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Introduction

This document constitutes the Long-Range Property Management Plan (LRPMP) of the
Successor Agency (Successor Agency) of the former Redevelopment Agency of the City of
Fremont (Former RDA), prepared in accordance with Health and Safety Code Section 34191.5.

The Former RDA was dissolved on February 1, 2012, pursuant to ABx1 26 (as amended by AB
1484). These Redevelopment Dissolution Statutes govern the dissolution of the Former RDA,
which includes the disposition of its former real property. At the time of its dissolution, the
Former RDA owned three parcels of real property (collectively, the Properties, and individually,
a Property), which are the subject of and are fully described in this LRPMP. Pursuant to the
Redevelopment Dissolution Statutes, ownership of the Properties transferred on February 1,
2012, to the Successor Agency.l Figure 1 provides a general location map of the Properties
within Fremont,

The Properties are located within the boundaries of the Fremont Merged Redevelopment Project
Area (Project Area) and are subject to the provisions of the Consolidated Amended and Restated
Redevelopment Plan for the Fremont Merged Redevelopment Project (the Redevelopment Plan
is described further in Part II of this LRPMP), the Fremont General Plan, and the City's zoning
and land use regulations, as set forth in City codes and ordinances.

The Successor Agency is now responsible for disposition of the Properties in accordance with
the procedures and requirements of Redevelopment Dissolution Statutes, with particular
reference to Health and Safety Code Section 34191.1, 34191.3, 34191.4(a), and 34191.5 (copies
of which are attached as Appendix A).

This LRPMP was presented for consideration of approval on May 14, 2013, o the Fremont
Successor Agency (i.e., Fremont City Council serving in its separate capacity as the governing
board of the Successor Agency). The Successor Agency obtained a "finding of completion” from
the California Department of Finance (DOF) on March 29, 2013 (Appendix B), pursuant to
Health and Safety Code Section 34179.7 that entitles the Successor Agency to submit this
LRPMP for approval by the Oversight Board and DOF. On May 15, 2013, the LRPMP was
presented to the Oversight Board for the Successor Agency (Oversight Board), which was
established pursuant to the Redevelopment Dissolution Statutes, for consideration of approval. If
both the Successor Agency and the Oversight Board approve the LRPMP, it will be transmitted
to DOF for its approval on May 20, 2013,

In accordance with Health and Safety Code Section 34191.5(c), Part I of this LRPMP contains
an inventory of specified information related to each of the Properties, and Part If addresses and
sets forth the proposed plan for disposition and uses of each of the Properties. Accompanying

! Because none of the Properties constitute a "housing asset” within the meaning of Health and Safety Code Section
34176(e), they have transferred to the Successor Agency, rather than to the City in its capacity as the Former RDA's
housing successor entity. '
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this LRPMP is the information checklist required by the DOF (Appendix C), and the optional
DOF tracking worksheet (attached to the transmittal of this LRPMP to DOF).

The remaining sections of this LRPMP are organized as follows:
e Overview of Fremont and Its Redevelopment History;

Part I Property Inventory; and
e Part II: Property Disposition and Use.
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Overview of Fremont and Its Redevelopment History

Fremont was home to a thriving population of indigenous Ohlone people prior to the arrival of
Spanish settlers, who established Mission San Jose in 1797, In the mid-1840s, explorer John C.
Fremont mapped a trail through Mission Pass to provide access for American settlers into the
southeastern San Francisco Bay Area. A number of small communities were established in the
Fremont area in the mid-1800’s. In 1853, Washington Township was established, encompassing
cight of the small towns in the area. Over 100 years later, in January 1956, five of these towns
joined together to officially incorporate as the City of Fremont. These five towns include:
Mission San Jose; Centerville; Niles; Irvington; and Warm Springs.

Today, Fremont is the fifth largest city in area in the State, encompassing approximately 90
square miles. The City is located in southern Alameda County at the northern end of the Silicon
Valley. Fremont is generally bounded by the Cities of Union City and Milpitas to the north and
south, respectively, and the San Francisco Bay and East Bay Hills to the west and east,
respectively, Fremont is an ethnically diverse community with a resident population of
approximately 217,000 persons and a daytime employment population of 242,000 persons (see
Figure 2 for regional map proximity).

The first use of redevelopment in Fremont occurred in 1977, when the City established the Niles
and Irvington Redevelopment Plans and Project Areas. In 1983, the Industrial Redevelopment
Plan and Project Area were established. Then, in 1997, the Centerville Redevelopment Plan and
Project Area were established. Niles, Irvington, and Centerville substantially benefitted from
redevelopment because it helped revitalize blighted commercial corridors, funded public
improvements, as well as improved opportunities for affordable housing including rehabilitation
of existing housing. The Industrial redevelopment area catalyzed industrial development in the
_ area through financing of four Interstate 880 interchanges that serve the area. In 1998, the four
individual project areas were merged into one, consolidated project area to enable pooling of tax
increment revenue and expand its redevelopment planning area. The Merged Redevelopment
Plan was subsequently amended in 2010 in the form of the current Redevelopment Plan in order
to enable the Former RDA to continue to eliminate remaining blight, facilitate economic
development and job opportunities, and provide additional quality affordable housing for
residents within the Project Area and Citywide. The Project Area is graphically depicted in
Figure 1.

Two of the Properties described in this LRPMP are located in the Centerville Area and the third
is located in the Niles Area.

A sampling of major accomplishments of redevelopment in Fremont includes:

» Adoption and implementation of Concept Plans for each Town Center area (i.e., Niles,
Irvington, and Centerville)

o Commercial core area streetscape improvements for each Town Center area
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s Assistance to businesses through marketing, gateway signage, and commercial
rehabilitation loans for each area

s Historic building rehabilitation

e Purchase and remediation of significant properties to develop and act as a catalyst to
further private development (e.g., Centervitle Unified Site, Niles Union Pacific property)

» Major transportation project planning and implementation (e.g., Irvington BART Station,
Centerville Train Depot, four I-880 freeway interchanges) '

o Property owner outreach and coordination to redevelop significant commercial sites

e Affordable housing construction, rehabilitation, and preservation, including:

o Construction of 574 new affordable units;
o Rehabilitation of 334 affordable units; and

o Home buyer loans, assistance, and improvement to 312 below moderate income
families.
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Part I: Property Inventory

The following is the required inventory information for each of the three Properties transferred
from the Former RDA to the Successor Agency. This inventory is organized to address the
specific LRPMP inventory subsections listed in Health and Safety Code Section 34191.5(c)(1),
with each item corresponding to the specific letter of this section of the Health and Safety Code
(e.g., item “(4)” provides the required information from HSC Section 34191.5(c){1){4) and so
forth). There are three Properties described below, including:

e  Property 1—Remainder of Old Haller’s Site;
e  Property 2—Remainder of Union Pacific Site; and
»  Property 3—Centerville Unified Site,

As described, the geographic proximity of the three Properties within the City is depicted in
Figure 1.

Property I—Remainder of Old Haller’s Site

Property 1 is located in the historic Town Center known as Centerville (see Figure 3). Centerville
is generally located in the “center” of Fremont. Centerville was established in the mid-1850’s as
an agricultural and commercial settlement. The Centerville train station shipped local goods to
market, which further shaped development of the area. The historic commercial core is located
along Fremont Boulevard, which acts as the “Main Street” for this historic Town Center
community.  The agricultural lands surrounding the commercial core eventually converted to
residential neighborhoods in the mid-20™ century. During this period, Fremont Boulevard’s
commercial core converted to an “auto row.” However, most dealers left the area in the 198(0’s
and 1990°s, leaving bchind an aging building stock, vacant properties, and changing
demographics and shopping preferences. Because the Centerville Train Depot is centrally located
in this historic Town Center, it is identified as a Priority Development Area and future growth
and development is envisioned to be focused here in both the City’s General Plan and in regional
growth plans,

(A) Acquisition Information. The Old Haller’s site (of which, Property 1 is a part as detailed
below) was acquired by the Former RDA in January 2001. The purchase price paid for the
Old Haller’s site, which represented its value at the time of purchase, was $610,000. This
purchase price was for a 10,250 square foot (0.25-acre) site, approximately 5,589 square
feet of which has now been used for Central Avenue street and streetscape improvements
and is now part of the active Central Avenue street right-of way under the operation and
management of the City (Old Haller’s Site Street Parcel). The remainder portion of the Old
Haller’s site, containing approximately 4,661 square feet in area, is the Property described
below and sometimes referred to as Property 1, and the parcel that is subject of and
proposed for disposition, pursuant to this LRPMP.?

% The O1d Haller’s Site Street Parcel that has been improved and is in active use as street right-or-way for Central Avenue is
intended for ownership by the City (in fee or through right-of~way dedication easement), although this right-of-way parcel is still

9
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(B) Purpose of Acquisition. As noted, the Property constitutes a remnant of the larger parcel
that was purchased to complete roadway improvements on Central Avenue. The roadway
improvements included: widening and reconstructing the existing street section; installing
curb, gutter, sidewalks, bus turnout, pedestrian and street lights, street trees and irrigation;
modifying the traffic signal at the Central Avenue and Fremont Boulevard intersection; and
installing signal interconnect and related signing and striping. The improvements were
completed in 2008. The remainder Property was then reprogrammed for use under the
Redevelopment Plan for assemblage and private development with the adjacent parcels to
implement Redevelopment Plan and General Plan goals and objectives. If assembling the
remainder Property with the adjacent parcels is not feasible, then it is suitable for a
governmental purpose, such as a pocket park, bus shelter, and/or landscape feature
consistent with the Redevelopment Plan and General Plan.

(C) Parcel Data. 'The Property consists of an approximately 0.107-acre (4,661 square foot)
remainder parcel. The Property generally has a long, skinny rectangular shape being 35 feet
deep and 157 feet in length, The Property is located at 37605 Fremont Boulevard (at
Central Avenue) in the Centerville Area of the Fremont Merged Project Area. The
Alameda County tax assessment number is 501-0730-0005-00. The Property’s location in
Centerville is depicted in Figure 3. Appendix D provides a legal description and plat for
this remainder Property. The Fremont General Plan and the Redevelopment Plan
designation for this Property is Residential Medium, which allows a density between 16.6
to 29.9 units per acre. The zoning for the Property is P-2010-3, Crown Court Planned

: District. This. Property is one of four parcels that comprise ‘this Planned District, which

i - allows for a 27-unit condominium project on the four lots, if combined.

It is important to note that the legal description of the Property provided in Appendix I has
not been recorded, The timing of dissolution of the Former RDA occurred as the proposed
residential condominium project was moving from entitlement to development. Due to
poor economic conditions, the project has not progressed toward development leaving the
remnant Property undeveloped and blighted with an active public street (Central Avenue}
adjoining it. The approved project, if it progressed to development, would result in a
subdivision map that would combine the four parcels (including the Property) into one lot.
When this occurs, the portion of the Former RDA property (the Old Hallet’s Strect Parcel
described above) underlying the adjoining improved section of Central Avenue would be
granted to the City, if the Successor Agency and the City (with Oversight Board approval)
have not earlier taken action consistent with the Redevelopment Dissolution Statues to
cause conveyance of the Old Haller’s Street Parcel to the City (sec footnote 2). The
Property at question would remain and would be used as programmed in the
Redevelopment Plan for multifamily residential development.

technically under ownership by the Successor Agency. The Old Haller’s Site Street Parcel is a “governmental putpose” and
“sovernmental use” parcel that is entitled to transfer by the Successor Agency to the City (with Oversight Board approval) apart
from approval of this LRFMP pursuant to Health and Safety Code Sections 34177(e), 34181(a), 34191.3,

10
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D)

E)

(F)

Q)

Current Value. The estimated maximum current value of the Property is up to $48 per
square foot or $223,728. This highest and best use valuation is based on a restricted
appraisal commissioned by the Successor Agency in May 2013, prepared by Smith &
Associates. The appraisal assumes the Property would be combined with adjacent Crown
Court lots for purposes of proceeding with the approved 27 unit residential development. It
should be noted that there is only one potential buyer for the site, namely the adjacent
owner; without this buyer the site has no independent value for development. Further, the
owner/developer has been unable to secure financing for development, largely due to high
construction costs associated with the proposed building type-units over a concrete podium
garage. As such, the developer may attempt yet another development plan with a lesser
number of units thereby avoiding construction costs associated with the concrete podium
garage. Given this scenario, the valuation for the land could be substantially less than the
current appraised value. At the time of proposed disposition of the Property in accordance
with this LRPMP, a new valuation of the Property will be prepared to confirm the proposed
purchase price, taking into account the then applicable project description for use of the
Property and the then applicable real estate market conditions (see the section entitled
“Principles and Guidelines For Development of Properties” in Part 11 of this LRPMP for
further discussion of the determination of the purchase price for disposition of the
Property).

Revenues Generated By the Property; Contractual Requirements. The Property does not
generate any lease, rental, or other revenue. There is no contractual requirement related to
disposition of the Property.

Environmental Contamination and Remediation, A Phase 1 Environmental Site
Assessment was completed prior to the purchase of the Property in May 2000 by
Terrasearch, Inc. that identified lead based paint (LBP) and asbestos containing materials
(ACM) in the two residences and pharmacy that previously occupied the site. No other
environmental concerns were agsociated with the site. The structures containing the LBP
and ACM were demolished in 2004. There are no known remaining environmental
concemns related to the Property. '

Potential for Transit-Oriented Development and Advancement of Planning Objectives.

Appendix E provides a comprehensive list of the General Plan and Redevelopment Plan.

goals, policies, objectives, and implementation measures that would be achieved if this
Property was disposed of and developed as planned for in this LRPMP. Figure 4 provides
an aerial and streetview photographs of the Property in its current condition.

This Property is located Y-mile southeast from the Centerville Train Depot located at
Fremont Boulevard and Bonde Way, which provides regular service by Altamont
Commuter Express (ACE) and Amtrak Capitol Corridor trains (see Figure 3). As such, it is
also within the -mile Centerville Transit-Oriented Development (TOD) Overlay radius

13
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(H)

area. Future residents of the Property would have a very short walk to utilize the
Centerville Train Depot transit services.

Because the Property’s shape and area are so constrained, it could not be developed in
conformance with the underlying land use and zoning requirements. General Plan land use
and Redevelopment Plan policy directs that problem, irregular parcels such as this Property
be merged with adjacent parcels when development is proposed to ensure the most
productive and efficient use of land. General Plan policies support infill development on
sites such as this Property to eliminate gaps that disrupt the continuity of the community.

Development of the Property would further enhance the connectivity of the Centerville
Town Center by eliminating a vacant, blighted site with strategically located, multi-family
housing. Its development would enhance the Fremont Boulevard streetscape with modern
buildings, it would provide additional housing opportunities for the community, and it
would create an economically viable and property tax generating use thus stimulating
private sector reinvestment into adjacent properties.

History of Development Proposals and Activity. This Property has been rezoned on several
occasions over the past 10 years in an effort to see it developed in accordance with the
Redevelopment Plan for Centerville, The most recent rezoning was approved in April 2010
to Planned District P-2010-3, which included floor plans and architectural designs.
However, due to a poor economic climate, the Property has not been developed. The
Former RDA had an agreement with the adjacent property owners for the purchase of the

- remainder Property; however, this agreement was never performed and has since lapsed.

As described, the Property was acquired as part of the larger Old Haller’s Site (also
containing the Old Haller’s Site Street Parcel) to facilitate needed roadway improvements
to accommodate growth in the Centerville Area of the Fremont Merged Project Area.
Roadway improvements were completed in 2008 on the Old Haller’s Site Street Parcel. As
described, the legal description and plat of the Property have not been recorded. As a result,
the effective legal description of the Property includes the Old Haller’s Site Street Parcel,
the portion of the original purchased site that is now improved with a section of Central
Avenue. The approved project, if it progressed to development, would resuit in a
subdivision map that would combine the four parcels (including the Property) into one lot.

"When this occurs, the Old Haller’s Street Parcel porfion of the Former RDA’s original

property acquisition that now underlies the improved section of Central Avenue would be

~granted to the City, if (as further noted above) the Successor Agency and the City (with

QOversight Board approval) have not earlier taken action consistent with the Redevelopment
Dissolution Statues to cause conveyance of the old Haller’s Street Parcel to the City (see
footnote 2). The Property in question would remain (as described in Appendix D) and
would be used as programmed in the Redevelopment Plan for multifamily residential
development. ‘

14
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The remainder Property is a long and skinny corner parcel that is incapable of being
developed independently of the adjacent parcels due to front, side, and rear yard setback
requirements. As such, the remainder Property is best combined with adjacent parcels for
future development, as is authorized under its current zoning (i.e., P-2010-3). Under the
current zoning recognized in the Redevelopment Plan, the combination of the Property with
the three adjoining private parcels to enable development of a 27-unit residential
condominium project will enable the development of six of those 27 total units to occur
(i.e., the development would be six units smaller without the assemblage of the Property
into the condominium development project).

If the adjacent owner does not acquire the parcel, then P-2010-3 and its related entitlements
would need to be rescinded, and the privately-owned parcels would need to be re-entitled to
allow development. Given the nature of the configuration constraints of the remainder
Property, it would likely sit undeveloped for the foreseeable future and it, as well as the
adjacent properties, would remain undeveloped thereby generating little property tax
revenue for the taxing entities.

15
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Figures 4a-f: Photographs of Property 1—Remainder of Old Haller’s Site

7 e ™ X T ] S, = T ?

Property 1

P-2010-3
Crown Court

Figure 4a: Aerial view of Property, surrounding area, and vantage points of Figures 4b through 4f.

B2{13:G0001

Figure 4b: View of Property 1 (between sidewalk and fence) from Central Avenue.

17




Long Range Property Management Plan
City of Fremont Redevelopment Successor Agency
May 2013

Figure 4e: View northeast of Property | across Central Avenue. This section of Central Avenue was improved as shown here as a

result of Former RDA acquiring land and funding the public improvements. The remainder Property is the area between the sidewalk
and fence.

Figure 4d: View south across the Fremont Boulevard/Central Avenue intersection of Property 1. The Property is the area between
the sidewalk and the fence. The area behind the fence is also part of the Crown Court 27-unit condominimum project.

18




Long Range Property Management Plan

City of Fremont Redevelopment Successor Agency
May 2013

— o Google
/ et . . . L .

Figure 4e: View southwest of Property 1 across Fremont Boulevard. Property 1 is the area between the fence
and sidewalk.

Figure 4f: View west from Fremont Boulevard of Crown Court 27-unit project site (to left behind fence).
Property 1 at far west end of site adjacent to signal light.

19
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Property 2—Remainder of Union Pacific Site

Property 2 is located in the historic Town Center known as Niles. Niles is located in the
northwesterly quadrant of Fremont (see Figure 5). It is generally physically separated from the
remainder of the City by major barriers including: Alameda Creek to the south; active railroad
tracks to the west; the East Bay Hills to the east; and Union City to the north. With such
isolation, Niles has a unique character, small town feeling, and strong sense of identity. Niles
was established in the mid-1850’s, and maintaing a large number of historic commercial and
residential buildings, a small lotting pattern (typical of its early 20" century development), and
traditional pedestrian oriented business/retail district. Figure 6 provides acrial and streetview
photographs of the Property.

(A) Acquisition Information. The Union Pacific site (of which the subject Property is a part as
described below) was acquired by the Former RDA in February 2005 after years of
negotiation with Union Pacific Railroad. The purchase price paid for the overall Union
Pacific site, which represented its value at the time of purchase, was $1,146,300 for a 5.26-
acre site, In addition, the Former RDA funded $4.8 million to remediate the site (in the two
phases, described below). As such, the gross acquisition value of the site was $5.95 million.
The site was acquired, in part, to be developed with a public plaza/park. The remaining
3.14-acres not used for the plaza/park and programmed for private redevelopment is the
Property at issue in this LRPMP.

(B) Purpose of Acquisition. The Union Pacific site was acquired to help remove blight and
- promote -economic development: opportunities in the Niles Area of the Fremont Merged
Project Area through construction of a public plaza/park on a portion of the site and private
redevelopment on the remaining Property. The Property is located along Niles Boulevard,
which, in this location, is the historic retail district for this Town Center. The Former RDA
remediated the site in two phases. The first phase was concluded in 2008, and the Niles
Town Plaza was constructed as a central focal point for the Niles retail district in May
2010. Upon completion of the Niles Town Plaza in 2010, this 2.12-acre portion of the
overall Union Pacific site was transferred to the City, and is now managed and maintained
as a City park. The remaining 3.14-acre Property has been programmed for use under the
Redevelopment Plan for private development as a mixed retail and multifamily residential
project. The Property has undergone the second phase of environmental remediation
funded by the Former RDA, which was completed in July 2012. o

(C) Parcel Data. The Property consists of an approximately 3.14-acre remainder parcel. The
Property has an irregular, constrained configuration, located between active Union Pacific
Railroad tracks to the east and south, public parking lots, vehicle repair and self-service car
wash to the south, and Niles Town Plaza to the northwest. The Property is located at Niles
Boulevard, generally easterly of I Street and behind 37682, 37804 and 37822 Niles
Boulevard in the Niles Area of the Fremont Merged Project Area. The Alameda County tax
assessment number is 507-0828-006-00. The Property is depicted in Figure 6. Appendix F
provides the parcel map that legally established the Property (being Parcel 4 of Parcel Map
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9873). The Fremont General Plan and the Redevelopment Plan designation for the Property
is Commercial-Town Center. The zoning for the Property is P-2011-232(HOD), Niles
Central (Historic Overlay) Planned District.

The Property has limited access and frontage to Niles Boulevard making it rather isolated
from the adjacent public right-of-way which is evident in the aerial photo of the Property
(Figure 6). Currently, the City-owned Niles Town Plaza and parking lots have the majority
of direct frontage on Niles Boulevard. There is a small frontage of less than 32 feet near “J”
Street. There is additional frontage to the east that could provide access to the Property.
However, because there is a bend/curve in Niles Boulevard at this Jocation, it is not an ideal
access point to the Property as vehicular sight lines are compromised from the
configuration of Niles Boulevard.

Current Value, The estimated current value of the Property ranges from $1,390,000 to
$1,450,000. This valuation is based on a restricted appraisal commissioned by the
Successor Agency in May 2013, prepared by Smith & Associates. The lower value
appraisal assumes the property remains in its current configuration with poor access and
visibility from Niles Boulevard. The higher valuation assumes a property exchange with
adjacent City-owned property (fronting Niles Boulevard) wherein buildings would be
located along the boulevard and parking is relocated behind the buildings. At the time of
proposed disposition of the Property in accordance with this LRPMP, a new valuation of
the Property will be prepared to confirm the proposed purchase price, taking into account
the then applicable project description for use of the Property and the then applicable real
estate. market conditions (see the section entitled “Principles and Guidelines For
Development of -Properties” in Part II of this LRPMP for further discussion of the
determination of the purchase price for disposition of the Property). :

Revenues Generated By the Property; Contractual Requirements. The Property generates
$500 annually from lease of a 3,000 square foot area directly adjacent to Niles Boulevard
by the Niles Merchant Association to site an historic railroad car. This lease agreement is
renewed on a month-to-month basis that can be terminated any time by either party with 90
day notice. This agreement affects disposition of the Property.

Environmental Contamination and Remediation. As described, this Property was purchased
from Union Pacific Railroad (UPRR) as part of a larger acquisition site in 2005, The
Property had been used as a railroad freight operations and maintenance yard and passenger
station from 1870 through the mid-1970’s. In the mid-1970’s, the City purchased two small
parcels, totaling 1.55-acres, of the former railyard to use as paved public parking lots. One
of these parcels is 0.62-acre and is located directly northwest of the Niles Town Plaza; the
other parcel is 0.93-acre and is located south of the plaza. UPRR continued to use the rest
of the site (Niles Town Plaza and Property at issue in this LRPMP) as a railroad freight
yard until the carly 1980’s. As is common with former railyards, the site was contaminated
with chemicals of potential concern related to the former rail operations on the site,
including arsenic, lead, and total petroleum hydrocarbons (TPH).
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Figures 6a-h: Photographs of Property 2—Remainder of Union Pacific Site

s

Figure 6a: Aerial view of Property, surrounding area, and vantage points of Figures 6b through 6f.

Figure 6b: View east of Property 2 (behind black chainlink fence) from Niles Town Plaza.
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Figure 6¢: View north from H Street at Niles Boulevard of Niles Town Plaza (right) and City parking lot (left).

Figure 6d: View north across Niles Boulevard from I Street of Property 2 (behind black chainlink fence). City parking lot to right
(between Niles Boulevard and Property 2) and Niles Town Plaza to left (just out of view).
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' e {.T 598 z 5 = Coogle earth
Figure 6e: View north from J Street at Niles Boulevard of City parking lot (left) and Property straight ahead

behind chainlink fencing in distance. Railcar (right) is located on the sliver portion of Property 2 that extends to
Niles Boulevard.

Figure 6f: View southeast of Property 2 (between fence on right and Union Pacific Railroad tracks on left) from City parking lot.
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As described, this Property was remediated in two phases. The first phase was initiated in
2005 and concluded in 2008 to facilitate construction of the Niles Town Plaza (which was
completed in 2010). The second phase, involving the remainder Property, began in 2010
and concluded in 2012.

Remediation activities of the Property included excavation of all soil containing elevated
levels of arsenic, lead, and TPH. An approximately 105,000 square foot area was excavated
resulting in 28,912 tons of soil removed from the site and disposed at permitted, off-site
hazardous and nonhazardous waste facilities. Following excavation, vertical and horizontal
soil samples were collected to confirm remedial goals for arsenic, lead, and TPH had been
achieved. After confirming remediation goals were achieved for these chemicals of
concern, further confirmation sampling did not detect any benzene, toluene, ethylbenzene
or xvlenes (BTEX), volatile organic compounds (VOCs), or elevated levels of Title 22
metals. The excavated arca was backfilled with clean imported soil. The clean soil was
compacted to structural fill standards. In a few areas, geotextile fabric was laid on the
excavation floor to assist with backfilling and compaction. Following backfilling activities,
the temporary and permanent parking lots were completed. The non-hardscape portion of
the Property was graded and hydroseeded to drain to the central portion of the Property to
minimize storm water runoff, Lastly, replacement fencing was installed around the

Property.

On July 26, 2012, DTSC issued a letter of no further action (Appendix G), clarifying that
all appropriate response actions have been completed to remediate the Property. The

- Property is' now available for unrestricted development and use, including installation of

utilities and deep root landscaping. This successful outcome and resulting development
opportunity would not have been financially possible without funding from the Former
RDA.

Potential for Transit-Oriented Development and Advancement of Planning Objectives.
Appendix E provides a comprehensive list of the General Plan and Redevelopment Plan
goals, policies, objectives, and implementation measures that would be achieved if this
Property is disposed of and developed as planned for in this LRPMP. Streetview
photographs of the Property are provided in Figure 6.

- This Property is not located near a commuter transit station, nor is it located within a TOD

overlay. Nonetheless, this Property is located adjacent to (behind; to the rear of) a City-
owned public parking lot that service the general public within an historic, pedestrian-
oriented, retail district. Retail businesses are primarily located on the southwest side of
Niles Boulevard, while this Property, the plaza, and City parking lots are located on the
northeast side. Development and introduction of mixed retail and residential uses on the
northeast side of Niles Boulevard (on the Property) would further synergize pedestrian
activities while providing more opportunity for a greater variety of small scale retail
businesses to serve the Niles community. As a result, disposition and development of the
Property as proposed in Part II of this LRPMP would achieve both General Plan and
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Redevelopment Plan goals, policies, objectives, and implementation measures focused on
gliminating gaps in the development pattern, expanding the retail mix, and activating the
area around the plaza.

History of Development Proposals and Activity. The Former RDA and City envisioned that
the remainder Property would be developed in conjunction with the adjoining City parking
lots. Various conceptual plans were developed over the years envisioning either
commercial or mixed-use buildings along Niles Boulevard with parking located behind
them, This general development vision was memorialized in the Planned District zoning
that covers both the Property and adjoining City parking lot (fronting Niles Boulevard). As
such, the ultimate buyer of the Property will need to work in partnership with the City of
Fremont to finalize a development plan approval.

As noted, the Former RDA, through the City, contracted for and remediated the Property to
the specifications required by the State Department of Toxic Substances Control (DTSC)
that will allow for unrestricted future development. As part of the remediation effort a
temporary gravel parking area was created on a portion of the remainder Property. This
portion of the Property is used for overflow parking for large public events held in the
Niles District at no cost to the event sponsors. The Former RDA had the site fenced and
gated, and access for temporary use is possible from the both the City-owned parking lot,
as well as the Niles Town Plaza site.

Property 3—Centerville Unified Site

Property 3 is also located in the historic town center known as Centerville. As described for
Property 1, it is generally centrally located in Fremont (see Figure 3). The Property is commonly
referred to as the “Centerville Unified Site.” Figure 7 provides aerial and streetview photographs
of this Property.

GV

(B)

©)

Acquisition Information. The six parcels that comprise the Centerville Unified Site were
acquired by the Former RDA between May 2000 and April 2005, The combined purchase
price paid for the six parcels, which represented the value at the time of purchase, was
$8,469,975. The purchase price occurred during an historically high-water mark in Bay
Area property values, and shortly prior to the Great Recession’s significant downward

* impact on such values that is only now beginning to abate.

Purpose of Acquisition. The Property was purchased to be redeveloped with a strategically
located mixed use retail and urban density multi-family residential project to act as a
catalyst to revitalize Centerville Area, including pedestrian scale improvements to the
Fremont Boulevard streetscape to recreate its historical “Main Street” character.

Parcel Data. The six parcels comprising the Property total approximately 6.9-acres. The
parcel addresses are 37070, 37120, 37156, 37196, 37218 and 37222 Fremont Boulevard in

the Centerville Redevelopment Area portion of the Fremont Merged Project Area. The
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Figures 7a-f: Photographs of Property 3—Centerville Unified Site

&

Figure 7a: Aerial view of Property, surrounding area, and vantage points of Figures 7b through 7f.

-

Figure 7b: View northwest of Property (to right behind fence) and Fremont Boulevard (to left).
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Figure 7d: View east of Property.
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Google earth

Figure 7f: View west of Property (vacant lot behind fence) from Post Street.
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Alameda County tax assessment numbers for the six parcels are: 501-1426-004-03, 501-
1426-006-01, 501-1426-008-03, 501-1426-010-02, 501-1426-012-03, and 501-1426-011-
00. The site is depicted in Figure 7. The Fremont General Plan and the Redevelopment Plan
designation for this Property is Commercial-Town Center. The zoning for the Property is
P-2005-129 (CSPC), Centerville Market Place Planned District.

Current Value. The property is currently being appraised to determine its value, The book
value of the Property is $8,469,975, which represents the purchase price paid by the Former
RDA.

Revenues Generated By the Property, Contractual Requirements. The Property does not
generate any lease, rental, or other revenue. In July 2012, the Successor Agency Oversight
Board directed staff to enter into an Exclusive Right to Negotiate Agreement (ERNA) with
CenterStreet Development and Blake-Hunt Ventures to develop a mixed use project for the
Property. This contractual obligation is still in effect and impacts disposition of the
Property, as further discussed in Section (H) and Part II, below.

Environmental Contamination and Remediation. The Property has a history of known
environmental contamination from past business operations. After acquisition of the
Property in the early 2000°s, the Former RDA pursued its environmental remediation,
including soil and groundwater sampling. This sampling detected contaminants within the
boundaries of the Property. In particular, perchloroethylene (PCE) was detected in
groundwater sampling that appeared related to a former dry cleaning business within the

- strip mall: However, the PCE-¢oncentrations were below the residential and industrial

environmental screening levels (ESL’s). No further action related to PCE’s was required.

'~ However, soil samples did detect that total lead concentrations, total petroleum

hydrocarbons in the diesel range concentrations, and total petroleum hydrocarbons in the
motor oil range concentrations were near or exceeded residential ESL’s. A Soil Excavation
Workplan was prepared and approved by the oversight agency (Alameda County Water
District), and the impacted soils were excavated and removed for off-site disposal and
recycling.

Eight hydraulic lift units and a two-chamber sump well were also identified on the
Property. The hydraulic lifts were in good condition and the soil samples collected around
the lifts identified very limited contamination that was isolated to one location. The
impacted soil was over excavated and properly disposed of off-site. The sumps were
drained, cleaned, and also properly disposed of off-site.

Other exploration of the site identified three buried, underground steel fuel tanks, including
associated piping. The tanks were in poor condition and were removed. Soil sampling
beneath the tanks did not detect any significant contamination and no groundwater was
encountered during their removal. A low concentration of petroleum hydrocarbons were
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detected in stained soil that was limited in its extent. This soil was removed and properly
disposed of off-site.

All excavated areas were backfilled with clean imported soil at depths of one to two feet
below ground surface.

The potential for soil vapor issues from chlorinated solvents released during the former dry
cleaner operations was also analyzed through soil and groundwater saropling in locations
where prior investigations identified elevated concentrations of these solvents. From this
sampling, elevated levels of perchlorocthylene (PCE) above residential ESLs for shallow
soil gas were identified. Because of this identification, an additional soil vapor

investigation was required to further delineate the extent of the contamination. :

The additional testing was initiated in 2010, and revealed that soil vapors were present and
additional remediation efforts were necessary. The Former RDA had a Corrective Action
Plan (CAP) prepared for Alameda County Water District (ACWD) approval (the oversight
agency). The CAP was submitted to ACWD for review in June, 2012. ACWD approved the
CAP in February, 2013 (Appendix H). Remediation activities were initiated in Spring
2013, and are anticipated to be completed within two vyears. Such remediation is being
undertaken by the Successor Agency and the City as an enforceable obligation on the
Successor Agency’s Recognized Obligation Payment Schedules (ROP’s) prepared and
approved by the Oversight Board and DOF in accordance with the Redevelopment
Dissolution Statutes, and using fund balances received by the Successor Agency from the
Former RDA as expressly authorized under such approved ROP’s.

Potential for Transit-Orienied Developmeni and Advancement of Planning Objectives.
Appendix E provides a comprehensive list of the General Plan and Redevelopment Plan
goals, policies, objectives, and implementation measures that would be achieved if this
Property is disposed of and developed as planned for in this LRPMP. As described, Figure
7 provides streetview photographs of the Property. ‘

This Property is generally located across the street from the Centerville Train Depot, which
is located at Fremont Boulevard and Bonde Way. As described, this train depot provides
regular service by Altamont Commuter Express (ACE) and Amtrak Capitol Corridor trains.
The Property is located northeast of the Depot with its closest boundary about 300 feet to
the north and its farthest boundary about 1,000 feet to the northeast. As such, it is also
within the Y-mile Centerville Transit-Oriented Development (TOD) Overlay radius area.
Future residents of the Property would have a very short walk to utilize the Centerville
Train Depot transit services.

This Property is the largest consolidated area of vacant land in the Centerville Town
Center. It has been, for decades, the City’s vision that it would be redeveloped with a
vibrant mixed use project that would incentivize significant private investment into the rest
of this historic Town Center. Consistent with General Plan and Redevelopment Plan goals,
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policies, objectives, and implementation measures, the Property is optimally located to
provide infill development at urban densities while respecting the historic character of the
Centerville Town Center retail area along Fremont Boulevard. It is a Priority Development
Arca in the General Plan and, as such, is identified as a site where growth and change
should occur. The Former RDA acquired and assembled the multiple parcels comprising
the Property expressly to achieve this focused, urban mixed use growth. The Former RDA
progressed toward this vision through its collaboration with master developers and its
extensive cfforts to remediate its environmental contamination to ensure its ultimate
development as envisioned.

Development of this Property would significantly enhance the connectivity of the
Centerville Town Center by climinating a large vacant site with a strategically located,
transit proximate, urban mixed retail and multi-family development. Its development would
enhance the Fremont Boulevard streetscape with modern buildings, it would provide
additional market rate and affordable housing opportunities for the community, and it
would create an economically viable and property tax generating use thus stimulating
private sector reinvestment into adjacent properties in this historic Town Center
community. Additionally, Fremont Boulevard itself would be improved with pedestrian
scale enhancements to further activate the area.

History of Development Proposals and Activity. The Property has had a number of phases
of development activity since the late-1800°s. At that time, it was used as a lumberyard,
and included residences, a barn, and storage buildings and sheds. By the mid-1900’s the

site was used as agricultural land for orchards. During the 1960’s, the Property was

developed with commercial uses, including three auto repair facilities and strip mall. After
the Former RDA acquired the Property in the early-2000’s, it demolished the structures on-
site and initiated environmental remediation activities. '

Over the past 10 years, several efforts were made to rezone and develop the Property in
accordance with the Redevelopment Plan for Centerville. Most recently, the Property was
rezoned and a development plan was approved for the Property in April 2005 to Planned
District P-2005-129. This Planned District allows construction of a mixed use project
consisting of 110 multifamily units over 58,000 square feet of retail space. Ultimately, this
plan proved to be financially unfeasible due to construction costs associated with the
concrete parking podium component of the project. As a result, the Former RDA sought a
new development partner to construct a financially feasible project for the Property. The
Former RDA subsequently selected and entered into an Exclusive Right to Negotiate
Agreement (ERNA) with CenterStreet Development and Blake-Hunt Ventures.

The CenterStreet Development/Blake-Hunt Ventures mixed-use proposal consists of 184
units and 28,641 square feet of retail. The proposal was under consideration when the
Former RDA was dissolved. Prior to dissolution, however, it was discovered that the site
required additional environmental remediation prior to its development. CenterStreet and
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Blake-Hunt Ventures have remained interested in acquiring and developing the site since
dissolution and during the ongoing remediation activities.

In June 2012, the Oversight Board voted unanimously to direct the Successor Agency to
enter into a new ERNA with CenterStreet Development/Blake-Hunt Ventures for the
purpose of expeditiously selling the Property in accordance with the Redevelopment
Dissolution  Statutes. The Oversight Board determined that CenterStreet
Development/Blake-Hunt Ventures would be in the best position to expeditiously develop
the Property because they had sufficient knowledge of the Property and had worked on and
refined a development proposal. The Successor Agency and the CenterSireet
Development/Blake-Hunt Ventures entered into a new ERNA in July 2012, which is
currently in effect.
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Revised Part II: Property Disposition and Use

A. Background and Overview

1. Buckground of Revised Part Il Definitions. This revised Part I of the LRPMP (the
"Revised Part TI") amends, restates, replaces, and supersedes in its entirety the initial Part 11
of this LRPMP (the’ “Initial Part 1I") dated. May 2013 and approved by the Successor Agency
and the Qversight Board on May 14 and May 15, 2013, respectively. For ease-of reference in
using this Revised Part II; the fo]lowmg definitions shall apply (many of Which are repéated
from the defined terins contained in earlier elettients of the LRPMP)

"Former RDA" means the Redevelopment Agency of the City of Fremont, which was
dissolved pursuant to the Redevelopmenit Dissolution Statufes.

"Redevelopment Dissolution Statutes™ mean ABx] 26 and AB 1484 that provide for the
dissolution and unwinding of the affairs of the Former RDA, including disposition of the
Properties.!

"Properties” mean the three real property assets.of the Former RDA that-transferred to the
ownership of the Successor Agency upon the disselution of the Foriner RDA, and that are-the
subject of this LRPMP, The Propeities are fully identified and deseribed in Part 1 of this
LRPMP. Asdenoted in Part:l; the Properties-are often referred to individually in this Part 11
as. ”Pmpcrty 1," "Praperty 2," and "Property 3."

"City" means the City of Fremont.
"Successor Agenicy” means the Successor Agency of the Former RDA pursuant to the
Redevelopment Dissolution Statutes, The Successor Agency is a separate legal entity from

the'City, and is the current owner of the Properties

"'-SuCGESS.Dr Agency Governing Board" means the City Council of the City, acting as
governing board of the Successor Agency.

"Oversight Board" means. the Successor Agency's oversight board established and operating
in accordance with the Redevelopment Dissolution Statutes.

"DOF" means the California Department of Finance.

! Unless otherwise specified, code section references contained in ‘this Revised Part IF are to sections of the
California Health and Safety Code added by thé Redevelopment Dissolution Statutes.



EXHIBIT A
Long Range Property Manageiment Plan—Revised PartTl
City of Fremont Redevelopment Siiccessor Agency
November, 2013

"LRPMP" means the Long-Range Property Management Plan of the Successor Agenty that
_prov1des for theé disposition and use-of the Properties in accordance with the Redevelopment
Dissolution Statutss. This Revised Part II replaces the Initial Part 1L 4s: part of the LRPMP,
"Taxing Entities" means the affected taxing entities that reeéive propeity taxes genérated
within the: Project Area.

"Project Area" means the Fremont Merged Project Arca that is the subject of the Approved |
Redevelopment Plan.

"Approved Redevelopment Plan" is further defined and described in Section-A.4 below.

"‘Cc)mpensaﬂon Agreement” eans a COmpsnsaﬁon agreement entered ‘info pursuant fo
Section 34180¢)-between the City- and the Taxing Entities with respect to one or more of the
Properties that are transferred to the City pursuant to Section 34191.5(c)(2)(A) and this
LRPMP, Esch Compensation Agréement shall meet the characteristics described in Section
A5 bclow The Compensation Agreement requirements set forth i this LRPMP aré included
pursuant to a directive of the DOF in connection with its consideration of approval of this
LRPME,

"DDA” means a disposition and development agreement for-a Property entered into by the
City and a Developer that calls for dlsposmon of the Property by the City to the Developer
and development of a project identified in the Approved Redevelopment Plan by the
Developer. The. charactetistics -and procedures for approval of a DDA are described in
Section A.6 below. -

"Déveloper” means a developer of'a Property pursuant to-a DDA with the City:

2. Purpose of Revised Part I. This Revised Part 1T of the LRPMP addresses and sets forth.
the planned use -or disposition of each ‘of the three Properties in the manner described in
Health and Safety Code Section 34191. 5(¢)(2). The following table summarizes the four
types-of permitted disposition/use that-are autliorized by that code section,

Table 1: Permitted Uses/Disposition of Successor Agency Real Property Unider « Long-Range
Property Management Plan (Health and Safety Codé Section 34191.5)

. Property
Pian Category | Use/Disposition Purpose of Property | Transferee
g - ' Desighated
,Enﬁ?rgg'abl,e Use consistent with enforceable obligation terms -enforceable
Obligation - PO
il _ . - |-.obligation recipient
o ‘Governimental use in accordance with Section | Appropriate  public
Governrhentdl o s e
34181(a) jurisdiction
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Property
Plan Category | Use/Disposition Purpose of Property { Transferee
' Transfer to City in accordance with Section -
34191.5(c)(2)(A) for use in-a project identified in the
Approved Approved Redevelopmeii Plan, and with proceeds |
Redevel i received by City from subsequent disposition to a'| Cip
edevelopmen ity
Plan Project | Developer disttibuted. among the Taxing Entities in
accotdance with a Compensation Agreement between
| City and Taxing Entities entered info pursuant to
| Section 34180(f) _
Sale by Successor Agency to prwate buyer pursuant
Other to Section 34191.5(c)(2)B), with proceeds | , . i
Liquidation- | distributed to Taxing Entlgle)s( p)ursuan-t' tfo tﬁa‘t code | APP toved buyer
section.

3. Summary of Fremont Properly Disposition and Uses under the LRPMP. s required
by Health and Safety Code Section 34191.5(c)(2), the LRPMP identifies and-provides that:

(a) None of the Properties are needed to be retained for purpases of fulfilling an
enforoeable obligation,

(b) With the exception of the Old Haller's Site Street Parcel that is related to Property

1, and that is required for dcdxoﬂtlonfconveyance to- the City for govetnmental use

purposes. a5 a street (as fully described in Part 1—Property: 1), none of the
Propeities is dedicated for governmental use purposes.

(¢) Properiy 1—Remainder of Old Haller's Site: As fully provided in' Section B below,
Property 1 will be disposed of and used pursuant to one of the following two plans:

(@)

(i)

Plan Ope: The first priority plan will be for the Successor -Agency teo sell
Propoeity 1 to the anticipated buyer of the adjacent parcels and to-distiibute. (he
sale proceeds to the Taxing Entities pursuant to Health and Safety Code
Seetion 34191.5(e)(2)(B).

Plan Two: The second priority plan, if Plan One will not result in a tlmely-
11qu1dat10n and sale-of Property 1, will be [or the Successor Agency to transfer
Property 1 to the City ‘as a property needed for a project identified in the
Approved Redevelopment Plan, as authorized by Section 34191 5(N2HA).
Such transfer to the City will not ocour wntit the City has entered into a
Compensation Agreement with the Taxing Entities for Property 1 that has
beenapproved by the Oversight Board and the DOF. Followiiig the transfer to
the City undet Plan Two, the City will seek the disposition of Property 1 toa
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Developer pursuarit to a DDA providing for ise of Propedty 1 to implement a
project identified in the Approved Redevelopment Plan.

(d)  Property 2—Remainder of Union Pacific Site:  As fully provided in Section €
below, Property 2 will be disposed of as follows. The. Successor Agency ‘will
iransfer Property.2 to the City as a property needed for a project identified in the
Approved Redevelopment Plan, as authorized by Section 34191.5(c)(2)(A}. Such
transfer to the City will not oceur wiitil the City has entered into a Compensation
Agreement with the Taxing Entities for Property 2 that has been appioved by the
Ovérsight Board and the DOF, Following the transfer to the City, the-City will seek
the disposition of Property 2 to:a Developer piirsuaiit t6 a DDA providing for use of
Property 2 to implement a project identified in the Approved Redevelopment Plan.

(e) Property 3—Centerville Unified Site:  As fully provided in Section D below,
Property 3 swill be disposed of as follows. The Successor Agency will transfer
Propexty 3rto. the City as a property needed for a project fdentified ini the- Approved
Rédevelopment Plan, as authorized by Section 34191.5(c)(2)(A). Such transfer to
the: City will not ooear ntil the City has entered into a Coinpensation Agreement
with the Taxing Entities for Property 3 that has been approved by thie Oversight
Board and the DOF: Following the transfer to the City, the City will seck the
disposition of Propetty 3 to BHY Cen‘terStreet Properties, LLC (the "Current
Centerville Unified Site Developer")* pursuant to & DDA with the Curesnt
Centerville Umﬁed Site Developer providing for use of Property 3 fo implemeént.a
project identified in the Approved. Redevelapment Plan. If a DIYA with the Current:
Centerville Unified Site Developer is not executed or does riot yield 4 successful
dISpQSItLOIl, the City will seek the disposition of Property 3 to- another Developer
pursuant to @ DDA providing for use of Property 3 to implement a project identified
in the: Approved Redevelopment Plan.

4. Approved Redevelopwient Plan. The relevant "Approved Redevelopment Plan" that
identifies the projects for which the Properties may be transferred to the City and thereafter
dtsp__osed of to & Developer for development pursuant to a DDA consists of>

(8) The Consolidated Amended and Restated Redevelopment Plan: For the Fremont

 Merged Redevelopmient Project (the "Redevelopment Plan") #dapted by the: City

Council of the City by Ordinance No. 5-2010 on March 16, 2010 (the
"Redcvelopment Plati Ordinanice™);. and

2 Pussuant o the Excligive ng]'lt To Negotmte Agreement (the "ERNA") for Property 3 describedin Bart 1 of this LREMP, the
proposed Current: Centerville Unified Site Develdper hes a[ready been selected and negotiafions fowird a mutually accepfatie
DDA are alrgady underway. Upon transfer-of Property 3:1c ilie. Cu:y fn agcordance - with-ihis LRPME, the ‘Successal Agcncy ]
riglt, title, and inferest in the ERNA will be assigned:to-the City. Tfsuch negotiations'do not résult in. an es¥ecuted DIVA, o if the
Current Centerville Uhified Sife Develaber dossnot acquire P;operly 3-pursuant to an-executed DDA, thenthe City would-seek
tlie-sdentification and selection. ofumew Developer ag providedin Section A6 of this Reviged Part IL .



EXHIBIT A o
Long Range Property Management Plan—Revised Part II
City of Premont Redevelopment Successor Agency
Novembers, 2003

(b) The accompanyiig Amended Implementation Plan for the Fremont Merged
Redevelopment Project (the "Redevelopment Implementation Plan") adopted by the
Former RDA by Resolution No. 410 on March 2, 2010 (the "Redevelopment
Implementation Plan Resolition") in accordance with the requirements of Health
and Safety Code Bection 33490,

Copies of the Redevelopment Plan, the Redevelopment Plan Ordinance, the
Redevelopment Implementation Plan, and the RedeVelopment Iimpletnentation Plan
Resolution are attached as AppendloesI 1, K, and L of this LRPMP, respectively.

Appendix E of this LRPMP summarizes the goals, objectives and implefentation
programs iri the Approved Redc:velopment Plan that are relevant to the three Properties
included in this LRPMP.? It is jimportant to note that two of the Properties that arc the
subject of this LRPMP (the Union: Pacific Site and the Centerville Unified Site) were
considéred so-vital to the redevelopment effort that specific Implementation Programs for
their redevelopinent were included in the Redevelopment Plan (see Niles Area Goals and
Ohjectives, Implementation Program 3, Projeets; and Centerville Area Specific Goals and
‘Objectives, Implementation Program 2, Projects).

Tn addition to the Property-specific programs included in the Redévelopment Plan, all
three Properties also meet many of the broader godls and objectives of the Approved
Redevelopment Plai, i including;

o The elimination.of adverse physical and economic conditions withiii the Project Area;

« ' The creation of sites of adequate shape and size for.redevelopment; and

s The facilitation of higher density, mixed use, transit-orienited developments in
appropriate locations.

Bee Appendix B for a mare comprehensive aialysis of the applicability of goals. and
objectives in the Approved Redevelopment Plan to-the Properties.

5. Compensation Agreemenrs. Bach Compensation Agreement entered into by the City
pursuant to this LRPMP:

(a) Shall address compensation to the Taxing Entities fot-one or mor¢. of the Properties
that i¢ transferred to the City in accordance with Health and Safety Code Section
34191,5(c)(2)(A) and this LRPMP;

? Appendix E also mc]udeq rélevent goals, objectives; policies; and implementation measures fiom the-Gity’s curtent General
Plan. Those provisions of the General Plan are expressly incorpiordted into and wiade-a part- of the Redevelopment Plan. (soe
diseussion al the top of page 10 of the Redevelopment Plan).
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(b} Shall be executed by the City and all of the Taxing Entitles as- 1dent1f’ ed by the
County Auditor-Controller;

(c). Shall be approveé'l by the Oversight Board and the DOF (or the DOF shall have
indicated that it does not intend to review the Compensation Agreement pursuant to
Section 34179(h)) prior to transfer of the applicable Property to the City in
aecordance with Health and Safety Codé Section 34191.5(c)(2)(A) and this
LRPMP;

(d) Shall provide that specified proceeds. from the subsequent disposition of the
Propeity by the City’ pursuant o a DDA will be distributed to all of the Taxing
Entities on 8 pro- rata basis in proportion fo sach Taxing Entity’s share of base
property tax.revenues, as determined by the: County Auditor-Controlfer;

(&) May pmvnde fot the retention by the City of specified proceeds from the subsequent

~ disposition of the Property by the City pursuant to 4 DDA to reimburse the City for
costs incurred for maintenance, improvement, and dispasition of the Propeity, and
forprocirement of pollution legsl liability insurance related to the Property; and

)Y M4y contain othcr 1ﬁumally-: rac:c‘eptajble terms. to "xmple"ment_ the iitent of Sections.
34180(f) and 34191.5 and this LRPMP with respect to 'ﬂfc"]’rbpefrty

Notwithstanding the foregomg or afiy othér provision of the LRPMP, no Compensation

- Agreement: shall be required, and the City may retain any progeeds from the. disposition of a
Property, if 2 court order; legislation or DOF policy reverses the DOF's direstive regatding
the-need for a Cnmpensatron Agreement. Insuch case, any net dispesition proceeds received
by the:City for disposition of a Propsity pursuant to a DDA’ shall be used by the City to pay
¢osts.of one or more projects identified in the Approved Redevelopinent Plan

6. Prmcgples and Guidelines for Development of Properties Trausferred to City, Upon
transfer of a Propertyto the City pursuant to-Section 34191, 5(c)(2)(A) and this LRPMP for
disposition and developiment of the Property to achigve a project identified in the Approved
Redevelopment Plan, the City will cause the Property to be developed in accordance with the
following principles and guidelings, and in a¢cordance with:the requirements of Chapter 2-of

. Part 4 -of Division 1 of Title-s of the California Government Code (commencing - with
Government Code Section 52201)°.

(a) OQualified Real Estate Developér. Each Property will be disposed of to a. qualified
real estate Developer with the experience and financial capability to: timely acquire

* Net disposition proceeds ity this circimstance ieans the gross procesds recgived by the City fronrsuch disposition,
less the ageregate amouit of nny costs inciiired by the City a5 degcribed in paragraph (¢) abave, which may be
retained by:the.City for any-municipal purpose as a réimbursemeént for the City's advaiice of stich c0sts.

* Added to the-Govemment Code’by SB:470 signed by the Governor on Uctober 8, 2013, and effective as-of January
1,2014,
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and develop the Property in accordance with an approved DDA (as further
described below). The Developer will be selected through ant appropriate.selection
process involving solicitation of interested prospective developers through a request
for qualifications (RFQ), Request for Proposals (RFP), qualified bid or similar
selection process.

(b) DDA. Each Property will be disposed of and developed pursuant to an approved
DDA: The purchase price or lease payments to be paid by the Developer of each
Property under a DDA will equal not less than either the fair matket value of the
Property 4t its highest and best use or the fair rense value of the Property at the use
and with the covenants and conditions and the -development costs authorized
pursuant to the: DDA, as determined by formal action of the City Counecil in
accordance with Government Code Section 52201(b). Among other provisions,
each DDA will requite the Developer to:

() Meet specified pre-disposition conditions demonstrating its readiness and
ability to conmiménce construction;

(ify Develop the Property in accordance with the General Plan, the Approved
Redevelopment Plan, and the specific land use entitlements granted by the
City in order to achieve a project idéntified in the Approved Redevelopment
‘Plan; and

- {iii)  Commence and complete construction of the approved development within
specified deadlines.

(¢) City Council Approval: The Developer, the DDA, and any substantial amendment
to the DDA for each Property will be subject to dpproval by the City Council at 4.
public meeting duly noticed in accordance with the notice procedures described in
Government Code Section 52201 (a).

{d) Not Surplus Property. Because the City is obligated to dispose of the Properties in
accordance with this LRPMP and to satisfy goals, objectives and purposes of the
General Plan, the Redevelopment Plan, and the Redevelopment Dissolution
Statutes, the Properties are not "surplus® property of the City and are not subjeci 1o
the disposition requirements and procedures of the Surplus Lands Act (Govemnment
Code Section 54220 ef seq.). Instead, disposition of the Properties in accordance
with this LRPMP and to satisfy goals, objectives and purposes of the Genetal Plan,
the Approved Redevelopmerit Plan, and the Redevelopment Dissolution Statutes
constitutes a "common benefit" that may take place under authority of Government
Code Section 37350 and/or other disposition authority deemed appropriate by the

“The Current Centerville Unified Site Developer has already been selected as the proposed Developér for Property 3
(Centerville Unified Site), as more fully described-in a previous footiote.
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City. The provisions of the California Enviroritental Quality Act and: Goveriment
Code Section 65402(a) regarding General Plan conformance will apply to the
disposition by the City-of ¢ach Propeity pursuantto a DDA.




| . EXHIBIT A
Long Range Property Management Plan—Revised Part IE
City of Fremont Redevelopment Successor Agency
. .Novemberd, 2013 )

B. Property 1: Remaindér 6f Old Haller's Site

1. Plan for Dzspl)sdirm and Use, As detailed in Part T'of this LRPMP, the only foreseeable
buyer of Property 1 is the adjacent property owner or a potential buyer of the adjacent
property who would be intérested in agsembling thig otherwise undevelopable Property 1.
street right-of-way remdinder parcel with the adjacent propeity to create a developable site.

As of the submitial of this Revised Part 11 of the LRPMP for Successor Agency Goveiming
Board and Oversight Board approval in Noveimber 2013, the ctirrent owner of the adjacent
property has entered into a purchase option agreement for the adjacent property with Bay
Area Investment Properties, LLC (the "Prospective Property 1 Buyer"). In turn, the
Prospective Property 1 Buyer has approachéd the Successor Agency to express its
willingfiess to purchase Property 1 for $186,000, representing ong of the highest of the fair
value estimates for Property 1 determined in the May 2013 appraisal commissioned by the
Successor Agency and-prepared by Smith & Associates, as teported in Part Lof this LRPMP.

Becatise of the unique circumstangss of this remnant parcel, the Successor Agency has
determined that such a price is the maximum value achievable: for the sale of Property 1 in
the foreseeable future. As -a result, the Successor Agency has negotiated and prepaied a
purchase and sale agreement with the Progpective Property 1 Buyer (the” "Property 1 PSA™
whereby the Successor Agency would liquidate and sell Property 1 for the fair value of
$186,000. The Successor Agency has presented the Property 1 PSA to the Suecessor Agency

- Governing Board and the Ovms:ght Board for consideration of approval concurrently with
the Oversight Board's consideration of approval of this: Revised Part Il of the LRPMP.

Set forth below are two alternative methods for disposition and use of Property 1. The first
approach, "Plan Ong", Tavolves the dircct liquidation and sale of Property 1 by the Successor
Agency to the Prospective Property 1 Buyer in accordance with the Property 1 PSA, and is
the first priority approach to be implemented by the Successor Agency urider this LRPMP, If
the Successor Agency determines that Plan One will not tesult in a timely sale of Property 1,
then it will implement "Plan Two" as further described below:

(a) Plan One. Under Plan One, and subject to approval of the Property 1 PSA by the
~ Oversight Board and the DOF, the Successor Agency will proceed tosell Property 1
to. the Prospective Property 1 Buyer in accordance with the Property 1 PSA.
Promptly following receipt of the sales proceeds under the Property 1 PSA, the
Suecessor Agency will remit the sales proceeds to the County Auditor-Contraller
for distribution as property tax to the Taxing Eniities in accerdance with Section

34191.5(6)Q)(B),

(b) Plan Two. If the Successor Agency determines that Plan One will not result in a
timely liquidation and sale of Property 1, the Successor Agency and the City will
then implement Plan Two thiough the following steps: :
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{iy The Successor Agency will cause the City to enfer into 2 Coripénsation.
Agreement. for Property 1 meeting {hé requirements of Section A, 5 above.

(ity “The City-andthe Sugcessor Agency will submit the:Compensation Agreement
10 “the 0vers1gh1 Board and seck the Oversl;ght Board's. approval .of the
Compensation. Agreement and direction pursuant fo Section 34181(a) to
transfer Property 1 from the Successor Agency to the City {cellectively, the
*Oversight Board Property 1 Action"). The Succéssor Agency will eomply
with the noticing. requiremnent of Secfion 34181(f) in connection with the
Oversight Board Property 1 Action.

(iif) The Successor Agency will transmit the Oversight Board Propetty 1 Actionto
the DOF pursuant to Section 34179(h}, and seek DOF approval of the
Oversight Board Propetty 1 Action (the "DOF Approval™y.

(iv) Upon reeeipt of the DOF Approval, the Successor Agency will transfer fee
- title-to Property 1 to the City in accordance with Section 34191,5(c)(2)(A).

(v) The Clty will seleet a Doveloper, and. negotiate and cause approval and
execution of a DDA with the Devel@per for the disposition and use of
Prﬂ.perty 1'in accordance with the requiremenis of Section A.6-dbove.

(vi) The City will dispose of Property 1 to the Developer in accordance with the
exeeuted DDA,

{vii) The City will distribute sales procgeds from the disposition of Property 1 to-
‘the Taxmg Entities af the fime and in-the-amounts and manner provided in the
Compengation Agresment for Property 1.

2. Detailed Reasons for Planned Use/Disposition. For-the following réasons, 4 fransfér of
Propeity 1 to the City utider Plan Two above is authorized pursuant to- Section
34191.5(e)(2)(A). As called for in Section A.6 above, the DDA, for Property 1 will require
that Property 1 be developed for a project identified in the Approved Rédevelopment Plan—
1n this case for assemblage with the adjacent property and -development of a suitable

Specifically, Property 1 is identified in the Redevelopment Implementation Plan (Appendix
K) as new construction in the-development pipeline and is known as Grown Gourt: Appendix
M provides the approved plans for the 27-unit multifamily corideminium. project. After the
Central Avenue street improvemenis were completed, the rematader Property ] was
reprogrammed for assemblage with this multi-family housing project. Developmient of thie
project as planned for ‘in this LRPMP would achievé the planning goals and objeetives
identified In Appendix E and summarized below.

10
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Because the Property’s shape and area are so constriined, it cahnot be developed in
conformance with the underlying land nge and zoning requirements. General Plan land use
and Redevelopment Plan policy directs that problem, 1rregular parcels such as this Property
be metged with adjacent parcels when development is proposed to ensufe the most
productive and efficient use of land. General Plan policies suppot infill development.on sites
such as this Property to eliminate gaps that disrupt the continuity of the community.

As described and called for in the Redevelopment Implementation Plan, development of this
project on the Property and adjacent parcels would further eihance the connectivity of the
Centerville Area by eliminating-a vacant blighted property with suateglcally located, multi-
family housing, As a result, the project would influence increased econdmic viability of the
area, enhhanced propeity values increased propetty taxes for local taxing entities, and the
enhariced. appearance of utilities and street facilities, all of which would encourage additional
new private sector construction. and investmeitt in the Centerville Area and creaté an
expanded 1ax base to soive that new development, In addition to improvmg the overall
quality of the residential condominivm project, inclusion of Property 1 in. the project site
enables construction of six of the 27 units that wonld otherwise ot be possible in the project,
with the atteridant specific increases in the comumunity’s housing stock and in. property tax
revenues available to local taxing entities.

. Prope)

2: Remainder of Union Pacific Site

1. -Plan for Disposition and Use, The Successor Agency and the City will cause the
disposition and development of Property 2 through the following steps:

(a) ‘The Successor Agéncy will cause the City to-énter into & Compensation Agreement
for Property 2 mecting the requirements of Section-A.5 above,

(b) The City and the Successor Agency will submit the Compensation. Agreement to
the Oversight Board and seek the Oversight Board's approval of the Compensation
Agreement. and direction. pursuani to Section 34181(a) fo transfer Property 2 from
the Successor Agency to the City (collectively, the "Overmght Board Property 2
Action"). The Successor Apgency will comply with the roticing requirement of
Section 34181(f) in connection with the Oversi ght Roard Property 2 Action.

{¢) The Successor Agency will transmit the Oversight Board Property 2 Action to the
DOF pursuarit to Section 34179(h), and seek DOF approval of the Oversight Board
Propetty 2 Action (the "DOF Approval").

(dy Upon receipt of the DOF Approval, the Successor Agency will transfer fee title to
Property 2 to the City in acgordance with Section 34191.5(c)2)(A).

11
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(¢) TheCity will select a Developer, and nggotiate and cause approval and execution of
a4’ DDA with the Developer for the: disposition i use of Property 2 in accordance
with the requireinents of Section A.6 above, and as further described below,

() The City will dispose of Property 2 to the Develaper in accordance with the
executed DDA

{8) The City will distribute sales proceeds from the disposition of Property 2 to the
Taxing Eitities at the fime and in the amounts and manner provided in the
Compensation Agreement for Property 2.

I addition to the provisions for the Property 2 DDA deseribed in Section A:6 above; thie
DDA may provide for an ¢xchangeof land betwéen the City and the Developer, whereby the
land with frontage at37682, 37804 and 37822 Niles Boulevaid that is curréntly owned by the
Clty (the "Curent. City Land") may be exchanged in-whole-or in part-with Property 2 (which
is located behind the Curtent City Land).to enable prxvata developmént by the Developeron
- the exchauged portion of the Current City Land and developmient of public patking orrelated
pubhc anenities on the exchanged portion of Property 2, thereby enabling a more efficlent
 land use of the arca and potentially generating a higher purshase price payable under the
DDA for Property 2. This purpose may also be achieved through 2 resubdivision of the
oombmed Current Clty Land and Property 2, and sale of the resubd:vxded land. intended. for

" 2. Detailed Reasons fvr Plantied Use/Disposition. Forthe followmg teasons, a-transfer of
'Pmpexty 2 to the City is anthorized pursuaiit to Section 34191.5()(2)(A). As cdlled for in
Section. A.6 above, the DDA for Propetly 2 will require that Property 2 be devek:wped fora
project identified in the Approved Redevelopment Plan—in this case, for development, of'a
suitable mixed use development as firther described below.

Property 2 s expressly idenlified in the Redevelopment Implemeiitation Plan for
development as a mixed use retail and multifamily residential or office project under Niles
Atrea Implementation Program 2 and in the General Plan Community Plan Chapter as
Implementation Policy 11-8.12.C (Former UP Property). Appéndix N provides a copeeptual
site plan of Propeity 2 as-planned for in this LRPMP that was: commissioned by the Former
RDA i1t 2009 to further deonstrate Fremont's commitment to redevelopment of this site to
invigorate the historic Nile Area. Property 2 is estimated to- support approx1mately 29,000
square feet of ground floor retail space units fronting Niles Boulevard with 29,000 square
feet of office or multifamily apartinents above the retail on the second floor. Tf apartments
replaced the office uses on the second floor, approximately 20 units would be provided,

Development and introduction of mixed retail and residential or office Uses on Propetty 2
would firther synorgize pedestiiatl activities while providing more opportunity for a greater
variety of small scale retail businesses to seive the Niles community, As a result,
development of Property 2 would eliminate gaps in the developmient pattern, expand the

12
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rotail mix, and aciivaie the area around the Niles Town Plaza, as planned for in both ‘the
Genéral Plant and Redevelopment Plan..

As ‘deseribed and called for in the Redevelopment Implementation Plan, developrment of
Property 2 as planned in this LRPMP would eliminate a large blighted property resulting in
increased economic viability of the commercial area, enhariced property values, an increase
in the number of commercial facilities, increased property and sales taxes to local taxing
entities, enhanced signage and fagade- designs, and create dn éxpanded tax base to serve that
development; ‘all of which would -encourage additional new private sector construction and
investment in the Niles Area.

Prope

y 3: Centerville Unified Site

1. Plan for Disposition and Use. The Successor Agency and the City will cause the
disposition and development of Property 3 through the following steps:

(8)

()

(©)

(d)

(€)

&)

The Stuiccessor Agency will eause the City 1o enter into a Compensation Agreement
for Property 3 meeting the tequirements of Section A.5 above.

The City and. the Successor Agency will. submit the- Compensatlon Agreement to
the: Over31ght Board and seek the Ovetsight Board's appraval of the Compensation
Agreement and direction pursuant to Section 34181(a) to fransfer Property .3 from

~the Successor Agency-to the City: (collectively, the "Gvcrmght Board Property 3

Action"). The Successor Agency will comply with the noticing requirernent of
Section 34181(f) in connection with the Oversight Board Property 3 Action.

The Successor Ageney will transmit the-Oversight Board Property 3 Action fo the
DOF putsuant to Seetion 34179(h), and seele DOF approval of the Oversight Board
Property 3 Action (the "DOF Approval").

Upon receipt of the DOF Approval, the Successor Agency will transfer fee title to
Property 3 to the City in-atcordance with Sectmn 34191.5(cH2)A).

The City will hegotiate and seek approval and execution of a DDA with the Current
Centerville Unified Site Developer for the dlsposmon and. use of Propeity 3 int
accordance with the requirements of Section A.6 above.”

If 2 DDA is approved and executed with the Current Centerville Unified Site

Developer and if the condjtions precedent to disposition of Property 3 undet the

” The City may negot;ate approve and execute 4 DDA with the Current Centerville Unified Site Developer prior-to
the completion of steps (a) through (d) above, provided that the City's obligation to dispase of Property 3 to the
Current Centerville Unified Site Developer will be subject to and conditivned upon: completion of steps (a) through

(d) above,

13
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DDA are met ot waived, the City will dispose of Property 3to e Developer in
accordance with the executed DDA,

(g) The City will distribute sales proceeds from the disposition of Property 3 to the
Taxing Entitles at the time and in the amounts and manner provided in the
Compcns_atlon Agreement for Property 3.

The following steps will apply in place of steps (f) and (g} above if the City and the
Cutrent Centerville Unified Site Déveloper do not eiiter info-a DDA, or if, after entering:
into: the DDA, the Developer does not meet the conditiors and requitetiients for and dogs
not becorne entitled fo the disposition of Propsrty 3 from the City. Under either of those
circumnstances:

(h) The City will select another Developet, and negotiate and cause approval and
execution of @ DDA with that Deeveloper for the disposition and use of Property 3 in
accordance with the requitements of Sactnon A6 above, and as further described
below.

() The Ciiy will dispose of Property 3 to that Developer in accordanee with the
executed DDA,

() The City will disiribute sales proceeds from the disposition of Property 3 to. the
Taxing Entities at the time: and in the amounts and manmner provided in the
Compensation Agreement for Property 3. -

In the event that Property 3. is not disposed of to the Cuirent Centerville Unified Site
Developer, such.that the: City must implement steps (H) through (7} above, then the City
may take the following additional actions if it defermines that stch actions will result in a
more timely and beneficial disposition of Property 3. The City miay subdivide Property 3
into two or more private-development parcels, select separate Developers with respect to
the various subdivided private development parcels; negotiate and execute separate
DDAs for the various subdivided private development parcels, and dispose of the vatious
subdivided. private: development parcels pursvant to those separate DDAgs. If the City
takes these or: similarly intended actions, then the réquirements set forth in steps (h)
through (§) will apply separately with respect to each subdivided private development
parcel-within Property 3.

2. Detailed Reasons for Plunned Use/Disposition. For the following reasons, a transfer
of Property 3 to the City is authorized pursnant to Sectlon 34191.5(€)(2)(A), As called for
in Section A.6 above, the DDA for Property 3 will require that Property 3 be developed
for a project identified in the Approved Redevelopment Plan—in this case, for
development of a suitable mixed use development as further described below.
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Property 3 is also expressly identified in the Redevelopment Implementation Plan as a
mixed use retail and multifimily residential project under Centerville Area
Implementation Program 2 and in the General Plan Commuwnity Plas Chapter as
Implementation Policy 11-3.3.A (Centerville Unified Site). Appendix O provides the
conceptual elevations and site plan for developiment of the Property by the Currént
Centerville Unified Site Developer with 184 units and 28,641 square feet of retail.
Development of the project as planned for-in this LRPMP would achieve the planning
goals and objectives identified in Appendix E and suminarized below.

Propeity 3 is the lafgest consolidated area of vacant land in the Centerville-Area. It has
been, for decades, the City’s vision that it-would be redeveloped with a vibrant.mixed use
project that weuld incentivize significant private investmenit into the rést of Centerville.
The Propeity i optimally located to providé infill devélopment at urban densities while
respecting the historic chardeter of the retail area along Fremont: Boulevard.. The Former
RDA acquired and assembled the multiple parcels comprising Propeity 3 exptessly to
achieve this focused, tirban mixed use growth. The Former RDA progressed toward this
vision thirough its collaboration with master devclopers and ity extensive efforts to
remediate its environmental contamination to ensure its -uliimate dﬂvelopmﬁnl as
envisioned.

Development of Property 3 in this manner would significantly enhance-the connectivity
of the Centerville Area by eliminating a large vacant site with a strategically located,
~transit proximate, urbar” mixed retail and multi-family development. ts development
would enhance the Fremont Boulevard streefseape with. modern buildings, it would
- provide addifional market rate and affordable housing, opportunities for the: community,
and it would creaté an economically viable and property tax .generating use thus
stimulating private sector reinvestment into adjacent properties in the historic Centerville
Area. Additionally, Fremont. Boulevard itself would be improved with pedestrian scale
enhancenents to further activate the area.

As described and called for in the Redevelopment Tmplemeritation Plan, development of
Property 3 as planned in this LRPMP wotild eliminate a large blighted property resulting
in inersased economic viability of the commercial area, enhanced property values, an
increased humber of commercial Facilities, increased property taxes and sales taxes for
local taxing entities, an enhanced appearance of utilities and street facilities, and
enhanced signage and fagade designs; all of which would encourage additional new
private sector construction and investment in the Centerville Area.and create an expanded
tax base to serve the new developiment.

E, Interim Permitied Uses

This. LRPMP anticipates economic conditions. may not be immiediately conducive for private
development on some or all of the Properties that may be transferred to the City in accordance
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with Section 34191, 5(0)(2)(A) for development of @ project identiffed in the Approved
" Redevelopment Plan, given a sluggish national economiic recovery evidericgd lacally by a
continued reduction in applications for land use entitlement and building permits from that in the

As such, until the long tétm, optimal planned use of each Property transferred to the Cily
besomes finaticially feasible, the City may use-the applicable Propeity for an intetim municipal
use, such as for pocket parks, landscape featuces; bus shelters, parking lots available for
community events, and other similar uses. Any net proceeds of such use, after deducting the
City's reasonable cost of operation and maiitenance of the Property, will be distributed to. the
Taxing Entities in accordance with the applicable Compensation Aptegment.

F. Estimated Property and Sales Tax Revenug

While the property tax revenue and other local fiscal benefits of the completed developirient of
each Property will also deépend on matket conditions and other financial factors, it is
preliminarily estimated that, upon completion of developments, each Propeity will génerate
ahnial property faxes.and annual sales taxes reccivable by the various taxing entities.as shown in
Table 2,

Table 2: Estimute of Total P.'*apen‘y and Sales Tux Reverine for All Taxing Entities

| | Annua] Property | Ansual  Sales.
| Property , | Tax Estimate Tax Estimate.
No. Ichmamdel ot Old Haller sSite  1$113,000 0
No. 2--Remaitider of Union Pacific Site $174,000 $548,000
No, 3—Centeiville Usiified Site _ $515,000 8558400

The assumptions and methods used to identify the tax revenue estimates for esch Property are a3
follows:

1. Property 1—Remuinder of Old Huller’s Site: Propeity tax for the 27-unit residential
condominium project approved for this site was estimated by calculating the construction
cost using a:standard building industry gonstruction index known as “RS Means:Construction
Index (2010), " including applying the San Francisco Bay Ar¢a construction cost adjustment
fastor identified in the index. For this project, the 47,000 total square feet comprising the 27
units have an adjusted construction cost of $8.3 inillion, The 33,000 total square feet of
subgrade patking structure have an adjusted constrisction cost of $3 million, As sich, the
combiried total construction cost for this project is 511.3 million. Applying a one percent
property tax rate, the total anticipated property tax for all taxing entities is $113,000
annually. This project does not include any retail or offi ¢& uses. As such, it would not
generate any sales tax.

16



EXHIBIT A
Long Range Property Management Plan—Revised Paxt 11
City of Fremont Redevelopment Successor Agency
November 4, 2015,

2. Properly 2—Remainder of Union Pacific Site: While there is no proposed development
for this Property yet, conceptual plans for the site (Appendix N) commissioned by the
Formér RDA envision two-story development fronting Niles Boulevard providing
appr0x1mately 58,000 total square feet of building area. Half of this area (or 29,000 squate
feet) is assunied to be retail on the ground level with the remaining area (also 29,000 square
feet) to be office.space on the second floor.? Using the construction cost for similar mixed
use projects in the Fremont area, it-was assurned that the 58,000 square feet would cost about
$300 per square foot to build, or a total of $17.4 rmillion. Applymg a.one percent property fax
rate, the Property is anticipated to generate about $174,000 in apnual property tax for all
taxing entities.

Sales tax for Pioperty 2 was estimated by consulting Hdl Companies retajl store taxable sales
estimiates for April 2012, The estimated annual retail sales was averaged at approximately
$350 per'square foot of retail space, and then multiplied by the Alameda County sales tax
rate of ming percent to détermine the sales tax per square foot-of sales tax producing retail
space. It is -assumed that only 60 percent of the ground floor area will be oceupied by sales
tax producing uses with the remaining 40 peicent of the area occupied by general
professional and general setvice uses that do not:produce sales tax. The 29,000 square feet of
second floor office uses would not produce sales tax either, Aocordmgly, the assumad 60
percent (or 17,400 square feet) of ground floor retail uses are assumed fo produce
approximately $548,000 in annual sales tax to all local taxing entities and the State of
California;

3. Property 3—Centerville Unified Site: As described, the Successor Agency has éntered
into the ERNA with the Cutrent Centerville Unified Site Developer. At present, the
Centerville Unified Site Developer is proposing to build 184 apartment units and 28,641
square feet of ground floor retail fronting Fremont Boulevard. The preliminaty proforma
analysis for this. proposed development estimates that total annual propeity tax to all taxing
entities would be $515,000 and the total annual sales tax to alt local faxing entities and the
State of California would be approximately $554,400, The sales tax estimate assumes that 60
percent of the ground floor area would be Occuplud by sales tax peperating uses, with the.
remaining 40 percent of the area ag non-sales tax generating general professional and general
setvices uses. '

¥ This estimate is based on a second floor office use. Under certain circumstances, a residential use could also be
considerad as a second floor use.
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