STAFF REPORT

MEETING
DATE: May 22, 2007 : CALIFORNJA
. . 75 Rowland Way #200
TO: City Council Novato, CA 9494515054
(415) 899-890¢
FROM: Mary Neilan, Assistant City Manager - FAX (415) 899-8p13

WWW. ci.novato. cd

SUBJECT: 901 SHERMAN AVENUE RENOVATION

REQUEST

Consider the following:

1. Additional project diagrams/renderings

2. Revised schematic cost estimate and financing plan

3. Proposal from EIP to prepare an Initial Study, Environmental Impact Report and Historic
Preservation District Study

4, Disposition of the bungalows (905 & 911 Sherman Avenue)

RECOMMENDATION

1. Approve the schematic design

2. Approve schematic cost estimate and financing plan

3. Adopt resolution approving Consultant Services Agreement with EIP
4, Provide direction on disposition of the bungalows '

DISCUSSION

Schematic Design

At the meeting of April 23, the schematic design and preliminary cost estimate for the 901 Sherman
Avenue renovation was presented to the City Council. The Council had questions and comments
about various aspects of the project and asked for additional information to be brought back before
approving the project as presented. The Council agreed to amend the contracts for both Project
Architect and Project Manager to keep the project moving forward. In response to Council
comments, the Project Architect has developed additional diagrams and renderings that depict
various aspects of the project, including several options for relocating the bungalows to adjacent
sites, some of which are attached. (Attachment 7)

Acknowledging that design details will be refined during subsequent phases of the project, the basic
project description, i.e. renovation of the building, removal of the bungalows and development of
the site, must be approved before the required environmental review can begin.
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Cost Estimate and Financing Plan
The Project Manager has reviewed the construction cost estimate prepared by Silva Cost Consulting,
Inc. and reconciled it to his own calculations. Staff has also reviewed the estimate for reasonableness
and found it to be satisfactory. Architect/Engineering fees for Interactive Resources are revised to
$475,000 and Project Manager fees are now projected at $275,000. The required environmental
review will cost $155,743. Materials testing and preliminary studies will cost $75,000 and staff time
charged to this project for civil engineering, inspection and administration is estimated at $125,000.

Construction Cost

Sitework $1,423,371

Building 3,041,533
Architect/Engineering fees 475,000
Project Manager fee 275,000
Environmental Review 155,743
Materials testing and preliminary studies 75,000
Civil Engineering, Inspection, Admin. 125,000
Total Project Cost $5,570,647

It should be noted that the sitework includes the cost of removing the two bungalows and storing
them offsite, but not constructing new foundations or hooking the structures up to utilities.

Council has asked for an estimate of the cost to operate the facility once it is reopened. In response
to the proposed program for the building, Public Works is recommending the addition of a full time
maintenance worker/custodian and would also need to increase their budget to cover supplies,
utilities and system maintenance for the building. Total new expense for Public Works would be
approximately $130,000 per year. There would also be some expense for PRCS to administer
programs and manage overall use of the facility. Some of this expense would be offset by rental
income and program fees.

Funding for this project is proposed to come from the Civic Center Fund and Development Impact
Fees-Civic. DIF may be used to fund 25% of the project, or $1,392,662. The Civic Center Fund has
$4.2M available. If the project is completed as currently designed, each of these funds would be
depleted.

There are few other funding options for this project. It is unlikely the project would qualify for any
state or federal grants, since the building is not listed as a historic structure at the state or federal
level. A fundraising plan can be developed with the help of a professional fundraiser, but the City
would be competing with other community non profits, schools and perhaps even themselves if
donations are solicited for the Hamilton Pool or other City projects.

There are still some funds that remain from the money contributed by the developer of Vintage Oaks
for the purpose of constructing offsite “community facilities”. In order to access these funds, the City
Council would need to agree that the 901 Sherman Avenue project qualifies as per the language in
the 1991 Agreement between the RDA and the Hahn Corporation. (Attachment 1)
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The City Council may use money currently set aside in one or all of their reserves: $4.5M in the
Emergency Reserve, $1M in the Insurance Reserve and $600,000 in the Long Term Maintenance
Reserve.

Lastly, the City Council may borrow money for this project. Issuing long term debt for a capital
project requires voter approval and would significantly impact the project schedule and ultimate cost.

Staff is reccommending the project be funded using the Civic Center Fund and Development Impact
Fees-Civic.

Environmental Review

A separate staff report is attached discussing the proposal from EIP and the scope of work required
for this project. Council is asked to adopt a resolution authorizing the City Manager to enter into a
consultant services agreement with this firm. (Attachment 2)

Disposition of the Bungalows

The project proposes to move two bungalows (905 & 911 Sherman) off site to allow 901 Sherman
to be relocated 10 feet north and to develop the site for outdoor community gatherings and events.
The City Council’s preferred disposition of the bungalows (and support for other alternatives) is
important to understand before the environmental review can proceed.

There are several options for the City Council to consider, each with multiple decision points,
various impacts and associated costs. A detailed analysis of these options is contained in the attached
memo from Jennifer Goldfinger.

1. Relocation of structures; City retains ownership

a. Inside Historic Preservation District
e Hanen House could be relocated east to its original position and one
bungalow could move across the street
e Bungalows could be moved to a City owned parking lot
e City could acquire property for the relocation

b. Outside Historic Preservation District
e Structures could be moved to any of a number of vacant, City owned parcels,
from Hamilton to O’Hair Park
e City could acquire property for the relocation

2. Sale of structures to others (for nominal cost) for subsequent relocation
a. Without restrictions
e Structures might be moved outside of Historic Preservation District or even

outside City limits
¢ Ultimate use and/or manor of renovation determined by others
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b. With restrictions
e Council could mandate that structures be renovated to certain standards or
moved to specific location
e The more restrictions placed on the transaction, the less likely the City is to
find a willing buyer

3. Demolition of structures
e This alternative is the least costly. Impact on the Historic Preservation
District is the same whether structures are demolished or moved outside the
District.

The City currently has a large inventory of buildings that are in need of major renovation. Many were
evaluated as part of the Weir Andrewson Building Evaluation reports done in 2004 and 2005 and
each was determined to need hundreds of thousands if not millions of dollars in repair. Given the
demand on scarce City resources and the high value the community places on some of the other
vacant, City owned buildings, the City Council should consider when, if ever, renovation of the
bungalows would be prioritized and funds made available to bring them up to current building
standards and readied for occupancy. If the timeline is fairly long, the structures’ rate of deterioration
may frustrate any attempt to retain them as functional buildings.

Staff is seeking direction from the City Council on the disposition of the bungalows. (Attachments 3,
4,5,&8)

FISCAL IMPACT

Total project cost: $5,570,647. Disposition of bungalows could add to the total.

ATTACHMENTS

fun—y

Excerpt from OPA between the RDA and Hahn Corporation

Staff report from Senior Planner Steve Marshall proposing to contract with EIP for
environmental analysis

Memo from Jennifer Goldfinger on disposition of bungalows

Historic Resources Evaluation from Interactive Resources

Excerpt from 2004 Weir Andrewson report

Cost estimate from Silva Cost Consulting

Diagrams from Interactive Resources

Map of Historic Preservation District
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OWNER PARTICIPATION AGREEMENT

By and Between

REDEVELOPMENT AGENCY OF THE
CITY OF NOVATO

and

HNH ASSOCIATES

Vintage Oaks at Novato
Regional Retail Center

Novato Redevelopment Project
City of Novato, California
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2. (§203] Precise Development Plan

The Site shall also be developed subject to and in accordance with the Precise
Development Plan, including the conditions of approval (the “Precise Development
Plan”) for the Project approved by the City on December 11, 1990, by Resolution No.
128-90, which Precise Development Plan is identified in Attachment No. 6 and
incorporated herein by reference.

3. [§204] Off-Site Improvements

A condition precedent to the development of the Site by the Participant is
(a) the formation of a Financing District and the issuance of tax-exempt Financing
District Bonds (as defined and set forth in Section VIII of the Method of Financing
[Attachment No. 3]), or (b) the private financing by the Participant to provide the
Off-Site Improvements. Participant shall be responsible for developing the Off-Site
Improvements described in Section ILD. of the Scope of Development (Attachment
No. 2). The costs for the Off-Site Improvements shall be paid by the Participant,
such costs to be financed through Financing District Bonds, to the extent legally
eligible, as set forth in Section VIII of the Method of Financing (Attachment No. 3)
or borne by the Participant through private financing. The costs of the Off-Site
Improvements to be paid by the Participant shall include costs of all engineering
services, preparation of plans, land for the Off-Site Improvements, design, final
working drawings, and construction of the Off-Site Improvements. Said design and
final working drawings of the Off-Site Improvements shall be subject to the
approval of the Agency and City consistent with the terms and requirements of this
Agreement and the Precise Development Plan.

4. [§205] Procedure for Development

Within the time specified in the “Schedule of Performance,” incorporated
herein and attached to this Agreement as Attachment No. 4, and subject to
applicable procedures (including requirements governing a Financing District), the
Participant shall (i) obtain bids for and commence and complete construction of the
Off-Site Improvements; (i) complete grading of the Site and, subject to Section 207
below, bring necessary utilities to the boundaries of the Site to allow for
development and construction of the Site; and (iii) dedicate the Off-Site
Improvements constructed by the Participant to the City and any other applicable
governmental authority upon Satisfactory Completion (as defined in Section 224) of
the Off-Site Improvements.

5. [§206] Community Facilities

As referred to in Section II of the Scope of Development (Attachment No. 2),
the Participant shall (a) provide at its sole cost certain public amenities on the Site;
(b) pay Three Million Dollars ($3,000,000) to the Agency toward the cost of off-site
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community facilities (the “Community Facilities”), and (c) pay Three Million
Dollars ($3,000,000) to the City toward the cost of future off-site community facilities,
which may, at the sole election of the City, constitute part of the Community
Facilities or constitute other recreational lands or public facilities of a community
benefit (the “Future Community Facilities”).

Upon completion of construction of the Community Facilities, the Agency
will lease the Community Facilities to the City for its use and operation pursuant to
a lease (the “Community Facilities Lease”) in form reasonably acceptable to the
Agency and complying with the provisions set forth in Attachment No. 5 hereto
and incorporated herein by reference.

6.  [§207] Utilities

The Agency hereby agrees to cooperate with the Participant, and shall use its
reasonable efforts to cause the City to cooperate with the Participant, in obtaining an
agreement from the public utility companies providing utilities to the Site whereby
such public utility companies would pay for, or share in the cost of, placing utility
lines underground up to the boundaries of the Site. The failure to obtain such an
agreement shall not affect the Participant’s obligations under this Agreement.

7. [§208] Cost of Development

Subject to Agency’s obligations under the Method of Financing (Attachment
No. 3) to participate in the costs of certain of the Off-Site Improvements, the cost of
developing the Site and constructing all the improvements thereon shall be borne
by Participant or the Major Retail Anchor Stores (as defined in Section 210 hereof)
and/or other tenants of the Project, except for work expressly set forth in this
Agreement to be performed or paid for by the Agency or others.

8. [§209] Submittal, Review and Approval of
Construction Drawings and Related Documents

The development of the Site including the Off-Site Improvements shall be
undertaken in accordance with the Precise Development Plan and preliminary and
final construction and landscaping plans therefor approved by the City pursuant to
City's plan review processes. Participant shall prepare and submit such plans,
construction drawings and related documents, and in such form and detail, as
required by City's plan review processes and the Precise Development Plan and
within the times set forth in the Schedule of Performance (Attachment No. 4). The
Participant shall have the appeal rights granted applicants under City's plan review
processes.

In implementation of and pursuant to previous approvals issued for the

development of the Site, including but not limited to the Previous OPA and other
subsequent approvals issued, the City has approved and issued permits for and the
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STAFF REPORT B AVAT, Tl oo
THE CITY QF
MEETING NO\/A‘T
DATE: May 22, 2007 CALIFORNI
75 Rowland Way, #300
TO: City Council Novato, CA 94945-3054
(415) 899-8900
FROM: Steve Marshall, Senior Planner m, ﬁ‘,‘i,f)ﬁ?,fﬁ 3s

SUBJECT: CONSULTANT SERVICES AGREEMENT FOR THE
901 SHERMAN AVENUE RENOVATION PROJECT

REQUEST

Authorize the City Manager to enter into a Consultant Services Agreement with EIP Associates
for the preparation of an Initial Study, Environmental Impact Report (EIR), and Historic
Preservation District Study for the 901 Sherman Avenue Renovation Project.

RECOMMENDATION

Authorize the City Manager to enter into a Consultant Services Agreement with EIP Associates
to prepare an Initial Study, EIR, and Historic Preservation District Study for the 901 Sherman
Renovation Project in the amount of $155,743.

DISCUSSION

The City is in the process of preparing plans for the relocation and renovation of 901 Sherman
Avenue for use as a public hearing and event venue. After conducting preliminary site design
and architectural studies, staff has determined the project may result in potentially significant
environmental impacts related to land use policy consistency, aesthetics, and cultural resources
due to 901 Sherman's (and surrounding structures) location within the City’s Historic
Preservation (HP) Overlay Zoning District. As such, an Initial Study, EIR, and a study of the
Historic Preservation District are required to analyze the proposed project and alternatives.

EIP Associates has proposed to prepare the Initial Study, EIR, Historic Preservation District
Study for $155,743. EIP’s proposal includes the option of adding photo simulations at an
additional cost of $6,808. EIP’s proposal offers a comprehensive range of services and analyses
that are appropriate for the level of environmental review necessary for the proposed project.
Likewise, EIP has demonstrated its staff has experience in preparing environmental documents
involving projects with historic resources issues.
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Upon authorization of the City Manager to enter into the agreement, staff will authorize EIP
Associates to begin work on the EIR. The full text of EIP Associates proposal is attached for
City Council review.

ATTACHMENTS

1. Proposal, EIP Associates, May 14, 2006
2. Resolution
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