
TALENT URBAN RENEWAL AGENCY 
REGULAR MEETING 

TOWN HALL 
December 6, 2017 – 6:00 PM 

TURA meetings are being digitally recorded and will be available on the City website 

The Talent Urban Renewal Agency of the City of Talent will meet on Wednesday, December 6, 2017 at 6:00 PM in the Town 
Hall, 206 E. Main Street. The meeting location is accessible to persons with disabilities. A request for an interpreter for the 
hearing impaired, or for other accommodations for persons with disabilities, should be made at least 48 hours in advance of the 
meeting to the City Recorder at 541-535-1566, ext. 1012. 
TURA reserves the right to add or delete items as needed, change the order of the agenda, and discuss any other business 
deemed necessary at the time of the study session and/or meeting. 

REGULAR MEETING- 6:00 PM 

Anyone wishing to speak on an agenda item should complete a Public Comment Form and give it to the City Recorder. Public 

Comment Forms are located at the entrance to the meeting place. Anyone commenting on a subject not on the agenda will be 

called upon during the “Citizens Heard on Non-agenda Items” section of the agenda. Comments pertaining to specific agenda 

items will be taken at the time the matter is discussed by the Talent Urban Renewal Agency. 

1. Call to Order/Roll Call

2. Citizens Heard on Non-Agenda Items
Limited to 5 minutes or less per Mayoral discretion

2.1 Citizen Letter .....................................................................................................................................  Page 2 

3. Consent Calendar

3.1 Approval of Minutes for November 15, 2017 Study Session ......................................................  Page 5 

3.2 Approval of Minutes for November 15, 2017 Regular Meeting .................................................  Page 9 

4. Gateway Project – Exclusive Negotiating Agreement .................................................................................. Page 17

5. Gateway Consultant Subcontracting Request .............................................................................................. Page 43

6. Grant Writing Consultant Request  .............................................................................................................. Page 55 

7. Items from Executive Director

8. Discuss Agenda Items for the Next Meeting

9. Adjournment

The City of Talent is an Equal Opportunity Provider 
Note: This agenda and the entire agenda packet, including staff reports, referenced documents, resolutions 
and ordinances are posted on the City of Talent website (www.cityoftalent.org) in advance of each meeting. 

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact TTY phone number 1-800-735-2900 for English and for Spanish please contact TTY 
phone number 1-800-735-3896. 
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TALENT URBAN RENEWAL AGENCY 
STUDY SESSION MINUTES 

TALENT TOWN HALL 
November 15, 2017 – 5:30 PM 

TURA meetings are being digitally recorded and will be available online at: www.cityoftalent.org  

The Talent Urban Renewal Agency of the City of Talent will meet on Wednesday, November 1, 20 17 at 6:00 PM in the 
Town Hall, 206 E. Main Street. The meeting location is accessible to persons with disabilities. A request for an interpreter 
for the hearing impaired, or for other accommodations for persons with disabilities, should be made at least 48 hours in 
advance of the meeting to the City Recorder at 54 1‐535‐ 1566, ext. 1012. 

TURA reserves the right to add or delete items as needed, change the order of the agenda, and discuss any other business 
deemed necessary at the time of the study session and/or meeting. 

STUDY SESSION MEETING – 5:30 PM 
Anyone wishing to speak on an agenda  item should complete a Public Comment Form and give  it to the City 
Recorder. Public Comment Forms are located at the entrance to the meeting place. Anyone commenting on a 
subject not on the agenda will be called upon during the “Citizens Heard on Non‐agenda Items” section of the 
agenda. Comments pertaining to specific agenda items will be taken at the time the matter is discussed by the 
Talent Urban Renewal Agency.  

1. Call to Order/Roll Call 5:33 PM

Members Present: Members Absent: 
Chairwoman Ayers‐Flood
Member Baker
Member Berlant
Member Dolan
Member Harrison
Member Land
Member Pederson

Also Present:
Leigh Byerlee, Minute Taker
Ryan Martin, City of Talent Finance Director
Bret Marshall, City of Talent Public Works Director
Zac Moody, City of Talent Community Development Director
Curtis Whipple, City of Talent Chief of Police
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2. Gateway Project Timeline Discussion and Draft of the Exclusive Negotiating Agreement

Community Development Director Zac Moody gave a staff report to say that DOSO has been selected
for the City of Talent Gateway Project and introduced presenter John Southgate.  Questions will likely
be entertained at the next TURA Study Session on Wednesday, December 6, 2017.

Presenter John Southgate stated that this is a broad overview and dates are generally tentative.  Yet,
the project will move ahead with purpose to take full advantage of the State of Oregon TGM Quick
Response Grant.  Some points outlined included:

• First step, of many in communications, should be a press release.

• There are no subsidies submitted in selecting this particular developer, but rather this is subject
to further negotiation and evaluation in the future.

• Knowing the import of community engagement, Community Forums will be organized for
February, April and September of 2018.

• Target date to begin construction will be September 2018 (this date is flexible, if needed).

• First draft of the Exclusive Negotiating Agreement (ENA) should be available to the Mayor and
TURA Members soon and revisions are expected.  One specific area for review is insurance
provisions.  This document also identifies the City’s mutual obligations with the developer and
the proposed Land Write‐down in conjunction with affordable ownership housing options will
also be closely reviewed.

• Joshua LeBombard also plans to attend the December 6, 2017 ENA discussion.  Assuming due
diligence, the approval of the Exclusive Negotiating Agreement may be slated for the
Wednesday, December 20, 2017 meeting.

• The State of Oregon has committed $80,000 to study the proposed site and design, phasing,
program elements, housing/commercial components, market feasibility analysis, pedestrian
connections, provisions for open space ‐‐ providing a holistic look at the budget and what the
project will look like in five years when completed.

• Maker Space participants can come together to visualize the project and build a business plan.

• Review of the Maker Space grants status is needed.  What grant monies may be expected and
what requests have been denied?

• Maker Space propionates may want to examine analogous projects such as the Grants Pass
model.

• Site preparation steps are varied including environmental study and title reports, etc.  The State
of Oregon has provided a $60,000 grant for environmental assessment.  Funds unused for that
purpose may be used for any needed remediation.

• Consider whether the Mei Sum building should be raised or perhaps, though not exceptional,
used as an initial, temporary home for the Maker Space until the new, larger facility is built.
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• Tenant procurement will be led by the developer.  The City will want to consider, perhaps as
early as January, what retail mix and which vendors are most desirable, perhaps a great
restaurant as an anchor.

• Financing tools are to be determined including Return on Investment (ROI) analysis.

• Ongoing protections are needed in the affordable ownership housing component to prevent an
individual or organization from buying cheap and then flipping the property for a higher market
price a couple of years later.

• The Disposition Development Agreement (DDA) is a formal binding contract which will guide the
development of the site in the years to come.  This is different than the Exclusive Negotiating
Agreement (ENA) which provides an avenue for exploration before a final agreement with the
developer and amongst investors.

• Mr. Southgate offered templates available for use in building the DDA with the City’s attorney, if
helpful.  Creation of the DDA will take several months with the first draft, hopefully, in the early
spring.

• If this project were subject to prevailing wage it would probably be financially unfeasible, adding
15 ‐ 20% to the construction costs.  The City may (or may not) need to work with the Bureau of
Labor and Industry (BOLI) for a pre‐determination to manage the subsidies correctly to prevent
triggering the prevailing wage.

• Development Code Amendments, the parking may be a concern to work through the site plan
with the TGM guidelines in mind.

• The entitlement process will include Oregon Department of Transportation (ODOT) for the State
Right of Way permits, building permits will need to be in place and, barring any delays, it’s
realistic to expect construction will begin in about a year.

Community Development Director Zac Moody touched on the need for further refinement of the plan 
to itemize specific tasks to be accomplished and operate within established guidelines for the state 
grant monies provided. 

Chairwoman Ayers‐Flood spoke about ROI and how this concept should be illuminated in the dialogue 
for the Gateway Project.  There has been some misunderstanding amongst the public due to a 
newspaper article which talked about “free land” given to the developer.  It was explained that a Land 
Write‐down is a common place practice in projects of this magnitude which represents an investment 
by the City with full expectation of a “Return on Investment.” 

Member Baker asked about the proposed end date for the TGM grant.  Mr. Southgate replied that the 
grant starts in December 2017 and wraps up in May.  The project elements inform each other (TGM 
grant will inform the design, the design will inform the market feasibility which informs tenant 
procurement, etc.) and are not necessarily sequential; otherwise project completion would be six 
years out.  The City will be in regular communication with State grantors and the feasibility review 
should conclude within the next six months.  
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Member Baker further queried, how does the City build a DDA before it has the grants?  Mr. 
Southgate responded that 80% of the grant is “boiler plate.” and that it will be subject to attorney 
review.   Community Development Director Zac Moody stated that all of the information from 
individual projects such as the TGM grant and UGB studies will provide necessary information for the 
DDA.  Moody stated that as the grant project is completed there will be a public process for the board 
to adopt the development plan from the TGM work by resolution.  Southgate stated there will be a 
draft that the Board and the community will be able to review and suggest changes to in 
approximately April.  The grant has some built in contingency meetings in case more public input is 
necessary.   

Chairwoman Ayers‐Flood commented on the thoughtful timeline.  She also offered a correction which 
is meant to be “March 2018” under Item A of the Development Agreement.  Mr. Southgate confirmed 
this correction.  She further praised the linear timeline which details: the first draft of the DDA in 
March, April being a public forum for discussion, and May being the target to complete the TGM grant 
requirements. 

Chairwoman Ayers‐Flood thanked Mr. Southgate for the great packet and the extremely helpful 
timeline. 

3. Adjournment  6:02 PM

Respectfully submitted by: 

Zac Moody, Community Development Director 

Attest: 

Darby Ayers‐Flood, Chair 

The City of Talent is an Equal Opportunity Provider 

Note: These Minutes and the entire agenda packet, including staff reports, referenced documents, resolutions and ordinances are posted 
on the City of Talent website (www.cityoftalent.org) in advance of each meeting. The Minutes are not a verbatim record: the narrative 
has been condensed and paraphrased to reflect the discussions and decisions made.   

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact TTY 
phone number 1‐800‐735‐2900 for English and for Spanish please contact TTY phone number 1‐800‐735‐3896.  
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TALENT URBAN RENEWAL AGENCY 
REGULAR MEETING MINUTES 

TALENT TOWN HALL 
November 15, 2017 

TURA meetings are being digitally recorded and will be available online at: www.cityoftalent.org  

The Talent Urban Renewal Agency of the City of Talent will meet on Wednesday, November 15, 2017 at 6:00 PM in the 
Town Hall, 206 E. Main Street. The meeting location is accessible to persons with disabilities. A request for an interpreter 
for the hearing impaired, or for other accommodations for persons with disabilities, should be made at least 48 hours in 
advance of the meeting to the City Recorder at 54 1‐535‐ 1566, ext. 1012. 

TURA reserves the right to add or delete items as needed, change the order of the agenda, and discuss any other 
business deemed necessary at the time of the study session and/or meeting. 

REGULAR MEETING ‐ 6:00 PM 
Anyone wishing to speak on an agenda  item should complete a Public Comment Form and give  it to the City 
Recorder. Public Comment Forms are located at the entrance to the meeting place. Anyone commenting on a 
subject not on the agenda will be called upon during the “Citizens Heard on Non‐agenda Items” section of the 
agenda. Comments pertaining to specific agenda items will be taken at the time the matter is discussed by the 
Talent Urban Renewal Agency.  

1. Call to Order/Roll Call 6:02 PM

Members Present: Members Absent: 
Chair Ayers‐Flood
Member Baker
Member Berlant
Member Dolan
Member Harrison
Member Land
Member Pederson

Also Present:
Leigh Byerlee, Minute Taker
Ryan Martin, City of Talent Finance Director
Bret Marshall, City of Talent Public Works Director
Zac Moody, City of Talent Community Development Director
Curtis Whipple, City of Talent Chief of Police

2. Citizens Heard on Non‐Agenda Items
None
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3. Consent Calendar 

3.1  Approval of Minutes for November 1, 2017 
 
Comments:  Member Pederson offered a correction at the bottom of page 2 of the November first 
Minutes saying it is correct that he has no financial affiliation with Talent Maker City but has 
volunteered as a community partner for a grant application. 
Member Berlant noted that Kimberlyn Collins was not present and that Finance Director Ryan Martin 
sat in as the City Recorder for the November 15, 2017 TURA Meeting. 
Additional grammar and typographic errors were corrected.   
 
Motion:  Member Pederson moved that the November 1, 2017 TURA Meeting Minutes be approved, 
as amended.  Member Berlant seconded.  Motion carried unanimously. 

 

4. Appointment of Interim Executive Director 
Community Development Director Zac Moody gave a staff report. Staff provided the resolution that 
authorizes the Board to appoint an Executive Director.   
 
Chair Ayers‐Flood detailed the two common remedies employed in this situation: the Board may 
either select an Interim Executive Director or possibly seek further applicants or simply appoint a new 
Executive Director from within the City.  The Chair asked for a motion.   
 
Motion:  Member Pederson moved to appoint Community Development Director Zac Moody as the 
Interim Executive Director for Talent Urban Renewal Agency (TURA).  Member Land seconded.  
 
Discussion: 
 
Member Baker stated he agreed with the appointment in the short term, but expressed concern 
about the workload and cautioned against extended hours worked.   
 
Member Dolan raised questions about how to best support staff during this transitionary period.  
Chair Ayers‐Flood directed that the Board may certainly consider how to discuss staff capacity after 
addressing the current motion.   
 
Member Dolan expressed her support of the motion but asked if this motion might be premature to 
seek an outside applicant due to the pending investigation of City Manager Tom Corrigan.  She stated 
she supports the motion provided there is sufficient support for staff.   
 
Member Land asked for clarification about the motion and whether this appointment is interim or 
long term.  Member Pederson clarified that the intent of the motion is indeed an interim appointment 
until there is a further decision is needed from the Board. 
 
Chair Ayers‐Flood shared her previous discussion with Mr. Moody, through which she feels confident 
that he has the workload well in‐hand, has an excellent strategy for redistribution of tasks and has 
picked up tasks that had fallen by the wayside. 

 
Member Pederson conveyed his support of the motion and echoed Member Baker’s concern about 
workload.  Further he stated his certainty that Mr. Moody is absolutely the best person for the job. 
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Member Baker called for regular reports about workload and a discussion about compensation should 
the motion carry. 
 
Member Harrison voiced his support of the motion stating that Mr. Moody is the right person at this 
time. 

 
Chair Ayers‐Flood detailed that many of the tasks Mr. Moody will address as TURA Interim Executive 
Director would fall to his office in future and so there is an efficiency to be gained as this has been 
previously planned. 
 
Hearing no further discussion, the Chair called for a vote.  The motion carried unanimously. 
 
Member Baker asked for Mr. Moody’s viewpoint regarding workload.  Mr. Moody responded that 
many of the current TURA tasks would involve some level of action from Community Development 
and that he would likely have been involved in the projects anyway.   
 
Member Baker then specifically called for bi‐weekly or monthly reports to illuminate the balance of 
workload vs. capacity and especially any demands over a 40‐hour week. 
 
Member Dolan raised the question of compensation.  The Chair thought to bring this up with Agenda 
Item 9.  She proceeded with a review of known guidelines, i.e., the Board cannot provide extra‐duty 
pay in the public sector but may consider a bonus.  The Board may look to the Finance Director Ryan 
Martin to help quantify and create a mechanism to address additional workload vis‐à‐vis payment.  In 
some previous circumstances, a 1% bonus was given quarterly.  The Chair asked Mr. Martin if he 
would give this question some study and bring options to the table at the next meeting on 
Wednesday, December 6, 2017.  Mr. Martin agreed he would. 
 
Member Baker asked whether the Board is allowed to provide comp time off?  The Chair’s recollection 
is that comp time off is not lawful and asked Mr. Martin to verify the same with the City’s attorney.  
The Chair asked that Mr. Martin and Mr. Moody work to outline necessary compensation for these 
additional duties.   

 

5. Gateway Project Timeline 

 
Interim Director Zac Moody asked if there were any further questions carried over from the work 
session and noted that he had provided the Board with a copy of the draft Exclusive Negotiating 
Agreement for preliminary review.  Staff asked for the Board to review the draft document and 
provide questions, comments or concerns by November 27th and 28th, to allow staff time to make 
changes to the documentation by Friday, December 1st when the packet is distributed.  Chair Ayres‐
Flood confirmed with the Board that all comments need to be received by November 27th or 28th to 
have them included in packet.  
 
Member Pederson offered a note on the first step of the Maker Space strategy that there may be a 
grant deadline (perhaps Friday, December 8, 2017 for the Business Oregon water reservoir grant?).  
This grant deadline information should be shared with John Southgate.  Member Pederson asked 
Member Dolan was asked to see that this information is integrated into the timeline. 

 
The Chair expressed her appreciation that the Board has today’s study session presentation for timely 
review.  She asked that Board Members share any red‐line changes by Friday, December 1, 2017 or 
before.  

11



Talent Urban Renewal Agency Minutes 
November 15, 2017 

4 
 

 

6. Pollinator Garden .......................................................................................................... Page 19 

 
Interim Director Zac Moody made a staff report stating the need to clarify costs for inclusion of a 
maintenance plan for the Pollinator Garden. 
 
Member Dolan introduced Talent citizen speaker Galinda Smith. 
 
Gerlinda Smith, 1013 Lithia Way  
Ms. Smith represents the Talent Garden Club and addressed the needs of the Pollinator Garden and 
stated they are happy to work with Talent Public Works Department.  Ms. Smith has volunteered the 
Talent Garden Club to both plant and maintain the added pollinator garden plots at no cost to the 
City.  There is a great enthusiasm among the garden club membership to establish these plots and 
ensure that there will be no toxic chemicals introduced.  The Talent Garden Club will also seek to 
involve the SOU Master Gardener program. 
 
Member Dolan stated there are about ten to 20 plants that are encroaching on the current Pollinator 
Garden which need to be removed.  Bradley Wilson has been generously volunteering his time for the 
maintenance of this Pollinator Garden.  Recent maintenance costs for mulch, etc. have come to about 
$2,300. 
 
Member Dolan stated there are two proposed pollinator garden plots which would be just outside of 
City Hall and would probably include an educational component. 
 
Chair Ayers‐Flood asked whether it would be agreeable to the Talent Garden Club to write up a 
maintenance plan which might then be discussed at a future TURA meeting and later provide the City 
with needed documentation.  Ms. Smith expressed that the Talent Garden Club is eager to do so.  She 
further explained that it is best to document the maintenance plan after the planting and irrigation 
are complete. 
 
Member Dolan asked about the installation of a recommended metal garden edging and what Public 
Works would estimate in terms of labor costs.  The estimated budget is approximately $5,000 and not 
to exceed $10,000.  It is unclear whether these cost figures are for materials only or if installation is 
included. 
 
Member Baker asked to confirm that these additional garden plots have not been sprayed.  Mr. 
Marshall, Public Works Director responded that they have not been sprayed during the last four years.  
At this time, the history before then is not wholly known. 
 
Member Dolan moved to change the original Pollinator Garden Remediation Plan to include 
development of a new pollinator garden in front of City Hall with the total cost of remediation of the 
original pollinator garden and creation of the new pollinator garden not to exceed $10,000 and to 
direct staff to work with the Garden Club for a maintenance plan of the new pollinator garden.  
Seconded by Member Pederson. 
 
Member Baker stated that he is reluctant to support the motion until a maintenance plan is 
developed to learn what the costs are to the City down the line. 
 
Member Berlant is in support of this motion and summarized that her understanding from Ms. Smith’s 
narrative on behalf of the Talent Garden Club was that any costs to the City would be minimal with 
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volunteer labor for maintenance of both pollinator gardens. 
 
Member Pederson stated that he is in support of the motion but had the understanding from 
deliberation that the maintenance plan is solely for the new pollinator garden plots and not the 
original.  Given the assurances from the Talent Garden Club he is comfortable moving forward. 
 
Member Harrison asked whether it is then incumbent upon Public Works to maintain the original 
pollinator garden?  Member Dolan responded that the original pollinator garden is maintained by 
Talent citizen volunteer Bradley Wilson in cooperation with Public Works Department.  Member 
Harrison will support the motion given the involvement of the Talent Garden Club. 
 
Hearing no further discussion, the Chair called for a vote for the motion on the floor as read into the 
record by Member Berlant. 

 
Aye  –  Councilor Berlant, Councilor Dolan, Councilor Harrison, Councilor Land and Councilor Pederson 

Nay  –  Councilor Baker 

Motion carried. 

 

7. John Street Sidewalk Improvements 

 
Public Works Director Bret Marshall made a staff report stating Gerlitz Engineering has completed the 
plans for sidewalk improvements on John Street.  The standard seen with other cities and this current 
design plan calls for metal tree basin grates installed around trees but this adds considerable cost of 
approximately $17,000 or $18,000.  The engineers total project estimate is $70,000.  Total project cost 
minus the metal tree basin grates would then be approximately $53,000.  The budget is only $50,000 
for John Street Sidewalk Improvements.  Either way, if the project moves forward, it would likely 
require a budget amendment. 
 
Member Pederson asked about previous suggestions that the trees be moved to the other side of the 
sidewalk and whether this would deter tree roots lifting and crumbling the sidewalks.  Gerlitz 
Engineering contends that this is not an effective option; only use of tree barrier is adequate to keep 
the tree roots from readily compromising the sidewalks. 
 
Member Baker asked what we know of Gerlitz Engineering’s bidding history.  Are they typically higher 
or lower in relation to other engineering firms?  Mr. Marshall stated that he has only worked with 
them on one other project and found their bid to be right on. 
 
Member Pederson requested clarification on location of the trees.  He asked if the impacts of the 
trees pushing up sidewalk was the reason for placing them on one side or the other.  Mr. Marshall 
explained that trees would have been in grass in the other side of the sidewalk and grates would have 
not looked correct.  He stated he is trying to understand why the trees couldn’t be placed on the 
other side of the sidewalk (west side).  Mr. Marshall thought it could possibly be designed in that 
manner.   
 
Member Baker asked what the cost would be to redesign the plan.  Mr. Marshall relayed that the 
original design fee was $4,000 and he would anticipate the redesign would be significantly lower.  
 
Member Harrison asked why the original construction did not have the trees on the other side to 
create more shade for pedestrians.  Mr. Moody suggested that it may have been, in some way, a 
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safety measure to prevent pedestrian/vehicle conflicts.  
 
Mr. Marshall further elaborated that the current design does provide for a wider sidewalk with the 
tree grates adding a full 18 inches to the walking path. 
 
Member Baker asked about process for the timing or sequence of gathering bids and budget 
determinations.  If bids come back higher than budget, how this addressed?  Mr. Moody explained 
process.   
 
Member Dolan asked what the urgency is to get this project started and how long can the City push 
it?  Mr. Marshall replied that there is a great urgency as nearly every other sidewalk panel is lifted and 
presents tripping hazards leaving the City open to potential lawsuits. 
 
Member Baker has been searching the documentation for details on the tree grates and asked if it is 
correct to assume that the tree grates sit in a metal ring?  Mr. Marshall replied in the affirmative.  Is it 
possible to employ tree grates without the metal rims as a cost saving measure?  It is possible to break 
out the metal rims as a separate line item in the base bid and/or to seek bids without the metal rims? 
 
Member Land asked what the metal ring part might cost separate from the tree grates?  Mr. Marshall 
advised that the current design includes the metal ring and tree grate which come as a kit. 
 
Chair Ayers‐Flood noted the time as 6:49 PM and asked if there were further questions.  If not, the 
Chair will entertain a motion.  Member Pederson moved that we direct staff to obtain a second 
engineering plan which shifts the trees to the other side of the sidewalk and that still includes a root 
barrier.  Motion fails without a second. 
 
Member Baker moved to direct staff to obtain contractor bids for the completion of the John Street 
sidewalk improvements with the grate cost included as an optional addition to the project.  Second by 
Member Harrison. 
 
Member Pederson voiced that he cannot support this motion as it does not include moving the trees 
to the other side of the sidewalk to promote shade.  John Street is a hot, exposed street. 
 
Member Berlant stated that she was concerned and surprised to find the engineering bid did not 
include moving the trees to the opposite side of the street.  She stated she would support the motion 
with an amendment to move the trees to the other side of the street to create shade as well as the 
inclusion of the metal ring/tree grate kit.  Member Baker did not accept the friendly amendment as he 
felt it leaves the City open to potential change order charges. 
 
Member Dolan will support the motion with the understanding that the tree placement in current 
plan entails safety provisions for pedestrians. 
 
Chair Ayers‐Flood would not support the motion, if given an opportunity, in that the addition of trees 
only makes sense if they provide shade to pedestrians. 
 
Member Dolan asked if there were any reason that the City could not plant trees on the other side of 
the street as well? 
 
Member Pederson sought to clarify that the deliberations are about trees being placed on the other 
side of the sidewalk, not on the other side of the street. 
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Chair Ayers‐Flood called for a vote for the motion on the floor; motion fails.  The Chair will entertain 
another motion. 
 
Member Berlant moved to direct staff to obtain contractor bids with the direction of the trees be 
planted on the south side of the sidewalk for completion of John Street improvements and with 
inclusion for the metal siding for the grates. 
 
Mr. Moody sought to clarify that the motion should specify trees on the west side to create shade. 

 
Member Pederson has reservations, the same reservations that Member Baker is expressed, that the 
motion asks for contractor bids rather than seeking a new engineering design.  In his view, it is more 
prudent to have an engineer do a redesign rather than ask a contractor to redesign.  Nonetheless he 
will support the current motion. 
 
Member Berlant stated that she is open to amend the motion to whatever makes the most sense 
financially and operationally.  Chair Ayers‐Flood made a point of order that the motion has already 
been seconded and thereby must either be voted upon or withdrawn.  Member Berlant withdrew her 
motion; second withdrew as well. 
 
Member Pederson moved to direct staff to obtain a new engineering estimate which moves the trees 
and tree wells to the west side of the sidewalk.  Second by Member Dolan. 
 
Member Baker suggested an amendment to add the metal rims for the tree grates as part of the 
revised engineering estimate which would give TURA more flexibility.  Member Pederson accepted 
the friendly motion to include the metal rims as part of the revised engineering estimate. 
 
Motion: Direct staff to obtain a new engineering estimate which moves the trees and tree wells to the 
west side of the sidewalk and include the metal rims as part of that revised engineering estimate.  
Second by Member Dolan.  Motion carried. 

 

8. Staff Report 
Observant of the time, Chair Ayers‐Flood asked for comments from the newly appointed Interim 
Executive Director Zac Moody.  
 
Member Berlant asked about the EV charger update, which she had understood would be moved 
from the City agenda to TURA.  Finance Director Ryan Martin reported that on December 15 the EV 
stations will be installed.   
 
The City has been working with Welburn Electric to set up this installation and Member Berlant is 
working Klamath Talent to arrange press coverage. 
 
Member Harrison asked if it has been determined whether or not the City will charge for electricity at 
the EV stations?  Member Berlant stated that this is still in discussion. 
 
Member Pederson stated that, in his opinion, the EV stations are not being installed in the right place.  
Although the Talent Community Center has become an iconic building for the City it is not generally 
where most people park.  During a Chamber discussion about the EV stations members asked why the 
EV stations are not being installed downtown?   
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Member Berlant responded that the Talent Community Center is a regular gathering place for 
energy/climate/environmental events and that Center’s solar power all pair nicely with the first 
installation of an EV charger.  Ms. Berlant stated that the City/TURA looks forward to partnering with 
downtown businesses as well to draw mutual benefit in the near future. 
 
Member Baker asked when information will be available regarding the cost of using these EV chargers 
and who will pay for the usage?  Member Berlant stated that a Friday meeting is planned to build both 
a sponsorship and funding plan.  After which the cost of using the EV stations will be presented to the 
City for approval. 

 

9. Discuss Agenda Items for the Next Meeting 
Member Dolan asked whether the Interim Executive Director needs any specific approvals or Board 
action at this time to sign checks.  Chair Ayers‐Flood assured the Board that all is in order via the 
appointment of Zac Moody as Interim Executive Director. 

 

10. Adjournment  7:06 PM 
 
Respectfully submitted by: 
 
 
Zac Moody, Community Development Director 
 
Attest: 
 
 
Darby Ayers‐Flood, Chair 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Note: These Minutes and the entire agenda packet, including staff reports, referenced documents, resolutions and ordinances are posted 
on the City of Talent website (www.cityoftalent.org) in advance of each meeting. The Minutes are not a verbatim record: the narrative 
has been condensed and paraphrased to reflect the discussions and decisions made.   
 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact TTY 
phone number 1‐800‐735‐2900 for English and for Spanish please contact TTY phone number 1‐800‐735‐3896.  
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TURA Agenda Report 

ISSUE BEFORE THE AGENCY  
Gateway Project – Exclusive Negotiating Agreement 

BACKGROUND 
During the November 15, 2017 TURA meeting Staff presented the Board with a draft Exclusive 
Negotiating Agreement (ENA) for the Talent Gateway Project.  This is a non‐binding agreement 
between TURA and the developer, which will ultimately culminate in a formal, binding 
Development Agreement.  

The ENA sets forth TURA’s and DOSO’s mutual understandings at the outset of the pre‐
development process. It addresses a tentative development program, possible public subsidies and 
the requirements that might go with them (e.g. subsidy recapture provision on for‐sale units in the 
event of a land write‐down), public engagement, communications protocols, sharing of technical 
information, and a schedule of tasks to be performed by both TURA and DOSO with a tentative 
timeline.  The document stresses TURA’s expectation that the project addresses the selection 
criteria set and community expectations set forth in the RFEI. These expectations include such 
topics as mixed use, sustainability, green space/pedestrian connections, incorporation of a maker 
space, etc. 

The attached Final Draft of the ENA, which was reviewed by Staff, John Southgate, City County 
Insurance (CIS) and TURA’s legal counsel has some proposed changes from the original draft the 
Board received on November 15th.  The changes are shown in track change format and include a 
variety of reference changes and other non-substantial content.  Additional, TURA’s legal counsel 
provided suggestions to the following sections:   

• Section 8.3 – Predetermination Letter from the Oregon Bureau of Labor and Industries
• Section 15 – Confidentiality

The question in Section 8.3 was whether or not the prevailing wage rule would apply with this 
project.  After consultation with TURA’s legal counsel, Staff has determined, and counsel 
confirmed that much of the analysis needed to make this determination can and should be done 
after entering into the ENA and possibly as late as the crafting of the development agreement.  
Primarily, at this stage of the development process, there is a great deal of uncertainty around 
potential entitlements as well as the determination of public versus private space.  Legal Counsel 
has determined that the language in Section 8.3 is broad enough and that once a preliminary 

Meeting Date: December 6, 2017 Primary Staff 
Contact: 

Zac Moody 

Department: Administration E-Mail: zmoody@cityoftalent.org 
Staff Recommendation: Approval Estimated Time: 
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development plan has been decided upon, a predetermination letter from the Oregon Bureau of 
Labor and Industries can be requested. 

The second suggestion pertains to Section 15 – Confidentiality.  Since the negotiations of this 
agreement are being conducted in an open session, the provisions of this section are intended to 
provide the developer and the Board a mutual understanding that during future negotiations related 
to the development may necessitate the need for one or more executive sessions, specifically when 
matters related to financials and real estate transactions are being discussed.  The developer has 
been advised that the negotiations of this agreement will be taking place in open session and are 
subject to Section 15 of the ENA.   

Staff also requested that the Board submit questions, comment or concerns in regard to the 
proposed ENA by November 27th.  As of November 27th, only two comments were received; one 
from Councilor Dolan and one from Councilor Baker. 

Councilor Dolan requested clarification on the term “Land Value Write Down”.  John Southgate 
provided the following explanation of the term in question: 

Land Write-Down, or “Writing down the value of property means in this context selling the 
property for less than it’s appraised value.  The write-down can either be for the entire 
value, or some portion. 

As noted by John Southgate, a land write down on public private partnerships like the Gateway project 
represents one of many ways to help subsidize a project (assuming there is a rational for such subsidy); 
in a manner that doesn’t deplete City/TURA resources (i.e. a land write down is a subsidy that doesn’t 
require TURA to contribute cash into the deal).  One of the strongest arguments for a land write-down 
is that the ensuing development will over time create more tax revenues that eventually “reimburse” 
the City for its up-front land subsidy and meets Urban Renewal’s long-term goals of project. 

Councilor Baker sited concerns in Section 8.1, where Urban Renewal “commits” to convey the 
property to the developer.  This statement could have the potential of increasing citizen’s concerns that 
Urban Renewal has committed to giving away the land.  Staff recommends that the Board consider 
rewording that sentence as noted in the final draft. 

Councilor Baker also noted concerns in Section 9.1 where the Owner and Developer are co-applicants 
and where the Developer bears responsibility for all land use application and permit fees.  Staff 
provided clarification that co-applicants on a land use application is common where a developer is 
seeking a land use approval prior to purchasing or committing to purchase a lot or parcel.   

RECOMMENDATION 
Upon extensive review by Staff, the Consultant, CIS (insurance) and the TURA Legal Counsel, Staff 
recommends approval of the proposed Exclusive Negotiating Agreement (ENA) and recommends that 
the Board consider authorizing the Executive Director to enter into the ENA with DOSO Properties, 
LLC. and provide authority to amend the agreement as it pertains to typographical errors or other non-
substantial content.   
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RELATED AGENCY POLICIES 
None 

POTENTIAL MOTIONS 
“I move to authorize the Executive Director to enter into the ENA with DOSO Properties, LLC. and 
provide authority to amend the agreement as it pertains to typographical errors or other non-substantial 
content.” 

ATTACHMENT 
Exclusive Negotiating Agreement (ENA) – Final Draft 
ENA - Exhibit A 
ENA - Exhibit B 
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EXCLUSIVE NEGOTIATING AGREEMENT – Talent Urban Renewal Agency and DOSO Properties, LLC Page 1 of 9 

 
 

EXCLUSIVE NEGOTIATING AGREEMENT 
FINAL DRAFT – November 15December 6, 2017 

 
 
THIS EXCLUSIVE NEGOTIATING AGREEMENT (the "Agreement") is made and entered 
into as of the last date of signature indicated below (the “Effective Date”), by and between the 
Talent Urban Renewal Agency, an Oregon municipal corporation (“Owner”), and DOSO 
Properties, LLC, an Oregon limited liability company (“Developer”).registered with the State of 
Oregon (“Developer”) and licensed with the City of Talent. 
 

RECITALS 
 

A. Owner owns real property and rights appurtenant thereto, (hereinafter referred to 
as the "Property"), located at the southwest corner of Highway 99 and West Valley View Road in 
the City of Talent, County of Jackson, State of Oregon, commonly known as Tax Parcels X, Y, 
and Z, in Section X of Township 1 North,38 S., Range 2 West, Section 23DC, Tax Lots 2401, 
2700 and 2800, of the Willamette Meridian in the City of Talent, County of Jackson, State of 
Oregon. 
 

B. Owner acquired the Property for the purpose of attracting new private mixed -use 
development on the Property, with the intent of catalyzing the revitalization of Downtown Talent, 
and to support other goals as set forth in a Request for Expressions of Interest (RFEI) soliciting 
developer teams for the Property, which Owner issued in August of 2017. 

 
C. Developer, in partnership with Ethos Development and the Lovewell Company was 

one of three respondents to the RFEI; on.  On November 1, 2017, Owner selected Developer for 
the purpose of negotiating the terms of a Disposition and Development Agreement (DDA) under 
which the Developer will acquire and redevelop the Property with uses, site plans, building 
designs, and other elements to be negotiated between the Owner and the Developer (the 
“Parties”).  Owner’s selection of Developer was based on the Developer’s response to the RFEI 
(dated September 20, 2017); the Developer’s response to Owner’s supplemental questions (dated 
October 13, 2017); and Owner’s interview of the Developer which took place on October 25, 
2017. 
 

D. In selecting the Developer on November 1, 2017, Owner directed its Executive 
Director to prepare an Exclusive Negotiating Agreement (the “Agreement”) between the parties.  
The Agreement provides Developer with the exclusive rights to negotiate with Owner for 
conveyance and development of the Property; provides Developer with exclusive “site control”; 
and confirms the basis upon which the Parties are prepared to negotiate the terms of a DDA and 
related documents providing for the desired program of development for the Property (a program 
to be determined as set forth in this Agreement).  The DDA must be approved by the Owner. 
 

E.  The terms of this Agreement are as follows:   
 

20



EXCLUSIVE NEGOTIATING AGREEMENT – Talent Urban Renewal Agency and DOSO Properties, LLC Page 2 of 9 

TERMS 
 
1. Good Faith Exclusive Negotiations.  Owner and Developer agree and covenant to 

negotiate the terms of the Disposition and Development Agreement and any intervening 
Memoranda of Understanding (as defined below) in good faith.  Owner acknowledges 
that Developer has expended substantial time and expense and will continue to expend 
time and expense in preparing its initial proposal, conducting due diligence, conferring 
with City staff with regard to project programming, design and deal terms and refining its 
development proposal.  During the term hereof, Owner agrees Developer shall have the 
exclusive right to conduct due diligence and to negotiate with Owner for the rights to 
develop the Property and that Owner will not accept, solicit, pursue or entertain any other 
offers or other indications of interest with respect to the Property for any development, 
sale or other transaction., with the exception of a short term (“month to month”) lease of 
the restaurant building on the property to its existing lessee.   

 
2. Duration.  The Term of this Agreement shall be 180 days from the Effective Date.  Owner 

may, in its sole discretion, extend this Agreement for up to two additional 90-day renewal 
terms upon the determination of the TURA Executive Director that Developer has made 
significant progress in defining a feasible development for the Site.  In making this 
determination, the TURA Executive Director will consider such factors as the following: 

 
• the progress made in securing construction and permanent financing 
• the progress made in securing tenants for commercial space and a master tenant 

for some or all of the residential units 
• the progress made in obtaining Owner support for any proposed TURA 

participation, such as the types of participation described in Section 79.3 of this 
Agreement 

• the progress made as part of the State of Oregon’s Quick Response Grant (see 
Section 67) 

 
3. Termination.  This Agreement shall automatically terminate upon execution and delivery 

of the Disposition and Development Agreement (“DDA”) which shall thereafter control 
the rights of the Parties with respect to the Property.  The Parties may terminate this 
Agreement by mutual agreement if latent conditions are discovered on the Property or 
events occur that would, presently or with the passage of time, prevent the entry into a 
DDA.  Notwithstanding the above, either party may at their sole option, terminate this 
Agreement by notice in writing if the other party makes a material misrepresentation in 
the course hereof, otherwise fails to act in good faith, or if a party becomes insolvent, or 
in the terminating party’s reasonable estimation, otherwise unable to perform under as set 
forth below in the Base Development Criteria. 
 

4. Performance Timeline.  The Performance Timeline attached as Exhibit A establishes the 
good faith expectations of the Parties during the term of the Exclusive Negotiating 
Agreement.  Unless a specific date is set forth, the times for performance in the Timeline 
establish ranges and/or estimates and not strict deadlines. 
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5. Initial Concept Development Proposal.  The Developer’s initial proposal is for a phased 
project consisting of the elements identified below.  However, the parties anticipate that 
this program is likely to evolve during the term of this Agreement, and in particular as 
part of the Quick Response Grant noted in Section 67.  This Initial Concept Development 
Proposal serves as an early expression of the expectations of the Owner with regard to the 
transaction contemplated herein.  As the concept development program evolves over time 
through the Quick Response Grant process, it shall serve as guidance at the inception and 
during the negotiations among the Parties.  The Initial Concept Development Proposal 
consists of the following elements: 
 

• Phase I (tentative construction start: Fall, 2018): Mixed Use consisting of 
approximately 50 market rate rental units over ground floor commercial space; 
possibly to include maker space, though a maker space may be located in a stand-
alone building, and may be built in a future phase depending on funding 

• Phase II (tentative construction start: Summer, 2019): Townhomes (workforce), 
single family bungalow homes.  Possibly 20 units of affordable senior housing. 

• Phase III (tentative construction start: Summer, 2020): TBD 
 
6. Memorandum of Understanding.  Tentative agreements on the terms of the DDA may be 

memorialized in a written Memorandum of Understanding (“MOU”), or series of such 
memoranda, during the Term of this Agreement.  Any such MOUs will provide the 
continuing framework for final negotiations and preparation of the Disposition and 
Development Agreement. 

 
7. State of Oregon Quick Response Grant.  Owner has secured a Transportation & Growth 

Management Quick Response Grant from the State of Oregon, attached as Exhibit B, 
which will allow for the creation and refinement of a site plan, development program, 
project phasing, schematic design of buildings and open spaces, as well as market 
feasibility analysis of preferred development types.  The Quick Response Grant entails a 
process allowing for substantial community feedback into the project.  The parties 
understand that the Quick Response Grant process is intended to provide refinements to 
Developer’s initial response to the RFEI.  Developer agrees to work in good faith with 
the Quick Response Grant process.   
 

8. DDA and Preconditions to Closing. 
 
8.1 Owner’s commitment to conveyconveyance of  the Property to Developer, and its 
willingness to provide various forms of financial assistance to the Developer, will be 
formalized within the DDA, along with any.  The DDA will also incorporate terms and 
conditions necessary in the Owner’s sole discretion to warrant the financial assistance.  
Key areas to be addressed in the DDA will include but not be limited to: the final design 
drawings and development program; the final Land Value Write down and any other 
financial participation that the Owner decides to contribute to the project; a detailed 
timeline for performance, sources and uses of funds; remedies and reconveyance 
provisions for failure to progress or perform (giving due consideration to typical 
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requirements of investors and lenders); and monthly construction monitoring reports and 
copies of all draw requests as applicable. 
 
8.2 The conditions precedent to entry into the DDA include but are not limited to: 
 

• Owner satisfaction, in its sole discretion, that there have been no material changes 
to Developer’s qualifications and financial capacity since approval of the ENA 
(this shall include the Developer’s partners identified in Developer’s response to 
the RFEI) 

• Owner approval (for each project phase) of the conceptual design and Developer’s 
permit application, permit plan set, sources and uses, financing commitments and 
other due diligence established by Owner 

• Establishing a Performance Timeline that is satisfactory to Owner 
• TURA Board approval of the design drawings, of any land value write-down and 

any other public participation 
• TURA Board approval to enter into the DDA 

 
8.3 The DDA conditions precedent to closing will include but not be limited to: 
 

• Execution of financing agreements consistent with sources and uses in the DDA 
• Execution of construction contract consistent with sources and uses in the DDA 
• Owner approval of final project plans and issuance of building permits consistent 

with the final project plans in the DDA 
• Securing a predetermination letter from the Oregon Bureau of Labor and 
Industry establishing that prevailing wage laws do not apply to the Project or, in 
the event that such wage laws do apply, that adequate sources exist to pay any 
additional construction costs likely to be incurred as a result 
 

 
9. Co-application/Cooperation.   
 

9.1 Owner and Developer shall be co-applicants on any land use permit application 
sought in connection with this Agreement or subsequent Memoranda issued 
during the term thereof.  Developer shall bear responsibility for all land use 
application and permit fees, unless otherwise agreed to by Owner in an MOU or 
DDA.   

 
9.2 Owner and Developer shall each promptly provide to the other all information 

reasonably related to the Property and the Project which may be obtained without 
material expense, upon written request.  Owner and Developer acknowledge that 
certain City of Talent zoning and development code amendments may be needed 
to best facilitate a Project that may emerge from the Quick Response Grant 
process.  Said code changes need to be legislatively approved prior to proceeding 
with development under the new code.  Owner and Developer shall cooperate in 
connection with any zoning and development code amendments, applications, 
permits, approvals or entitlements sought by Developer from any governmental 

23



EXCLUSIVE NEGOTIATING AGREEMENT – Talent Urban Renewal Agency and DOSO Properties, LLC Page 5 of 9 

authorities with respect to the Project, including easements, provided that Owner 
shall not be required to incur any material cost or liability connection with such 
applications, permits or approvals. 

 
9.3 The Parties will confer on a regular basis throughout the term of this Agreement, 

particularly with respect to the project design, development program and deal 
structure.  Regarding deal structure, the Developer will confer with Owner 
particularly relative to proposed Owner participation.  Developer has 
preliminarily identified a complete land write-down as a possible type of Owner 
participation in the deal, with the write-down to be tied to affordable townhouse 
ownership housing as one of the project elements.  The parties understand that 
any public (particularly Owner) participation in the project will be subject to the 
Owner’s reasonable determination that the public participation is necessary to 
assure the financial viability of the project, and that suitable measures are 
incorporated in the ultimate deal structure to assure the protection of public 
benefits for a reasonable period of time. 

 
9.4 The Parties intend to cooperate in all aspects of the project development provided 

that both parties reach agreement on those aspects.  These aspects include but may 
not be limited to the following: 

 
• Subdivision of the property (to allow for phased conveyance of the property as the 

Developer is prepared to proceed to the satisfaction of the Owner in individual 
phases of the overall development) 

 Permits associated with current and future right-of-way improvements adjoining 
the Property.  Specifically, this will include any permits that may be required by 
the Oregon Department of Transportation (ODOT) with respect to Highway 99; 
as well as the City of Talent with respect to West Valley View Road, and the 
future extension of Wagner RoadStreet off of the Roundabout. 

•  
9.5 The Parties intend to cooperate in identifying and securing other potential funding 

sources, understanding that these other sources need to be evaluated in terms of 
the requirements that they would impose on the project.  Potential sources include 
State, Federal, and private foundation dollars. 

 
 
10. Due Diligence.  Developer may conduct due diligence and inspections of the Property, 

including such physical, legal, and engineering inspections, tests and investigations as it 
may deem necessary or desirable, including soils and environmental studies.  Developer 
shall inform Owner prior to any such studies being undertaken.  Such studies and 
investigations may include, without limitation, zoning, land use, environmental, title, 
design review, covenants, conditions and restrictions, financing, leasing markets, project 
feasibility and related matters.  The scope and cost of the due diligence and inspections 
shall be the sole discretion and responsibility of Developer, other than the due diligence 
(related to design, programming, and feasibility analysis) to be performed as part of the 
Quick Response Grant.  In the event that Developer elects not to proceed with the DDA 

24



EXCLUSIVE NEGOTIATING AGREEMENT – Talent Urban Renewal Agency and DOSO Properties, LLC Page 6 of 9 

or development of the Project, Developer shall provide to Owner copies of all studies, 
including environmental and soils studies, surveys, title reports and similar information 
developed during the Due Diligence by Developer, for the City’s use in any subsequent 
negotiations with other developer teams. 

 
11. Access.  Owner shall provide Developer full access to the Property for the purpose of 

conducting Due Diligence.  Developer shall repair or restore any damage caused by the 
entry of Developer or its agents upon or under the Property. 

 
12. Indemnity and Insurance.  Developer hereby agrees to indemnify, defend and hold 

Owner, including its appointed and elected officials, officers, employees and agents, 
harmless from and against any and all claims for injury to persons or damage to property 
caused by or resulting from the acts or neglect of Developer or its representatives or 
consultants on or about the Property.  During the term of this Agreement, Developer shall 
maintain insurance with respect to its activities on or about the Property, naming Owner 
as an additional insured, in amounts as follows:  (i) commercial general liability 
insurance with a combined single limit of not less than $1,000,000 per occurrence and 
with at least $52,000,000 general aggregate; (ii) auto liability insurance with combined 
single limit of $1,000,000 per occurrence; (iii) employers liability insurance with a limit 
of not less than $1,000,000; and (iv(iv) profession liability insurance with a limit of at 
least $2,000,000 per claim and (v) in addition to the primary limits specified in (i) and (ii) 
above, excess liability insurance with a limit of not less than $4,000,000 for each 
occurrence and in the aggregate.  The indemnity required under this Section 1012 shall 
survive termination of this Agreement. 

 
13. No Assignment.  Neither party shall assign or transfer its interest in this Agreement or the 

Property until termination of this Agreement and execution and delivery of the DDA. 
 
14. Brokers. Owner and Developer each represent and warrant to the other that no broker, 

finder or other representative has acted on its behalf in connection with this Agreement.  
Owner and Developer agree to indemnify, defend and hold the other harmless from any 
claim or liability for any fee, commission or other compensation with respect to this 
Agreement, the DDA or other transactions contemplated hereby, asserted by any other 
broker, finder or other representative claiming through the indemnifying party.  This 
Section 1214 shall survive termination of this Agreement. 
 

15. Confidentiality.   While striving to maintain transparency to the greatest extent 
practicable, Owner and Developer agree that allsome information submitted by 
Developer during the term hereof ismay need to be submitted on the condition that 
Owner keep said information confidential to the full extent permitted by law.  Owner 
agrees not to disclose said confidential information provided by Developer, including but 
not limited to financial statements regarding Developer or the Project and pro forma 
information.   This includes but is not limited to financial statements and pro forma 
information.  Prior to submitting such information, Developer shall indicate a desire to 
maintain confidentiality, including the rationale for confidentiality.  In this event, Owner 
will either agree not to disclose said confidential information, or inform the Developer 
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that Owner does not agree, in which case Developer may provide further clarification as 
to why Developer believes it is necessary to maintain confidentiality.  This nondisclosure 
agreement shall survive termination of this Agreement but shall not apply to the extent 
any such information is publicly available, has been disclosed by other parties or is 
required to be disclosed by the Jackson County District Attorney under Oregon public 
records laws.  Owner further agree that it shall not, to the fullest extent permitted by law, 
disclose the terms of this Agreement, the MOUs or the DDA, prior to the termination or 
expiration of this Agreement, or the execution of the DDA, whichever occurs first, unless 
disclosure is required by the Jackson County District Attorney under Oregon public 
records laws.  

 
16. Governing Law.  This Agreement shall be governed by the laws of the state of Oregon. 
 
17. Time of the Essence.  Time is of the essence of this Agreement. 
 
18. Amendments.  This Agreement may be amended only by the written agreement of the 

Parties hereto. 
 
19. Notices.  All notices given under this Agreement must be in writing and either 

(i) personally delivered, (ii) delivered by express mail, Federal Express or comparable 
courier service, or (iii) delivered by certified mail, postage prepaid, return receipt 
requested, as follows: 

 
To Owner: Talent Urban Renewal Agency 

Zac Moody, ActingInterim Executive Director 
P.O. Box 445 
Talent, Oregon 97540  
 

To Developer: DosoDOSO Properties 
  Jerryck Murrey 
  360 E Jackson Street 
  Medford, Oregon 97501 

 
All notices shall be deemed effective upon receipt.  Any party may from time to time 
change its address for purposes of this Section by notice in writing to the other party. 
 

1920. Binding Effect.  During the Term hereof and any extensions thereto, the Parties shall 
negotiate in good faith to complete and execute the definitive DDA upon terms and 
conditions consistent with this Agreement and the MOUs.  No sale agreement or other 
right, obligation or estate in land shall be created except by delivery of the definitive 
DDA and all other related and necessary instruments, duly authorized by the TURA 
Board and all necessary Developer corporate action and executed by authorized 
representatives of the Parties.  If the DDA is not executed and delivered prior to 
expiration of the Term and any extensions thereto, or if Developer elects, in its sole 
discretion, by notice in writing to Owner not to pursue development of the Project, this 
Agreement shall terminate and be of no further force or effect, except Sections 10, 12, 15 
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and 16 hereof, which shall survive termination.  If during the course of 
negotiationsnegotiations, it becomes clear that the Parties will not reach an agreement, 
Developer shall not unreasonably withhold consent to early termination of this 
Agreement. 
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DEVELOPER: OWNER: 
 
DOSO Properties, LLC Talent Urban Renewal Agency, an Oregon 
An Oregon corporationlimited liability company municipal corporation 
 
By:      By:       
 Jerryck Murrey Zac Moody 
 Managing Member ActingInterim Executive Director 

 
Date:      Date:       
 

 
EXHIBIT A 

 
Performance Timeline 

 
(Note – all dates are tentative and are subject to change) 

 
To be prepared 
 
 

EXHIBIT B 
 

State of Oregon TGM Quick Response Grant – Scope of Work 
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a. Press Release Announcing Selection of DOSO

Community Forum

Community Forum

Community Forum

b. Other communications at key milestones 
throughout the life of the project 

c. Regular communications with key stakeholders

a. ENA draft shared with TURA staff and DOSO

b. First draft ENA

c. TURA and DOSO execute ENA

d. ENA work tasks performed

a. Convene the key stakeholders to begin to explore 
partnership opportunities, to identify various 
financing and deal structure options, and to discuss 
how to incorporate the Maker Space effort into the 
TGM Quick Response grant effort.

b. Later tasks...

a. Task I – Information Assembly and Reconnaissance

b. Task 2 – Design Development 

c. Task 3 – Conceptual Plan and Program 
Development Report

d. Task 4 – Contingent Meetings

a. City share background reports as applicable

b. Apply for Business Oregon Brownfields 
Assessment & Remediation

c. Perform environmental assessments and other 
technical analyses as deemed appropriate by the 
parties

d. Determine viability of Restaurant Building for 
Interim and/or long term use 

a. TURA staff, consultant, and developer convene to 
discuss approach on securing commercial tenants 
for the project 

b. Tenanting strategy

a. SDC Credit Calculation

b. Other tools TBD 

c. Return on Investment analysis

a. First draft Development Agreement 

b. Negotiations between TURA and DOSO on the DA 

c. Consultation with BOLI regarding applicability of
prevailing wage to project 

d. DA executed

a. Development Review

b. ODOT

c. Building Permits
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C2A1-17 
Quick Response Project for the City of Talent 

Talent Gateway Site Development Plan 

This statement of work (“SOW”) describes the responsibilities of all entities involved in this 
cooperative project. 

A. PROJECT MANAGEMENT TEAM 

Walker|Macy 
Ken Pirie, AICP CUD, LEED ND 
111 SW Oak St #200 
Portland, OR 97204 

kpirie@WalkerMacy.com 
503.228.3122 

City of Talent/TURA 
Zac Moody, City Planner 
PO Box 445 
Talent, OR 97540 

zmoody@cityoftalent.org 
541.535.7401 

City’s Economic Development Consultant 
John Southgate Consulting, LLC 
1020 SW Taylor St. 
Portland, OR 97205 

john@johnsouthgateconsulting.com 
503.956.5853 

Selected Developer Representative (advisory) 
Jerryck Murrey, DOSO Properties 

jerryck@dosoprop.com 
(541) 282-4240 

TGM Quick Response Program 
Alwin Turiel, AICP, PMP 
Oregon Department of Land Conservation & 
Development 
635 Capitol Street NE, Suite 150 
Salem, OR 97301-2564 

ali.turiel@state.or.us 
503.934.0064 

Agency Contacts 

ODOT Regional Planner 
Don Morehouse 
Oregon Department of Transportation, Region 3 
100 Antelope Rd. 
White City, OR 97503 

Donald.MOREHOUSE@odot.state.or.us 
541.774.6399 

DLCD Regional Representative 
Josh LeBombard 
Oregon Department of Land Conservation & 
Development 

josh.lebombard@state.or.us 
541.414.7932 (cell) 
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100 E Main Street, Suite A 
Medford, OR 97501 

 
B. Abbreviations 
Agency/ODOT – Oregon Department of Transportation 
APM – Agency Project Manager 
City – City of Talent 
DLCD – Department of Land Conservation and Development 
PMT – Project Management Team 
Project – Talent Gateway Site Development Plan 
SOW – Statement of Work 
TURA – Talent Urban Renewal Agency 
TGM – Oregon Transportation and Growth Management Program 
 
C. PROJECT BACKGROUND AND OBJECTIVES 
 
Project Purpose/Transportation Relationships and Benefits 
The Transportation and Growth Management (“TGM”) Program is a joint effort of the Oregon 
Department of Transportation (“ODOT”) and the Oregon Department of Land Conservation and 
Development (“DLCD”). The purposes of the TGM program are to strengthen the capability of 
local governments to effectively manage growth and comply with the Transportation Planning 
Rule, to integrate transportation and land use planning, and to encourage transportation-efficient 
land uses that support modal choice and efficient performance of transportation facilities and 
services. 
 
Talent Gateway Site Development Plan (“Project”) offers an opportunity for City of Talent 
(“City”) and City’s Talent Urban Renewal Agency (“TURA”) to plan for future development in 
a way that reduces transportation system demand. The concepts and plans for project area will be 
consistent with compact, mixed use, pedestrian-friendly, low-impact, and sustainable 
development. 
 
Project Area  
Project Area includes the approximately 4.5 acre Gateway site, located at the southwest corner of 
Highway 99 and Valley View Road, adjacent parcels, and streets in the vicinity. The site is 
currently zoned “Commercial Highway Development”. Project activities and analysis may 
include areas outside Project Area to evaluate potential connections and impacts on the 
transportation system. 
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Background 
City with a 2016 population of 6,485 people, has an active economic development program 
supporting continued revitalization of its downtown area. City’s efforts have been supported 
since 1991 through work funded by TURA, which established a long term investment strategy to 
eliminate blight and deterioration within a defined Urban Renewal Area in downtown. The City 
Council acts as the TURA Board and the City Manager acts as the executive director. 
 
TURA receives a portion of local property taxes, calculated each year according to changes in 
assessed value within the Urban Renewal Area. Funding for projects comes from the private sale 
of bonds, which are repaid with a portion of property tax revenue over the life of TURA, or 
through short term borrowing. Since its creation TURA has funded design and construction of 
streets, sidewalks and parks; replaced old water lines; installed street lights and trees; provided 
facade improvement grants for commercial and historic structures; and assisted other economic 
development efforts aimed at downtown revitalization. Currently, TURA plans to have all 
projects completed and bonds paid off by July 17, 2019, at which time TURA will terminate. 
 
As a final TURA project, City is pursuing a concept plan for Project Area, located at the edge of 
downtown and in the West Valley View Vision Plan area. City recognizes Project Area provides 
an outstanding opportunity for redevelopment in a manner that supports downtown revitalization 
that advances City and TURA’s economic development goals.  
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City/TURA and local residents began discussions in January 2017 about the best use of the 
property. A second community open house was held in May 2017 to refine community generated 
development concepts. 
 
In August 2017 TURA issued a Request for Expressions of Interest - 
http://www.cityoftalent.org/SIB/files/Talent_RFEI_8-23-17.pdf - as the first step in identifying a 
private development partner for the Project Area. A Request for Expressions of Interest is 
different from a Request for Proposals in that the selection criteria are more general. Developers 
are asked to respond with information about their business, their experience, how their ideas 
respond to the selection criteria, and their capacity to deliver on TURA’s goals. In November 
2017 the City selected DOSO Properties as their private development partner. DOSO will be a 
key Project stakeholder. 
 
Development concept refinement and site design work is the focus of Project. A variety of 
development options will be considered. For example, highway frontage might be developed 
commercially, while the west portion could potentially be workforce housing or missing middle 
housing. Project Area may also incorporate maker space. The final development agreement 
between the selected developer and TURA could include a multiyear lease on the land, purchase, 
land exchange or a no-cost transfer in exchange for improvements and future tax revenues.  
 
 

The 2006 West Valley Vision 
plan states:  
 
“One of the longstanding goals 
of the City of Talent is to 
establish a vital downtown that 
grows with the community. The 
West Valley View area is the 
gateway to Downtown Talent, 
lying between Talent Avenue and 
Highway 99 (South Pacific 
Highway). In the West Valley 
View area, through a master 
plan that includes a new street 
network design, the City can 
improve transportation 
networks, promote mixed use 
development, and provide the 
community oriented amenities 
that citizens have said they 
desire.” 
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Project Objectives and Outcomes 

A. Develop a phased program for future mixed-use development that includes illustrative 
conceptual architectural and site plans consistent with TGM objectives and TURA’s 
development goals.  

B. Determine market feasibility of various types of community identified mixed-use 
development products in Project Area. 

C. Determine economic feasibility of illustrative conceptual architectural and site plans 
consistent with City, TURA, and TGM objectives. Identify barriers to and potential 
incentives for development based on illustrative conceptual architectural and site plans. 

D. Determine what off-site transportation improvements may be needed to accommodate 
and support mixed use development. 

 
Note: If the Final Conceptual Plan will require modification of City development standards, City 
may consider legislative modification to its development code as a separate project.  
 
D. GENERAL PROVISIONS 
Unless otherwise specified:  
 
Project Management 
Project management is integrated into SOW tasks, but are described here to establish a 
framework for managing Project.  
 
A Project Management Team (“PMT”), comprised of City/TURA staff, selected developer, 
Agency Project Manager (“APM”), and Consultant, shall provide overall guidance for the 
Project. PMT shall meet to coordinate Project logistics and to give feedback to Consultant. PMT 
shall meet by telephone conference or in person; the duration of each meeting is not anticipated 
to exceed two hours. PMT meetings may be scheduled to coincide with other City/TURA 
meetings (e.g., work sessions).  
 
Selected Developer and Consultant agree not to enter into a direct contractual relationship for 
work on subsequent Project development for at least 6 months after Project completion. 
 
Agency Contacts, consisting of Region 3 TGM Planner from ODOT and Southern Oregon 
Regional Representative from DLCD, shall provide additional assistance, guidance, and review 
to PMT. Attendance at PMT meetings for Agency Contacts is optional.  
 
Consultant shall maintain regular communication with City/TURA’s Project Manager and APM 
to ensure satisfactory completion of deliverables in accordance with Project Schedule.  
 
Meeting Requirements 
Arranging meetings includes: scheduling meeting dates and times with meeting participants, 
distribution of agendas and meeting materials in advance of the meeting, reserving a suitable 
meeting location, placing advertisements in local media, and posting notices in public locations 
(such as City buildings and libraries).  
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Conducting meetings includes: preparing agendas and meeting materials, making presentations, 
and facilitating discussion of relevant issues.  
 
City shall prepare and distribute all staff reports, necessary public notices, and notifications, and 
public outreach for community involvement. 
 
Due Dates, PMT Review and Consultant Edits 
Consultant shall submit materials for all meetings to PMT and Agency Contacts at least one 
week prior to the meeting, unless another timeframe is approved by APM.  
 
Consultant shall submit meeting summaries to PMT and Agency Contacts within one week 
subsequent to meeting, unless another timeframe is approved by APM. 
 
PMT shall provide written comments on draft materials to Consultant within one week of receipt 
of draft materials, unless another timeframe is approved by APM. City/TURA shall provide 
written comments on draft materials; if multiple staff members are commenting, comments shall 
be reconciled by City/TURA Project Manager before submitting to Consultant. If Consultant 
cannot reconcile PMT comments, APM shall determine which comment will be kept. 
 
Based on comments received, Consultant shall submit minor revisions and corrections to 
materials prior to release. Consultant is not required to make major or extensive revisions 
without an approved contract amendment. This provision does not limit the right of State to 
require correction of deliverables that do not meet the requirements of this Contract. APM will 
determine what constitutes a “minor” or “major” edit. 
 
Written and Graphic Deliverable Requirements 
All written and graphic deliverables must be submitted in a format suitable for distribution by e-
mail unless hardcopy is specified in a subtask. Written deliverables must include the Project 
name and date of preparation. Text (except for photo or illustration captions) must be in at least a 
12-point font size to ensure readability. 
 
Consultant shall ensure that the final deliverable produced pursuant to this Contract includes the 
following statement: 
 

This project is partially funded by assistance from the Transportation and Growth 
Management (TGM) Program, a joint program of the Oregon Department of 
Transportation and the Oregon Department of Land Conservation and Development.  
 
This TGM grant is financed, in part, by federal Fixing America’s Surface Transportation 
Act (FAST Act), local government, and State of Oregon funds. The contents of this 
document do not necessarily reflect views or policies of the State of Oregon. 

 
Consultant name or logos may not appear on final deliverables, with the exception of the 
acknowledgements page. 
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Maps, Graphics, and Site Plans 
All maps, graphics, and site plans must be submitted digitally in both native format and in an 
open universally readable format as approved by APM with input from PMT. Maps, graphics, 
and site plans must be formatted so as to be scalable to 8½-inch by 11-inch or 11-inch by 17-inch 
paper. Geospatial data must be georeferenced as approved by APM with input from PMT. 
 
Graphic deliverables submitted for review must be converted to pdf format for readability. All 
graphic deliverables must be documented with Project name, a legend, and the date of 
preparation. Maps, aerial photos, and other graphic material prepared for Project must be suitable 
for enlargement to create wall displays for Project meetings and presentations.  
 
Public Involvement Approach 
Public involvement associated with Project must allow residents and business owners an 
opportunity to provide input into the planning process. Consultant, City/TURA shall consider 
environmental justice issues, which is the fair treatment and meaningful involvement of all 
people regardless of race, color, national origin, or income with respect to the development, 
implementation, and enforcement of environmental laws, regulations, and policies. 
 
Fair treatment means that no group of people, including a racial, ethnic, or a socioeconomic 
group, should bear a disproportionate share of the negative environmental consequences 
resulting from industrial, municipal, and commercial operations or the execution of federal, state, 
local, and tribal programs and policies. Meaningful involvement means that: (1) potentially 
affected community residents have an appropriate opportunity to participate in decisions about a 
proposed activity that will affect their environment and or health; (2) the public's contribution 
can influence the regulatory agency's decision; (3) the concerns of all participants involved will 
be considered in the decision making process; and (4) the decision makers seek out and facilitate 
the involvement of those potentially affected. 
 
The public involvement program must include specific steps to provide opportunities for 
participation in accordance with the 1964 Civil Rights Act, Title VI. City shall use ODOT Title 
VI guidance to formulate public involvement strategies and report public outreach efforts 
associated with Project. 
 
 
E. WORK TASKS AND DELIVERABLES 
 
Task 1: Information Assembly and Reconnaissance 
1.1 Project Management Meeting #1 - Consultant shall arrange and conduct Project 
Management Meeting #1 via teleconference with PMT to initiate the Project. PMT will discuss 
the goals of the Project, desired development program, and delivery of Background Information. 
PMT will discuss arrangements and timing of Community Visit. Consultant shall provide PMT 
with meeting notes of Project Management Meeting #1. 
 
1.2 Background Information - City shall provide Consultant with relevant Background 
Information for Consultant review. When available, City shall provide native format digital files, 
including geospatial information when possible. City shall provide hard copy or scanned digital 

35



 

Page 8 of 13 

files if native digital files are not available. Background information includes, but is not limited 
to: 

• City Comprehensive Plans, maps and text; 
• City Buildable Lands Inventory (2016); 
• City Economic Opportunities Analysis (2016); 
• City Housing Needs Analysis (2016); 
• City Transportation System Plan (2015); 
• Development regulations, zoning maps and text; 
• Talent Urban Renewal Plan (2005); 
• West Valley View Vision Master Plan (2006) and other relevant plans; 
• Aerial photography; 
• Topographic maps; 
• Site utility information 
• Site surveys or detailed maps to scale of Project Area (if any); 
• City street design standards; 
• Traffic studies prepared for previous applications within Project Area (if any); 
• City Capital Improvement Program; and 
• Any other data City deems pertinent to Project Area (e.g., January and May 2017 

community workshop notes) 
 
1.3  Base Map - Consultant shall assemble the data and prepare a Base Map of Project Area 
depicting relevant existing conditions. The Base Map must include streets, property boundaries, 
buildings, trees and topography. Consultant shall provide Base Map as a digital file (PDF and AI 
format). 
 
1.4 Community Visit #1 – As part of Community Visit #1, Consultant shall visit Project Area 
to obtain familiarity, take photographs, drawings, and necessary measurements of Project Area, 
the nearby vicinity and other relevant precedent developments in the region.  
 
As part of Community Visit #1, City shall arrange three to five Stakeholder Meetings with either 
individuals or small groups with similar concerns. City shall identify and notify the key 
participants to participate in each meeting, and schedule the meetings during Consultant’s visit to 
Project Area or via teleconference. City shall provide a location in Talent for Stakeholder 
Meetings. Potential participants include: 

• TURA selected developer of the site; 
• Downtown Business Association members; other business, civic, and community leaders 

or interested neighboring property owners; 
• City of Talent officials/staff: City Manager, Community Development Director, Parks 

staff, Public Works staff; 
• Elected and appointed officials – select City Council and Planning Commission 

members; and 
• Agency staff - ODOT, DLCD staff, Jackson County Planning. 

 
Consultant shall conduct Stakeholder Meetings to gather information about Project Area and 
potential future development program from the point of view of selected stakeholders. 
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Consultant shall use Base Map and other graphic resources for illustrative purposes at 
Stakeholder Meetings. Consultant shall prepare summary notes of topics of discussion of each 
Stakeholder Meeting. 
 
1.5 Development Feasibility Memo - Consultant shall prepare a Development Feasibility 
Memo outlining the possible types, sizes and mixes of development for Project Area and identify 
barriers to and potential incentives for development consistent with City, TURA, and TGM 
objectives. Development Feasibility Memo must address opportunities for commercial and 
residential uses, multi-story development, and workforce housing on site.  
 
Consultant shall review City/TURA notes from January and May 2017 community workshops, 
Stakeholder Meetings and PMT guidance to prepare a list of possible development options 
(types, sizes, and mixes of development) that will be examined. Consultant shall use historic 
measures of growth and development; forecasts of employment and population (from the City’s 
recently adopted Economic Opportunities Analysis and Housing Needs Analysis); current real 
estate market conditions; regionally-appropriate precedent developments; conversations with real 
estate stakeholders and TURA-selected developer; and City mixed-use zoning standards to 
evaluate opportunities for various development options (types, sizes, and mixes of uses and 
buildings). Development Feasibility Memo must include an analysis based on market conditions 
in Talent and the region to determine commercial viability for each development option, along 
with an analysis of funding gaps for each option, and possible funding sources to fill funding 
gaps. Consultant shall provide Development Feasibility Memo to PMT. Consultant shall update 
Memo based on PMT comments provided electronically. 
 
1.6 Annotated Map - Consultant shall prepare an Annotated Map of key opportunities, 
constraints, and issues including potential transportation and connectivity issues for project area 
based on Background Information, Project Management Meeting #1, and Community Visit. 
Consultant shall provide a digital copy of Annotated Map, appended to Development Feasibility 
Memo. 
 
City Deliverables 
1.1 Project Management Meeting #1 
1.2 Background Information 
1.4 Community Visit #1 
 
Consultant Deliverables 
1.1 Project Management Meeting #1  
1.3 Base Map 
1.4 Community Visit #1 
1.5 Development Feasibility Memo 
1.6 Annotated Map 
 
Task 2: Design Development  
 
2.1 Project Management Meeting #2 - Consultant shall arrange and conduct Project 
Management Meeting #2 via teleconference to discuss details of schedule and Project logistics as 
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well as findings from Task 1. PMT shall approve a refined project schedule for accomplishing 
Project. Consultant shall provide PMT with meeting notes of Project Management Meeting #2. 
 
2.2 Community Visit #2 – City shall arrange and Consultant shall conduct Community Visit 
#2, which includes a 2-hour Design Workshop in Talent with members of PMT and key 
stakeholders invited by City and TURA; and an evening Community Forum for the public.  
 
Consultant shall prepare draft site design concepts and draft 3D Sketchup massing diagrams and 
conduct Design Workshop to discuss design concepts based on Development Feasibility Memo 
for use in Task 3. In addition to building design, design concepts must also address mixed use 
opportunities, pedestrian and vehicular connectivity to the site, and parking alternatives. Design 
Workshop location must include studio space for design work and space for small meetings with 
PMT and stakeholders. City shall make high-speed internet access available to Consultant. 
 
City shall arrange and Consultant shall conduct Community Forum to present Development 
Feasibility Memo and solicit input on design concepts and results of the Design Workshop. 
Consultant shall prepare informational materials as needed to solicit input at Community Forum.  
 
Consultant shall provide summary of Community Visit #2 to PMT; summary may include 
graphical information necessary to understand Design Workshop process. 
 
City Deliverables  
2.1 Project Management Meeting #2 
2.2 Community Visit #2 
 
Consultant Deliverables 
2.1 Project Management Meeting #2  
2.2 Community Visit #2 
 
Task 3: Conceptual Plan and Development Program Report 
 
3.1 Project Management Meeting #3 - Consultant shall schedule and facilitate Project 
Management Meeting #3 via teleconference with PMT to review the results of Design Workshop 
and Community Forum. PMT shall provide guidance to Consultant about concepts or elements to 
include in the Draft Conceptual Plan as the preferred concept. Consultant shall provide PMT 
with meeting notes of Project Management Meeting #3. 
 
3.2 Draft Conceptual Plan Drawings - Consultant shall prepare Draft Conceptual Plan 
Drawings, refining Task 2 design concepts into a preferred concept based on Development 
Feasibility Memo and PMT direction. The preferred concept must be consistent in design with 
the character of downtown Talent. Draft Conceptual Plan Drawings must also include a site plan 
depicting pedestrian and vehicular connectivity and parking layout and counts; open spaces; at 
least one Sketchup perspective or axonometric; drawings or photographs of precedent examples 
depicting desired building massing, fenestration, and entrance studies to demonstrate the general 
character and scale of proposed structures; development phasing diagram and other graphic 
materials necessary to show the overall design and phasing of the preferred concept. Draft 
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Conceptual Plan Drawings must be consistent with City’s development requirements for 
downtown development or clearly identify any recommended deviations. Consultant shall submit 
Draft Conceptual Plan Drawings as part of the Draft Development Report to PMT for review and 
comment.  
 
3.3 Draft Development Report - Consultant shall prepare a Draft Development Report that 
includes Conceptual Plan drawings and describes proposed development program and phased 
action steps to build the proposed program. Draft Development Report must include an order of 
magnitude, planning-level cost estimate for major elements of preferred concept. Transportation 
section of Draft Development Report shall include recommendations for connectivity, parking 
management and supply, and compliance with requirements of the State Transportation Planning 
Rule. Consultant shall deliver Draft Development Report to PMT for review and comment.  
 
3.4 Project Management Meeting #4 - Consultant shall arrange and conduct Project 
Management Meeting #4 via teleconference with PMT to review Draft Development Report. 
PMT shall provide guidance to Consultant on changes to Draft Development Report. Consultant 
shall provide PMT with meeting notes of Project Management Meeting #4. 
 
3.5 TURA Board Meeting – City shall arrange and conduct City Council meeting where City 
Council is acting as TURA Board. Consultant shall present Draft Development Report and 
facilitate a discussion with City Council members and record comments and recommendations. 
Consultant shall provide presentation materials and meeting notes to PMT.  
 
3.6 Project Management Meeting #5 - Consultant shall arrange and conduct Project 
Management Meeting #5 with PMT to review comments from the City Council on Draft 
Development Report. Project Management Meeting #5 may be conducted in city or via 
teleconference. PMT shall provide guidance to Consultant on changes to Draft Development 
Report. Consultant shall provide PMT with meeting notes of Project Management Meeting #5. 
 
3.7 Final Development Report - Consultant shall revise and combine the Draft Development 
Report as directed at Project Management Meeting #5 and prepare Final Development Report. 
Consultant shall submit Final Development Report to PMT. 
 
3.8 Title VI Report - City shall prepare and submit to APM a Title VI Report delineating 
activities, documenting Project process and outreach for all Title VI covered groups at the 
conclusion of project. 
 
City Deliverables  
3.1 Project Management Meeting #3 
3.2  Comments on the Draft Conceptual Plan Drawings 
3.3 Comments on the Draft Development Report 
3.4 Project Management Meeting #4 
3.5 TURA Board Meeting 
3.6 Project Management Meeting #5 
3.8 Title VI Report 
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Consultant Deliverables 
3.1 Project Management Meeting #3  
3.2 Draft Conceptual Plan Drawings 
3.3 Draft Development Report 
3.4 Project Management Meeting #4  
3.5 TURA Board Meeting 
3.6 Project Management Meeting #5 
3.7 Final Development Report 
 
Task 4: Contingent Tasks 
 
The purpose of a contingent task is to provide for unforeseen work products or additional 
meetings that may be necessary for Consultant to produce or attend to satisfactorily complete 
Project. Work may not proceed on this task or any subtask under this task without written 
authorization from APM. 
 
4.1 Contingent Meeting #A - City shall arrange and conduct and Consultant shall participate 
in an additional meeting, workshop, community forum or presentation. Consultant shall prepare 
notes summarizing Contingent Meeting #A. 
 
4.2 Contingent Meeting #B - City shall arrange and conduct and Consultant shall participate 
in an additional meeting, workshop, community forum or presentation. Consultant shall prepare 
notes summarizing Contingent Meeting #B. 
 
4.3 Contingent Meeting #C - City shall arrange and conduct and Consultant shall participate 
in an additional meeting, workshop, community forum or presentation. Consultant shall prepare 
notes summarizing Contingent Meeting #C. 
 
City Deliverables  
4.1 Contingent Meeting #A 
4.2  Contingent Meeting #B 
4.3 Contingent Meeting #C 
 
Consultant Deliverables 
4.1 Contingent Meeting #A 
4.2 Contingent Meeting #B 
4.3 Contingent Meeting #C 
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F. LUMP SUM PER DELIVERABLE AND PROJECT SCHEDULE 
 

TASK CONSULTANT DELIVERABLES 
LUMP SUM PER 
DELIVERABLE 

AMOUNT 
COMPLETION 

Task 1: Information Assembly and Reconnaissance 

1.1 Project Management Meeting #1  $1,041 December 2017 

1.2 Background Information $2,839 December 2017 

1.3 Base Map $1,377 January 2018 

1.4 Community Visit #1 $10,413 January 2018 

1.5 Development Feasibility Memo $6,741 January 2018 

1.6 Annotated Map $1,187 January 2018 

Task 2: Design Development and Refinement 

2.1 Project Management Meeting #2  $1,921 February 2018  

2.2 Community Visit #2 $15,182 Feb/March 2018  

Task 3: Conceptual Plan and Development Program Report 

3.1 Project Management Meeting #3 $591 March 2018 

3.2 Draft Conceptual Plan Drawings $10,230 March 2018 

3.3  Draft Development Report $9,238 April 2018 

3.4 Project Management Meeting #4 $741 April 2018 

3.5 TURA Board Meeting $2,867 May 2018 

3.6 Project Management Meeting #5  $1,491 May 2018  

3.7 Final Development Report $6,186 May/June 2018  

Task 4: Contingent Tasks   

4.1 Contingent Meeting #A $3,118 TBD 

4.2 Contingent Meeting #B  $481 TBD 

4.3 Contingent Meeting #C  $481 TBD 

PROJECT TOTAL                      $76,121 
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Prepared:  November 29, 2017 Gateway Consultant Subcontracting Request  

TURA Agenda Report 

ISSUE BEFORE THE AGENCY  
Gateway Consultant Subcontracting Request 

BACKGROUND 
As the Gateway project continues to move toward the development and design stage, the commitment 
to strive for a well thought out, financially responsible project continues to be a high priority for all 
partners as well as the citizens of Talent.   

Building on his decades of experience in public-private partnerships, John Southgate Consulting has 
been instrumental in guiding TURA in the right direction – soliciting developer interest in the project, 
drafting the RFEI, helping us through the developer selection process, obtaining an $80,000 State 
TGM grant for pre-development, and most recently in drafting the Exclusive Negotiating Agreement 
with our selected development partner.  Another important part of Mr. Southgate’s responsibility is to 
advise TURA when cost efficiencies in the project can be obtained.   With that said, Mr. Southgate has 
suggested that TURA consider bringing Ms. Ayreann Colombo to the Gateway Team.   

Ms. Colombo is a highly regarded Economic Development Strategist with extensive experience in 
economic development and business and community outreach.  Staff believes that Ms. Colombo’s 
experience with Urban Renewal projects as well as her extensive economic background will assist Mr. 
Southgate in a timely completion of the tasks scoped during the last contract amendment on October 4, 
2017.  

RECOMMENDATION 
Staff recommends that Ms. Colombo be added to Mr. Southgate’s consulting contract as a 
subcontractor to provide cost effective support.  Staff believes that the addition of a professional with 
Ms. Colombo’s abilities would be an enormous asset to the Gateway team and at a rate of $85/hour 
(versus $165/hr).   

RELATED AGENCY POLICIES 
None 

Meeting Date: December 6, 2017 Primary Staff 
Contact:

Zac Moody 

Department: Administration E-Mail: zmoody@cityoftalent.org
Staff Recommendation: Approval Estimated Time: 
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POTENTIAL MOTIONS 
‘I move to authorize the Interim Executive Director to modify Mr. Southgate’s contract to include the 
addition of Ms. Colombo as a subcontractor.” 

ATTACHMENT 
Ayreann Colombo Resume 
John Southgate Consulting Contract (dated 4/1/2016) 
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AYREANN COLOMBO 
Portland, OR | 503.961.5915  

acolombo@apc-consulting.us 

 

CAREER SUMMARY 
Economic Development Strategist • Researcher & Policy Analyst • Business Analyst & Advisor 

➢ An influential, articulate and transformative professional with experience developing strategy, conducting 

analyses and problem solving within the real estate / development sector. Specific expertise in analyzing 

markets and opportunities, then presenting recommendations to private and public sector leaders. 

➢ A strategic advisor who readily pinpoints innovative solutions to complex business problems. Can take 

on any situation or project and use data-driven strategy to uncover opportunities or resolutions, often 

identifying fresh angles and creative approaches that had not been considered prior. 

➢ A strong relationship builder and cross-functional collaborator who excels in cultivating strong, profitable 

partnerships with professionals at all levels of an organization, including C-level decision makers.   

➢ A vital liaison between technical / data-focused people and non-technical stakeholders. Able to swiftly 

digest complex technical information then translate it into simple, compelling messaging that is both 

understandable and actionable. 

  

AREAS OF EXPERTISE 
✓ Real Estate Consulting 

✓ Economic Development 

✓ Research & Analysis 

✓ Data-Driven Strategy 

✓ Budget Management 

✓ Feasibility Studies 

✓ Policy Analysis 

✓ Project Management 

✓ Cost & Profit Forecasting 

✓ Pricing & Positioning Strategy 

✓ Business/Community Outreach 

✓ Complex Problem Solving 

✓ Cross-Functional Teams 

✓ Demand Forecasting 

✓ GIS, R, C++, Excel, SQL etc. 

 

PROFESSIONAL EXPERIENCE 
Select Clients: City of Cornelius, PNW Economics, Johnson Economics Portland, OR 2014 – Present 

Independent consultancy providing economic analysis and strategy development to developers and public sector 

entities.  
Freelance Economist / Consultant 

Launched an independent consultancy providing competitive research and analysis services on economic 

and industry trends for a wide variety of public and private sector clients. Serve large institutional investors 

and real estate developers, as well as public sector clients (e.g. municipalities, counties and state agencies). 

Advise on project cost and profit forecasts, and support economic development planning by studying the 

best and most efficient ways to develop land.  
 

Conduct quantitative and qualitative data collection, interpret economic and industry trends, and provide 

clients educated insights to help them make strategic business decisions. Scope of services offered also 

encompasses financial & statistical analysis, project management, requirements gathering, creating visual / 

graphic data representations, budget development / tracking and process improvement implementation. 

Also, lecture on Market Analysis for Portland State University’s Real Estate Graduate Certificate program.  

Select Client Engagements: 

• City of Cornelius, Economic Development Consultant – Part of a team implementing economic 

development strategy. Projects included working with existing businesses to assist with workforce and 

development needs, partnering with property owners to identify potential industrial tenants, 

convening a stakeholder group of downtown businesses and property owners, working with local 

and regional partners, identifying and writing grant applications, convening partners and financial 

resources for a community driven innovation center project.  
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• State of Oregon, Industrial Lands Program – As part of a team, studied industrial land return on 

investment and lost opportunities for the state. Developed project methodology and led analytical 

efforts in case studying 19 industrial site readiness projects. Translated highly technical economic 

impact findings to be used by State of Oregon staff and legislators. 

• Cornelius Economic Development Opportunity Study and Strategy, Industrial Land Demand Analysis 

and Redevelopment Sites Analysis - Working as part of a team, I conducted a study that considered 

overall economic development opportunities, strategy development and the nature of expected 

industrial land demand for the City. I worked with private sector business owners to pinpoint ways in 

which economic development could be better fostered by the City. I created a collaborative 

economic development strategy based on growing existing assets within the City through forming 

partnerships among the City, business community and regional non-profits. Currently working with the 

City to understand the feasibility of an urban renewal area. 

• Additional Client Projects: Assessment of City of Portland startup businesses, patent activity and 

venture capital investments, City of Hillsboro Enterprise Zone application, an industrial business park 

development feasibility and demand analysis (private client), and Daniels Real Estate/Seattle First Hill 

Neighborhood feasibility and pricing project for a new high-rise condominium tower. 

  

Fresh Air Farms, Inc., Portland, OR 2012 – Present  

A Portland startup providing fresh, nutritious, local produce grown in sustainable, high-technology greenhouses.   

Operations & Business Advisor 

Recruited to join Fresh Air Farms on a consultative basis as operations and business advisor. Assisted in 

developing the firm’s initial financial and business model and contribute to marketing strategy and PR efforts. 

Conducted a global hydroponic agriculture market assessment, examining international agricultural supply 

chains, potential business opportunity markets and partnership prospects.  
 

Johnson Reid, Portland, OR 2007 – 2009   

Portland-based economic and real estate development consultancy serving a diverse mix of public and private clients.   
Associate Consultant 

Accepted an opportunity to share economic development, competitive analysis, development strategy 

and research knowledge with a broad range of local and international clients. Typically teamed with public 

officials, business owners, developers and/or educators. Conducted housing and land use economics 

studies, determined potential growth opportunities and forecasted employment and housing growth – and 

resultant land needs – over the next 20-50 years. 

 

EARLIER CAREER EXPERIENCE 

Real Estate Consultant, Compass Realty, Portland, OR 2005 – 2006  

Conducted residential market research & analysis and investment property valuations.  
 

Customer Representative, Oregon Public Employees Retirement System (PERS), Portland, OR 2005 

Conducted PERS database analysis using SQL and Microsoft Access. Also, worked on process automation 

and user interface design. 
 

 

Economic Development Analyst (Intern), Portland Development Commission, Portland, OR 2003 

Executed case studies and feasibility assessments of wireless network deployment in urban areas. 

 

EDUCATION 

Master of Science, Economics| Portland State University, Portland, OR 
 

Bachelor of Science, Economics | University of Oregon, Eugene, OR | Honors graduate  
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Prepared:  November 30, 2017   Grant Writing Consultant Request   
   
 

TURA Agenda Report 

 
 
ISSUE BEFORE THE AGENCY  
Grant Writing Consultant Request 
 
BACKGROUND 
Many funding sources exist and to ensure the success of the Gateway Project, TURA needs to know all 
of its options.  This is a task that has the potential of consuming a lot of valuable time; time Mr. 
Southgate could be focused on other required tasks that best suit his particular skills and experience 
and time that Staff can focus on other tasks associated with the Gateway Project.   
 
Ms. Colombo, a highly regarded Economic Development Strategist with extensive experience in 
economic development and business and community outreach would be a good fit for this task.  Staff 
believes that Ms. Colombo’s experience with Urban Renewal projects as well as her knowledge of 
identifying and securing additional funding sources could help TURA identify and potentially secure 
other State, Federal and/or private grant funds for the project – i.e. funds that will allow us to minimize 
our local funding in the project. 
 
If accepted by the Board, Ms. Colombo’s first task would be to assemble a list of potential grant 
funding sources and requirements specific to this type of project.  Ms. Colombo is already prepared to 
submit a $60,000 grant request to Business Oregon for a Brownfield Assessment & Remediation grant.  
Based on the recent environmental assessments, Staff does not anticipate any substantial 
environmental challenges, however the Brownfield grant could pay for any additional assessments 
necessary to confirm the environmental state of the property; any funds remaining from the grant could 
be used on actual remediation if any such costs are encountered.  Ms. Colombo has also identified a 
business development grant from Business Oregon of up to $100,000 that she believes we have a 
strong likelihood of securing.   
 
With the addition of the proposed grant seeking tasks, Staff acknowledges that consulting cost for the 
Gateway Project would increase.  However, at a rate of $85/hour, the potential to secure grant funds 
that were not previously considered outweighs the minimal costs associated with consulting with Ms. 
Colombo.    
 
RECOMMENDATION 
Staff recommends that the Board direct staff to work with Ms. Colombo to develop a scope of work 
specific to identifying and securing grant funding and to develop a proposed cost for the identified scope 
of work.  Considering the rapidly approaching submittal periods for some of the available grants, Staff 

Meeting Date: December 6, 2017 Primary Staff 
Contact:

Zac Moody 

Department: Administration E-Mail: zmoody@cityoftalent.org
Staff Recommendation: Approval Estimated Time:  

55



 
 
 

Prepared:  November 30, 2017   Grant Writing Consultant Request   
   
 

would ask the Board to consider reviewing a proposed scope of work and costs during the December 20, 
2017 TURA meeting with the goal of utilizing Ms. Colombo’s services.     
  
RELATED AGENCY POLICIES 
None 
 
POTENTIAL MOTIONS 
“I move to direct the Interim Executive Director to work with Ms. Colombo to identify a scope of work 
and costs specific to identifying and securing grant funding for the Gateway Project and to prepare a 
draft contract for consideration by the Board at the December 20, 2017.” 
 
ATTACHMENT 
Ayreann Colombo Resume 
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AYREANN COLOMBO 
Portland, OR | 503.961.5915  

acolombo@apc-consulting.us 

 

CAREER SUMMARY 
Economic Development Strategist • Researcher & Policy Analyst • Business Analyst & Advisor 

➢ An influential, articulate and transformative professional with experience developing strategy, conducting 

analyses and problem solving within the real estate / development sector. Specific expertise in analyzing 

markets and opportunities, then presenting recommendations to private and public sector leaders. 

➢ A strategic advisor who readily pinpoints innovative solutions to complex business problems. Can take 

on any situation or project and use data-driven strategy to uncover opportunities or resolutions, often 

identifying fresh angles and creative approaches that had not been considered prior. 

➢ A strong relationship builder and cross-functional collaborator who excels in cultivating strong, profitable 

partnerships with professionals at all levels of an organization, including C-level decision makers.   

➢ A vital liaison between technical / data-focused people and non-technical stakeholders. Able to swiftly 

digest complex technical information then translate it into simple, compelling messaging that is both 

understandable and actionable. 

  

AREAS OF EXPERTISE 
✓ Real Estate Consulting 

✓ Economic Development 

✓ Research & Analysis 

✓ Data-Driven Strategy 

✓ Budget Management 

✓ Feasibility Studies 

✓ Policy Analysis 

✓ Project Management 

✓ Cost & Profit Forecasting 

✓ Pricing & Positioning Strategy 

✓ Business/Community Outreach 

✓ Complex Problem Solving 

✓ Cross-Functional Teams 

✓ Demand Forecasting 

✓ GIS, R, C++, Excel, SQL etc. 

 

PROFESSIONAL EXPERIENCE 
Select Clients: City of Cornelius, PNW Economics, Johnson Economics Portland, OR 2014 – Present 

Independent consultancy providing economic analysis and strategy development to developers and public sector 

entities.  
Freelance Economist / Consultant 

Launched an independent consultancy providing competitive research and analysis services on economic 

and industry trends for a wide variety of public and private sector clients. Serve large institutional investors 

and real estate developers, as well as public sector clients (e.g. municipalities, counties and state agencies). 

Advise on project cost and profit forecasts, and support economic development planning by studying the 

best and most efficient ways to develop land.  
 

Conduct quantitative and qualitative data collection, interpret economic and industry trends, and provide 

clients educated insights to help them make strategic business decisions. Scope of services offered also 

encompasses financial & statistical analysis, project management, requirements gathering, creating visual / 

graphic data representations, budget development / tracking and process improvement implementation. 

Also, lecture on Market Analysis for Portland State University’s Real Estate Graduate Certificate program.  

Select Client Engagements: 

• City of Cornelius, Economic Development Consultant – Part of a team implementing economic 

development strategy. Projects included working with existing businesses to assist with workforce and 

development needs, partnering with property owners to identify potential industrial tenants, 

convening a stakeholder group of downtown businesses and property owners, working with local 

and regional partners, identifying and writing grant applications, convening partners and financial 

resources for a community driven innovation center project.  
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• State of Oregon, Industrial Lands Program – As part of a team, studied industrial land return on 

investment and lost opportunities for the state. Developed project methodology and led analytical 

efforts in case studying 19 industrial site readiness projects. Translated highly technical economic 

impact findings to be used by State of Oregon staff and legislators. 

• Cornelius Economic Development Opportunity Study and Strategy, Industrial Land Demand Analysis 

and Redevelopment Sites Analysis - Working as part of a team, I conducted a study that considered 

overall economic development opportunities, strategy development and the nature of expected 

industrial land demand for the City. I worked with private sector business owners to pinpoint ways in 

which economic development could be better fostered by the City. I created a collaborative 

economic development strategy based on growing existing assets within the City through forming 

partnerships among the City, business community and regional non-profits. Currently working with the 

City to understand the feasibility of an urban renewal area. 

• Additional Client Projects: Assessment of City of Portland startup businesses, patent activity and 

venture capital investments, City of Hillsboro Enterprise Zone application, an industrial business park 

development feasibility and demand analysis (private client), and Daniels Real Estate/Seattle First Hill 

Neighborhood feasibility and pricing project for a new high-rise condominium tower. 

  

Fresh Air Farms, Inc., Portland, OR 2012 – Present  

A Portland startup providing fresh, nutritious, local produce grown in sustainable, high-technology greenhouses.   

Operations & Business Advisor 

Recruited to join Fresh Air Farms on a consultative basis as operations and business advisor. Assisted in 

developing the firm’s initial financial and business model and contribute to marketing strategy and PR efforts. 

Conducted a global hydroponic agriculture market assessment, examining international agricultural supply 

chains, potential business opportunity markets and partnership prospects.  
 

Johnson Reid, Portland, OR 2007 – 2009   

Portland-based economic and real estate development consultancy serving a diverse mix of public and private clients.   
Associate Consultant 

Accepted an opportunity to share economic development, competitive analysis, development strategy 

and research knowledge with a broad range of local and international clients. Typically teamed with public 

officials, business owners, developers and/or educators. Conducted housing and land use economics 

studies, determined potential growth opportunities and forecasted employment and housing growth – and 

resultant land needs – over the next 20-50 years. 

 

EARLIER CAREER EXPERIENCE 

Real Estate Consultant, Compass Realty, Portland, OR 2005 – 2006  

Conducted residential market research & analysis and investment property valuations.  
 

Customer Representative, Oregon Public Employees Retirement System (PERS), Portland, OR 2005 

Conducted PERS database analysis using SQL and Microsoft Access. Also, worked on process automation 

and user interface design. 
 

 

Economic Development Analyst (Intern), Portland Development Commission, Portland, OR 2003 

Executed case studies and feasibility assessments of wireless network deployment in urban areas. 

 

EDUCATION 

Master of Science, Economics| Portland State University, Portland, OR 
 

Bachelor of Science, Economics | University of Oregon, Eugene, OR | Honors graduate  
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