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TALENT URBAN RENEWAL AGENCY 

        REGULAR MEETING AGENDA 
TOWN HALL  

May 16, 2018 — 6:00 p.m. 
 

Study Session, Regular Council & 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, May 2, 2018, at 6:00 p.m. in 
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 p.m. 
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 
City Council. 
 

1. Call to Order/Roll Call 

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

3. Consent Agenda 
The consent agenda consists of items of a repeating or routine nature considered under a single action. Any 
Board member may have an item on the consent agenda removed and considered separately on request.  

3.1 Approval of May 2, 2018 TURA Regular Meeting Minutes ..................................... 3-8 

4. Regular Agenda 
Citizens will be provided the opportunity to offer comments on action items after the staff member has given their 
report and, if there is an applicant, after they have had the opportunity to speak. Action items are expected to 
result in motions, resolutions, orders, or ordinances. 

4.1 Gateway Project – Proposed Upcoming Meeting Schedule ..................................... 9 

4.2 Talent Maker City – Memo of Understanding and Letter of Intent .................... 10-19 

4.3 Urban Renewal Future Operations – Attorney Summary .................................. 20-21 

5. Items from Executive Director 
 
6. Discuss Agenda Items for the Next Meeting 

 
7. Adjournment 
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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 

        REGULAR MEETING MINUTES 
TOWN HALL  

May 2, 2018 — 6:00 p.m. 
 

Study Session, Regular Council & 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, May 2, 2018, at 6:00 p.m. in 
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 p.m. 
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 
City Council. 
 

1. Call to Order/Roll Call 

Members Present: Members Absent: 

Chair Ayers-Flood  
Vice-chair Dolan  
Member Land 
Member Berlant 
Member Harrison 
Member Pederson 
Member Baker 

 

Also Present: 

Zac Moody, Interim Executive Director 
Savannah Edson, City Recorder 

 

2. Citizens Heard on Non-Agenda Items (0:30) 
 
None. 

3. Consent Agenda (0:36) 

3.1 Approval of Apr. 18, 2018 TURA Regular Meeting Minutes  

3.2 Approval of Apr. 17, 2018 Executive Session Minutes  
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• A few minor corrections were discussed regarding the Apr. 18 TURA Regular Meeting Minutes. 

Motion: Member Pederson moved to approve the consent agenda, Apr. 17 executive session minutes 
and Apr. 18 TURA regular meeting minutes, as amended. Member Dolan seconded.  

Vote: All ayes. Motion passed unanimously.  

4. Regular Agenda 
 
4.1 TURA Sunset Explanation from Dan Thorndike (3:46) 

Staff Report from Executive Director Zac Moody 

• Moody explained that the Board had asked at their Apr. 7 meeting for Thorndike, the TURA 
attorney, to come and answer some questions related to the TURA sunset process, where the 
group currently stands, and what options will be moving forward.  

Dan Thorndike 
PO Box 1588 Medford 97501 

• Thorndike said he has been representing urban renewal agencies around the Rogue Valley 
since 1988. He is still learning details about the Talent Urban Renewal plan, although it 
matches, in form, many of the other urban renewal agencies in the valley. 

• The exact time that an urban renewal agency needs to dissolve has changed over the years. In 
the 80’s and 90’s, dates were a lot more fixed, but now there are more options for continuation.  

o Today, what drives the continued existence of an urban renewal district, subject to 
decisions that the Board wants to make, is the total maximum indebtedness. That 
figure is calculated by taking the total indebtedness at the start of the agency and 
adding 20 percent. (This limit came out of some litigation that happened around 
Portland about ten years ago.)  

• TURA has a few specific provisions about the end of the plan. 

o Section 1200 states that the plan shall have a duration of 28 years from the start date: 
which was Jul. 17, 1991. That means the TURA plan is set to terminate on Jul. 17 
2019.  

o Section 701 is the preface to the section that talks about tax increment financing, which 
is the primary driver of the agency’s activities. As the plan is currently written, tax 
increment financing in Talent with stop in July 2019. However, that provision can be 
amended.  

 Amending the tax increment financing requires consultation with special 
districts that are affected, but it does not require their approval. It’s not 
necessarily a difficult amendment to get passed.  

• With TURA’s specific plan, the maximum indebtedness is 17 million dollars.  

• As of a presentation by Moody in 2017, TURA had used roughly 13.8 million of their budget, 
leaving roughly 3.13 million dollars. Current projections show that by Jul. 2019, TURA could 
potentially have 1.8 million dollars left. 

o The choice is whether to leave the 1.8 million dollars at the current termination date or 
to continue with the tax increment financing to get up to the total maximum 
indebtedness of 17 million dollars.  
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o As TURA gets closer to ending the projects they’re working on, the Board will get a 
clearer idea of what that figure may be, as there could be other unexpected costs that 
arise. 

• Overall, the Board has a lot of flexibility on whether to continue the existence of the plan 
through a date that would allow the tax increment revenue to match the maximum total 
indebtedness. On the other hand, there is always the option to end the agency before reaching 
the maximum total indebtedness, in which case all collection of tax increment financing would 
stop and whatever is left that hasn’t been spent would be returned to the assessor’s office.  

• The other limitation regarding the sunset process is that the Board cannot terminate the agency 
until the tax increment indebtedness is paid off. 

Discussion: 

o Member Baker asked for clarification on what would happen on July 2019 if unspent funds 
remain. Asked if the Board would still be able to use those funds and how.  

 Thorndike said that if the Board doesn’t take any action before then, the funds would 
be returned to the assessor for redistribution. All funding needs to be spent or 
committed for it to remain past that date. It is quite common to have a certain amount 
of money at the termination date reserved to pay for projects that are already 
underway.   

 Thorndike added that no more tax increment financing would be collected after that 
date. If additional tax increment revenue is needed to fund the desired projects, then 
the Board should consider extending the July 2019 date until the time when the tax 
increment financing will match the total maximum indebtedness. 

o Member Baker asked what would happen if – assuming the date is not extended – the Board 
has remaining funds in their account and projects that will not be completed by July 2019. 
Asked what the Board would have to do to demonstrate that the funds are committed.  

 Thorndike explained that just having a list with funding allocations wouldn’t be enough. 
They would need to be committed through a signed contract. Said he would 
recommend erring on the conservative side and go through the steps to extend the 
date to ensure enough time for the projects to be completed. There are no 
repercussions associated with extending the plan and not needing the extra time.  

o Member Dolan asked how much formality would be needed to commit funds by the end date of 
the plan. Asked for clarification that it would need to be contractually obligated. Thorndike 
confirmed.  

o Member Dolan asked if there was a specific date by which an extension would need to be 
made. Thorndike said there needs to be enough time for public comment. Member Dolan 
asked if the decision could be made in March or April of next year. Thorndike confirmed. 

o Mayor Ayers-Flood asked for clarification that the agency’s plan could be extended without 
extending the tax increment financing and taking in more funding. Thorndike confirmed.  

o Member Harrison asked if there could be some expenses associated with extending the 
agency in any way.  

 Thorndike explained that the agency, the plan, and the tax increment financing are all 
separate things. They can all be terminated on different timelines. For example, 
sometimes urban renewal agencies run on grant money and other funding sources 
after tax increment financing ends. An agency can also be dissolved before the plan is 
complete, in which case everything would go back to the City of Talent. There are other 
options, but that’s the norm.  
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o Member Baker clarified that any projects not complete by July 2019 need to be contractually 
obligated within the plan. Asked if either the agency or the plan could be extended past that 
date.  

 Thorndike said the Board could do one or the other or both. There is nothing in the 
statute that says the agency needs to terminate.  

o Member Baker asked, in the case that there are current projects that will continue past July 
2019, whether the agency, the plan, or both would need to be extended.  

 Thorndike said the agency wouldn’t need to be extended; the Board simply wouldn’t 
move to terminate it. He would recommend extending the plan just in case unforeseen 
circumstances appear.  

 Tax increment financing, however, would require more attention. There is something 
called the “dribble factor,” a possibility that it will take longer than the expected 
termination date for all the receipts of the monies to match the distribution to the 
assessor’s office, often caused by things like late payments. Sometimes urban renewal 
plans get extended just to collect the very last bits of their maximum indebtedness. 

o Member Land asked if Thorndike’s recommendation was to extend the plan.  

 Thorndike said it’s a good idea just to be safe, in case something happens.  

o Member Dolan asked if Thorndike would come back in January of next year when the 
conversation would not be so hypothetical. 

 Thorndike agreed that would be a good idea, as there are many moving parts involved 
with making these decisions. At that time, the Board can consider the outcomes they 
would like to see and how long they could be expected to take, then work with 
Thorndike to determine the best course of action. 

o Mayor asked if it would be possible for Thorndike to form his recommendations into a couple of 
bullet points and submit them to the City so there could be something for the record. 

o Moody said he thinks it’s fair to say that the Board should review the Urban Renewal Plan to 
make sure that the Gateway project is completely spelled out.  Moody acknowledges that the 
Gateway Project area is spelled out in the W. Valley View Master Plan, but believes that a 
boundary adjustment which was not included in the master plan and that the plan should be 
revised to include the Gateway Project area to make it clear that it is an Urban Renewal 
project.  

 Mayor Ayers-Flood also pointed out there needs to be clarification that the plan 
changed names at some point.  

o Member Baker asked Moody how far towards the maximum indebtedness TURA currently 
stands.  

 Moody clarified that it would be necessary for he and the Finance Director to work 
together to determine the actual number since records for TURA are spread across two 
different accounting systems.  Staff believes that the numbers provided to the Board 
are fairly accurate, but needs to verify across both systems.   

 Baker asked how quickly could staff have that information. Staff anticipates that these 
numbers could be available in the fall although it could be sooner than that.  

 Baker asked if that information would be needed before the fall if TURA is to factor in 
Gateway to the plan, since they will need to know how much money they have and 
how much is due to come in.  
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 Moody clarified that the maximum indebtedness number (the original 17 million dollars 
minus what has already been spent) and the allotted budget for the Gateway project 
this year are two separate things. Moody said there could be a budget amendment 
coming up, but he doesn’t know yet. Until there is a clearer site plan, it is difficult to 
estimate how much will be spent. 

o Member Dolan asked if the Board needs to know exactly how much we have to spend before 
we figure out how to spend it.  

 Moody said that what TURA takes in from tax revenue is different than maximum 
indebtedness.  

 Thorndike said that is a total different number but it does relate to how long it may take 
for the agency to be able to collect the tax increment financing in an amount that 
reaches the maximum total indebtedness. This has been a problem for other urban 
renewal agencies because tax revenues can change over time. 

 Mayor Ayers-Flood said the amount we budget for is what we assess for that cycle. 
Clarified that the Board actually does know how much they are spending because the 
budget gets set first. This is different than the overall project cost.  

o Baker said that asking for a good estimate on the back end will allow the Board to make better 
decisions about the Gateway Project. 

 Thorndike explained that whatever the commitment the agency makes is contingent on 
them having enough tax increment financing. Mayor said that has always been a part 
of the plan.  

5. Items from Executive Director (43:53) 
 

• The project on John Street will start within the next week or two, with completion by the end of 
June.  

o Moody expects a lot of public comment once trees come out since it will be a massive 
change in the landscape. However, the trees will be replanted elsewhere.  

o Will try to put something on Facebook or the website with the plans once the project is 
underway.  

o Mayor said it would be nice to have mention of it in the newsletter as well. Clarified that 
a different type of tree will be planted to replace the ones that are coming out. 

• TURA has received the $60,000 Brownfield grant. They will be hiring a consultant with a salary 
of $6,000 to $60,000, depending on the scope of the work.  

o The City has used Alpine Environmental before and will likely use them again, as they 
already have information and could expedite the process. They could probably have it 
done in 12 weeks.  

• Staff is now working on a memo of understanding Talent Maker City, DOSO Properties, and 
Urban Renewal and a letter of intent for TMC and TURA. 

• Member Berlant asked when the EV charging station signs are expected to be up.  

o Moody said the City has the signs but he and Bret Marshall (Public Works) need to find 
the time to check out the sites and put them up.   

6. Discuss Agenda Items for the Next Meeting (49:00) 
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• Member Dolan asked if there would be drafts of the Letter of Intent and the Memo of the 
Understanding at the next meeting. 

o Moody said they will be in the next packet. He would like to see the board approve 
them.  

7. Adjournment at 6:54 p.m. (50:45) 

 

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 Board Agenda Report 
  

 
Meeting Date: May 16, 2018 Primary Staff Contact: Zac Moody 
Department: Urban Renewal E-Mail: zmoody@cityoftalent.org 
Staff Recommendation: See Below Estimated Time: 10 Minutes 

 
ISSUE BEFORE THE BOARD 
Gateway Project – Proposed Upcoming Meeting Schedule 
 
BACKGROUND 
Over the course of the past few months, Staff and the Board have been working through various 
components of the Gateway Project program development as well as the first draft of the Disposition & 
Development Agreement (DDA), which will be the formal agreement between TURA and DOSO 
Properties setting the two parties obligations.  As the Board continues to work through these various tasks, 
Staff has determined it necessary to plan out some future meeting dates to advance this project.  Below are 
some proposed meeting dates to continue the advancement of the project: 
 

• May 30, 2018 - Executive Session  
• June 20, 2018 – Review Draft of the Development & Disposition Agreement (DDA) 
• Week of July 17, 2018 – Walker Macy to Present Final Conceptual Plan 
• August 1, 2018 – Final Draft of Development & Disposition Agreement (DDA) 

 
RECOMMENDATION 
Staff recommends the proposed schedule to continue the advancement of various components of the 
Gateway Project.  Staff also recommends the Board consider a second Executive Session be scheduled on 
May 30, 2018 from 6 p.m. to 7 p.m. to discuss various components of the DDA.  It is Staff’s opinion that 
this recommended Executive Session would likely be the last session needed to provide a draft DDA for 
public review and comment, however, if the Board deems it necessary, additional executive sessions could 
be scheduled.   
 
POTENTIAL MOTIONS 
“I move to direct Staff to schedule an Executive Session on May 30, 2018 at 6 p.m. pursuant to ORS 
192.660(2)(e) “To conduct deliberations with persons designated by the governing body to negotiate real 
property transactions,” and ORS 192.660(2)(f) “To consider information or records that are exempt by law 
from public inspection.” 
 
“I move to direct Staff to schedule Walker Macy the week of July 17, 2018 to present the final conceptual 
plan for the Gateway Project.” 
 
ATTACHMENT 
None 
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Talent Urban Renewal Board Agenda Report 
  

 
Meeting Date: May 16, 2018 Primary Staff Contact: Zac Moody 
Department: Urban Renewal E-Mail: zmoody@cityoftalent.org 
Staff Recommendation: See Below Estimated Time: 5 Minutes 

 
ISSUE BEFORE THE BOARD 
Talent Maker City – Memo of Understanding and Letter of Intent 
 
BACKGROUND 
At the last Urban Renewal meeting, the Board directed Staff to provide drafts of the Memo of Understanding 
as well as the Letter of Intent for Talent Maker City’s inclusion at the Gateway Project site.  Attached to this 
report are both documents which have been reviewed by Ms. Dolan from Talent Maker City, Jerryck Murrey 
from DOSO Properties as well as John Southgate and Staff.   
 
RECOMMENDATION 
Staff believes that these documents represent the direction of the Board and recommends that Board direct 
the Executive Director to sign both the letter of intent and the memo of understanding. 
 
POTENTIAL MOTIONS 
“I move to direct the Executive Director to sign both the letter of intent and the memo of understanding as 
proposed and recommend that the City Council authorize the City Manager or his designee to sign on behalf 
of the City of Talent.” 
 
ATTACHMENT 
Memo of Understanding 
Letter of Intent 
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MEMORANDUM OF UNDERSTANDING 
DRAFT – May 10, 2018 

 
 
This MEMORANDUM OF UNDERSTANDING (“MOU”) 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”), Talent Maker City, an Oregon 
501(c)(3) nonprofit organization (“TMC”) and DOSO Properties, LLC, an Oregon limited 
liability company registered with the State of Oregon (“Developer”); together, the “Parties”. 
 
 

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, commonly known as Township 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.  Among the identified goals in the RFEI was the intention that the 
project incorporate a “Maker Space/Center for Economic Development which 
establishes Talent’s ‘brand’ as a place for innovative entrepreneurship”. 

 
C. In August 2016, the City of Talent approved its 20-year Comprehensive Plan 

supporting development of a maker ecosystem to support economic growth and 
educational and cultural opportunities by supporting development of a makerspace 
and business incubator in Talent, to help local artisans and small-scale manufacturers 
grow (Objective 4.3 and 4.3a; Economy Element; City of Talent Comprehensive 
Plan).  Talent Maker City was formed in December 2016 in response to the needs and 
objectives expressed in the Comprehensive Plan.  A primary goal of Talent Maker 
City is to build, own, and operate a new makerspace on the Property. 

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

one of three respondents to the RFEI.  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 
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be negotiated between the Owner and the Developer.  To this end, the Owner entered 
into an Exclusive Negotiating Agreement (ENA) with Developer on January 2, 2018, 
providing the Developer with the exclusive rights to negotiate with the Owner for 
the conveyance and development of the Property; and further providing the 
Developer with exclusive “site control”.  The ENA remains in full force and effect. 

 
E. The parties (the Owner, Developer and TMC) originally presumed that the 

makerspace would likely be a tenant of the Developer.  However, the Parties are now 
pursuing discussions regarding TMC constructing the makerspace independently, on 
a separate tax lot consisting of approximately .5 - .75 acres within the Property, 
under terms to be negotiated among the parties but generally as set forth in this non-
binding Memorandum of Understanding. 

 
TERMS 

 
1. Good Faith Exclusive Negotiations.  The Parties agree and covenant to negotiate in good 

faith the size and location of a parcel that can accommodate an appropriately sized 
makerspace building with ancillary functions including loading, parking and outdoor 
activity. The Parties intend that the makerspace complements the larger Talent Gateway 
project which Developer will build in phases on the balance of the Property. The Parties 
also intend that the Developer and TMC will cooperate in finding the optimal location for 
the makerspace site, in terms of the mutually efficient layout of buildings, parking, 
loading, utilities/infrastructure, access, open space and pedestrian connectivity within the 
overall property. 
 

2. Basis of Future Agreements.  This non-binding MOU and the subsequent negotiations 
among the Parties are intended to guide future agreements, such as Disposition & 
Development Agreements (DDA) between the Owner and both the Developer and, 
separately, TMC. That is, the Owner intends to enter into a DDA with the Developer for 
its portion of the Property (as further described in the ENA between the Owner and 
Developer); the Owner also intends to enter into a DDA (or other binding agreement) 
with TMC for its to-be-determined location on the Property. The Parties recognize that 
these two separate agreements may proceed independently of each other; that is, if the 
Owner fails to come to agreement with one party, that doesn’t preclude Owner from 
proceeding in its negotiations with the other party. 

 
3. Duration.  The Term of this MOU 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 that TMC and Developer have made significant progress in 
defining a feasible development for the Site. In making this determination, the TURA 
Executive Director will make his recommendation regarding renewal to the TURA 
Board, upon consideration of such factors as the following: 

 
 The progress made in negotiations between the Developer and TMC in 

determining an appropriate size and location for the makerspace;  
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 The progress made in negotiations between TURA and TMC in determining an 
appropriate size and location for the makerspace;  

 The progress made in securing construction and permanent financing; and 
 The progress made in obtaining Owner support for any proposed TURA 

participation. 
 

4. Termination.  This Agreement shall automatically terminate upon execution and delivery 
of Disposition and Development Agreements (“DDAs”) 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 another 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. 

 
5. DDA and Preconditions to Closing. 

 
5.1 Owner’s conveyance of the Property to either the Developer and/or TMC, and 

Owner’s willingness to provide various forms of financial assistance, if necessary 
to the Developer and/or TMC, will be formalized within the DDAs. The DDAs 
will also incorporate terms and conditions necessary in the Owner’s sole 
discretion to warrant any identified financial assistance. Key areas to be addressed 
in the DDAs 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; 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 
requirements of investors and lenders); and monthly construction monitoring 
reports and copies of all draw requests as applicable. 

 
5.2 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/TMC’s qualifications and financial capacity since approval of the 
MOU; 

 Owner approval (for each project phase) of the conceptual design and 
Developer’s/TMC’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 the Parties; 
 TURA Board approval of the design drawings, of any land value write-down and 

any other public participation; and 
 TURA Board approval to enter into the DDA. 

 
5.3 The DDA conditions precedent to closing will include but not be limited to: 
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 Execution of financing agreements consistent with sources and uses in the DDAs; 
 Execution of construction contract consistent with sources and uses in the DDAs; 
 Owner approval of final project plans and issuance of building permits consistent 

with the final project plans in the DDAs and the City’s zoning code; and 
 Securing a predetermination letter from the Oregon Bureau of Labor and Industry 

establishing that prevailing wage laws do not apply to the Projects 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 
 

6. Co-application/Cooperation.   
 

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

 
6.2 Owner and Developer/TMC 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. The Parties shall 
cooperate in connection with any zoning and development code amendments, 
applications, permits, approvals or entitlements sought by Developer/TMC from 
any governmental 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. 

 
6.3 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/TMC will confer with Owner 
particularly relative to proposed Owner participation. 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. 

 
6.4 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/TMC is prepared to proceed to the satisfaction of the Owner in 
individual phases of the overall development); and 

  Permits associated with current and future right-of-way improvements adjoining 
the Property.  Specifically, this will include any permits that may be required by 
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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 Street off of the Roundabout. 

 
6.5 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. 

 
7. Due Diligence.  Developer and TMC may conduct due diligence and inspections of the 

Property, including such physical, legal, and engineering inspections, tests and 
investigations as they may deem necessary or desirable, including soils and 
environmental studies. Developer/TMC 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 or TMC. In the event that either Developer or TMC elects not 
to proceed with the DDA or development of the Project, Developer/TMC 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/TMC, 
for the City’s use in any subsequent negotiations with other developer teams. 

 
8. Access.  Owner shall provide Developer and TMC full access to the Property for the 

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

 
9. Indemnity and Insurance.  Developer and TMC hereby agree 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 TMC or their 
representatives or consultants on or about the Property. During the term of this 
Agreement, Developer and TMC shall maintain insurance with respect to their 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 $2,000,000 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; (iv) 
professional 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 9 shall survive termination of this Agreement. 
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10. No Assignment.  Neither party shall assign or transfer its interest in this Agreement. 
 
11. Brokers. Owner, Developer, and TMC each represent and warrant that no broker, finder 

or other representative has acted on its behalf in connection with this Agreement.  The 
Parties agree to indemnify, defend and hold the others 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.  Section 11 shall survive 
termination of this Agreement. 
 

12. Confidentiality.  While striving to maintain transparency to the greatest extent 
practicable, the Parties agree that some information submitted by Developer or TMC 
during the term hereof may need to be submitted on the condition that Owner keep said 
information confidential to the full extent permitted by law. This includes but is not 
limited to financial statements and pro forma information. Prior to submitting such 
information, Developer/TMC 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/TMC that Owner does not agree, in 
which case Developer/TMC may provide further clarification as to why Developer/TMC 
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.  

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

Parties hereto. 
 
16. 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, Interim Executive Director 
P.O. Box 445 
Talent, Oregon 97540  
 

To Developer: DOSO Properties 
  Jerryck Murrey 
  360 E Jackson Street 
  Medford, Oregon 97501 
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To TMC: Talent Maker City 
  Ryan Wilcoxson, President and Board Chair 
  PO Box 164 
  Talent, Oregon 97540 

 
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. 
 

17. Binding Effect.  During the Term hereof and any extensions thereto, the Parties shall 
negotiate in good faith to complete and execute the definitive DDAs upon terms and 
conditions consistent with this MOU.  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 or TMC corporate action and executed by authorized representatives of the 
Parties. If the DDAs are not executed and delivered prior to expiration of the Term and 
any extensions thereto, or if Developer/TMC elects, in either party’s 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 7, 9, 11 and 12 hereof, 
which shall survive termination.  If during the course of negotiations, it becomes clear 
that the Parties will not reach an agreement, Developer or TMC shall not unreasonably 
withhold consent to early termination of this Agreement. 

 
 
TMC: OWNER: 
 
Talent Maker City Talent Urban Renewal Agency, an Oregon 
An Oregon 501(c)(3) (EIN 81-4733512) municipal corporation 
 
By:      By:       
 Ryan Wilcoxson Zac Moody 
 President & Board Chair Interim Executive Director 

 
Date:      Date:       
 

 
DEVELOPER:  
 
DOSO Properties, LLC  
An Oregon limited liability company 
 
By:       
 Jerryck Murrey 
 Managing Member 
 
Date:                               
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May 10, 2018 
 
 
 
Ryan Wilcoxson 
Board Chair 
Talent Maker City 
PO Box 164 
Talent, Oregon 97540 
 
Dear Mr. Wilcoxson, 
 
I am writing this Letter of Intent on behalf of the City of Talent (City) and the Talent Urban 
Renewal Agency (Agency) pursuant to Talent Maker City’s (TMC’s) proposed plan to build, 
own, and operate a new Makerspace on the Gateway Property in Talent, Oregon.  
 
While the primary mission of the Urban Renewal Agency is to eliminate blight, the Agency also 
strives to improve the safety, quality of life and economic wellbeing of those who live, work, 
own property and visit the Talent Area. Further, it is the mission of the Agency to improve the 
area's public infrastructure, to rehabilitate and redevelop the City's core downtown area in a 
manner which respects its historic past but recognizes the need for improved buildings, a greater 
mix of businesses and services and the development of people-pleasing amenities that attract 
visitors to the City. 
 
As the Agency tasked with fostering revitalization and economic redevelopment, we appreciate 
the opportunities that the makerspace project creates; we couldn’t ask for a more collaborative 
community group to partner with. Our understanding is that TMC’s goal is to create a maker 
ecosystem to encourage economic growth and educational and cultural opportunities by 
supporting development of a makerspace and business incubator in Talent, to help local artisans 
and small-scale manufacturers grow.  
 
The Agency and the City see this proposed facility as an opportunity to advance these goals, 
creating an active, vibrant downtown while engaging our region’s students’ need for cutting edge 
educational experiences and providing local entrepreneurs the tools necessary to launch their 
small businesses. Furthermore, this proposed development is consistent with the Economic 
Element of the City’s recently adopted Comprehensive Plan. (Objective 4.3 and 4.3a; Economy 
Element; City of Talent Comprehensive Plan). 
 
We are confident that with a larger, more centralized location, Talent Maker City has the 
capacity to take their programs to new levels, catalyzing the regional innovation and providing 
much needed hands-on opportunities for our region’s youth. 
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As Talent Maker City was formed in December 2016 in response to the needs and objectives 
expressed in the Comprehensive Plan, I affirm that Talent Maker City is acting in cooperation 
with the officials of the City of Talent. The expected outcomes of the proposed project are 
consistent with the goals and objectives of this region’s economic development strategy. 
 
In addition, I am an authorized representative of the City of Talent and TURA and have been 
specifically authorized to sign legal and financial documents pertaining to this matter on the City 
and Agency’s behalf. 
 
Sincerely, 
 
 
 
Zac Moody, 
Interim Executive Director 
Community Development Director 
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Talent Urban Renewal Board Agenda Report 
  

 
Meeting Date: May 16, 2018 Primary Staff Contact: Zac Moody 
Department: Urban Renewal E-Mail: zmoody@cityoftalent.org 
Staff Recommendation: Informational Estimated Time: 5 Minutes 

 
ISSUE BEFORE THE BOARD 
Urban Renewal Future Operations – Attorney Summary 
 
BACKGROUND 
At the last Urban Renewal meeting, the Board’s Attorney, Mr. Thorndike provided a brief explanation of 
the Agency’s future operation options as well as direction on how the Agency should proceed with 
prioritizing future projects.  Attached to this report is a summary of these options. 
 
RECOMMENDATION 
None 
 
POTENTIAL MOTIONS 
None 
 
ATTACHMENT 
Attorney Summary  
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MEMORANDUM 
 
FROM: Dan Thorndike, Attorney for the Talent Urban Renewal Agency 
TO: Zac Moody, Talent Urban Renewal Agency  
DATE: May 7, 2018 
RE: Options available to the board of the Talent Urban Renewal Agency (TURA) for operating up 
to and after July of 2019. 
 
 
BACKGROUND: As it is currently in effect, Section 1201 of the Talent Urban Renewal Plan 
(“Plan”) provides for duration of the plan through July 17, 2019. A related provision, Section 701, 
provides that the tax increment financing process shall terminate by this same date. Section 700 
provides that the maximum amount of indebtedness to be incurred under the Plan is 
$17,127,276.00.  
 
 
DISCUSSION:   It should first be noted that there are three distinct elements involved: 1) the 
duration of the Plan itself; 2) the ability to collect and use tax increment funding after July of 2019; 
and 3) the duration and existence of TURA itself, as a municipal entity distinct from the City of 
Talent. The Plan provisions referred to above, with the effective date of July 17, 2019, really only 
address the first two. The third is addressed by certain Oregon statutes. 
 
As written, the Section 701 and 1201 “sunset” provisions essentially means that, after July 17, 
2019, no new projects may be initiated under the Plan, nor may any otherwise available tax 
increment funding (“TIF”) be collected from that date forward to fund Plan projects or otherwise 
pay for Agency operations. 
 
There are no Oregon statutes requiring or otherwise addressing the termination of an urban 
renewal plan, or the collection and use of TIF by any particular date or time period.  Instead, 
these are driven by the maximum indebtedness limitations that are imposed by statute. Basically, 
all urban renewal plans must set forth a maximum amount of indebtedness that may be issued or 
incurred. TURA’s is set by Section 700 of the Plan, with the figure of $17,127, 276.00 adopted in 
1998. Once this figure is reached, no further TIF may be collected or used, regardless of any 
other sunset provisions in the Plan.* 
 
Likewise, though, so long as the maximum indebtedness figure has not been reached, there are 
no statutory restrictions on amending the duration of an urban renewal plan or upon the continued 
use of the TIF process. In TURA’s case, the only restrictions imposed would be those set forth at 
Section 1100 (B) of the Plan, whereby any amendment adopted by TURA to extend the Plan 
would also have to be approved by the City Council after public input and consultation with (but 
not necessarily approval by) other affected taxing districts.  
 
Consequently, and as I mentioned in my comments to the Board, the TURA board should attempt 
to prioritize and align the funding of any remaining projects under the Plan (as it exists or as 
amended) with the projected amount of TIF that will be collected prior to the July 2019 sunset 
dates.  This will either demonstrate that there will be both available maximum indebtedness and 
actual collected TIF to fund some or all of the projects by July 17, 2019, or it will pose the 
question of initiating an amendment to extend the duration of the Plan and the TIF process 
through a date where these projects could be completed. 
 
 

*  Note:  there are procedures under statute and the Plan where it might be possible 
to increase the maximum indebtedness figure, but it is my understanding that, at this 
point in time, the Board is not interested in pursuing this alternative. 
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