EUGENE CITY COUNCIL
AGENDA ITEM SUMMARY

Work Session: Downtown Update - East Broadway

Meeting Date: February 22, 2006 Agenda Item Number: A
Department: Planning and Development Staff Contact: Nan Laurence
WWW. eugene-orgoy Contact Telephone Number: 682-5340

ISSUE STATEMENT

This work session will provide detailed information on actions required to move forward with
the public parking garage and the East Broadway/Whole Foods Development Project. This is the
third work session for this project.

There are four actions being considered at this work session:

1) City Council authorization for the City Manager to enter into legal documents for a land
transaction with the Shedd Institute for the Arts;

2) City Council authorization for the City Manager to enter into a development agreement
and approve related legal documents between the City, Broadway and High Associates
(representing the G Group) and Gerding/Edlen Developers;

3) City Council approval of the financing strategy for the public parking garage; and

4) City Council authorization for the City Manager to sign an intergovernmental agreement
between the City and the Urban Renewal Agency

BACKGROUND

The council considered this item on February 8, 2006, and February 13, 2006, and directed the
City Manager to begin negotiations on the land transaction, the development agreement, and
related legal documents, for public garage development Option 4. This option includes
approximately 260 parking spaces and a commercial space at the corner of 8" Avenue and High
Street.

Background information on this project is included in the City Council Agenda Item Summary
for February 8, 2006.

At the work session on February 22, the council is asked to take action on four items: 1) the land
transaction with the Shedd, 2) the development agreement between the City, Broadway High
Associates and Gerding/Edlen Developers, 3) approval of the financing strategy, and 4) approval
of an intergovernmental agreement between the Urban Renewal Agency and the City of Eugene.
Each of these items is discussed below, and described in Attachments A — D. As discussed in
the work session, this project addresses the need for parking in this area of downtown. The
updated parking study verifies this need, and is included as Attachment E: Draft Parking
Analysis.
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1)

2)

3)

Land Transaction with the Shedd

Attachment A provides a general outline of terms for a land transaction between the City of
Eugene (the City) and the Shedd Institute for the Arts, LLC (the Shedd). Based on council
action, this outline will be the basis of a legal agreement between the City and the Shedd to
be signed by the City Manager and a representative of the Shedd.

Development Agreement

Attachment B provides a general outline of terms for a development agreement between the
City, Broadway High Associates (BHA), and Gerding/Edlen Developers (GED). Based on
council action, this outline will be the basis of a legal agreement between (a) the City and (b)
BHA and GED. Following agreement on the specific terms of the agreement, it will be
signed by the City Manager and representatives of GED and BHA.

The development agreement will specify that the completed public parking garage will be
similar in scope and design with drawings submitted by GED, as presented to the council at
the February 13 work session. Staff will continue to address the urban design goal of
orienting the commercial space along 8th Avenue as much as possible. Publicly-owned,
privately leased commercial space exists in many of the other City-owned garages. Based on
City Council discussion on February 13, staff is also exploring the option of structuring the
ownership and design of this commercial space so that it could be sold, rather than
maintained as publicly-owned space.

GED will be responsible for constructing the parking structure (including the commercial
space). Because that structure is a public improvement project, GED will have to comply
with all applicable public contracting laws and prevailing wage requirements. In addition, in
order that the project can be awarded to GED without going through a competitive bid
process, the council may be asked to take action under the City’s public contracting code.
Additional information will be provided to the council on this point ahead of the council
meeting.

Financing Strategy

The financing strategy recommended by staff is for the Riverfront Urban Renewal District to
pay for as much of the costs of the garage project as possible. The total cost, including
payment to the developer and other related City costs, is estimated to be $8,035,000.
Funding for the project would come from several sources: Riverfront Urban Renewal
District revenue bonds of $4 million; Riverfront District cash of $1.5 million; City
stormwater funds of $0.25 million; City Library Debt Service Fund reserves of $0.475
million; and City Facility Reserve of $1.8 million. Under this approach, the Riverfront
Urban Renewal District would pledge all of its revenues, after paying for district
administration costs, to this garage project, either as an up-front cash contribution or to
service debt in future years.

There was a suggestion at the February 13 City Council meeting that the relative shares of
Urban Renewal Agency and City contribution might be reconfigured to provide the Agency
with more flexibility to conduct future projects. If that approach were chosen, the City could
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take more funds from the Facility Reserve, and the Agency could borrow less. While this
strategy would allow the Agency the ability to work on unspecified future projects, it could
also reduce funds available for future projects, including the City Hall project, depending on
the speed with which the Urban Renewal Agency is able to reimburse the City.

4) Intergovernmental Agreement Between the City and Urban Renewal Agency
An intergovernmental agreement between the City and the Urban Renewal Agency would
cover the terms of the Agency’s participation in the garage purchase. It would also set out
the agreement for the Agency to reimburse the City for the facility reserve’s contribution to
the garage project. The IGA would have to be approved by both the City and the Agency.

Financial and/or Resource Considerations

The East Broadway/Whole Foods Development Project involves significant financial and
resource considerations. See Attachment C for details concerning the proposed financing
strategy.

Timing
Prompt action is recommended. The council is being asked to move forward with action at this
meeting in order to maintain the timelines established by GED.

RELATED CITY POLICIES

This project addresses implementation strategies and policies from the Downtown Plan, in
addition to the Growth Management Policies and the Goals and Objectives from the Riverfront
Urban Renewal District Plan. This project does not directly address or affect council goals or
priorities.

Relevant Downtown Plan policies include the following:
. Downtown development shall support the urban qualities of density, vitality, livability
and diversity to create a downtown, urban environment.
« Actively pursue public/private development opportunities to achieve the vision for an
active, vital, growing downtown.
. Facilitate dense development in the Courthouse area and other sites between the core of
downtown and the river.

The Downtown Plan policies emphasize downtown Eugene as a strong regional center, and a
diverse, dense, economically strong urban center. The proposed Whole Foods Development
Project addresses these policies as a higher density, pedestrian-oriented, public/private
redevelopment project in the area of the Wayne Morse Federal Courthouse.

The following project is listed in the Downtown Plan as an example of a possible action to

address the Implementation Strategies in the plan:

« Construct a new parking garage to support the east side of downtown and the new
Courthouse district.
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Relevant Growth Management Policies include the following:

Policy 1  Support the existing Eugene Urban Growth Boundary by taking actions to increase
density and use existing vacant land and under-used land within the boundary more
efficiently.

Policy 2 Encourage in-fill, mixed-use, redevelopment, and higher density development.

Policy 3 Encourage a mix of businesses and residential uses downtown using incentives and
zoning.

The Whole Foods Development project is consistent with the Goals and Objectives of the
Riverfront Urban Renewal District Plan, in particular the following:
4. To stimulate development activity and amenities near the new federal courthouse.

COUNCIL OPTIONS

The council can choose to take action in support of the East Broadway/Whole Foods
Development Project by approving the suggested motions below, or decline to support the
project as proposed.

CITY MANAGER’S RECOMMENDATION
The City Manager recommends that the council take action in support of the East
Broadway/Whole Foods Development Project by approving the four motions suggested below.

SUGGESTED MOTIONS

Move to authorize the City Manager to enter into a land transaction agreement between property
owned by the City and property owned by the Shedd Institute for the Arts, LLC for the purposes
of participating in the East Broadway/Whole Foods Development Project, in substantial
conformity with the outline of terms described in Attachment A.

Move to authorize the City Manager to enter into a Development Agreement with Broadway
High Associates and Gerding/Edlen Developers for the public garage as part of the East
Broadway/Whole Foods Development Project, in substantial conformity with the outline of
terms described in Attachment B. The Development Agreement shall not include payments to
BHA and GED in excess of $7 million and shall not require other City expenses related to the
construction of the development in excess of $1.4 million.

Move to approve the Financing Strategy as described in Attachment C and include the financing
in the next supplemental budget and the FY07 proposed budget.

Move to authorize the City Manager to sign an intergovernmental agreement between the City of

Eugene and the Urban Renewal Agency in substantial conformity with the outline of terms
described in Attachment D.
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ATTACHMENTS:

Land Transaction with the Shedd
Development Agreement
Financing Strategy
Intergovernmental Agreement
Draft Parking Analysis

moOwx

FOR MORE INFORMATION

Staft Contact: Nan Laurence

Telephone: 682-5340

Staft E-Mail: nan.laurence(@ci.eugene.or.us
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ATTACHMENT A
Land Transaction with the Shedd

The following is a general outline of terms for a land transaction between the City of Eugene (the
City) and the Shedd Institute for the Arts, LLC (the Shedd). The terms and conditions contained
herein are intended to be for discussion purposes and do not represent the final terms for this
land transaction. Based on council action, the final terms will be in substantial conformity with
this outline.

Property Description

The City currently owns the northeast corner of the block bounded by East 8" Avenue, High
Street, Broadway and Pearl Street, specifically Tax Lots 1000 and 1100, Map 17-03-31-14. The
City is proposing to exchange these lots for property owned by the Shedd, specifically the
northwest corner of the block bounded by East 8™ Avenue, High Street, Broadway and Mill
Street, Tax Lots 1300 and 1400, Map 17-03-31-14. Both parcels consist of approximately
25,600 square feet each.

Environmental Assessment

An environmental assessment will be completed for each parcel. The cost of this assessment will
be borne by each property owner. Based on the information provided in the environmental
assessment, both the City and the Shedd must agree to either move forward with the exchange of
each site or rescind the offer to exchange each site. Each party will also have the option to
negotiate regarding a remedy for specific site clean-up costs if contamination is identified.

Compensation
Based on an appraisal completed by Charles P. Thompson, MAI, SRA, dated November 18,

2005, the value of the City’s parcel is $38.00/square foot, and the value of the Shedd’s parcel is
$39.00/square foot. Based on an appraisal completed by Kent Voronaeff, MAI, CCIM, dated
December 30, 2005 the value of both parcels is $33.50/square foot. Based on these appraisals, in
order to complete this land transaction, the exchange of these properties can occur on an equal
value basis without any compensation due either party for the value of the land. Any transaction
related costs will be split equally between the parties.

Property Information: Upon execution of the land transaction, the City shall deliver to the Shedd
all information in the City’s possession relating to the condition of the City’s parcel. Likewise,
the Shedd shall deliver to the City all information in the Shedd’s possession relating to the
condition of the Shedd’s parcel. Such property information shall include, but not be limited to,
environmental reports, soils reports, and topographical and boundary surveys.

Due Diligence Period: Upon execution of the land transaction, both parties will complete all
necessary due diligence including reviewing property information provided for each parcel, and
conducting on-site testing to determine the condition of the property.

Condition of Title: The City shall deliver its property to the Shedd with clear title free of any
and all encumbrances and exceptions except those as may have been approved by the Shedd in
its sole discretion. Likewise, the Shedd shall deliver its parcel to the City with clear title free of
any and all encumbrances and exceptions except those as may have been approved by City in its
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sole discretion. Both the City and the Shedd, at their own costs, shall provide a standard form of
owner’s policy of title insurance in the amount of the highest appraised value of the property
insuring clear title in each buyer’s name subject only to the approved exceptions.

Development Purpose and Timing

The land transaction between the City and the Shedd is intended for the purpose of participating
in the East Broadway/Whole Foods Redevelopment Project. The City’s obligation to proceed
with the land transaction is contingent on this project. If this project does not occur, the land
transaction is null and void.
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ATTACHMENT B
Development Agreement

The following is a general outline of terms for a development agreement between the City of
Eugene (the City), Broadway High Associates (BHA) and Gerding/Edlen Developers (GED).
The terms and conditions contained herein are intended to be for discussion purposes and do not
represent the final terms for this land transaction. Based on council action, the final terms will be
in substantial conformity with this outline.

Development Purpose

GED will construct a public parking garage with publicly-owned commercial space on the
ground floor. GED will also construct a commercial space for the Oregon Central Credit Union
(OCCU), and a grocery store with associated parking which will be owned by BHA and leased to
Whole Foods Market.

Project Design and Construction

The design and construction of the public parking garage must be similar in scale and design
with the conceptual design (including plans, section and elevations submitted by GED and
attached to this outline of terms).

For the construction of the public garage and associated public commercial space, the developer
will comply with public contracting laws and prevailing wage requirements. The developer will
allow City staff reasonable access to review and inspect the property during construction. The
completed development must be in substantial conformity with the final approved design to the
City’s satisfaction prior to the City's payment for purchase of the garage.

Land Assembly

The City will complete a land transaction with the Shedd Institute for the Arts to gain ownership
of tax lots 1100 and 1000, map 17-03-31-14. This property will be the primary land for the
public parking garage and embedded commercial space. OCCU owns property currently
identified as tax lot 200, which will be the primary location for OCCU. The remainder of the
private property on this block, specifically property currently identified as tax lots 400, 600, 700,
800 and 900, is currently in the ownership of BHA, and will be the primary location of the
grocery store. The ownership of each portion of the full block redevelopment will be articulated
in the development agreement between the City, BHA and GED.

Alley Vacation

GED shall initiate a vacation of the north-south alley and the east-west alley in a manner
sufficient to meet the development plans for the site. BHA will pay the full assessment of the
value for the alley vacation, estimated at approximately $225,000.

Public Parking Garage Purchase Price

The price for the public parking garage is estimated to be $6.7 million, assuming approximately
260 parking spaces and approximately 5,000 square feet of publicly owned commercial space.
This amount includes all labor, design, site work, construction, permitting and related costs
required to fully construct the public parking garage similar in scale and design to drawings
submitted by GED and attached to this outline of terms. This amount is due from the City to
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GED when the public parking garage is completed and has a certificate of occupancy, and after
final City inspection and approval.

Development Timing
Construction of the project shall commence in a timely fashion.

Utilities

Public utilities are currently located in the alleys on this block. These include a stormwater line,
owned by the City and running north-south and steam distribution lines, owned by Eugene Water
and Electric Board, and running north-south and east-west. These will be addressed as follows:

1) The stormwater line will remain in place. The City will pay for the costs of rehabilitating
this line at an estimated cost of $250,000. GED will build over this line in a manner
consistent with City specifications for location of foundations and related issues.

2) The steam lines will be relocated in a manner consistent with GED’s development plans
for the site and EWEB’s need to maintain steam distribution. The costs for this
relocation will be shared equally between the City and GED and are estimated at between
$575,000 and $650,000.
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