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I. BACKGROUND 

 

Pursuant to Health and Safety Code sections 34177(e) and 34181(a) a successor agency is 

required to dispose of all assets and properties of a former redevelopment agency that were 

purchased with tax increment revenues. This document addresses Section 34191.4(a) and 

34191.5 (a) of Assembly Bill 1484 (AB 1484) and related requirements for preparation of 

a Long Range Property Management Plan (“Plan”) related to the real property assets of the 

former Redevelopment Agency of the City of Grass Valley (“Former Agency”), which 

have been transferred to the Grass Valley Successor Agency (“Agency or Successor 

Agency”).  The Plan identifies existing Agency real property assets (e.g. land, buildings, 

etc.) and sets forth a strategy for the appropriate retention and disposition of such assets in 

accordance with the provisions of AB 1484, including recommended actions to be 

undertaken by the Oversight Board to position the subject assets for disposition in a logical 

and systematic manner so as to enhance the disposition value of the subject assets.   

 

II. SUMMARY OF PROPOSED REAL PROPERTY ASSET RETENTOIN 
AND DISPOSITION ACTIONS 

 
This Long Range Property Management Plan (Plan) sets forth a proposed strategy and plan 

for retention and disposition of certain identified Agency-owned real property assets 

within the City of Grass Valley, California and identified in Table 1 below. 

 

A. Transfer of Real Property for Government Use 

 

The proposed disposition plan objective for property 1 listed in the Table below maintains 

the transfer of real property assets for continued Government Use and is consistent with 

the properties current use as a future landscaped frontage parcel which and will serve as a 

gateway to the Grass Valley Downtown Historic District.   
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B. Retention of Real Property for Future Disposition and Private Development 

 

The proposed Plan objective is to retain properties 2-4 for future disposition (sale) for 

private development consistent with the existing City General Plan and zoning ordinance, 

the former Redevelopment Plan, the South Auburn Street Master Plan,  the Former 

Agency’s Five Year Implementation Plan, and other planning and feasibility documents 

developed by the Former Agency (referred to as the “Plans”).  The Properties are shown 

on Table 1 below. 

 

Table  1 – Property Proposed for Retention and Disposition Actions 

Property 
No. APN Address Existing Use / Proposed Use 

1 08-350-51 202 E. Main Street 
Vacant remnant parcel adjacent to larger road 
realignment project. / Landscape frontage to be 
used as entry to historic downtown. 

2 08-373-07 161 1/2 So. Auburn Street 
Vacant Land / Improved access to the  
adjacent hotel conference  
center 

3 08-372-07 168 So. Auburn Street 
Surface Parking Lot / Redevelop property as 
urban infill project and improved economic 
opportunity for the site. 

4 08-372-08 114-116 Neal Street 

Vacant and Abandoned Building / Redevelop 
property as urban infill project and improved 
economic opportunity for the site. Parking for this 
site will need to come from the adjacent Property 
No. 2. 

 

III. REAL PROPERTY ASSETS  

 

A. Former Agency-Owned Real Property Assets 

 

Health & Safety Code sections 34177(e) and 34181(a) require that the Successor Agency 

designate each of the Former Agency-owned real property assets by one of the following 

categories: 

1. Retention for government use 

2. Sale of the property  
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3. Retention for future use 

4. Use of Property to fulfill an enforceable obligation. 

Included as Attachment A is a property data table describing the three real property assets 

held by the Successor Agency. Attachment B is a parcel map of the Properties.  

Attachment A includes the following information, which is further described in this 

section. 

1. Date of purchase, value of property (estimated) at time of purchase; 

2. Purpose of the property acquisition; 

3. Parcel data including address, size, zoning, General Plan designation; 

4. Estimate of the current value or appraised value;  

5. Estimate of revenue generated from use of property and contractual requirements (e.g. 

lease, etc.); 

6. Any history of environmental contamination and / or remediation; 

7. Development potential / planning objectives; and 

8. Any previous development proposals, rental or lease agreements, other contracts. 

 

• Property Number 1 - 202 E. Main Street 

This Property is the result of a larger redevelopment and 2003 road realignment project 

located at the corner of Richardson and E. Main Street.  There was no acquisition cost or 

value ascribed to the remnant.  This remnant parcel was not created pursuant to a legal 

subdivision under the Subdivision Map Act which hinders its transferability and it is  

 

APN :   08-350-51 
Address:  202 E. Main Street 
Lot Size: .22 Acres 
Lot SqFt: 9,583 
Purchase  
    Date:  08/14/2006 
Purpose:  Government Use 
Existing Use: Surface Parking  
Parcel Map: See Attachment B 
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questionable whether a private owner would be able to obtain a certificate of compliance 

under the Subdivision Map Act.  Additionally, the property's shape and steep topography 

does not lend itself for development and as such has no marketable value.  Therefore the 

site has been identified as a landscaped frontage and future gateway to Historic Downtown 

Grass Valley. The proposed landscape plan has been in place since November 25, 2008, 

but adequate funding has not been identified so the site remains vacant.  The landscape 

plan is consistent with the goals of the City’s General Plan which encourages improving 

the appearance of entrances to the community and downtown, as well as maintains and 

enhances downtown’s historic district. The proposed disposition plan objective is to 

transfer the ownership of this parcel to the City of Grass Valley for continued government 

use.  

• Property Number 2 - 161 1/2 So. Auburn Street 

This Property has been identified as a key site in the South Auburn Master Plan for its 

ability to further advance redevelopment of the entire area by allowing for improved 

vehicular links, improved pedestrian links to the existing hotel and South Auburn Street.  

The property prior to the purchase by the Former Agency consisted of a vacant dilapidated 

multi-family residential building with 7 irregular units.  At the time of the purchase the 

building had been vacant for several years and was in need of major structural repairs. 

 

 

 

 

 

 

 

 

 

Picture 1A and 1B show the building that had been on Property prior to demolition. The 

Property does not front South Auburn Street, but has legal access through an easement, 

and the property adjoins two commercial properties. The property will be difficult to 

Photo 1A- Northern Exterior of property Photo 1B - Southern Exterior of property 
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develop without identifying additional parking. Several years before the elimination of the 

Former Agency, the South Auburn Master Plan was completed and envisioned that this 

parcel could be combined with the adjoining parcels to provide additional parking and 

pedestrian access options between the hotel property and South Auburn Street.  Ultimately 

the approved “South Auburn Master Plan” and the “Downtown Street Strategic Plan” 

sought to have parking and access for a number of the parcels fronting South Auburn 

Street being provided from the rear (ideally this parcel together with the hotel parking) so 

the numerous driveways along South Auburn Street could be eliminated and the 

streetscape could once again align more with the historic downtown business district.  The 

building on the site was demolished as a condition of the purchase in February 2008.  The 

property is currently vacant and fenced. Retention of the site for future disposition and 

development by the Successor Agency would provide the opportunity to complete the 

vision for the site. 

 

 

 

 

 

 

 

 

 

Forcing the Successor Agency to take any action other than that recommended in this Plan 

would be contrary to the economic interests of the historic business district and eliminate 

the opportunity to align the street consistent with the historic downtown that currently 

exists on Mill Street.   

 

 

 

 

Picture 1C – Southern View Picture 1D – Northern View  
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• Property Number 3 - 168 So. Auburn Street 

This property sits at the corner of South Auburn Street and Neal Street and was owned 

by the City at the time of purchase by the Former Agency.  The parcel is currently used as 

interim public parking to serve the downtown business district. The site also contains a 

“Welcome to Grass Valley” entry sign.  At the time of the purchase in June 2009 from the 

City, it was believed that the Former Agency would have more opportunity by utilizing the 

redevelopment tools available to it to facilitate a public/private development partnerships, 

its ability to adjust the boundaries of the property for redevelopment and economic 

purposes, and the ability to leverage financing opportunities not available to the City.  The  

 

 

 

 

 

 

 

 

 

 

 

Picture 2A – Surface Parking view of South Auburn Picture 2B – Surface Parking view of 114 Neal Street  
(Property Number 3) 

APN :   08-373-07 
Address:  161 1/2 So. Auburn St. 
Lot Size: .20 Acres 
Lot SqFt: 8,712 
Purchase  
    Date:  02/12/2008 
Purpose:  Sale 
Existing Use: Vacant Land  
Parcel Map: See Attachment B 
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property continues to be viewed as an essential piece for redeveloping the South Auburn 

Street and Neal Street corridors.  The site provides opportunities to create additional 

public parking or parking for future development of the adjoining site (Property Number 

4) discussed below, or could be developed in conjunction with Property No. 3. A part of 

the site may be needed for enhanced vehicular and pedestrian circulation at the 

intersection.  The re-design and improvement of this intersection is integral to the future of 

the downtown business district as it serves as its primary entrance and it would facilitate 

the continued future redevelopment of the South Auburn Street corridor by the private 

sector. The Former Agency had begun the design process to reconfigure the intersection in 

FY09/10, but the process and funding for the project was halted with the passage of the 

Redevelopment Dissolution Act contained in AB 26, as amended by AB 1484.  The 

property currently provides monthly permitted parking for workers employed by 

businesses in the downtown business district. Parking permits are issued by the Grass 

Valley Police Department and allow for increased security and maintenance.  Currently the 

parking permits are sold for $45 per quarter and generate approximately $10,000 annually 

from all City parking lots, of which approximately $1,700 is generated from this Property. 

The funds received are used to offset the following expenses: bi-annual sweeping of the 

lot, snow plowing as required, landscape maintenance, parking lot and sign maintenance, 

and lowering and raising the flag.  It is estimated that these expenses exceed the annual 

revenue generated by the parking spaces on this parcel. It should also be noted that a Phase 

II Environmental Site Assessment was performed as part of the City’s 2009 EPA 

Brownfield Community Wide Assessment Grant and the report identified the presence of 

lead and arsenic in the soil and volatile organic compounds and metals in the water. These 

findings will require further investigation and mitigation before the site will be suitable to 

develop. The costs to address the toxic issues are unknown at this time. 
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APN :   08-372-07 
Address:  168 So. Auburn St. 
Lot Size: .31 Acres 
Lot SqFt: 13,508 
Purchase  
    Date:  9/24/2009 
Purpose:  Sale 
Existing Use: Surface Parking  
Parcel Map: See Attachment B 

 

 

 

 

 

 

As with Property Number 2, forcing the Successor Agency to take any action other 

than that recommended in this Plan would be contrary to the economic interests of the 

historic business district and eliminate the opportunity to re-design and improve an 

intersection that serves as the primary entrance to the downtown business district.  

Property No. 3 also provides enhanced opportunities for future private sector 

redevelopment of the adjacent Property No. 4.  

 

• Property Number 4 -  114-116 Neal Street 

This property contains a vacant commercial building that was constructed in 1870 and 

has housed a variety of commercial and retail uses.  The property at the time of purchase in 

2009 was viewed as an essential piece for redeveloping the South Auburn and Neal Street 

corridors per the adopted “South Auburn Master Plan” and “Downtown Street Strategic 

Plan”.   
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          Picture 3B – S. Auburn Street            Picture 3A – Neal Street View 

  

 

 

 

 

 

 

 

 

 

A portion of Property No. 3 may need to be subdivided to provide parking for this  

Property to facilitate future development. Prior to purchase of the Property the building 

was inspected for the presence of lead based paint.  No absolute conclusion was drawn 

from the inspection; however, because of the date the building was constructed, the report 

recommended that specific precautions and mitigations be taken if the building is to be 

renovated, due to the high likelihood of the presence of lead based paint.  Costs of these 

mitigations are not know at this time but will likely affect the future marketability of this 

Property.  

As with the previous Properties, forcing the Successor Agency to take any action 

other than that recommended in this Plan would be contrary to the economic interests of 

the historic business district, since the Property is located at an intersection that serves as 

the primary entrance to the downtown business district. Once  the traffic improvements are  

completed that affect Property No. 3, the Successor Agency may also consider  marketing 

the two Properties together which will provide enhanced development opportunities.  
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APN :   08-372-08 
Address:  114-116 Neal St. 
Lot Size: .20 Acres 
Lot SqFt: 3,500 
Purchase  
    Date:  10/27/2006 
Purpose:  Sale 
Existing Use: Vacant Building 
Parcel Map: See Attachment B 

 

 

 

 

 

 

 

 

 

 

 

IV.   RETENTION AND DISPOSITION STRATEGY AND PLAN 

 

A. Categories of Property and Asset Disposition 

 

1. Retention of Real Property Asset for Government (Public) Use 

The plan proposes that Property 1 (identified in Table 1 above) be transferred to the City 

of Grass Valley because the site was acquired by the Former Agency, and have been 

continually dedicated for government use since the completion of the road realignment 

improvements.  The proposed disposition plan objective is to transfer the real property 

assets to the City for continued dedicated Government Use. 

 

2. Disposition (Sale) of Real Property  

The Agency owns no property that is proposed for current or immediate Disposition (sale) 

at this time, specifically this plan proposes that the properties be marketed for future 

disposition by the Successor Agency.  

 

3. Retention of Real Property for Future Disposition and Private Development 
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The Plan proposes that Properties 2, 3, 4 be positioned for future disposition by the 

Successor Agency and Oversight Board.  The LRPMP proposed disposition plan objective 

is to retain the property for future disposition (sale) for private development consistent 

with the existing City General Plan and zoning ordinance, the South Auburn Master Plan 

and the Downtown Street Strategic Plan. 

 

The basic reason for the proposed retention for future disposition (sale) is to ensure that 

future development of the Properties takes place based on the approved City Plans. In 

order to complete future development given the properties limitations and conditions, it 

may be necessary to sell the Properties at something less than fair market value. This will 

be dependent on the final development plans that are approved between a private sector 

developer or owner and the City.  

 

B. Estimated Value and Disposition of Proceeds for Identified Real Property Assets 

 

1. Estimated Value of Property and Distribution of Proceeds 

 

The Agency has estimated a range of potential market value of the subject Properties 

based on a preliminary review of real estate market conditions for the City. The 

estimated range of value (low and high) is based on preliminary information obtained 

from discussions with certain commercial real estate brokers with a working 

knowledge of the City and Nevada County real estate market.  The value estimate is 

only intended to provide an “order-of-magnitude” estimate of potential value and is not 

intended to present appraised market value or broker’s opinion of market value. Based 

on this, each of the Property’s market value is estimated to be in the range of $1.20 to 

$2.50 per square foot, with the high range for properties with no development 

impediments, which is clearly not the case for the Properties discussed in this Plan. 

Table 2 summarizes the range of values for the Properties.   However, the Agency 

suspects that private development of these Properties cannot be completed if a 

developer is required to pay the full market value. The Agency will negotiate the best 
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price that is obtainable and consistent with its approved Plans. The proceeds generated 

from the disposition will be distributed to Nevada County for allocation to the 

applicable taxing entities in accordance with the provisions of AB 1484.  

 

Table 6 – Estimated Market Value of Remaining Real Property Assets 

Property 
No Address APN No. Property Size 

SF / Acre 
Estimated Range of 

Value 

Proposed Government (Public) Purpose Property                                                    $1.20/SF $2.50/SF 

1 202 E. Main Street 08-350-51 9,583 /  .11 $11,500 $23,960 

Sub Total 9,583 / .11 $11,500 $23,960 

Proposed Property for Disposition   

2 161 1/2 So. Auburn Street 08-373-07 8,712 / .20 $10,454 $21,780 
3 168 So. Auburn Street 08-372-07 13,540 / .31 $16,240 $33,850 

4 114-116 Neal Street (1) 08-372-08 3,920 / .09 $4,900 $9,800 

Sub Total 26,136 /.60 $31,594 $65,430 

TOTAL 35,719 / .71 $43,094 $89,390 
(1) Market Value for this property assumes the building has no value due to age and condition of building. 

 

C. Approach and Process for Disposition of Real Property Assets 

Properties No. 2 and No. 4 are planned to be offered for sale through a Request for 

Proposals and Offer (RFPO) process which is described below. For Property No. 2, the 

Successor Agency also intends to explore whether the adjacent hotel owner would be 

interested in acquiring the site.  The Successor Agency will also market Property No. 3 in 

conjunction with Property No. 4, but it is possible that a prospective developer may only 

require a portion of Property No. 4 for parking purposes, and may decide to purchase only 

a portion of that site. If this occurs, the Successor Agency may attempt to market the 

balance of the site to another developer, or it may decide to designate the balance of the 

site for public parking for the downtown business district.     

The Successor Agency and Oversight Board will prepare and implement a RFPO process 

for selection of a private developer to acquire and develop the Properties consistent with 

the approved Plans of the City.  The intent of the RFPO process would be to select the 
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most qualified business and development partner related to disposition and development 

of the Properties, and respective business offers that provide the highest and most certain 

economic value and return from the disposition of the Property, consistent with the 

approved Plans of the City.  Subsequent to selection of a private developer the Agency 

will work mutually with the private developer to negotiate the terms and conditions for 

disposition of each of the Properties. The Oversight Board will select a minimum of two 

members to participate in the property negotiations. These provisions would be negotiated 

during an exclusive negotiation period, and would be embodied in a purchase and sale 

agreement between the Oversight Board, the Successor Agency and the selected private 

developer. 

 

1. Marketing and Outreach 

 

The goal of a proposed marketing effort is to attract high-quality development on the 

Properties consistent with City approved Plans.  Written marketing information for the 

preliminary outreach effort should include a basic brochure that describes the 

characteristics of the Properties and the City, general land use provisions, and information 

from any applicable studies.  

 

The primary focus of the marketing efforts should be local and regional real estate 

development companies that have qualifications, experience and successful track records 

in development and operation of high-quality commercial development. The Agency may 

also wish to contact local developers or local property owners who may have an interest in 

developing the Properties.  A preliminary outreach effort related to marketing of these 

sites should include: 1) meeting with various real estate trade and business organizations; 

2) distributing the subject RFPO to identified real estate development; companies, 

architects, engineers, other consultants; 3) posting the RFPO on the City web page; and 3) 

placing advertisements related to the RFPO in the appropriate local and / or regional 

newspapers. 
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Attachment A:
City of Grass Valley Successor Agency Long Range Property Management Plan
Property Inventory Data

No. APN Existing Use Address Property Type Permissible Use Permissible Use Detail
Acquisition 

Date 

Value at Time 
of Purchase 

Price
Estimated 

Current Value Value Basis

Date of 
Estimated 

Current Value 
Properties Proposed for Transfer for Government Use

1 08-350-51 Vacant Parcel 202 E. Main St. Town -Core Commercial Commercial Commercial 
with High Design 02/14/06  N/A  N/A  N/A  N/A 

2 08-373-07 Vacant Land 161 1/2 So. Auburn Street Town -Core Commercial Commercial Commercial 
with High Design 02/12/08  $           395,000  N/A  N/A  N/A 

3 08-372-07 Surface Parking Lot 168 So. Auburn Street Town -Core Commercial Commercial Commercial 
with High Design 09/24/09  $           250,000  N/A  N/A  N/A 

4 08-372-08 Vacant and Abandoned Building 114-116 Neal Street Town -Core Commercial Commercial Commercial 
with High Design 06/30/09  $           455,000  N/A  N/A  N/A 

HSC 34191.5 (c)(2) HSC 34191.5 (c)(1)(A)
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Attachment A:
City of Grass Valley S       
Property Inventory D

No. APN
Properties Proposed for T    

1 08-350-51

2 08-373-07

3 08-372-07

4 08-372-08

25

HSC 34191.5 (c)(1)(B) HSC 34191.5 (c)(1)(D)

Proposed Sale 
Value

Proposed 
Sale Date

Purpose for which 
property was acquired Address APN # Lot Size (SF) Current Zoning

Estimate of Current 
Parcel Value 

Estimate of 
Income/Revenue

Contractual 
requirements for use 

of income/revenue

 N/A  N/A Remaining Parcel from larger 
realignment project. 202 E. Main St. 08-350-51 9,583               Town-Core Commercial  N/A  N/A  N/A 

 N/A  N/A 

Improved access to the 
adjacent hotel conference 
center and other adjacent 
parcels.

161 1/2 So. Auburn Street 08-373-07 8,712               Town-Core Commercial  N/A N/A N/A

 N/A  N/A 

Redevelop property as urban 
infill project and improved 
economic opportunity for the 
site.

168 So. Auburn Street 08-372-07 13,504             Town-Core Commercial  N/A N/A N/A

 N/A  N/A 

Redevelop property as urban 
infill project and improved 
economic opportunity for the 
site.

114-116 Neal Street 08-372.08 3,920               Town-Core Commercial  N/A N/A N/A

HSC 34191.5 (c)(1)(E)SALE OF PROPERTY HSC 34191.5 (c)(1)(C)
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Attachment A:
City of Grass Valley S       
Property Inventory D

No. APN
Properties Proposed for T    

1 08-350-51

2 08-373-07

3 08-372-07

4 08-372-08

HSC 34191.5 (c)(1)(F) HSC 34191.5 (c)(1)H)

History of 
environmental 

contamination, studies, 
and/or remediation, and 

designation as a 
brownfield site

Description of 
property's 

potential for transit 
oriented 

development

Advancement of planning 
objectives of the 

successor agency 

History of previous 
development 

proposals and 
activity 

 N/A  N/A  N/A  N/A 

Phase I dated 4/2006 
Site review revealed no 
evidence of hazardous 
substances

N/A N/A

 Purchased with intent to 
expand and improve 
pedestrian walkways, 
parking and vehicular 
circulation.  

Phase II prepared in 2009 
found volatile organic 
compounds in the soil 
located in and around the 
center of the property. 
Further remedial action is 
required.

N/A N/A

Redevelop property as 
urban infill project and 
improved economic 
opportunity

Phase II prepared in 2009 
found volatile  organic 
compounds in the soil of the 
adjacent parcel and potential 
contamination on the site is 
likely. Further remedial action 
is required.

N/A N/A

Redevelop property as 
urban infill project and 
improved economic 
opportunity

HSC 34191.5 (c)(1)(G)






	Revised GV Final LRPMP 2014 AE
	FA FRASER & ASSOCIATES
	Redevelopment and Financial Consulting
	Long Range Property Management Plan
	October 2013


	1. Marketing and Outreach

	GV PMP Attachment A.1
	Sheet1

	Parcel Map 202 East main Street
	161 So. Auburn 08-373-07

