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EXECUTIVE SUMMARY

PURPOSE

The purpose of this analysis is to evaluate the economic evidence presented in the Final Environmental Impact Report (FEIR) for the expansion of the Rohnert Park Wal-Mart to include a full grocery component.  The FEIR added responses and more information to the Draft EIR (EIR).  The EIR was prepared by Michael Brandman Associates with the Economic Impact and Urban Decay Analysis prepared by Bay Area Economics (BAE).  This urban decay analysis begins on page 429 of Appendix H in the Draft EIR.  The focus here is on the EIR’s conclusions concerning a number of the Projective Objectives along with the validity of the conclusions reached by BAE in their economic impact analysis.  
CONCLUSIONS

The EIR lists 14 Project Objectives.  These Objectives set forth certain goals for the project and establish the over-arching reasons why the expansion should be approved.  In a number of cases, however, there are other factors to be considered.  These concern possible countervailing impacts the expansion will have on local residents, businesses, the City of Rohnert Park, and surrounding communities.  A number of these 14 Project Objectives can be quantifiably measured, and these are examined in more detail in the body of this report.  The purpose of this evaluation is to provide Rohnert Park policy makers with additional facts concerning the following Project Objectives.

Create job opportunities for local residents. 

The EIR states the Wal-Mart expansion will add 85 new full-time and part-time jobs.  Our analysis concludes that between 105 and 211 jobs will be lost by local employers, and that the quality of these jobs, in terms of pay and benefits, will also decline.

Bring a wide variety of products.

While the EIR does not provide any specifics to support their conclusions, our analysis suggests just the opposite.  Except for Wal-Mart’s private-label brands, almost all grocery products carried by Wal-Mart are available at existing grocery stores in the primary trade area (PTA).  However, because this expansion will close the Pacific Market in Rohnert Park, this will actually reduce product selection among Rohnert Park grocery stores; Pacific Market carries many unique products, including many locally-produced goods.

Provide a store that will meet the unmet demand of consumers in the market area. The EIR estimates there is a current unmet demand (called “leakage”) of food sales from the PTA of $8.8 million.  In reviewing the methodology used to support this assumption, we found several; when corrected, the conclusion is reversed from a “leakage” into an “injection” of $3.5 million.   This means that most, if not all, of Wal-Mart’s estimated increased sales following the expansion will come at the expense of existing PTA retailers.

Promote growth that is consistent with the policies of the City of Rohnert Park’s General Plan.

General Plan Goals LU-H and LU-7 call for the City to “maintain land use patterns that maximize residents’ accessibility to….neighborhood shopping centers,” and to “ensure  that …supermarkets are located close to where people live and facilitate access to these on foot or bicycle.” (RP General Plan, pp. 2-28, 2-30)  Pacific Market operates in a true neighborhood (as opposed to regional) shopping center at a location that has existed since 1985.  The closure of Pacific Market is contrary to these policies, as it will significantly increase grocery shopping travel time for residents within one mile of the store and preclude travel on foot or bicycle.  It is also inconsistent with Rohnert Park’s General Plan Objectives that include: keep the city’s small town feel; encourage local jobs; and, increase pedestrian and bike access.

Generate tax revenues.

Because the expansion is for the purpose of adding a grocery component, almost all of the $23.1 million in estimated new sales are food sales ($23.0 million).  Since food sales are typically non-taxable (except for cleaning aids and health and beauty products already carried at the existing Wal-Mart), and because the increase in Wal-Mart’s sales will come from a transfer of sales at existing grocery stores, the Wal-Mart expansion will not generate any new sales tax dollars.  In fact, to the extent Wal-Mart forces other retailers to lower prices in order to compete, there may actually be a net reduction in sales taxes.

Minimize travel lengths.

The travel time analysis contained in the FEIR (p. 2-6) suggests that the travel time from seven selected locations in northern Rohnert Park is only slightly longer to Wal-Mart than Pacific Market, and if Pacific Market closes Wal-Mart will be closer than either Raley’s or Costco.  This misses the main point, which is how much farther will the current customers of Pacific Market have to travel when Pacific Market closes.  Based on the analysis contained in the “Detailed Findings” section of this report, we estimate the combined cost to customers now shopping at Pacific Market will be an extra 28,400 driving miles a week, or 1,477,000 miles a year consuming at least 73,840 gallons of fuel at a cost of approximately $222,000 per year, while adding over 62,000 hours of drive time a year. Air quality issues and extra infrastructure costs flow from these additional trips.  Moreover, since the majority of Rohnert Park’s population lives east of US 101, traveling to Wal-Mart’s location by foot or bicycle is not an easy or safe option. 

Summary of Project Objectives
The foregoing indicates that many of the stated Project Objectives are more likely to be detrimental to the City of Rohnert Park, local business owners and citizens of the community.  There is a general belief that most projects are beneficial and that retailers like Wal-Mart provide economic stability to a community.  While this may be true under certain circumstances, this project will clearly have many specific and unintended consequences that will cancel out the perceived benefits.  Elected officials need to be fully informed about the consequences of this project.

Urban Decay Evaluation
With regard to the issue of urban decay, our review of the data contained in the BAE analysis suggests there is little reason to believe there will be sufficient demand to support a re-tenanting of the Pacific Market by 2016 – the year at which BAE concludes another supermarket tenant will be found.  The principal reasons are:

1) According to BAE’s contacts with local realtors, there are no major supermarket retailers looking for space of this size at this type of location;

2) BAE estimates there are 300,000 square feet of vacant retail in Rohnert Park/Cotati that “makes it less likely a specific supermarket space could be re-absorbed”;

3) There actually is no “leakage” from the Rohnert Park/Cotati market that would support the addition of another supermarket either now or by 2016;

4) Claritas (the data source firm used by BAE) estimates the population in the PTA will grow by 3,774 between 2009 and 2016.  With annual per capita food expenditures of about $3,100, this would yield total new annual food sales of $11.7 million, spread over the entire PTA.  BAE estimates the Rohnert Park population, which comprises the bulk of the Pacific Market’s trade area, will only increase by 600 people, representing just $1.9 million in new food sales.

5) A new food store of 45,000 square feet is proposed for southeast Rohnert Park, and Target is currently adding a full grocery component to their Rohnert Park store, as well as their store in south Santa Rosa (a fact not contemplated by the EIR); these events will certainly consume all of the sales potential generated by the growth of the PTA through 2016. 

It is therefore very unlikely that another supermarket can be found to replace Pacific Market by 2016, if ever. 

DETAILED FINDINGS

Project Objectives

There are 14 Projective Objectives listed in the EIR that are considered as justification for the expansion of the Wal-Mart by approximately 40,000 square feet for the primary purpose of adding a full grocery component.  These Objectives are analyzed in more detail below.

Create new job opportunities for local residents – The EIR states that Wal-Mart will add 85 full and part-time jobs due to the expansion.  Attached as Exhibit 1, is an e-mail from Mary Barragan, Human Resource Manager for Pacific Market, indicating the Pacific Market’s Rohnert Park store employs 50 people, and the company has a total employment of 156 at their three stores.  The Wal-Mart expansion will close the Rohnert Park store thereby eliminating 50 jobs.  And, according to the October 22, 2009 letter (included in the EIR) from Ken Silveira, President of Pacific Markets, if the Rohnert Park store closes this will likely affect the viability of the other two Pacific Markets.  

BAE estimates Wal-Mart will achieve annual food sales of $23.0 million. According to Pacific Market management, the Rohnert Park store does about $10.0 million, so this will leave $13 million that must come from other food stores.  Assuming another store does not close, the remaining stores will have to reduce employee headcount in order to keep their labor percent in line with reduced volumes.  This typically results in the layoff of checkers, baggers and members of the stocking crew.  While it is impossible to predict with certainty the number of layoffs, some educated assumptions can be made.  Because a food store with a total annual volume of $13.0 million has a payroll of about 60 full and part time workers, it would be reasonable to assume that half of these employees would be let go if the impacts were spread over several stores.  This would result in the loss of an additional 30 jobs, bringing the total job losses resulting from these direct impacts to a minimum of 80 and a high of 186.

But there are other indirect impacts to consider.  For example, Pacific Market deals with many local vendors and suppliers, who provide not only product to the stores, but services as well.  Pacific Market estimates there are at least 61 of these firms providing jobs that support approximately 4,291 local workers – see Exhibit 2.  While most of these firms have multiple business accounts, it is reasonable to assume that some jobs will be lost, or hours cut such that full time workers become part timers.  We would estimate another 20 workers would be let go.  Additional collateral damage would occur at the Mountain Shadows Plaza where Pacific Market is located.  We estimate several of the smaller businesses will close, creating the loss of another 5 jobs.  In total, it is estimated that 105 jobs will be lost, increasing the total to 211 if the other two Pacific Markets close.  The estimate of 105 job losses is consistent with a study by Professor David Neumark that found that for every new Wal-Mart employee 1.4 existing jobs are lost – see Exhibit 3.

Finally, consideration must be given to whether Wal-Mart’s new job opportunities replace jobs with better economic benefits.  As described in Exhibit 1, Pacific Market pays their full time workers $17.47 per hour on average, while Wal-Mart states on their web site concerning the Supercenter in Bakersfield that opened October 27, 2009, that Wal-Mart pays its full time California associates approximately $11.90.  Using a 40 hour work week, this equates to an annual, full-time wage at Wal-Mart of $24,750 versus $39,900 at Pacific market, a difference of 61%.  This is consistent with a January 2004 study done by the Bay Area Economic Forum that concluded that Bay Area supermarket wages were 59% better than Wal-Mart wages.  The difference in the benefit package was even more extreme, with Bay Area supermarkets contributing $7.57 per hour in benefits versus $1.87 per hour for Wal-Mart – see Exhibit 4.  

Provide the market area with an affordable shopping alternative to bring a wide variety of products to Rohnert Park and surrounding communities.   There is little doubt that the grocery products sold at Wal-Mart will be affordable compared to most conventional retailers in the PTA.  To reach its revenue goals, Wal-Mart’s Supercenter expansion will use low pricing on a variety of goods as a classic strategy to attract consumers.  Volpe and Lavoie (2008) conclude that: 1) Wal-Mart Supercenters result in a decrease in grocery prices between 6 and 7% for national brand goods at conventional supermarkets competing within a radius of 5 miles from the Supercenter.  The associated decrease in the price of private label goods is between 3 and 8%; 2) the greatest impact of Wal-Mart Supercenters, in terms of price decreases, is in the grocery and dairy departments for both national brands and private labels; and 3) Wal-Mart Supercenters price national brand and private label products significantly lower than conventional supermarkets.

Because Wal-Mart is a large national retailer that uses price as its primary marketing tool, most of its grocery products are sourced from major manufacturers who can provide Wal-Mart volume and cost of goods required to meet its pricing and revenue objectives.  Except for its Great Value brand, the variety of grocery products carried by Wal-Mart is likely to be less than what is offered at large chains like Safeway and Raley’s and also less in several products lines than what is offered at local stores like Oliver’s and Pacific Market.  As an example, Table 1 below shows the results of a comparison of certain product categories at the Pacific Market in Rohnert Park versus the Wal-Mart Supercenter in American Canyon; Exhibit 5 shows the raw data.  This survey turned up 188 different coffee and tea items at Wal-Mart versus 405 at Pacific Market.  Beer is similar; there are about 71 types of beer at Wal-Mart compared to 250 at Pacific Market, including 60 local brands.  Pacific Market also stocks about 350 different cheese items, of which 30% are from local producers, versus a selection of about 189 national cheese products at the Supercenter.  In fact, except for selected wines, no local brands were found at Wal-Mart compared to a many local brands found at Pacific Market.  In short, except for its private label and a few other items, an expanded Wal-Mart will not add to the selection of existing brands already available in the PTA, while the closure of Pacific Market will reduce choice among Rohnert Park stores, and especially for local products.

Table 1: Variety Comparison

	Product
	Wal-Mart
	Pac Mkt
	Comments on Pac Mkt

	Coffee
	     109
	  80
	6 local brands are 85% of sales

	Tea
	79
	325
	25 different brands

	Beer
	71
	250
	60 local brands, largest selection in Rohnert Park

	Wine
	     247
	600
	80% Sonoma and Napa wines

	Cheese
	189
	350
	50% local cheese


      * The item count is by variety, not SKU – multiple sizes of the same item count as one variety

Provide a grocery store that meets the current unmet demand of consumers residing within the market area. – In order to determine if food sales are leaving the PTA (referred to as “leakage”) or coming into the PTA (referred to as “injection”), BAE has estimated the total existing PTA food sales and compared this to the estimated food expenditures from the PTA.  These estimates are shown in Tables 10 and 11 (EIR Appendix H, pp. 25, 28) of the DEIR, and indicate that in the years 2009/2011 there will be a net annual “leakage” of food sales from the PTA of $8.8 million.  The sources used, and assumptions made to arrive at a determination of whether there is a “leakage” or an ”injection” are critical in determining if there is any unmet demand.  In analyzing BAE’s methodology, we have discovered critical errors, omissions, and inconsistencies.  These are described below.

Throughout their report, BAE has used Claritas (a major data-gathering company, owned by the Nielsen Company) as their source for most of their demographic projections.  Claritas also provides a report available by zip-code areas called the “RMP Opportunity Gap – Retail Stores”.  This report compares the demand (expenditures) and supply (sales) by major retail categories.  In their report for 2009, Claritas estimates Supermarket, grocery sales in the PTA of $267 million, a figure that is almost identical to the estimate used by BAE of $268.497 million as shown in Table 11 (EIR Appendix H, p. 28).  Clearly BAE agrees with Claritas on the 2009 sales of supermarkets in the PTA.  However, Claritas also indicates in their 2009 report that the expenditures of PTA residents for supermarket type items is only $150 million; this indicates that there is an “injection” of food sales coming into the PTA of $117 million (see Exhibit 6).  So instead of an unmet demand (“leakage”) of $8.8 million, Claritas estimates a $117 million “injection”.  
Rather than use the numbers developed by Claritas for estimating food expenditures, BAE has used a different methodology and data source.  But here again problems arise.  As shown in Tables 10 and 11 in Appendix H of the Draft EIR, per capita food sales for Sonoma County (used as the “Benchmark Area”) are allowed to increase from $3,175 in 2008 to $3,230 in 2009, while sales in the PTA are kept flat.  Although the per capita change is small, when multiplied by a PTA population of about 85,000 the consequences are much greater, and serve the apparent purpose of creating more unmet demand.

There is also a problem with the population estimates used by BAE.  2009 population estimates for Rohnert Park, Cotati and Sonoma County are available at the California Department of Finance (DOF) - www.dof.ca.gov.  DOF reports a 2009 population for Sonoma County of 490,231, while BAE assumes 473,426, based on data supplied by Claritas.  Using BAE data, total Sonoma County retail food sales are estimated at $1.513 billion ($3,230 x $473,426).  If the DOF population estimate of 490,231 is used per capita food sales drop to $3,119 ($1.513B divided by 490,231).  Per capita sales of $3,119 are less than the PTA per capita, which implies a net injection, not leakage.  Table 2 below shows the Leakage Calculation Comparison in three steps.  Step 1 shows BAE’s estimate from the Draft EIR Appendix H’s Table 11 of an $8.8 million leakage.  Step 2 corrects the benchmark (Sonoma County) per capita to $3,175, which reduces the leakage to $4.0 million.  Step 3 corrects the 2009 population using DOF data, resulting in a net injection of $3.5 million.

Table 2: Leakage Calculation Comparison

Step 1: BAE Original

                                                                                                  Benchmark
Food Sales Per Capita       RP/Cotati            PTA            Sonoma County       

                                            $3,262                       $3,128                   $3,230

          Per Capita Difference (PTA to Benchmark)                               ($102)

          Leakage                                                                                ($8,754,000)
Step 2: Benchmark Adjustment

                                            $3,262                        $3,128                    $3,175

          Per Capita Difference (PTA to Benchmark)                                  ($47)

          Leakage                                                                               ($3,953,000)  

Step 3:  Population Adjustment

                                            $3,262                        $3,128                     $3,087

        Per Capita difference (PTA to Benchmark)                                       $41

        Injection after Population Adjustment


          $3,519,000

Population – Steps 1 & 2    50,034                   85,827*              476,659_

Population – Step 3             50,034                   85,827*              490,231

* This number was 84,117 in BAE’s Table 10, but then modified to 85,827 in Table 11.

There are two additional reasons why the injected food sales figure may be even higher.

First, BAE uses Sonoma County per capita figures as a benchmark even though BAE shows per capita income for Sonoma County is 25% higher than income for the PTA, $31,712 versus $25,336, respectively (EIR Appendix H, p. 12).  BAE notes that disposable income is a major factor influencing per capita food expenditures, so lower per capita sales in the PTA compared to higher per capita sales at food stores would result in greater injections (Ibid, p. 27).  A second factor is that per capita food store sales have been steadily declining in Sonoma County since 2001 as shown in BAE’s Exhibit C-4 (Ibid, p. 56).  
During this time frame, per capita food sales have fallen 14%, or about 2% per year.  While the recent economic slump has probably played a role, it is also likely that grocery sales once spent at conventional grocery stores are now going to mass merchants like Wal-Mart, Target and Costco.  Assuming this trend continues, it will reduce sales at classic grocery stores in the years ahead, thereby placing more grocery stores at risk of closure.  In spite of this trend, BAE has held per capita food expenditures constant through 2016 – the estimated fifth year following the anticipated opening of Wal-Mart in 2011. 

Promote economic growth and development that is consistent with the policies of the Rohnert Park General Plan - General Plan Goal LU-H requires that land use patterns maximize residents’ accessibility to neighborhood shopping centers (RP General Plan, p. 2-28).  Wal-Mart is in a regional location, and because it will add groceries resulting in the closure of Pacific Market this makes Wal-Mart’s use of this land for the sale of groceries inconsistent with this Goal.  Goal LU-7 is even more explicit, in that it “encourage(s) new neighborhood commercial facilities to be located to maximize accessibility to all residential areas”.  Furthermore, it goes on to state that the “intent is to ensure that…. supermarkets….are located close to where people live and facilitate access to these on foot or bicycles.” (Ibid., p. 2-30)  If the expansion of the Wal-Mart was not anticipated to close Pacific Market, an argument could be made that it is in compliance with this Goal.  However, by forcing the closure of Pacific Market, Wal-Mart will effectively eliminate the only true, neighborhood-serving supermarket in this neighborhood since 1985.  As explained below, this will substantially increase customer driving time; due to Wal-Mart’s location on the west side of US 101 it will effectively preclude biking or walking to the store for former customers of Pacific Market. Finally, this project is inconsistent with Rohnert Park’s General Plan Objectives that include: keep the city’s small town feel; encourage local jobs; and, increase pedestrian and bike access.  Given that Wal-Mart is west of US 101, and all the population is to the east, traveling to Wal-Mart by foot or bike is not an easy or safe option.  Therefore, the Project is not consistent with Goal TR-F: Encourage alternate modes of travel—including transit, bicycles, and walking—by coordinating land use planning and development with transportation and by promoting compact, mixed-use development in targeted areas (Ibid. p. 4-9).

Develop a project that is consistent with the City of Rohnert Park General Plan and Zoning Ordinance. – See comments above.

Generate tax revenues to accrue to the various agencies within the project area – Because the expansion is for the purpose of adding a grocery component, almost all of the $23.1 million in estimated new sales are food sales ($23.0 million).  As mentioned in the EIR’s response to comments SCOTT-5, the existing Wal-Mart already sells health and beauty aids, which typically constitute a large portion of a supermarkets taxable sales (EIR, pp. 3-87:3-94).  It is therefore anticipated that very few of the new food sales will be taxable.  As mentioned in previous comments, it is also anticipated that virtually all of Wal-Mart’s sales will come from existing stores operating within the PTA.  Therefore, the combination of most new sales being non-taxable and the likelihood that these sales will consist of sales transferred from existing stores in the PTA, means that the expansion will not generate any new tax dollars for agencies within the project area.  To the extent that Wal-Mart forces other retailers to lower prices to compete, there may actually be a net reduction in sales.  Since it is assumed that Pacific Market will close, there could also be a decline in commercial property tax dollars at Mountain Shadows Plaza and other locations if commercial foreclosures occur.

Minimize travel lengths and utilize existing infrastructure to the maximum extent possible by expanding the existing Walmart store – The travel time analysis in the Final EIR suggests that the travel time from 7 selected locations in northern Rohnert Park is only slightly longer to Wal-Mart than Pacific Market, and if Pacific Market closes, Wal-Mart will be closer than either Raley’s or Costco (FEIR p.2-6).  This type of comparison misses the primary point, which is, where will the 8,000 customers who currently shop Pacific Market each week go to shop when Pacific Market closes?  Because Pacific Market serves a well-defined trade area where almost all their customers have to pass near the Pacific Market store, it is reasonable to assume that the distance between Pacific Market and a replacement market represents new travel distances and times for Rohnert Park residents
.  It is also reasonable to assume that these customer trips will be diverted in equal numbers to Wal-Mart (because of proximity); Safeway/Raley’s (because of similarity and proximity); Olivers (because of similarity in product and ambience); and those who will combine their former Pacific Market shopping at another grocery store they also usually patronize.  From Google maps we can calculate the distance between Pacific Market and the three other supermarket locations together with the travel time – see Exhibit 7.  This information is analyzed in Table 3 below. 

Table 3 assumes 2,000 trips will be diverted to each of the following stores: Wal-Mart: Safeway/Raley’s and Olivers.  This would result in 28,400 extra miles each week, or 1,476,800 per year.  Assuming the average vehicle gets 20 mpg, this would consume 73,840 gallons of gas, which at $3.00/gallon would cost these drivers $222,000/year.  These drivers would also spend 62,400 extra hours in their cars each year.  Not only will this create economic and personal hardship on these former Pacific Market customers, but it will create significant environmental and infrastructure costs, which have been neither contemplated nor calculated.
Table 3: Pacific Market Trip Diversions

	Pacific Market
	
	
	Total Trips per Year
	Annual

	Shoppers to:
	# of customers
	Round trip in miles
	Week
	Year
	Extra Hours

	Wal-Mart
	2,000
	3.2
	6,400
	332,800
	17,333

	Raley’s/Safeway
	2,000
	3.8
	7,600
	395,200
	17,333

	Oliver’s
	2,000
	7.2
	14,400
	748,800
	27,733

	Combined Trips
	2,000
	0
	0
	0
	0

	Totals
	8,000
	N/A
	28,400
	1,476,800
	62,399

	Gallons of Gas
	@ 20 mpg
	
	
	73,840
	

	
	
	
	
	
	

	Cost to diverted drivers
	$3/gal average
	
	
	73,840
	$221,500


Urban decay evaluation

BAE has concluded in their July 2009 Economic Impact and Urban Decay Analysis for the Wal-Mart expansion that the sales impacts from this expansion will result in the closure of Pacific Market in Rohnert Park.  However, BAE assumes the following: “Assuming the economy recovers and growth resumes, these vacancies may resume absorption by the time the Proposed Project opens and an additional supermarket vacancy such as the Pacific Market space could be re-tenanted to meet demand in the area” (EIR Appendix H, pp. 44-45).  The first problem with this statement is that the Proposed Project is estimated to open in 2011, and since BAE has assumed the PTA will not grow between 2009 and 2011, it would be unrealistic to assume that the Pacific Market space would be re-tenanted.  

More likely, BAE meant to imply that the Pacific Market space would be re-tenanted by sometime after 2016 based on the following statement in the Draft EIR Appendix H’s page 41: “Even if the short-term losses led to closure of an existing supermarket, the overall growth in demand after 2016 could allow for the potential re-tenanting by a stronger competitor in a by (sic) that year” (underline added).  However, based upon comments in the BAE report, and the assumed growth of the PTA, it is clear from BAE’s own evidence that such a re-tenanting before 2016 is extremely unlikely.  Here is the evidence from the BAE and EIR reports.

1. Broker observations – BAE reports the following information concerning the state of the leasing market.  
“Local real estate brokers report that under current conditions, it would be difficult to fill vacant supermarket space such as that occupied by Pacific Market with another grocery store or another type of use.  Many major grocery store operators already have a presence in the region and there is currently an overall shortfall in demand for all types of retail spaces in Rohnert Park” (EIR Appendix H, p. 44).  
BAE also points out on EIR Appendix H’s page 42 that “the trend in the supermarket industry until recently has been toward larger stores and consolidation.”  At approximately 34,000 square feet, Pacific Market does not fit the profile of a conventional store.

2. Existing vacancies – On EIR Appendix H, page 47, BAE reports; “there is a large overhang of vacant retail space in the area currently, approximately 10% or higher based on the two brokerages tracking vacancies.  In Rohnert Park/Cotati alone, this amounts to over 300,000 square feet of space
.  While the market might absorb most of the new space, this large amount of additional vacant space makes it less likely that a specific supermarket space could be re-absorbed.”  In EIR Appendix H’s Cumulative Impacts analysis on page 49, BAE states; “Cumulatively, the additional proposed supermarket space, along with the current high vacancies combined with other planned projects coming online, could result in a potential for long-term vacancy for a closed supermarket in Rohnert Park.”

3. Leakage – As documented above, we estimate there is currently no food store leakage from the PTA.  Even assuming BAE’s estimate of $8.8 million in leakage, since BAE assumes Wal-Mart will capture the 25% share that would flow to Rohnert Park, this would not leave any available leakage for Rohnert Park supermarkets.  Thus, there is no leakage to justify the re-tenanting of the Pacific Market.

4. Population growth - On page EIR Appendix H, page 39, BAE conclude: “while food stores might see a net loss in short-term sales following the store opening in 2011, these losses would be largely abated by 2016 due to increased demand due to modest population growth in the PTA”.   This statement needs careful consideration.  Since BAE used Claritas for its population estimates, we know that between 2011 and 2016 BAE estimates the PTA population will increase by 3,774, while population in the City of Rohnert Park will increase by just 600 – see Exhibit 9.  Since annual per capita food expenditures are about $3,100, this would increase available food expenditures in the PTA by $11.7 million and in Rohnert Park by just $1.9 million.  Since the additional $1.9 million would accrue to the benefit of all Rohnert Park stores, and since the Pacific Market has a very “neighborhood” location, it is very unlikely that this modest growth in Rohnert Park would entice any grocery store to re-open at this location.

5.  Cumulative Impacts – The cumulative analysis assumes 57,000 square feet of new supermarket space, with 45,000 square feet comprising a new 45,000 square foot supermarket in the Sonoma Mountain Village project of Rohnert Park.  BAE acknowledges on EIR Appendix H, page 46 that: “With the cumulative square footage of supermarkets assumed here, amounting to 97,000 square feet of supermarket or supermarket-equivalent space, more than one store might be at risk of short-term closure, and one store might be at risk of long-term closure.”   Considering that Target has already started constructing a full-grocery component to its stores in Rohnert Park and south Santa Rosa (both of which are in the PTA and neither of which was accounted for in the EIR), these cumulative impacts will lengthen any re-tenanting of the Pacific Market to well beyond 2016, if ever.
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� A recent tabulation 652 Pacific Market customer addresses found that 79% lived within one mile, and a total of 91% lived within the City of Rohnert Park.


� The Rohnert Park retail vacancy has grown to 12% (the highest in Sonoma County) and 400,000 square feet of vacant space in 4th qtr. 2009 – see Exhibit 8�.
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