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Monte rey Cou nty 1441 Schilling Place,

Ceyenne Room
Salinas, CA 93901

Fort Ord Committee

Legistar File Number: 19-0760 September 23, 2019
Introduced: 9/20/2019 Current Status: Agenda Ready
Version: 1 Matter Type: General Agenda ltem

a. Receive an update regarding the Fort Ord Reuse Authority’s proposal to issue a bond against its
statutory share of property tax revenue for building removal in the former Fort Ord area;

b. Consider making a recommendation to the Board; and

c. Provide direction to staff.

RECOMMENDATION:
It is recommended that the Fort Ord Committee
a. Receive an update regarding the Fort Ord Reuse Authority’s proposal to issue a bond against its

statutory share of property tax revenue for building removal in the former Fort Ord area;
b. Consider making a recommendation to the Board; and
c. Provide direction to staff.

SUMMARY/DISCUSSION:
At its September 12, 2019 Special Meeting, the Fort Ord Committee received a report on the Fort

Ord Reuse Authority’s (FORA) proposal to issue a bond against its statutory share of property tax
revenue for building removal in the former Fort Ord area (Attachment A). At that meeting, the
Committee requested staff to coordinate and schedule a special Fort Ord Committee meeting to visit
each of the County’s former Fort Ord lands that have remaining buildings identified for removal.
FORA'’s current proposed project list provides cost estimates for building removal on the County
parcels to the south of Watkins Gate Road across from the East Garrison community (See map in
Attachment A). In addition, County staff is evaluating the East Garrison agreements and documents to
determine if there may be buildings (or foundations associated with former buildings) on County
Successor Agency-owned parcels in East Garrison that may be recommended for removal.

On September 18, 2019, the FORA Administrative Committee (FORA AC) received a presentation
from FORA staff and their bond consultant regarding the bond issuance (Attachment B). FORA
identified that the selected bond underwriter provided a proposal that estimates generating between
$50-$56 million in total bond proceeds. At this meeting the FORA AC supported recommending to
the FORA Board that the City of Marina, pending Marina’s consideration and agreement, be the bond
administrator (also referred to as successor entity) for the bond after FORA’s dissolution. The FORA
AC also recommended that the FORA Board adopt bond proceed distribution Option 3 (Attachment

B - slide 4), however, acknowledging that the distribution formula (how much goes to each entity) may
be adjusted depending on the final bond issuance amount. The FORA AC directed FORA staff to
return with additional detail regarding disposal liabilities for proposed building removal as part of this
bond issuance to include insurance coverage needs, premium payment schedule alternatives, and other
financial and risk considerations with respect to the hazardous waste disposal. The FORA AC also
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requested that FORA provide discussion of past building removal disposal liabilities of FORA and
how those will be handled going forward considering FORA’s June 30, 2020 dissolution. The FORA
AC generally discussed having each bond recipient provide the FORA AC a prioritized list of its
building removal needs with associated discussion of how it determined the prioritization, which would
ultimately be presented to the FORA Board for consideration.

Because of the County’s Auditor-Controller role to distribute tax revenues, the County Board must
take two specific actions for the FORA bond issuance to move forward, regardless of the County’s
participation or role in the bond itself: 1) to hold a public hearing and recognize that funds from the
proposed bond are going to spent within the County; and 2) to adopt a resolution committing to
intercept FORA’s property tax funds and assigning those funds to the bond trustee. Staff has

requested that FORA’s consultant team provide to the County a memo/report that outlines the
background, required Board action language, and any other salient information to inform staff’s reports
to the Board, as well as the dates for executing the above required actions.

Staff is seeking the Fort Ord Committee’s recommendation to the Board of Supervisors and input to
guide staff on next steps and resources necessary to advise the Board of Supervisors as to the
County’s interests and to ensure that those interests are protected.

OTHER AGENCY INVOLVEMENT:
The Resource Management Agency sits on the FORA Administrative Committee where the bond

issuance proposal is being discussed.

FINANCING:
See Attachment A.

BOARD OF SUPERVISORS STRATEGIC INITIATIVES:
Issuance of bonds for the building removal by FORA would support the Board’s strategic initiative for

Economic Development by removing a significant barrier to redevelopment of the former Fort Ord
area.

Mark a check to the related Board of Supervisors Strategic Initiatives

X Economic Development
__Administration

__Health & Human Services
__Infrastructure

__Public Safety

Prepared by: Melanie Beretti, Property Administration/Special Programs Manager (755-5285)
Reviewed by: Shawne Ellerbee, RMA Deputy Director of Administrative Services
Approved by: Carl P. Holm, AICP, RMA Director

Attachments:
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Attachment A - September 12, 2019 Fort Ord Committee Agenda Item No.1 - Staff Report
(Legistar File No. 19-0701)
Attachment B - FORA Administrative Committee September 18, 2019 Agenda Item No.7.a. -

Presentation
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ATTACHMENT A

Monte rey cou nty Board of Supervisors

Chambers
168 W. Alisal St., 1st Floor
Salinas, CA 93901

Fort Ord Committee

Legistar File Number: 19-0701 September 12, 2019
Introduced: 9/5/2019 Current Status: Agenda Ready
Version: 1 Matter Type: General Agenda ltem

a. Receive a report regarding and discuss the Fort Ord Reuse Authority’s proposal to issue a
bond against its statutory share of property tax revenue for building removal in the former Fort
Ord area;

b. Provide recommendation to the Board; and
Provide direction to staff.

RECOMMENDATION:
It is recommended that the Fort Ord Committee

a. Receive a report regarding and discuss the Fort Ord Reuse Authority’s proposal to issue debt
against its statutory share of property tax revenue to for building removal in the former Fort
Ord area;

b. Provide recommendation to the Board; and
Provide direction to staff.

SUMMARY:

The Fort Ord Reuse Authority (FORA) Board of Directors has authorized FORA to proceed with all
necessary preparatory work to issue bonds for building removal (Attachment 1). There are policy
issues to be resolved before any bond is issued as well as a fair number of administrative tasks for
County staff to enable the bond issuance. Key issues of concern for discussion include but are not
limited to: bond administration post-FORA; legal questions requiring further discussion and resolution;
timing of issuance; bond proceed distribution; project implementation and accountability. Staff
recommends the County hire a financial consultant to advise the County regarding the bond issuance to
help ensure the County’s interests related to the issuance, and funding is needed to fund these outside
services. Should FORA issue bonds and the County receive proceeds from those bonds, the County
will need to determine if it would like to remove all remaining structures, or if some of the buildings
have value to retain for possible future repurpose and use.

Staff is seeking the Fort Ord Committee’s recommendation to the Board of Supervisors and input to
guide staff on next steps and resources necessary to advise the Board of Supervisors as to the
County’s interests and to ensure that those interests are protected.

DISCUSSION:

At a Special Meeting on August 15, 2019, the FORA Board of Directors authorized all necessary
preparatory work to issue bonds for building removal (Attachment 1). Specifically, the FORA Board
approved that the Executive Officer: move forward with the draft bond issuance schedule; execute
necessary consultant team agreements; work with County and jurisdictions on post-FORA
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administration; secure jurisdictional support for the proposed schedule; and work with Monterey
County Regional Fire District (MCRFD) to address projected revenue loss issues.

At the July 22, 2019 Board of Supervisors’ Fort Ord Committee meeting, staff was directed to
return to the Committee with a discussion of issues and concerns to be addressed regarding the bond
issuance, County impacts, and coordination and administration with the benefitting jurisdictions
(County, City of Seaside, City of Marina). At the August 9, 2019 FORA Administrative Committee
(FORA AC) FORA staff presented a building removal location map, cost estimates presented by
project site, and proposed building removal prioritization list for the Administrative Committee to
consider (Attachment 2).

Staff has had initial meetings with FORA’s consultant team, performed preliminary evaluation of the
bond issuance information provided by the consultant team, and has identified a number of issues and
concerns which are summarized below. There are policy issues to be resolved before any bond is
issued as well as a fair number of administrative tasks for County staff to enable the bond issuance,
such as responding to requests for data from FORA’s fiscal consultant on the bond. Staff has
requested that FORA bond counsel provide a memo outlining the tasks, responsibilities, risks and
liabilities associated with assuming the role of the bond administrator. County should also determine
whether it would be appropriate for the bond recipient jurisdictions to enter into a cooperative
agreement to address such issues as accountability for building removal, bond proceed utilization
strategy, and process for conflict resolution over the life of the bond.

Key issues of concern for discussion include, but are not limited to:

o Bond Administration post-FORA: 1t is unusual for a bond to be issued by an agency
that is scheduled to dissolve, which creates unique administrative issues to be
addressed with the issuance. To provide assurances for the bond issuance and
facilitate post-FORA administration, it has been proposed that one of the three
jurisdictions receiving proceeds from the bond issuance - County, City of Seaside or
City of Marina - be party to the bond indenture and hold responsibility for bond
administration after FORA dissolution. Bond administration would include preparing
annual disclosures to the investors. Bond counsel needs to know who the
administrator of the bond after FORA dissolves will be. To assist in evaluating the
question, County staff has requested FORA’s bond counsel to provide a memo
outlining the roles and responsibilities of the bond administrator. The fate of SB189
also likely affects the timing of when bond administration would pass from FORA to
another entity.

e Legal issues: FORA’s bond counsel has identified legal questions that will require
further discussion and resolution.

o Timing of Issuance: FORA’s authority to issue new debt expires on June 30, 2020,
so there is a general sense of time sensitivity to move forward with the bond.
However, the proposed timeline provided by FORA’s consultant team is aggressive,
and staff is concerned that it does not provide adequate time for each of the affected
jurisdictions to consider and resolve the issues and to enter into agreements as needed.

e Bond Proceed Distribution: It is the stated intent of the FORA Board to consider
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bond issuance specifically for building (blight) removal; however, the bond issuance
will not generate sufficient revenues to fund all building removal on the former Fort
Ord. Therefore, decisions must be made how the funding will be distributed amongst
the jurisdictions and how the fund expenditure will be prioritized within and amongst
the jurisdictions.

e Project Implementation and Accountability: To optimize the building removal that
can be accomplished with the bond proceeds, with the goal of accelerating the
economic recovery of the region, coordination and general agreement amongst the
jurisdictions and other agencies that own blight (Transportation Agency of Monterey
County, State Parks, Marina Coast Water District, Monterey-Salinas Transit) on the
building removal program will be key.

The County parcel just south of Watkins Gate Road across from the East Garrison Community
(Parcel L23.3.3.1 - See Attachment 3) has three structures remaining from a former firing range and a
small ancillary facility. However, the majority of the County’s remaining buildings on the former Fort
Ord are at the Ammunition Supply Point (ASP)(Parcel E11b.8 - See Attachment 3), which includes:
10 soil-encased bunkers; 5 warehouse-like storage facilities; and 9 small ancillary facilities (See
attachment 3). This parcel is owned by FORA and pending final disposition to the County. Should
FORA issue bonds and the County receive proceeds from those bonds, the County will need to
determine if it would like to remove all remaining structures, or if some of the buildings have value to
retain for possible future repurpose and use. The ASP site is a developable parcel (Planned
Development/Mixed Use); in the Successor Agency to the Redevelopment Agency of Monterey
County (Successor Agency) Long-Range Property Management Plan (LRPMP), the parcel was
designated for governmental use for potential recreation and open space.

Since October 2017, the Monterey County Sheriff Office Bomb Squad has utilized the ASP site as a
training facility, facilitated through a right of entry agreement with FORA. The Sheriff currently stores
explosives in one of the bunkers and has interest in building a fagade house in one of the larger bunkers
for police tactics training. The Sheriff also utilizes two of the ancillary buildings for tactics and training.
In exchange for use of the site, the Sheriff maintains fire breaks and provides site security. The
Sheriff’s Office has indicated that it would like to continue use of the site for training activities for as
long as possible, as it is ideal as there are few to no alternative sites away from the public where law
enforcement can train. The County and FORA have received periodic inquiries from private parties
interested in possible use of site for activities such as winemaking/tasting, an entertainment/games
enterprise, and genetic biodiversity conservation facility. The bunkers and warehouse-like storage
structures prompted most interest in these inquiries. There is no water conveyance infrastructure to
the site, and there is no power, as the lines were disconnected between East Garrison and the site.

Staff is looking to discuss these issues with the Fort Ord Committee, for the Committee to provide
recommendation to the Board, and to provide input and direction to staff with respect to bond
issuance and process for County consideration, specifically with respect to potential issues of concern
to the County. This input will guide staff on next steps and resources necessary to advise the Board of
Supervisors as to the County’s interests and to ensure that those interests are protected.

OTHER AGENCY INVOLVEMENT:
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The Office of County Counsel-Risk, Auditor-Controller, County Administrative Office, and Resource
Management Agency have met with FORA’s consultants.

FINANCING:

Staff is determining the estimated cost for financial consulting services needed to advise the County
regarding bond issuance; funding will be needed for the consultant. FORA is discussing an
approximately $37 million bond issuance. Monterey County has an estimated $2.24 million worth of
building removal needs for facilities remaining at the Ammunition Supply parcel and on the south side
of Watkins Gate Road across from the East Garrison community. The former Fort Ord area has an
estimated $55 million in total building removal need.

The effect of debt issuance on revenues such as property taxes is being evaluated. Modeling
conducted by FORA’s financial consultant (version July 25, 2019 - included with Attachment 1)
indicates that under a 2020 FORA dissolution model, the County’s anticipated property tax value with
bond issuance is anticipated to increase slightly (Present Value increase of $392,693) over the bond
repayment period as compared to a no-bond scenario; Under a 2022 FORA dissolution model if
SB189 were to pass, the County’s property tax increase would be slightly higher (Present Value
increase of $919,773). If the County were to receive revenue from the bond issuance to address its
building removal needs, the total estimated net benefit to the County would increase proportionally by
proceeds received. The accuracy of future property tax revenues and modeling outcomes is dependent
on the assumptions made in the model, and the modeling assumes higher development rates in the
Cities of Seaside and Marina with accelerated building removal than a no-bond/no building removal
scenario.

BOARD OF SUPERVISORS STRATEGIC INITIATIVES:

Issuance of bonds for the building removal by FORA would support the Board’s strategic initiative for
Economic Development by removing a significant barrier to redevelopment of the former Fort Ord
area.

Check the related Board of Supervisors Strategic Initiatives:
X Economic Development

___ Administration

__Health & Human Services

__ Infrastructure

__ Public Safety

Prepared by: Melanie Beretti, Property Administration/Special Programs Manager (755—5285w
Reviewed by: Shawne Ellerbee, RMA Deputy Director of Administrative Services ¢ ’*ﬁ
Approved by: Carl P. Holm, AICP, RMA Director w .

Attachments:

Attachment | - FORA Board August 15, 2019 Agenda Item No. 8a - Building Removal Financing
Recommendation - 2nd Vote

Attachment 2 - FORA Administrative Committee August 15,2019 Agenda Item No. 7a - Building
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Removal (Handout: Proposed Project Sites, Cost Estimates and Proposed
Priorities)
Attachment 3 - Map of Locations of Remaining Building Removal for County
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4.

5.

6.

FORT ORD REUSE AUTHORITY

SPECIAL MEETING

FORT ORD REUSE AUTHORITY (FORA) BOARD OF DIRECTORS
Thursday, August 15, 2019 at 1:00 p.m. | 910 2™ Avenue, Marina, CA 93933 (Carpenters Union Hall)

AGENDA

ALL ARE ENCOURAGED TO SUBMIT QUESTIONS/CONCERNS BY NOON AucGusT 14, 2019.

CALL TO ORDER
Participating via Teleconference, Mary Adams, 12 Pomo Trail, Graeagle, CA 96103

PLEDGE OF ALLEGIANCE (If able, please stand)

CLOSED SESSION

a. Conference with Legal Counsel — Gov. Code §54956.9(a), (d)(1): Marina Community Partners,
LLC v. Fort Ord Reuse Authority, Monterey County Superior Court Case No.: 18CV000871,
Pending Litigation.

ANNOUNCEMENT OF ACTION TAKEN IN CLOSED SESSION

ACKNOWLEDGEMENTS, ANNOUNCEMENTS, AND CORRESPONDENCE

ROLL CALL

FORA is governed by 13 voting members: (a) 1 member appointed by the City of Carmel; (b) 1 member appointed
by the City of Del Rey Oaks; (c) 2 members appointed by the City of Marina; (d) 1 member appointed by Sand
City; (e) 1 member appointed by the City of Monterey; (f) 1 member appointed by the City of Pacific Grove; (g) 1
member appointed by the City of Salinas; (h) 2 members appointed by the City of Seaside; and (i) 3 members
appointed by Monterey County. The Board also includes 12 ex-officio non-voting members.

7.

CONSENT AGENDA INFORMATION/ACTION

CONSENT AGENDA consists of routine information or action items accompanied by staff recommendation.
Information has been provided to the FORA Board on all Consent Agenda matters. The Consent Agenda items
are normally approved by one motion unless a Board member or the public requests discussion or a separate
vote. Prior to a motion, any member of the public or the Board may ask a question or makes comment about an
agenda item and staff will provide a response. If discussion is requested, that item will be removed from the
Consent Agenda and be considered separately at the end of the Consent Agenda.

8.

BUSINESS ITEMS INFORMATION/ACTION

BUSINESS ITEMS are for Board discussion, debate, direction to staff, and/or action. Comments from the public
are not to exceed 3 minutes or as otherwise determined by the Chair.

a. Building Removal Financing Recommendation — 2" Vote

Recommendation:

Authorize the Executive Officer (“EO”) to approve the necessary preparatory work to prepare a

bond package for the issuance of building removal bonds which includes:

i.  Approve NHA Advisors (“NHA”) to implement the draft schedule (Attachment A);

ii.  Approve Economic Planning Systems (“EPS”) to perform a Fiscal Consultant Report (“FCR”)
not-to-exceed $40,000;

iii. Retain NHA and Stradling, Yocca, Carlson and Rauth as Municipal Advisor and Bond
Counsel not to exceed $200,000;

iv.  Work with County and jurisdictions on post-FORA administration for any bond issuance;

v.  Secure jurisdictional support for bond issuance and proposed schedule; and

Work with the Monterey County Regional Fire District on revenue loss related issues

11



b. Signatory Authorization
Recommendation: Authorize Josh Metz as second official Fort Ord Reuse Authority (“FORA”)
signatory in Executive Officer’'s (‘EO”) absence.

c. Amend Resolution 19-12 FORA Retention and Separation Resolution
Recommendation: Consider and Amend Resolution 19-12 (Attachment A) setting the Retention
and Separation Package for Fiscal Year (FY) 2019-20 Resolution 19-XX (Attachment B) to allow
all employees eligibility for the Fiscal Year (FY) 2019-20 Retention and Separation Package.

9. PUBLIC COMMENT PERIOD INFORMATION
Members of the public wishing to address the Board on matters within its jurisdiction, but not on this agenda,
may do so for up to 3 minutes or as otherwise determined by the Chair and will not receive Board action. Whenever
possible, written correspondence should be submitted to the Board in advance of the meeting, to provide adequate
time for its consideration.

10. ITEMS FROM MEMBERS INFORMATION
| Receive communication from Board members as it pertains to future agenda items. |

11. ADJOURNMENT

NEXT REGULAR MEETING: September 13, 2019 AT 2:00 P.M.

Persons seeking disability related accommodations should contact FORA 48 hours prior to the meeting.
This meeting is recorded by Access Monterey Peninsula and televised Sundays at 9 a.m. and 1 p.m. on Marinq{PeninsuIa
Channel 25. The video and meeting materials are available online at www.fora.org 2
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Fort Ord Reuse Authority

Attachment B to Item 8a
FORA Special Meeting, 8/15/19

2019 Tax Revenue Bonds
(Building Removal Financing)

Financing Schedule
(As of July 30, 2019)

Issuer:

Municipal Advisor:
Bond Counsel:
Disclosure Counsel:
Fiscal Consultant:
Underwriter:

August 2019

Fort Ord Reuse Authority (FORA)
NHA Advisors (MA)

Stradling Yocca Carlson & Rauth (BC)
Stradling Yocca Carlson & Rauth (DC)
Economic & Planning Systems (FC)
TBD (UW)

September 2019 October 2019 November 2019

[ sulm [ Tulw | F|sallsulm[rulw|m|FlsoflsulmImulwlmh|r[sallsulm[Tulw[Th|F]sa]
1 2 3 1 2 3 4 5 6 7 1 2 3 4 5 1 2

4 |5 6|7 /|89 10
11 12 13 14|15 16 17
18 19 20 21|22 23 24

8 9 10 11 12 13 14 6 7 8 9 10 11 12 3 4 5 6 7 8 9
1516 17 18 19 20|21 13 14 15 16|17 18 19 10 11 12 13 |14 15 16
22 23 24 25 26 27 28 20 121 22|23 24 25 26 17 18 19 20|21 22 23

2526 27 28 29|30 31 |29 30 27 |28 29 3031 24 125 26 27 28|29 30
Date Activity Participants

Monday, August 12 Release RFP for Underwriter MA

Wednesday, August 21 Circulate First Drafts of Financing Documents (Base Legal BC

Wednesday, August 28
Friday, August 30
Monday, September 2

Tuesday, September 3

Tuesday, September 3
Wednesday, September 4
Thursday, September 5
Thursday, September 5

Friday, September 6

Friday, September 13

Documents and Resolution)

Comments Due on First Drafts of Financing Documents ALL
Underwriter Proposals Due MA
Labor Day Holiday ALL
Circulate Draft Staff Report (Approval of Undewriter and Financing MA
Documents

Circulate Second Drafts of Financing Documents BC
Draft Fiscal Consultant's Report ("FCR") Released FC
Comments due on Draft Staff Reeport ALL
Comments Due on Second Drafts of Financing Documents ALL
Agenda Deadline for September 13, 2019 FORA Board Meeting ALL
(Underwriter and Financing Documents)

FORA Board Approval of Underwriter, Legal Documents, ALL
Resolution
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Fort Ord Reuse Authority 2019 Tax Revenue Bonds

Financing Schedule

July 30, 2019

Date

Activity

Participants

Monday, September 16

Thursday, September 19

Wednesday, September 25

Thursday, September 26

Friday, September 27
Tuesday, October 1
Wednesday, October 2
October 3-4

Friday, October 4

Friday, October 4

Tuesday, October 8

Friday, October 11
Monday, October 14
Monday, October 21
Tuesday, October 22
October 23-November 5
Wednesday, October 23
Monday, November 4
Tuesday, November 5
Monday, November 11

Tuesday, November 12

Wednesday, November 13

Thursday, November 14
Friday, November 15
Friday, November 15

Monday, November 18

Wednesday, November 20

Circulate First Draft Preliminary Official Statement ("POS")

Comments Due on First Draft of POS
Circulate Second Draft of POS

Credit Package Submitted to Rating Agency & Bond
Insurers

Circulate Draft Staff Report (Approval of POS)
Comments Due on Second Draft of POS
Comments Due on Draft Staff Report

Credit Rating Presentation

Circulate Agenda Drafts of Financing Documents and POS

Agenda Deadline for October 11, 2019 FORA Board Meeting (Staff

Report and POS)

Monterey County Board of Supervisors Public Hearing
Acknowledging Benefit from Proposed FORA Bond Issue

FORA Board Approval of POS

Columbus Day Holiday

Rating Due

Bond Insurance Bids Due; Bond Insurer Selected
Due Diligence Call

Circulate Draft POS with Rating and Insurance Language
Final Comments due on POS

Release POS to Underwriter

Veterans Day Holiday

Pre-pricing Call

Price Bonds

Circulate Draft Final Official Statement (“FOS”)
Circulate Draft Closing Documents

Comments Due on Draft FOS

Comments Due on Closing Documents

Release FOS to Underwriter

DC
ALL
DC

MA

MA
ALL
ALL
ALL
BC/DC

ALL
ALL

ALL

ALL

MA

FORA/MA

ALL

DC

ALL

DC/MA

ALL
FORA/UW/MA
FORA/UW/MA

DC

BC

ALL

ALL

DC/MA
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Fort Ord Reuse Authority 2019 Tax Revenue Bonds
Financing Schedule

July 30, 2019

Date Activity Participants
November 19-22 Execute Closing Documents ALL
Monday, November 25 Pre-Closing; All Documents Signed ALL
Tuesday, November 26 Closing ALL
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Attachment B to Iltem 8a
FORA Special Meeting, 8/15/19

4040 Civic Center Drive, Suite 200 Office: 415.785.2025
San Rafael, CA 94903 www.NHAadvisors.com

FEASIBILITY MEMORANDUM
July 3, 2019
To: Michael A. Houlemard, Jr., Executive Officer, Fort Ord Reuse Authority
From: Mark Northcross, Principal, NHA Advisors

RE: FORA - Feasibility Memorandum for Remediation Bond Issuance

LEGAL AUTHORITY FOR FORA BOND ISSUANCE

The law firm of Stradling Yocca Carlson & Rauth, retained as counsel to NHA Advisors has concluded that
Fort Ord Reuse Authority (“FORA”) has the authority to issue bonds with terms that extend beyond its
June 30, 2020, dissolution, subject to the following conditions:

v" Bonds must be issued under the authority of the Mark-Roos Act

v" Tax increment revenues pledged to the bonds are subject to the limitation of the project
areas from which the tax increment revenue originates

The Marks-Roos Act poses some special requirements on the issuance of FORA remediation bonds. For
issuers that are not JPA’s, such as FORA, the Marks-Roos Act can be interpreted as requiring the local
agencies where bond proceeds will be spent to hold a noticed public hearing and make a finding that the
proposed financing will create a “significant public benefit” within the meaning of Government Code
Section 6586.

Table 1 below shows the time limits on the ability of the originating project areas for FORA’s tax increment
to use that tax increment to pay debt service. With the exception of the Marina Airport project area, we
believe that tax increment from FORA project areas can be used to pay debt service through 2048.

Table 1: FORA Component Redevelopment Project Area Plan Limits

Year Project Area Final Year to Receive Tax

Project Area Successor Agency Formed Increment to Repay Debt
Marina Airport City of Marina 1997 2045
Marina Project 3 City of Marina 1999 2048
Seaside Fort Ord City of Seaside 2002 2048
Del Rey Oaks Fort Ord City of Del Rey Oaks 2003 2048*
Fort Ord East Garrison County of Monterey 2002 2048*

*We have not received Redevelopment Plans for these project areas to date, final year is estimated

Financial & Policy Strategies.

Delivered.




FORA - FEASIBILITY MEMORANDUM FOR REMEDIATION BOND ISSUANCE JuLy 3, 2019

PLEDGED REVENUES FOR DEBT SERVICE

Table 2 details actual tax increment received by FORA from the five source project areas for FY 2018-19.
FORA is expected to receive over $2.6 million in tax increment revenues, as provided for in its authorizing
statute, in FY 2018-19. The Marina 3 project area, the Seaside Fort Ord project area, and the County of
Monterey East Garrison project comprise nearly all of the tax increment revenue.

Table 2: Recognized Obligation Payment Schedule (ROPS)-Based Revenues for FORA (FYE 2018-19)

Marina Marina Seaside Del Rey Oaks Fort Ord East
Project Area Airport Project 3 Fort Ord Fort Ord Garrison
ROPS A $14,437 $334,699 $347,983 $3,317 $226,640 $927,076
ROPS B $21,707 $678,582 $520,457 $4,820 $475,337  $1,700,903
Total $36,144  $1,013,281 $868,440 $8,137 $701,977 $2,627,979
Revenues as % 1.38% 38.56% 33.05% 0.31% 2671%  100.00%
of Total

CREDIT CONCERNS WITH FORA BOND ISSUE

The credit rating for a bond issue secured by tax increment is determined by three basic factors:

++ Diversity and quality of tax base
“» Coverage ratio given annual revenues and annual debt service
“» Volatility, incremental assessed valuation as a per cent of total valuation.

FORA's credit quality is strongest in the volatility category, since assessed valuation was very small in each
of the three main project areas at the time of project area formation. Coverage ratio is something that
FORA itself can determine through how it sizes the proposed bond issue. The diversity and quality of the
tax base then becomes the key credit concern for a FORA bond issue.

The biggest concern is concentration of taxpayers in a project area, indicating that a high percentage of
the revenues to pay debt service come from a small number of taxpayers. Table 3 below shows
concentration information available for two of the three main project areas. The Marina Project 3 project
area has a very high concentration of taxpayers by standards of credit rating agencies, largely because of
the great success of the “Dunes on Monterey Bay” shopping center in securing large retail anchors for the
shopping center. Over 40% of tax increment revenue from this project area would be lost if the top three
taxpayers simultaneously became delinquent in their property tax payments for a year or more. While
this scenario is unlikely, it is the metric that bond investors use in evaluating credit. The concentration for
the top 3 taxpayers in Seaside Fort Ord Project Area is below 15% and not a major concern. We believe
that East Garrison project area should not be a credit concern since it is primarily single family residential.

Table 3: Concentration of Taxpayer Sensitivity for FORA

Incremental Combined Assessed Top 3 Taxpayers as
. FY for Most .
Project Area Assessed Valuation of Top 3 % of Incremental
Recent Data . .
Valuation Taxpayers Valuation

Marina Project 3 2017-18 322,398,824 130,213,459 40.4%
Seaside Fort Ord 2014-15 371,584,046 53,746,536 14.5%

PAGE 2
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FORA - FEASIBILITY MEMORANDUM FOR REMEDIATION BOND ISSUANCE JuLy 3, 2019

Bond investors typically want to know how much money would be available to pay debt service in the
event the largest taxpayers in a redevelopment project area all became delinquent. Table 4 below
provides analysis of the total available tax increment revenues excluding revenue from the top three
taxpayers in both the Marina Project 3 and Seaside Fort Ord project areas. If the top three taxpayers in
both project areas became delinquent at the same time for one year or more, FORA tax increment
revenues would decrease from about $2.6 million per year to about $2.1 million per year.

Table 4: Maximum Annual Debt Service Excluding Revenue from Top 3 Taxpayers for Marina
Project 3 and Seaside Fort Ord Project Area
% Loss from Top 3 Marina Project 3 Taxpayers 40.4%
Net Marina Project 3 Tax Increment Revenues $604,028
% Loss from Top 3 Seaside Fort Ord Taxpayers 14.5%
Net Seaside Fort Ord Tax Increment Revenues $742,827
Tax Increment Revenues from Other Project Areas $746,258
Total Adjusted Tax Increment Revenues 2,093,113

PROBABILITY OF TAXABLE INTEREST RATES

The intended use of the proceeds of any FORA bond issue is for removal of buildings within the FORA
jurisdiction. While the bulk of such buildings are now located on land owned by public entities, it is very
likely that after removal of the buildings, such land will be sold to private entities for development. Under
Federal tax law, any bonds issued for remediation of land that is subsequently sold to private entities
must be sold with taxable interest rates. The intent to ultimately sell the land to private entities is the
key determining factor regarding tax categorization of the bonds. To the extent that bond proceeds are
used for building removal on land intended for long term public use, such as a roadway or a park, that
portion of the bond issue can be sold with tax exempt interest rates. At present, taxable interest rates are
between 1% and 1.5% higher than tax exempt interest rates.

BONDING CAPACITY SCENARIOS

As noted above, FORA can control the coverage ratio for its bond issue through a legal covenant made at
the time of bond issuance. Table 5 below shows maximum annual debt service (“MADS”) for three
different coverage ratios. The scenarios take into consideration the FY 2018-19 tax increment revenues
as shown on Table 2 and an estimated $150,000 per year reduction on tax increment revenues as a result
of the 2012 amendments to the Implementation Agreements. In addition, this analysis includes no explicit
set aside of tax increment revenue for funding the continued FORA operations.

Table 5: Maximum Annual Debt Service Scenarios

FY 2018-19 Combined FORA Tax Increment $2,627,979
Estimated Implementation Plan Amendments set-aside $150,000
Net FY 2018-19 combined FORA Tax Increment $2,477,979
MADS at 1.10x coverage $2,252,708
MADS at 1.15x coverage $2,154,764
MADS at 1.25x coverage $1,982,383

Table 5 shows that, depending on the coverage ratio (calculated as net revenues available for debt service
divided by debt service), MADs for a FORA bond issuance ranges from $1.98 million up to $2.25 million

PAGE 3
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per year. Fiscal Year 2019-20 estimates a combined FORA tax increment of approximately $3 million,
which was used in the Most Optimistic scenario discussed below.

With respect to the credit concern about taxpayer concentration, the coverage ratio is the most effective
way of mitigating this risk. A higher the coverage ratio places lower limits on debt service to account for
the concentration risk. As can be seen, use of a 1.25x coverage ratio results in MADS of $1.98 million,
which is lower than the $2.1 million per year figure that would result if the top three taxpayers in both
Marina Project 3 and Seaside Fort Ord projects areas became delinquent.

As single-family residential development takes place in these two project areas, taxpayer concentration
will decline. In addition, a baseline 2% annual growth in assessed valuation will increase the amount of
potential tax increment revenues that are “immune” to a loss of major taxpayers. Consequently, we
believe that the 1.15x coverage ratio, resulting in maximum annual debt service of $2.15 million per
year, is a reasonable assumption. Should FORA issue bonds in FYE 2020, an optimal case scenario would
be for the preliminary estimates for FY 2019-2020 to show that $2.15 million annual debt service figure is
sustainable for a 1.15x coverage ratio.

Table 6 below shows bonding capacity for FORA under three different scenarios. As noted above, we
believe that Scenario 2 is moderately conservative and a reasonable assumption at this point in our
analysis. All three scenarios assume final maturity of the bonds in September 1, 2047 (FYE 2048). The
September 1, 2047 final maturity date in all scenarios is a conservative assumption. In theory, a September
1, 2048 final maturity date could be used, but the 2047 date gives one more year to receive tax increment
to address in shortfalls or delinquencies in prior years. The scenarios are summarized below:

1. Scenario 1—Most Optimistic: Assumes a coverage ratio of 1.5x on assumed $3 million in tax increment
in combined FORA tax increment for FY 2019-20, and an all-in interest rate of 3.60% assuming current
market rates, with about 80% of the bond issue sold on a taxable basis, and 20% sold on a tax-exempt
basis. Net bond proceeds available for project funding are $36.6 million. This scenario assumes an A-
underlying rating, bond insurance, and a surety bond on the bonds.

2. Scenario 2 — Moderately Conservative: Assumes 1.15x coverage ratio and an interest rate of 5.0%
assuming 100% of the bonds are sold on a taxable basis at conservative market rates. Net bond
proceeds available for project funding total $29.5 million.

3. Scenario 3 — Conservative: Assumes 1.25x coverage ratio and an interest rate of 5.5%. All bonds are
assumed to be sold on a taxable basis at an interest rate 0.5% over conservative market. Net bond
proceeds available for project funding total $25.5 million.

Table 6: Bonding Capacity by Scenario

Scenario Coverage Estimated Tax Status Likely Net Bond Proceeds
Ratio Interest Rate Rating for Projects
1 — Current Market Conditions o A- (AA
with Bond Insurance and a 1.5x 3.60% 80% Taxable and after $36,607,000
20% Tax Exempt
Surety Bond Insurance)
Fully Taxabl
2 - Moderately Conservative 1.15x 5.00% Sy fenelnis BBB $29,463,000
(Current Market)
Fully Taxable
3 - Conservative 1.25x 5.50% (Current Market + BBB/A- $25,455,000
0.5%)

All scenarios assume 9/1/2047 final principal payment
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Table 7 below allocates bond proceeds based on each project area’s share of the total FORA tax increment
(TI) revenue. Under this assumption, Marina would receive between $10 and $12.5 million in net bond
proceeds, Seaside would receive between $8.4 and $10.4 million in net proceeds, Monterey County would
receive between $6.8 and $8.4 million in net proceeds, and Del Rey Oaks would receive less than $100,000
in all three scenarios.

Table 7: Allocation of Net Proceeds for Projects Based on Source of Tax Increment

Del Rey

Marina Marina Seaside Fort Fort Ord East

Scenario Airport Project 3 Ord Oal:)sr:ort Garrison gete!

1- Most Optimistic  $503,475 S$14,114,716  $12,097,122 S$113,346 $9,778,339  $36,607,000

2 - Moderately
Conservative

3 - Conservative $350,096 $9,814,792 $8,411,841 578,816 $6,799,455  $25,455,000

$405,220 $11,360,174  $9,736,321 $91,226 $7,870,058  $29,463,000

Based on our analysis, the proceeds in Table 7 above represents funding that would not be available to
the cities of Marina, Seaside, Del Rey Oaks, and Monterey County if FORA dissolved without issuing bonds.
After dissolution of redevelopment agencies, it is very uncommon that a successor agency has the ability
to issue new debt. Based on our analysis, none of the successor agencies for FORA jurisdictions can issue
debt secured by FORA’s tax increment revenue stream. Upon dissolution, the FORA tax increment revenue
stream becomes subject to residual allocation under the redevelopment dissolution statute.
Consequently, funding from a potential FORA bond issue is very likely an irreplaceable opportunity.

SUMMARY OF KEY ASSUMPTIONS AND TAKE-AWAYS

In conclusion, we believe that FORA has very significant bonding capacity, capacity that is lost to FORA
member jurisdictions if the bonds are not issued prior to FORA dissolution. The biggest constraint on the
ability of FORA to issue bonds, however, is not the credit concerns outlined in this memo, but the current
reliance of FORA on tax increment revenue to fund operations. Should FORA receive legislative authority
to extend its sunset, it appears likely that an allocation of a portion of tax increment to fund operations
would be necessary and will need to be included in future bonding scenarios.

Key Assumptions of Our Analysis Conclusions, Takeaways, and Next Steps

eRemediation/infrastructure on property for long-term public ownership can be
financed with tax-exempt status, reducing borrowing costs

Rating Agencies Require Coverage oIf concentration risk in Marina Project 3 Project Area decreases in FYE 2020 estimates,
Ratio that Mitigates Concentration Risk [sslilclif-NeclsEISINANIG{EENEN

eFuture analysis needs to include explicit set aside for future operating revenue in the
event of FORA extension

[ FoTol=T=To (AN [oYor [H=Te NEETY=To Mo aN o] (I8 « Marina, Seaside, and Monterey County get significant funding for projects that would
Areas’ Portion of Total TI Revenue not otherwise be available
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NHA Advisors, LLC is registered as a Municipal Advisor with the SEC and Municipal Securities Rulemaking Board (“MSRB”). As such, NHA Advisors,
LLC has a Fiduciary duty to the public agency and must provide both a Duty of Care and a Duty of Loyalty that entails the following.

Duty of Care
a)  exercise due care in performing its municipal advisory activities;
b)  possess the degree of knowledge and expertise needed to provide the public agency with informed advice;
c) make a reasonable inquiry as to the facts that are relevant to the public agency’s determination as to whether to proceed with a
course of action or that form the basis for any advice provided to the public agency; and
d) undertake a reasonable investigation to determine that NHA Advisors, LLC is not forming any recommendation on materially
inaccurate or incomplete information; NHA Advisors, LLC must have a reasonable basis for:

i any advice provided to or on behalf of the public agency;

ii. any representations made in a certificate that it signs that will be reasonably foreseeably relied upon by the public agency,
any other party involved in the municipal securities transaction or municipal financial product, or investors in the public
agency securities; and

iii. any information provided to the public agency or other parties involved in the municipal securities transaction in
connection with the preparation of an official statement.

Duty of Loyalty

NHA Advisors, LLC must deal honestly and with the utmost good faith with the public agency and act in the public agency’s best interests without
regard to the financial or other interests of NHA Advisors, LLC. NHA Advisors, LLC will eliminate or provide full and fair disclosure (included herein)
to Issuer about each material conflict of interest (as applicable). NHA Advisors, LLC will not engage in municipal advisory activities with the public
agency as a municipal entity, if it cannot manage or mitigate its conflicts in a manner that will permit it to act in the public agency’s best interests.
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Development and Property Tax Revenue Projections 7/25/2019
Summary of Scenarios for FORA Member Jurisdiction RDAs
Highest Present Value Scenario Highlighted in Red

6T/ST/8 ‘Bunesiy preog vdO4

eg wa}| 01 D luswydeny

Bond Proceeds Allocation Assumptions (Based on Information Received from FORA) 51.184% 25.951% 0.000% 6.884% 0.000% 15.980% 0.000% 0.000%
Monterey County MST,
Monterey County Regional Fire MCWD &
Marina Seaside Del Rey Oaks (General Fund) District* TAMC MPUSD MPC
Net bond proceeds 18,737,217 9,500,000 - 2,520,000 - 5,850,000 - -
PV of increased revenues received by General Fund, after debt service 5,435,147 4,126,379 1,605,594 23,590,894 31,050,931 - 124,536,313 13,448,868
Total Benefit 24,172,364 13,626,379 1,605,594 26,110,894 31,050,931 5,850,000 124,536,313 13,448,868
HSC 33482.78 Passthroughs
Monterey County MST,
Monterey County Regional Fire MCWD &
Marina Seaside Del Rey Oaks (General Fund) District* TAMC MPUSD MPC
Net bond proceeds - - - - - - - -
PV of increased revenues received by General Fund 4,499,579 3,988,513 1,615,786 23,198,201 30,626,951 - 97,718,616 10,552,817
Total Benefit 4,499,579 3,988,513 1,615,786 23,198,201 30,626,951 - 97,718,616 10,552,817
Scenario 3: Extension Through 2022 with Bond Issue HSC 33482.78 Passthroughs
Monterey County MST,
Monterey County Regional Fire MCWD &
Marina Seaside Del Rey Oaks (General Fund) District* TAMC MPUSD MPC
Net bond proceeds 18,737,217 9,500,000 - 2,520,000 - 5,850,000 - -
PV of increased revenues received by General Fund, after debt service 5,206,398 3,969,919 1,562,178 22,673,686 29,748,369 - 124,536,313 13,448,868
Total Benefit 23,943,615 13,469,919 1,562,178 25,193,686 29,748,369 5,850,000 124,536,313 13,448,868
HSC 33482.78 Passthroughs
Monterey County MST,
Monterey County Regional Fire MCWD &
Marina Seaside Del Rey Oaks (General Fund) District* TAMC MPUSD MPC
Net bond proceeds - - - - - - - -
PV of increased revenues received by General Fund, after debt service 4,169,707 3,713,077 1,571,163 21,753,913 28,574,422 - 97,718,616 10,552,817
Total Benefit 4,169,707 3,713,077 1,571,163 21,753,913 28,574,422 - 97,718,616 10,552,817

*Pursuant to an agreement with Montery County Regional Fire District whereby the County transfers 65.5% of property taxes received to the fire department.

Difference between PV Figures for Scenarios 3 and 2 19,444,036 9,481,406 (53,608) 1,995,485 (878,582) 5,850,000 26,817,697 2,896,051
Assuming Extension through FYE 2022 FYE 2019 FYE 2020 FYE 2021 FYE 2022

FORA Sf.\are o.f Allocation Av.allable After Debt Serwct'e (available for budget) 2,833,271 1,653,758 2,384,021 3,473,359

(Assuming blight removal, high development, bonds issued)

FORA Share of Allocation Available for budget (Assuming low blight removal,

low development, no bonds) 2,833,271 3,663,055 4,332,027 4,872,212

Difference (reflects different development assumptions and bonds debt service) 0 2,009,297 1,948,006 1,398,852
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Development and Property Tax Revenue Projections
Assumptions

V.

VI,

VIl
VIl

Discount Rate 4.45%

Debt Service
Middle Debt Service Scenario
Allocation of Proceec Allocated based on Building Remediation Needed
Allocation of Debt Sv Allocation Option 1: Based on FY 2018-19 ROPS

Development Projections

(As presented in the Memo)

(Same Discount Rate as the EPS Study Uses)

For Marina and Seaside, we used EPS development projections for FYEs 2019 and 2020 and the City projections for FYEs 2021-2029

For Del Rey Oaks and Monterey County, we used EPS development Projections
Treatment of Residual Allocation
Successor Agency Increment from dissolution is all subject to residual allocation
County increment from dissolution is not subject to residual allocation
Increased percentages to County do not go through a SA (so are not subject to residual allocation)

10% share from FORA to member jurisdictions is not subject to residual allocation and continues after FORA goes away

Other taxing entities does not go through an SA

Two scenarios for County residual allocation: 20% and 40%

We assumed Marina, Seaside, and Del Rey Oaks Resdiual Allocation shares at 20%
Enforceable Obligations

We assumed all Successor Agency enforceable obligations cash flow requirements are being 100% met by existing pre-dissolution cash flows

Allocation of Revenues
Before Dissolution
County General Fund
FORA
Project Area Successor Agency
Other Taxing Entities
After Dissolution
County General Fund
Project Area Successor Agency
Other Taxing Entities
The delta from dissolution is only measured from each entity's share of Net FORA Allocation
Because the City of Monterey did not form an RDA over their Fort Ord lands, they are excluded from this analysis
Revenues
FY 18-19 ROPS is starting point on revenue, not EPS
FYE 2020 onward utilizes development projections and 2% AV growth assumption to drive Tl revenues
Passthroughs
For Marina, Seaside, and County, educational passthroughs are calculated slightly differently than EPS study,
but consistent wth practice by the County Auditor Controller.
For calculating educational passthroughs, we took the weighted average rates of multiple tax rate areas (TRAs).
This average rate may result in immaterial differences from Monterey County Auditor-Controller's calculations.
For Marina, there are two project areas included in our analysis. To keep the analysis simple, we have blended the two
project areas together, using the Marina project area #3 information as the key driver, given that its assessed value is
No changes to EPS analysis were made to the Del Rey Oaks analysis.
Tax Increment
2018-19 AV From Monterey County for Marina, Seaside, and County
2018-19 AV Calculated for Del Rey Oaks based on the FY 2019 ROPS

Cash Flow Assumption

Property
laxcs Neto?

Housing Sel
asideand
Slululory

Passlhroughs.

Less | 10% Shared with other agencles

Less | Debt Service on FORA Bends

MNet FORA Allocation
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Sources

Bond Par 36,370,000
Premium 1,202,979.20
Total Sources of Funds 37,572,979
Uses
Project Funds 36,607,217
Debt Service Reserve Fund / Surety 60,481
Underwriter's Discount (1.0%) 363,700
Bond Insurance 291,581
Costs of Issuance 250,000
Total Uses of Funds 37,572,979

Allocation Option 1: Based on FY 2018-19 ROPS

Redevelopment Project Area % of Proceeds  $ Allocation

Marina (Airport and RDA 3) 39.930% 14,617,262
Seaside Fort Ord 33.045% 12,096,968
Del Rey Oaks Fort Ord 0.310% 113,344
Fort Ord East Garrison 26.711% 9,778,215
Totals 100.00% 36,605,789

Allocation Option 2: Based on FY 2019-20 Tax Increment Generated

Redevelopment Project Area % of Proceeds  $ Allocation

Marina (Airport and RDA 3) 39.899% 14,606,090

Seaside Fort Ord 30.811% 11,279,182

Del Rey Oaks Fort Ord 0.368% 134,534

Fort Ord East Garrison 28.922% 10,587,412

Totals 100.00% 36,607,217

Redevelopment Project Area % of Proceeds  $ Allocation Note, this table relates to

MST, MCWD, TAMC 15.980% SNV allocation of proceeds only, NOT
Marina (MST, MCWD, TAMC) 51.184% 18,737,216.82 [P P P
Seaside Fort Ord 25.951% 9,500,000 service, for bond security

Del Rey Oaks Fort Ord 0.000% - purposes, will be allocated
Monterey County 6.884% 2,520,000 based on property tax revenues
Totals 100.00% 36,607,217

generated in each area.
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Attachment A to ltem 8c
FORA Special Meeting, 8/15/19

FORT ORD REUSE AUTHORITY
Resolution 19-XX

A RESOLUTION OF THE GOVERNING BODY OF THE FORT ORD REUSE AUTHORITY
Amending Resolution 19-12 Setting the Retention and Separation Package for FY 2019-2020

THIS RESOLUTION is adopted with reference to the following facts and circumstances:

A. Pursuant to Government Code section 67700(a), FORA will dissolve on June 30, 2020, at
which time, any remaining staff will be laid off.

B. The Board approved Resolution 19-12 recognizing the need for a retention and separation
program to support adequate staffing during FY 2019-2020.

C. The Board now recognizes that the retention and separation benefits offered by the
Resolution 19-12 “full-time employee” requirement for eligibility does not offer sufficient flexibility to
support the retention goals.

NOW THEREFORE the Board hereby resolves that:

1. The Board of Directors of Fort Ord Reuse Authority does hereby amends Resolution 19-12 to
allow the Executive Officer limited flexibility in administering the retention and separation benefits
offered by Resolution 19-12 for the FY 2019-2020 Retention and Separation Package.

2. The total cost of the Retention and Separation Package will continue to be at its Board
approved not-to-exceed $550,000.

AYES:

NOES:
ABSTENTIONS:
ABSENT:

Jane Parker, Chair

ATTEST:

Michael A. Houlemard, Jr., Secretary
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FORA Special Meeting, 8/15/19
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FORT ORD REUSE AUTHORITY
FQ RA 920 2M° Avenue, Suite A, Marina, CA 93933

Tel: 831 883 3672 | Fax: 831 883 3475 | www.fora.org

Building Removal (Bond Program) Area Map: Figure 1.
\ / MARINA
~

MONTEREY
COUNTY

= DRAFT DOCUMENT FOR INTERNAL COORDINATION - August 15, 2019 AC-BR- 1
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FORT ORD REUSE AUTHORITY
920 2N Avenue, Suite A, Marina, CA 93933
Tel: 831 883 3672 | Fax: 831 883 3475 | www fora.org

Building Removal (Bond Program) Area Breakout: Table 1.1

Area Name % SF Estimated  Cost/SF Owner
Exempt Cost (Avg)
Stockade - $3,000,000 Marina
Cypress Knolls - 500,000 17,180,000 $34 Marina
MCWD - Storage 100% 41,450 1,547,163 S37 Marina
Marina Park 100% 147,000 5,487,820 S37 Marina
Water Treatment Plant 100% 77,800 1,769,823 $23 County
TAMC - Transit Center 25% 115,000 3,549,780 $31 Marina
Marina Arts District 100% 121,500 2,426,191 $20 Marina
MST — Transit Center 100% 22,500 839,835 S37 Marina
MST — Storage 100% 4,000 150,000 S38 Seaside
Surplus Il = Hammerheads - 336,000 17,575,207 $52 Seaside
Church & DGS Bldg. - 32,000 1,000,000 $31 Seaside
Former Fast Food - 8,000 300,000 $38 Seaside
Ammo Supply Point - 130,000 2,242,405 S17 County
(not shown)
Total $55,230,000
Exempt  $12,650,000 23%

DRAFT DOCUMENT FOR INTERNAL COORDINATION -- August 15, 2019 AC-BR-2
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FORT ORD REUSE AUTHORITY

920 2N0 Avenue, Suite A, Marina, CA 93933
Tel: 831 883 3672 | Fax: 831 883 3675 | www.fora.org

Building Removal (Bond Program) Proposed Priorities List:

Building Removal will Result in: Weight (100%)
1 | Land Sale 20%
2 | Breaking Ground on Development 15%
3 | Application of Land Sale $ to BR Program 20%
4 | Additional Funds applied to BR Area (Grants, Fees, Taxes, etc...) | 15%
5 | FTE Increase 10%
6 | Housing that is affordable to buy 10%
7 | Increased Public Safety 5%
8 | Benefit to Public Servants/Teachers/Veterans 5%

1. Land Sale: Assesses how soon a land sale will occur following building removal. The priority

will be on building removal efforts that generate revenue for the program and the
jurisdictions.

2. Break Ground: Assesses the evidence of a developer’s level of commitment to break ground
on a project within a certain time frame of removing buildings from a property.

3. Application of Land Sale $: Assesses the land owner’s level of commitment in participating in

the building removal process. Owners willing to contribute receive priority based on
contribution level.

4. Additional Funds: Assesses the contribution level of a property’s owner/developer on
delivering additional funds to the BR program via grants, taxes, fees and other funding sources.
Parties able to generate additional funds receive priority based on funding level.

5. FTE Increase: Prioritization is given for BR areas that can show an increase in FTE Levels post
Building Remaoval.

6. Housing that is affordable to buy: Prioritization will be given for BR areas that will result in a

percentage of housing that is valued at $350K or less. The higher the percentage, the higher
the prioritization.

7. Increased Public Safety: Prioritization is given to BR areas that can demonstrate increased
public safety resulting from removal.

8. Benefit to Public Servants/Teachers/Veterans: Priority will be given to BR areas that will
result in some benefit to Public Service/Teachers/Veterans. The higher the benefit the more
prioritization.

DRAFT DOCUMENT FOR INTERNAL COCRDINATICN - August 15, 2019 AC-BR-3
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FSRA

Fort Ord Reuse Autho

Building Removal Bond:
Information/Action

Administrative Committee
September 18, 2019

Peter Said,
Senior Project Manager
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September 13, 2019 Board Meeting F%RA

Fort Ord Reuse Authority

* Monterey County Regional Fire District shortfall:

* County, Marina, and Seaside — suggest a pro-rata share (50.5-1M)
* Each agency would set their own BR priorities,
e Clarify insurance requirements

e Confirm statutory pass through in writing
* Brent Hawkins 2011 opinion letter identifying FORA’s tax increment following AB1X26
e County verification that D.O.F. reviewed county’s statutory pass through

* D.O.F. concurrence of their statutory pass through review

9/18/2019 3:31 PM 40



Underwriter Bond Proposals F%RA

Fort Ord Reuse Authority

e NHA conducted RFP for underwriters

* Requested estimate based on current $3.4M Tax Increment (T!)

* Requested additional strategies to maximize funding for BR

e Underwriters estimate between $38M and S64M (depending on assumptions)

* NHA recommends Stifel as senior manager and Citi as co-manager

* Provided the most confident and creative approaches
* Put the most S on the table for BR

e FORA Staff reviewed and concurred with the recommendation

* Underwriters directed to develop strategy to cover $50-56M of BR

9/18/2019 3:31 PM 437




Bond Proceed Distribution F%RA

Fort Ord Reuse Authority

* $50-56M — covers 100% of estimated building removal

Option 1: Option 2: Option 3: Project Areas
% of Blight % of Tax Increment Est. BR Cost
Generated (% of BR)
Marina 60% (S34M *) 40% (S22M) 50% (525.0M*) Marina Park, Arts District, Cypress Knolls
Seaside 32% (18) 31% (17.3) 32% (18) Surplus Il
Monterey County 8% (4.1 ) 29% (16.4%) 4% (2.5) Ammo Supply Point & Dev. Areas
State Parks County#¥ County#* 3% (1.6) Waste Treatment Plant
TAMC Marina* County+ 6% (3.5) 15t St. Transit Center
MCWD Marina* Countyt 3% (1.5) 4th St. Storage Area
MST Marina* County* 2% (1.0) 15t Transit Center, Surplus Il Storage
FORA Marina* County% 3.0M (*) E2c.4.2.1 completion
(*, $) = Agency to distribute by agreement

 What does the Admin Committee (AC) recommend?

9/18/2019 3:31 PM 48



Successor Entity F% RA

Fort Ord Reuse Authority

e Successor Entity Responsibilities:

* Preserve and protect the security of the Bonds and the rights of Bond Owners
* Ensure allocation and payment of Tax Increment Revenues

e Continuing Disclosure

* Approve expenditure of Administrative Expenses

* Direct Trustee as necessary under the Indenture

e Direct investment of Reserve Fund and future redemption of Bonds

* Replace Trustee, if needed

 Amend Trust Agreement, if needed

* Incorporate FOR A audit, if conducted & applies

9/18/2019 3:31 PM 49



Successor Entity F% RA

Fort Ord Reuse Authority

* Construction deficit: agency responsibility

e Construction surplus: BR bond funds returned to Successor Entity (SE):

_____optionl | Opton2 | ___ Option3 ____

SE pays off the bond with surplus  SE equally re-allocates surplus SE re-allocates surplus funds 1)
funds funds to other Agencies equally between projects with
over-runs, 2) equally to each
agency, 3) pays off bond once all
BR are complete

* Which option does the AC recommend?

9/18/2019 3:31 PM 50



Successor Entity F% RA

Fort Ord Reuse Authority

What is the AC recommendation on the Successor Entity?
1. City of Marina
2. City of Seaside

3. City of Marina or Seaside with JPA

9/18/2019 3:31 PM 51



Agency Responsibilities

FSRA

Fort Ord Reuse Authority

* Bond proceeds are limited to a fixed building removal project/agency list

* Building removal required to be completed in (5) years

* Each agency to determine it’s own

* Each agency would vet invoices anc

ISt priority

payments

e Responsible for waste generation & construction

* Any multi-agency coordination would be by agreement

9/18/2019 3:31 PM
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/98 Marina Park Marina

ol \Water Treatment Plant State Parks / MCWD , .

Il TAMC — 15t St. Transit Center TAMC MONTEREY

VA Marina Arts District Marina ° COUNTY
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Bl MIST — Surplus Il Storage MST

({0W Surplus Il — Hammerheads Seaside

IMM Church & DGS Bldg. Seaside i

IWA Former Fast Food Seaside 7

IR Ammo Supply Point Monterey County z
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BR Implementation F%RA

Fort Ord Reuse Authority

e Each agency is the waste generator for their site *
e Cost of insurance is tied to weight of hazmat generated *

* Each agency provides its own insurance as mitigation:
e Pollution Legal Liability
* General Liability
e “Cradle-to-grave” liability including joint and several liability

* Contractors performance bond & identifies Agency as additionally insured

*See EPA Hazardous Waste Requirements to further determine Agency Risk
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Priorities F% RA

Fort Ord Reuse Authority

Priority Marina Seaside County State Park MCWD TAMC MST
S$28M S18M $2.5M $1.6M $1.5M $3.5M S1M

Waste
Dev Area Treatment 15t St. Transit 15t St. Transit
Marina Park Surplus Il Wood Bldgs. Plant 4th St. Storage Center Center
1 $5.5M S$17M $1.5M $1.6M $1.5M $3.5M $800K
Ammo Supply Surplus lI
Cypress Knolls Church +DGS Point Storage
2 S17M $600K $1.0M $200K
Former Fast
Marina Arts District Food
3 $2.5M $300K
Other Bldgs.
4 S3M
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Next Steps F% RA

Fort Ord Reuse Authority

* Public hearing @ County — recognizing funds to be spent within the county
e County resolution to commit fund intercept assignment to trustee

e Successor Entity resolution to accept bond administration responsibilities
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Recommendations F%RA

Fort Ord Reuse Authority

e Staff is requesting recommendations on:
* Distribution: 1) % of blight, 2) % of increment generated, 3) S of project
e Successor Entity: 1) Marina, or 2) Seaside

* Method to distribute surplus funds
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Questions FQRA

Fort Ord Reuse Authority

it
i
s .'.

b

TR
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