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CITY OF MARTINEZ



                       CITY COUNCIL AGENDA

May 5, 2010                                                                                 
TO:
Mayor and City Council

FROM:
Councilmember Mark Ross and Vice Mayor Lara DeLaney
PREPARED BY:
Philip Vince, City Manager
SUBJECT:
 Community Guide to Redevelopment
DATE:               
April 28, 2010
RECOMMENDATION:
At the first Redevelopment Subcommittee outreach meeting held in the Council Chambers on March 30, 2010, a number of residents asked questions and presented their ideas to the Subcommittee.  In an effort to move the issue along toward resolution, the Council Subcommittee recommended using a process akin to the development of the parks bond, which included engaging the public in devising a list of proposed Redevelopment projects and priorities and committing funds to those priority projects.

The Redevelopment Subcommittee recommended holding a follow-up meeting on May 4, and directed staff to prepare a comprehensive list of projects that may be considered in a redevelopment project area. (See: Attachment A.) While the results of the residents’ prioritization are not available for this status report, they will be provided orally by the Subcommittee.  This is a process that will assist in identifying the highest priority projects that the community wants and should build public confidence and consensus along the way. 
Staff recommends that the Council continues with the community outreach and begin the Redevelopment Agency formation process at the same time.  Given the institutional knowledge of Council and the long history of public opinion and feedback regarding Redevelopment, including the hot button issues such as eminent domain and tax increment financing, an ordinance could be introduced at the next meeting which reflects community feedback and guidelines.

BACKGROUND:

The California Community Redevelopment Law (CRL) provides the authority for a county or city to establish a redevelopment agency to carry out a local redevelopment program using tax increment financing. The law governing community redevelopment resides in the Health and Safety Code, beginning with Section 33000 et seq. At its roots, redevelopment is about improving the health and safety conditions in a designated redevelopment project area. Redevelopment can only be used in areas that suffer from adverse physical and economic conditions, defined in the law as “blight”. Redevelopment is also focused on the preservation and expansion of employment and affordable housing opportunities. 

The fundamental premise behind redevelopment funding is that real estate values (called Assessed Valuation – AV) typically increase over time as existing commercial and residential properties are sold and improved and as new developments are built within a redevelopment project area. The additional property taxes generated as a result of this increase in AV (called the property tax increment) are allocated to the redevelopment project to finance additional activities that will benefit the project area. 

Without the redevelopment project, all existing and new property taxes would continue to be allocated to the City’s general fund and to special districts serving the area. The City’s general fund provides resources for services such as law enforcement, planning, parks, public works, parks and recreation, roads, library, and administration. Special district funding provides resources for services such as fire protection, schools, lighting, and pollution control/conservation. 

Only a portion of the tax increment revenues flow to the redevelopment project. A percentage is first “passed through” to the City’s general fund and to special districts. Tax increment revenues remaining after these pass-through payments go to the redevelopment project. CRL further stipulates that 20 percent of the gross tax increment revenues, as calculated prior to the pass-through payments, must be allocated to activities that will increase affordable housing opportunities for low- and moderate-income households in the project area. Remaining tax increment revenues received by the redevelopment project may be used for any eligible activity under CRL. 

A county or city that establishes a redevelopment project may establish additional priorities and criteria for the types of CRL-eligible activities that will be considered for receipt of local redevelopment assistance. While the Redevelopment Subcommittee is undertaking an effort to gauge the public’s priorities for eligible projects, staff has developed the following policies and priorities to assist with focusing the investment of redevelopment funding in any future City redevelopment project areas.
Table 1: Statutory Purposes for Redevelopment
	Physical Blight
	Economic Blight
	Housing & Employment  Opportunities

	Unsafe or unhealthy buildings 
	Depreciated or stagnated property values 
	Expand supply of low- and moderate-income housing 

	Conditions that prevent or substantially hinder the viable use or capacity of buildings or lots 
	Abnormally high vacancy rates, low lease rates, high number of abandoned buildings 
	Expand employment opportunities for jobless, underemployed, and low-income persons residing in the project area 

	Adjacent or nearby incompatible land uses


	Impaired properties (contamination) 
	

	Subdivided lots with multiple ownership and development constraints 
	Serious lack of necessary commercial facilities 
	

	Inadequate infrastructure
	Serious residential overcrowding 
	

	
	Excess of bars, liquor stores, or adult-oriented businesses 
	

	
	High crime rate 
	


In addition to addressing the purpose of redevelopment, an activity must be allowable under CRL. Table 2 includes examples of allowable activities. Allowable does not mean that such activities would be automatically eligible for redevelopment funding. To be eligible, activity must meet the purpose of CRL, be allowable under CRL, and meet criteria and standards contained in CRL. 

Table 2: Examples of State CRL-Allowable Activities for the Use of Redevelopment Funding 
	A. Affordable housing (20% 

low mod set-aside)


	B. Land Assembly
	C. Infrastructure Improvement
	D. Private Development
	E. Public Development
	F. Non-Capital

	New rental and
owner units
	Acquisition
	Sewer
	Façade improve
	Parks
	Strategic plans

	Substantial rehabilitation
	Site preparation
	Water
	Commercial Rehab
	Health facilities
	Design guidelines

	Non-substantial
Rehab
	Disposition
	Roads
	Seismic Upgrd
	Community Ctrs
	Marketing 
(tourism)

	Hazard Mitigation
	
	Sidewalks
	Visitor centers
	Public restrooms
	Clean-up programs

	
	
	Lighting
	Hazard mitigation
	Fire stations
	Graffiti removal

	
	
	Storm Drains
	
	Law enforcement
	Abandon vehicle abate

	
	
	Landscape
	
	Signage
	Extraord code enforcement

	
	
	Drainage
	
	
	

	
	
	Bike lanes
	
	
	

	
	
	
	
	
	


In addition to meeting all applicable statutory requirements, non-housing projects should meet local criteria and standards to be approved for redevelopment assistance. All non-housing capital development projects could be evaluated according to the following three-tiered structure that describes the local priorities, criteria, and standards that would need to be met to receive approval for redevelopment assistance. 

1. Relative Priority of Projects

Several types of non-housing projects are eligible for redevelopment assistance under the State standards and criteria discussed above. The City of Martinez will establish additional standards and criteria that give a higher relative priority for assistance to certain types of projects, and a lower relative priority for assistance to other types of projects. In general, projects would be considered for assistance in accordance with the following relative priority structure: 

Highest Priority Projects (most likely to receive assistance) 

· Blight removal 
· Public health and safety (e.g., buildings falling down, pedestrian crossings, flood/seismic hazard mitigation. Not medical clinics). 
· Economic development and tourism / visitor-serving uses 
These projects would include:  (to be determined)
Moderate Priority Projects (will require significant community benefit analysis to receive assistance) 

· Public recreation the primary purpose of which is to remove blight and/or support economic development 
· Natural environment preservation the primary purpose of which is to remove blight and/or support economic development 
These projects would include:  (to be determined)

Lowest Priority Projects (least likely to receive assistance) 

· Accommodate diverse households, preserve and foster diverse local character
· Mobility improvements 
· Social issues, personal health issues, and support of programs, services, and neighborhood organizations 

These projects would include:  (to be determined)

2. Eligibility Criteria 

Non-housing projects must meet one or more of the following criteria to receive City redevelopment assistance. Projects meeting more than one of these criteria are more likely to receive assistance. 

· Projects that will replace or improve deteriorated buildings and infrastructure 
· Projects that will mitigate a public health or safety threat to the physical well-being of area residents and visitors 
· Projects that will mitigate an environmental health hazard
· Projects that will correct a condition for which a government abatement action is pending 
· Projects that will induce private investment in surrounding properties with goal of removing blight and/or economic development. 
· Projects that establish recapture of redevelopment investment through: 
· Increase in property values 
· Increase sales tax revenue 
· Increase transient occupancy tax revenue 
· Repayment of redevelopment funds over time 

· Projects that will have a direct impact on increased tourism 
· Higher priority for increase in off-peak and mid-week visits 
· Projects that will result in a significant number of new jobs for lower-income residents of the project area 
· Projects that will also support development of affordable housing 
· Projects that will maximize the leveraging of redevelopment funds with private debt and equity, and other governmental funds 

3. Benefit Indicators 

Requests for non-housing project assistance will be evaluated based on the project proponent’s identification of specific indicators of benefit to the project area, such as those listed below. Additional indicators may be used, as appropriate, to demonstrate project benefit. 

· How and to what extent blight condition will be mitigated 
· How and to what extent health and safety will be improved 
· Number of jobs to be created 
· Number of persons to benefit from development 
· Source and amount of gross income expected to be generated 
· Projected increase in property tax paid 
· Projected increase in sales tax revenue paid 
· Projected increase in TOT generated 
· Terms and conditions for repayment of redevelopment assistance 
· Amount and source of other public/private funding leveraged 
· Provision for long-term maintenance of development 
· Savings in need for expenditure of other local government funds 
·  Number, type, and tenancy of affordable housing units that will be supported by development 
· Capacity of project proponent to successfully complete and maintain the project 
· Readiness to proceed 
· Inability to proceed without redevelopment funding (particularly for public entities supported by tax or fee revenue) 

FISCAL IMPACT:

The preliminary cost incurred to date is absorbed in staff and limited City Attorney time.  If the Council passes an ordinance to form the Redevelopment Agency, then a proposed work program will be sought from a qualified redevelopment consultant to advise in the possible adoption of a redevelopment project area which could encompass the Downtown, Martinez Marina, and North Pacheco Area.  Council has already authorized funding for Martinez real estate, economic, and redevelopment consulting services for revitalizing the downtown and other proposed project areas.

ACTION:
Direct staff to prepare an ordinance formulating a Redevelopment Agency as defined under California Redevelopment Law.
Attachments:

A. List of possible redevelopment projects that were introduced and prioritized at the noticed May 4, 2010 at the Council Redevelopment Subcommittee meeting.

B. Pass through to taxing agencies.
ATTACHMENT A

Marina Projects:

	Amphitheater
	Add sewer main, newly paved and lighted parking lot, and improved seating

	Marina Restaurant /Retail Development
	Privately owned, two-story building adjacent to the marina

	Boat Slips
	Build 365 new slips in conjunction with private development (Pacific Marine)

	Breakwater Wall
	Repair deteriorated areas of wall at entrance to marina slips(if DBAW funding unavailable)



	Zocchi Buildings
	Convert to private uses such as commercial and recreational centers or a public community center

	Fishing Pier
	Complete significant repairs for deteriorating pier


Downtown Projects:

	Parking Garage
	Public/private partnership to build a 4 or 5 level long-term parking garage on Lot 4 with retail use on lower level

	Unreinforced Masonry Programs
	$10M - $12M low interest loan pool to assist with necessary rehabilitation of buildings

	Utility Upgrades
	Public/private partnership to bring electrical, plumbing, and mechanical systems up to current standards

	Industrial Area Property Purchases
	Purchase old industrial sites, clean up toxins on property and convert to single and multi-family housing per Downtown Specific Plan

	Quiet Zone
	Establish a Quiet Zone near railroad tracks

	Pedestrian Access Bridge
	Construct pedestrian bridge across railroad tracks to Zocchi property for access to off-site parking for AmTrak customers

	Streetscape/Landscape Improvements
	Continue incremental streetscape and landscape improvements throughout downtown

	Façade Improvements
	Provide assistance to revitalize old, worn down storefronts

	Flood Control Projects
	History of flooding-- further drainage solutions need to be explore


North Pacheco Projects:

	New Business Park
	Introduce commercial retail and business to business sales

	Incubator Businesses
	Administrative, consulting, networking services

	Large Retail /Commercial
	10,000 square foot grocery store (i.e. Fresh & Easy)

	Electric Vehicle Auto Dealership
	Coincide with advent of new EV technology (i.e. Nissan Leaf, Chevy Volt)

	Roadside Retail /Restaurants
	Easy access off 680/4 to serve transit corridor and local business community

	Affordable Housing
	Increase options for low income seniors

	Transit Hub
	Partner with CCTA and CalTrans project at 680/4














