
 

 

 

 

APPENDIX B  
RESPONSES TO THE NOP  

&  

SCOPING MEETING COMMENTS  

 



 



 

 

 

 

 

RESPONSES TO THE NOP  



August 14, 2007 

Rick Tooker 
City of Healdsburg 
Planning and Building Department PLANNING ac BUILDING DEPT; 
401 Grove Street CITY OF I-!EALDSBIJRfl 
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), the 
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 recornmend 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 

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 







STATE OF CALIFORNIA	 ARNOLD SCHWARZENEGGER, Governor 

DESGOVERNOR'S OFFICE OF EMERGENCY SERVICES
 
DISASTER ASSISTANCE PROGRAMS BRANCH
 

3650 SCHRIEVER AVENUE
 1Jii* 
MATHER, CALIFORNIA 95655 

PHONE: (916) 845-8101 FAX: (916) 845-8381 

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 ofPreparation 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 conlplied 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, 

.//.."~~LL--''-''''~ , . 

~{	 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~Aines 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 countyvVide 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 subnlitted 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 ofwatersheds. 

(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 elenlent pursuant to subdivision 
(g) of Section 65302 a local hazard mitigation plan (HMP) specified in the federal Disaster 
Mitigation Act.of2000 (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 ofprivate 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 
n1ajor n1ineral deposits, including those in ShOli 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 OFCALIFORNlA-BUSINESS TRANSPORTATION AND HOUSING AGENCY	 ARNOLD SCHWARZENEGGER. Governor 

..' ...... .DEPARTMENT OF TRANSPORTATION o -;. 

111 GRAND AVENUE	 ! ,,; .~ P. O. BOX 23660 .. ".,to 
OAKLAND, CA 94623-0660 
PHONE (510) 286-5505 Flex your power! 
FAX (510) 286-5559 Be energy efficient! 
TTY (800) 735-2929 tt$C IVED 

SEP 05 7007August 31, 2007 
PLANNING it BUIlDING DEn: SON101975 
CITY OF HEALDSBURG 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 nOl1h 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 

5.	 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/hq/traffops/developserv/operationaIsystems/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: 
•	 Encouraging mixed-use developments; 
•	 Implementing bicycle- and pedestrian-friendly design solutions; 
•	 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 InaGerhardofmystaffat(510)286-57370rinagerhard@dot.ca.gov . 

Irv\oV~C·LJ~ 
. SABLE 

District Br ch Chief 
IGRlCEQA 

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 

RECEIVED
 
AUG 30 2007 

August 27, 2007 
PI;~G &: Bt1ILDING DEP1: 
C'.1 Y OF HFALDSBUltG 

Rick Tooker, Director 
City ofHealdsburg 
Planning and Building Department 
401 Grove Street 
Healdsburg, CA 95448 

Re: Notice ofPreparation ofDraft Environmental Impact Report for the City of 
Healdsburg General Plan Update 

Dear Mr. Tooker: 

Our firm represents the Lytton Band ofPomo Indians. The Lytton Rancheria, a federally 
recognized Indian Tribe (hereinafter "Lytton Band"), submits the following response to your 
Notice ofPreparation (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 Porno sites. 

Lytton-Band ofPomo 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 ofHealdsburg and 
its sphere of influence ("SOl".) 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 ofunique and irreplaceable cultural resources, such as 
Porno village sites and archaeological items which would be displaced by ground-disturbing 
work on projects within the City and its SOl, and on the proper and lawful treatment of cultural 



Letter to Rick Tooker 
Re: Nap for Draft EIR for City ofHealdsburg 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 sal 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 Porno 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, ifNative 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 ofPorno origin. Accordingly, the Band further requests that the 
City work with the Porno tribes to draft any necessary agreements which would address any 
inadvertent discoveries of cultural resources, including human remains, during development 
within the City ofHealdsburg 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 ofNative 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 ofHealdsburg's General Plan Update and looks 



Letter to Rick Tooker 
Re: NOP for Draft EIR for City ofHealdsburg General Plan Update 
August 27,2007 
Page 3 

forward to working together with the City and other interested agencies in protecting the 
invaluable Native American cultural resources found in the City ofHealdsburg and its SOl. 

Very truly yours, 

TOMARAS & OGAS, LLP 

Brenda L. Tomaras 
Attorneys for the Lytton Band of Porno Indians 
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m

at
el

y 
th

is
 is

 a
ls

o 
a 

re
fle

ct
io

n 
o

f t
he

 d
iff

ic
ul

ty
 th

at
 t

h
e

 p
ub

lic
 h

as
 in

 e
nv

is
io

ni
ng

 a
 

fu
tu

re
 i

m
pa

ct
 b

as
ed

 o
n 

st
at

em
en

ts
 in

 a
n 

E
IR

. 

H
is

to
ri

ca
lly

, 
C

E
Q

A
 a

ss
e

ss
m

e
n

ts
 o

cc
u

r 
w

ith
in

 a
 b

ub
bl

e 
o

f c
on

te
xt

 t
ha

t 
im

be
ds

 c
er

ta
in

 a
ss

um
pt

io
ns

 a
b

o
u

t g
ro

w
th

, 
ac

ce
pt

ab
le

 le
ve

ls
 o

f i
m

pa
ct

 a
nd

 m
et

ri
cs

 f
o

r 
th

e
 

un
av

oi
da

bl
e 

im
pa

ct
s 

w
ith

in
 t

he
 d

is
cl

os
ur

e 
do

cu
m

en
t. 

T
ra

di
tio

na
l 

E
IR

 d
oc

um
en

ts
 h

av
e 

ut
ili

ze
d 

m
et

ri
cs

 o
f a

 v
e

ry
 p

ar
tic

ul
ar

 n
ur

tu
re

 t
o

 a
ss

es
s 

im
pa

ct
s.

 T
h

e
se

 
m

et
ri

cs
 h

a
ve

 ty
pi

ca
lly

 a
ss

um
ed

 a
 c

on
te

xt
 o

f g
ro

w
th

 o
f a

 c
er

ta
in

 n
at

ur
e 

w
ou

ld
 o

cc
u

r 
ov

er
 th

e 
co

ur
se

 o
f t

he
 s

tu
dy

 p
er

io
d.

 I
n 

m
a

n
y 

ca
se

s 
th

e
 g

ro
w

th
 m

od
el

ed
 is

 
ro

ot
ed

 i
n 

ba
si

c 
as

su
m

pt
io

ns
 a

bo
ut

 b
ot

h 
th

e 
fu

tu
re

 a
nd

 t
he

 p
re

fe
re

nc
es

 o
f c

om
m

un
iti

es
 a

nd
 i

nd
iv

id
ua

ls
. 

T
o 

be
 e

xp
lic

it,
 m

uc
h 

C
E

Q
A

 d
o

cu
m

e
n

ta
tio

n
 t

en
ds

 t
o

 a
ss

u
m

e
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th
a

t t
he

 s
ub

ur
ba

n 
pa

tt
er

ns
 o

f t
he

 p
as

t f
ift

y 
ye

ar
s 

ar
e 

bo
th

 t
he

 n
or

m
 a

nd
 t

he
 d

es
ir

ed
 r

es
ul

t 
an

d 
th

at
, 

w
ith

ou
t s

pe
ci

fic
 m

iti
ga

tio
ns

, 
th

es
e 

pa
tt

er
ns

 w
ill

 b
e 

th
e 

pa
tt

er
ns

 
o

f c
ho

ic
e 

fo
r 

th
e

 c
on

si
de

re
d 

pr
oj

ec
ts

 a
s 

w
el

l 
as

 a
dj

ac
en

t o
r 

su
b

se
q

u
e

n
t p

ro
je

ct
s.

 

E
xa

m
pl

e:
 T

ra
ff

ic
 im

pa
ct

s 
ha

ve
 g

en
er

al
ly

 b
ee

n 
ba

se
d 

on
 m

et
ho

do
lo

gi
es

 t
h

a
t a

ss
um

e 
a 

su
bu

rb
an

 p
a
t
t
~
r
n

 o
f t

ri
p 

an
d 

pa
rk

in
g 

ge
ne

ra
tio

ns
. 

T
ra

ff
ic

 a
nd

 p
ar

ki
ng

 l
oa

ds
 

ty
pi

ca
lly

 r
ef

le
ct

 I
T

E
 b

as
e 

in
fo

rm
at

io
n 

an
d 

a
ss

u
m

e
 is

ol
at

ed
 t

rip
s 

w
ith

 n
o,

 o
r 

m
in

im
al

, 
ca

pt
ur

e 
re

su
lti

ng
 f

ro
m

 l
oc

al
iz

at
io

n.
 T

hi
s 

re
su

lts
 in

 p
ar

ki
ng

 i
m

pa
ct

s 
th

a
t a

re
 

in
fla

te
d 

an
d 

g
e

n
e

ra
te

 e
ith

e
r 

pr
oj

ec
t 

re
du

ct
io

ns
 o

r 
sp

ec
ifi

c 
m

iti
ga

tio
ns

, 
m

an
y 

o
f w

hi
ch

 t
en

d 
to

 f
ur

th
er

 e
xa

ce
rb

at
e 

tr
af

fic
 im

pa
ct

s,
 o

r 
a

t 
le

as
t t

ra
n

sf
e

r 
th

em
 t

o
 a

n
o

th
e

r 
lo

ca
tio

n.
 

In
te

re
st

in
gl

y,
 a

 d
iff

er
en

t 
ap

pr
oa

ch
 t

o 
m

od
el

in
g 

fu
tu

re
s 

m
ig

ht
 a

ct
ua

lly
 d

e-
em

ph
as

iz
e 

tr
af

fic
 in

 s
om

e 
C

E
Q

A
 c

on
te

xt
s,

 t
hu

s 
re

du
ci

ng
 m

iti
ga

tio
n 

o
r 

in
cr

ea
si

ng
 p

ro
je

ct
 

op
po

rt
un

iti
es

. 

T
hi

s 
is

 p
ro

b
a

b
ly

 m
y 

bi
gg

es
t s

in
gl

e 
co

nc
er

n 
fo

r 
th

e 
H

ea
ld

sb
ur

g 
G

en
er

al
 P

la
n.

 I
t 

in
cl

ud
es

 a
 n

u
m

b
e

r 
fo

 f
or

w
ar

d 
th

in
ki

ng
 c

om
po

ne
nt

s 
th

a
t 

co
ul

d 
be

 f
la

gg
ed

 a
s 

p
ro

b
le

m
a

tic
 in

 a
 t

ra
di

tio
na

l C
E

Q
A

 e
xe

rc
is

e.
 L

an
gu

ag
e 

th
a

t i
s 

in
te

nd
ed

 t
o 

re
du

ce
 i

nt
er

se
ct

io
n 

LO
S

 o
r 

m
in

im
iz

e 
st

re
et

 s
iz

es
 ty

pi
ca

lly
 d

ra
w

 a
tt

en
tio

n 
a

s 
po

te
nt

ia
l 

en
vi

ro
nm

en
ta

l 
im

pa
ct

s,
 w

he
n 

in
 f

ac
t 

th
es

e 
ca

n 
be

 e
nv

ir
on

m
en

ta
l 

po
si

tiv
es

. 

A
dd

iti
on

al
ly

, 
in

cr
ea

se
d 

ur
ba

ni
za

tio
n 

an
d 

de
ns

iti
es

 n
e

a
r 

do
w

nt
ow

n 
ce

nt
er

s 
ca

n 
ge

ne
ra

te
 a

pp
ar

en
t l

oc
al

 im
pa

ct
s 

w
hi

le
 r

ed
uc

in
g 

re
gi

on
al

 o
r 

ev
en

 g
lo

ba
l i

m
pa

ct
s.

 

G
en

er
al

 C
o

n
ce

rn
s 

T
h

e
 f

ol
lo

w
in

g 
re

pr
es

en
t 

se
ve

ra
l 

ke
y 

ar
ea

s 
th

a
t s

ho
ul

d 
be

 b
ot

h 
co

ns
id

er
ed

 a
nd

 u
se

d 
to

 in
fo

rm
 o

th
er

 c
on

si
de

ra
tio

ns
 o

f t
yp

ic
al

 a
s 

w
el

l 
a

s 
no

n-
ty

pi
ca

l e
nv

ir
on

m
en

ta
l 

im
pa

ct
s.

 T
h

e
se

 a
re

 g
en

er
al

 in
 n

at
ur

e 
an

d 
re

qu
ire

 c
on

si
de

ra
tio

n 
w

ith
in

 a
 n

u
m

b
e

r 
o

f t
he

 u
su

al
 C

he
ck

lis
t 

ite
m

s.
 A

lte
rn

at
el

y,
 t

he
re

 is
 a

 c
as

e 
to

 b
e 

m
a

d
e

 th
at

 t
h

e
se

 
ar

ea
s 

o
f c

on
ce

rn
 s

ho
ul

d 
ge

ne
ra

te
 a

 n
e

w
 c

at
eg

or
y 

w
ith

in
 t

he
 c

he
ck

lis
t 

to
 c

ov
er

 th
e 

nu
m

be
r 

o
f c

on
ce

rn
s 

th
a

t a
re

 o
tte

n 
m

is
se

d 
w

ith
in

 a
 t

yp
ic

al
 C

E
Q

A
 d

oc
um

en
t.

 

P
ea

k 
O

il	
 

A
ll 

im
pa

ct
s 

o
f t

he
 G

P
 s

ho
ul

d 
be

 m
ea

su
re

d 
ag

ai
ns

t t
he

 b
es

t i
nf

or
m

at
io

n 
a

b
o

u
t t

he
 n

ea
r 

te
rm

 f
ut

ur
e 

o
f p

et
ro

le
um

 
ba

se
d 

en
er

gy
. 

In
 t

h
e

 la
st

 4
0

 y
ea

rs
, 

im
pa

ct
s 

ha
ve

 t
yp

ic
al

ly
 a

ss
um

ed
 t

ha
t 

e
n

e
rg

y 
us

ag
e 

pa
tt

er
ns

 w
o

u
ld

 r
em

ai
n 

un
ch

an
ge

d 
an

d 
th

a
t t

he
 li

fe
 s

ty
le

 p
at

te
rn

s 
th

a
t 

re
su

lt 
fr

om
 th

e 
ne

ar
-e

xc
lu

si
ve

 u
se

 o
f c

he
ap

 o
il 

a
s 

th
e

 b
a

si
c 

e
n

e
rg

y 
in

pu
t w

ou
ld

 c
on

tin
ue

 to
 s

ha
pe

 la
nd

 u
se

 d
ec

is
io

ns
. 

T
hu

s 
C

E
Q

A
 ty

pi
ca

lly
 a

ss
um

es
 w

or
st

 c
as

e 
sc

en
ar

io
s 

fo
r 

tr
af

fic
 a

nd
 p

ar
ki

ng
 g

ro
w

th
, 

co
nt

in
ue

d 
pa

tt
er

ns
 o

f 
in

te
rc

ity
 c

om
m

ut
in

g 
as

 a
 p

rim
ar

y 
co

m
po

ne
nt

 o
f r

eg
io

na
l 

lif
e 

st
yl

es
, 

on
go

in
g 

pa
tt

er
ns

 o
f g

e
o

g
ra

p
h

ic
 s

ep
ar

at
io

n 
be

tw
ee

n 
e

m
p

lo
ym

e
n

t l
oc

at
io

ns
 a

nd
 r

es
id

en
ce

 lo
ca

tio
ns

, 
co

nt
in

ua
tio

n 
o

f r
eg

io
na

l s
ho

pp
in

g 
pa

tt
er

ns
 a

s 
th

e 
pr

im
ar

y 
co

ns
id

er
at

io
n 

fo
r 

de
liv

er
y 

o
f g

oo
ds

 a
nd

 s
er

vi
ce

s,
 a

n
d

, 
ge

ne
ra

lly
 a

n 
ov

er
al

l 
C

on
ve

nt
io

na
l 

S
ub

ur
ba

n 
D

es
ig

n 
(C

S
D

) 
et

ho
s 

to
 la

nd
 u

se
 d

ec
is

io
ns

. 

E
xp

ec
te

d 
P

at
te

rn
s	

 
If

 w
e 

co
nt

in
ue

 to
 s

ee
 o

il 
pr

ic
es

 in
cr

ea
se

 a
nd

 g
lo

ba
l o

il 
su

pp
lie

s 
st

ab
ili

ze
 o

r 
sh

rin
k,

 i
t i

s 
hi

gh
ly

 li
ke

ly
 th

a
t 

a 
ra

ng
e 

o
f r

eg
io

na
l 

pa
tt

er
ns

 w
ill

 c
ha

ng
e 

an
d 

th
a

t l
oc

al
iz

at
io

n 
w

ill
 b

eg
in

 t
o

 a
ff

ec
t 

la
nd

 u
se

 d
ec

is
io

ns
 in

 n
u

m
e

ro
u

s 
w

ay
s.

 
E

xa
m

pl
e 

re
su

lts
 w

ill
 in

cl
ud

e 
: 

•	
 

In
cr

ea
si

ng
 p

re
ss

ur
e 

by
 in

di
vi

du
a1

s 
to

 f
in

d 
w

o
rk

 a
nd

 r
es

id
en

ce
 l

oc
at

io
ns

 in
 t

h
e

 s
a

m
e

 t
ow

n 
or

 
ne

ig
hb

or
ho

od
. 

P
ag
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2 
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E
xp

ec
te

d 
R

es
ul

ts
 / 

Im
pa

ct
s 

C
lim

at
e 

C
ha

ng
e 

E
xp

ec
te

d 
P

at
te

rn
s 

•	
 

In
cr

ea
si

ng
 p

re
ss

ur
e,

 v
ia

 m
ar

ke
t f

or
ce

s,
 t

o 
pr

ov
id

e 
op

po
rt

un
iti

es
 f

o
r 

lo
ca

l 
m

er
ch

an
ts

, 
lo

ca
l
 

m
a

n
u

fa
ct

u
ri

n
g

" 
lo

ca
l r

ep
ai

r 
an

d 
m

ai
nt

en
an

ce
 a

nd
 l

oc
al

 e
du

ca
tio

n.

 

•	
 

In
cr

ea
si

ng
 p

re
ss

ur
e 

to
 p

ro
vi

de
 tr

an
sp

or
ta

tio
n 

al
te

rn
at

iv
es

 to
 t

he
 a

ut
om

ob
ile

 i
ns

ub
st

an
tia

l f
or

m
. 

T
h

is
 

m
ea

ns
 g

en
ui

ne
 b

ic
yc

le
 f

ac
ili

tie
s,

 d
ig

ni
fie

d 
pe

de
st

ria
n 

fa
ci

lit
ie

s 
th

ro
u

g
h

o
u

t a
ll 

ne
ig

hb
or

ho
od

s 
an

d 
ge

nu
in

e 
al

lo
ca

tio
ns

 o
f p

or
tio

n 
o

f t
he

 c
ur

re
nt

 c
irc

ul
at

io
n 

sy
st

em
 t

o
 th

es
e 

an
d 

ot
he

r 
al

te
rn

at
iv

es
, 

th
u

s 
re

du
ci

ng
 t

he
 p

or
tio

n 
o

f t
ha

t 
sy

st
em

 a
va

ila
bl

e 
to

 c
ar

s.
 

•	
 

D
ec

re
as

in
g 

em
ph

as
is

 o
n 

re
gi

on
al

 r
et

ai
l 

an
d 

e
m

p
lo

ym
e

n
t 

an
d 

de
cr

ea
si

ng
 e

m
p

h
a

is
 o

n 
gl

ob
al

 r
et

ai
l 

su
pp

lie
rs

 a
nd

 t
he

ir
 r

es
pe

ct
iv

e 
di

st
rib

ut
io

n 
ou

tle
ts

 (
lik

e 
bi

g 
bo

xe
s)

 

P
ro

p
e

r c
on

si
de

ra
tio

n 
o

f t
hi

s 
ar

ea
 m

ay
 r

es
ul

t 
in

 f
av

or
ab

le
 r

ea
di

ng
s 

fo
r 

T
ra

di
tio

na
l 

N
ei

gh
bo

rh
oo

d 
D

e
ve

lo
p

m
e

n
t 

(T
N

D
) 

co
m

po
ne

nt
s 

o
f t

he
 g

en
er

al
 P

la
n 

w
hi

le
 o

ffe
rin

g 
di

sc
ou

ra
gi

ng
 r

es
ul

ts
 f

o
r 

th
e 

m
or

e 
C

on
ve

nt
io

na
l 

S
ub

ur
ba

n 
D

ev
el

op
m

en
t 

(C
S

D
) 

co
m

po
ne

nt
s 

o
f t

h
e

 G
P

. 

F
o

r 
ex

am
pl

e,
 t

hi
s 

m
et

ri
c 

w
ill

 f
av

or
 n

ei
gh

bo
rh

oo
d 

ce
nt

er
ed

 g
ro

w
th

 r
at

he
r 

th
an

 g
ro

w
th

 a
t t

he
 e

d
g

e
s 

o
f t

h
e

 U
G

B
. 

A
dd

iti
on

al
ly

, 
th

is
 m

et
ri

c 
w

ill
 l

ik
el

y 
su

pp
or

t 
co

nt
in

ue
d 

an
d 

hi
gh

er
 d

en
si

ty
 d

e
ve

lo
p

m
e

n
t a

t t
he

 t
ow

n 
ce

nt
er

(s
).

 A
t 

th
e 

sa
m

e 
tim

e 
it 

sh
ou

ld
 o

ff
e

r 
a 

m
ea

ns
 to

 d
e-

em
ph

as
iz

e 
th

e
 e

xp
an

si
on

 o
f r

oa
dw

ay
s 

sy
st

em
s 

a
t t

h
e

 e
dg

e,
 

fr
ee

w
ay

 c
on

ne
ct

io
ns

 o
r 

ot
he

r 
ty

pi
ca

l 
m

ea
ns

 to
 "

re
du

ce
" 

o
r 

ot
he

rw
is

e 
m

iti
ga

te
 t

ra
ffi

c.
 

C
on

si
de

ra
tio

n 
o

f P
ea

k 
O

il 
is

su
es

 w
ill

 a
ls

o 
su

p
p

o
rt

 e
le

m
en

ts
 o

f t
he

 G
P

 t
ha

t 
fo

st
er

 a
 r

an
ge

 o
f h

ou
si

ng
 a

nd
 jo

b
 

ty
pe

s 
w

ith
in

 t
ow

n,
 i

t w
ill

 f
a

vo
r 

C
ar

e 
sh

ou
ld

 b
e 

ta
ke

n,
 h

ow
ev

er
, 

th
at

 c
er

ta
in

 p
os

iti
ve

 c
om

po
ne

nt
s 

o
f t

he
 G

P
 a

re
 n

o
t a

w
ar

de
d 

ne
ga

tiv
e 

im
pa

ct
s 

ba
se

d 
on

 C
S

D
 v

ie
w

po
in

ts
. 

F
o

r 
ex

am
pl

e,
 in

 t
yp

ic
al

 s
ub

ur
ba

n 
se

tti
ng

s,
 n

oi
se

 c
an

 b
e 

w
ei

gh
te

d 
as

 a
n 

en
vi

ro
nm

en
ta

l 
ne

ga
tiv

e 
ba

se
d 

on
 s

tr
ic

tly
 im

m
ed

ia
te

 c
on

si
de

ra
tio

ns
. 

H
ow

ev
er

, 
in

 t
h

e
 la

rg
e

r 
sc

he
m

e 
o

f t
hi

ng
s,

 
in

cr
ea

se
d 

no
is

e 
re

su
lti

ng
 f

ro
m

 m
or

e 
co

m
pa

ct
 d

e
ve

lo
p

m
e

n
t c

an
 b

e 
se

en
 a

s 
an

 e
nv

ir
on

m
en

ta
l 

po
si

tiv
e 

if
 th

a
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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 

City of Heladsburg ~CEIVED 
401 Grove St. Healdsburg CA 95448glC' ",. iI 

AUG 24 2007
Dear Rick, 

PLANNING' it< mJllDlNG DEP1: 
We offer the following comments re~tJ)tr_~nfor the General 
Plan Environmental Impact Report ("EIR"). 

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 ofAppeal 
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 95448 



6.	 The General Plan must be internally consistent and part of that consistency is 
the availability ofpublic ~evenue 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 



Econo~l~~~S 
Planning Systems 

Public Finallce 

Real Estate Economics 

Regi01ral Ecollomics 

Lalld Usc 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 (u1vD(") 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:rv.rx Land Use Designation allows for 
"retail, office, services and overnight accommodations that serve residents and/or visitors" as well as High 
Density Residential r"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 USite Impact 
Matrix" provides a technical evaluation of a range of likely use alternatives under the :rv.rx 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 l\.1X 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 Phone: 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 
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February 27, 2007
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The next step in the analysis applies the impact factors to the development quantities associated with fOUI 

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 
•	 Light Industrial (300,000 square feet) 

'IOffice Impact" Scenario 
•	 General Office (300,000 square feet) 

"Mixed-Use Hospitality" Scenario 
•	 Specialty Retail (15,000 square feet) 
•	 Restaurant (5,000 square feet) 
•	 Hotel (335 rooms) 
•	 Apartment (30 dwelling units) 
•	 Conference Center (20,000 square feet) 
•	 Health Club (15,000 square feet) 

IIMixed-Use Hospitality and Residential" Scenario 
•	 Hotel (300 rooms) 
•	 Apartment (200 dwelling units) 

. As noted above, the purpose of the Matrix is to assist the ·Gty with its preparation of the General Plan EIR. 
Accordingly, as that effort gets underway, EPS, on behalf of Quaker Hill, willbe 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. 

lN~~ \-~/
Walter Kieser
 
Managing Principal
 

.cc:	 Richard Spitler
 
Craig Harrington
 
Alan Cohen
 
Steve Butler
 

P:\14000s\14D93H<aJdsburg-millsiI.\0m-rs\14093/tr02-27-fJl.doc 
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Table of Contents- Site Impact Matrix 

Table 
Number Description 

Table 1: Per-Unit Impact Factors 

General Industrial Scenario 
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 9: MixedUse 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. 212712007 P:\14000s\14093Healdsburg-millsitel[)ata\SitelmpactMatrix_6\SitelmpactMatrix2-26-07 
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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 Planning Systems, Inc. 

Economic & Planning Systems, Inc. 2/2712007 P:\14000s\14093Healdsburg-millsitelDafa\SitelmpactMatrix_6\SitelmpactMatrix2-26-07 
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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 $0 $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 Systems, Inc. 2127i2J)(J7 P.-I14000sl14093Healdsburg-millsitelDataISiteimpaGtMatrix_6ISitelmpactMatrix2-2~7 
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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 $3,750 (4) $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) $7,490 

Conference Center $6,210 (8) $6,200 

Health Club $3,750 (9) $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. 212712007 

1% 

10% 

$250 
335 

70% 
235 

365 
10% 

2% 

$250 
15,000 

$250 
5,000 

$300,000 
335 

$250,000 
30 

$310 
20,000 

$250 
15,000 

P:114000s114093Healdsburg-millsitelDataISitelmpactMatrix_6ISitelmpactMatrix2-26-D7 



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 

Square footage 15,000 

Sales per square foot $350 

(2) Estimated operating revenue from Restaurant is based on 

Square footage 5,000 

Sales per square foot $400 

(3) Estimated operating revenue from Hotel is based on 

Total rooms 335 

Occupancy Rate 70% 
Occupied rooms 235 

Sales per occupied room $125 (not including room rate) 

Days per year 365 

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

Square footage (retail portion) 750 

Sales per square foot $400 

Source: Economic and Planning Systems, Inc. 

Economic & Planning Systems. Inc. 212712007 P:\14000s114093Healdsburg-mil/sitelDataISitelmpactMatrlx_6'SitelmpactMatrix2-26-07 
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Table 10 
Mixed Use Hospitality and Residential Fiscal Impacts 

Property TOT (3)
 
Use Tax (1) Sales Tax (2) 10% 2% Total
 

Apartment $100,700 (4) $100,700 

Hotel $100,500 (5) $86,200 $1,916,250 $383,250 $2,486,200 

Total $100,500 $86,200 $1,916,250 $383,250 $2,486,200 

(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. 2/2712007 P:\140OOs114093Healdsburg-millsitelDataISitelmpacfMafrix_6lSitelmpacfMatrix2-26-07 



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 (not including room rate) 
Days per year 365 

Source: Economic and Planning Systems, Inc. 

Economic & Planning Systems, Inc. 212712007 P:\14000s\14093Heafdsburg-miflsitelDataISitelmpactMatrix_6'SitelmpactMatrix2-26-07 



PIDLIP J. LUKS
 
709 BROWN STREET
 

HEALDSBURG, CA 95448
 

August 29, 2007 

Mr. Rick Tooker 
City of Healdsburg 
Planning and Building Department 
401 Grove Street 
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 snlall 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 Inake 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 Conlmission 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. 1'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. I 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. 



Richard Burg 
POST OFFICE Box 725
 

HEALDSBURG, CA 95448
 
707-479-9092 

SEP 0 ti 2007 
September 4, 2007 PLANNING &: :BUILDING DEPT~ 

CITY OF HEALDSBURGRick 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 e~orts to improve Healdsburg's General Plan, the inclusion of Guiding 
PIinciples 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 (27th instead of 28th

) compared to the 
day of the week and week of the year that the meeting was held. Tuesday, Septenlber 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 lblueprint' for future development and use ofits 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 ?f 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 ofthe 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 ofman-made resources, aesthetic values, community cohesion, 
and availability ofpublic facilities and services, employment effects, tax and property 
value losses, displacement ofpeople, businesses, andfarms, disruption ofdesirable 
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 ofPreparation: 

A general plan must be comprehensive, long-term in scope and describe the desired physieal 
development ofthe city [emphasis mine] and any land outside its boundaries, which in the city'sjudgment 
bears relation to its planning.. .. 

This EIR will be a program-level EIR ... a program-level EIR provides a more exhaustive 
consideration ofeffects and alternatives than would be practical in an EIR or on an individual action, 
ensures consideration ofcumulative 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 commitnlent 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." 

Your(i..~tly, 'L 
/ ~/V~ 

Rich· r Burg 

Richard Burg - General Plan EIR Scope p.4 
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