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ACCOUNTABLE DEVELOPMENT COALITION 

CONSERVATION ACTION FUND FOR EDUCATION 
LIVING WAGE COALITION  

NEW ECONOMY WORKING SOLUTIONS 
NORTH BAY LABOR COUNCIL 

PETALUMA TOMORROW 
SONOMA COUNTY CONSERVATION ACTION 

 
May 5, 2007 

 
Via Federal Express Mail and Email 
Mayor Pamela Torliatt and Members of the City Council 
Department of General Plan Administration 
27 Howard Street 
Petaluma, CA  94952 
 

RE:  Comments Submitted on the Proposed Petaluma General Plan 
 
Dear Mayor Torliatt and Members of the City Council: 
 
We appreciate this opportunity to provide you with our detailed comments on the 
proposed draft Petaluma General Plan.  Our comments on the proposed draft Petaluma 
General Plan consist of specific recommendations for modifications to land uses, policies 
and programs contained in the Draft Petaluma General Plan.  Organizations submitting 
these comments include the Accountable Development Coalition, Conservation Action 
Fund for Education, Living Wage Coalition, New Economy Working Solutions, North 
Bay Labor Council, Petaluma Tomorrow and Sonoma County Conservation Action.   
 
The focus of our comments is to ensure the Petaluma General Plan continues the City’s 
tradition of visionary and cutting edge planning to benefit the people and businesses in 
Petaluma.  The draft General Plan contains numerous provisions that call for protecting, 
enhancing and sustaining the unique identity of Petaluma that is valued by residents, 
business and visitors alike.  Other equally important goals emphasize the need to sustain 
a local economy that meets the needs of the community’s residents and employers.  We 
applaud these overarching goals and encourage the City Council to modify provisions of 
the plan to ensure they are achieved.  
 
Additionally, our suggested modifications to the draft General Plan are intended to ensure 
the General Plan is internally consistent and in compliance with the City’s adoption of 
global warming emissions reductions, planning laws and statutes.  Specifically: 
 

o A General Plan must be internally consistent:  The City has limited availability 
of land within the urban growth boundary.   Policy 2-P-2 calls for the city to: 
“Use land efficiently by promoting infill development at equal or higher density 
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and intensity than surrounding uses.”  Other policies and programs clearly call for 
the City to ensure that new commercial development will have a net positive 
impact on Petaluma’s economy, existing businesses, city finances and quality of 
life.  Policy 9-P-2.  Permitting unregulated big box commercial retail uses is 
inconsistent with these and other goals, policies and programs in the draft General 
Plan.  In order to ensure internal consistency, we have suggested a number of 
goal, policy and program modifications below.    

 
o Global Warming:  On July 18, 2005, the City Council of Petaluma voted 6-0 to 

adopt a target to reduce global warming emissions by 25% below 1990 emissions 
by 2015.   It is widely held that in order to achieve such emissions reductions, 
cities will need to employ a suite of strategies including strategies to use land 
more efficiently thereby reducing reliance on the automobile.  A General Plan that 
continues to allow inefficient, auto oriented, low-intensity development cannot 
achieve these bold goals.  To that end, our suggested modifications to goals, 
policies and programs are directed at the City achieving its promise to 
dramatically reduce emissions that contribute to the warming of the planet.  In 
addition, CEQA requires an analysis of global warming emissions.  We believe a 
comparative analysis of the proposed General Plan and our modified goals, 
policies and programs below, should be completed and will show that continued 
inefficient and monocultural land use patterns will not achieve the goal. 

 
o Bakersfield Case:  Recent case law requires assessment of individual and 

cumulative environmental, economic and societal impacts of large retail uses that 
may result in urban decay so that the full suite of social, economic and 
environmental consequences can be known.  The proposed General Plan contains 
strong policies and programs to protect the City’s downtown and existing 
businesses from decline.  Moreover, cases encourage cities to have proper goals 
and policies in their general plans concerning the desired development outcomes 
as well as the specific design features required for commercial uses.  A city can 
address the issue of whether or not big box retail is appropriate for its jurisdiction.  
A number of our suggested modifications to goals, policies and programs are 
directed at more specifically describing the circumstances under which large 
stores are appropriate for Petaluma. 

 
o Sustainability:   Numerous goals and policies call for sustainable development 

and capitalization on the City’s unique assets.  Unregulated big box retail is 
contrary to these goals and policies as well.   

 
Our specific recommendations for modified and new goals, policies and programs for 
inclusion in the Petaluma General Plan are set forth in the Table below. 
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SPECIFIC RECOMMMENDATIONS FOR MODIFIED AND 

NEW GOALS, POLICIES AND PROGRAMS 
 
Element Language Proposed Change 
Community Design, Character, 
and Sustainable Building Element 

 

Proposed Policies only apply to 
Downtown 

New Policy:   
 
All new and redeveloped commercial uses 
shall incorporate high quality design 
elements including, but not limited to:   a 
vertical mix of land uses in a pedestrian 
orientation with vibrant “storefront” 
streetscape(s); parking strategies as 
required in the Central Petaluma Specific 
Plan; linkages to increase pedestrian and 
bicycle connectivity with existing 
neighborhoods; grid street patterns where 
possible; best management practices and 
green building standards; and a greater 
diversity and intensity of activities within 
each development and redevelopment 
project. 
 

Land Use, Growth Management 
and Built Environment Element 

 

Existing Land Use Classification for 
DSL Site: 
 
General Plan:  Special Industrial/Office 
Park 
Zoning:  Special Industrial/Office Park 
 

Proposal: 
 
Proposed Classification:  Keep current GP 
and Zoning.  Amend the General Plan land 
use designations and zoning only as part of 
a specific project approval process.  See 
mixed use policy below, which would 
allow flexibility under the existing General 
Plan designation. 
 
See also proposed GP policy 2-P-8 which 
sets up a process to allow retail uses in 
industrial and business parks. 
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Goal 2-G-1, PGP, page 2-14: 
 
Maintain a balanced land use program that 
meets the long-term residential, 
employment, retail, institutional, education, 
recreation, and open space needs of the 
community.   
 

Modified Goal 2-G-1: 
 
Maintain a balanced land use program that 
meets the long-term residential, 
employment, retail, institutional, education, 
recreation, and open space needs of the 
community and improves and maintains the 
vitality of existing land uses. 
 

Policy 2-P-6. 
 
Encourage mixed-use development, which 
include opportunities for increased transit 
access. 
 
  
 

Add additional Land Use Categories and 
a Programs to implement Policy 2-P-6: 
New Land Use Policy/Possibly also a 
Category or Overlay: 
 
Establish and Allow Commercial/Mixed 
Use Land Use Categories and Intensities in 
all Commercial Categories, including but 
not limited to:  Neighborhood Commercial, 
Special Industrial/Office Park, Community 
Commercial, and Business Park among 
other appropriate categories.   
 
New Program:  Mixed-use developments 
that incorporate a range of residential 
choices and prices in all commercial 
properties are encouraged and permitted in 
addition to the applicable Floor Area Ratio 
(FAR) with the following considerations:  
1) the additional housing is a blend of at 
least 30% housing for low and very low 
income households and is vertically 
integrated into the project; and 2) projected 
peak hour traffic impacts and water usage 
of the proposed mixed use development are 
not greater than that for the maximum 
commercial development permissible on 
the site.  Incentives for mixed use projects 
that include at least 30% affordable 
housing for low and very low income 
households shall include: i) fast tracking of 
the development process; ii) priority in 
residential growth management system 
allocations; iii) modifications to site 
requirements including heights and FAR so 
long as the physical outcome is compatible 
with adjacent neighborhoods; iv) and 
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exemption of affordable units from paying 
the full cost of impact fees, among other 
incentives. 
 
New Program:  Amend the zoning code 
and other City ordinances/regulations as 
necessary to allow and promote mixed 
uses, including affordable housing, in all 
commercial land use categories. 
 

Policy 2-P-8: [note typo in GP 12-P-8] 
 
2-P-8  Maintain Business Park uses by 
monitoring availability of industrial land 
area for expansion of high employment 
businesses. 
 

A.   Provide a discretionary review 
process to consider allowing retail 
components in conjunction with uses 
in the industrial/business park areas.  

 
 

Modified Policy 2-P-8 as follows: 
 
12-P-8  Maintain Business Park uses by 
monitoring availability of industrial land 
area for expansion of high employment 
businesses. 
 

A.   Provide a discretionary review 
process to consider allowing retail 
components in conjunction with uses 
in the industrial/business park areas.  

 
B.   Require a use permit and Fiscal 
and Community Impacts Report 
(FCIR) for any retail components 
allowed in conjunction with uses in 
the industrial/business park areas 
consistent with FCIR requirements. 

 
Economic Health and 
Sustainability Element 

 

Draft General Plan Retail Strategy at 
page 9-7 bullets related to Washington 
Core and DSL/Rainier site and Petaluma 
Village: 
 
Sites are suitable for larger format retailers 
and big box retail and off price fashion. 
 
Policy 9-P-14 
 
Plan and locate retail uses appropriately to 
their types and the sites available.   
 

D. Locate Community Commercial at 
the Highway 101 interchange with 

Strike language in Retail Strategy at 9-7 
and 9-16 re: DSL/Rainier site and Petaluma 
Village allowing larger format retailers and 
big box retail and off price fashion.  
 
 
 
 
Modified Policy 9-P-14 
 
Plan and locate retail uses, preferably in a 
mixed use format, appropriately to their 
types and the sites available.   
 

D. Retain current land use categories at 
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Old Redwood Highway, Rainier 
Avenue, and East Washington 
Street. 

E. Provide for large-format retail use 
at the former Kenilworth Junior 
High School site. 

 

the Highway 101 interchange with 
Old Redwood Highway, Rainier 
Avenue, and East Washington 
Street. 

E. Provide for a mix of land uses, 
including residential and retail, at 
the former Kenilworth Junior High 
School site. 

 
Goal 9-G-1:   
 
Establish a diverse and sustainable local 
economy that meets the needs of the 
community’s residents and employers. 
 

Modified Goal 9-G-1:   
 
Establish a diverse and sustainable local 
economy that meets the needs of the 
community’s residents and employers by 
retaining existing businesses, providing 
incentives to attract middle income jobs in 
high tech/biotech and other emerging high 
skill or wage employment jobs, expanding 
the City’s Living Wage Ordinance and 
providing and supporting training programs 
that promote career ladders. 
 

Policy and Program 9-P-1: 
 
9-P-1 Retain and attract ‘basic’ economic 
activities that bring dollars into the local 
economy.   
 

A. Regularly assess and identify 
economic activities that are locally 
desirable.  Employment uses that 
advance the objective of a 
sustainable economy are 
particularly desirable. Techniques 
for enhancing local economic 
sustainability include: 

 
o Utilizing inputs (goods, 

services, etc.) that can be 
obtained locally, 

o Serving unmet local 
demands for goods, 
services, and intermediate 
products, 

o Generating revenue for the 
City to sustain and expand 

Modified Program 9-P-1: 
 
9-P-1 Retain and attract ‘basic’ economic 
activities that bring dollars into the local 
economy.   
 

Regularly assess and identify economic 
activities that are locally desirable.  
Employment uses that advance the 
objective of a sustainable economy are 
particularly desirable. Techniques for 
enhancing local economic sustainability 
include: 

 
o Utilizing inputs (goods, 

services, etc.) that can be 
obtained locally, 

o Serving unmet local 
demands for goods, 
services, and intermediate 
products, 

o Generating revenue for the 
City to sustain and expand 
City services as deemed 
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City services as deemed 
appropriate and necessary 
by the community, 

o Providing jobs for un- and 
under- employed segments 
of the work force, 

o Avoiding pollution of air or 
water resources, 

o Paying wages 
commensurate with the cost 
of living in Petaluma, etc.  

o Working to ensure that 
diverse employment 
opportunities exist for 
residents, 

o Other employment uses that 
do not violate the economic 
sustainability objectives 
listed above. 

 
 

 

appropriate and necessary 
by the community, 

o Providing good jobs and 
workforce training for un- 
and under- employed 
segments of the work force, 

o Avoiding pollution of air or 
water resources, 

o Requiring payment of at 
least a living wage by 
ensuring compliance of all 
city contractors, lessees of 
city property, and recipients 
of city financial aid with the 
Living Wage Ordinance 
passed in December 2006, 

o Working to ensure that 
diverse employment 
opportunities exist for 
residents, 

o Investing in infrastructure, 
educational and skill 
development, and quality of 
life assets that support 
middle-income 
employment, 

o Providing incentives to 
businesses and supporting 
community benefit 
agreements to create 
middle-income employment 
and higher quality jobs in 
low-paying driver industries 
such as hospitality, retail, 
security and building 
services, 

o Implementing legislation to 
increase health benefits to 
employees and address the 
rising costs of businesses 
that try to provide 
healthcare for their 
employees. 

o Providing and supporting 
job training by collaborating 
with employers and 
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educational institutions 
training programs that 
promote career ladders in 
traditionally low wage 
industries.   

o Other employment uses that 
do not violate the economic 
sustainability objectives 
listed above. 

 
Policy 9-P-2: 
 
Ensure new commercial [and industrial] 
development will have a net positive 
impact on Petaluma’s economy, existing 
businesses, city finances and quality of life. 
 

A. Require commercial development 
proposals over 25,000 square feet in 
building area to include a fiscal 
analysis, as a component of the 
project’s environmental assessment, 
of the impacts on Petaluma’s 
economy, existing businesses, local 
workforce and city finances. 

 

Modified Policy 9-P-2: 
 
Ensure new commercial and industrial 
development will have a net positive 
impact on Petaluma’s economy, existing 
businesses, city finances and quality of life. 
 
A.  Require commercial and industrial 
development proposals over 25,000 square 
feet in building area to include a Fiscal and 
Community Impacts Report (FCIR), as a 
component of the project’s environmental 
assessment, of the impacts on Petaluma’s 
economy, the regional economy, existing 
businesses, local workforce and city 
finances.   
 
B.  To implement this Policy, the City shall 
adopt and implement a FCIR ordinance 
that would allow developers, policy makers 
and community members to consider the 
economic and social impacts of large 
development projects on the City.  The 
ordinance shall contain all of the 
components of Attachment A hereto. 
 

Policy 9-P-13 
 
Provide for a greater diversity of retail 
goods and avoid “cannibalization” of 
existing retail uses and functions.  

 

Modified Policy 9-P-13 
 
Provide for a greater diversity of retail 
goods and avoid “cannibalization” of 
existing retail uses and functions by 
prohibiting single retail stores of 90,000 
square feet in building area or greater, 
including adjacent retail space under 
common ownership (e.g. garden centers to 
major retail). 
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Mobility Element  
None New Policy: 

 
High Auto Dependent Uses:  Concentrate 
new major (25,000 square feet of building 
area or greater) commercial and industrial 
uses in areas with high transit accessibility.  
Prohibit new strip development along 
roadways.   
 

General Plan Definitions 
 
 

 New Definition: 
 
Fiscal and Community Input Report: 
 
1) A fiscal assessment, which 
independently analyzes the costs and 
benefits to the public agencies responsible 
for the project and will answer, questions 
such as: 
 

o To what extent does a project 
contribute to the local tax base?  

o Does the project add to the tax base 
or move parts of the tax base from 
one site to another?  

o What are the public costs of 
subsidies or infrastructure required 
for completion of the project? 

 
2) An employment or job quality 
assessment which evaluates the number of 
jobs, types of jobs and will answer such 
questions as: 
 

o What are the wages and benefits of 
new jobs created at a project?  

o Are these jobs part-time or full-
time?  

o Permanent or contingent jobs? 
 
3) An affordable housing assessment, 
which will examine the affordability of 
housing, created or lost due to a project and 
the demand for new housing generated by 
the creation of new jobs which will answer 
questions such as: 
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o Does the project increase the need 

for additional housing in the 
region?  

o Is the need for market rate or 
affordable housing?  

o If affordable housing, how much at 
each level of affordability? 

 
4) A neighborhood needs assessment that 
will determine the type of retail needs in a 
given community and the types of human 
services a community requires if new 
employment is created such as child care, 
parks, or libraries. 
 
5) A Smart Growth and livability 
assessment which will examine how a 
project impacts the character of growth and 
answers questions such as: 
 

o How does the project impact 
density and infill development?  

o Accessibility to mass transit and the 
proximity to workforce and 
affordable housing? 

o Maintenance of urban growth 
boundaries and or city-centered 
development? 

 
 
 

 
 
Concluding Comments 
 
Thank you for your consideration of our proposed modifications to the draft Petaluma 
General Plan.  Please keep us apprised of any and all upcoming hearings, meetings, 
workshops, documents, and the like related to the City’s General Plan. 
 
Submitted by: 
 
Michael Allen, Chair    Dennis Rosatti, Executive Director 
Accountable Development Coalition  Conservation Action Fund for Education 
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Martin Bennett,  Executive Director   Eileen Morris, Co-Chair   
New Economy Working Solutions    Living Wage Coalition  
 
Alex Mallonee, Secretary-Treasurer   Greg Reisinger, Co-Chair 
North Bay Labor Council    Kit Lofroos, Co-Chair 
       Petaluma Tomorrow 
David Keller, Chair 
Sonoma County Conservation Action 
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Attachment A 
 

Fiscal and Community Impact Report (FCIR) 
  
 
At a minimum, a Fiscal and Community Input Report is: 
 
1) A fiscal assessment, which analyzes the costs and benefits to the public agencies 
responsible for the project and will answer, questions such as: 
 

o To what extent does a project contribute to the local tax base?  
o Does the project add to the tax base or move parts of the tax base from one site to 

another?  
o What are the public costs of subsidies or infrastructure required for completion of 

the project? 
o What are the initial and ongoing public costs for police, fire, emergency services, 

roads, parks, environmental mitigations and other city services for the project? 
 
2) An employment or job quality assessment which evaluates the number of jobs, types 
of jobs and will answer such questions as: 
 

o What are the wages and benefits of new jobs created at a project?  
o Are these jobs part-time or full-time?  
o Permanent or contingent jobs? 

 
3) An affordable housing assessment, which will examine the affordability of housing, 
created or lost due to a project and the demand for new housing generated by the creation 
of new jobs which will answer questions such as: 
 

o Does the project increase the need for additional housing in the region?  
o Is the need for market rate or affordable housing?  
o If affordable housing, how much at each level of affordability? 

 
4) A neighborhood needs assessment that will determine the type of retail needs in a 
given community and the types of human services a community requires if new 
employment is created such as child care, parks, or libraries. 
 
5) A Smart Growth and livability assessment which will examine how a project impacts 
the character of growth and answers questions such as: 
 

o How does the project impact density and infill development?  
o Accessibility to mass transit and the proximity to workforce and affordable 

housing? 
o Maintenance of urban growth boundaries and or city-centered development? 
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Model Form for FCIR 
 
1. Goals of the Fiscal and Community Impacts Report  (FCIR) 
 
1.1 Access to information: Provide access to information about the project in a single 

document. It should be in a format that is easily understandable.  
1.2 Co-operative dialogue and civic engagement: Create an opportunity for the 

community to review and comment on the impacts in a non-litigious forum 
1.3 Objective decision-making: Provide the staff and public agency officials with a 

systematic report that helps them in making decisions to promote the objectives of 
the Petaluma General Plan. Contextual information about the baseline conditions 
in the community test the seriousness or frivolousness of a cited problem.  

1.4 Risk-mitigation: Provide information on potentially controversial projects much 
ahead in the process to promote certainty against last-minute ill-informed 
opposition. This will help both applicants/developers and the City by anticipating 
potential pitfalls before substantial investment is made into the project. 

 
2. Proposed Projects that will require a FCIR 
 
2.1 All discretionary commercial or industrial development that will include 25,000 

square foot of total floor area or more. 
2.2 All Disposition and Development Agreements, Owner Participation Agreements 

and similar agreements with the City of Petaluma or Redevelopment Agency of 
the City of Petaluma. 

2.2.1 All projects that require a General Plan Amendment or Rezoning to eliminate 
housing. 

2.3 All discretionary residential development projects that include more than 100 
units. 

 
3. Procedures for the FCIR 
 
3.1 Initial determination – If the development application requires a FCIR under 

Section 2, then the application instructions, pre-application meetings and other 
information meetings shall make it clear to the applicant/developer that a FCIR is 
required. 

3.2 Preparation of the FCIR – The City staff is responsible for accepting, reviewing 
and distributing the FCIR. The FCIR shall be prepared by a consultant selected by 
City staff, and paid for by the project proponent. The staff has the discretion to 
correct any inaccuracies in the FCIR, based on reasonable evidence.  The FCIR 
should be released for public review within 30 days of the development permit 
application, and at least 20 days prior to any approval on the project. 

3.3 Publication and availability: The FCIR shall be made available upon public 
request along with other public documents related to the project and shall be 
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accessible to the public. The staff shall make a best faith effort to notice the 
availability of the FCIR in public notices under current processes, for the project. 

3.4 Subsequent Determination and Update of FCIR – If there are minor changes in 
information about the project impacts, the City staff shall make a good faith effort 
to update the FCIR before any project approval. However, if the staff determines 
major changes in the project proposal including substantial changes in the land-
use and scale of the project, then the FCIR will need to be updated. 

 
4. Content of the FCIR 
 
The FCIR shall consist of seven sections outlined in the attached FCIR questionnaire. 
The seven sections are:  

(1) Project and Community Overview;  
(2) Economic Benefits;  
(3) Fiscal Benefits;  
(4) Employment Benefits;  
(5) Housing Benefits;  
(6) Community Services Benefits;  
(7) Smart Growth and Environmental Health Benefits. 

 
In addition, there are three attachments: 
Attachment 1. Community Overview 
Attachment 2. Questionnaire for Applicants/Developers, Prospective Tenants, and 

Service Contractors 
Attachment 3. Smart growth questionnaire  
 
4.1 PROJECT AND COMMUNITY OVERVIEW 
   
4.1.1. Description of the project. The description shall include the following 

information: 
(a) Current uses and land-ownership 
(b) Proposed uses and land-ownership 
(c) Details of proposed uses by size (square foot) tenancy, lease or sub-lease 
(d) Details of users, operators and tenants (if known) 
(e) Process for approval and permits needed 
(f) Size of the project, including number of residential units 
(g) Project Contacts (including project manager) 
(h) Details on the following: 

General or Community Plan Area 
Current Zoning Designation 
Redevelopment Plan Area 
Any Special District or Overlay Zone 
Any Special Policies or other requirements 

 
4.1.2. Community Overview: Attach relevant baseline data. 
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4.2 ECONOMIC BENEFITS 
 
If the applicant/developer has done a market study, please attach it. 
 
4.2.1 For Projects that Contain a Retail Component.  
 

If the type of retail store has been identified (i.e. supermarket, department store, 
drug store), the FCIR shall include a list of names and addresses of stores of that 
type that are located within two-mile of the Proposed Project. For region-serving 
retailers, the FCIR shall include a list of retailers of that type that are located 
within a fifteen- mile radius of the project.  This study shall include these stores in 
the analysis of all impacts. 

 
4.3 FISCAL BENEFITS 
 
4.3.1.  Has the project received public financing assistance from the City?  

If so, provide the terms of any public grants and loans the applicant/developer has 
applied for or any public financing that has been approved, including the 
projected interest rate, the term of the loan, the method of repayment, the method 
of guaranteeing the loan, and the timetable for remaining approvals needed.   

 
4.3.2. What is the net fiscal return of the project at the end of twenty years?  

(Itemize those items that benefits or cost the City. Those items that do not impact 
the city should be kept blank). 

 
BENEFITS TO CITY $ COSTS TO CITY $ 
Sales Tax  Sales tax rebate/refund  
Use Tax  Use tax rebate/refund  
Base Property Tax  Land-write-down  
Tax Increment (for redevelopment)  Public Safety (Police and Fire)  
Developer Proceeds  Support Services 

(incl. staffing, legislative services) 
 

Development Impact Fees/Facilities 
Benefits Assessments 

 Other Public Services 
(incl. traffic & libraries) 

 

Public improvements on public 
property (paid by developer) 

 Public Improvements specifically for 
project (paid by the City), including 
roads, parks & environmental 
mitigations 

 

  Costs of health care and all manner of 
health care related services and 
facilities 

 

  New infrastructure not fully paid for 
by the project applicant. 
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  Based on the list are competing 
businesses generating new sales tax or 
how much of sales shift is derived 
from cannibalizing existing businesses 
within the City/within the region?  
Related to this, what are the direct and 
indirect losses of business tax, sales 
tax, property tax and loss of 
employment?   “Direct” means directly 
related to an impacted business, and 
“indirect” means the collateral loss of 
support businesses and services.  

 

  What is the change in reinvestment of 
wealth locally?  (e.g. national and 
regional chains owned by out of town 
corporation’s siphon locally gained 
revenues to out of town headquarter 
banks and investments houses).  

 

Other development fees (incl Park 
fees) 

 Water-sewer fee reductions  

  Interest on loans (to developer etc)  
Transient Occupancy Tax (TOT)    
  Below market leases  
User fees  Park ‘n Ride lease  
Owner participation revenues  Owner participation payments  
  Site preparation, remediation and 

cleanup costs 
 

Other revenues (Please specify 
___________) 

 Other City assistance (Please specify 
___________) 

 

TOTAL BENEFITS  TOTAL COSTS  
 
 
4.3.3.  Has the project received additional public assistance from other local 

jurisdictions, state or federal government directly or indirectly through 
infrastructure funding?   

Quantify the value to the developer of the government assistance to the 
project.  

 
4.4 EMPLOYMENT BENEFITS 
  
4.4.1. Construction Jobs 
 

a. Number of Jobs- Estimate of the total number of construction man-hours 
expected at the proposed project. 

b. Prevailing Wages- Indicate whether federal, state, or local law or policy 
will require payment of prevailing wages for construction employment at 
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the proposed project.  If prevailing wages will not be required, estimate 
the projected wages and benefits for the construction jobs at the proposed 
project. 

  
4.4.2. Permanent Jobs 
 

a. Specify the number of workers who will be employed in proposed project 
by occupation for each tenant and/or anticipated use. 
Applicant/Developer should fill out the employment questionnaire in 
attachment 2, describing employee compensation and benefit information 
for the whole project.  

b. All permanent employers and prospective tenants, if known, should also 
fill out the questionnaire for employment in their respective 
establishments.  

  
4.5 HOUSING BENEFITS 
 
Housing Creation and Rehabilitation 
  
4.5.1. What are the characteristics of the housing units being created?   

a. The number of units to be created, the size of the units in number of bedrooms 
and square foot area, and the affordability levels of those units by size;   

 
 # of 

detached 
single-
family 
units 

# of 
apartme
nts 

# of 
condos 

# of 
attached 
homes 

Rent/Price 
Distribution 

Affordability 
level (income 
range) 

Affordability 
Restriction 
(if any) 

0 BR        
1 BR        
2 BR        
3 BR        
3 BR+        

 
b. The terms of any affordability restrictions; payment of in lieu fees 

(inclusionary housing). 
 
Housing Displaced 
 (Fill this section only if there are housing units that will be demolished.) 
 
4.5.2. What is the profile of housing being demolished? 
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a. Fill out the following table that gives the distribution of the units. 

 
 # of 

detached 
single-
family 
units 

# of 
apartme
nts 

# of 
condos 

# of 
attached 
homes 

Rent/Price 
Distribution 

Affordability 
level (income 
range) 

Affordability 
Restriction 
(if any) 

0 BR        
1 BR        
2 BR        
3 BR        
3 BR+        

 
 

b. Specify the nature of the affordability restrictions. Also, mention whether the 
owner accepts Section 8 subsidies, or if the project has publicly subsidized 
housing. 

  
Financial Impact on Affordable Housing Funds 
 
4.5.3. What is the contribution of the project to pubic affordable housing funds? 

a. Calculate the present value of the projected tax increment from the 
development project dedicated to affordable housing (for redevelopment 
projects). 

b. Describe any contributions to affordable housing that the 
applicant/developer will make (such as Housing Impact Fees). 

c. Enumerate housing-related public funds the project will be given either 
loaned or granted. Specify the sources, whether they are from the Low and 
Moderate Income Housing Fund, or any other discretionary funding 
source such as Housing Trust Fund, Housing Bond, CDBG etc. 

 
4.6 COMMUNITY SERVICES BENEFITS 
 
4.6.1.  Is the project providing any of these public facilities on-site?  

a. Parks, playgrounds, open space 
b. Schools 
c. Child-care/day care centers 
d. Medical clinics 
e. Transit stops 
f. Employment agency/job training center 
g. Community center/youth center 

 
4.6.3  Is the project located in a special Assessment District? Or a Mello Roos district? 
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4.7 SMART GROWTH & ENVIRONMENTAL HEALTH BENEFITS 
 
4.7.1. The applicant/developer should fill out the Smart Growth questionnaire 

(Attachment 3). 
4.7.2. List the permits that the project applicant/developer has applied for, or received 

from the Bay Area Air Quality Management District (BAAQMD). 
4.7.3. If the project will use diesel-powered equipment or diesel vehicles, list the diesel 

equipment and estimate the number of diesel truck trips to and from the facility in 
a week. 

 
Attachment 2: Employment Questionnaire for Applicants/Developers, Prospective 

Tenants, and Service Contractors 
  
  
1. Name of company _______________________ 
  
 
2. At the project site, how many employees will work 

a. Part Time (0 to 35 hours per week)  __________ 
b. Full Time (more than 35 hours per week) __________ 

  
3. What type of medical insurance do you offer your employees? 
______ Individual health benefits only ______ Full family health benefits 
______ No medical benefits 
______ Other (please explain below) 
 
4. If you provide medical benefits, which employees may receive them? 
 _____ All employees  _____ Management 
 _____ Full-time  _____ Employees who work over 20 hrs/week 
 _____ Other (please explain below) 
   
5.  What will be the cost to the employee for these health benefits? 
  
Individual ________ Full Family _________ 
Employee contribution (monthly)   _________ 
Co-Payment for doctor’s visit     _________ 
Deductible        _________ 
  
7. What retirement benefits do you provide for your employees? 
401(K) Employer contribution: 
 
6. Hourly pay for employees at the project site:  
  
 a.    $7.50 - $10.24       How many employees?  __________ 
 b. $10.25 – $11.24 How many employees?  __________ 
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 c. $11.25 - $12.24 How many employees?  __________ 
 d.    $12.25 - $13.25 How many employees?  __________ 

e..    $13.26 - $20.00           How many employees?  __________ 
f.          More than $20.00        How many employees? ___________ 

  
7. Describe any employee training programs, local hiring commitments or first-source 
hiring agreements for construction and permanent jobs in this project. 
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Attachment 3: Smart Growth Questionnaire 

 
  
1. How is the project site accessible and visible to the public?  Please describe. 
  
2. Does the project site have existing transit service? Are there multi-modal 

transportation options (transit, automobile, bicycle, pedestrian) to access the site?  
Please describe. 

  
3. Are there currently employment opportunities within 1/4 mile walking distance to the 

proposed project site?  Please describe. 
  
4. Are there currently commercial opportunities in close proximity to the proposed 

project site?  Please describe. 
  
5. Does the project site propose to clean up or reuse a Brownfield or Greyfield?  Please 

describe. 
  
6. Are there currently cultural and entertainment activities in close proximity to the 

proposed project site?  Please describe. 
  
7. Is there a school, library, park, or community center in close proximity to the proposed 

site?  Please describe. 
  
8. Does the proposed location have adequate utility capacity for water, sewer, streets, and 

electricity?  Please describe. 
  
 
 
 


