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MANIFEST

Welcome to the Manifest; a quasi-weekly summary that cares more about brevity than
grammar, and what is about to or could happen in Seaside than what did or didn’t.
Contributions to future editions are welcome at cmalin@ci.seaside.ca.us .
General Plan Draft Released – Seaside’s in progress General Plan draft is open for public
comments. You can get to it at the City’s homepage here: http://www.ci.seaside.ca.us.
Read it, skim it, look at the pictures, charts and graphs (maybe see yourself in a picture?)
and tell us what you think. By January 26, please.
New Committees – At the November 9 meeting, the City Council created an
Environmental Committee and a Committee on the Status of Homelessness. If you’d
like to be on either committee, or one of the other three we have vacancies on, go to
the City’s homepage, click around a bit (it’s pretty obvious) and we’ll be happy to hear
from you.
Campus Town – The culmination of a week of on-site planning for the Campus Town
project (which used to be called “Surplus II” but who wants to live in “Surplus II?) is a
draft of a mixed-use plan that will be subject to much revision and CEQA-ing as it gets
refined (it needs excellent architecture and a rec space big enough for soccer /
baseball). But there’s a lot to like in it, already. My Top 17 (am I doing this wrong?) list
goes like this:
17. Residential near Main Gate 16. A slightly denser node on 6th Street 15. An axial
street (axial street nerds, unite!) 14. It has a few of the ideas I drew on Monday 13.
It’s hand-drawn 12. The edge along Gigling is greened-up, with maker spaces 11. It
has two roundabouts (roundabouts rule) 10. It has a Village Green and the streets are
defined by buildings, rather than parking lots 9. The Village Green / Commercial
Cluster will be multi-story 8. It has multiple neighborhood greens 7. It was crafted by
Seaside citizens, who didn’t hold back as the plan was being made better 6. A public
edge along CSUMB’s greenspace 5. Tree preservation 4. Makes sense in a regional
context 3. Some “streets” are missing their streets 2. The streets are straight, like
honest streets are (curvilinear streets are pathetically suburban), but the streets jog a
little bit around greens to reduce speeds 1. It can be a real, mixed-use and inclusively
price-pointed Campus Town for Seaside & CSUMB
If you missed the concluding show on November 3, the pdf of the ppt is atc hed.

Police Chief / Author? – We’ve received 51 applications for Police Chief and have
selected 12 semi-finalists, who now get to wow us with their insight and/or writing
capabilities by answering at least two of the following three questions:
1. Police departments and law enforcement agencies in Monterey County, as well as
across the State, are finding it very difficult to attract qualified applicants for police
officer positions. Discuss your philosophy and techniques relating to recruitment and
retention of law enforcement personnel.
2. In a community rich environment such as Seaside, cultural competency is very
important. What does cultural competency mean to you, what experiences do you
bring, and what practices would you apply to ensure a harmonious and transparent
relationship between the Seaside community and the Seaside Police Department
workforce?
3. Explain your approach to traffic safety, including the limits within which police
departments operate in this realm of public safety.
The applicants have until Thursday, Nov. 16 to submit their answers, after which there
may or may not be some further culling of the herd prior to interviews before a twelve
(or thereabouts) member panel on Dec. 4, with a public meet and greet of finalists that
evening and a public presentation by each finalist the morning of Dec. 5.
So, what I’m saying is, there will be treats (and Police Chief finalists) generally available
to the public on December 4 and 5.
The Nov 16 Council Meeting Includes:
o Oak Woodland Conservation Plan Presentation – If you’re looking for the
concept plan that was ranked highest for conservation and has the least impact
on the endowment parcel’s future potential value, that’s Concept #3.
If you’re looking to make good on the endowment parcel commitment and
actually do something about affordable housing and addressing homelessness,
you could merge Concept #3 with an RFP for something like the Buy One /
Provide One housing idea from the 10.4.17 Manifest (excerpt attached - it
doesn’t have to be shipping containers). You could (and should, if you were
doing so) layer in extraordinary tree preservation and ecology performance
targets to create a model conservation community. Or you could continue the
economically inviable myth about how the best way to end up with affordable
housing and shelter for the homeless is to start with millions in expenses related
to clearing a mythic infill site, which may not have sufficient water allocation,
anyway. Doing > talking.

o JEA Associates State Lobbying Presentation – Just an idea. Having a lobbyist in
Sacramento in the next year or two, as the FORA transition comes to the fore,
could be advantageous.
o Consent Agenda – Lots of good stuff.
o Monterey College of Law Bonds Public Hearing – The City is the venue for the
public hearing, not the guarantor of the bonds.
o Short-term Rental Draft #2 - A second draft of the ordinance returns. Draft #2
still takes a regulatory approach, but simplifies some of the restrictions (like
parking) and dispenses entirely with the idea of “grandfathering” existing rentals
or making them pay for some prior activity. It adds in a simple concept of
geographic distribution by not allowing more than 50% of a block face to be
short-term rentals, tentatively caps the number of permits to 200 and directs
25% of permit revenue to affordable housing. Staff respectfully suggests sending
the draft on to the Planning Commission.


Info Alert – Attached are two submittals on the topic of short-term
rentals some people would like you to read. Attaching pdfs to the
Manifest costs nothing, so I’m happy to forward along information. Try
not to read too much into why I’m attaching something, because I’ll
attach most anything that may be interesting.



Info Alert II – If anyone thinks an explosion of short-term rentals in a
fabulous place to live / visit could never fundamentally alter the
residential fabric of the neighborhood, a visit to Seaside, Florida is
instructive. Originally intended to be an owner-occupied, actual
neighborhood, it became so wonderful (read: expensive) that it
effectively became a resort.

o Fiscal Analysis – FORA is slated to sunset June 30, 2020. Having an independent
analysis of the potential fiscal liabilities and revenue sources Seaside would have
to address any remaining potential liabilities will help immensely in informing
the community’s approach to the transition. Facts > beliefs. See attached.
o Agreement Amendment – Guy gives up salary increases for four years, extends
required resignation notice in good faith. Would like to see his wife a little more
and not feel stupid about paying monthly rent to live 2,000 miles away from her,
until she can move here. Comment if you like.

Cutino Park Update – Two things:
o Thing 1 – Staff was asked to report on our brain-storming on locations for a
skatepark other than Cutino. The locations, and some of the cons to the
locations, are:
Ellis Park – Horseshoe area
Removing the horse shoe pits would cause an issue with the local group that has
2 tournaments a year at this location.
This area is close to the same size at Cutino
This area is in close proximity to residential houses
Basketball court would possibly have to be removed
Location is across town from the middle school and high school
Not visible from the street
Teen Center Backyard
Would have to remove mini-golf course
Area is smaller than proposed area at Cutino
4-5 Mature trees are in area. They shed lots of leaves.
This area is also in close proximity to residential houses as back yards are right
behind location
Location is across town from the middle school and high school
Would only be open during teen center hours
Lincoln – Cunningham Park
Although this park is quite large it is in close proximity to houses
Not visible from the street
More supervision may be required for enforcement of rules
Thing 1 ½ - Inclusion > exclusion
o Thing 2 – We may be better off moving the Cutino Park plans from the December
7 agenda to December 21. There’s a bunch of moving parts and the park
designer could probably deliver a better project, closer to a realistic budget, with
two more weeks of time. Just an idea at the moment. More to follow.
Permit Deadline Next Week – The deadline for submitting a permit application for a
cannabis dispensary is the 21st, at 5:00 PM. Don’t be a slacker.
As always … think before you tweet.
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MANIFEST

… As politely as I can, I’m going to ask FORA if we can move this issue along to some
resolution, because every living thing has its own collection of pests and diseases which
will ultimately kill it and – in the life of a city – sloth is one of them.
Switching gears again but not too much (into third, for those clutching along), here’s a
reason finalizing the Oak Woodland Map and Plan soon would be very helpful –
Seaside’s General Plan Update is chugging forward and integrating the Oak Woodland
plan into it would be very timely and advantageous. Here’s an even crazier reason – I’d
like to start to fix affordable housing and homelessness in Seaside, and lead on low
impact development. But first, a few pictures:

Idea #1 – Create an affordable housing project / village that utilizes shipping containers
as the basic building blocks of homes. They can be small, single container dwellings or
larger, multiple container dwellings.
Crazy Idea #1 – For every new home somebody purchases, make them buy (or buy half
of, or something like that) a small, second container home, that provides a home for
someone who is homeless. Central point alert ! – the container home for someone who
is homeless is in the same housing project / village as the owner-occupied home.
Maybe the homeless person gets connected to some social services and job assistance
and financial planning and has 2 / 3 / 4 years of free occupancy as they stabilize their
lives and save enough to get into permanent housing. People who are smarter about

that stuff can figure out the details, the point is if we’re efficient with site development
and construction costs, you could do for housing what Toms did for shoes or miir did for
bikes. Someone could buy an affordable house, and at the same time provide housing
for someone who is homeless.
Which leads to Crazy Idea #2.
Crazy Idea #2 – Actually use some of the Former Fort Ord land to demonstrate that low
impact development can achieve important economic and social goals without
destroying the landscape*. Check the orange house on the previous page. You can put
these containers on very small foundations (warning – not a structural engineer) and
disturb very little of the site they sit on (read: no earth-moving). Pair that with an as
revolutionary as we can get away with infrastructure plan (no roads, centralized parking,
permeable paths, as few pipes and as little concrete as is absolutely necessary) and you
could have an environmentally and aesthetically inspiring setting. Have strict treepreservation requirements, decide whether we want it colorful/beautiful/arty or
rustic/beautiful/arty, create common areas for the social good and basically thumb our
nose at convention and all the artifice that keeps homeless people marginalized, young
homebuyers renting forever and Seaside from its vision as a proudly diverse and
dynamic community, with an exceptional interface between the built and natural
environment.
Or, we could just keep doing what we’re doing.
* Convenient truth - there are conservation communities where the economic activity of real
estate actually funds the preservation and improvement of the natural environment.

A Forward-looking Sub-30-Day Short Term Rental
Strategy for Local Government
The Fearless Alternative

Robert Lewis, Monterey
Airbnb Superhost, Entrepreneur

Introduction
There are good ways and better reasons to not only regulate STRs but e
 ncourage them for
under 30 days. We use the term Sub-30-Day STRs in this paper. If this emerging market is truly
understood, instead of feared, it will become apparent that the City is on the verge of something
very good.
But first, let’s clear up the muddied water…
Council members in cities across the country are always very busy sorting out issues and
making decisions. Then along comes a popular service like Airbnb, upending the status quo,
bending the definition of short term rentals (STRs), challenging the laws, and raising many valid
questions.
As if Council members didn’t have enough to do already, now they must drop everything and
sort out this wildly emotional subject as soon as possible. The pressure to do this, to understand
this complicated subject and decide if regulation is needed and, if so, what kind of regulation
and how it will be enforced, can be overwhelming.
To the rescue comes a very clever entrepreneur Ulrik Binzer, and his company Host
Compliance LLC, who recognizes the problem the Council is facing and offers a simple way to
fix it. Best of all, he offers a way of enforcing it. Problem solved. The Council breathes a sigh of
relief, swallowing the prejudiced and pejorative language of Binzer’s “White Paper”, a marketing
piece titled “A Practical Guide to Effectively Regulating Short-term Rentals on the Local
Government Level”.
On the surface this so-called white paper seems quite reasonable and practical. But the turnkey
solution he offers is merely expedient and does not do justice to the community in any way. Let
us be absolutely clear, Binzer’s “white paper” is a marketing piece. It’s target is the local Council
Member. It’s purpose is to instill fear, then offer seemingly reasonable solutions, and, all the
while, preparing the way for a business contract with Host Compliance LLC.

“White Paper”

“In business, a white paper is closer to a form of marketing presentation, a tool
meant to persuade customers and partners and promote a product or viewpoint.”
-Wikipedia, “White Paper”

The first page of Binzer’s corporate marketing piece mentioned above sets the tone. With at
least five pejorative phrases calculated to instill fear into the reader’s mind, it portrays
neighborhoods filled with “complete strangers from far-away”, “many potential issues and
negative side-effects”, “negative side-effects associated with people renting out their homes”,
and “communities of transients”. The first page establishes Fear. Scare people then sell them
the solution.
Just look at the phrasing. Does the term “complete strangers from far-away” sound xenophobic?
What exactly are the very vague but scary sounding “many potential issues”? What a
 re the
“negative side-effects” of renting a room? And, best of all, “communities of transients” is so
cleverly worded that it sounds like your neighborhood will be filled with the homeless.
This tone continues in the next section entitled “Why regulate home-sharing and short-term
rentals in the first place?” where it is claimed that without regulation STRs will degrade
neighborhoods in to uncaring enclaves of transients who care little for anyone, especially friends
and community. These “transients” also do not understand simple local customs and simple
rules of conduct, they just party all the time and take affordable housing out of the market.
Without regulation these STRs might take away service jobs because the competition will ruin
the bed and breakfast industry, cities will lose taxes, will cause trouble between neighbors, and
fill neighborhoods with “pseudo hotels”.
Worst of all, and here is where Binzer brings it down to the personal level, as he puts forth the
vision that unregulated STRs “..may lead to disillusionment with local government officials who
may be perceived as ineffective…” If you weren’t afraid before, Council Member, you are now.
Buried in these scare tactics are some real concerns but our point is that it has been presented
in a way to create fear, and to create fear in the minds of the Council. The motive behind
transparent manipulation of this sort should be questioned. If there is a legitimate argument to
be made then can it not be made without obvious attempts to prejudice?

The Benefits of Sub-30-Day STRs

We are, in the paper you are reading, speaking specifically about sub-30-day STRs, those
weekend visitors, or as we call them “Guests”, who stay a single night or a few days with a
“Host”. We propose a positive approach to this opportunity for the City as opposed to a fearful
approach.
Let’s start with benefits to the City…

How the City Benefits
Seaside as a Destination

It is a matter of perception in the mind of the visiting Guest. Does Seaside have a solid
reputation as a destination on the Monterey coast? No. Not yet. But imagine a time, not too far
off, when someone thinking of visiting this area has heard that Seaside is t he great place to stay
when exploring the Monterey and Big Sur coasts. Simply creating the welcoming atmosphere,
making it easy for visitors to stay here, and supporting the needs of these visitors, will nurture
the perception and build a reputation far and wide that Seaside, not Monterey or Carmel, is the
place to stay when visiting the area. Carefully crafted, positive, and encouraging regulations
about STRs, and Sub-3-Day STRs in particular, will not only put Seaside on the map as a
Destination, but it will create a steady revenue stream for the City.

How Small Business Benefits

Just a single example should tell the story. In our time running an Airbnb we always suggested
one particular restaurant as a great choice for our visitors for dinner, Hula’s in Monterey. For our
international guests we said it was not the typical American restaurant but something special.
For others, we described it as casual, fun, with good, unique, food and great service. We
estimated that about 75 to 80% of our guests followed our advice. Over a two year period,
assuming a two person dinner conservatively at $50, and, let’s say only 50% of the guests went,
we sent Hula’s at the very least $25,000 in business. This is a very conservative estimate. This
was only one of the businesses we recommended.

How the Guest Benefits

Airbnb guests, in particular, are looking for something that feels more friendly and special. The
place they stay is an important part of their experience and their memories of their time. When
the host is available then there is a connection with the place that a hotel can not provide. They
feel like they have discovered something special that the average tourist does not. Especially for
international visitors, this may be the only chance they have to have an extended conversation
with Americans.

How the Host Benefits

A Host who is fully engaged in the Airbnb process cares a great deal about the happiness and
comfort of their Guests and so they are motivated to upgrade and keep their home presentable
at all times. Now an active member of the hospitality industry, they soon see the benefits of the
discipline of being meticulous about maintenance and presentation of their rental. This develops
a set of skills that spill over into their private lives and home. Welcoming guests, chatting with
them, taking care of them, troubleshooting any problems, and offering recommendation and
information about local opportunities, all of these skills are honed.
Those are great esoteric benefits, but the tangible benefits are the income. Especially for those
struggling, for whatever reason, to make ends meet, Sub-30-Day STRs are the perfect solution.
For those who can not work outside the home, this brings an income from within. For retirees

who are on a limited budget but still have a mortgage to pay, this is a way of staying in their
home. Being able to stay in your home is so important.

More
One could reasonably add in two more categories: How the Country Benefits and How the
World Benefits. Here is how that would sound…
Our experience showed us that something as simple as sitting down in our living room with a
newly married couple from, say, the UK or India or New Zealand, Norway, or Germany, did a lot
for international relations. We always told them to tell their friends about their experience with us
and we made it our mission to present a side of America you might not see in the news.
Fostering understanding in the world can not be underrated.

Why There are “No Complete Strangers”: The Airbnb Secret

A Guest booking a room is allowing the Host to read basic information about them, most
importantly reviews written by others. Continual communication takes place between Host and
Guest primarily through text prior to their arrival. So, although the Host may have not yet met the
Guest, the Guest is certainly not a stranger. The Guest is a vetted and reviewed person known
to the many Hosts within the system.

The Review System

But what keeps everyone honest? How do we know this person is really what they say they
are? It’s simple: a review system. The review system should not be underestimated; it is the
core governing agent in the entire process, insuring over and over that you are what you say
you are.
As a Host, you get reviewed. As a Guest, you get reviewed. But, you say, that could be rigged.
No. Here’s why: in the case of Airbnb, several things happen in a cleverly designed order. First,
the Guest will search for a Host. On the Host’s page will be everything about the rental including
reviews from former Guests, and a star rating. If the Guest doesn’t like the star rating or sees
negative reviews, they move on.
As for the Host, when they receive a booking they can see the reviews of the Guest. If there are
bad reviews like “partied late into the night” then they can decline the guest.
After your Guest has left, you have to wait for their review BUT you can not read their review
until you have reviewed them. Only then do are you able to read the review. This keeps
everyone honest.
There are two levels of reviews as well. There is a personal one that the public does not see,
where the Guest might suggest an amenity or report something broken in the room.
Other businesses such as Uber, Lyft, and many others, use a sophisticated review system to
maintain a high quality of behavior.

It works, your reputation is on the line publicly and so you are very careful with it if you want to
continue to use the service in the future.

Why is this Important?

Users of Airbnb see the importance of maintaining a good reputation. Without it they are
inevitably removed from the system and will simply not be able to host or to be a guest. This is a
self-policing method that is very personal and so it works very well. The effect is that Guests will
be very well-behaved.
Understanding the importance of the Airbnb review system model should alleviate much of the
worry associated with bad behavior.

The Myths about STRs and Airbnb
Affordable Housing and Short Term Rentals are Linked

They are not clearly linked. The hypothesis that an Airbnb rental is taking away affordable
housing from the market is murky at best. As of this writing, there are no clear statistics to back
up the claim. If a Host decides that they need extra income and decides to host people from
around the country and the world, to be, in a way, in international relations, then how can that
affect affordable housing. The Host has chosen a particular way of renting. They have not
chosen to rent to locals.
Linking the two things is premature.

The End of the Neighborhood

Why won’t the number of Airbnb’s keep growing until there are not neighborhoods left? Market
saturation, that’s why. In other words, the number of STRs will grow until the market begins lowering
the prices. At that point you will have reached saturation. It may be that your City has already
reached or is near reaching market saturation already.

The Rise of the Pseudo Hotel

Why won’t STRs under 30 days become “pseudo hotels”? Two reasons, both will be covered in your
regulations. One, all rentals under 30 days must be hosted. Two, all rentals must have a guest limit.

Guests Just Don’t Care

As we have said before, Guests do care. They care a lot. They care because their reputations are
actually and tangibly on the line and online. That is a big consideration these days, your online
reputation. In a good system, everyone wants it to work, the Host and the Guest, and the neighbors
for that matter.

Unfair to Hotels and Bed and Breakfasts

It’s a good, old-fashioned saying about free enterprise, the market system we have in the United
States: “Competition makes it better.” Airbnb Hosts offer something that hotels and bed and
breakfasts do not offer: a very personal, sometimes quirky, creative experience. A homey
experience. A personal experience. People want that. People have money. People with money
will get what they want. Soon or later the hotels and the B&Bs will start adopting the qualities
that Airbnb's offer. Then, hotels and B&Bs will be b
 etter.
Are hotels and B&Bs at 100% occupancy...ever? Perhaps they need to compete more.

Strangers in Our Midst

As we said above in detail, there are not strangers in the Airbnb, Homeaway, and VRBO world.
Reviews take care of that.
On the other hand, who are the people who come into town and stay at a hotel? Do we know
who these “complete strangers” are? Have we ever cared before?

Why Should Short Term Rentals be Regulated?

Short term rentals, particularly of the sub-30-day kind, are on the rise for good reasons. People
like the personal touch, the homey atmosphere, and the relaxed surroundings. Perhaps the
price is good, too, compared to a generic motel. Certainly, a good Airbnb will leave one with
good memories, an important thing on an anniversary weekend or a night away from the
children.
Because they seem to fall into the category of an inn or a B&B or hotel/motel, then they ought to
be taxed as such. Airbnb Hosts support this idea.
To prevent abuse, such as too many people in one building, too much noise, too many cars in a
neighborhood, you must have sensible regulations. N
 ot regulations that are designed to
discourage the entire idea, but regulations designed to encourage and strengthen a good idea
and lay groundwork for the future.

A Practical Guide Short-term Rental Regulations
Licensing
All short term rental ought to be licensed if the intent is to rent short term. That is to say, if the
Host plans on renting by the month to various people over the course of a year, then a license
might be in order. If the host is simply a Landlord, renting by the month for a year or more at a
time then this falls into regular practice and shouldn’t require a license.
Sub-30-day rentals ought to be licensed so that TOT can be collected.

Require Transparency

STRs should be listed with an online company such as Airbnb, VRBO, Homeaway or others
who can verify their existence. If they are listing by themselves on their own site or by some
other means, they need to verify. The ability to verify should be a condition of licensing.
Require sub-30 day rentals be done through an entity, private or public (City), that uses a r obust
review system such as the one Airbnb uses.

Hosted vs Non-hosted

Sub-30 day rentals should be “hosted” in some accountable form. In this case, we do not mean
that the host is the owner, but rather that the “host” is a responsible person who is accountable
for the rental.
A reasonable requirement would be that either the host lives on the property, lives adjacent to
the property, or is a local contact person who can arrive at the property within an hour and the
phone number for that contact person would be posted in the rental and also be made available to
neighbors, police, and code enforcement officers.
A hypothesis reported in the Wall Street Journal may support this. WSJ quotes Dr.
Edward Kung, the University of California Los Angeles, that Airbnb rentals may affect
rental prices if  “... non-owner occupiers [landlords] are taking homes out of the long-term
market and putting the units into the short-term market. In contrast, if owners are living in
their home, they are less likely to rent it to long-term tenants. Instead they are just using
Airbnb to rent their home while they are away on vacation or share an extra room….”
-"How Airbnb Affects Home Prices and Rents" Lisa Ward, The Wall Street Journal, Oct. 22, 2017

 Rentals 30 days and above to not need to be hosted.

Guest Limitation

Limit the number of overnight guests in any rental to discourage the party house effect.
Limitation should be determined by size of rental, number of beds, or other criteria to be
determined.

Taxes and Fees

All rental should pay Transient Occupancy Taxes. Hosts should be encouraged to file State and
Federal income tax on the rentals as well.

Best Practices for Enforcement
There are four simple ways to enforce:
● Respond to complaints
● Work with providers such as Airbnb
● Use City staff to monitor and police
● Hire a contractor

The simplest and cheapest methods are the first two in this list:

Respond to complaints and work with Providers.
Responding to Complaints

However, there is a problem with this! There have been anecdotes of complaints coming from
people who look up Airbnb’s online, locate them in person by driving around, then filing a complaint
about the Airbnb even though they do not live in that neighborhood. Obviously this is very unfair.
Complaints should be vetted to determine that the person complaining actually has anything to
complain about. Some procedure needs to be worked out to prevent this vigilante behavior.

Working with a Provider

A company like Airbnb will be happy to forge new ground with Cities who are willing to work with
them. They want this to work and are learning as well. We have found Airbnb to be a creative and
open-minded force that is willing to work closely with its clients. A partnership or relationship
between it and the City can bring many benefits.

In Conclusion

Working in a positive way with this new income source that is developing rather than in a punitive
way, will ensure quality rentals and rental experiences for all concerned as we move forward into this
changing world. It will pay mortgages, put children through college, and raise the standard of living in
the City. STRs and Sub-30-Day STRs are good for everyone, and perhaps even in ways that we
have not yet discovered.
The forces of fear always seek to divide, and for no good reason other than their own profit. Instead,
let us put aside fear, debunk the myths, understand the good that can come of a reasonably
regulated STR industry and how it  will help our community and the communities around us grow in
positive manner, creating opportunity and wealth all around.

The Local Economic Impact of
Short Term Rentals in Monterey County

Overview
Short term rentals (STR) are an increasingly popular lodging choice for travelers in
almost all communities In the United States. With the growth of web portals such as
HomeAway, VRBO, and others, visitors are better able to select the accommodation
style that fits their needs. For this reason, communities are Increasingly focused on
how best to appropriately incorporate STR properties into their existing regulatory and
fiscal framework. In an effort to inform this process the Monterey County Vacation

Rental Alliance and Coalition commissioned an analysis of the economic impact of the
operation of STRs in Monterey County.
Monterey County has a robust tourism sector and offers a wide variety of experiences
for all visitors. From beach vacations to vineyard tours and wine tasting, from outdoor
excursions to galleries and art exhibits, from historic architecture to legendary golf
courses, Monterey County boasts an incredible diversity of attractions. With visitors
traveling to the region for many reasons and a variety of types of trips, it is not
surprising that visitors' accommodation needs are also diverse. In order to meet this
demand, Monterey County has a long history of vacation rental properties operating
along side Its hotel/motel sector.
For the purpose of this study, STRs are defined as furnished, private, residential
dwelling units that are rented to guests for less than 30 days at a time by an Individual
or property manager in Monterey County. Any properties self-identifying as short term
or vacation rentals, as well as properties listed on major short term and vacation rental
websltes, were Included. These properties tend to be rented out for leisure travel.
The report that follows provides an overview of trends In Monterey County, specific
characteristics of the local STR market, and a discussion of the methodology, findings,
and conclusions of the economic impact analysis. STRs are a key part of the
accommodations sector in Monterey County and a vital part of the overall local tourism
economy. The overall economic Impact of short term rentals In Monterey County is
significant. STRs accounted for $131. 8 million in total local economic activity and more
than 1,400 Jobs In 2013.
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Tourism and the Economy of Monterey County
Overall Context

The tourism sector is an important part of the Monterey County economy. Dean
Runyan Associates estimates that more than 4.3 million total visitors traveled to
communities in Monterey County in 2013, spending more than $2. 3 billion collectively
that year. This direct tourist spending supported nearly 68,000Jobs in industries
includingthe arts, entertainment, and recreation, retail sales, accommodations and
food services, and auto rental sectors. Tourism also contributes to the revenues of
local, regional, and state jurisdictions in the form of tax receipts. In 2013, visitors to

Monterey County accounted for more than $147. 5 million In state and local taxes.
Figure 1: Number of Visitors to Monterey County
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Hotel sales and occupancy rates In Monterey County closely follow larger regional
economic trends. Over the past few years, hotel activity has largely recovered from the

global recession. In 2013, total taxable sales and annual average occupancy rates both
reached all time highs of $479. 2 million and 65. 3 percent, respectively (see Figure 2).
The City of Monterey and the unincorporated County are the dominant areas in
Monterey County for hotel sales. In 2013 they accounted for nearly three quarters of
all taxable hotel sales. Almost all communities in Monterey County have seen steady
growth in their hotel sales since 2009, with most of the increased hotel sales going to
the largest existing markets - the unincorporated County areas, Monterey, and Carmelby-the-Sea (see Figure 3).
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Figure 2: Taxable Sales and Occupancy Rate for Hotels In Monterey County
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Figure 3: Taxable Hotel Sates by Jurisdiction
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Tourism directly accounts for nearly 1 out of every 10jobs in the Monterey area. More
than 21,800 workers were employed in the Leisure and Hospitality industries In 2013.
This is nearly a ten percent growth in employment In tourism-related jobs since 2000
(see Figure 4).

Figure4: Tourism-Related Employment in Monterey County
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Short Term Rentals in Monterey County
STRs in Monterey County provide an essential component of the area's lodging market.

ThereIssignificantinterestamongboth propertyownersandvisitorsfor participatingin
the STR market. Visitors to Monterey County purchased approximately 350, 000 STR
room-nights in 2013. The owners and managers of STR properties report that their
guests find STRsto be the best fit for their accommodation needs. In fact, some STR
guests indicate they would not visit Monterey County if STRs were not available.

Additionally, STR users tend to stay longer and travel in larger groups than other
overnight visitors to Monterey County.

While calculatingthe exact size ofthe vacation rental market is extremely challenging
given its diverse and diffuse nature, neariy 2, 000 properties are listed In the area across

a numberofweb-basedvacationrental platforms. Byaccountingforduplicatlve
properties, as well as those not represented on these websltes, it is estimated that

there were approximately 1,500 housing units used as STRs during 2013. This
represents approximately 1. 1 percent of the entire housing market in Monterey County.
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The legal status ofSTRs in Monterey Countyvaries significantly between each of the 12
municipalities and the unincorporated county area. In some cities, such as Carmel-bythe-Sea, STRs have been explicitly prohibited. In other communities, such as Pacific
Grove, STRs are permitted with a licensing fee. Communities without a regulatory

framework permitting STRsfollow different procedures detecting violators and Issuing
fines. The historically Informal nature of many STRs, as well as inconsistencies between
existing regulations and enforcement, creates a level of uncertainty that can contribute
to conflict between STR owners, guests, and neighbors.

Economic Impact Calculations
The economic impact of STRs in Monterey County In 2013 wascalculated byfirst
estimating the direct accommodations spending by visitors using STRs. Next, this figure

was used as the basisof calculating total STRdirect spending. Usingthese figures,
specific multipliers provided by the US Bureau of Economic Analysis RIMSII industry
model for Monterey County were used to estimate the ripple effects of the induced and

indirect impacts; the combination ofthese ripple effects and the direct spending forms
the total economic Impact.
Direct STR-Related Spending Estimates

Usinga combination of data provided by STR property owners/managers and webbased vacation rental marketplaces it was possible to estimate the aggregate direct
spending on lodging by short term rental users as $42.6 million In 2013. As a part of the
study, survey data wascollected from property owners and managers for nearly 300
local properties. HomeAway provided data for an additional 724 properties throughout
the Monterey area. The total estimated spending on lodgingsfor STRs in Monterey
County was validated using local stakeholder Information and publicly availably

datasets including the California Travel and Tourism Commission's travel impact figures,
produced by Dean Runyan Associates.

The proportion of total local tourism spending attributable to lodgingwas applied to
this aggregate direct short term rental spendingfigure to calculate the amount of total
direct spending by short term renters. This ratio of direct spending in different Industry
categories (i.e. lodging, food and beverage, recreation, retail, and transportation) was
validated using data from the US Bureau of EconomicAnalysis' Travel and Tourism
Satellite Accounts dataset. Forevery $100a traveler spent on lodging, they spent an
additional $69 on food, $24on local transportation, $48on recreation activities, and

$59on retailshoppinginthe localeconomy. Asa result, thetotal directspendingby
STRvisitors in the Monterey area for 2013 is estimated at $127. 7 million (see Figure 5).
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Figure 5: 2013 Total Direct Short Term Rental Visitor Spending ($millions)
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Economic Impact Methodology
The total economic impacts of STRs extend beyond the direct spending by visitors as
those payments ripple through the rest of the economy. In an input-output analysis of
new economic activity, the total impact is the result of three types of expenditure
effects: direct, indirect, and induced. Direct effects are production changes associated

with the immediate effects or final demand changes. The payments made by a visitor
to a restaurant operator or taxi driver are examples of a direct effect.
Indirect effects are production changes in backward-linked industries caused by the
changing Input needs of directly affected Industries - typically, additional purchases to
produce additional output. Satisfyingthe demand for an overnight stay will require the
restaurant operator to purchase additional cleaning supplies and services, for example,
and the taxi driver will have to replace the gasoline consumed during the trip from the
airport. These downstream purchases affect the economic status of other local
merchants and workers.

Induced effects are the changes in regional household spending patterns caused by
changes in household income generated from the direct and indirect effects. Both the
restaurant operator and taxi driver experience increased income from the visitor's stay,
for example, as do the cleaning supplies outlet and the gas station proprietor. Induced
effects capture the way in which this increased income is spent in the local economy.
Short Term Rental EconomicImpact- Monterey Fall 2014
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Once the ripple effects have been calculated, the results can be expressed in a number
of ways. Four of the most common are "Activity," which is equivalent to sales; "ValueAdded," which is sales minus the cost of goods sold; "Earnings," which represents the
compensation to employees and proprietors; and "Employment, " which refers to
permanent, full-time jobs that have been created in the local economy.

Figure 6: The Flow of Economic Impacts
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The interdependence between different sectors of the economy is reflected in the
concept of a "multiplier." An output multiplier, for example, divides the total (direct,
Indirect and induced) effects of an initial spending injection by the value of that
Injection - i.e., the direct effect. Larger multipliers mean greater interdependence
among different sectors of the economy. An output multiplier of 1.4, for example,
means that for every $1, 000 injected into the economy, another $400 In activity Is
produced in all sectors.
Economic Impact Results
The estimated $127. 7 million total direct spending by visitors to Monterey County
staying in STR properties In 2013 created a total economic activity of $131.8 million in
output, value-added of $75. 9 million, earnings of $38.9 million, and 1,439 jobs in the
Monterey area economy (see Figure 7). The majority of this activity is concentrated in
the sectors with the highest direct tourism spending, such as Food Services and Arts,
Entertainment, and Recreation. Even so, the spending patterns ofSTR users, and
particularly the indirect and induced effects of their lodging spending, are different than
those visitors staying in traditional hotel/motel accommodations. To capture this
difference, the total impact of lodging spending by STR users was calculated through
the Households sector of the economy, rather than the Accommodations sector. The
following table details the total industry-level impact of STRs In Monterey County.
Further benefits accrue to both local jurisdictions and the State of California from taxes
assessed on direct spending by visitors, as well as realizing revenue associated with the
ripple effects of that spending.
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Figure 7: Economic Impact of Short Term Rentals in Monterey County
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Conclusions
Short term rentals and STR guest spending are a vital part of the tourism sector in
Monterey County, ultimately creating thousands of jobs and millions of dollars of

economic activity, wages, and tax revenue for the community each year. This appears
to be largely net new spending as increases in vacation rental activity have coincided
with growth in both hotel room revenue and occupancy rates in Monterey County.
STRs are complementary, rather than substitute, goods in the local accommodations
market. Different types of lodging serve discrete segments of the visitor market, and
diversity within the accommodations market Is essential to meeting customer demand.

As such, STRs are an essential element of the Monterey County lodging portfolio.
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About TXP Inc.
TXP is an economic analysis and public policy consulting firm founded in 1987 In Austin,
Texas. Since then, TXP has grown into a team of professionals whose diverse
backgrounds allow us to craft customized solutions to client problems. Our clients have
discovered that TXP is the firm to hire when there is not an Immediate, obvious, or

simple solution to their economic or public policy challenge. Our reputation for having
the right people to analyze issues from a variety of perspectives has made TXP the firm
to call first for professionals In the public sector and business arenas. In addition to
drawing on the expertise of our firm members, we regularly partner with urban

planning, engineering, and public policy firms - as well as Ph.D.s in varying disciplines
- to put together teams uniquely suited to our clients' needs.
TXP has worked with a wide range of not-for-proflts and private sector clients to
provide Illumination through analytical support, always with a strategic view of the big
picture. Members ofTXP are Involved in the community and understand the challenges
faced by an Increasingly complex world, as heightened media attention and an ever
more diverse set of stakeholders shine a brighter spotlight on public decislon-making
and public policy.
TXP, Inc.
1310 South 1st Street; Suite 105
Austin, Texas 78704

(512) 328-8300 phone
(512) 462-1240 fax
www.txp.com

Legal Disclaimer
TXP reserves the right to make changes, corrections and/or improvements at any time
and without notice. In addition, TXP disclaims any and all liability for damages Incurred
directly or indirectly as a result of errors, omissions, or discrepancies. TXP disclaims any
liability due to errors, omissions or discrepancies made by third parties whose material
TXP relied on in good faith to produce the report.
Any statements involving matters of opinion or estimates, whether or not so expressly
stated, are set forth as such and not as representations of fact, and no representation is
made that such opinions or estimates will be realized. The information and expressions
of opinion contained herein are subject to change without notice, and shall not, under
any circumstances, create any Implications that there has been no change or updates.
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CITY OF SEASIDE
STAFF REPORT

Item No.: 9.B.

TO:

City Council

BY:

Craig Malin, City Manager

DATE:

November 16, 2017

SUBJECT:

DISCUSS AND APPROVE A RESOLUTION APPROVING
EXECUTION OF A CONTRACT WITH WILLDAN TO CONDUCT AN
ANALYSIS OF THE CITY OF SEASIDE'S FISCAL POSITION AS IT
RELATES TO THE CONTINUATION OR DISSOLUTION OF THE
FORT ORD REUSE AUTHORITY FOR A NOT TO EXCEED COST OF
$60,500.

PURPOSE Provide the City of Seaside with an independent assessment of the fiscal impact of
the dissolution or continuation of the Fort Ord Reuse Authority.

RECOMMENDATION Approve the resolution.

BACKGROUND The Fort Ord Reuse Authority (FORA) was created in 1994, and was
originally scheduled to be dissolved in 2014. In 2012, the dissolution date of FORA was
extended to June 30, 2020. As the impending dissolution date of the extension nears, FORA is
discussing and debating varying transition options.
The cities of Seaside and Marina have substantial tracts of land within their corporate boundaries
that are former Fort Ord parcels. Both the liabilities and opportunities related to these parcels are
significant, and an independent assessment of the potential fiscal impacts of the full range of
FORA transition options is prudent. The City Council budgeted $40,000 in the current fiscal
year to fund such an assessment.
The City of Seaside released a Request For Proposals to prepare a fiscal impact model and report
which explores the potential financial consequences of FORA’s dissolution or extension, within
a range of potential development intensities, both singularly and with the City of Marina. The
City received five proposals and, together with the City of Marina, interviewed four firms. The

Meeting Date: November 16, 2017

outcome of the interviews is a recommendation to contract with Willdan, a firm with extensive
fiscal modeling experience. Willdan is based in Oakland and, at the request of the proposal
interview panel, is partnering with Public Financial Management’s (PFM) San Francisco office.
The cost of the combined Willdan / PFM workplan is $60,500, which the cities of Seaside and
Marina will split 50/50. PFM also includes a Long-term Budget Forecast model as an optional
task, at $25,000 per city, which staff may recommend at a future date.

FISCAL IMPACT

$30,500 ($40,000 budgeted).

ATTACHMENTS
1. Nov 9, 2017 Willdan Proposal

Reviewed for Submission to the
City Council by:

______________________________
Craig Malin, City Manager

Item No. 9.B. Page 2 of 2

November 9, 2017
Mr. Craig Malin
City Manager
City of Seaside
440 Harcourt Avenue
Seaside, California 93955
Re:

Revised Proposal to Prepare a Fiscal Analysis for the City of Seaside

Dear Mr. Malin:
Per your request, Willdan Financial Services (“Willdan”), in conjunction with PFM, is proud to submit the following
revised proposal to prepare a fiscal analysis. Willdan has assembled a highly-qualified team of fiscal impact experts
and has presented a comprehensive scope of services within the attached submission. We believe the City will find
the attached proposal responsive to the needs of this assignment for the following reasons:
Dedication to Public Agencies and Public Solutions — Willdan has conducted studies for public agencies
throughout California. Our team understands the problems facing local government under the current economic
climate, and we have oriented our practice to support an agency’s changed budget policies and public service
priorities. Another advantage is our breadth of knowledge of city finance and community development operations. Our
public finance teams often draw on a broad base of city finance, engineering, and building safety expertise that is not
confined to project infrastructure and service funding plans. Over the past 50 years, Willdan’s services have become
increasingly tied to the long-term success of cities and their management of proposed development.
Broad Expertise with Municipal Finance — The firm’s commitment to public agencies and public solutions has
helped us develop the broad financial expertise that will be utilized for this engagement. Willdan has worked on
virtually every aspect of municipal finance, including fiscal and economic impact studies related to development,
annexation and re-organization, the financing of infrastructure and services through special districts or supplemental
taxes, and even working under contract as a department of an entire municipality. This experience has provided
Willdan team members with deep insight into the sources of municipal revenue and the costs of services.
Specific Expertise in Fiscal Analysis Studies — In the role of project manager, Managing Principal James Edison
will provide technical and policy guidance, as well as quality assurance to maintain quality client deliverables and high
levels of integrity and outcomes throughout the project’s duration. Mr. Edison has prepared dozens of fiscal impact
studies for a wide range of needs, including planning, development, incorporation and annexation. Senior Project
Analyst Ernesto Vilchis will provide analytical support. With over 20 years of professional experience, his areas of
expertise include community and economic development, land use planning, affordable housing and transit oriented
development, and neighborhood revitalization.
Local Expertise — Willdan has provided financial consulting services to the City, including assessment district annual
administration services, and disclosure and federal tax compliance services, related to municipal bonds. Furthermore,
Mr. Edison has worked on a range of projects in Monterey County, including the Monterey Downs Fiscal and Economic
Impact Analysis. Our proven record of success on a variety of projects for the City provides assurance of the
professionalism and capability we will bring to this engagement. More importantly, our knowledge of the organization,
procedures and staff will allow us to more effectively gather data and information, and clarify questions. This prior
experience will provide an unmatched understanding of local political and constituent dynamics within the City.
The Willdan Team is excited about this opportunity to serve the City of Seaside. To discuss any aspect of this
submission or to arrange for an interview please contact Mr. Edison at (510) 912-4687 or via email at
jedison@willdan.com.
Sincerely,
WILLDAN FINANCIAL SERVICES

Chris Fisher
Vice President, Group Manager

James Edison
Managing Principal
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Qualifications and Experience
Firm Background
Willdan Financial Services is one of four operating divisions within Willdan Group, Inc. (WGI), which was founded in
1964 as an engineering firm working with local governments. Today, WGI is a publicly-traded company on NASDAQ
(ticker: WLDN). WGI, through its subsidiaries, provides professional technical and consulting services that ensure the
quality, value and security of our nation’s infrastructure, systems, facilities, and environment. The firm has pursued two
primary service objectives since its inception—ensuring the success of its clients and enhancing its surrounding
communities. In doing so, Willdan has gained a notable reputation for technical excellence, cost-effectiveness, and
client responsiveness in providing superior consulting services. The company's service offerings span a broad set of
complementary disciplines that include engineering and planning, energy efficiency and sustainability, financial and
economic consulting, and national preparedness. Willdan has crafted this set of integrated services so that, in the face
of an evolving environment—whether economic, natural, or built—Willdan can continue to extend the reach and
resources of its clients.

Willdan has hundreds of employees operating out of offices located throughout California, as well as in New York, New
Jersey, Arizona, Nevada, Colorado, Florida, Illinois, Kansas, Arkansas, Ohio, Oregon, Texas, Washington and the
District of Columbia. Through our wholly-owned subsidiaries—Willdan Engineering, Willdan Energy Solutions, Willdan
Financial Services, Willdan Homeland Solutions, and Willdan Infrastructure—Willdan offers comprehensive services.
Willdan Financial Services
Founded in 1988, Willdan Financial Services is one of the largest public sector financial consulting firms in the United
States. Since that time, we have helped over 800 public agencies successfully address a broad range of financial
challenges, such as financing the costs of growth and generating revenues to fund desired services. Willdan assists
local public agencies by providing the following services:


Utility rate and cost of service studies;



Cost allocation studies;



Real estate economic analysis;



Economic development plans and strategies;



Tax increment finance district formation and
amendment;



Housing development and implementation
strategies;



Financial consulting;



Real estate acquisition;



Classification / compensation surveys and
analysis;



Development impact fee establishment and
analysis;



Feasibility studies;



Debt issuance support;



Long-term financial plans and cash flow
modeling; and



Property tax audits.

Our staff of over 70 full-time employees supports our clients by conducting year-round workshops and on-site training
to assist them in keeping current with the latest developments in our areas of expertise.
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Fiscal Analysis Experience
For 29 years, Willdan has conducted studies for public agencies throughout California that have helped us develop the
broad expertise that we will bring to this fiscal analysis engagement. We have completed fiscal and economic impact
analysis for a wide range of projects and agencies, user fee studies and cost allocation plans that help public agencies
ensure that they are properly recovering costs for services provided, and that provide Willdan staff with unique insight
into municipal budgets and fee programs.
Willdan has completed fiscal impact analyses for a wide range of projects and municipal agencies. The project manager
proposed for the City of Seaside’s project, Mr. James Edison, has prepared dozens of fiscal impact studies for a wide
range of needs, including planning, development, incorporation, and annexation. Following are several project
examples.


Monterey Downs Fiscal and Economic Impact Analysis, Monterey Downs, LLC – prepared an analysis of
the fiscal and economic impacts of the project, which included residential, retail, hotel and an equestrian facility,
on the City of Seaside and the County of Monterey.



Conceptual Plan Fiscal Impact Analysis, City of Alameda – prepared an estimate of the fiscal impact of the
development to provide guidance specific to the range of negotiation of incentives for development. Examined
expected project revenues and expenditures required to provide municipal services.



Napa Pipe Specific Plan Analysis, County of Napa – analyzed the fiscal and economic impact of the project
on Napa County, and prepared an urban decay analysis.



Loma Rica Specific Plan, City of Grass Valley – prepared a market study, fiscal impact study, and
implementation plan for the Loma Rica Specific Plan.



Pomona Valley Hospital Medical Center Fiscal Impact Analysis, City of La Verne – analysis included the
identification of: current supply and demand for medical facilities in the area, impact on public services, and fiscal
and economic impacts of the proposed project on the finances of the City and the City economy.



Temecula Creek Inn Fiscal Impact Analysis, City of Temecula – prepared a fiscal impact analysis to identify
whether the proposed development would negatively impact the City.



Solar Farm Fiscal and Economic Analysis, County of Imperial – evaluated the fiscal and economic impacts
of a series of proposed solarvoltaic facilities (or “solar farms”) on land near the Town of Calipatria within the
County.



Crossroads Redevelopment Area Market Analysis & Tax Increment Financing Feasibility Strategy, City of
Omaha, NE – conducted a market feasibility study and an economic and fiscal impact analysis of the proposed
Crossroads Mall Redevelopment Area within the City of Omaha.



Revenue Enhancement Options Study, City of Duarte – examined options to seek additional revenue as well
as realize savings on City services. Analyzed the feasibility and approximate revenue from a number of sources,
including parcel taxes, special taxes, utility user fees, sales tax measures, as well as others.

Mr. Edison is well respected by our clients for his skills in proactively organizing a clear, consensus-based project
approach.

Sub Consultant
For the City of Seaside’s engagement, Willdan has partnered with our colleagues at PFM, who will be responsible for
the development of the long-range financial model. Provided below is PFM’s firm profile.

PFM Firm Description
PFM works exclusively with government and non-profit sector clients and they understand the issues that are unique to
financial planning in the local government context. PFM has worked with cities in California and nationally in addressing
the full range of budget issues faced by local governments. The PFM team includes public finance professionals with
broad experience in California and nationally. This allows PFM to bring best-practices from over 25 years of direct
consulting practice in municipal budgets to bear for the benefit of the City.
Recently, the Ash Center at Harvard Kennedy School recognized 30 publicly available studies on government efficiency.
Three of those studies were conducted by PFM, more than any other single firm.
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Firm Organization
The PFM Group was founded in 1975 on the principle of providing sound independent and fiduciary financial advice to
governmental and non-profits entities. It is comprised of seven affiliates that are indirect, wholly owned subsidiaries of
a holding company known as PFM I, LLC.
The Managing Directors of the PFM Group provide overall strategic direction as a group. Individual partners are
responsible for specific practice areas, such as Management and Budget Consulting, or regional practices; they also
personally manage specific engagements for our clients. The firms that make up the PFM Group have five primary
business activities:


Management and Budget Consulting: offering highly effective capital, management and operating budget
advice;



Financial Advising: managing transactions related to debt issuance;



Investment Management: providing investment advice and portfolio management for working capital and bond
proceeds;



Investment Consulting: structuring simple, reliable and fundamentally sound asset management strategies and
retirement plans;



Structured Products: developing innovative financing techniques and investment products.

PFM’s Management and Budget Consulting Practice
PFM Group Consulting LLC, which houses PFM’s Management and Budgeting Consulting (MBC) practice, will lead the
work on the fiscal analysis. PFM’s MBC practice started over 20 years ago and it now includes more than two dozen
professionals located in six offices around the nation.
The MBC practice has helped public sector leaders of state and local governments to improve operational and fiscal
performance and advised local governments on fiscal and economic turnarounds that have gained national recognition.
They assist state and local governments by providing assistance on budgeting and operational issues with a focus on
the intersection of policy, program, budget and results.
Through their broad range of public-sector consulting services, they are highly qualified to provide assistance to state
and local governments, including:


Multi-year strategic, financial and management
plans;



Departmental
improvements;



Priority Based Budgeting/Budget for Outcomes
support;



Operating and capital budget development support;



Capital program management improvements;



Shared services
delivery;



Public-private partnerships,
managed competition;



Operational and Organizational Efficiency Studies;



Asset valuation;



Program evaluation;



Financial policy development;



Benchmarking,
performance
comparability analysis;



Cash flow and fiscal position assessment;



Revenue maximization;



Labor-management analysis and expert testimony;



Non-tax revenue enhancements;



Workforce and retiree benefits alternatives; and



Economic development strategy.

and

multi-jurisdiction

service

measurement,
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Scope of Services
Project Understanding
Located in the Monterey Bay area, the Fort Ord Army Base encompasses 45 square miles and was closed in 1994. At
that time, a Base Reuse Plan (BRP) was created, along with the Fort Ord Reuse Authority (FORA), to guide regionscale planning and mitigations necessary to repurpose the former Fort Ord. The FORA responsibilities include the
following:


Overseeing replacement land use;



Assuring compliance with adopted measures;



Removing physical barriers;



Financing and constructing major components of required infrastructure and base-wide demands; and



Protecting identified environmental reserves.

FORA exercises planning, financing, and monitoring responsibilities under state law to meet these objectives in the best
interest of the Northern Monterey Bay Community. The initial term of FORA ran through June 2014 but was extended
by the State of California for an additional 6 years, terminating in June of 2020.
Fort Ord was one of the largest U.S. Military bases ever shutdown and in turn has caused significant economic
challenges for the nearby Cities of Marina and Seaside. Willdan understands that the City of seeks a financial consultant
to prepare a fiscal impact analysis of the impact on the Cities of Seaside and Marina (collectively, “Cities”), singularly
and together, of the following alternate scenarios:
A. FORA dissolving in 2020, as is currently planned; or
B. FORA being extended past 2020, with a revised organizational structure.
The analysis should identify whether the required BRP mitigations that the City of Seaside and/or the City of Marina
would be required to implement after FORA’s termination will further challenge municipal finances. As well as whether
expected land sales and taxes from redeveloping former Fort Ord parcels be sufficient to meet obligations that would
fall to the City of Seaside and/or Marina.
Willdan will prepare a fiscal impact model based on the budget data of the Cities to calculate projected fiscal impacts
specific to the provision of services and mitigations related to Fort Ord. We will utilize existing budget and financial data,
local economic and real estate data, and information regarding the policies of each City related to the provision of
specified services to new development to build the model.
Once a draft fiscal model is complete, we will present preliminary results in-person to staff and applicable stakeholders,
and make adjustments as necessary. Following this iterative process, we will present the results to each City Council
and FORA, as well as at other public meetings, and be prepared to explain and defend the results.
The analysis will include the following deliverables:


Fiscal impact model, in Microsoft Excel format, that portrays the alternate scenarios of FORA’s 2020 dissolution
or extension, under both full and partial build-out of the Fort Ord Base Reuse Plan, with partial build-out
representing current development intensities, projected forward. The fiscal impact model will clearly delineate
municipal fiscal liabilities and revenue sources to address the fiscal liabilities.



Final Report of the analysis and recommendation that contains an Executive Summary.



Attendance at up to six public presentations of the fiscal impact model.
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Work Plan
The work plan outlined below is intended to provide a moderate level of detail and macro level approach. Should the
City wish to explore any element of the analysis, or the whole analysis, in greater detail, we can adjust or add to our
scope as necessary. Any such adjustments, and resulting changes in cost, will be thoroughly discussed with the City,
and no additional work initiated without City approval.
We want to ensure that our scope of services is responsive to the City’s needs and specific local circumstances. We
will work with the City to revise our proposed scope based on input prior to approval of a contract, and as needed during
the study.
Willdan’s scope of services and project approach incorporates the following:


Periodic meetings, email communication, and telephone conversations with City staff as needed during the course
of developing the deliverables. The Cities will provide background information and copies of any necessary
documents and reports.



Report on other matters that come to our attention during the evaluation that in our professional opinion, the City
should consider.



Consultation with City staff should it become necessary as a result of any legal or other challenge.

Task 1:

Gather Data and Refine Approach

Objective:

Ensure the project will: 1) achieve the funding objectives of the applicable City; 2) be consistent with
current City fiscal assumptions; and 3) take full advantage of available local data.

Description:

In this task, we will review and request data from the Cities and then work with staff to investigate and
resolve the following issues:


FORA enabling legislation;



Fort Ord BRP;



Materials provided to or reviewed by FORA Transition Task Force, specifically the Community
Facilities District and formation documents;



Review existing documents, including each City’s budget data and general plans;



Work with City staff to define each of the following land use scenarios:
o

Residential;

o

Commercial;

o

Parks/open space;

o

Schools; and

o

Alternate scenario, if needed.



Determine land use and service population projections; and



Identify fiscal data for the year to be used as a basis for estimating the cost impacts of growth, such
as the City’s most recent adopted budget or CAFR.

Deliverables: Information requests to City staff, as needed, and the preliminary spreadsheet analysis.

Task 2:

Design and Build Fiscal Impact Analysis

Objective:

Construct fiscal model to estimate the revenues and costs associated with each project scenario.

Description:

Willdan will construct a fiscal model based on each City’s current adopted budget or the actual budget
for the last fiscal year. The model will estimate the revenues and costs associated with FORA’s 2020
dissolution or extension, respectively. The model will include the current population and employment in
each City, as well as changes to employment from anticipated FORA redevelopment. For affected
services, the model will estimate each revenue and cost input using either a per capita or case study
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approach for the project. The model will calculate per capita factors by dividing total annual revenues
or costs by the appropriate service population. Service population will include the Fort Ord project area
in each City, as well as for any alternatives.

Task 3:

Develop Revenue and Cost Model Inputs

Objective:

Develop revenue and cost inputs for the fiscal impact model.

Description:

Each revenue and cost input will be developed using either a per capita or case study approach for the
project. For revenue, we will consider, at a minimum, the following factors:


Each City’s share of property tax;



Licenses, permits and service charges;



Vehicle license fees;



Intergovernmental revenues;



Each City’s share of property transfer
tax;



Reimbursements;



Gas Tax revenues;



Each City’s share of sales tax
revenues, including both direct and
indirect sources;



Franchise Fees; and



Fines and Forfeitures.

We will calculate per capita factors by dividing total annual revenues or costs by the appropriate service
population. Service population will include the current residential and employment population.
Employment will be weighted appropriately to reflect impacts relative to residents for each revenue or
cost item. The model will multiply these per capita factors by the projected service population
associated with proposed improvement area.
Case study revenue and factors will be developed as follows:


Property tax projections will rely on the current and anticipated zoning, and will include:
o

Estimated market values;

o

Turnover rates;

o

Property appreciation rates; and

o

Property tax shares.



Sales tax projections will be considered as applicable, depending on the proposed land uses.



Service cost factors will rely on the City’s call data, or other relevant demand data, and discussions
with City staff about service demands for the project.

For cost estimates, we will consider, at a minimum, the following departments/services. For each major
department, we will conduct phone interviews with applicable staff from each City.


Police



City Manager



Fire



City Clerk



Community Development



City Attorney



Public Works



City Council



Finance



Community Services

We will work directly with City staff to determine the service demand of dissolution or extension of
FORA. If an alternative is anticipated to have an above-average impact on a particular service, then we
will work with City staff to develop the data needed to conduct a case study of costs for that service.
Service cost factors may rely on the call data available from the applicable City and County, or other
relevant demand data, and discussions with City staff about service demands for the project.
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Task 4:

Produce, Test and Refine Model

Objective:

Produce model using data gathered in previous tasks.

Description:

We will produce a fiscal impact model using the assumptions and revenue and cost inputs previously
developed. We will run the model to analyze the proposed project scenarios. We will present preliminary
model results to City staff for discussion of key issues and advice on model refinements.

Deliverables: Tables showing model assumptions and results for the meeting.

Task 5:

Prepare and Present Report

Objective:

Communicate results of the analysis.

Description:

Prepare an administrative draft report explaining the results, description of approach and assumptions.
Deliver draft report to City staff for comment and modify as appropriate. Subsequent rounds of
comments will precede a public review draft and a final draft. The report will contain the results of the
fiscal analysis, as well as a qualitative evaluation of the impact of each scenario on each City (such as
increased sales tax generated by new residents).
As outlined with the Request for Proposal (RFP), Willdan will coordinate all legal review with the City
Attorneys of Seaside and Marina. Furthermore, a draft report will be provided to FORA counsel for
comment and we will only release a final report when either or both City Attorney sign off on the legal
aspects of the analysis.

Deliverables: Administrative draft report, public review draft, and final draft report.

Task 6:

Meetings

Description:

It is anticipated that Willdan staff will attend the seven meetings outlined below:


One kick-off meeting to initiate the project;



Six public presentation of the fiscal impact model:
o

One presentation in front of each City Council (Seaside and Marina), two presentations;

o

One presentation before a joint Seaside/Marina City Council meeting;

o

One presentation before the FORA Administration Committee;

o

One presentation before the Transition Task Force; and

o

One presentation before the FORA Board.

Teleconferences are not considered meetings for the purposes of this scope.

Task 7:

Quality Assurance/Control (PFM)

Objective:

PFM Group to provide QA/QC for the technical work.

Description:

PFM is experienced in California municipal finance and fiscal analysis for cities under a variety of
circumstances. Willdan has deep experience in the Monterey Peninsula. At the same time, the fiscal
analysis required for this study is a sensitive mix of interests between the cities and FORA. A primary
role for PFM in this study will be to provide quality assurance and quality control on the fiscal analysis
for the cities to ensure that the final fiscal analysis represents an independent view of the cities interests.
PFM will be involved in helping design the fiscal analysis with Willdan, and will review and confirm the
fiscal analysis throughout the project. The teaming of Willdan and PFM will allow for Willdan’s
experience and deep knowledge of issues specific to FORA and the cities, and PFM’s independent
experience and analysis to provide high level of confidence in the outcomes of this project across
differing viewpoints.
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Optional Task 8 – Long-term Budget Forecast (PFM)
As an optional task PFM can provide a long-term budget forecast for one or both cities.
The fiscal impact from a sunset of the FORA legislation will occur in the context of the broader fiscal situation of each
City. Over the next several years, California cities will be facing increased pension costs—with unfunded pension
liabilities more than doubling by FY23, increased cost pressures from labor contracts will increase, and there is
possibility of a recession—now nearly 100 months from the end of the last recession.
To properly evaluate the fiscal impact of the different outcomes of FORA, each City needs to understand its financial
situation and how it may change over the next five years. To facilitate that analysis, PFM is able to prepare a long-term
budget forecast for each City and include the different fiscal impacts associated with the analysis described above in
the model. This will provide better decision-making for each City beyond just the FORA analysis.
Since each City has different budget drivers, budget models will need to be developed separately for each City. Because
of this, each City can decide independently if the development of a model will be of value in the overall analysis.
The following describes the general tasks included in developing long-range financial model.

Financial Forecast
PFM will forecast the City’s financial outlook (using either PFM Excel-based model or proprietary budget model). The
key to this exercise is to use the model to test various economic outcomes both in and out of each City’s control (e.g.,
recession, changes in pension cost, staffing levels and pay, services provided and levels of service), and to show how
changes in the FORA authorization will impact the City’s overall budget future. PFM’s model has the ability to include
up to 100 budget initiatives and view the impact on the City’s long-term budget alone or in any combination desired—
all with the flip of an “on/off” switch with real-time graphical representation of the results.
The financial forecast will include an evaluation of both operating and capital costs for each City. An important aspect
of this analysis is to include in our financial analysis what is not in the budget in order to paint an accurate picture of the
City’s financial position both now and in the future—unfunded liabilities (deferred infrastructure maintenance, pensions,
OPEB), future maintenance, IT replacement, etc.

Development and Testing of Budget Strategies
Specific budget strategies will be developed for each City based on the budget forecast, economic condition, and FORA
analysis. PFM will also develop and test City-specific budget strategies to address budget issues unrelated to the FORA
disposition. The value in testing these strategies against other budget changes is to see which strategies offer the most
budget resiliency over time, and which ones are most likely to meet City and community needs on a long-term basis.
Additionally, developing a strategy to address FORA’s disposition should also be made in a broader budget context and
understanding.

Staff Responsibilities
To complete our tasks on schedule, we will need the cooperation of city staff. We suggest that the City assign a key
individual as project manager. It is expected that the City’s appointed project manager will:
1. Help resolve policy issues;
2. Coordinate responses to informational requests; and
3. Coordinate review of work products.
Willdan will endeavor to minimize the impact on City staff in the completion of this project. Furthermore, Willdan will rely
on the validity and accuracy of the data and documentation provided to complete the services described herein. We will
rely on the data as being accurate without performing an independent verification of accuracy, and that we will not be
responsible for any errors that result from inaccurate data provided by the client or a third party.
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Project Team
Willdan’s management and supervision philosophy for the project team is very simple: staff every position with
experienced, capable personnel in sufficient numbers to deliver increased responsiveness and a superior product to
our clients. With that philosophy in mind, we have selected experienced professionals for this engagement. We are
confident that our team possesses the depth of experience that will successfully fulfill your desired work performance.
Willdan proposes Managing Principal James Edison to serve as in the role of project manager due to his familiarity
with municipal budgets and operations, innovative approaches to funding public facilities and services, and extensive
experience completing fiscal and economic impact studies. Furthermore, he has previously worked on several
military base reuse projects, including Fort Ord, Alameda Point, Mare Island and Hunters Point Naval Shipyard.
Mr. Edison is well respected by our clients for his ability to proactively organize a clear, consensus-based project
approach. As the City’s day-to-day contact, he will attend key meetings; make presentations; participate in identifying
project issues and solutions; and track the project schedule, thereby ensuring the timely completion of project
deliverables.
Mr. Ernesto Vilchis will serve as senior project analyst for the City’s engagement. Mr. Vilchis will be responsible for
data gathering and report writing. He will also be responsible for coordinating with the client to ensure that data gathering
proceeds smoothly and minimizes the burden on client staff.
Mr. Russ Branson of PFM will assist the Willdan Team with the development of the long-range financial model. His
bio follows.
Mr. Branson is a director in PFM’s Management and Budget Consulting Group (MBC) in the San Francisco office. Mr.
Branson leads the MBC efforts in the west, and is responsible for overseeing the range of services PFM offers to clients
in the development of long-range financial plans, helping ensure sustainable financial health and optimizing
performance. He also brings PFM’s services to distressed governments, assisting them in moving toward fiscal recovery
and stability.
Prior to joining PFM, Mr. Branson spent over 13 years with the City of Roseville, California in financial leadership
positions, most recently as Assistant City Manager and Treasurer overseeing Finance and Administrative Services. In
that position, he helped lead the City through the Great Recession and into fiscal recovery beyond. Additionally, Mr.
Branson continually evaluated the City’s fiscal position and ensured long-term budget sustainability through a variety of
economic circumstances.
Before joining the City of Roseville, he was a partner with Economic and Planning Systems, an urban economics
consultancy, where he spent more than a decade providing clients with services including impact fee studies,
infrastructure financing plans, and the establishment of special taxing districts. He spent the early years of his career
with the Sacramento Area Council of Governments.
In addition, Mr. Branson has been active on a statewide basis on several boards related to public finance, and teaches
at UC Davis Extension on the financial aspects of planning. In 2012, the Sacramento Business Journal honored him as
public agency CFO of the Year, and in 2013 he received the award of excellence in public finance by the California
Public Securities Association.

Able to Work Effectively with City and Stakeholders
Willdan possesses direct experience with, and understands the importance of, working closely with City staff and key
stakeholders to develop an approach that is harmonized with City policies and objectives as well as community
sensitivities and characteristics. Willdan team members regularly attend stakeholder and council/board meetings to
present our findings and answer questions. Specifically, Mr. Edison possesses extensive experience conducting study
sessions for staff and City Councils, along with facilitating and providing technical support for advisory committees and
stakeholder workshops.

Resumes
Resumes for the proposed Willdan team members, which include applicable project experience, are provided on the
following pages.
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James Edison
Project Manager
Education
Juris Doctorate, Boalt
Hall School of Law,
University of California,
Berkeley
Master of Public Policy,
Richard and Rhoda
Goldman School of
Public Policy, University
of California, Berkeley
Bachelor of Arts, magna
cum laude, Harvard
University
Professional
Registrations
Member of State Bar,
California
Licensed Real Estate
Broker, California
Affiliations
Council of Development
Finance Agencies

Mr. Edison specializes in the nexus between public and private enterprises, with expertise in
public-private partnerships, and the benefits of economic development to municipalities and
state, provincial, regional and national governments. He has particularly deep expertise in land
use economics with a specialty in finance and implementation, including fiscal impact and the
public and private financing of infrastructure and development projects, both in the United States
and internationally. He has worked for both public and private clients on the implementation of
public-private transactions, providing market and fiscal analysis, finance strategies, and
negotiation support. His public-sector experience includes local and regional economic impact
studies, fiscal impact evaluations, new government formation strategies, and the creation of
impact fees, assessments, and special taxes to fund infrastructure and public facilities. Mr.
Edison has conducted numerous evaluations of the economic and fiscal impact of specific plans,
and consulted on a wide variety of land use planning topics related to community revitalization
and the economic and fiscal impacts of development. He has evaluated markets for entire new
towns as well as for individual proposed residential, retail, entertainment, office, R&D, hotel and
mixed-use projects throughout the western United States and abroad.
As a former bond attorney, Mr. Edison understands the legal underpinnings and technical
requirements of public financing instruments, and has advised both public and private clients on
the use of individual instruments and the interaction between those instruments and the needs
of developers and project finance. He has also conducted project feasibility studies for a wide
range of development, often in connection with community revitalization or expansion efforts. He
has conducted fiscal impact evaluations in a wide range of contexts, including specific plans,
individual development projects, community revitalization programs, annexations and
government reorganizations.

Project Experience
CFA Society of San
Francisco
Congress for the New
Urbanism
Urban Land Institute
Seaside Institute
International Economic
Development Council
16 Years’ Experience

City of Alameda, CA — Alameda Point Financial Analysis: Prepared a fiscal impact analysis
and infrastructure financing plan for the Alameda Point Specific Plan. Willdan is currently helping
the City negotiate with a developer for the implementation of Site A, the first part of the Alameda
Point Specific Plan.
County of Monterey, CA — East Garrison Specific Plan Financing and Implementation:
East Garrison, located on the easternmost portion of the former Fort Ord in Monterey County,
consisted of approximately 1,400 residential units, including single family detached, town homes,
apartments, and affordable housing, a town commercial center, and arts facilities. Mr. Edison
assisted the developer and the County with a wide range of financing issues, including the
availability and structuring of public finance, fiscal mitigation measures, economic impacts, the
implementation of affordable housing, and the negotiation of business terms between the
developer and the County. He also assisted the developer in negotiations with the Fort Ord Reuse
Authority over the base wide capital improvement program and the structuring of the payment of
impact fees generated by the development.
City of Vallejo, CA – Mare Island Renegotiation: The City of Vallejo entered into a
Development Agreement and other agreements with the Lennar Corporation in connection with
the development of Mare Island, a former naval base that had been closed. After a portion of the
development had been completed Lennar sought to renegotiate specific terms of its agreement
with the City. The City engaged Mr. Edison to assist with this renegotiation, and provide analysis
of market trends, negotiation support, and an in-depth analysis of the pro forma used by Lennar
and the City as part of their agreement.
Hunters Point Naval Shipyard, San Francisco, CA: Engaged by the Lennar Corporation to
structure the infrastructure financing of the first phase of development at the former Hunters Point
Naval Shipyard. A key requirement of the financing and the transaction between Lennar and the
City and County of San Francisco was reimbursement of significant environmental remediation
and characterization costs as part of the first bond issuance. Mr. Edison devised an allocation
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strategy to allow a share, a total of approximately $8 million, of environmental and other predevelopment costs for the entire shipyard to be allocated to the bonds issued in connection with
the first phase of development.
County of Napa, CA – Napa Pipe Specific Plan: Evaluated infrastructure finance requirements
for the Napa Pipe project in southern Napa County, consisting of approximately 500,000 square
feet of commercial development, 3,000 residential units, and a hotel. Provided an infrastructure
financing strategy, drawing on the resources of the project itself and other financing mechanisms
such as special assessments. Mr. Edison also analyzed the fiscal and economic impact of the
project on Napa County.
City of Oakland, CA – On-call Market and Economic Services: Assisted the City of Oakland
with a number of public-private commercial and residential development projects in the City,
providing the following services: market analysis; pro forma preparation, review and audit;
development feasibility analysis; financial review; and fiscal and economic impact analysis.
County of Imperial, CA – Solar Farm Fiscal and Economic Analysis: Mr. Edison was
engaged by the County of Imperial to evaluate the fiscal and economic impacts of a series of
proposed solarvoltaic facilities (or “solar farms”) on land near the Town of Calipatria within the
County. For each, Mr. Edison calculated the tax revenues and service expenditures accruing to
the County from development of the project, and estimated the economic impacts of the project
using IMPLAN, including the impact of the construction and ongoing operation of the solar farm,
along with the negative impact of the removal of the project site from agricultural production.
City of Foster City, CA – Pilgrim-Triton Area Economic and Fiscal Impact Analysis: The
City of Foster City engaged Mr. Edison to provide an analysis of the fiscal impacts of the
development of the proposed Pilgrim-Triton Specific Plan. He provided an examination of the
fiscal implications of a range of project alternatives, including the effects on the City’s General
Plan and services needed for new development within the specific plan area.
City of Foster City, CA – Gilead, Chess Drive, and Mirabella Fiscal Impact Studies: The City
of Foster City hired Mr. Edison to provide an evaluation of the fiscal impact of three specific plans
in the City. He evaluated the impact on services of each plan, the anticipated new revenues and
expenditures, and the necessity for new public facilities to serve the projects.
City of Vallejo, CA – Costco Expansion Urban Decay, Economic, and Fiscal Impact
Analysis: At the request of the City of Vallejo, Mr. Edison examined the economic impact of a
proposed expansion of an existing Costco. The analysis included projections of the impact on
sales tax, employment, property tax, and the net impact to the City’s budget. Based on the
analysis, the City Planning Commission approved the Costco expansion.
City of Redding, CA – Oasis Towne Center Financing and Fiscal Analysis: Hired by the
Levenson Development Company (LDC) to assist with an economic/fiscal impact study and a
financing plan for the Oasis Towne Center, a retail development of approximately one million
square feet in Redding, California. Mr. Edison advised LDC on how to structure the financing of
the development in order to provide public benefits from the project and minimize the need for
public resources. He prepared an economic and fiscal analysis and negotiated a series of service
plans and fiscal mitigation measures with the City of Redding. Mr. Edison also prepared a
financing plan for infrastructure needed not only for the immediate project but also for
development within the entire Oasis Road Specific Plan area.
County of Placer, CA – Bohemia Lumber Site, Fiscal Impact and Urban Decay Analysis:
The County of Placer engaged Mr. Edison to examine the fiscal impact and potential urban decay
effects from the development of the former Bohemia Lumber site into a retail center. Mr. Edison
prepared the analysis and presented the results to the County Board of Supervisors.
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Ernesto Vilchis
Education
Dual Masters in Public
Affairs and Urban and
Regional Planning,
Woodrow Wilson
School at Princeton
University
Bachelor of Arts,
University of California,
Berkeley
20 Years’ Experience

Senior Project Analyst
Mr. Vilchis has served local government and assisted developers through the provision of
financial economic consulting. With over 20 years of professional experience, his areas of
expertise include community and economic development, land use planning, affordable housing
and transit oriented development, and neighborhood revitalization. Mr. Vilchis also possesses
experience in regard to the structuring of ground leases and joint development agreements.
Mr. Vilchis will draw upon past peer review engagements that involved the assessment of the
financial feasibility of developer proposals for approximately 450 residential units in a specific San
Francisco neighborhood. Another similar engagement he conducted for the City of Oakland
required an analysis of the financial feasibility of a proposed 102 market-rate housing
development.
Before joining Willdan, Mr. Vilchis was a senior associate with Keyser Marston Associates from
2010 to 2012. In this role, he provided consulting services to local governments in a wide variety
of areas including structuring their ground leases, joint development agreements, disposition of
surplus property or the provision of public financing. A highlight of his project experience is
outlined below.


Assess financial feasibility of retail component for the planned Transbay Transit Station in
San Francisco.



Develop financial model to assess the fiscal impact of a proposed Infrastructure Finance
District in the Rincon Hill Neighborhood in San Francisco.



Evaluate the financial feasibility of a developer’s proposal to redevelop a historic theater
in Downtown Woodland, CA, and a mixed-use complex in Downtown Santa Rosa.



Review financial feasibility of developer proposals for 400-500 residential building in South
of Market Neighborhood in San Francisco.

Mr. Vilchis also was employed by AECOM (formerly Economics Research Associates) from 2008
to 2010. In the role of associate, he provided consulting services to local governments and private
developers in the areas of community and economic development, land use planning, affordable
housing and transit oriented development, and neighborhood revitalization. An overview of his
project experience in this role is outlined below.


Conduct market assessment and financial analysis for the potential development of
Laguna Caren, a 1,000-acre site, in the outskirts of Santiago, Chile.



Project retail and residential demand for the redevelopment plan of downtown Salinas,
CA.



Assist the City of Pittsburg (California) in the development of their affordable housing
strategy by assessing affordable housing supply and demand, identifying challenges and
opportunities for the development of affordable housing in the area.



Conduct fiscal impact analysis of a proposed 100-acre development in the City of Grass
Valley, CA.

Additional Project Experience
Lewiston-Queenston Bridge U.S. Plaza Reconstruction – Lewiston, NY: Estimated the
benefits and costs associated with the proposed expansion to improve passenger and cargo flow
across one of the busiest land U.S. points of entry. Improvements included expansion of
inspection lanes, new roadway configurations to improve traffic circulation and safety, and
additional inspection docks for cargo vehicles, as well as new support facilities.
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Century Boulevard Multi-Modal Corridor Project – Inglewood, CA: Evaluated the benefits of
a series of smart street improvements which would rebalance the flow and promote travel
alternatives that will mitigate the impacts of growth along this primary arterial in the region.
Proposed improvements include: transit service improvements, roadway improvements,
pedestrian linkages improvements, and bicycle lanes and bicycle facility improvements.
Rosemead/Lakewood Boulevard Multi-Modal Capacity Enhancement Project – Pico
Rivera, CA: Assessed the benefits and costs of increasing roadway capacity by 50 percent
through widening Rosemead/Lakewood Boulevard from a four-lane arterial to a six-lane arterial
(one additional lane in each direction) and installing class II bicycle lanes, ADA compliant
sidewalks, driveways and access ramps; median modifications; pavement rehabilitation; traffic
signal and street lighting improvements.
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References
Willdan Financial Services
Provided below are project descriptions, including contact information, that are similar in scope, size, and complexity to
the services requested by the City. We are proud of our reputation for customer service and encourage you to contact
these past clients regarding our commitment to excellence.

City of Alameda, CA | Alameda Point Financial Analysis
The City of Alameda hired Willdan to assist with a variety of tasks related to the planning and development of Alameda
Point, a former naval air station. The City took title to approximately 1,400 acres of land and water from the Navy on
June 4, 2013. They began the process of preparing a master development plan, master infrastructure plan, and an
Environmental Impact Report for the development of Alameda Point and required assistance on a range of issues
related to land economics, including a fiscal impact analysis of the planned development, an infrastructure financing
plan, and a feasibility analysis to estimate whether the contemplated development could sustain the burden of
infrastructure needed to rehabilitate the base. Currently, Willdan is assisting the City with negotiations with developers
of the first two parcels slated for development.
Willdan prepared a fiscal impact analysis examining the general fund revenues (such as property taxes, sales taxes,
and a variety of general sources) and expenditures (such as public safety, maintenance, park services, and other items)
that would be generated by the planned development at Alameda Point. Willdan prepared a model estimating the
general overall impact, as well as a more detailed model examining an imagined phase 1. The effort included estimates
of the assessed and market values of development, demographic forecasts, and estimated sales taxes generated by
development. Willdan presented the analysis to the City Council at several public meetings.
Willdan also prepared a conceptual infrastructure financing plan for Alameda Point. Willdan worked with the City and
engineering staff to estimate phases of development and prepared an analysis of the infrastructure financing revenue
that would be available. The analysis included estimates of developer equity, as well as financing sources such as
assessments and special taxes.
Finally, Willdan prepared a feasibility analysis that examined the burden of assessments and special taxes that would
be required (based on the infrastructure financing plan) and estimated whether development would be able to bear the
burden and what price the City could forecast for the land.
Contact Information:

Jennifer Ott, Chief Operating Officer
Alameda Point
Tel #: (510) 747-4747; Email: jott@alamedaca.gov

County of Monterey, CA | East Garrison Project Financing and Implementation
East Garrison, located on the easternmost portion of the former Fort Ord in Monterey County, California, consisted of
approximately 1,400 residential units, including single family detached townhomes, apartments and affordable housing,
a town commercial center and arts facilities. Mr. Edison assisted the developer and the County with a wide range of
economic issues, including the availability and structuring of public finance, fiscal mitigation measures, economic
impacts, the implementation of affordable housing, and the negotiation of business terms between the developer and
the County. He also assisted the developer in negotiations with the Fort Ord Reuse Authority (FORA) regarding the
base wide capital improvement program and the structuring of the payment of impact fees generated by the
development. Mr. Edison presented this information to the County Board of Supervisors, County staff, and the FORA
Board on multiple occasions.
Contact Information:

Keith McCoy, President
Urban Community Partners
Tel #: (510) 541-7800; Email: keith.mccoy@urbancommunitypartners.com
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County of Napa, CA | Napa Pipe Specific Plan Analysis
Mr. Edison assisted the County of Napa and the developer of Napa Pipe with the Napa Pipe Specific Plan, consisting
of approximately 500,000 square feet of commercial development, 3,000 residential units, and a hotel. Willdan prepared
a market assessment that evaluated the feasibility and value creation of the uses contemplated for the Plan. Willdan
developed an infrastructure financing strategy that drew upon the resources of the project itself and other financing
mechanisms such as special taxes and assessments. Willdan also analyzed the fiscal and economic impact of the
project on Napa County, and prepared an urban decay analysis that evaluated the impact on retail businesses in the
City of Napa. Mr. Edison presented the findings to the County Board of Supervisors and Napa’s City Council.
Contact Information:

Keith Rogal, President
Napa Development Partners, LLC
Tel #: (707) 251-0123; Email: keith@rogal.net

County of Riverside, CA | Comprehensive Impact Fee Update
The County of Riverside engaged Willdan to perform an update of its comprehensive impact fee program. The fee
categories were broad and diverse, including countywide facilities, such as: jail detention facilities and county parks and
trails; unincorporated only facilities such as fire stations and libraries; and County planning area specific facilities
including storm drains and traffic improvements. Other facilities needed to be differentiated between the Eastern and
Western portions of the County, due to separation by distance as well as varying level of facilities by region. The process
has been lengthy, involving significant efforts to inform staff of methodological differences between the Willdan
methodology, and the methodology of the previous consultant.
Contact Information:

Serena Chow, Administrative Services Manager II
Riverside County Economic Development Agency
Tel #: (951) 955-6619; Email: schow@rivcoeda.org

PFM Group
PFM has played the lead role in developing budget strategies and multi-year financial forecasts and plans for
governments in California and across the country. These communities featured a diverse range of economic bases,
population sizes, and governance constraints. What all had in common when hiring PFM was the desire to achieve
sustainable, structural balance by adopting and managing their budget effectively within a long-term perspective.
PFM approaches every engagement with a fresh perspective – no two projects or clients are alike, and the unique
needs and challenges they present are always taken into consideration. Within that context, the following are selected
examples of our relevant experience:

City of Richmond, CA | Budget Strategies and Five‐Year Budget Forecast
In 2015 and 2016 PFM led an engagement with the City of Richmond as part of the National Resource Network (NRN)
under contract with the Housing and Urban Development Department. The City was facing near-term structural budget
deficits, two recent Rating Agency downgrades resulting in the technical default of two interest-rate swaps, and climbing
workforce costs. PFM worked with Council members and staff across departments to identify potential organizational
changes that would help balance the budget.
The PFM work was divided in two phases: Phase I provided an initial five-year budget forecast, identification of structural
budget issues, and targeted revenue and expense budget strategies to close the budget gap. The City adopted many
of these strategies in order to balance their budget—including using the PFM analysis in labor negotiations to achieve
union give-backs for retiree health contributions in Police and Fire. Phase II updated the model based on structural
changes made and identified budget-balancing strategies that were needed on a continuing basis for the City to balance
its budget.
Russ Branson was the project manager for this study and Danielle Scott provided the technical assistance.
Contact: Bill Lindsay, City Manager
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City of Long Beach, CA | Various Technical Studies
In 2015 and 2016 PFM provided consulting services to the City of Long Beach covering a wide variety of projects,
including: 1) financial difference between City staffing vs. contracting for a new Civic Center, 2) evaluation of a solid
waste RFP being challenged by proposers, and 3) analysis of the Long Beach Aquarium’s financial position relative to
the City providing additional funding for an expansion of the Aquarium. What each of these projects has in common is
that were controversial analyses, and the outcome of the analysis was not certain. In each case, PFM was able to
effectively provide an analysis that led to decisions by staff and Council that were in the City’s best interest.
Russ Branson was the project manager for each of these studies and Ian Tyson provided technical assistance.
Contact: John Gross, Finance Director
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Project Timeline
Willdan understands that it is the City’s desire to complete this engagement within 120 days of initiation. The following
outlines the estimated number of weeks to complete each task within the proposed work plan. A specific project
schedule will be developed following consultation with, and in concert with, City staff.
Please be assured that the Willdan Team has the workforce availability and resources to begin the project immediately
upon selection, and that our current workload will not detract from providing timely, high quality services consistent with
both industry standards and those required by the City.

City of Seaside Fiscal Analysis
Project Schedule
Work Plan
Task 1:
Task 2:
Task 3:
Task 4:
Task 5:
Task 6:

Month 1
1 2 3 4

Month 2
5 6 7 8

Month #4
Month 3
9 10 11 12 13 14 15 16

Gather Data & Refine Approach
Design & Build Fiscal Impact Analysis
Develop Revenue & Cost Model Inputs
Produce, Test & Refine Model
Prepare & Present Report
Meetings

Project Management and Workload
At Willdan, we utilize a project management process that ensures projects are completed on time, within budget and
most importantly yield results that match our clients’ expectations. Our complete project management process has four
primary principles common to successful projects:
1. Define the project to be completed. Mr. Edison will identify the project scope, set objectives, list potential
constraints, document assumptions, choose a course of action and develop an effective communication plan.
2. Plan the project schedule. Mr. Edison, in collaboration with City staff, will create an agreed upon timeline to meet
the City’s estimated project timeline. He will assign workload functions to appropriately qualified staff to ensure
all milestones are met, on time.
3. Manage the execution of the project. Mr. Edison has been selected as project manager due to his strong project
management skills. He will be responsible for controlling the work in progress, providing feedback to project team
members and City staff, and will be accountable to the City for meeting the schedule, budget and technical
requirements of the project. Most importantly, Mr. Edison will ensure constant collaboration and communication
between City staff and the project team through frequent progress memorandums, conference calls and in-person
meetings.
4. Review all work product and deliverables through a structured quality assurance process involving up to three
levels of review at the peer level, project manager level, and if necessary executive officer level. We have
designed a formal and structured quality assurance system that Mr. Edison will utilize throughout the course of
the project. This review process ensures the City is not burdened with unnecessary review, data confirmation or
revisions.
We have utilized these guiding principles for each of our firm’s projects. The City can be assured that in utilizing these
principles, Mr. Edison will implement active project management skills throughout the course of this project. He will also
ensure the deliverables developed for this engagement will be of the highest quality and will be delivered on time and
within the agreed upon budget.
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Cost Proposal
Based on the Scope of Services presented herein, we propose a fixed fee of $60,500. The fee proposed herein includes
attendance at a total of seven meetings with City staff, Council meetings for the Cities of Seaside and Marina, Fort Ord
Reuse Authority’s Administrative Committee and Board, and the Transition Task Force. Attendance at more than seven
meetings will require additional billing at the applicable hourly rate identified in the table below. Additionally,
comprehensive written responses to resolve conflicts, and preparation of more than one set of major revisions to the
report, will be classified as Additional Services, and may require additional billing at the stated hourly rates. These
additional fees shall only take effect once the fixed fee stated above has been exceeded.
A fee for the optional task to conduct a long-term budget forecast has been included as well. This task will be led by
PFM Group.

City of Seaside
Fiscal Analysis
Fee for Services
J. Edison E. Vilchis
R. Branson
Project Sr Project
PFM
Manager
Analyst
Scope of Services
Task 1: Gather Data & Refine Approach
Task 2: Design & Build Fiscal Impact Analysis
Task 3: Develop Revenue & Cost Model Inputs
Task 4: Produce, Test & Refine Model
Task 5: Prepare & Present Report
Task 6: Meetings
Task 7: QA/QC
Total Hours & Costs

$240
8.0
12.5
14.0
12.0
20.0
40.0
106.5

$165
20.0
22.0
24.0
24.0
30.0
16.0
136.0

Optional Task – Long-term Budget Forecast (lump sum per City)

Total

$250 Hours
Cost
28.0 $ 5,220.00
34.5
6,630.00
38.0
7,320.00
36.0
6,840.00
50.0
9,750.00
56.0
12,240.00
50.0
50.0
12,500.00
50.0
292.5 $ 60,500.00
$25,000.00

Examples of Additional Services include:


Additional analysis based on revised assumptions requested by the City, including possible changes, alternatives
studied or operational assumptions;



We will bill the City monthly based on percentage of project completed; and



Negotiations with stakeholders once the report has been prepared.
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Hourly Rates
Additional services may be authorized by the City and will be billed at our then-current hourly overhead consulting rates.
Our current hourly rates are:

Hourly Rate Schedule
Position
Group Manager
Managing Principal
Principal Consultant
Senior Project Manager
Project Manager
Senior Project Analyst
Senior Analyst
Analyst
Assistant Analyst

Hourly Rate
$250
$240
$210
$185
$165
$135
$125
$110
$100

2

Fiscal Analysis
Cost Proposal

