REDEVELOPMENT AGENCY STAFF MEMO

DATE:

December 8, 2015

ITEM#: 8.D.

PREPARED BY:

D.J. Baxter

RE:

Consideration and Adoption of a Resolution of the Board of Directors
of The Redevelopment Agency of Salt Lake City Approving an
Exclusive Negotiation Agreement with The LaSalle Group Regarding
the Development of RDA-owned Property Located at 144 and 156
South Main Street.

REQUESTED ACTION:

Approval of a Resolution to enter into an Exclusive Negotiation
Agreement with The LaSalle Group for development of the Utah
Theater property.

POLICY ITEM:

Central Business District Strategic Plan
Objectives: 2, 3, 4, 6, and 8; Implementation Project
Prioritization: Utah Theater Redevelopment.

BUDGET IMPACTS:

None.

EXECUTIVE SUMMARY: For the purpose of developing the Utah Theater located at 144
and 156 South State Street (the “Property”), RDA staff requests direction from the Board of
Directors (the “Board”) regarding whether or not to enter into an Exclusive Negotiation
Agreement (the “Agreement”) with The LaSalle Group (the “Developer”).
REDEVELOPMENT ADVISORY COMMITTEE RECOMMENDATION: The
Redevelopment Advisory Committee (RAC) reviewed the request to enter into the Agreement
with the Developer on November 23, 2015 and recommended that the Board authorize staff to
enter into the Agreement.
ANALYSIS AND ISSUES: The RDA purchased the Property in January 2010 with a twofold purpose in mind: 1) renovate the Theater portion of the Property and 2) activate Main
Street. Since acquiring the Property, the RDA has fielded inquiries from different groups
seeking to purchase and repurpose the Property, but next-level discussions have yet to happen.
Policy and procedure permits the direct sale of RDA-owned property to an adjacent property
owner. The RDA was approached by the Developer, which owns the parcel immediately south
(160 South Main Street) of the Property, and requested to enter into the Agreement to develop
the Property (see attachment) under the parameters of the two-fold purpose mentioned above.

RDA staff considered the request and recommends that the RDA enter into the Agreement
with the Developer.
Terms of the Agreement will only be finalized upon later approval of the Board, but the
following terms are proposed:
•
•
•

•
•
•
•

Two-year term; during the first year, parties will work together to perform due
diligence on the property and develop a project proposal.
At the end of year one, a formal development proposal will be presented for RDA
consideration and approval;
The formal development proposal shall include
o a description of the development team (i.e., Developer, Investor(s), and
Operator/Programming Group for the theater portion of the project) and the
team’s relevant experience and
o a description of the intended uses for the Property;
o A proposed financial structure for the transaction, including purchase price of
the property, long-term ownership of the theater, and intended sources of funds.
If the development proposal is approved, RDA and Developer will execute an Option
to Purchase Agreement;
During year two, the Developer will complete design and financing for the project
Close on the Property at the end of year two, or as soon as building permits have been
secured; and
Developer will fund $35,000 (approximately 50%) of the financial evaluation study
that is currently underway (see attachment). This amount will be fully refundable
during year one, but becomes a non-refundable earnest money deposit at the beginning
of year two.

PREVIOUS BOARD ACTION:
•

December 2009: Authorized Purchase of Property

•

June 2010: Approved an Interim Use Plan for the Property

•

June 2012: Approved Funding to Assist Salt Lake County with a Study to Determine
Schematic Design and Capital Improvement Costs for a New Utah Film and Media
Arts Center

•

July 2015: Authorized Funds in the CBD Operations Plan for Utah Theater
Redevelopment

ATTACHMENTS:
A. Resolution
B. Letter of Intent
C. Financial Evaluation Scope of Work

RESOLUTION NO. 764.___

December 8, 2015

RESOLUTION OF THE BOARD OF DIRECTORS OF THE REDEVELOPMENT
AGENCY OF SALT LAKE CITY APPROVING TO ENTER INTO AN EXCLUSIVE
NEGOTIATION AGREEMENT WITH THE LaSALLE GROUP REGARDING THE
DEVELOPMENT OF RDA-OWNED PROPERTY LOCATED AT 144 AND 156 SOUTH
MAIN STREET.
WHEREAS, the Redevelopment Agency of Salt Lake City (“RDA”) was created to
transact the business and exercise the powers provided for in the Utah Community
Development and Renewal Agencies Act; and
WHEREAS, the RDA adopted the “C.B.D. Neighborhood Development Plan” on May
1, 1982; and
WHEREAS, the RDA adopted the Central Business District Project Area 2014-2019
Strategic Plan; and
WHEREAS, The LaSalle Group (the “Developer”) wishes to enter into an Exclusive
Negotiation Agreement (the “Agreement”) with the RDA for the purpose of developing RDAowned property at 144 and 156 South Main Street (the “Property”, also known as the Utah
Theater; and
WHEREAS, the terms of the Agreement will be finalized upon approval of the Board;
and
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF DIRECTORS OF
THE REDEVELOPMENT AGENCY OF SALT LAKE CITY, that we do hereby approve
entering into the Agreement with the Developer.
BE IT FURTHER RESOLVED THAT we do hereby authorize the Chief
Administrative Officer and the Executive Director to finalize the terms of the Agreement,
which shall also incorporate such other terms as recommended by RDA legal counsel.
Passed by the Board of Directors of the Redevelopment Agency of Salt Lake City, this 8th day
of December, 2015.

______________________________________
Stan Penfold, Chairperson
ATTEST:

___________________________________________
D.J. Baxter, Executive Director
Transmitted to the Chief Administrative Officer on ______________.
The Chief Administrative Officer
___does not request reconsideration
___ requests reconsideration at the next regular Agency meeting.
___________________________________
Ralph Becker, Chief Administrative Officer
ATTEST:
______________________________________

Public Institutions
Jones Lang LaSalle Americas, Inc.
601 Union Street, Suite 1100
Seattle, Washington 98101

September 28, 2015
David Arteaga
Senior Project Manager
Redevelopment Agency of Salt Lake City
451 South State Street, Room 404
Salt Lake City, UT 84114-5518

Dear David:

JLL is pleased to provide to the Redevelopment Agency of Salt Lake City (RDA) the attached
proposal for services related to the analysis of development alternatives for the Utah Theater site.
JLL shall prepare the Scope of Services described in Attachment ‘A’ for a Fixed Fee of $68,000, plus
reimbursement of all project-related travel expenses incurred such as air fare, lodging, rental car,
meals, tolls, parking, etc. JLL shall submit invoices to the RDA monthly based on percent complete
of the Scope of Services.
For an additional $5,000, JLL will provide simple massing diagrams using sketch up (or similar
software) that depict the configuration and relative dimensions of any new development
contemplated in each scenario.
Please contact either myself or Andrew Phillips at (619) 410-6390 with any questions or comments.
If you accept the proposed scope and fee, please acknowledge by providing your signature below.
Best Regards,

Managing Director, Public Institutions
(206) 354-1397
Bob.Hunt@am.jll.com
Approval of Scope of Services and Fee:
________________________________________
David Arteaga
Senior Project Manager
Redevelopment Agency of Salt Lake City
________________________________________
Date
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Public Institutions
Jones Lang LaSalle Americas, Inc.
601 Union Street, Suite 1100
Seattle, Washington 98101

ATTACHMENT ‘A’
I.

Background

II. Purpose
III. Assumptions

IV. Exclusions /
Limitations

V. JLL Services

The RDA acquired the two properties located at 144‐156 South Main Street, which
includes the Utah Theater (parcel 229‐068) and the adjoining retail building (parcel
229‐070) (the “Site”), in downtown Salt Lake City in January 2010. While several
studies have been conducted on the Site by third party consultants and interested
user groups of the Site, there is not currently an assessment of development
alternatives or a clear viable path forward for the Site’s rehabilitation and reuse.
The 0.89‐acre Site includes the Utah Theater that was constructed between 1919
and 1921 but has been significantly modified and is in need of significant
rehabilitation to become code compliant and in a condition for reuse. The RDA’s
objective is to develop the site in a way that best facilitates the activation of Main
Street, and the rehabilitation and reuse of the theater as an artistic venue that is
open to the public.
To generate financially viable development options that will be used to support
policy discussions regarding the redevelopment of the Site.
1. Two broad development alternatives may be assumed.
a. The Theater is rehabilitated and reused in its existing configurations at
a minimum cost to only include seismic, MEP, major repairs and new
carpet and paint. The 2009 cost estimate provided by DUNN and
Associates, escalated to 2016, will be the used to determine seismic
upgrade costs
b. The Theatre is remodeled to the level provided in the 2014 cost
estimate cost estimate for the Film and Media Arts (“Media Arts
Proposal”) This cost will be used (with appropriate cost escalations) as
a basis for the Theater’s adaptive reuse for the specifications and
purposes described in the Media Arts Proposal.
1. Site plans, massing diagrams or architectural elevations depicting the
proposed alternative development scenarios (can be provided as an “add
alternative” for an additional $5,000)
2. A maximum of (2) development and reuse scenarios shall be explored and
analyzed.
3. Attendance at one (1) project initiation meeting and (1) Site tour.
4. Attendance at one (1) Interim presentation to staff , one (1) optional interim
presentation to the RDA Board, and two (2) presentations of final findings and
recommendations.
a. Redevelopment Advisory Committee
b. RDA Board
1. Provide a list of examples where a theater is rehabilitated or incorporated into
a new development. The List shall include the following for each example:
a. Photo(s)
b. Address
c. Year Built

2|Pa g e

Public Institutions
Jones Lang LaSalle Americas, Inc.
601 Union Street, Suite 1100
Seattle, Washington 98101

2.

3.

4.

VI. Deliverables

1.

2.

d. Brief description of the Development, including (if available):
i. Overall Cost of the Project
ii. Cost associated with theater portion
iii. Any relevant features of financial structure that might provide a good
model for the Utah Theater
Identify the highest‐and‐best use for the development of the Site under
current zoning. The description shall include at a minimum:
a. Proposed Uses
b. Estimated Square Footage
c. Building Dimensions
d. Estimated Cost to Construct
Implementation Strategies
a. Based on the analysis in items #1 and #2 above, provide potential
development options for the Site. The options must be compatible with
the Assumptions and take into account regulatory constraints,
neighborhood realities, and reasonable market assumption. Each Option
shall include:
i. Estimated building dimensions
ii. List of Proposed Uses
iii. Estimated square footage per use
iv. Estimated cost to construct
v. An assessment of the degree to which the commercial project could
provide financial support to the renovation or operation of the theater
Based on feedback from the RDA, provide redevelopment analysis for the
preferred development option for the Utah Theater that includes the
following:
a. Identification of issues that need to be considered prior to marketing the
Property, given the Assumptions. Examples included:
i. Should the ownership of the Utah Theater and the remainder of the
site be separated?
b. Identification of marketing strategies to successfully identify and solicit
potential developers of the Site.
c. Identification of potential funding sources for the Site, including a
discussion of the viability of the following:
i. Revenues from the monetization of excess assets
ii. EB‐%
iii. New Market Tax Credits
iv. Historic Preservation Tax Credits
Consolidated Report – All information shall be provided in a consolidated
report. Consultant shall provide two bound copies of the report and a PDF
copy.
PowerPoint Presentation – Consultant shall prepare a PowerPoint Presentation
that includes the information from the report. The PowerPoint Presentation
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VII. Meetings

1.
2.
3.
4.
5.
6.
7.
8.

shall be provided in electronic form
Project Initiation
Site Tour
Interim presentation of HBU analysis
Redevelopment Advisory Committee Presentation December 2015 (Optional)
RDA Board Presentation December 8, 2015 (Optional)
RDA Advisory Committee Presentation February 2015
RDA Board Presentation February 9, 2015
All other meetings shall be by phone or electronic meeting.
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