7505 South Holden Street
Midvale, UT 84047

(801) 567-7200
www.midvalecity.org

REDEVELOPMENT AGENCY OF MIDVALE CITY
MEETING AGENDA
January 21, 2020

PUBLIC NOTICE IS HEREBY GIVEN that the Redevelopment Agency of Midvale City will
hold a regular meeting on the 21st day of January 2020 at Midvale City Hall, 7505 South
Holden Street, Midvale, Utah as follows:

7:00 PM OR IMMEDIATELY FOLLOWING THE CITY COUNCIL MEETING

V.

GENERAL BUSINESS
WELCOME AND ROLL CALL

PUBLIC COMMENTS

Any person wishing to comment on any item not otherwise scheduled for public hearing on
the Agenda may address the Redevelopment Agency Board at this point by stepping to the
microphone and giving his or her name for the record. Comments should be limited to not
more than three (3) minutes, unless additional time is authorized by the Governing Body.
Citizen groups will be asked to appoint a spokesperson. This is the time and place for any
person who wishes to comment on non-hearing, non-Agenda items. Items brought forward
to the attention of the Redevelopment Agency Board will be turned over to staff to provide
aresponse outside of the Redevelopment Agency meeting.

CONSENT AGENDA
A. Consider Minutes of January 7, 2020 [Rori Andreason, H.R. Director/City]
Recorder]

ACTION ITEMS

A. [Consider Resolution No. 2020-02RDA Amending the Request for Proposals Term
Sheet (RFP) Tor the Property and Improvements located at /697 South Main Street
[Jessica Stephens, RDA Project Manager]|

ADJOURN

In accordance with the Americans with Disabilities Act, Midvale City will make reasonable
accommodations for participation in the meeting. Request assistance by contacting the City Recorder at
801-567-7207, providing at least three working day notice of the meeting. TTY 711

A copy of the foregoing agenda was provided to the news media by email and/or fax. The agenda was also
posted at the following locations on the date and time as posted above: City Hall Lobby, on the City’s
website at www.midvalecity.org and the State Public Notice Website at http://pmn.utah.gov. Board
Members may participate in the meeting via electronic communications. Board Members’ participation via
electronic communication will be broadcast and amplified so other Board Members and all other persons
present in the Council Chambers will be able to hear or see the communication.

PLEASE SILENCE CELL PHONES DURING THE MEETING

DATE POSTED: JANUARY 16, 2020 RORI L. ANDREASON, MMC

H.R. DIRECTOR/CITY RECORDER


http://www.midvalecity.org/
http://www.midvalecity.org/
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REDEVELOPMENT AGENCY MEETING
Minutes
Tuesday January 7, 2020

Council Chambers
7505 South Holden Street
Midvale, Utah 84047

CHAIR: Robert M. Hale

BOARD MEMBERS: Board Member Bryant Brown
Board Member Dustin Gettel
Board Member Quinn Sperry
Board Member Heidi Robinson
Board Member Paul Glover

STAFF: Kane Loader, Services Director; Matt Dahl, Assistant City Manager; Rori
Andreason, HR Director/City Recorder; Lisa Garner, City Attorney; Kyle
Maurer, Administrative Services Director; Glen Kennedy, Public Works
Director; Chief Randy Thomas, UPD; and Jake Shepherd, Network
Administrator.

Chair Hale called the meeting to order at 10:35 p.m.

l. GENERAL BUSINESS
A. Roll Call - Board Members Dustin Gettel, Paul Glover, Quinn Sperry, Bryant
Brown, and Heidi Robinson were present at roll call.

. PUBLIC COMMENTS
There was no one who desired to speak.

II. CONSENT AGENDA
A. CONSIDER MINUTES OF DECEMBER 10, 2019

MOTION: Board Member Dustin Gettel MOVED to approve the consent agenda.

The motion was SECONDED by Board Member Bryant Brown. Chair
Hale called for discussion on the motion. There being none he called
for aroll call vote. The voting was as follows:

Board Member Bryant Brown Aye

Board Member Dustin Gettel Aye

Board Member Paul Glover Aye

Board Member Quinn Sperry  Aye

Board Member Heidi Robinson Aye
The motion passed unanimously.

V. ACTION ITEM




Proceedings of Redevelopment Agency Meeting
January 7, 2020

A. CONSIDER RESOLUTION NO. 2020-01RDA APPROVING THE TERM
SHEET FOR A TAX INCREMENT REIMBURSEMENT AGREEMENT
BETWEEN THE REDEVELOPMENT AGENCY OF MIDVALE CITY AND
GARDNER BINGHAM JUNCTION OFFICE 4, LC AND AUTHORIZING
THE CHIEF ADMINISTRATIVE OFFICER TO EXECUTE A TAX
INCREMENT REIMBURSEMENT AGREEMENT BASED ON THE TERM
SHEET
Matt Dahl said The Developer intends to expand upon the redevelopment at their property
located at 7225 S Bingham Junction Blvd and 7239 S Bingham Junction Blvd (“Property”).
Following extensive research into the environmental and geotechnical issues that exist
on the Property, as well as the preparation of a Site Management Plan in collaboration
with the City and the United States Environmental Protection Agency, the Developer and
Agency have determined that the development of the site will require non-standard
designs, materials, building technigues, and construction processes. These non-standard
materials and activities will result in costs that are unique to the Property and that will
substantially increase the costs to develop the site. The Developer has requested a tax
increment reimbursement of $3,000,000 to off-set the non-standard costs associated with
developing the Property.

In response to this request, Agency staff has negotiated a proposed term sheet for a
reimbursement agreement that details the requirements the Developer must satisfy to
receive a portion of the tax increment generated by the Property (Attached). As part of
the negotiations, staff has reviewed cost estimates and proformas to determine the
appropriateness of the Developer's requests. The proposed agreement places the
reimbursement cap for development costs at $3,000,000. The Agency will reimburse the
Developer 48% of the tax increment generated by the Property (i.e., 80% of the tax
increment received by the Agency). The Agency provide tax increment through 2033
(“Reimbursement Term”). Provided the Owner is in compliance with the Reimbursement
Agreement, the Agency agrees to make one reimbursement payment annually for the
Reimbursement Term, until the earlier to occur of (a) Owner has been reimbursed for all
approved Reimbursement Expenses, (b) the Reimbursement cap has been reached, (c)
the expiration of the Reimbursement Term, (d) the expiration of the Project Area, or (e)
the termination of the Reimbursement Agreement.

The Agency has previously provided developers tax increment reimbursements with the
goal of facilitating and attracting high quality and economically beneficial development.
The agency has participated in partially funding parking structure in the past on the basis
that parking structures support the highest and best use of the development of the land
while generating more property taxes.

PROJECT:

The TIRA will support the expansion of the CHG Healthcare Campus which will include
122,000 square feet of Class “A” office space and allow for the addition of 1,200 additional
employees. Overall, the expansion will result in a campus that includes 403,000 square
feet of office space. The proposed financing is also intended to partially finance the
construction of a 780-stall, four-story parking structure.



Proceedings of Redevelopment Agency Meeting
January 7, 2020

FISCAL IMPACT:

The Developer is responsible for paying the initial costs for the development of the
Property. Reimbursement is limited by the amount of tax increment generated by the
Property. The maximum reimbursement amount will be $3,000,000.

MOTION: Board Member Bryant Brown MOVED to Adopt Resolution No. 2020-
O01RDA Approving the Term Sheet for a Tax Increment Reimbursement
Agreement between the Redevelopment Agency of Midvale City and
Gardner Bingham Junction Office 4, LC and authorizing the Chief
Administrative Officer to execute a Tax Increment Reimbursement
Agreement and other related documents based on the Term Sheet,
subject to such other terms and conditions as recommended by the
Agency’s legal counsel. The motion was SECONDED by Board
Member Quinn Sperry. Chair Hale called for discussion on the motion.
There being none he called for a roll call vote. The voting was as
follows:

Board Member Bryant Brown Aye

Board Member Dustin Gettel Aye

Board Member Paul Glover Aye

Board Member Quinn Sperry  Aye

Board Member Heidi Robinson Aye
The motion passed unanimously.

V. ADJOURN

MOTION: Board Member Paul Glover MOVED to adjourn the meeting. Board
Member Dustin Gettel SECONDED the motion. Chair Hale called for
discussion on the motion. There being none, he called for avote. The
motion passed unanimously.

The meeting adjourned at 10:40 p.m.

Rori L. Andreason, MMC
City Recorder

Approved this 215 day of January 2020.



M Redevelopment Agency of MIDVALE CITY

SUMMARY REPORT
MIDVALE

In the Middle of Everything

MEETING DATE: JANUARY 21, 2020

SUBJECT: Resolution N0.2020-02RDA amending the Term Sheet of a Request for Proposals
(RFP) for the property and improvements located at 7697 South Main Street.

SUBMITTED BY: Jessica Stephens, Project Manager
SUMMARY:

The Redevelopment Agency of Midvale City (“Agency”) is proposing to amend the Request
for Proposals (“RFP”) terms sheet that was approved on October 2, 2018 to sell the building
and land that is currently home to the Midvale Historical Museum (“Museum”) on Main
Street (“Property”) in order to facilitate the redevelopment of the Main Street area. The
Agency purchased the property from the City on August 23, 2018 for $400,000 with the
intent to redevelop the property after the relocation of the Museum.

City Council approved the RFP with the following terms: The price for the property and
building will be set at $400,000. Proposed designs shall incorporate high quality facade
materials, adhere to all zoning code requirements, and utilize green building techniques in
any improvements made to the building. Preference will be given to those proposals that
provide neighborhood-oriented programming or services, significantly increase daily
pedestrian activity, and contribute to the emergence of a Main Street activity center. Each
RFP submission must include a project description, drawings, proforma, development
budget, statement of qualification, financial capacity, and down payment.

A Selection Committee comprised of representatives of the RDA, City, and community. The
Selection Committee will provide the Agency Board with a developer selection
recommendation. The Selection Committee may recommend a first and second ranked
developer, or no developer. The developer will be selected based on criteria including but not
limited to, completeness of proposal, developer’s vision, scope of development, development
preferences, developer qualifications, and financing. The RDA Board will consider the
Selection Committee recommendation and make and the final selection.

The selected developer will go through a design review process that will require them to
obtain approval for Basic Design, Schematic Design, Design Development, and Final
Construction Documents for the proposed development.

The original term sheet set the date of issuance as November 15", 2018. This date was based
on the anticipated relocation of the Museum, which was stated in the term sheet to be May
2019. The construction of the new Museum location was delayed and so the issuance of the
RFP was postponed until the Agency could confidently give developers a timeline for when
development could begin. Based on updates to the construction of the new Museum location,
the Agency is proposing to amend the RFP Term sheet to say the Museum will be relocated
in August 2020 and the RFP will be released before February 21, 2020.



RECOMMENDED MOTION:

I move that we adopt Resolution No. 2020-02RDA amending the Museum Property Request
for Proposals Term Sheet and authorizes the marketing of the Property for disposition.

ATTACHMENTS: Resolution No. 2020-02RDA, Amended Museum Property Request for
Proposals Term Sheet



EXHIBIT A



RESOLUTION NO. 2020-02RDA

A RESOLUTION AMENDING THE MUSEUM PROPERTY REQUEST FOR
PROPOSALS TERM SHEET

WHEREAS, the Redevelopment Agency of Midvale City (“Agency”) was created to transact
the business and exercise the powers provided for in the Utah Redevelopment Agencies Act;
and

WHEREAS, the Agency and Midvale City (“City”) are public agencies and therefore are
authorized under the Utah Interlocal Cooperation Act, Section 11-13-101, et seq. U.C.A. 1953,
as amended, to enter into agreements with each other which enable them to make the most
efficient use of their powers; and

WHEREAS, on November 17, 2015 the Agency adopted Resolution 2015-13RDA approving
the CDA Project Area Plan for the Midvale Main Street CDA Project Area; and

WHEREAS, the Agency and Midvale City (“City”) seek to revitalize the Midvale Main Street
CDA Project Area; and

WHEREAS, the Agency owns property located at 7697 South Main Street (“Property”); and

WHEREAS, the Agency believes the redevelopment of the Property will contribute to the
revitalization of the Midvale Main Street CDA Project Area; and

WHEREAS, the Community Reinvestment Agencies Act allows for public entities to sell,
grant, or convey property to redevelopment agencies; and

WHEREAS, the Agency desires to sell the Property for the purpose of facilitating its
redevelopment and approved the Museum Property Request for Proposals Term Sheet on
October 2, 2018 in order to sell the property; and

WHEREAS, the Agency desires to amend the Museum Property Request for Proposals Term
Sheet to adjust the timeline for the project.

NOW, THEREFORE, be it resolved by the Redevelopment Agency of Midvale City, that the
Board of Directors does hereby amend the Museum Property Request for Proposals Term Sheet
and authorizes the marketing of the Property for disposition.

PASSED AND ADOPTED BY THE BOARD OF DIRECTORS OF THE
REDEVELOPMENT AGENCY OF MIDVALE CITY, STATE OF UTAH, this
day of , 2020.




ATTEST:

Robert M. Hale
Chief Administrative Officer

Rori L. Andreason, MMC
Secretary

Voting by the Board: “Aye”
Bryant Brown

Kane Loader
Executive Director

“Nay"

Paul Glover

Quinn Sperry

Heidi Robinson

Dustin Gettel




EXHIBIT B



Amended Midvale Main Street — Museum Property

Request for Proposals Term Sheet

Property Property Address: 7697 South Main Street
Description:
Parcel: 21-25-353-007
21-25-353-008
21-25-353-040

Property Size: 0.11 Acres (4,791.6 square feet)

Current Condition: Single story commercial building built in
2002. Tenants will be relocated by August 2020.

Purchase Price: The Property will be sold at $400,000. During exclusive
negotiations the RDA will consider reducing the purchase price,
based on demonstrated funding gaps, green building techniques,
and the use of premium construction materials.

Scope of It is the RDA’s intent that the Property be used to serve the
Development: cultural, neighborhood retail, or entrepreneurial, needs of the
neighborhood through a high quality adaptive reuse. The optimal
development will significantly contribute to activity in the Main
Street Neighborhood. The selected development will also need to
have a high-quality design that complements the neighborhood
and demonstrates the developer understands the neighborhoods
assets and character. In accomplishing the RDA’s intent for the
development of the Property, the following should be incorporated
into all proposals:

1. Designs shall strive to maintain the integrity and character of
the existing building through adaptive reuse.
2. The development shall be designed and/or improved using
green building techniques such as:
e Efficient use of energy, water, and other resources
e Use of non-toxic, ethical and sustainable materials
e Pollution and waste reduction measures, and the
enabling of re-use and recycling
e Use of renewable energy, such as wind energy, solar
energy
e Good indoor environmental air quality

3. All onsite parking shall be accessed using the east side of the
building. Parking for the project shall be available in the
public lot on the east side of the building.

4. The project design shall incorporate all zoning code
requirements.

5. The project shall include an element of public art (the, “Art”).
The Art shall be visible to the public and contribute to an




enhanced pedestrian experience in the Main Street
neighborhood.

Preference will be given to projects that:
1. Provide neighborhood-oriented programming or services

that satisfy the cultural, entrepreneurial, or neighborhood
commercial needs of the Main Street neighborhood.

2. Significantly increase the daily pedestrian activity on Main
Street.

3. Contribute to the emergence of a Main Street activity
center.

RFP Submission
Requirements:

1. Project Description: A written description of the
proposed development, including the following
information:

a. A description of the types of uses (e.g., residential,
office, neighborhood commercial, etc.) included in the
development;

b. Indication of the degree to which the developer
commits/intends to incorporate green building
elements or programs.

c. Avision for how the development will complement the
character of the Main Street neighborhood, particularly
how it contributes to the emergence of a neighborhood
activity center.

d. A description of the developer’s strategy for
maximizing pedestrian activity on Main Street.

e. A conceptual description of the Art element that will
be included in the development.

2. Project Drawings: The developer shall provide the
following project drawings:

a. Conceptual Site Plan. The plan must show auto and
pedestrian circulation, existing building foot print, any
changes to existing building footprint, any proposed
parking, the required Art element, and any conceptual
landscape improvements.

b. Main Street Elevation Drawings. The elevation
drawings should identify any changes to existing
facade materials and any other design elements the
applicant deems necessary to communicate the intent
of their proposal. If only minor changes to the facade
are intended (e.g. signage, window treatment), a
written description may be substituted for drawings.

3. Project Proforma: A preliminary estimate of the project’s
cost and potential revenue.




4.

5.

Development Budget: A preliminary estimate of the

project’s cost and funding sources.

Statement of Qualification:

a. ldentification of the legal entity with whom the
Agency would contract and identification of any single
purpose entity.

b. Identification of the developer, including potential
joint venture or limited partners.

c. The developer’s previous relevant experience,
including, descriptions, photos, description of role,
current status of, and contacts from previous projects.

d. Organizational and management approach, and role of
each development partner and major consultant in the
implementation of the development.

e. To the extent possible, identification of key individuals
and consultants on the development team who would
be involved in the negotiations, project design, and
implementation, including their background and
experience.

Financial Capacity: A description of the financial capacity

of the developer. The selected developer will be required

to submit additional financial information about the
development entity and owners or partners within the
entity during the Exclusive Negotiation Period.

Down Payment: Along with the proposal, the developers

shall submit a check (certified or cashier’s) made payable

to the Redevelopment Agency of Midvale City in the
amount of $1,000.00 to serve as a deposit. Deposits will
be returned to the developers who are not selected. The
selected developer must submit an additional $2,000, in
the form of a certified or cashier’s check, within 10 days of
being notified that they were selected or the RDA will
begin negotiations with the second-ranked developer. The
total deposit made by the selected developer will be
credited toward the developer’s earnest money deposit
under the Purchase and Sale Agreement. The earnest
money deposit will be applied to the purchase price at
closing and can only be refunded prior to closing if the
developer is unable to get Planning Commission approval

(if needed).

Developer
Selection:

The submittals will be reviewed by a Selection Committee
comprised of representatives of the RDA, City, and community
members. The Selection Committee may select a first-ranked

developer, a first- and second-ranked developer, or no developers.

The RDA will enter into exclusive negotiations with the first-

ranked developer. The RDA will enter into exclusive negotiations




with the second-ranked developer if the first-ranked developer is
unable to close on the Project in the allotted time. The Selection
Committee will make a recommendation to the Agency Board for
approval. The recommendation may include a first-ranked
developer, a first- and second-ranked developer, or no developers.
The RDA Board will consider the Selection Committee
recommendation and make and the final selection.

Selection Criteria

The following will be the criteria by which the Selection
Committee will select the first- and second-ranked development
proposals:

1. Complete Proposal: Did the developer submit a complete

proposal?

2. Developer's Vision: Does the developer provide a clear
vision for how the development will complement the Main
Street Neighborhood?

3. Scope of Development: How well does the development
proposal address the Scope of Development?

4. Development Preferences:

e How many more people will utilize Main Street on
a daily basis as a result of the proposed
development?

e Does the proposed development contribute to the
emergence of a Main Street activity center?

5. Developer Qualifications: To what degree do the
developer and development team possess the qualifications
and experience necessary to plan, design, and build the
proposed development?

6. Financing: Does the developer have the necessary
financial expertise and backing to complete the proposed
project?

Design Review:

This design review process will require the selected developer to
obtain approval for the Basic Design, Schematic Design, Design
Development, and Final Construction Documents for the proposed
development. Proposals that include typical tenant improvements
that do not impact the structure of the building may be fast-
tracked with only a final plan review required. A Main Street
Design Review Committee comprised of RDA staff shall be
responsible for the review and approval of the Schematic Design,
Design Development, and Final Construction Documents.

Basic Design: The Basic Design drawings shall consist of the
drawings submitted in response to the RFP and any modifications
to the development proposal required by the RDA Board as part of
their approval of a first- and second-ranked developer.

Schematic Design: The schematic design shall be conducted
when the design is 30% complete. The submittal shall include a




narrative description of the development, a presentation site plan,
exterior concept elevation drawings, and two project sections.

Design Development (If Applicable): The Design Development
submittal shall include the 60% complete construction documents.
The submittal will include samples of exterior materials if
applicable, as well as drawings that specify the location and
appearance of all changes to exterior design features.

Final Construction Documents (If Applicable): The Final
Construction Documents submittal shall include all drawings,
specifications, and related documents necessary for construction
of the development.

Legal Documents:

A summary of the RDA’s standard legal requirements will be
attached to the offering. The agreements will be negotiated and
executed after the developer has been granted the exclusive right
to negotiate.

Purchase and Sale
Agreement:

The Purchase and Sale Agreement will be negotiated during the
period of exclusive negotiations and will be signed at such time as
the Board approves the agreement’s terms. The exclusive
negotiation period shall not exceed six months. As a condition of
the RDA’s obligation to sell the Property, the developer must
demonstrate its financial ability to acquire and develop the
Property.

Development
Agreement:

At closing, the developer must enter into a standard Development
Agreement with the RDA to construct and oversee the marketing
of the development. The terms of the Development Agreement
will require the developer to provide personal guarantee(s) and
payment and performance bonds.

CC&Rs

The developer will be required to prepare and record CC&Rs
against the Property specifying the rules for the use and
maintenance of common areas and shared improvements.

Title

The developer must accept a Special Warranty Deed subject to a
right of reverter in favor of the RDA in the event of default.

Closing

Closing shall be contingent on the developer receiving the
requisite approvals of the Final Construction Documents,
construction estimate, project proforma, and building permit, as
well as all other conditions of closing that are negotiated during
the exclusive negotiation process. The RDA will close
simultaneously with the developer’s construction financing.

Schedule:

The developer will prepare a development schedule in
consultation with RDA staff, highlighting major milestones such
as closing, start of construction, and project completion.

Property Listing:

The Request for Proposals (RFP) will be distributed free of charge
to all interested parties. Notices will also be placed in the local




newspapers, as well as the Midvale City website. A sign
declaring the Property is available and listing the appropriate
contact person will be placed on the site and will remain in place
until a Purchase and Sale Agreement is executed.

The RFP will be issued before February 21, 2020. Responses will
be due 60 days after issue. If no offers are received on or before
the RFP deadline or the Selection Committee does not recommend
the selection of a developer, the RDA will continue to offer the
Property for development and the RDA Director shall have the
authority to determine the process by which subsequent
development proposals are reviewed and submitted to the RDA
Board for approval.

Miscellaneous:

1. Such other terms as required by RDA attorney.

2. The selected Developer shall agree not to contest the
formation of any assessment district that shall include
Property and be used for the purpose of infrastructure
installation, maintenance and/or programming.

3. Pending RDA approval, the selected developer will be
required to acknowledge the RDA as a partner in
marketing material and construction period signage. The
RDA shall provide a style guide for use in these
acknowledgements.

4. The selected Developer shall agree to provide a written
Project Report to the RDA and County Assessor within 2
weeks of receiving a Certificate of Occupancy. The report
shall include the following information:

a. Total square footage of Property improvements.
b. Total development cost.

c. Description of the development.

d. Lease rates for the development.

5. The selected Developer shall agree to provide an annual
leasing report to the RDA and County Assessor that
discloses the lease rates being charged to all tenants.




TERM SHEET EXHIBIT A

Depiction of Location
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