 6 feet.

The existing segments of Healdsburg Avenue that currently provide four or five Travel Lanes
seem to be almost entirely unnecessary, use of the multiple lanes seeming to be more a matter
of preference than of necessity by those that travel on them. | would not accept the argument
that their current under-use is an indicator that they are correctly sized to deal with future
growth. On the contrary, reduction of the planned section of Healdsburg Avenue, and other
arterial, collector and industrial streets to the sections proposed here would have the result of
accommodating future growth of the correct scale and encouraging pedestrianism along the
length of Healdsburg avenue in the future while reducing speed. Making Healdsburg Avenue,



and other Arterial Street sections of a more pedestrian scale and speed will encourage
appropriate growth along Healdsburg Avenue. The current sections sacrifice safety (high
speeds of traffic), livability, and appropriate future development types (mixed use, retail, etc.) to
the automotive needs of a questionable proposed measure, scale and type of growth.

Rather than include an exemption in the General Plan (T-A-2c.) to preserve the existing and
successful (and, in some cases, beloved) examples of street section in Healdsburg from the
excessive and unexplained widening, | propose we use them as the successful example they are
and amend Figure 6 to reflect this.



T-A-2
1 wouid propose an amendment to T-A-2:

Add T-A-2 e: “The City shall preserve the existing angled parking adjacent to the plaza and
along Center Street both north and south of the Plaza.”

| realize that such angled parking, with its required maneuvering in the travel lanes of the streets
themselves is not considered safe or acceptable by modern standards. | would, however, not
only suggest that it be preserved as a charming and historic part of the Plaza itself, but | would
also suggest that the parking as it is now is currently doing an important job of reducing the
speed of traffic well below posted limits around the plaza and significantly adds to the entire
area being an extremely safe pedestrian zone, almost without equal in the region.



FIGURE 2

| would propose to amend Figure 2 of the General Plan to require a Specific Plan for the
area/parcels east of 101, North of the existing 101 northbound off-ramp (Healdsburg Avenue
and 101 ramp), West of Ward/the railroad tracks and South of Mill Street/the railroad tracks.
This area would include the following critical sites: the Nu-Forest site, the antique mall parcel or
parcels that front on both Mill and Healdsburg Avenue, ahd the vacant gas station at the
southeast corner of Healdsburg Avenue and Exchange Avenue.

| propose this amendment in light of the fact that this area includes issues of tremendous
importance to the future of Healdsburg, both immediate and long-term. The issues are almost
too many to list, and interrelate to a degree that requires extra attention and real vision by City
planners.

A Specific Plan for this area would allow the attention to detail and close-up view necessary to
deal with the many issues and potentials of this area, and avoid the difficulty and potential
contradictions within the General Plan itself that come with trying to deal with this area solely by
means of Figure 3, the Land Use Plan. | would propose the current mix of only Multi-Use and
Industrial designations as currently proposed by Figure 3 be amended to show a more careful
mix of MU, DC, OHR, and .

| would also ask that the City consider a possible moratorium on development of any parcels in
this area until the Specific Plan has been successfully completed and reviewed.



DEPOT STUDY AREA

i would propose that the final sentence in the first paragraph of the Depot Study Area section of
the general plan be amended from:

“If the Sonoma-Marin Area Rail Transit, a regional transit district, is successful in re-establishing
intercity passenger rail system in Sonoma And Marin County, the depot would be its stop in
Healdsburg.”

To read:

“If the Sonoma-Marin Area Rail Transit, a regional transit district, is successful in re-establishing
intercity passenger rail system in Sonoma And Marin County, the depot is one possible location
for a future stop in Healdsburg.”

Concurrent with this proposed change, | would add an additional new “Study Area”: The
Cerri/Purity Building Study Area. | propose this area for a Study Area if for only the following
reason: That the Cerri/Purity site be studied to include (amongst other possible programmatic
uses) the main SMART rail stop for the City of Healdsburg. This does not preclude the historic
depot complex being used as a logical secondary site in the future, so t do not suggest that the
depot NOT be studied for use as a SMART stop. Simply put, the location of the Cerri/Purity site
in relation to the downtown/plaza district and its adjacency to the rail corridor suggest that any
future use of the site be carefully considered to logically include the primary rail stop for the City
of Healdsburg. Making the Cerri/Purity site a Study Area would allow the City to study this and
other potential uses of the site.



GOAL T-D/POLICIES

I would amend Goal T-D’s Policies to include the following:

“T-D-6: The City shall encourage pedestrianism by providing generous and adequate sidewalks
along city streets in all situations.”



TRANSPORTATION IMPLEMENTATION MEASURE T-4

I would propose that T-4 be removed from the General Plan.

I believe that there has not been adequate study done on the ramifications of changing the
existing unigue interrelationship that the City of Healdsburg has with 101, nor has there been
adequate public discussion. Traffic patterns are the least of the changes to the City fabric that
could result from the significant alteration to the ramp locations. This issue should be included
in the analysis that would be part of my proposed Special Plan area.



CD-A-8, and CD-A-9

These two Community Design Policies appear to be, to a significant degree either confused by
or in direct conflict with the Land Use Plan, figure 3.

Preserving the “low profile” seems to conflict with a commercial/high density residential
designation on the Land Use Plan. Also, this observance of “low profile” seems to recognize
mostly the east side of Healdsburg Avenue, in light of the fact that the west side contains a strip
mall, a gas station and the main fire station, amongst other commercial uses.

I urge that both the above policies AND the Land Use Plan be more carefully considered, and
revised as part of the final General Plan.



CD-B-2
{ would amend CD-B-2 to read:

“Private parking lots in the downtown shall be discouraged by the City and its zoning code,
regardless of proposed or existing use, or parking requirements for those same uses outside of
the downtown/plaza area. Parking lots outside the downtown/plaza area shall be located and
designed to avoid interrupting fagade continuity.”

Why even suggest that a private parking lot, let alone one required by the City’s own zoning, be
allowed in the downtown/plaza area? This would go a long way towards preventing exactly the
kind of formula/large ubiquitous businesses in and around the downtown/plaza that the General
Plan states elsewhere are undesirable and to be discouraged. The City should disallow parking
in this area - let business owners open businesses without parking, at their own risk, and let the
residential density of the City (combined with patterns of tourist traffic/populations) dictate
whether or not those businesses are a success.



HCR-A-3

1 would proposed 1o strike the second sentence in its entirety (“Where such buildings cannot be
preserved intact, the City shall seek to preserve the building facades.”). This is better left
unsaid, rather than include it as a possible loophole for unscrupulous property
owners/developers. Rarely is this a good idea, either — every instance | have seen of the
preservation of just a fagade, while the actual building is demolished or renovated beyond
recognition, has amounted to nothing more than delayed demolition; with the building separated
from its facade, the fagade loses value to the community over time, and | have seen these
buildings demolished almost every single time 5 to 10 years down the road when the next owner
takes possession ... and rarely does anyone even care at that point. Let’s let this go unsaid, and
let it be proposed on a case by case basis by those who consider it to be “enough” or
“necessary” and let us reserve the right to say no.



PS-B-6
If it looks like a moratorium, and it smells like a moratorium...

I would strongly suggest that something be included in the General Plan that seeks to mitigate
the moratorium on certain development in town due to outrageous sewer and water fees. For all
the discussion on the topic, and the utter lack of resolution, the City should at least mention that
long-range planning for such services shall seek to avoid this sort of massive bottienecking of
fee collection, if not come right out and suggest to itself that a solution be found to this for-all-
intents-and-purposes moratorium.



A Comment on the General Plan Background Report, Table 3, Potential
Development within Urban Service Area:

Examining Table 3 of the Background Report, and the related spreadsheet in Appendix
A, 1 was found myself confused. The Potential Development within Urban Service Area
for Area C reflects, at least in part, information in the Saggio Hills Area Plan. In fact,
part of the information in Table 3 is lifted right from the Saggio Hills Area Plan.

Even after a call to Staff to clarify, | am left unclear as to the point and the messages
sent by information in Table 3.

If the point of Table 3 is to reflect outside, private proposed development/uses for the
Urban Service Area, then this should be made more clear in the title of the Table ... but
then | am left wondering what it is doing in the Background Report.

If the point of Table 3 is to reflect the City’s vision for the possibilities of the future
development of the Urban Service Area - the City itself — then | am left wondering why
the information in Table 3 is exactly the same as that proposed by private developers in
unapproved projects of significant scale, impact, and controversy.

The City has an obligation in the preparation of this General Plan update to develop and
communicate a vision for the future of this great city, Healdsburg. Table 3 of the
Background Report is one of the most direct and important pieces of information
communicating this vision in the Background Report and the General Plan, itseif. There
is no room for boilerplating off of private development proposals. At best, this shows a
disturbing lack of vision on the part of the City in the entire preparation of this General
Plan update. At worst, this smacks of the worst kind of shameless boosterism.
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