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CITY OF MARTINEZ CITY COUNCIL AGENDA 
 MAY 19, 2010 
 
 
TO:   Mayor and City Council  
 
FROM: Philip Vince, City Manager 
  
SUBJECT: Proposed Work Program to Update Redevelopment Blight Analysis and 

Feasibility Data  
 
DATE:  May 19, 2010 

 
 
RECOMMENDATION: 
 
Approve Proposed Work Program from Seifel Consulting Inc., in the amount of $45,000 to 
further analyze the financial feasibility of redevelopment in Downtown, the Marina and North 
Pacheco Area (currently under annexation proceedings). 
 
BACKGROUND: 
 
The City of Martinez seeks a qualified redevelopment consultant to advise on the potential 
adoption of a redevelopment project area which could encompass the Downtown, Martinez 
Marina and/or North Pacheco Area. The North Pacheco Area is not currently part of the City of 
Martinez, but is under consideration for annexation. This would enable the City to take 
advantage of the tools provided by redevelopment to revitalize select parts of the community. 
 
Given the recent changes in legislation affecting redevelopment plan adoption and the current 
fiscal environment for taxing entities that would potentially be affected by this adoption, Seifel 
Consulting proposes that the City first undertake an updated feasibility study. As discussed in 
program outreach meetings conducted by two council members of the Redevelopment 
Subcommittee, this first step is critical to understanding whether, how and where to proceed with 
the adoption, as it would enable the City to better understand blighting conditions within the 
proposed projects areas and the potential fiscal impacts on the affected taxing entities.  
 
Seifel Consulting Inc. will leverage prior work completed for the City, as well as prior 
collaborations with the City’s redevelopment legal counsel (Goldfarb & Lipman). Seifel began 
working with the City of Martinez in 2004, providing real estate, economic and redevelopment 
consulting services. Seifel has conducted due diligence on development, rehabilitation and lease 
proposals in Downtown Martinez and the Marina and assisted City staff in negotiations with 
potential partners. In 2006, Seifel analyzed the financial feasibility of redevelopment in 
Downtown and the Marina and advised on a redevelopment plan aimed at revitalizing those 
areas. 
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Seifel Consulting Inc., has advised on over 50 redevelopment plan amendments and adoptions. 
Their recent experience with redevelopment plan adoptions and amendments since the passage of 
Senate Bill 1206 has provided the company with additional expertise in the approval process 
pursuant to its new requirements and procedures. 
 
As described above, the purpose of the proposed work program is to prepare information and a 
recommendation for the City regarding whether, how and where to proceed with the Plan 
Adoption in accordance with the provisions of Community Redevelopment Law (CRL) 
 
FISCAL IMPACT: 
 
At a prior Council meeting on April 21, Council approved the appropriation of up to $80,000 for 
downtown revitalization and redevelopment feasibility studies and work programs. There are 
sufficient funds programmed into this year’s FY 09/10 General Fund.   
 
ACTION: 
 
Direct Staff to proceed with authorizing a contract with Seifel Consulting in the amount of 
$45,000 to complete a feasibility study and update the blight findings and tax allocation 
methodology completed in 2006. 
 

 
Attachments: 
 

1) Exhibit A: Proposed Work Program and Scope of Services from Seifel Consulting Inc. 
 
 
 
 
 

 
 

 
 



Seifel Consulting Inc. 

Exhibit A: Proposed Work Program 

Project Understanding 
The City of Martinez (City) seeks a qualified redevelopment consultant to advise on the 
potential adoption of a redevelopment project area which could encompass the Downtown, 
Martinez Marina and/or North Pacheco Areas.1 This would enable the City to take advantage of 
the tools provided by redevelopment to revitalize select parts of the community.  

Given the recent changes in legislation affecting redevelopment plan adoption and the current 
fiscal environment for taxing entities that would potentially be affected by this adoption, Seifel 
Consulting Inc. (Seifel) proposes that the City first undertake a feasibility study. As we have 
discussed with City staff, we believe that this first step is critical to understanding whether, how 
and where to proceed with the adoption, as it would enable the City to better understand 
blighting conditions within the proposed project area and the potential fiscal impacts on the 
affected taxing entities.  

We look forward to this opportunity to leverage our prior work for the City, as well as our prior 
collaborations with the City’s legal counsel (Goldfarb & Lipman). Seifel began working with 
the City of Martinez in 2004, providing real estate, economic and redevelopment consulting 
services.  Seifel has conducted due diligence on development, rehabilitation and lease proposals 
in Downtown Martinez and the Marina and assisted City staff in negotiations with potential 
partners. In 2006, we also analyzed the financial feasibility of redevelopment in Downtown and 
the Marina and advised on a redevelopment program aimed at revitalizing those areas. 

In addition to our work for Martinez, Seifel has advised on over fifty redevelopment plan 
amendments and adoptions. Our recent experience with redevelopment plan adoptions and 
amendments since the passage of Senate Bill 1206 has provided us with additional expertise in 
the amendment process pursuant to its new requirements and procedures.  

Project Approach 
As described above, the purpose of the proposed work program is to prepare information and a 
recommendation for the City regarding whether, how and where to proceed with the Plan 
Adoption in accordance with the provisions of Community Redevelopment Law (CRL).  

In summary, we will begin the project with an initial team meeting to solidify project 
objectives, gather information, and establish project roles and responsibilities among Seifel, 
City staff and Goldfarb & Lipman. We will then undertake an assessment of blight in the areas 
being considered for redevelopment plan adoption and prepare a preliminary tax increment and 
fiscal analysis. The final step in the work program will be a recommendation to City staff and 
then to the City Council regarding how best to approach the full scope of the amendment. 

The following work program is based on our initial discussions. Specific tasks will be refined 
during Task 1.  

                                                
1 The North Pacheco Area is not currently part of the City of Martinez, but is under consideration for annexation. 
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Task 1. Project Initiation and Management  
Seifel will initiate the project by leading a meeting to review and refine the work plan with City 
staff and Goldfarb & Lipman. The key focus of this initial session will be to:  

• Review and refine the scope for the redevelopment advisory services based on a discussion of 
the City’s goals, priorities and parameters for the feasibility study. 

• Agree upon the Survey Area for investigation, which is expected to include: 
- Downtown Martinez, including adjacent residential neighborhoods 
- Martinez Marina 
- North Pacheco (potential annexation area) 

• Compile a master list of relevant materials required, such as past studies, maps, aerial photos, 
plans, graphics, and prior cost estimates on proposed improvements in the Survey Area. 

• Review key information that has been previously compiled by the City and consultants in 
past studies. 

• Review the proposed timeline for completion of each task and establish a schedule for the 
assembly of information and the preparation of draft documents. 

Task 2. Eligibility Analysis  
The purpose of this task is to determine if all or portions of the Survey Area could qualify to be 
included in a redevelopment project area, under the requirements of the California Community 
Redevelopment Law (CRL), as amended by Senate Bill (SB) 1206. In doing so, special 
attention will be given to the issues of urbanization and blight: 

• Urbanization. This requirement specifies that at least 80 percent of a redevelopment project 
area must be urbanized (i.e., currently or previously developed or is a non-urbanized area that 
is substantially surrounded by an urbanized area). 

• Blight. Blighting physical and economic conditions must both be present, such conditions 
must be (1) prevalent, (2) substantial and (3) a burden on the community. 

Urbanization  
Seifel will review existing maps and reports, conduct a field survey and discuss technical issues 
related to urbanization with Agency counsel, to make a preliminary finding regarding whether 
80 percent or more of the area can be considered urbanized.  

Blight  
In 2005, the City of Martinez undertook a study of blight in the Downtown with Keyser 
Marston Associates (KMA). We will build on this study, updating it to be in conformance with 
the current definitions of blight (per SB 1206) and extending the analysis to the other portions 
of the Survey Area.  

Seifel will conduct a field reconnaissance windshield survey with staff to evaluate the extent of 
physical and economic blight in the survey area under consideration and to determine how to 
proceed with the blight analysis. As needed, additional field survey(s) will be conducted to 
gather data and prepare photographic documentation.  
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The field surveys will be supplemented by previous reports and other data provided by the City, 
discussions with City staff, and an analysis of data on adverse physical and economic 
conditions. Documentation will be gathered in order to evaluate the adverse physical and 
economic conditions as defined in the CRL, which can be summarized as follows:  

Adverse Physical Conditions Adverse Economic Conditions 
Unsafe/unhealthy buildings Depreciated or stagnant property values 
Conditions hindering use of buildings/lots Property values impaired by hazardous wastes 
Incompatible uses Poor business conditions 
Irregular lots in multiple ownership Serious lack of neighborhood commercial facilities 
 Serious residential overcrowding 
 Excess of problem businesses 
 High crime rates 

 

As discussed in Task 7, we will meet with City staff to review our initial urbanization, blight 
and financial feasibility (Task 3) findings. Based on this discussion and staff input, we will 
prepare a summary of the urbanization and blight findings and maps.2 Photographs illustrating 
typical blighting conditions throughout the area will be taken and mapped.  

Task 3. Financial Feasibility Analysis 
The purpose of the financial feasibility analysis is to evaluate potential tax increment revenue to 
be generated by redevelopment. We will project tax increment revenues for the Survey Area 
based on potential development, estimated increases in assessed value due to reassessment and 
the annual inflation allocation. We will take the unique property tax profile of the Survey Area 
into account, including the high concentration of non-taxable/tax exempt property in the 
Downtown and County practices regarding assignments of boats without locations identified in 
registration papers to the Marina. (The City will provide a FY 2009/10 parcel database with 
assessed value for the Survey Area (or work with the County to gather the data), and we will 
work closely with City staff to develop projected assessed value and absorption for new 
development, building on the assumptions contained in the 2006 financial feasibility analysis.) 

Seifel will project potential tax increment revenues from the potential redevelopment area that 
will be available to fund project activities, including the 20 percent housing set-aside for 
affordable housing, and the amount of funds to be allocated to all affected taxing entities (pass-
through payments). We anticipate that these projections will be broken out by subarea 
(Downtown and adjacent residential neighborhoods, the Martinez Marina, and North Pacheco) 
to inform the City’s decision regarding the location and extent of a potential redevelopment 
project area. 

Task 4. Redevelopment Program 
Seifel will work closely with City staff to identify an effective redevelopment program for the 
Survey Area. A number of studies completed for the City will inform this effort, including 
recommendations regarding the redevelopment program completed by Seifel and City staff in 
2006, annexation studies completed for the North Pacheco area, the City’s capital improvement 
                                                
2 Seifel will rely on City staff to provide a GIS base map of the survey area. 
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program, the Downtown Specific Plan (2005), opportunity site and economic analyses from 
2003, and other documents regarding revitalization in these parts of the City.  

Under the CRL, redevelopment agencies must demonstrate that proposed redevelopment 
activities are directly related to the alleviation of blight. Based on the blighting conditions 
identified during Task 2, the studies outlined above, staff’s knowledge of the area and 
compilation of potential redevelopment activities, we will identify potential programs that 
would alleviate blight in the Survey Area. 

Task 5. Steps in Redevelopment Plan Adoption Process 
If the City decides to proceed with a redevelopment plan adoption, we will recommend how 
best to undertake it. We will summarize the key requirements for plan adoption and prepare a 
summary schedule of actions pursuant to CRL requirements.  

Task 6. Redevelopment Strategy Report and Recommendations 
Seifel will prepare a presentation and a Redevelopment Feasibility Report summarizing our 
findings on redevelopment project feasibility and outlining the steps needed to adopt a 
redevelopment plan. Major issues to be covered include the extent of urbanization in the area, 
the presence of blighting conditions, redevelopment program recommendations, and estimates 
of potential tax increment revenue. Recommendations will also be presented on the potential 
boundaries for a project area.  

Task 7. Meetings and Presentations 

Team Meetings 

Consultant team coordination meetings or conference calls with City staff will be held regularly 
through the duration of the project. In addition to the kick off meeting described in Task 1, we 
anticipate a check in meeting with City staff to review initial findings regarding blight, 
urbanization and financial feasibility (Tasks 2 & 3). Other calls with staff will be scheduled to 
evaluate progress, obtain additional information, and review work performed to date. 

Public Agency Presentation 

Seifel staff will prepare for and participate in one formal presentation to the City Council. 
Formal presentations in excess of those set forth above will be billed on a time and materials 
basis and invoiced as additional services. 

Task 8. Additional Services 
This scope of services is based on our initial understanding of our role and tasks to be 
performed in the first phase of this assignment. Seifel will provide additional services upon 
client approval, which may include, but are not limited to: 

• Preparing additional analyses, written products or drafts, as mutually agreed upon. 
• Preparing presentations for and/or participating in additional meetings beyond those 

described above. 
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• Providing redevelopment advisory services, as mutually agreed upon. 

These additional services will be billed on a time and expenses basis based on the attached 
billing rates. 

Work Products 
The work products will be determined during Task 1 and may be refined as work progresses. 
Based on our initial understanding, we will provide a Redevelopment Feasibility Report and 
Public Presentation, with one final and one draft of each. We also anticipate interim work 
products to include tables summarizing analysis performed as part of Tasks 2, 3 and 4. We will 
submit all work products in electronic PDF format.  

Schedule 
A detailed schedule will be determined with City staff during Task 1, based in part on timing for 
taking the matter to the City Council. Typically, a feasibility study takes roughly three months.  

Compensation 
Budget 
Based on our initial understanding of the scope of work, Seifel proposes to bill on a time and 
materials basis up to a budget maximum of $45,000, as shown in Table 1.  

 

Table 1

Proposed Budget and Hours by Task

Martinez Redevelopment Feasibility

City of Martinez

Total

Task Descriptions Budget

Tasks

1. Project Initiation and Management $4,000

2. Eligibility Analysis $12,000

3. Financial Feasibility Analysis $8,000

4. Redevelopment Program $4,000

5. Steps in Redevelopment Plan Adoption Process $2,000

6. Redevelopment Strategy Report and Recommendations $7,000

7. Meetings and Presentation $7,000

Subtotal Labor $44,000

Expenses (Estimated @ 2% of labor cost) $1,000

Subtotal Labor and Expenses $45,000

8. Additional Services TBD

Total Labor and Expenses $45,000
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Billing Rates 
Seifel Consulting Inc. bills on a time and materials basis, using the following rates for 2010. 
Billing rates are subject to annual revision.  

2010 Hourly Rates (Time) 
 President     $250 
 Senior Managing Consultant   $195 
 Managing Consultant    $175 
 Senior Consultant    $145 
 Consultant     $125 
 Analyst      $115 
 Research Analyst    $105 
 Technical Staff     $105 
 Administrative Support    $75 
Testimony as expert witness at court trials, administrative hearings, and depositions will be 
billed at 200 percent of the above rates. Expedited work at client’s request will be billed at 
150% time (Rush Fee). 

Expenses (Materials) 
Seifel Consulting Inc. bills expenses as follows: 
• In order to lessen time-consuming paperwork and processing costs, a 2% overhead charge 

will be added to each invoice to cover a portion of reimbursable expenses, including phone 
charges, in-house photocopying/printing, delivery charges and miscellaneous other charges 
under $25. Other costs as itemized below, which differ significantly by client, will continue 
to be billed separately. 

• Photocopying/report reproduction charges with a combined total exceeding $25 per month 
will be billed at 10 cents per black & white single-sided letter page (20 cents for a ledger-
sized page) and one dollar per color single-sided letter page (two dollars for a ledger-sized 
page), except for bulk reproduction of reports, which is charged on a direct reimbursable 
basis. 

• Delivery service charges above $25 per month will be billed at cost. 
• Travel costs will be billed on a direct reimbursable basis. Automobile mileage charges will 

be billed based on the Internal Revenue Service Optional Standard Mileage Rate. Other 
travel and per diem expenses, including airfare, automobile rental and hotel (if necessary) 
are charged at actual cost. 

• Interest on all outstanding invoices that are past 30 days will be calculated based on a 10% 
yearly rate or a daily rate of .0274%. 

 
  






























