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REQUEST FOR PROPOSALS

SAGGIO HILLS PROJECT EIR

January 29, 2007

Planning & Building Department

401 Grove Street

Healdsburg, CA 95448

Phone/Fax: (707) 431-3346/431-2710

www.ci.healdsburg.ca.us
City of Healdsburg

Saggio Hills Project EIR

Introduction

The City of Healdsburg (“City”) seeks proposals from qualified consultants for the preparation of an Environmental Impact Report (“EIR”) for the Saggio Hills Project – a 130-room commercial resort with associated retail and service uses, restaurants, spa and recreational facilities, up to 70 single-family residential homes clustered on small lots surrounded by significant open space, a public park containing lighted ball fields and other active and passive recreational amenities, a fire substation, and a 14.3-acre site to be dedicated for the future development of approximately 150 affordable housing units.

As the lead agency, the City has determined that the project may have the potential for significant effects on the environment; therefore, the City invites consultants with expertise and experience in preparing environmental documents to submit proposals for the preparation of an EIR evaluating the effects of the project.  The City envisions that upon selection of a qualified consultant and completion of the EIR process, the following objectives will have been met:

The EIR will be used as a clear, comprehensive and complete information document which will inform public agency decision-makers and the public generally of the significant environmental effects of the project, as identified in the minimum topical areas listed below:

· Visual Quality

· Agricultural Resources

· Air Quality

· Biological Resources 

· Cultural Resources

· Hydrology and Water Quality

· Geology and Soils

· Land Use And Planning
· Noise
· Population and Housing

· Public Services and Utilities (including Water Service, Wastewater Treatment, Police Services, Fire Protection, Parks and Recreation, Schools, and Solid Waste) 

· Transportation

The EIR will also identify possible ways of minimizing significant effects on the environment and will describe a range of reasonable alternatives to the project. The EIR will be legally defensible and consistent with the requirements of the California Environmental Quality Act (“CEQA”).
City of Healdsburg

The city of Healdsburg is located in northern Sonoma County approximately 60 miles north of San Francisco.  Healdsburg is one of nine incorporated cities within Sonoma County, which had an estimated total population of 408,805 in 2006.1  Healdsburg’s population was 11,704 in 2006 and includes a demographic of 79 percent White and 28 percent Hispanic populations.  Despite its relative small size, Healdsburg is a full-service community with its own police and fire departments, community resources department (including parks and recreational facilities), public works department (including the provision of water and sewer services), electric department, and municipal airport.  The Healdsburg Unified School District provides a traditional and vocational high school, one junior high, and three elementary schools, all on a semester calendar.  Also available are several private schools and day care facilities, and a satellite facility of Santa Rosa Junior College is proposed in the near future at the former Foss Creek School.

The City was incorporated in 1867 and is considered one of the most picturesque small communities in California.  Located within the fertile Coastal Ranges geomorphic province of California, Healdsburg is situated in a northwest-trending valley framed by three mountain ranges.  The Russian River extends along the city’s eastern Urban Growth Boundary and flows through the community toward the south between Healdsburg Avenue and Highway 101.  The fertile agricultural lands surrounding the city are known for their production of exceptional, award winning wines and contain several locally-owned and larger wineries that draw visitors from around the world.  Healdsburg’s small-town charm is characterized by distinctive residential neighborhoods and local- and visitor-serving commercial retail and service uses areas, including its historic downtown which contains a Spanish-style central plaza surrounded by turn-of-the-century buildings.

Existing Setting

The location of the project site is shown on the following page.  The project site consists of a single 258-acre property, most of which was formerly known as the Passalacqua Ranch.  The site is located east of Healdsburg Avenue just north of Specific Plan Area A and the existing city limits in unincorporated Sonoma County.  The site comprises the last large property with significant development potential remaining within the City’s Urban Growth Boundary and Urban Service Area.  The site comprises the majority of what is also known as Specific Plan Area C, which also includes an adjacent 52.87-acre property to the southeast that is not part of this project site nor proposed for annexation and development.  This adjacent property was purchased by the Sonoma County Agricultural Preservation and Open Space District as a permanent open space preserve. 


Project Site
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Background

A Draft EIR was originally published in April 2004 for a former project on the site containing a mixed resort and residential use, proposed by Passacreek LLC.  The City held a public hearing in 2005 to receive comments on the Draft EIR; however, the project was abandoned and a Final EIR was not completed due to the subsequent sale of the project site to the current property owner, Saggio Luxury Resorts LLC.  Saggio Luxury Resorts LLC submitted a new project application (“Saggio Hills Project”) to the City in February 2006 to include an: 

1. Area Plan intended to satisfy the General Plan requirement for a specific plan prior to annexation and development of the site

2. General Plan Amendments intended to allow the range of land uses envisioned in the Area Plan

3. Pre-zoning required prior to annexation of the site to the City of Healdsburg

4. Development Agreement intended to identify development entitlements, fees and similar issues in exchange for community benefit

5. Annexation required of LAFCO to include the project site within the city limits

6. Tentative Tract Map to divide the parcel into eight “bulk” parcels, including three residential, two resort, one public park and two affordable housing parcels.  

Due to the differences between the project previously proposed in 2004 by Passacreek LLC and the Saggio Hills proposal submitted by Saggio Luxury Resorts LLC, the City determined that a new EIR was required and a Notice of Preparation for the project was subsequently prepared.  The Draft EIR for the Saggio Hills Project was completed and circulated for public comment on November 9, 2006.  The City held a public hearing on December 11, 2006 to receive public comments and the public comment period closed on December 29, 2006 after the City received eight letters regarding on the Draft EIR.2  

After preparation of the Draft EIR and during its public review period, the applicant continued to refine the Saggio Hills Project to include additional information that had not previously been anticipated as part of the program-level review in the environmental analysis (i.e., Area Plan, Bulk Parcel Map with general road alignments, General Plan Amendments, Pre-zoning, Annexation and Development Agreement).  This information included detailed subdivision plans, including a separate parcel for the fire substation, detailed preliminary grading and utilities plans, and precise locations for roads, including creek crossings.  The applicant also advised the City that precise plans were nearing completion identifying the actual location of buildings associated with the resort development and the 70 home sites.  

Development of this more detailed information necessitates the need for the City to analyze the potential for significant environmental effects resulting from the expanded project and to recirculate a Draft EIR for public review and comment.  A consultant will be contracted by the City to prepare the revised Draft EIR and the Final EIR for the expanded Saggio Hills Project.  The consultant selected to complete this work will also be required to assist the City in preparing a refined project description, assess any changes to the required entitlements (e.g., Design Review, Heritage Tree Permits), update the analysis contained in the Draft EIR released for the previous project, and expand the review where required to comply with CEQA.     
Project Description

Although the applicant is in the process of providing additional detailed information and plans compared to those presented for the original Saggio Hills Project, the project description remains generally the same as submitted in February 2006, as provided below:

An Area Plan, General Plan Amendments, Pre-zoning, Annexation, Development Agreement and precise plans for a proposed for a 258-acre unincorporated site located at the City of Healdsburg’s existing northernmost boundary and the east side of Healdsburg Avenue.  The project proposes a combination of land uses including 70 single-family homes clustered on small lots surrounded by open space managed by a homeowners association on 142 acres, a 14-acre housing site for approximately 150 affordable residential units, a 130-room resort with associated restaurants, retail and service uses and recreational facilities on 43 acres, and 37-acre public park with active and passive uses and a fire substation.

Implementation of the project will occur in several phases, with each phase to include grading, removal of trees and other vegetation, construction of streets, other paved areas, utilities and buildings, and drainage improvements.  Utility construction will include relocation and underground placement of up to 2,940 linear feet of a section of an existing PG&E regional electrical power line through the resort portion of the site.  Construction will also include implementation of mitigation or measures required for project approval, such as erosion control practices, planting of new trees and other such measures.

The project description is also provided in Section 3.0 of the Draft EIR dated November 1, 2006, along with more detailed project information and a list of project objectives.  

As noted above, the provision of more detailed information by the applicant, including more precise development plans, necessitates the need to amend the project description.  Coordination of a revised project description, along with ensuring complete submittal materials are provided to support the project description, (e.g., plans, studies) will be an important responsibility of the consultant selected to complete the revised Draft EIR and a Final EIR.  A strategy for addressing this specific need should be included in the proposals submittal to the City.  Additionally, the various technical studies prepared for the Saggio Hills Project should provide a basis for additional analysis of the environmental effects in the more detailed project, such as the visual analysis, biological, traffic, and other similar studies described in the previous Draft EIR.  The extent to which these will be used, and where updates or new studies are required, should be described in the consultant proposals.   

The consultant proposal should also include a brief evaluation of conclusions made in the November 1, 2006 Draft EIR for the Saggio Hills Project pertaining to the list of alternatives to the project and the cumulative analysis.  Areas where revisions are recommended by the consultant should also be briefly identified.
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Preliminary Entitlements
This EIR will be required to address, at a minimum, the various components of the “project” to include the following:

· Area Plan 

· General Plan Amendments

· Development Agreement

· Pre-zoning

· Annexation

· Tentative Subdivision Map  

Additional entitlements and discretionary approvals may be required as presented in the draft Area Plan and the initial Draft EIR dated November 1, 2006, which shall be considered in the consultant proposals.  These entitlements may include, but may not be limited to:  

· Heritage Tree Permit from the Planning Commission

· Wastewater Discharge Permit from City Public Works

· Design Review for the resort and the residential units from the Planning Commission or Planning Director
· State and federal permits, such as NPDES II stormwater discharge permits from the Regional Water Quality Board, 401 and 404 permits from the U.S. Army Corps of Engineers, and a streambed alteration permit from the California Department of Fish and Game

Preliminary Schedule

This Request for Proposals (“RFP”) solicits a preliminary schedule as part of the consultant proposals.  However, the applicant desires the project to be reviewed on an aggressive schedule and the consultant proposals should carefully consider the desire to complete the EIR and receive annexation approval in 2007, while also recognizing the objectives of this RFP to prepare a clear, comprehensive, complete and legally defensible environmental document.  The proposals must provide a preliminary schedule, including all components from start to finish, for preparing the Draft and Final EIR described in this RFP and supplemented by the consultant analysis of the previous Saggio Hills Project Draft EIR dated November 1, 2006.     

Qualifications

Consultants responding to this RFP shall have relevant experience and qualifications in preparing EIRs for developments similar to the Saggio Hills Project, including both physical development projects and specific plans.  Consultants shall provide evidence of taking such similar projects through to completion and will be responsible for performing all required work in a manner acceptable to the City.  

Where a responding consultant proposal assembles a team of subconsultants to assist in the preparation of the EIR, all subconsultants must also be experienced and be listed in the proposal, including personnel selected to work on the project, with references for each participating consultant and associated personnel.  If a consultant wishes to use a firm not specified in the proposal, or to replace personnel identified as key, prior written approval by the City is required.

Contents of the Proposals

Before submitting a proposal, responding consultants should carefully examine this RFP in its entirety and become fully informed as to all existing conditions.  A representative of the proposing entity authorized to bind the entity must properly execute proposals.

Please submit the information listed below in the order requested (formatted with section dividers corresponding to the items listed).  Additional information may be provided at the discretion of the responding consultant.

· A transmittal letter with authorized signature and name, address, telephone and fax numbers, and email address of the primary contact person regarding the proposal.

· A statement of the consultant’s understanding of the proposed project. 

· A brief description of the firm, its organization, length of time in existence, office location and range of services provided.

· A description of three recent projects completed similar to the proposed project, including references for each with the name of the organization, contact person and telephone contact.  Describe the type of project, its duration, range of services provided, contract amount, summary of revisions to the contract amount and explanation of why revisions were necessary.

· A list of personnel to be assigned to the project, including a resume of their qualifications (specify if outside California), education, total years of relevant experience, number of years in this type of work, number of years with the firm, and specific responsibilities and expertise for this project. 

· Identify the firms/persons to whom any phase of the work will be subcontracted, including a statement of their qualifications and office location, and including the information identified above for the primary consultant.

· Provide an organizational chart to supplement the two previous items above for the principal personnel, support personnel and subcontractors.

· Project management approach, including methods and organizational approaches to the project and maintenance of an approved schedule.

· A detailed preliminary work schedule, as identified above in this RFP.

· Hourly rates of personnel assigned to the project, total costs and the amount of hours assigned for completing individual tasks. 

· A single and unitized dollar bid amount for the proposal, including all costs (i.e., transportation, copying costs including number of copies, postage, meeting attendance at a specified number of meetings). 

· Proof of required insurance from the consultant and any subcontractors used for the project.

· List any legal actions against the consultants or individuals regarding the preparation of EIRs or other CEQA documents over the last seven years.  Provide a brief statement regarding the issues and the conclusions of legal actions.

· Any requested exceptions to the terms of the consultant services agreement.

· Any other information the consultant believes is important to the City to consider in selecting the firm for this project. 

A copy of the City’s standard format for professional consulting service agreements has been included as an attachment to this RFP and will be used to engage the services of the selected consultant. Please review the terms carefully before submitting a consultant proposal.  

Selection Criteria

The City may choose to interview one or more of the top candidates or may select from one of the proposals (if multiple proposals are received) without conducting interviews of more than one firm.  Selection will be made based on the proposals and their consistency with the standards generally contained in this RFP and, to the extent competing proposals are submitted, will be judged against each other. 

The City reserves the right to reject any and all proposals, and may award the project entirely at its own discretion.  This RFP does not obligate the City to award a contract, nor does it commit the City to pay any costs associated with the preparation and submittal of a proposal. 

Administration and Contact Information

All complete proposals received by qualified consultants within the prescribed deadline provided at the end of this RFP will be reviewed promptly after receipt of the proposals.  Questions and responses will be transmitted to all firms that have submitted a proposal.  Proposals and inquiries should be addressed to:

Rick Tooker, Planning and Building Director

City of Healdsburg

401 Grove Street

Healdsburg, CA 95448-4723

Phone:  707-431-3346

Deadline for Receipt of Proposals

Project proposals are due by 5:00 p.m. on Wednesday, February 7, 2007.  Faxed or emailed proposals will not be accepted.
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1 Populations data is based on the California Department of Finance (“DOF”)


 


2 Caltrans submitted a letter after the public review period closed, which should also be considered.
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