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June 17, 2009 

ITEM NO.: 
MEETING DATE: 

 
 

CITY OF UKIAH AND UKIAH REDEVELOPMENT AGENCY 
AGENDA SUMMARY REPORT 

SUBJECT:  DISCUSSION AND RECOMMENDED APPROVAL OF THE ACQUISITION OF 
REAL PROPERTY IN THE REDWOOD BUSINESS PARK/AIRPORT INDUSTRIAL PARK; 
AUTHORIZATION FOR THE CITY MANAGER/EXECUTIVE DIRECTOR TO EXECUTE ALL 
OF THE NECESSARY PURCHASE AND OPTION AGREEMENTS; AND APPROVAL OF 
CORRESPONDING BUDGET AMENDMENT IN THE AMOUNT OF $4,193,615 PLUS ALL 
ASSOCIATED COSTS FOR CLOSING. 
 
SUMMARY:  Staff has negotiated agreements with Redwood Business Park of Ukiah (“RBP”), 
two limited partnerships owned by Terrence Tallen and Anne Keshan (“TKH”), and Legacy 
Four-Ukiah (“Legacy”), a limited partnership which owns property adjacent to Ken Fowler 
Motors.  Under the agreements, the Agency would acquire approximately 18 acres of land 
including the TKH Property on the east side of Airport Park Boulevard in the Airport Industrial 
Park and two parcels from Legacy adjacent to the north boundary of the TKH Property.  In 
addition, RBP would write down the amount owed under the promissory notes it holds on the 
TKH Property, and the Agency would acquire a 3 year option to purchase from RBP another 
approximately 14.75 acres on the west side of Airport Park Blvd. across from the TKH 
Property. 

Continued on Page 2
Recommended Action(s):  
Ukiah City Council:  

1. Approve the Assignment and Assumption Agreement with RBP and FYHRCO 
2. Approve the Purchase Agreement with Legacy Four-Ukiah 
3. Authorize the City Manager to execute all of the necessary agreements and purchase 

documents 
Ukiah Redevelopment Agency: 

1. Approve the Assignment and Assumption Agreement with RBP and FYHRCO 
2. Approve the Option Agreement with RBP 
3. Approve the Purchase Agreement with TKH 
4. Approve the Purchase Agreement with Legacy Four-Ukiah 
5. Approve a budget amendment in the amount $4,193,615 plus all associated costs for closing 
6. Authorize the Executive Director to execute all of the necessary agreements and purchase 

documents 
Alternative Council Option(s):  Do not approve and provide direction to staff. 
Citizens advised: N/A 
Requested by: URA Board of Directors 
Prepared by: Sage Sangiacomo, Director of Community and General Services and Guy Mills, 

Project and Grant Administrator 
Coordinated with: Jane Chambers, Executive Director and David Rapport, City Attorney 
Attachments: 1. Property Map 

2. Assignment and Assumption Agreement with RBP and FYHRCO 
3. Option Agreement with RBP 
4. Purchase Agreement with TKH 
5. Purchase Agreement with Legacy Four-Ukiah 
6. Project Evaluation Matrix 

 
 
Approved: ________________________________________ 
 Jane Chambers, City Manager/Executive Director 
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The cost of these agreements is summarized in the table labeled “Summary of Agreements” 
on p. 3, below. 
 
For the reasons explained in more detail below, staff recommends approval of these 
agreements by the Ukiah Redevelopment Agency and the City Council, because these 
acquisitions will promote the redevelopment goals and strategies adopted by the City and the 
economic revitalization of the City. 
 
BACKGROUND: The Ukiah Redevelopment Agency has powers, duties, and obligations to 
implement a program for redevelopment, rehabilitation, and revitalization.  Over the past year, 
the Ukiah Redevelopment Agency (URA) has conducted a number of meetings to discuss and 
consider the Agency’s current financial information, goals, and objectives.  As a result of this 
work, the Agency is well positioned to consider and undertake specific projects.   
 
A principle strategy of the Agency is that major redevelopment projects and activities should 
alleviate blighting conditions by promoting economic revitalization.  This approach to 
redevelopment makes the most effective use of staff and financial resources, leverages 
outside funding sources, and stimulates revitalization to the fullest extent possible.  The 
Agency has identified the Redwood Business Park/Airport Industrial Park Development as a 
priority opportunity site for economic revitalization.   
 
Over forty acres of undeveloped and underutilized property exists in the Redwood Business 
Park/Airport Industrial Park Development.  The property is easily accessible from US-101 and 
is primarily zoned and designated for retail/commercial development.  In addition, much of the 
public infrastructure required for development currently exists.  A number of large projects are 
operating within the Park, including Walmart, Friedman’s Home Improvement, Michael’s, 
Hampton Inn, Fairfield Suites, Staples, and Fowler Auto Center.   
 
Build-out of the underutilized property represents an opportunity for economic growth and 
would help secure the economic vitality of the entire development.  The continued success and 
growth of the Redwood Business Park/Airport Industrial Park Development is critical to the 
City’s tax revenues and ability to provide governmental services including police, fire, streets, 
planning, and parks. 
 
The URA has several unique tools to implement a variety of programs for the redevelopment, 
rehabilitation, and revitalization of blighted conditions and influences.  Because of the long-
term nature of redevelopment and the need to retain flexibility to respond to economic 
conditions, property owners, developer interests, and other opportunities as they arise, the 
Redevelopment and Implementation Plans for the URA define a basic framework within which 
specific projects can be identified to achieve solutions that will eliminate physical and 
economic blight.  Some of the major elements of the goals identified in the two Plans related to 
property include: 

• Plan, design, and develop properties which are stagnant or underutilized.  
• Promote economic development opportunities and business retention/development.  
• Eliminate blighting influences and impediments to land disposition and development in 

the Project Area, including, among others, small and irregular lots and incompatible and 
uneconomic land uses. 

• Assemble land into parcels suitable for modern, integrated development.   
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Under California Redevelopment Law, acquisition and disposition of property are among the 
primary activities that may be undertaken by a redevelopment agency.  Acquisition of land has 
long been a tool for redevelopment agencies to facilitate desired development and economic 
growth. Specifically, land assembly can serve to eliminate development barriers, including 
properties of inadequate size for proper usefulness and/or in multiple ownerships. 

The Redevelopment Plan for the URA specifically authorizes the following actions related to 
property: 

• The acquisition of certain real property; 
• The management of any property acquired by and under the ownership and control of 

the Agency;  
•  The disposition of property for uses in accordance with the Plan;  
• The redevelopment of land by private enterprise or public agencies for uses in 

accordance with the Plan; and 
• The assembly of adequate sites for the development and construction of residential, 

commercial, and industrial facilities.    
 

Discussion:  In order to facilitate the development of underutilized properties within the 
Redwood Business Park/Airport Industrial Park Development, the Agency proposes to 
assemble approximately 18 acres of vacant land currently under multiple ownerships and 
divided among 12 legal parcels.  In addition, the Agency proposes to purchase an option on an 
additional 14.75 acres of vacant property.  Attachment #1 provides a detailed illustration of the 
properties.      
 
The Agency desires to acquire the property for reasons including, but not limited to, the 
following: 

• Potential expansion of retail offerings by the addition of a major anchor retail tenant  
• Utilization of land at prime retail location within the redevelopment project area 
• Catalyze surrounding development 
• Increase employment and business opportunities 
• Increase revenues to City and Agency 
• Promote infill development  
• Help facilitate a more integrated development of the Property  

Under the direction of the Ukiah City Council/URA Board, the Agency has proactively pursued 
facilitating development in the Park since at least 2004.  This ongoing effort has now 
culminated in the current proposal, negotiated at length with developers and landowners.  
Throughout the Agency’s ongoing efforts over the past years, it became apparent that the 
assembly of the property would not be possible without the Agency’s involvement.  This was 
due to complex market factors affecting private landowners and the economy at-large.  In 
addition, multiple ownerships made private proposals for land assembly financially unfeasible.  
As the result of this proposal, the Agency will be in the position to facilitate future build-out.   
 
 
Assembly of the land required the drafting of a series of agreements to address conveyance of 
property, the release of existing notes, and easements.  The following table provides a 
summary of the agreements. 
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Summary of Agreements 

Redwood Business Park (RBP) & FYHRCO Assignment and Assumption Agreement (Attachment #2) 
RBP Note Payoff and Accrued Interest for Lots G-1, G-2, & F-11 $741,116 
RBP Broker and Closing Costs $215,650 
FYHRCO Note Payoff and Accrued Interest for Parcel 1 $251,751 
FYHRCO Broker and Closing Costs $73,350 
  
Redwood Business Park Option Agreement  (Attachment #3) 
Option Agreement to Purchase Lots H, G, and F6 (14.75 acres) at Fair Market Value (12% of 
Assessed Property Value) 

$250,120 

Interest Payment (3 years) $382,733 
Property Tax Payment (3 years) $72,273 
 
Tallen and Keshan Holdings (TKH) Purchase Agreement (Attachment #4) 
Fee conveyance of Lots G-1, G-2, F-10, & F-11 (14 acres) and assumption of outstanding 
notes  

                 
$1,500,000 

 
Legacy Four-Ukiah Purchase Agreement  (Attachment #5) 
Fee conveyance  of Lots F8 and G3 (4.07 acres)  $620,512 
Access Easement/Private Road Improvements $86,110 
  

Upfront Agency Investment (Before Resale of Property)
 
$4,193,615 

 
The Agency has developed a project evaluation matrix to assist with the decision making 
process to fund specific projects.  The evaluation framework provides a mechanism for 
comparing projects against the Agency’s goals and strategic criteria.  As part of the Agency’s 
project evaluation process, the land assembly project was applied to the evaluation matrix 
which is included as Attachment #6.  Based on the identified criteria, the Redwood Business 
Park, if developed, could to a great degree fulfill the identified goals and promote economic 
revitalization with increased jobs, private investment and tax generation.  
 
As demonstrated in the evaluation matrix, this investment could more than pay for itself in 
property taxes, as well as potentially generating significant sales tax revenues.  In summary, 
the project has the potential to generate an estimated 240,000 square feet of retail/commercial 
space, equivalent to roughly $33.8 million of incremental assessed value.  At build-out, it is 
estimated that the new development has the potential to generate $7.2 million to $11.7 million 
of incremental property tax revenue over the life of the Agency and $1.7 million of new sales 
tax revenue for the City annually.  In addition, the Agency could expect to recover at least $2.8 
million of the initial investment from the resale of the property.      . 
 
Fiscal Impact:  

 Budgeted FY 08/09  New Appropriation  Not Applicable x Budget Amendment Required 

 Amount Budgeted  Source of Funds (title and #) Account Number  Addtl. Appropriation Requested
$0 RDA Project Reserves TBD $4,193,615 plus closing costs 
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