CrITY OF
-~ (GEARHART

Memo for General Obligation Bond Pricing

For Special Council Meeting — 8/13/2021

Subject — Fire/Police Station General Obligation Bond Levy Information

City staff have been working with financial company, D A Davidson, to provide an estimated maximum
levy rate for the fire/police station project. In order to meet the financial needs of the project, an

estimated $13 million is needed. The projections represent a premium bond structure with a 20-year
level levy rate.

Scenario: Project Amount - $13 million; Par Amount - $11.57 million

If the City Council authorizes City staff to move forward with submitting to the electors the authorization
to issue general obligation bonds in the principal amount of not more than $13,000,000 to finance a
new fire/police station, it is estimated based on current financial market conditions that the bonds
would cost property owners an estimated maximum of $1.052 per $1,000 of assessed value per year. In
the current market, the $13,000,000 project is anticipated to generate a bond premium, which benefits
taxpayers by lowering the total bond par amount and total debt service. Under this financial scenario,
the City would be authorized to issue up to $13,000,000 in bonds; however, the City would only issue
$11,570,000 because of an anticipated bond premium. On a home assessed at $300,000,

the estimated property tax increase would be $315.60 and on $500,000, $526.00. Property owners
would also still be obligated for the already approved water facility general obligation bonds through
2031. The City will pursue any outside funding that comes available.

If the bond passes, voters authorize the City up to a specified borrowing amount; however, the amount
of issuance can be less. Before the City finalizes the bond sale par amount, it can review the option of
potentially reducing the amount of the bond issuance due to receiving outside revenues. The net result
would reduce debt service to the property tax owners. The City would also still be authorized to sell the
remaining amount if it was ever needed for the purposes stated in the measure approved by the

voters. There would be some additional costs for the issuance and some added extra risk that interest
rates go up between the two sales.

The City will be working to obtain the Year 2021 Building Resilient Infrastructure and Community Grant
(BRIC). There is a cost share obligation that generally requires a 25% non-federal contribution. The
application opens September 30, 2021 and closes January 28, 2022. Pre-Award selection notices are
anticipated to be in the summer of 2022. During the application process, the City could evaluate
whether or not to lower the par amount of bond issuance in anticipation of receiving the grant award. If
the grant award comes in, the City would be obligated to provide a cost share piece (bond funds), but
may not need to issue the full par amount of authorized debt. If the grant award does not come in, the
City could still sell the remaining issuance amount approved by voters to complete the project.

The City is also obligated to Clatsop County for its proportioned costs of the ballot measure being placed
on the November election. Until all election information is certified, total election cost will not be
known; however, estimates have been quoted at between $4,000-$8,000.



City of Gearhart - GO Bond Levy Analysis
2021 Refunding Results + 2022 New Money Scenario
$13 million Project Fund; 20-year Level Levy Rate
Indicative Rates as of August 9, 2021 (with rate risk) - Premium Bond structure

Financing Results Summary - 2021 Refunding

Dated Date
Final Maturity
Par Amount
Project Fund
Bond Yield
All-in TIC

2021 GO Refunding Bonds (Final #s)

Levy Year  Taxable AV Asi‘\',“ed
(31&9/1)  Assumption Growth Rate
2019 560,209,598 4.83%
2020 591,491,907 5.58%
2021 618,472,750 4.56%
2022 637,026,933 3.00%
2023 656,137,740 3.00%
2024 675,821,873 3.00%
2025 696,096,529 3.00%
2026 716,979,425 3.00%
2027 738,488,807 3.00%
2028 760,643,472 3.00%
2029 783,462,776 3.00%
2030 806,966,659 3.00%
2031 831,175,659 3.00%
2032 856,110,929 3.00%
2033 881,794,257 3.00%
2034 908,248,084 3.00%
2035 935,495,527 3.00%
2036 963,560,393 3.00%
2037 992,467,204 3.00%
2038 1,022,241,220 3.00%
2039 1,052,908,457 3.00%
2040 1,084,495,711 3.00%
2041 1,117,030,582 3.00%
2042 1,150,541,500 3.00%

Debt Service Requirements

Series 2021 SR W 2021 GO Ref [N
GO Refunding Debt Service Bonds Issance
Bonds Total Levy

0 728,866 0.000 1.241

225,404 719,079 0.372 1.188
225,150 713,313 0.361 1.144
220,350 713,650 0.336 1.089
225,400 709,900 0.334 1.051
289,250 289,250 0.416 0.416
291,900 291,900 0.407 0.407
294,250 294,250 0.399 0.399
291,375 291,375 0.383 0.383
291,900 291,900 0.373 0.373
290,700 290,700 0.361 0.361

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

0 0 0.000 0.000

ST
Average Levy Rate 2022-2031 0.374 0.681

Financing Results Summary - 2022 New ($13M
Dated Date

Final Maturity
Par Amount
Project Fund
Bond Yield
All-in TIC

Indicative New Money Series 2022 GO ($13M)
PREMIUM Bond structure
Debt Service Requirements
Flre/Pozlg:zeZSenes New Totel Fire/Police Series |SPS:?:(-:6
GO Bonds Debt Service 2022 GO Bonds Total Levy
; 1.309
1274
0 728,866 0.000 1.241
0 719,079 0.000 1.188
655,633 1,368,946 1.052 2.196
683,300 1,396,950 1.042 2131
703,700 1,413,600 1.042 2.094
722,900 1,012,150 1.039 1.455
745,800 1,037,700 1.041 1.449
767,300 1,061,550 1.040 1.439
787,400 1,078,775 1.036 1420
811,000 1,102,900 1.036 1.409
837,900 1,128,600 1.039 1.400
863,000 863,000 1.039 1.039
891,200 891,200 1.042 1.042
917,400 917,400 1.041 1.041
941,600 941,600 1.038 1.038
968,700 968,700 1.036 1.036
998,500 998,500/ 1.037 1.037
1,030,800 1,030,800 1.040 1.040
1,060,500 1,060,500 1.038 1.038
1,092,500 1,092,500 1.039 1.039
1,126,600 1,126,600 1.040 1.040
1,157,700 1,157,700 1.037 1.037
St 76200 A
Average Levy Rate 2023-2031 1.040 1.321
Maximum Levy Rate 2023-2031 1.052 2.196
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CONTINGENT LAND TRANSFER AGREEMENT
(Contingent Transfer of Land)

DATED:

BETWEEN: THE COTTAGES AT GEARHART, LLC DEVELOPER
An Oregon Limited Liability Company

AND: THE CITY OF GEARHART CITY

An Oregon Municipal Corporation

WHEREAS Developer holds right, title and interest in portions of real property, located at north
of City’s Urban Growth Boundary, shown on Exhibit A, hereinafter (the "Property”); and

WHEREAS the City has a strong interest in locating the City’s Fire Station at the highest possible
elevation, and to the extent possible, outside of the Tsunami Induction Zone; as well as access and
egress to the Fire Station through easements to both Highway 101 and Highlands Ln;
and

WHEREAS the City wants to provide an additional Park for the residents and visitors to
Gearhart to enjoy; and

WHEREAS the Developer is interested in developing the Property within the City’s Urban
Growth Boundary at the R-1 Density which would provide more residential lots than under
Clatsop County’s Zoning; and

WHEREAS the City has land in the City’s mapped Urban Growth Boundary, that is West of the
State’s No Build Line; and

WHEREAS no structures can be located West of the State’s No Build Line; and

WHEREAS the Parties agree it is in their mutual best interest to bring the Property into the
City’s Urban Growth Boundary in exchange for lands necessary to build the Fire Station, the
Park, and to have easements for multiple access points.

NOW THEREFORE

Developer desires to transfer to City, and City desires to receive from Developer, a
portion of Developer's right, title and interest in the portions of the Property, described
in Exhibit A on the terms and conditions set forth in this Contingent Land Transfer Agreement
(the "Agreement"). Additionally, Developer agrees to provide the City with access easements to
both Highway 101 and Highlands Ln. There are two possible accesses to Highlands Ln.,
depicted on Exhibit B. Developer agrees that the City can select either option. City will be
responsible for those easement applications, and Developer agrees to fully cooperate in that
process. City agrees to construct the necessary driveways. City acknowledges that the Developer
is transferring the Property to City so that it can be used for public purposes with one parcel



being used for the primary purpose of a City Park. The second parcel is intended to be used for a
future Fire Station. City agrees City will record deed restrictions necessary to insure that the
Property will be used for the public benefit, in perpetuity.

1. PURCHASE AND SALE OF THE PROPERTY. Developer agrees to transfer
Developer's interest in and to the Property to City and City agrees to accept Developer's interest
in and to the Property from Developer on the terms and conditions set forth below. The transfer

of the Property is contingent on:

A. City bringing the Property into the City’s Urban Growth Boundary, with an R-1
residential zoning designation.

B. Developer receiving approval for a subdivision containing 4 units per acre, as set
forth as an outright permitted use under the City’s R-1 Zone.

2, TERMS OF THE TRANSFER.

2.1 Consideration for the Transfer. The Parties agree that the City bringing the
entire property into the Urban Growth Boundary is valuable consideration, and both the future
Park and a potential future Fire Station are amenities.

3 PRECONDITION TO PARTIES OBLIGATION. In addition to the Preconditions
listed in Section 1 of this Agreement, the following preconditions also apply.

3.1 City's Inspection. At City's expense, City may have the Property inspected by
one or more professionals of City's choice. City shall specifically identify in this Agreement any
desired inspections which may include testing or removal of any portion of the Property due to
the possible presence of any environmentally hazardous substance or condition. If an inspection
shows a material defective condition in the Property, City may terminate the transaction by
delivery to Developer of a written notice of City's disapproval of the inspection report by the
date stated in Section 3.2. City understands that if City does not disapprove of an inspection
report in writing within the time provided, that constitutes acceptance of the condition of the
Property.

3.2  Termination. In the event that City is unable to bring the Property into the Urban
Growth Boundary, in twelve calendar months, this Agreement will terminate, unless both Parties
agree to extend the term.

4. DEVELOPER'S TITLE TO THE PROPERTY.

4.1  Title Report. As soon as practicable after the execution of this Agreement,
Developer at its expense shall furnish to City a preliminary title report from Pacific Title
Company of Gearhart ("Title Company") showing its willingness to issue title insurance on the
Property together with full copies of all exceptions. City shall have ten (10) days after receipt of
the preliminary title report and exceptions within which to notify Developer in writing of City's
disapproval of any exceptions shown in the report, other than exceptions for any liens to be
satisfied by Developer at Closing. In the event of such disapproval, Developer shall have until



the Closing to eliminate any disapproved exception. Failure of City to disapprove any exception
within the 10-day period shall be deemed an approval of the exceptions shown in the title report.
If Developer is unable to eliminate any disapproved exception, the City may either elect to
rescind the Agreement by notice to Developer or elect to waive its prior disapproval and proceed
to close the sale.

5 DEVELOPER'S REPRESENTATIONS AND WARRANTIES. Developer makes the
following representations and warranties, which representations and warranties will survive
Closing and the conveyance of the Improvements to City:

o | Developer is the owner of the Property and has the right and power to transfer
the Property to City.

52  Developer has received no written notice from any governmental agency of any
violation of any statute, law, ordinance, or deed restriction, rule, or regulation with respect to the

Improvements.

5.3 Developer is not a "foreign person" as that term is defined in IRC § 1445. On the
Closing, Developer will execute and deliver to City a certification of the nonforeign status on a
form required by the IRS.

5.4  Except as provided above, Developer has made no representations, warranties, or
other agreements concerning matters relating to the Property. Developer has made no agreement
or promise to alter, repair, or improve the Property. City represents that City has made their own
examination of the Property and is buying the Property based on City's own examination and
personal knowledge of the Property and that City takes the Property in the condition, known or
unknown, existing at the time of this Agreement "AS IS." Developer has provided City with a
Developer's Property Disclaimer Statement.

6. CLOSING.

6.1  Closing. This transaction will be closed on a date to be selected by the parties but
no later than twelve months after the execution of this Agreement. ("Closing").

62  Manner and Place of Closing. This transaction will be closed in the offices
of Pacific Title Company of Gearhart, Oregon ("Escrow"), or at such other place as the parties
may mutually select. Closing shall take place in the manner and, in accordance with the
provisions set forth in this Agreement.

6.3  Prorations, Adjustments. Real property taxes and assessments shall be prorated
as of Closing. Developer shall be responsible for any and all deferred or abated taxes and related
interest and charges, any past due taxes and assessments through Closing and shall cause such to
be paid and removed at or before Closing. The current year's taxes shall be prorated between the
parties as of Closing. In addition, insurance, interest, water and other utilities constituting liens
shall be prorated as of Closing.




6.4  Certification of Nonforeign Status. Developer shall deliver to City at Closing a
Certificate of Nonforeign Status, setting forth Developer's address and United States taxpayer

identification number and certifying that Developer is not a foreign person as so defined.

6.5 Events of Closing. Provided the Title Company is in a position to cause the title
insurance policy to be issued as described below, sale of the Improvements will be closed on the

Closing as follows:

(a) The Escrow officer will perform the prorations described in Section
6.3, and the parties shall be charged and credited accordingly.

(b) Any liens required by this Agreement to be paid by Developer at closing
and title exceptions and defects to be removed or cured by Developer at or before Closing shall
be removed, cured, paid and satisfied of record at Developer’s expense.

(c) Title Company will deliver its Commitment letter committing to issue
the policy described in Section 6.6 insuring title to the Improvements upon recordation of the
closing documents. The title insurance premium will be charged to City.

(d) The Escrow officer will record the Deed at City's Expense.

(e) The parties will split the escrow fee of the Title Company for closing this
transaction. Each party shall pay its own attorney’s fees and other items customarily required to
be paid by the party.

6.6 Possession. Developer shall deliver possession of the Property to City on the
Closing date.

7. GENERAL PROVISIONS.

7.1 Time of Essence. A material consideration to Developer entering into this
transaction is that City will close the purchase of the Property by the Closing described
above. Except as otherwise specifically provided in this Agreement, time is of the essence of
each and every provision of this Agreement.

7.2 Binding Effect. This Agreement shall be binding upon and inure to the benefit of
the parties, and their respective heirs, personal representatives, successors, and assigns.

73  Notices. Notices under this Agreement shall be in writing and shall be effective
when actually delivered. If mailed, a notice shall be deemed effective on the second day after
deposited as registered or certified mail, postage prepaid, directed to the other party at the
address shown above. Either party may change its address for notices by written notice to the
other.

7.4 Waiver. Failure of either party at any time to require performance of any
provision of this Agreement shall not limit the party's right to enforce the provision. Waiver of



any breach of any provision shall not be a waiver of any succeeding breach of the provision or a
waiver of the provision itself or any other provision.

7.5  Attorneys’ Fees. In the event suit or action is instituted to interpret or enforce the
terms of this Agreement or to rescind this Agreement, the prevailing party shall be entitled to
recover from the other party such sum as the court may adjudge reasonable as attorneys' fees at
trial, on any appeal, and on any petition for review, in addition to all other sums provided by law.

7.6  Prior Agreements. This Agreement supersedes and replaces all written and oral
agreements previously made or existing between the parties.

7.7  Applicable Law. This Agreement shall be construed, applied and enforced in
accordance with the laws of the State of Oregon.

7.8 Brokers. Each party will defend, indemnify, and hold the other party harmless
from any claim, loss, or liability made or imposed by any other party claiming a commission or
fee in connection with this transaction and arising out of its own conduct.

7.9  Changes in Writing. This Agreement and any of its terms may only be changed,
waived, discharged or terminated by a written instrument signed by the party against whom
enforcement of the change, waiver, discharge or termination is sought.

7.10 Survival of Covenants. Any covenants and agreements which this Agreement
does not require to be fully performed prior to Closing shall survive Closing and shall be fully
enforceable thereafter in accordance with their terms.

7.11  Counterparts. This Agreement may be executed simultaneously or in
counterparts, each of which shall be deemed an original, but all of which together shall constitute
one and the same Agreement.

7.12  Invalidity of Provisions. In the event any provision of this Agreement, or any
instrument to be delivered by City at Closing pursuant to this Agreement, is declared invalid or is
unenforceable for any reason, such provision shall be deleted from such document and shall not
invalidate any other provision contained in the document.

THE PROPERTY DESCRIBED IN THIS INSTRUMENT MAY NOT BE WITHIN A
FIRE PROTECTION DISTRICT PROTECTING STRUCTURES. THE PROPERTY IS
SUBJECT TO LAND USE LAWS AND REGULATIONS, WHICH, IN FARM OR
FOREST ZONES, MAY NOT AUTHORIZE CONSTRUCTION OR SITING OF A
RESIDENCE AND WHICH LIMIT LAWSUITS AGAINST FARMING OR FOREST
PRACTICES AS DEFINED IN ORS 30.930 IN ALL ZONES. BEFORE SIGNING OR
ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE
PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY
PLANNING DEPARTMENT TO VERIFY APPROVED. USES AND EXISTENCE OF
FIRE PROTECTION FOR STRUCTURES. IF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IS SUBJECT TO SPECIAL ASSESSMENT UNDER ORS 358.505, ORS



358.515 REQUIRES NOTIFICATION TO THE STATE HISTORIC PRESERVATION
OFFICER OF THE SALE OR TRANSFER OF THIS PROPERTY.

IN WITNESS WHEREOF, the parties have caused this Agreement to be executed in
duplicate as of the day and year first above written.

DEVELOPER:
By:
The Cottages at Gearhart, LLC
On behalf of Property Owner
STATE OF OREGON )
) SS
COUNTY OF )
This instrument was acknowledged before me on 5 by
as of

Notary Public for Oregon My commission expires:

CITY:

By:
City Administrator for the City of Gearhart
On behalf of the City of Gearhart

STATE OF OREGON )
) SS
COUNTY OF )
This instrument was acknowledged before me on ; by
as of

Notary Public for Oregon My commission expires:



