UNOFFICIAL MINUTES
Executive Session of the Oregon City Urban Renewal
Commission
Subject: Negotiations on The Rivers

July 12, 2011

[Chair Walters]: This executive session neeting wll be
called to order.

Nancy | de: Present are: Doug Neeley — “here”, Betty
Mum — “here”, Kathy Roth — “here”, Janmes N cita —
“here”, Rocky Smth — “here”, Philip Yates — “here”,
Brian Shaw — “here”, Paul Edgar — “here”, G aham
Peterson — , and Nancy Walters — “here”.

Chair Walters: All persons are advised that no
Information fromthis session shall be disclosed. This
session is pursuant to ORS 192. 660 Sub-Section 2E - To
conduct deliberations wth persons designated by the
governi ng body to negotiate real property transactions.

Davi d Frasher: Thank you, madam chair. It was kind of
doubtful in my mnd whether we should have this
executive session tonight but the reason | wanted to
have it is because | wanted to give you a chance to ask
me any questions or for nme to provide you with feedback
regardi ng our negotiations with Fred Bruning of
CenterCal on the Rivers. |It’s been pretty wdely
covered in the newspaper. | know there’ s been — we’ ve
sent out nenos and ot her communications letting you
know what we coul d about what occurred there — M.
Bruning said sone things to ne about his reasons and
rationale but | think | only have part of the story.

Page 1 of 7



Part of the story | got from M. Parker about how nuch
he was asking for the property, which was roughly $14
mllion. M. Bruning said to ne things |ike the
property is worth - it’s worth anywhere fromzero- and
then ‘cause he thought the mtigation for the landfill
consequences was so high that the property was worth
not hing. That was ny first conversation with himand by
the time we had our |ast conversation right before the
- right after M. Parker sent the letter - he said that
t hey woul d have paid as nmuch as 12. So sonewhere

bet ween zero and 12 things went badly and they couldn’t
cone to terns. But | think you, and | said this to M.
Bruning, that | thought it was reasonable for the

conm ssion to want a sal es agreenent and he coul d have
made that agreenent conditional on approval of help
fromurban renewal and I think he was well aware of
that. W had tal ked about that before as a possibility.
But what he said to ne essentially was he thought there
were a couple of factors and he kept nentioning the
political environnment in Oregon City. He nentioned that
multiple tinmes. He felt that the Urban Renewal

Comm ssion was quote ‘stacked agai nst approval of his
proj ect’.

And | kept saying well - | kept trying to say — or did
keep saying — that well they haven’'t nmade the deci sion
yet so until all the information is in, | said you need

to assune they' re negotiating with you in good faith,
and | believe they are, but you know there’'s a | ot of
history there with that project. And | think - | think
maybe his m nd was nade up on that several nonths ago
even though we started negotiations after the
invitation that you directed us to convey to him
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So that’s kind of it in a nutshell. | think there may

be other reasons — it could be econom c reasons, it
could be that | know he’s got sone big projects out of
state - in other jurisdictions that they're working on,
so it could be a factor of those things together. But
iIt’s - It was a large investnent that he had nade up to
this point. So, if there are any questi ons about what
happened, |’'Il be happy to tell you what | know.

Phil Yates: How nuch noney did he invest?

Frasher: Dan do you know.what he invested? | know what
he claimed? He said he invested mllions of dollars.

Dan Drentl aw. Yeah, he clains $3 or $4 mllion but -and
| know that they did a lot of probing into the site
for- you know testing for your system and where - how
deeply they would have to go and actually dug sone

hol es.

Frasher: And, they paid Parker options paynents, |
t hi nk before I cane here.

Betty Mumm Did they redesign the interchange down
t here?

Drentl aw. They spent sone - not all — of the cost - but
they contributed to sone of the initial designs on that
I nt er change

Yates: You nean the Judghandl e?

Frasher: And to sone extent, | nean | think this
conplicates things a great deal with Cabela s wanting
to locate in Oegon Cty because the feedback | have
fromthemis that they do not want to be on the site by
t hensel ves. They want to be part of a larger retail
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devel opnent. They al so don’'t want to proceed in O egon
City or anywhere else on a landfill w thout an

experi enced devel oper who's got experience on

| andfills. And when you put those things together -
Fred Bruning isn't the only guy but he’s — there’s just
a handful- it’s a pretty small nunber of people that
have both financing, major retail er connections and
experience on landfills. And what Cabela’ s is about is
selling their stuff, and they’ re not devel opers. They
don’t want to be in the devel opnent business. They have
done sone devel opnents thensel ves. Many of you are
famliar with their larger retail stores that are kind
of like a stand-alone canpus, if you wll. It’'s around
one giant store. Apparently their corporate phil osophy
has changed a good deal in the |last two or three years
and they are now | ooking at smaller stores that are
part of bigger retail conplexes. | think that they
believe that mnimzes their exposure, mnimzes their
risks that they’' |l take | osses. And the store they have
in Sal em apparently is exceeding all of their own
projections and so they' re anxious — that’'s actually
maki ng themwant to open a store nore quickly than even
before in the Portland Mtro.

Roth: I n Sal enf?
Neel ey: Springfield, | think.

Frasher: Springfield, I'msorry. | was going to nention
the other reason they want to go with - as part of a
bi gger devel opnent. It puts themin a better position

to negotiate for free | and because a devel oper with
ot her stores...

Yat es: Because an anchor tends to...
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Drentl aw. Yeah, they’'re an anchor tenant and they’ ||
bring in noney with other stores...

Frasher: And | imagine they' re going to nmake that pitch
— | haven’t been a part of their conversations with M.
Parker — but | imagine that they're going to ask him
for a free site and then assure himthat they' Il make
noney on all the others.

Neeley: | was just going to say | think Scott Parker
was approachi ng Cabela s and the situation was that
they won’t build on landfills. Sonebody el se is going
to have to do it for them — soneone that knows what
they' re doing, and so...

Frasher: Yes, - they want lowrisk. It makes it.all |'m
saying is it makes it much less likely that Cabela’s
wll conme to Oegon City wthout sone devel oper
involved in a nulti-big box project, or at |east other
anchors on the site. And I think M. Parker — | told
him nyself, | thought his price was high. | don’'t know
anybody now that can get what they paid for their house
3 years ago. But he’s going to have to go through the
mar ket .

JimNcita: | want to nmake a comment and a nake a
suggestion. And I'’mgoing to confess that part of why |
am maeki ng this suggestions has to do with nmy own
political self interests as soneone who's up for

reel ection next year. David, | don’t want to get in an
argunent with you in a public setting but I do want to
say...

Frasher: | rather not to get in one at all ...

Laught er.
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Nicita: | do want to say that | think Nancy' s points,
to an extent, are well taken. | think they're — we
coul d have done a better job [the tape cuts out here:
the point was that the Cty could have done a better
job inform ng the public about the progress of the
negoti ati ons. ]

Frasher: About the transaction itself?
Rocky Smith: Yeah.

Frasher: Any other negotiation questions you m ght
have? Because we haven’t had a neeting since that kind
of bl ew up and honestly when Scott Parker sent that
letter | didn't know it was comng, and | was a little
surpri sed.

Nancy Walters: And so, |’mcurious, in Decenber, Fred
Bruning said that they intended to put $20 mllion
dollars into building the Cabela s store, at |east that
was what he suggested in a public hearing. |Is that
sonething that you re aware of — do you know whet her

t hat agreenent was in place?

Frasher: | saw a letter of intent fromCabela’s to M.
Bruning -1 never got to read it or. He showed it to ne,
| think ne and Rocky when we net with him and |
believe that was it

Rocky Smith: | saw the word ‘Cabela’s’ on it. That's
all 1 saw.

Laught er .

Frasher: Neither one of us read it. So | don’'t know. To
the extent of their negotiations and | know that they
were negotiating. Fred is going to be demandi ng certain
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sone things fromthe retailer and I’msure they' re
going to be haggling over the price. My guess is that
he is now |l ooking for, trying to relocate themin

anot her place in the netro, where he can be part of the
devel opnent. But that’s just a guess. Any ot her
guestions about the transaction that hasn't been
reported on?

i

[ Di scussion on The Rivers term nated; executive session
continued into a discussion on The Cove. ]
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