CITY OF GRANTS PASS, OREGON
Request for Expressions of Interest
for the
River Road Reserve Properties

Submit Proposals To:
Karen Frerk, City Recorder
City of Grants Pass
101 NW “A” Street
Grants Pass, OR 97526

Due Date:
September 13, 2019 at 3:00 pm

Introduction
The City of Grants Pass is seeking expressions of interest from potential developers,
lessees and buyers for the use and/or redevelopment of the River Road Reserve
properties located between Upper River and Lower River Roads in Grants Pass,
Oregon.

The Properties
The River Road Reserve Properties open to developers were acquired by the City in
April 2006. Each property is owned “free and clear”. The portion of the properties
available include approximately 227 acres of land between Upper River and Lower
River Roads which has been primarily been used for a variety of agricultural purposes in
the last 50 years and continues to be used primarily for agricultural purposes. A brief
summary of the properties is provided on Pages 6-12.
The use and/or redevelopment of these properties has the potential to contribute
economically to the successful growth of Grants Pass and Josephine County. The
complete criteria on which the City will base their developer selection is set forth on
Page 13 of this offering.

Development Offering Overview
This offering is intended to be flexible. The City is not seeking detailed proposals or
plans for any of the properties, although we will not reject any specific proposals that
developers or others may seek to put forward. Rather, the City seeks expressions of
interest from developers, business owners, or others who have a compelling vision for
the properties (including preliminary thoughts about programming, phasing, and deal
structure) and who can demonstrate the capacity and experience to deliver on that
vision.
To date the properties have been used for various farming activities including dairy
production, berries, hops, apples and pears. To varying degrees depending on the
property, the City is open to a broad range of new ideas and uses including Current
lessees; Neighboring property owners; Large agricultural, livestock or dairy operations;
Aggregate operators; Public Works Department; Small farm business incubator; Agritourism; Sky Park; etc. The City welcomes a variety of options regarding phasing of
development where applicable. Submitted responses can affect one or multiple
properties. There is a broad range of possible deal structures that the City will consider
– outright purchase, land sale contract, ground lease, land exchange, lease with an
option to purchase, or some form of joint venture.
Moreover, the City has identified a variety of measures we will consider to assist in the
feasibility of the project, depending on the developer’s responsiveness to the City’s
objectives. These measures are summarized starting on Page 4.
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Simply put, the City seeks teams that can demonstrate the capacity to deliver projects
that best fulfill the goals expressed in the Selection Criteria.
This RFEI sets forth the City’s intentions for each property, including the selection
criteria, selection process, and other information and requirements. Once the preferred
teams are selected, the City intends to enter into exclusive negotiations with those
teams, with the intention of having negotiated a new or revised contract for the
property’s use by November of 2019. While the property is currently under lease until
December 2021, the City has the discretion to withdraw up to 101 acres from the lease.
If the City decides to change the current use of the property for the 2020 calendar year
and withdraw any of this acreage from the current lease, notice must be given to the
current lessee by December 31, 2019.
The deadline for response to this RFEI is September 13, 2019 at 3:00 pm.
Responses should be addressed to:
Karen Frerk, City Recorder
City of Grants Pass
101 NW “A” Street
Grants Pass, OR 97526
The City will conduct an optional pre-submittal meeting on Thursday, August 22, 2019
at 9:00 am in the City of Grants Pass Rogue Room (Room 106) located at City Hall, 101
NW “A” Street, Grants Pass, OR 97526. This meeting will be followed by a tour of the
River Road Reserve properties. City staff will provide a project overview, and discuss
goals, expectations, and partnership opportunities. The meeting and tour are not
mandatory, but prospective respondents to this RFEI are encouraged to attend.
Those who want to participate in the tour should contact Lora Glover, Parks &
Community Development Director, by email at lglover@grantspassoregon.gov, no later
than Wednesday, August 21, 2019 by 2:00 pm.

Request for Expressions of Interest
City of Grants Pass

River Road Reserve Properties
Page 3 of 20

DEAL & PARTNERSHIPS
Deal Structure Options
The City is open to a variety of possible deal structures for the projects, including those
listed below. The following list is not intended to be exhaustive, nor is there any priority
in the order of ideas listed. Whatever deal structures are negotiated will be
memorialized in a binding real estate contract or Development Agreement.
•

Standard Purchase and Sale. The City sells the property to the developer
team, either for cash, or seller-financed. Note that, under state law, the City may
dispose of land for what they in their discretion determine to be fair reuse value.

•

Ground Lease/Long-Term Lease. The City enters into a long-term lease
agreement with the developer team. Such a lease agreement might include an
option-to-purchase.

•

Joint Venture. The City enters into a joint venture with the selected developer
team, with the land serving as the City’s contribution to the Joint Venture.

•

Sale/Lease Back. The City sells the property to the developer at a discounted
rate, and then leases a portion back to receive rentals from commercial tenants
through subleases.

Possible Public Assistance
The following forms of assistance may be available to the property developer:
•

Existing Technical Studies. The City will provide copies of all reports and
technical studies in their possession, including environmental, title report, survey
and appraisals. Any potential developers, Lessees and Buyers are responsible
to do their own due diligence. Additionally, any agreement is entirely conditional
upon the Lessees, Purchasers, Developers, and all other parties carrying out
their own due diligence investigations on the overall viability of the property for
their needs.

•

Enterprise Zone. Enterprise Zones are a State-authorized incentive under
which certain uses are eligible for a 3 or 5 year property tax abatement on new
improvements. While none of the properties currently fall within the boundaries
of Josephine County’s Enterprise Zone, it is possible that the County could
amend the boundaries of its Enterprise Zone.
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In addition to various forms of financial assistance noted above, the City will consider
providing other forms of assistance to the developer team:
•

Zoning & Entitlements. The City will work with the selected developer team to
make sure the permitting process, through Josephine County, goes forward
efficiently.

•

Community Relations. The City will work with the selected developer team to
coordinate communications with the community and build community support for
the ultimate development of the properties.

•

Unforeseen Challenges. The City recognizes that once the development
process is initiated, unforeseen challenges may arise. The City is committed to
quick characterization and resolution of any such challenges.
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SITE DESCRIPTION
This Request for Expression of Interest (RFEI) includes the River Road Reserve
properties, all of which are owned by the City. These properties include a total 247.22
acres, across 7 legal parcels, most of which are comprised of more than one tax lot. All
parcels are currently under lease through December 2021 with Fort Vannoy Farms and
the Josephine County Food Bank. The northeast portion of tax lot 600, the portion north
of Upper River Road, contains the Josephine County Food Bank/Raptor Creek Farms
and is not part of the property that is available under this RFEI. Tax lot 900 contains the
Lathrop Boat Ramp (Figure 1) and the City also intends to retain this parcel. The
remaining property that is available for proposal under this RFEI includes approximately
227 acres of land between Upper River and Lower River Roads which has been
primarily been used for a variety of agricultural purposes. Proposals may include all or
a portion of this 227-acres of available agricultural land.
The Rogue Valley Flyers currently use a portion of the Fort Vannoy Farms lease which
was authorized by City Council in 2018. The group operates a small runway
approximately 550’ x 50’. The group has obtained permits through the County and has
provided copies of their liability insurance. This group is also interested in continuing
their “sky park” on the property. The Balloon and Kite Festival also utilizes the River
Road Reserve properties on an annual basis. Table 1 shown below lists some of the
permitted and conditional uses for these properties.
A small area (6/100 of an acre) was identified as contaminated with residue from
preserving wooden poles years ago through a common agricultural practice using
pentachlorophenol (PCP) in a dip tank. An environmental cleanup was completed by
the City shortly after purchase of the property in 2006. This was on the northern portion
of tax lot 600 and is not included in the area considered under this RFEI.
Additionally, the majority of the property is within the flood hazard and there are small
areas of wetlands to be protected (Figure 2 & Figure 3).
Please contact the individual franchise utilities separately to find out if infrastructure is
currently in place, if applicable, for the project you are proposing (i.e. Pacific Power,
Avista Utilities, Spectrum, Century Link).
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Table 1 – Permitted and Conditional Uses.
Farming (and related activities such as farm stand and processing)

Utility facilities necessary for public service

Churches

Farm dwelling

Winery

Model aircraft airport

Rural fire protection facilities

Dog kennels

Residential home or facility in existing dwelling

Personal use airport

Community center

Fairgrounds expansion

Destination resorts*

Golf courses*

Aggregate mining

Public or private park

*Golf courses must not be on high value farmland. Portions of the property are high value farmland (class I or II soils). Destination
resorts are statutorily defined and come with a large number of requirements, including minimum of 160 acres, at least $7M spent
on improvements, at least 150 overnight lodging units, restaurant, etc.
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Figure 1 – River Road Reserve Properties.

Request for Expressions of Interest
City of Grants Pass

River Road Reserve Properties
Page 8 of 20

Figure 2 – Flood Hazard.

Blue represents the area commonly referred to as the 100-year hazard area (2%).
Green represents the 500-year hazard area (1%).
Orange represents the floodway.
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Figure 3 – Wetland Buffers.
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Figure 4 – Irrigation Map.
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Figure 5 – Irrigation Rights Map.

The City supplements its historical rights with 15 Acre Feet of water purchased from
Lost Creek for areas that have no water rights.
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SELECTION
Selection Criteria
The following are the criteria which the City will use to determine which developer
team(s) to select for each property.
The City seeks responses to this RFEI which:
•

Demonstrate quality and consider sustainable development.

•

Demonstrate capability of the project to contribute to Grants Pass’ fiscal stability.

•

Demonstrate developer’s experience in financing and delivering projects similar
in scope and quality to what the developer is proposing in response to this RFEI.

•

Embrace and enhance Grants Pass’ distinct culture – a place that cherishes its
history and its beautiful natural setting.

•

Demonstrate economic feasibility, with minimal public support relative to the
scale of the project and to the public/community benefits of the project.

•

Creatively respond to the unique challenges and opportunities that the site
represents.

Selection Process
Upon receiving responses to this RFEI, the City, in their sole discretion, may elect to
proceed in any of the following or possibly other directions:
•

The City may appoint a Selection Advisory Committee (SAC) to review team
qualifications and provide input to the City including a recommended “short list”
of developer teams for the City to interview.

•

The SAC or City may solicit additional information or clarifications from
respondents.

•

The City may score the responses for some or all of the properties.
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•

The City may select a “short list” of teams for some or all of the properties, for a
second round process. This second round might entail interviews, a formal
Request for Proposals (RFP) process, and/or some other means of selection.

•

The City may opt to select a single team for any and all properties, without going
to a second round process, and negotiate the terms of a transaction with that
team.

•

The City may opt to reject any or all responses regarding any or all of the
properties.
•

The City reserves the right to recommend that two or more teams consider
forming a partnership, if in the City’s judgement such a partnership would be
conducive to achieving their goals for this project.

Note that the City is not bound to follow the same selection process for all of their
respective properties. For instance, the City may elect to select a specific developer for
some of the properties without interviews, and instead go through a short list interview
process for other properties.
Note that all responses to this REFI are public records and may be reviewed by any
member of the public (see further information about confidentiality under General
Conditions starting on page 18).

Post-Selection Process
Upon selection of teams for the properties, the City intends to enter into Exclusive
Negotiating Agreements with the teams, providing for a defined time period during
which the parties will attempt to negotiate the deal terms for the transaction. During this
period, the City will work with selected developer teams to refine their approaches,
including development program, phasing as applicable, site planning, and building
design (if applicable). This phase may entail some form of community participation.
The City anticipates that during this period the program, deal structure, financing,
composition of the team, or other components may be modified from what was
submitted in response to the RFEI, should a more solid proposal be developed.
During this pre-development phase, the City may negotiate with some or all of the
selected teams a Memorandum of Understanding (MOU) or other agreement as
appropriate, setting forth in non-binding terms the financial, programmatic, and other
general aspects of the project. Any such MOU will also serve as the basis for the
negotiation and execution of a subsequent binding agreement (which may take any of
several forms, including a Disposition & Development Agreement, a Lease Agreement,
a Purchase & Sale Agreement, or another form; this will be determined as a result of the
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negotiations). The final, binding document(s) will govern the final disposition of the
properties, setting forth the terms of the transaction.
Any such MOU will include provisions reserving to the City the right to terminate
negotiations with the selected developer team, if the City in its sole discretion
determines that negotiations during the pre-development phase are not progressing in a
satisfactorily manner. Should this occur, the City would then either work with another
team, or may decide not to pursue the project further.
Schedule
August 15, 2019

Issuance of RFEI

August 22, 2019 9:00 am

Optional pre-submittal meeting and site tour

August 22, 2019, 3:00 pm

Deadline for Requests for Clarification or
Additional Information

August 29, 2019, 5:00 pm

City issues clarifications/additional information
to the RFEI, if any (these will be made
available on the website:
https://www.grantspassoregon.gov/bids.aspx)

September 13, 2019, 3:00 pm

Deadline for Responses. Responses must be
received in Administration office by this time.

September 27, 2019 (tentative)

Preliminary Evaluation of Submissions;
Decision regarding next steps (short list
interviews, etc.)

October 18, 2019 (tentative)

Preliminary selection of developer team(s),
pending further negotiations

November 29, 2019 or earlier (tentative) Goal of having completed negotiations on a
tentative new or revised contract for the use of
the properties.
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Submission Requirements
The City encourages brevity where possible.
ORIGINAL MATERIAL: The Proposer must supply 10 hard copies of 12 Pages (8
½” x 11” size) or less, and one electronic copy of the Proposal.
NOTE These page limits do not apply to background materials (i.e. resumes,
letters of reference, project examples, etc.)
1. Cover Letter
Describe the development team and interest in the project (or projects, in the
event that the team is interested in more than one of the properties). Identify the
primary point of contact for the team. Include a statement indicating that the
response is valid for six months after submittal.
2. Expression of Interest
Describe your vision for the property(s):
•

How is it consistent with the site and the surrounding area, particularly in
light of the stated Selection Criteria (Page 13)?

•

What are your preliminary thoughts about program, phasing, design, and
deal terms?

•

Do you intend to develop the entire property(s) in which you have interest,
or only a portion? If only a portion of the property, what do you hope to
see on the balance of the property. Discuss how you anticipate
coordinating your efforts with other development partners.

•

Does your response anticipate (or require) the acquisition of any other
properties adjoining the property(s) in which you are interested? If so,
please describe your acquisition strategy. Note that any confidential
aspects of this strategy may be attached separately and indicated as
“confidential”.

•

What are your thoughts about project financing – and in particular what
are your preliminary expectations regarding the City or other public
partners?

•

Do you have a specific tenant, or type of tenant, or type of property use in
mind?
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•

Are you aware at this time of any zoning or other codes that may impede
your development concept for the property(s)?

3. Team and Development Experience
• Identify development team members and roles, and describe
qualifications. Provide resumes for key team members.
•

Describe the team’s experience in the development of high quality,
successful projects, preferably projects similar in scope and scale to what
you are proposing for the property(s) in Grants Pass. What is the team’s
recent experience with this type of farming or property development? It is
optional to send photos of recent similar complete projects or similar
farming use.

•

Describe the team’s previous experience working with public sector
partners in public-private partnerships, if applicable to your proposal.

4. Financial Capacity
• Explain your financial capacity, and share any preliminary thoughts you
have about financing approaches for your project ideas. Please discuss,
for instance, your likely or possible equity and debt sources. Provide as
much information as you wish, such as certified financial statements,
credit availability letters, or bank references, to make the case that you
have the financing capacity to carry out your proposed project (any
financial documents submitted in response to this RFEI should be placed
in a separate envelope and clearly marked as “confidential” – the City will
maintain the confidentiality of any such information to the extent allowed
by law, but please do not submit information you do not wish to be made
public; see also the statement about “Proprietary Information” in the
General Conditions section, below).
•

Describe any expectations for public financial participation at this stage, if
applicable. The response should include general statements relating to
financial participation, assistance with permits, and other potential public
funding sources.

•

Explain the capability of the project to contribute to Grants Pass’ financial
stability.

5. Timing
Provide a preliminary estimated time frame to carry out the project(s). If you
envision a phased approach, please describe.
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6. List of References & Project Examples
Teams may submit letters of reference above the specified page limit. Teams
are also encouraged to include samples of other projects (preferably relevant to
what they are proposing for the River Road Reserve properties, beyond the
specified page limit).

General Conditions
•

All facts and opinions stated within this RFEI and all supporting
documents and data are based on information available from a variety of
sources. No representation or warranty is made with respect hereto.

•

The City reserves the right in their sole discretion to accept or reject all
responses to this RFEI, without cause.

•

The City reserves the right in their sole discretion to modify the selection
process or other aspects of this RFEI, including canceling the RFEI
without selecting a developer or team.

•

The City will take reasonable steps to ensure that any modification or
clarification or new information related to the RFEI shall be posted on the
project website at https://www.grantspassoregon.gov/bids.aspx by August
29, 2019 by 5:00 pm.

•

The City reserves the right to request additional information following
review of initial submissions. In addition, they may retain consultants to
assist in the evaluation of submissions.

•

In the interest of a fair and equitable selection process, the City reserves
the right to determine the timing, arrangement, and method of any
presentation throughout the selection process. Teams are cautioned not
to undertake any activities or actions to promote or advertise their
expressions of interest except during City authorized presentations.
Developers and their representatives are not permitted to make any direct
or indirect (through others) contact with members of Grants Pass’ City
Council, Planning Commission, or Selection Advisory Committee
concerning their responses, except in the course of City sponsored
presentations. Violation of these rules is grounds for disqualification of the
team.
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•

The City requests that developers and members of their team who are
considering responding to this RFEI NOT contact any prospective public
agency funding partners.

•

Conflicts of Interest. Please disclose any conflicts of interest or potential
conflicts of interest that may arise as a result of your company’s being
hired for this Project. Identify and describe fully any family or business
relationships which any employees of your company may have or have
had with any employee or elected official of the City or any affiliated
entities. The Proposer and sub-consultants shall identify any group,
individual or organization that they may have worked for, or currently work
for, that has had ownership, lease, development, related or similar interest
in the City. Failure to disclose any existing or potential conflicts may
disqualify the Response from consideration.

•

Nondiscrimination. The City notifies all possible Proposers that no person
shall be excluded from participation in, denied any benefits of, or
otherwise discriminated against in connection with the award and
performance of any contract on the basis of race, religious creed, color,
national origin, ancestry, physical disability, sex, age, ethnicity, or on any
other basis prohibited by law.

•

Proprietary Information. Only information which is in the nature of
legitimate trade secrets or non-published financial data may be deemed
proprietary or confidential. Any material within a Response identified as
such must be clearly marked in the Response and will be handled in
accordance with the Oregon Public Record Act, and applicable rules and
regulations. Any Response marked as confidential or proprietary in its
entirety may be rejected without further consideration or recourse.

•

All submissions shall become the sole and exclusive property of the City.
Teams shall not copyright, or cause to be copyrighted, any portion of their
submission. Within the bounds of public records laws, the City will
maintain the confidentiality of submissions at least until the preliminary
selection of developer teams, and possibly as late as the time at which the
City enters into a Disposition & Development Agreement or real estate
contract with the Developer in question. Any proprietary financial
information or other information which developer teams submit will be
maintained as confidential as allowed by public records law. Submissions
or information that the respondent team would like to remain confidential
must be marked confidential.
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•

The City does not make any representations as to whether or not a project
to be developed as a result of this RFEI, or any possible City participation
therein, is a “public improvement” project and as such is subject to the
prevailing wage requirements of the Oregon Bureau of Labor and Industry.

•

News releases by the selected team pertaining to its selection will require
prior written approval from City staff.

•

The City reserves the right to verify and investigate the qualifications and
financial capacity of any and all members of the proposing teams.

•

The City accepts no responsibility or obligation to pay any costs incurred
by any party in the preparation or submission of a response or in
complying with any subsequent request for information or for participation
throughout the evaluation process.
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