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STADIUM DEVELOPMENT PROJECT

The proposed Downtown Sports/Entertainment Stadium redevelopment
project was presented to the City CouncilfRedevelement Agency on
November 2, 1993, for initiation of the review and consideration

processes. These processes include the pProject related plan
amendments, development entitlements, Preliminary acquisition
agreements, preliminary engineering and design review,
environmental dssessment and site hazardous substances

investigation. In addition to these processes, the City Council
received a ligt of "Proposed Development Agreement Pointg of
Negotiation" presented by The Fresnoc Diamond Group for
consideration and incorporation within a draft disposition and
development agreement. The City Council/Redevelopment Agency
authorized the City Manager to negotiate a draft disposition and
development dagreement to be prepared and considered as s part of
the proposed project and related environmental assessment .

Concurrently with the Project evaluation and environmental
assessment processes the City staff and representatives of The
Fresno Diamond Group have worked cooperatively to refine the
stadium development issues and negotiate the project obligations
and responsibilities ta be assigned to the Redevelopment Agency and
the stadium developer. These project obligations and
responsibilities have been specified within the proposed stadium
Processing Agreement which 1is now submitted for acceptance and
further consideration through the project review and environmental
asSsessment procegses. Contingent upon the completion and approval

Agreement or as amended through the project review process will be
incorporated into a subsequent Disposition ang Development
Agreement, which will be returned to the Council for final review
and approval.

BACKGROUND

The Downtown Sports/Entertainment Stadium is proposed for the
approximately 1l-acre area bound by Tulare, Broadway/"H" and Inyo
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Streets and the Broadway/Fulton alley. This site is located at the
edge of the Central Business District Redevelopment Plan Area at
the southwest corner of the Fulton Mall. This location was
advocated by the "Central Area Urban Design Strategy" (Ratkovich
Plan) to most effectively integrate the facility with the urban
commercial center and to maximize support of the downtown core
area., In addition, this 1location promotes the most effective
utilization of existing facilities and attributes of the Central
Area and optimizes utilization of the limited resources of both the
City of Fresnc and the Fresno Redevelopment Agency.

On December 15, 1992, The Fresno Diamond Group received dpproval of
an exclusive agreement to prepare a stadium development business
plan which was presented to the City Council/Redevel opment Agency
on April 20, 1993. At that time, The Fresno Diamond Group was
authorized to proceed with the implementation of a stadium
development marketing and sales program. Based upon the initial
responses to the stadium financing options presented by the
"Summary Level Business Plan", The Fresno Diamond Group pursued a
stadium development strategy to access private sector financing to
construct the stadium and its ancillary features estimated to cost
approximately $15,000,000. This financing Strategy also relied
upon public agency participation to provide an appropriate
buildable site to accommodate a functional stadium structure with
adequate supporting facilities.

The proposed Processing Agreement identifies the stadium facilities
to include a Seating capacity of 15,000 for baseball games and
10,000 to 20,000 patron capacity for concerts and other
entertainment events. The stadium is to include skyboxes or other
special seating accommodations, stadium club restaurant, retail
spaces (i.e. souvenir gift shops) , concessions, stadium and team
administrative offices, warehouse and maintenance buildings, home
and wvisitor locker rooms, football locker room, weight training
room, concert stage and dressing room, loading and staging area,
event tent area with adjoining commissary and limited
player/employee parking. These facilities are to be provided

A significant advantage of the proposed stadium site is that much
of the property is owned by the Fresno Redevelopment Agency or is
readily available to the Agency. Even with this advantage, the
property assembly and site pPreparation work necessary to
accommodate a suitable stadium with its supporting facilities may
necessitate a substantial investment of the City’s and Agency’s
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staff and financial resources. The provision of a buildable
stadium site requires aggregation of the remaining privately owned
parcels, demolition, vacation of public right-of-ways,

reconstruction of street and public facility improvements and site
environmental remediation work. Because the project evaluation,
environmental agsessment and site hazardous substances
investigation are not complete, the full cost of site acquisition
and preparation can not yet be determined. However, the staff hag
ldentified a preliminary cost estimate ranging from $4,200,000 to
$5,300, 000, which includes $1,200,000 for storm drainage
improvements dlready committed to by the City.

The estimated cost range does not include the potential cost to
remediate hazardous substances nor the income derived from the site
purchase price to be paid by The Fresno Diamond Group. However,
the proposed Processing Agreement provides that a condition
precedent to acquisition of the privately owned parcels is that the
total remediation costs to the City/Agency shall not exceed
$750,000. 1In addition, the Processing Agreement provides that The
Fresno Diamond Group shall pay a purchase price of $750,000 for the
parcels identified for disposition.

The Processing Agreement specifically notes that the obligations
and requirements of the City of Fresno and Redevelopment Agency,
including the approval and execution of a Disposition and
Development Agreement, are contingent upon the completion and
approval of project entitlements and environmental findings, which
are discretionary in nature and cannot be taken or committed to be
taken in advance. The Agreement also requires the submittal of a
Financing Plan and a Plan of Organization prior to approval of and
execution of the Disposition and Development Agreement and
conveyance of the stadium site to the developer. The Financing
Plan shall be a binding contractual commitment from a qualified
source or sources to provide equity and debt capital in the
aggregate amount of $15,750,000 to be available to pay the purchase
price for the stadium property and the costs of stadium
construction. The Plan of Organization shall disclose the name of
the developer, the identities and qualifications of its officers
and directors, identities of the shareholders or partners, a pro
forma statement of assets and liabilities of the developer, and
such other information as may reasonably be required by the Agency
to determine the identification and qualifications of the persons
in control of the Developer’s performance of obligations.

The Fresno Diamond Group's Summary Level Business Plan also
provided projections of the stadium’s operational costs and
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revenues. A significant component of the projected stadium revenue
Stream, also included within the "Proposed Development Agreement
Points of Negotiation", is the implementation of a proposed 54
special event parking fee within the Central Area, of which the
stadium developer will receive $3 for repayment of private
investment and ongoing stadium maintenance, The proposed
Processing agreement identifies the intention of the City/Agency to
consider creation of this special event parking fee and enforcement
together with the adoption of an ordinances to contreol "ticket
scalping", sale of unlicensed merchandise/souvenir items, and the
implementation of sound ordinance provisions to accommodate stadium
activity sound levels,

CONCLUSION AND RECOMMENDATIONS

In order to proceed with the processing and consideration of the
Downtown Sports/Entertainment Stadium proposal, staff recommends
that the City Council and Redevelopment Agency take the following
action:

1 Approve the attached Downtown Sports/Entertainment Stadium
Processing Agreement setting forth parameters for review of
pending entitlements and subsequent Disposition and
Development Agreement.

DU:vg
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Attachment A: Downtown Sports/Entertainment Stadium Processing
Agreement
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DOWNTOWN SPORTS/ENTERTAINMENT STADIUM

PROCESSING AGREEMENT

THIS PROCESSING AGREEMENT (hereinafter "Agreement”) is made on or as
of the day of the ___ day of , 1994, by and between the
REDEVELOPMENT AGENCY OF THE CITY OF FRESNO, a public body, corporate
and politic, hereinafter referred to as the "Agency”, the CITY OF FRESNO, a municipal
corporation, hereinafter referred to as the "City," and FRESNO DIAMOND GROUP, a
California corporation, or its nominee, hereinafter referred to as the "Developer”.

RECITALS

A, Developer is interested in constructing and operating a "Triple A" Class
baseball stadium in downtown Fresno. The stadium shall be financed and constructed
by Developer and will feature approximately 15,000 seats, approximately 36 skyboxes,
a Stadium Club restaurant, several retail spaces (i.e. souvenir gift shops), stadium and
team administrative offices, concessions, warehouse, maintenance building, home and
visitor locker rooms, weight training room, football locker room, a concert stage and
concert dressing room, a loading and staging area, event tent area with adjoining
commissary, and player/employee parking lot.

B. To this end, Developer has been exploring alternatives for the
development of a multi-use sport stadium within the boundaries of the Central

Business District Redevelopment Area. The objective is the development of a Sports

and Entertainment Complex (the "Stadium") which will serve the entire San Joaquin




o .

Valley and provide a multipurpose facility to attract residents, tourists, and events to
downtown Fresno.

C. In furtherance of the objectives of the Community Redevelopment law of
the State of California (Health and Safety Code Sections 33000 et seq.) and the
objectives addressed in the negotiations, the Agency and Developer desire to carry
out an urban renewal project as described in Section 5(a) of this Agreement and as
more particularly described in Exhibit "A" entitled "Project Description” attached hereto
and incorporated herein by this reference.

D. In order to enable the Agency to achieve the objectives of the Urban
Renewal Plan and particularly to make the land in the Project Area available for
redevelopment by private enterprise in accordance with the uses specified in the
Urban Renewal Plan, the City has undertaken to provide and has provided substantial
assistance to the Agency in the Central Business District Project Area.

E: Upon the condition that the City and Agency have available funds for the
acquisition of certain parcels of property within the Project Area, the Agency offers to
sell and the Developer is willing to purchase those certain parcels of property located

in the Project Area and more particularly described in Exhibit "B" (hereinafter referred

to as the "Property") attached hereto and made a part hereof by this reference, and to
redevelop the Property for and in accordance with the uses specified in the Urban
Renewal Plan and in accordance with this Agreement.

F. The Agency believes that the redevelopment of the Property pursuant to
this Agreement, and the fulfiliment generally of the terms of this Agreement, are in the

vital and best interests of the City and the County and the health, safety, morals, and
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welfare of its residents, and in accord with the public purposes and local laws and
requirements under which the Project has been undertaken and is being assisted. In
addition, the Project will have a positive influence on the area and surrounding
environs in that it will help eliminate blight, put under-utilized land to productive use
and provide jobs for the local economy.

G. In furtherance of arriving at this Agreement the Agency and Developer
have expended considerable time, effort and money to implement the Urban Renewal
Plans, including, but not limited to, sums of money for economic feasibility studies,
design and architectural plans, survey and project planning.

NOW, THEREFORE, in consideration of the premises and the mutual
obligations of the parties hereto, each of them does hereby covenant and agree with
the other as follows:

SECTION 1. DEFINITIONS.

Unless the particular provision or context otherwise requires, the definitions
contained in this section shall govern the construction, meaning and applications used
in this Agreement.

(a) "Area of Influence® means the area within the following street
boundaries--Freeway 41, Tuolumne, "P" Street and "E" Street.

(b)  "Available funds® means money available for a particular
expenditure in accordance with all applicable laws, policies and procedures of
the Agency or City, whichever is applicable. The term "available funds" may

include those tax increment funds received by the Agency and other




discretionary funds dedicated to the Project by the City Council and/or Agency

Board.

(c) "City" means the City of Fresno, a municipal corporation, which is
a separate and distinct legal entity from the Agency.

(d)  "Developer” shall also mean redeveloper within the meaning of the
Community Redevelopment Law of the State of California.

(e) “"Development® shall mean the Fresno Diamond Group or its
nominee and shall also mean redevelopment within the context of the
Community Redevelopment Law of the State of California.

(f) "Financing Plans" means a binding contractual commitment from a
qualified, as defined by the Agency, source or sources to provide equity and
debt capital in the aggregate amount of $15,750,000 to be available as and
when needed to pay the Purchase Price for the Property and the costs of
construction of the Project.

{g) ‘Improvement District" means an improvement or acquisition
district created pursuant to either the Improvement Act of 1911 or the Municipal
Improvement Act of 1913 and the Municipal Code of the City.

(h)  "Life of Stadium" means the use of the stadium for the purposes
enumerated under Section 5(a) by Developer.

(i) “Project" shall mean the scope of the development as described in
Exhibit "B."

(i) "Plan of Organization" means documentation disclosing the name

of the Developer, the identities and qualifications of its officers and directors,




the form of entity, the identities of each of its shareholders or partners owning
five percent (5%) or more of any class of the outstanding stock or any class of
partnership units, a pro forma statement of assets and liabilities of the
Developer as of the Closing Date, as defined in Section 3(g) of this Agreement
and such other information as may reasonably be required by the Agency to
determine the identification and qualifications of the persons in control of the
Developer's performance of its obligations under this Agreement.

SECTION 2. SALE. PURCHASE PRICE.

(a)  Subject to all terms, covenants, and conditions of this Agreement,
the Agency shall convey to the Developer certain parcels of property described
in Exhibit "B". Prior to the transfer of properties, Developer shall have
submitted an acceptable Financing Plan and Plan of Organization. It is
acknowledged by the parties hereto, that Assessor Parcel Nos. (APNs)
468-284-23 and 468-284-24 will be acquired by the Agency pursuant to Option
to Purchase Agreements. It is possible that APNs 468-284-31, 468-281-18,
and 468-281-18 will be acquired through negotiations by the Agency. Nothing
herein shall require the Agency or the City to acquire said parcels through the
use of eminent domain proceedings. Copies of option agreements for APN's
468-284-23 and 468-284-24 are attached hereto as Exhibits "C-1" through "C-3"
inclusive. The Agency will consider renting, leasing or selling APN 468-282-23T
to the Developer for use for parking or staging operations during special events

at the stadium. As a further condition precedent to acquisition, the site clean-

up cost estimates received after completion of the Level Il assessment shall not




exceed the $750,000 maximum amount for the clean-up of the Project Area and

related contaminated parcels required to be remediated by City or Agency.

(b}  Subject to all terms, covenants, and conditions of this Agreement,
the Agency will sell certain property as described in Exhibit "B" and the
Developer will purchase said property from the Agency and pay the amount of
Seven Hundred Fifty Thousand and no cents ($750,000) (hereinafter referred to
as "Purchase Price"). The Purchase Price for the parcels shall be paid in cash
or certified check simultaneously with the delivery of the Deeds conveying said
properties to the Developer. Said transaction shall be completed through an
escrow that shall be handled at Agency's expense by an agent that is mutually
acceptable to all parties.

SECTION 3. CONVEYANCE OF PROPERTY.

(a) Form of Deed. The Agency shall convey to the Developer title to

the property for the Project by Grant Deed (hereinafter referred to as the
"Deed" or "Deeds") in a form set forth in Exhibit "D" attached hereto and made
a part hereof by this reference or such other form as the parties may mutually
agree in writing. Such conveyance and title shall be subject to the appropriate
Urban Renewal Plan and to all other conditions, covenants and restrictions set
forth or referred to in this Agreement.

(b)  Time and Place for Delivery of Deed. The Agency shall deliver

the Deeds or Deeds and possession of the Property which Agency is obligated
to acquire pursuant to Section 2(a) of this Agreement at the close of escrow no

later than the Closing Date established in this Agreement. Conveyance shall be



made at the principal office of the Agency or the office of the escrow agent
selected to handle the escrow by mutual consent of the Agency and Developer
and the Developer shall accept such conveyance and pay to the Agency at
such time and place the purchase price therefor as set forth in Section 2 above.

(c)  Apportionment of Current Taxes. The portion of the current taxes,

if any, on the Property conveyed by Agency as described in Exhibit "B" which is
a lien on the date of delivery of the Deed or Deeds to the Developer shall be
prorated between the Agency and the Developer as of the date of the delivery
of the Deed or Deeds, respectively. If the amount of the current taxes on the
Property is not ascertainable on such date the proration between the Agency
and the Developer shall be on the basis of the amount of the most recently
ascertainable taxes on the Property, but such proration shall be subject to final
adjustment within thirty (30) days after the date or dates of the actual amount of

such current taxes is ascertained.

(d)  Recordation of Deed. The Escrow Agent shall promptly file the

Deed or Deeds for recordation among the land records of the place in which

the Property is situated. The Agency shall pay all costs for recording any of the

Deeds.

(e)  Evidence of Title and Escrow Fees. Evidence of title is to be in

the form of a standard ALTA owner's policy or policies of title insurance issued

by or through a title company mutually acceptable to the Agency and

Developer, the fee for such policy or policies of title insurance, with a policy limit




of $750,000, shall be paid by the Agency. The escrow fees shall be bome by

the Agency.

(f) Developer's Negotiation of Certain Parcel Acquisitions. Developer

may undertake to negotiate the purchase of one (1) or more of the three (3)
properties in Exhibit "B" (the "Tulare Frontage Properties").

If the Developer is successful in negotiating the terms and conditions in
which the owners will sell the one or more of the Tulare Frontage Properties to
the Agency before the Agency conveys to the Developer the Property described
in Exhibit "B*, the Developer may require the Agency to purchase the Tulare
Frontage Properties and convey them to the Developer on the same terms and
conditions as if the Tulare F rontage Properties were part of the original Property
for all purposes of this Agreement. If the sum of the Purchase Price plus real
estate brokerage commissions payable by the Agency for the Tulare Frontage
Properties exceeds the fair market value of that property, as determined by an
agreed upon appraisal, the Purchase Price shall be increased by the amount of
the excess. The Agency will provide to any qualified seller of the Tulare
Frontage Properties the relocation and other benefits made available to sellers
of the Property identified in Exhibit "B."

(@)  Closing Date. The Closing Date is the date on which the
Purchase Price shall be paid to the Agency and the Property will be conveyed
to the Developer through the escrow established under this Agreement for that
purpose. The Closing Date shall be May 31, 1994, unless extended by City,

Agency or Developer as allowed by this subsection.




Developer may extend the Closing Date by notice to Agency, which shall

set forth the reason for the extension and the new Closing Date, but

(a) Developer may not extend the Closing Date more than three (3) times, and
(b) any notice to extend the Closing Date must be given at least thirty (30) days
in advance of the Closing Date established by this paragraph or by earlier
extension(s), as the case may be, and (c) Developer may not extend the
Closing Date to a date that is later than November 2, 1994,

City or Agency may extend the Closing Date by notice to Developer,
which shall set forth the reason for the extension and the new Closing Date, but
the City or Agency may not extend the Closing Date except for reasons beyond
the reasonable control of City or Agency.

SECTION 4. TIME FOR CERTAIN ACTIONS.

(@)  City Discretionary Actions. On November 2, 1993, the City and

the Agency commenced the necessary procedures for the amendments of the
plans, the issuance of the permits, the abandonment of the rights-of-way, and
other discretionary actions necessary for the implementation of the Project.
Those actions cover the full range of planning, land use, zoning and other
permits and public actions required for the Project, which include, but are not
limited to, the following: the approval of a Disposition and Development
Agreement; the issuance of a conditional use permit; amendments to the
Central Business District Urban Redevelopment Plan: abandonment of public
rights-of-way; and environmental review of the Project under the California

Environmental Quality Act ("CEQA") and the National Environmental Protection

9




Act ("NEPA"), if applicable. The City and the Agency will diligently prosecute all

of those processes to a conclusion, with the intent and expectation that the final
action on all such matters will be taken on or before April 26, 1994,

(b)  No Commitment as to Outcome. Nothing herein requires the City

or the Agency to grant final approval of any matter described in paragraph (a).
It is understood that the matters therein described are legislative, quasi-judicial
or otherwise discretionary actions that cannot be taken or committed to be
taken prior to the completion of the environmental assessment under CEQA
and NEPA, if applicable.

(c)  Approval of Financing Plans and Plan of Organization. Developer

shall submit its Financing Plans and Plan of Organization to the Agency at least
thirty (30) days before the Closing Date. The Agency shall promptly review the
submitted materials and, if the submitted materials do not include all information
required by this Agreement, the Agency shall submit its request for the
additional information required by this Agreement within ten (10) business days
after receiving the materials submitted by Developer. Developer shall promptly
assemble and deliver to the Agency the required additional information. The
Agency's approval of the Developer's Financing Plans and Plan of Organization
is & condition precedent to the Agency's execution of a Disposition and
Development Agreement, and that approval shall not unreasonably be withheld

or delayed.

(d)  Time Limits. The time limits listed herein are based upon the best

estimates of the parties. Said time limits may be extended by either party
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based upon additional public hearings, environmental review, natural disasters,

work stoppages or other similar delays. Attached hereto as Exhibit *E" is a
proposed schedule of hearings and other milestones anticipated by the parties.
The parties shall use their best efforts to meet these scheduling goals.

SECTION 5. REQUIREMENTS OF THE DEVELOPER.

(a) Description of the Project. Developer shall construct and operate

a "Triple A" Class baseball stadium at the designated site in downtown Fresno.
The required elements of the stadium shall be included in the Disposition and
Development Agreement which shall also contain minimum maintenance
requirements based upon those standards that apply to similarly situated
Triple "A" Baseball Stadiums. The Stadium shall be financed and constructed
by Developer and must contain:

(1) Approximately 15,000 seats:

(2)  Approximately 36 skyboxes:

(3) A Stadium Club restaurant:

(4) Several Retail spaces (i.e., souvenir gift shops);

(5)  Stadium and team administrative offices;

(6)  Concessions:

(7) A warehouse;

(8) A maintenance building;

(9)  Home and visitor locker rooms:

(10) Weight training room:

(11) A football locker room:

11




(12) A concert stage and concert dressing room;

(13) A loading and staging area;
(14) Event tent area with adjoining commissary; and
(15) A player/employee parking lot.

(b)  Construction Schedule. As part of any Disposition and

Development Agreement entered into by the parties, the Developer shall
commit to a construction schedule for completion of the Stadium. Said
schedule shall be for a period of eighteen (18) months in duration from the time
of the issuance of the building permit for construction of the Stadium.

Developer shall be required to obtain its building permit on or before

November 2, 1994. Said construction schedule shall be extended by a
reasonable allowance on account of delays caused by the occurrence of
strikes, natural disasters, or litigation challenging any required project approvals.
Developer shall commence construction within twenty (20) days after the
Building Permit is issued and shall diligently proceed to complete the Project. If
the Project is not completed within the time limits set forth, the Agency and/or
City shall have the right to take back title to the Project subject to any rights
held by Developer's lender. Except for the Lender's rights, the Project shall be
returned free and clear of any other liens, claims or encumbrances.

(¢)  Certain Covenants To Run With The Land. The Developer

covenants for itself, its heirs, executors, administrators, successors and

assigns, and all persons claiming under or through them, that said Developer,
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and such heirs, executors, administrators, successors and assigns, and all

persons claiming under or through them, shall:

(1) Devote the Property and all improvements now existing or
hereafter existing thereon, to, and only to and in accordance with, the
uses, restrictions and conditions specified in the Plan, as amended, and
submit for Agency approval all building plans, including but not limited to
plans for facade treatment and signs to be attached to the outside of the
building; and

(2)  Not effect or execute any agreement, lease, conveyance, or
other instrument whereby the Property or any part thereof is restricted
upon the basis of race, religion, color, or national origin in the sale, lease
or occupancy thereof: and,

(3)  Not discriminate against or segregate any person, or group
of persons, on account of race, color, creed, national origin, or ancestry
in the sale, lease, Sublease, rental, transfer, use, occupancy, tenure, or
enjoyment of the Property herein referred, or any improvements erected
or to be erected thereon, nor shall the Developer itself, or any person
claiming under or through it, establish any such practice or practices of
discrimination or segregation with reference to the selection, location,
number, use or occupancy of tenants, lessees, subtenants, sublessees,

or vendees in the Property herein referred; and,
(4)  Provide in all leases, subleases or conveyances affecting

the Property, that no person shall, on the ground of race, color, or
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national origin, be excluded from participation in, be denied the benefits

of, or be subjected to discrimination under any program or activity of this

Agreement; and,

(5)  Comply with all Federal, State. and local laws, in effect
from time to time, prohibiting discrimination or segregation by reason of
race, religion, color, or national origin in the sale, lease or occupancy of
the Property.

It is intended and agreed that the agreements and covenants provided in
this paragraph (c) shall be covenants running with the land and that they shall
inure to the benefit of and be enforceable by the Agency, its successors and
assigns, and the owner of any other land in the Project Area which is subject to
the land use requirements and restrictions of the Plan, as amended. It is
further intended and agreed that the covenants contained in paragraphs (2)
through (5) inclusive, of Section 5(c) hereinabove of the Agreement, shall
remain in effect without limitations as to time.

The agreements and covenants of this Agreement shall run in favor of
the Agency, its successors and assigns and the United States, for the entire
period during which such agreements shall remain in force and effect without
regard to whether the Agency or the United States has at any time been,
remains, or is an owner of any land or interest therein to which these covenants
relate. In the event of any breach, the Agency or the United States shall have

the right to exercise all the rights and remedies available at law or in equity to
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enforce the curing of such breach, in addition to any remedies contained in this

Agreement.

(d)  Events of Default Under This Aareement. The following

occurrences shall constitute events of default:

(1)  Failure of the Developer to comply with or satisfactorily
perform any of the terms, covenants or requirements of this Agreement,
and any amendment thereto, or the Plan; or,

(2)  The fact that any representation or warranty made by or on
behalf of the Developer in connection with the Developer selection
process, the execution of this Agreement, or any other agreement,
instrument, or document referred to herein, or submitted to the Agency or
City of Fresno in connection with the construction, redevelopment or
rehabilitation of the Property shall prove at any time to have been
incorrect in any material respect when made.

(3)  The Developer shall not be deemed in default for delay or
failure in performance of any of its obligations under this Agreement
where the delay or failure is caused substantially by any cause that is
beyond the control and without the fault of Developer, including but not
limited to Act of God: unusually severe weather: unusually severe flood:
earthquake; war; riot; act of the public enemy; governmental quarantine,
priority or restriction; action or failure to act by any governmental
authority having jurisdiction; labor unrest or strike; unforeseeable inability

to secure labor, materials, supplies, tools or transportation: or any similar
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or different cause. In the event of such a delay, the Developer shall

notify the Agency within two weeks after the delay begins, describing the

delay and the cause(s) in reasonable detail and an estimate of the time

needed to overcome the effects of delay. If such notice is given within
the two week period, the Developer shall be entitled to an extension of
time to perform for a period reasonably necessary to overcome the
effects of the delay. The extension shall be stated in a writing signed by
authorized representatives of the Agency and Developer.

()  Usage Covenants. The Developer agrees that EvVery conveyance
of title from the City or Agency to Property covered by this Agreement
subsequent to the date hereof, including leases and assignments, shall, in
addition to any other covenants, contain the following covenants on the part of
the Developer for itself, its heirs, successors, and assigns of the Property
described herein, which shall be Covenants running with the land and shall bind
the Developer, its heirs, executors, administrators and assigns and all persons
claiming under or through them:

(1) A covenant that the Developer, its heirs, successors and
assigns, of the Property or any part thereof and any lessee of the
Property or any part thereof, will and shall carry out the work of the
redevelopment of the Property or part or parts thereof as in this
Agreement provided, and will and shall devote such Property to the uses

specified in the Plan, as amended.
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(2) A covenant that the Developer, its heirs, successors and

assigns, of the Property or any part thereof and any lessee of the
Property or any part thereof, will adhere to and abide by the provisions
and clauses as hereinabove detailed in Section 5(c).

(38) A covenant that after the satisfactory completion of any
construction or alterations to the Property referred to herein, and made
necessary by this Agreement, the Property shall, for as long as the Plan
is in effect, be devoted to the uses specified in the Plan, as amended,
and shall not, in whole or in part, be devoted to any other use or used
for any other purpose.

(f) Developer Construction Option. Developer may elect to purchase

the Property before the demolition, filling and grading required by Section 6(b),
(c) and (d) and any hazardous material clean-up of the Property have been
started or completed by the Agency. Before the Agency lets any contracts for
any of that work or commences any of that work, it shall meet and confer with
Developer to determine (i) a fair estimate of the value of the work, and

(i) whether Developer will undertake the work after the Close of Escrow. If the
parties agree on a fair estimate of the value of the work and Developer chooses
1o undertake the work, after the Close of Escrow, Developer shall receive a
credit against the Purchase Price in the amount of the fair estimate to which the
parties have agreed, up to $750,000, and the amount of the fair estimate for the
work to which the parties have agreed is more than $750,000, the Agency shall

pay the balance to the Developer within thirty (30) days after the completion of
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the work. Within thirty (30) days after completion of the work, Developer will
provide to the Agency an accounting of the work and, if the Developer's cost for
the work is less than the agreed value, the Developer will immediately pay the
difference to the Agency. The use of this subsection (f) (Developer
Construction Option) shall be subject to legal review and approval of the City
Attorney.

SECTION 6. REQUIREMENTS OF THE AGENCY AND CITY.

Agency conveyed property shall be in a cleared and buildable condition. The
work needs to be done by either the City or the Agency and shall include the
following:

(a)  Acquire the property; including the abandonment of the
northeasterly 12’ of the existing "Broadway/H" Street right-of-way between
Tulare and Inyo Streets and any other public rights-of-way and public utility
easements on the Property. Any public utility easements shall be moved
according to applicable franchise agreements.

(b)  Demolish buildings.

(c) Fill in and compact in the temporary ponding basin.

(d)  Grade to pad elevation as mutually agreed to by the parties.

(e) Complete all required public infrastructure improvements deemed
necessary by the Agency or the City.

(f) Establish within the D&DA coordination between FDG construction
and City off-site improvements.

(39)  The Agency shall be responsible for:
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(1)  All impositions for public infrastructure improvements,
including public utility improvements deemed necessary by the
Agency and the City;

(2) Al fees, costs and charges of the Agency and the
City for the issuance of permits for the development of Project
including, but not limited to, amendments of public plans, a
conditional use permit, grading permits and building permits;

(3)  The cost of clearing the Property of buildings, the
cost of removing from the Property any toxic and hazardous
substances at a cost not to exceed $750,000, and the cost of
placing the Property in a clean, neat, and rough-graded level
condition ready for finish grading for the commencement of
construction. Clean-up costs shall include all costs associated
with cleaning up the actual land conveyed to Developer and clean-

Up costs for necessary remediation surrounding parcels containing

contamination reasonably related to the on-site contamination.

(4) All fees for drainage service, all City fees for
connection to public water and sewer service, and all other
governmental fees and charges (except for school impact fees)
imposed as a condition to the development of the Project.

To protect and insure that event-generated income streams will be
available to Developer, City will take certain actions with respect to the Project's

Area of Influence as follows:
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(1)  Consider the adoption of a ticket scalping ordinance. This
ordinance would prohibit the sales or solicitation of stadium customers
within the Area of Influence.

(2)  Enforce the City's parking lot standards on all non-City
owned or controlled lots to the extent allowable by law.

(i) On-street parking - City will assist in decreasing on-
street parking at agreed locations in the stadium area on event
dates to help flow of traffic. Any such agreement shall be
negotiated as part of the Disposition and Development Agreement.
Said agreement should balance the needs of the surrounding
businesses with those of the Stadium. City shall consider on-
street parking regulations which allow the usage of an envelope
system which gives Three Dollars ($3.00) per vehicle to Developer
and One Dollar ($1.00) per vehicle to City. The refusal to
implement such an envelope system shall not be grounds for
termination of this Agreement or a refusal to proceed with the
Project. City shall also consider meter and time zone enforcement
during events with Three Dollars ($3.00) per parking violation
going to Developer. Said citation system shall be subject to
applicable laws and agreements particularly those subject to
current litigation with the County of Fresno.

(i) Off-Street parking - enforce parking lot standards on

private lots charging parking fees on event days.
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(3) Implement a sound ordinance to allow for stadium event
sound levels.

(4)  The City will consider the adoption of measures to prohibit
the sale of any unlicensed merchandise/souvenir items within the Area of
Influence.

(5)  Project Manager - The City Manager shall appoint a City
Project Manager who will be available to usher the project through the
construction process.

(6) Term of Agreement - City shall grant Developer an
exclusive agreement until November 2, 1994 to develop remaining
elements of the Project.

(7)  Event Parking - City and Agency agree fo consider the
creation of a Special Event parking fee of $4.00 per vehicle for all
parking facilities on property owned by the City or the Agency.
Revenues would be shared with the Developer for the repayment of
private investment and ongoing maintenance of the stadium, in the
following manner: the Developer will receive $3.00 and the City $1.00.
This fee structure shall be incorporated within the Disposition and
Development Agreement. This Disposition and Development Agreement
considered by the City shall include the following elements:

0] The Special Event parking fee may only be changed
not more frequently than once every five (5) years. The parties

shall meet and confer before the Special Event parking fee is
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changed, and shall consider among other relevant factors,
whether the City's share of parking revenue is sufficient to pay the
City's cost of operating and maintaining the parking facilities on
account of Special Events and whether the increase of the Special
Event parking fee will have a material adverse affect on the
attendance at Special Events. After the parties have met and
conferred, the City may increase the fee by the amount (if any) to
which the parties have agreed, or if the parties have not agreed,
then by an amount determined by the application of the following
formula:

The Consumer Price Index Urban Wage Earners and
Clerical Workers (base years 1982-1984 = 100) for San Francisco
- Oakland - San Jose CSMA, published by the United States
Department of Labor, Bureau of Labor Statistics (the "Index’),
which is published most immediately preceding the date of change
("Recalculation Index") shall be compared with the Index in effect
on the date of the D&DA or the date on which the Special Event
parking fee was last changed, whichever is later (the "Base
Index"). If the Recalculation Index is higher than the Base Index,
the Special Event parking fee shall be set by multiplying the
Special Event parking fee in effect before the change by a

fraction, the numerator of which is the Recalculation Index and the
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denominator of which is the Base Index, and rounding the product
to the nearest whole quarter.

If the Index is changed so that the base pericd differs from
1982-1984, the Index shall be converted in accordance with the
conversion factor published by the United States Department of
Labor, Bureau of Labor Statistics. If the Index is discontinued or
revised during the term, such other government index or
computation with which it is replaced shall be used in order to
obtain substantially the same result as would be obtained if the
Index had not been discontinued or revised.

The Special Event parking fee shall not be reduced. If the
Special Event parking fee is increased, the increased fee shall be
apportioned in the ratio: City--1: Developer--3.

(if) The Special Event parking fee will be applicable for
the life of the stadium or thirty (30) years, whichever occurs first.

SECTION 7. PUBLIC IMPROVEMENTS.

It is mutually understood by the parties that the City may form any necessary
improvement districts to construct required public improvements for the Project under
this Agreement or the subsequent Disposition and Development Agreement, provided
the Agency enters into an Agreement with Developer whereby the Agency shall pay
any assessments related thereto from available funds. Nothing precludes the right of
developer to protest the assessment through normal protest procedures. Nothing shall

impair the ability of the City, or its subsidiary special assessment districts, from
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denying any approval for which a public hearing is required, The payment for the
infrastructure in question shall be subject to available funds. This Redevelopment
Agency obligation to construct infrastructure shall apply only to facilities in the public
right-of-way such as streets, sidewalks, sewers, water lines, etc. Any connections of
this public infrastructure to the property of Developer shall be paid for by Developer,
except for connection fees, which are provided for in Section 6(g) and Section 12 of
this Agreement.

Nothing herein shall prevent the City or Agency from forming subsequent
Assessment Districts for the purpose of future infrastructure construction or for any
other assessment purpose. Except for the infrastructure improvements herein
enumerated, Developer shall be required to pay all future assessments as required of
other landowners or persons similarly situated as required by law. Neither this
Agreement nor any future Disposition and Development Agreement shall restrict the

ability of the City or Agency to assess stadium parcels in the same or similar manner

as other parcels.

SECTION 8. CONDITIONS.

(a)  Environmental Audit. The Agency has obtained a qualified

consultant to conduct a level |l environmental audit of all parcels within the

Project. In the event such audit discloses the contamination by hazardous or

toxic substances, the Developer may elect to proceed with the Project on such
terms as the parties may mutually agree prior to the transfer of such parcel to
the Developer. Agency shall not be required to spend any more than the

amount of $750,000 on environmental assessments and/or clean-up costs. Any
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agreement between the parties shall give Developer the rights to elect either to
pay all clean-up costs over and above the $750,000 Purchase Price or to
withdraw from the Agreement. Said decision to terminate shall be based upon
an estimate received from the qualified environmental consuitant. Clean-up
costs shall include all remediation costs both on-site and off-site necessary to

remedy the contamination under applicable standards.

(b)  Failure to Approve Site Plan. In the event the Agency or City fails
to approve Developer's site plan consistent with the Project Description or a
modification acceptable to the Developer, the Developer may terminate this
Agreement or any Phase of the Project negatively impacted by such failure.

(c) Failure to Modify Plans and Adopt Ordinances. In the event the

Agency or the City fail to modify or amend the applicable Urban Renewal Plans
or general plan within a reasonable time to permit the development of the
Project, the Developer may notify the Agency and City in writing of its intent to
terminate this Agreement. The obligation of Developer to purchase the property
is subject to the City's adoption of ordinances and measures with respect to
ticket scalping, unlicensed merchandise and parking revenues that are, in the
judgment of Developer and Developer's financiers, sufficient to protect and
generate revenues consistent with Developer's financial projections.

(d)  Termination of Agreement for Failing to Grant a Discretionary

Approval. Neither the Agency or the City shall be liable for any monetary

damages to Developer, its successors or assigns for any termination or
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modification of this Agreement due to the failure of the City or Agency to grant
a necessary approval on a matter subject to a discretionary approval.

SECTION 9. PERIOD OF DURATION OF COVENANT ON USE.

The covenant pertaining to the uses of the Property located within the Central
Business District Urban Renewal Plan, set forth in Section 401(a) of Part Il (Form
HUD-6209B, 9-69) recorded in the office of the County Recorder in book |, page ___
of Official Records shall remain in effect from the date of the Deed or Deeds until the
period specified or referred to in the Central Business District Urban Renewal Plan, on
which date such covenant shall terminate.

SECTION 10. NOTICES AND DEMANDS.

A notice, demand, or other communication under the Agreement by either party
to the other shall be sufficiently given or delivered if it is dispatched by registered or
certified mail, postage prepaid, return receipt requested, or delivered personally; and

(@) In the case of the Developer, if addressed or delivered personally
to the Developer at 1231 "N" Street, Fresno, California 93721, and

(b)  In the case of the City or Agency, if addressed to or delivered
personally to the City or Agency at 2600 Fresno Street, Fresno, California

93721 or at such other address with respect to either such party as the party

may, from time to time, designate in writing and forward to the other as

provided in this Section. Personal delivery to the offices of the City Manager,
City Attorney and City Clerk shall be effective delivery.
{1
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SECTION 11. SPECIAL PROVISIONS.

(@)  Anti-Discrimination Covenants. The Developer herein covenants

by and for itself, its successors and assigns, and all persons claiming under or
through them, that there shall be no discrimination against or segregation of
any person or group of persons on account of race, color, creed, religion, sex,
marital status, national origin, or ancestry, in the sale, lease, sublease, transfer,
use, occupancy, tenure, or enjoyment of the premises herein conveyed, nor
shall the Developer itself or any person claiming under or through it, establish
or permit any such practice or practices of discrimination or segregation with
reference to the selection, location, number, use or occupancy of tenants,
lessees, subtenants, sublessees, or vendees in the premises herein conveyed.
The foregoing covenants shall run with the land. The foregoing provisions shall
be binding upon and shall obligate the contracting party or parties and any
subcontracting party or parties, or other transferees under the instrument.

(b) Deeds. The Deed(s) conveying the Property, or any portion
thereot, shall contain the covenants in subsection (a) of this Section.

(c) Leases. Any lease of the Property, or any portion therecf, shall
contain the covenants in subsection (a) of this Section.

SECTION 12, UTILITY RELOCATION COSTS.

This Agreement contemplates recognition by affected utility companies

that this Project is considered to be a "Franchise Project” under applicable utility

relocation agreements. As a "Franchise Project,” the affected utility companies will be

required to pay for relocation of utility lines within time constraints herein referenced.
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SECTION 13. PARTIES NOT PARTNERS.

Nothing in this Agreement is intended to create a partnership or joint venture
between or among any of the parties hereto.

SECTION 14. GOVERNING LAW.

This Agreement shall be interpreted, and the rights and duties of the parties
hereto (both procedural and substantive) shall be determined according to California
law, except where applicable federal law or regulations apply. In the event that
legislation is adopted which substantially impairs the ability of the parties to meet their
obligations under this Agreement, the parties shall undertake good faith efforts to
renegotiate this Agreement. If, after such renegotiation efforts are not successful, any
party may terminate this Agreement.

SECTION 15. COUNTERPARTS.

This Agreement may be executed in counterparts, each of which when
executed and delivered shall be deemed an original and together shall constitute one
and the same instrument.
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IN WITNESS WHEREOF, the Agency and the City have caused this

Agreement to be duly executed in their name and behalf by the Ex-Officio Director and

City Manager, respectively, and the City seal to be hereunto duly affixed and attested

by the City Clerk, and the Developer has caused this Agreement to be duly executed

in its name and behalf, on or as of the day first above written.

ATTEST:

JACQUELINE L. RYLE
Ex-Officio Clerk for the Redevelopment
Ageney of the City of Fresno

BY= f E‘.\L-L -_Jll-li.- -=- & ‘l.- {L s.‘{,-‘-(
g Deguty )

APPROVED AS TO FORM:

JAMES P. LOUGH,

Ex-Officio Attorney for the

Redevelopment Agency of the Cit
esno; and the Fresno

PrlO1BSERAGT 1 10201 1/94
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FRESNO DIAMOND GROUP,
a California corporation
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REDEVELOPMENT AGENCY OF THE
CITY OF FRESNO

By ™ 4,\\‘...9(3. BMW.-—

Michael A. Bierman

Ex-Officio Executive Director of
the Redevelopment Agency of
the City of Fresno

CITY OF FRESNO

el N0 B o

Michael A. Bierman

By
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EXHIBIT "A"
PROJECT DESCRIPTION

The sports/entertainment stadium project is to be developed on the approximately 11-acre
area depicted by Exhibit "B" and generally bound by Tulare, Broadway/"H", and Inyo
Streets and the Fulton/Broadway alley. The project site’s size and configuration may be
greater or lesser than the site provided by the Fresno Redevelopment Agency, subject to
the incorporation of additional parcels through separately negotiated acquisitions, lease
agreements or owner participation agreements.

The sports/entertainment stadium facility is to be designed and constructed sufficient to
host baseball, football and other outdoor athletic, concert and entertainment events
conducted both during daytime and nighttime hours; contain a spectator seating capacity
of 15.000 for baseball events and 10,000 to 20,000 for concerts and other entertainment
events, and may include skyboxes or other special viewing or seating accommodations;
and, include related stadium and operational facilities consisting of stadium club
restaurant, retail spaces (i.e. souvenir gift shops). concessions, stadium and team
administrative offices, warehouse and maintenance buildings, home and visitor locker
rooms, football locker room, weight training room, concert stage and dressing room,

loading and staging area, event tent area with adjoining commissary and player/employee
parking lot.

All buildings, structures and improvements constructed on the stadium project site shall
be consistent with the site plans and architectural elevations approved in accordance with

applicable standards, policies and procedures of the City of Fresno and the Fresno
Redevelopment Agency.
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AGREEMENT FOR
PURCHASE OPTION AND RIGHT OF ACCESS

This agreement. made this _ﬁ'_ﬂ'day of A .ai,gg.f" . 1993, by and between
Thanh Duy Vo. hereafter referred to as "Owner"(s) and the Redevelopment Agency of the
City of Fresno. hereafter referred to as "Agency”, pertains to real property located at
844 Broadway in the City and County of Fresno, also known as Assessor’s Parcel Number
468-284-23, as Shown on the attached Exhibit "A".

RECITALS

WHEREAS. Owner(s) hold fee title to real property located at 844 Broadway,
Fresno. California (hereafter. "the subject Property”); and

WHEREAS, Agency is interested in the development of a baseball stadium to the
east of the intersection of Tulare and Broadway Streets; and

WHEREAS. Agency desires to acquire an exclusive option to purchase Subject
Property for fair market value at such time as it may exercise its option during the term

hereof:; and

WHEREAS, Owner(s) desire(s) to give Agency such a purchase option. for valuable
consideration as hereafter set forth: and

WHEREAS. Owner and Agency believe that it is in their common interest to enter

into this Agreement concerning the Subject Property.

NOW, THEREFORE. the parties agree as follows:

Section 1: Agreement For Purchase Option. Owner hereby grants to Agency the
1
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exclusive right to purchase the Subject Property at its fair market value to be determined
by an independent appraiser as of the date of exercise of this option, or as otherwise
determined by an agreed arbitrator.

Section 2: Option Period. The option period created by this Agreement shall remain

in effect for twelve (12) months from the date of executon.

Section 3: Consideration For Option and Right of Access. The Owner shall receive

payment in the amount of FIVE HUNDRED DOLLARS ($500.00) within 30 calendar days
following the date this Agreement is formally approved by the Agency. If. for any reason,
this Agreement is not approved by Agency's Board of Directors. no payment shall be made

to the Owner and this Agreement shall be of no force or effect.

Section 4: Assienment. The parties agree that their respective interests in this
Agreement shall be assignable to a third party, provided reasonable prior notice of

assignment is given and the Assignee expressly agrees to comply with all terms of this

Agreement.

Section 5: Right of Access: Appraisal. Owner hereby grants the Agency, its agents
or assigns, access to the Subject Property on 24 hours’ prior notice and further agrees to
allow access to enclosed or locked areas. Any damage to the property caused by Agency.
its agents or assigns. will be repaired by Agency. Site visits will be done in a manner
which will not interfere with Owner's (or Owner’s tenants') use of the Subject Property.
During the period of this option, Agency shall have the right to. at its sole expense.

commission an appraisal of Subject Property by a professional real estate appraiser to
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determine its then fair market value.

Section 6: Warranties. Owner warranties he/they/it own the Subject Property and

has/have markertable and insurable fee simple title to the Subject Property.

Section 7: Completion of Purchase: Purchase Price. In the event Agency elects to

exercise its purchase option, Agency shall:

(a}  Notify Owner in writing of its decision to exercise the option.

(b)  Within 10 days thereafter, submit a written offer to purchase the Subject
Property for the price established by the appraiser commissioned by Agency.

(c)  Notify all nonresidential occupants of the Subject Property of eligibility for
relocation assistance benefits and payments, as of the purchase offer date. as provided
pursuant to Section 7260 of the California Government Code. No housing is being acquired
and no payments to parties claiming residential tenancy will be made.

(d)  Uulize the standard "Offer of Sale of Land". a copy of which is attached as
Exhibit "B". Upon opening of an escrow. Agency shall also pay all escrow and title
insurance fees but shall not be responsible for payment of recorded liens, encumbrances,

or delinquent taxes, if any,

Section 8: Owner Option To Contest Appraisal. Arbitration. If the Owner(s)

disagree(s) with the offered purchase price of the Subject Property as established by the real
estate appraiser commissioned by Agency pursuant to this Agreement. Owner(s) may
commission his/their/its own appraisal of Subject Property and thereafter negotiate with

Agency for a different sale price. Owner(s) and Agency agree, however, that if no
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agreement is reached on a sale price, Owner(s) will sell and Agency will purchase Subject

Property at a price to be determined through binding arbitration before an arbitrator who
shall be certified by the designation of "Member of the American Institute of Real Estate
Appraisers of the National Association of Real Estate Boards." Said arbitrator shall be
selected by the parties from among those MAI's who have offices in the City of Fresno.

Section 9: Time of the Essence. It is expressly agreed by the parties hereto that time

is of the essence to this Agreement.

Section 10: Entire Agreement. This Agreement, with attachments, constitutes the

entire agreement between the parties, and this Agreement supersedes any oral statements

by either party unless amended. modified. supplemented or terminated except as set forth

herein unless each of the parties hereto consents in writing.

Section 11: Attornev's Fees. If any legal action or proceeding, other than the
valuation of the property. arising out of or relating to this Agreement is brought by either
party. the prevailing party shall be entitled to recover from the other party in addition to

any other relief that may be granted, reasonable attorneys’ fees, costs and expenses.



Section 12: Binding Effect. The provisions of this Agreement shall bind the

respective, heirs, executors, personal representatives, administrators, successors and assigns

of the parties hereto.

Section 13: Further Assurance. The parties hereto agree to execute any additional

documents that may be necessary to effectuate the intent and purpose of this Agreement.

PROPERTY OWNER REDEVELOPMENT AGENCY OF
THE CITY OF FRESNO

By ‘lmub‘] e By \\.ﬁll‘\t\'l:-i..--& Ck Fg ks.-_u-w_.“
Thanh Duy Vo. Owner

By

MAILING ADDRESS:

1245 East Barstow Avenue
Fresno. CA 93710

ATTEST: APPROVED AS TO FORM:;

Jacqueline L. Ryle James P. Lough

City Clerk City Attommey
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TR = a! ’

MS0IAALS




|

W— AFM 453-2B1-18

-
g

PN 183-32431 /"'i/ _ , i
&

L

BROADWAY

|

DRAWN BY: £«  DATE: $/v5ts
CHK'D BY: DATE:

i
- -
Department Of Eccnomic Resources | PAGE ND._L!
“ = -

EXHIBIT A




Callfornia ARG N e e e
1 NI ANEN _ .
PROIEEN N, a0

ESCHOW NO,

= Tillerein swiereod 1o ae Granierl

OFFER OF SALE OF LAND

Tiin Apreemenl evhibenoe:

I Tt . - x e heellier

relerresl lo mm wi.'ﬁ'ﬂu’.h L fgir;:h;m:;i_pru_{u:d::

s been algneidl by Lhe widorlgeed Grantor, lopeiber willi  eserew inslevctlenm pelntlue iheieia, and haiabed o

e e e wmeATER e The Hedevehgaei il Areney of e
Cily of Fressn, Ihercinnlier relerrml 1o mg “le Agency™). Ior geerplunes ar reluim by Ghe Agriscy,

2. i e partles bave sen Taedl fereln dhe winds of P s sonenls,

A Thai Ve peirelnse priee of sabil renl grosprely adsill Do e wnn ol B, P S T TR TR
all lbevs, epemnbrnnces, resielelons,  easements, sacanmenty, delirmpent Lnaes, chelis of puescsslon. ol to cigtis
of powseaslon, smd recorded and/or unreconded lesschald Interesin nml rnsemenis ercepl:

Unpnkl moa-dellmpient taxes proceled ny of close of escruw,
Urban Menewsl Plan

4. Tiwut nll exprnaes of Fceme, exnndaniion ol (e oml ol reonding (e el slindl lee pab] Ly the Arrucy,
vapepl lhe orals of sy required docuneninty slamg=

% Thai In ceimkiernilon of the oxecullen of fhls npreement by Grantar, Uhe Apmcy ol moind biviie (s pepelinte
aml Fmbaver lo ubtaln ollier Apreeinciits gencrnlly shullar o charngier, brinn owners of seal pooperly i the vichully
of the renl prinjeerly above descriled.

6 That (be Granlor shnll have v clabn or canse of acibm ngnabnst the Apency cxcepd such as sy wilae Dy
renson of (ki npreement.

F. Mead il rvighis phoon by (e Conlee in the Acency berramber are exchodvn aml booesosenbibe, sisl st sy
ime willidn §30 dbays Iroms tse dntg bereal, or Uerenilor walll Vs sptrersenl Is tenoloalel G Ageicy Hr Ale wilsl
esprow istricihns nnsl sabil Deed with the escrooy boliler mamed Lecrebi, nisl pay Inte (ke excomw The (mirelmse geice
of “I:'ﬁle properily.  Upon the recordnllon of sall Denl, monkes dun (he Gronine sholl lecome (mmediately duie ml
paynlie.

W it shioukl ke Atesmy gl alepemil anb] eeviny baslioe Dhs welll e rscvo Tedder willldn g perrwel oo
A dnya Tesin (b slnte Derent, This mpiecoent alll pevimbn b deaee Devemlier il bl Ghe Granber siall fovsslasie (s
peremienl by piviog 30 days prior wrilien anllee Lo The Apctey of pich evbuition, whercipon, the Agroey sladl file
re rarving dnstisse b ol Do wiildo sabkl 30 dnys oc reluen ofl doemments delivered o U by the Genter, mirl plils
agrerieenl plall e of i luriler rilect (heicalley excepl o boaehmlicr e bl

B Thnd the Apriey may nil nnylb!llﬂ 1-||hr i e vl rssn ol e sl teombiete dhis apierend aial o nbl
Babidbly lw Cfromlor hercumeber, by retmning (e Ue Grmler all sbaoneenis ooevivial T mnhd R

10, “Mint even (lwough (e Ageney may have meoepled This offer, nevecilwelen bn fbes ol cosopletbag: the el
of snld prewises Uil escrme, (e Agency Wy sl muy Uoe g fo oeenduloes ol sk Deed, possnl o segeie (e
presiven by conbivend sk proceedings, wed e Uranior merees, Fe i Dodepeosiend piljmalathen widely alud] sanvlve
ihe caplration or lerminalion of Uhls offer, that the fusy combcraation in which Lhe Granior shall be enlithed In such
rinlinent somnbn nellon shall be (he porchase prics above ginied, which price 1he Granlor hereby declates 10 be (he falr
pnckel wolue of enld premises, Inclushve of every Inlerest Lhereln, ather [ wose Inteceals excepled in Paragraph L




AGREEMENT FOR PURCHASE
OPTION AND RIGHT OF ACCESS

This agreement, made this (1§ e dayof_ 0ctormb , 1993, by and between

PATCO, Inc., a California Corporation, B.M. Patel, Vrajlal Chaniava, and Bhovanbhai Bavariya, hereafter
referred to as "OWNER"(S) and the Redevelopment Agency of the City of Fresno, hereafter referred to
as "AGENCY", pertains to real property, a motel building and other improvements, located at
866 to 888 Broadway, in the City and County of Fresno, also known as Assessor's Parcel Number
468-284-24, as shown on the attached Exhibit "A".
RECITALS

WHEREAS, OWNER(S) hold title to real property improvements on leased land located at
866 to 888 Broadway, Fresno, California (hereafter, "the subject property”); and

WHEREAS, AGENCY is interested in the development of a baseball stadium to the east of the
intersection of Tulare and Broadway Streets; and

WHEREAS, AGENCY desires to acquire an exclusive option to purchase Subject Property for fair
market value at such time as it may exercise its option during the term hereof; and

WHEREAS, OWNER(S) desire(s) to give AGENCY such a purchase option, for valuable
consideration as hereafter set forth; and

WHEREAS, OWNER and AGENCY believe that il is in their common interest to enter into this
Agreement conceming the Subject Property.

NOW, THEREFORE, the parties agree as follows:
Section 1: Acreement for Purchase Option. OWNER hereby grants to AGENCY the exclusive

right to purchase the Subject Property at the price of ONE MILLION TWO HUNDRED THIRTY
THOUSAND SEVEN HUNDRED DOLLARS ($1,230,700).

Section 2: Option Period. The option period created by this Agreement shall remain in effect for
twelve (12) months from the date of execution.

Section 3: Consideration for Option and Right of Access. The OWNER shall receive payment
in the amount of FIVE HUNDRED DOLLARS (3500.00) within 30 calendar days following the date this

Agreement is formally approved by the AGENCY. If, for any reason, this Agreement is not approved by

AGENCY'S Board of Directors, no payment shall be made to the OWNER and this Agreement shall be
of no force or effect.
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Section 4: Assignment. The parties agree that their respective interests in this Agreement shall

be assignable to a third party, provided reasonable prior notice of assignment is given and the Assignee

expressly agrees to comply with all terms of this Agreement.

Section 5: Risht of Access: Appraisal. OWNER hereby grants the AGENCY, its agents or
assigns, access to the Subject Property on 24 hours prior notice and further agrees to allow access to
enclosed or locked areas. Any damage 1o the property caused by Agency, ils agents or assigns, will be
repaired by AGENCY. Site visits will be done in a manner which will not interfere with OWNER'S (or
OWNER'S tenants’) use of the Subject Property.

Secuon 6: Warranues. OWNER warranties he/they/it own the Subject Property and has/have

marketable and insurable fee simple tite to the Subject Property.

Section 7: Completion of Purchase: Purchase Prce. In the event AGENCY elects 1o exercise its
purchase option, AGENCY shall:

(a) Notify OWNER in writing of its decision to exercise the option.

(b) Within 10 days thereafter, submit a written offer to purchase the Subject Property for the
price established by the appraiser commissioned by AGENCY.

(c}) Notify all nonresidential occupants of the Subject Property of eligibility for relocation
assistance benefits and payments, as of the purchase offer date, as provided to Section 7260 of the
California Government Code. No housing is being acgquired and no payments to parties claiming
residential tenancy will be made.

(d)  Uualize the standard "Offer of Sale of Land", a copy of which is attached as Exhibit "B".
Upon opening of an escrow, AGENCY shall also pay all escrow and title insurance fees but shall not be
responsible for payment of recorded liens, encumbrances, or delinquent taxes, if any.

ection 8. Owner Option t niest Appraisal, Arbitration. OWNER has concluded that the
current value of the improvements at 866 and 888 Broadway is $1,230,700 and will accept this amount,
less any morigages, liens, encumbrances and previous years' taxes and assessments as the full purchase

price. No arbitration will be necessary unless there is a significant diminution of value caused by fire,
earthquake, waler or other physical forces.

Section 9: Time of the Essence. It is expressly agreed by the parties hereto that time is of the
essence to this Agreement.

Section 10: Entire Asreement. This Agreement, with attachments, constitutes the entire agreement
between the parties, and this Agreement supersedes any oral statements by either party unless amended,

meodified, supplied, supplemented or terminated except as set forth herein unless each of the parties hereto
consents in writing.




e —————

Section 11: Amomey's Fees. If any legal action or proceeding, other than the valuation of the

property, arising out of or relating to this Agreement is brought by either party, the prevailing party shall
be entitled to recover from the other party in addition to any other relief that may be granted, reasonable

attorney's fees, costs and expenses.

Section 12: Bindine Effect. The provisions of this Agreement shall bind the respective, heirs,

executors, personal representatives, administrators, successors and assigns of the parties hereto.

Secton 13: Further Assurance. The parties hereto agree to execute any additional documents that

may be necessary to effectuate the intent and purpose of this Agreement.

PROPERTY OWNER REDEVELOPMENT AGENCY OF THE
CITY OF FRESNO
PATCQO, Inc.

D03 . 4

William Patel, President

ovan ariya
By: {o@

rajlal Chaniard

By: ﬁp‘ﬁ/k?\

"B .M. Patel—~

MAILING ADDRESS:

1400 Fashion Island Boulevard, Suite 304
San Mateo, CA 94404

ATIEST: APPROVED AS TO FORM:

James P. Lough
City Attorney

% /) ﬁw._, psst-

DLRAambPATCOIDLE
Ocober 7, 1993
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. California ASSESSOR'S PARCEL NO.

., 19 PROJECT DESCRIPTION.

(Herein referred to as Grantor)

OFFER OF SALE OF LAND

This Agreement evidences:

1. That therzinafter
referred to as "deed™), describing the following real property: :

has been signed by the undersigned Grantor, logether with escrow instuctions relating thereto, and handed o
. Agent for the Redevelopment Agency of the City of Fresno, (hereinafter
referred to as "the Agency™), for acceptance or retum by the Agency.

2. That the parties have set fopth herein the whole of their agreements,

3. That the purchase prce of said real property shall be the sum of § free and clear of all liens,
encumbrances, restrictions, easements, assessments, delinquent taxes, rights of possession, claims to rights of possessions
and recorded and/or unrecorded leasehold interests and easements except

Unpaid non-delinquent prorated as of close of escrow,
Urban Renewal Plan.

4.  That all €xpenses of escrow, examination of Gitle and of recording the Desd shal] be paid by the Agency,
except the costs of any rquired documentary stanps.

5. That in consideration of the execution of this agreement by the Grantor, the Agency will continue to
negotiate and endeavor to obrain other agreements generally similar in character, from owners of real property in the
vicinity of the real property above described.

6.  That the Grantor shall have no claim or cause of action against the Ageacy except such as may arise by
rason of this agreement.

7. Thar the rights given by the Grantor to the Agency hereunder are exclusive and irmevocable, and at any time

9. Thar the Agency may at any time pn‘ortnﬂ'u:mmrdaﬂﬂnofﬂmd::d. terminate the agreement and all
Liability to Grantor hereunder, by returning the to Grantor all documents received fom said Grantor.,

'EXHIBIT B




of said premises through escrow, the Agency may af any time prior to recordation of such Deed, proceed 1o acquire the

premises by eminent domain proceedings, and the Grantor agrees, as an Independent stipulation which shall survive the
expiration or termination of this offer, that the Just compensation to which the Grantor shall be eatitled In such eminent
domain action shall be the purchase price above stated, which price the Grantor hereby declares to be the fair market value
of said premises, inclusive of every interest therein, other than those interests excepted in Paragraph 3.

11. That loss or damage to the real property, or any improvements thereon, by fire or other casualty, occurring
prior to the recordation of the Deed shall be at the tisk of Grantor.

12, That written notice, as meationed in this Agreement, may be delivered personally, or by depositing such

Deed. All rents dedved from tenant-occupied property up to and including the date of recordation of Deed shall be paid
to the Grantor. All rents derived from tenant-occupied property subsequent to the date of rcordation of Dead shall be
paid to the Grantes, the Redevelopment Agency of the City of Fresno. Rentals will be proraled in escrow by the title
companies involved in accordmee with supplemental escrow instructions accompanying this transaction

14. ‘This Agreement shal] be binding upon and inure to the benefit of the heirs, successors, and assigas of the
properties hereto, and the Agency Is expressly given the right to assign this agreement and its rights hereunder,

IN WITNESS WHEREOF, the parties have executed this agreement the day and year first above written.

APPROVED FOR FORM AND LEGALITY
By.

RECOMMENDED FOR APPROVAL

By.

Ex-Offico Executive Direcior

NO OBLIGATION OTHER THAN THOSE SET FORTH HEREIN WILL BE RECOGNIZED
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AGREEMENT FOR
PURCHASE OPTION AND RIGHT OF ACCESS

This agreement, made this 22%day of €xXORRA_ 1993, by and between

WELLS FARGO BANK, N. A., formerly known as BANK OF AMERICA NT&SA AS TRUSTEE
UNDER THE WILL OF IRENE H. DODD, DECEASED, hereafter referred 1o as "Owner"(s) and
the Redevelopment Agency of the City of Fresno, hereafter referred to as "Agency”, pertains o
real property subject to an existing land lease, located at 866 to 888 Broadway in the City and
County of Fresno, also known as Assessor’s Parcel Number 468-284-24, as shown on the attached
Exhibit "A".

RECITALS

WHEREAS, Owner(s) hold fee title to land, exclusive of all improvements, located at
866 to 888 Broadway, Fresno, California (hereafter, "the subject Property”); and

WHEREAS, Agency is interested in the development of a baseball stadium to the east of
the intersection of Tulare and Broadway Streets; and

WHEREAS, Agency desires to acquire an exclusive option to purchase Subject Property
for fair market value at such time as it may exercise its option during the term hereof: and

WHEREAS, Owner(s) desire(s) to give Agency such a purchase option, for valuable
consideration as hereafter set forth: and

WHEREAS, Owner and Agency believe that it is in their common interest 1o enter into this
Agreement concermning the Subject Property.

NOW, THEREFORE, the parties agree as follows:

............. T RS e

7Mm TD B
& B Somruscite

L_‘-"UTT

1
EXHIBIT C-3




'——

Section 1: Aereement For Purchase Option. Owner hereby grants to Agency the exclusive

right to purchase the Subject Property at its fair market value to be determined by an independent
appraiser as of the date of exercise of this option, or as otherwise determined by an agreed

arbitrator,

Section 2: Option Period. The option period created by this Agreement shall remain in

effect for twelve (12) months from the date of execurtion.

Section 3: Consideration For Option and Rieht of Access. The Owner shall receive

payment in the amount of FIVE HUNDRED DOLLARS (3500.00) within 30 calendar days
following the date this Agreement is formally approved by the Agency. If, for any reason, this
Agreement is not approved by Agency's Board of Directors, no payment shall be made to the
Owner and this Agreement shall be of no force or effect.

Section 4: Assienment. The parties agree that their respective interests in this Agreement
shall be assignable to a third party, provided reasonable prior notice of assignment is given and

the Assignee expressly agrees to comply with all terms of this Agreement

Section 5: Risht of Access: Appraisal. Owner hereby grants the Agency, ils agents or
assigns, access to the Subject Property on 24 hours' prior notice and further agrees to allow access
to enclosed or locked areas. Any damage to the property caused by Agency, its agents or assigns,
will be repaired by Agency. Site visits will be done in @ manner which will not interfere with
Owner's (or Owner's tenants') use of the Subject Property. During the period of this option,
Agency shall have the right to, at its sole expense, commission an appraisal of Subject Property
by a professional real estate appraiser (o determine its then fair market value,

Section 6: Warranties. Owner warranties he/they/it own the Subject Property and has/have

marketable and insurable fee simple title to the Subject Property.




——

Section 7: Completion of Purchase; Purchase Price. In the event Agency elects to exercise

its purchase option, Agency shall:

(a) Notify Owner in writing of its decision to exercise the aption.

(b) Within 10 days thereafter, submit a written offer to purchase the Subject Property
for the price established by the appraiser commissioned by Agency.

(c) Notify all nonresidential occupants of the Subject Propenty of eligibility for
relocation assistance benefits and payments, as of the purchase offer date, as provided pursuant to
Section 7260 of the California Government Code. No housing is being acquired and no payments
to parties claiming residential tenancy will be made.

(d) Utilize the standard "Offer of Sale of Land", a copy of which is attached as
Exhibit "B". Upon opening of an escrow, Agency shall also pay all escrow and title insurance fees
but shall not be responsible for payment of recorded liens, encumbrances, or delinquent taxes, if
any.

Section 8: Owner Option To Contest Appraisal: Arbiuation. If the Owner(s) disagree(s)

with the offered purchase price of the Subject Property as established by the real estate appraiser
commissioned by Agency pursuant to this Agreement, Owner(s) may commission his/theirfits own
appraisal of Subject Property and thereafter negotiate with Agency for a different sale price.
Owner(s) and Agency agree, however, that if no agreement is reached on a sale price, Owner(s)
will sell and Agency will purchase Subject Property at a price to be determined through binding
arbitration before an arbitrator who shall be certified by the designation of "Member of the
American Institute of Real Estate Appraisers of the National Association of Real Estate Boards.”

Said arbitrator shall be selected by the parties from among those MAI's who have offices in the

City of Fresno.




Section 9: Time is of the Essence. It is expressly agreed by the parties hereto that time is

of the essence to this Agreement.

Section 10: Entire Aereement. This Agreement, with attachments, constitutes the entire

agreement between the parties, and this Agreement supersedes any oral statements by either party
unless amended, modified, supplemented or terminated except as set forth herein unless each of

the parties hereto consents in writing.

Section 11: Attornev’s Fees. If any legal action or proceeding, other than the valvation of

the property, arising out of or relating 1o this Agreement is brought by either party, the prevailing
party shall be entitled to recover from the other party in addition to any other relief that may be
granted, reasonable attorneys® fees, costs and expenses.

Section 12: Binding Effect The provisions of this Agreement shall bind the respective,
heirs, executors, personal representatives, administrators, successors and assigns of the parties

hereta.

Section 13: Court Approval. Should Agency elect to acquire the subject property, said

acquisition is subject to Superior Court approval.




Section 14: Existine Lease. Should Agency elect to acquire the subject property, said

dcquisition is subject to the existing lease currently in effect on the property or subject to the

Agency’s acquisition of the leasehold interest in the subject property

Section 15: Further Assurance. The parties hereto agree to execute any additional

documents that may be necessary to effectuate the intent and purpose of this Agreement.

PROPERTY OWNER

| A Leitk

B :I : E E e —
¥ PSSTSIET VIE ESident
%H%

DRSV/ W ANDSRSON
ViCE PRESIDENT

MAILING ADDRESS:
Wells Fargo Bank, N.A.
Central Valley Real Estate
Ann: Daniel A, Leith
5262 North Blackstone Avenue
Fresno, CA 93710

ATTEST:

Jacqueline L. Ryle
City Clerk

B}M/ céﬁhm%%zg___,
%

DLB/ambWWFARGO3.DLB
October 14, 1793

REDEVELOPMENT AGENCY OF
THE CITY OF FRESNO

EYW%&Q.BQW

APPROVED AS TO FORM:

James P. Lough
City Attorney

By %{"f!’%ﬂ % ,@O.{A_’!ﬁﬁﬁ
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- . California ASSESSOR'S PARCEL NO.

g 2 FROJECT DESCRIPTION

(Herein referred to as Grantor)

OFFER OF SALE OF LAND

This Agreement evidences:

1. That thereinafter
refemed to as "deed”), describing the following real property:

has been signed by the undersigned Grantor, together with escrow instructions relating thereto, and handed to
, Agent for the Redevelopment Agency of the City of Fresno, (hereinafier
referred to as "the Agency™), for acceptance or retum by the Agency.

2. That the parties have set forth herein the whole of their agreements.

3. That the purchase price of said real property shall be the sum of § free and clear of all liens,
encumbrances, restrictions, easements, assessments, delinquent taxes, rights of possession, claims to dghts of possessions
and recorded and/or unrecorded leasehold interests and easements except:

Unpaid non-delinquent prorated as of close of escrow.

Urban Renewal Plan,

4.  That all cxpenses of escrow, examination of title and of recording the Deed shal] be paid by the Agency,
except the costs of any required documentary stamps.

5. That in consideration of the execution of this agreement by the Grantor, the Agency will continue to
negotiate and endeavor to obtain other agreements generally similar in character, from owners of meal property in the
vicinity of the real property above described.

6.  That the Grantor shall have no claim or cause of action against the Agency excepl such as may arise by
reason of this agreement.

7.  That the rights given by the Grantor to the Agency hereunder are exclusive and irrevocable, and at any time

8. That should the Agency not deposit said escrow instructions with the escrow halder within a perod of 120
days from the date hereof, this agreement shall remain in full force thereafter untl the Grantor shall tetminate this
agreement by giving 30 days prior written notice to the Agency of such temination, whereupon, the Agency shall file
the escrow instructions and Deed within said 30 days or retum all documents delivered to it by the Grantor, and this
agreement shall be of no further effect thereafter except as hereinafter provided.

9.  That the Agency may at any time prior 10 the recordation of the deed, temminate the agreement and all
Liability to Graator hereunder, by mtuming the 10 Grantor all documents received from said Grantor.

'EXHIBIT B
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10." That evea though the Agency may have accepted this offer, nevertheless, In liew of completing the purchase
of said premises through escrow, the Agency may at any me pricr (o recordation of such Deed, proceed to acquire the
premises by eminent domain proceedings, and the Grantor agrees, as an Independent stipulation which shall survive the
expiration or temination of this offer, that the Just compensation to which the Grantor shall be entitled in such eminent

of said premises, inclusive of every interest therein, other than those interests excepted in Paragraph 3,
11. That loss or damage to the real property, or any improvements thereon, by fire or other casualty, occurring

pror 1o the recordation of the Deed shall be at the risk of Grantor.

12.  That written notice, as mentioned in this Agreement, may be delivered personally, or by depositing such
notice propenty addressed in the ordinary United States mail In any Post Office or mail box in the City of Fresno,
Califomnia enclosed in an eavelope address to the person to whom the notice is given and at the address specified below.
13.  Grantor shall retain possession of the property conveyed up to an including the date of recordation of the
Deed. All rents derived from tenant-occupied property up to and including the date of recordation of Deed shall be paid
to the Grantor. All rents derived from tenant-occupied property subsequent to the date of recordation of Deed shall be
paid to the Grantee, the Redevelopment Agency of the City of Fresno. Rentals will be prorated in escrow by the title
companies involved in accordance with supplemental escrow instructions accompanying this transaction
14. ‘This Agreement shal] be binding upon and inure 1o the benefit of the heirs, successors, and assigns of the
propetties hereto, and the Agency is expressly given the right to assign this agreement and its dghts hereunder.

IN WITNESS WHEREOQF, the parties have executed this agreement the day and year first above written.

Granior

Address

APPROVED FOR FORM AND LEGALITY

RECOMMENDED FOR APPROVAL

Ex-Offico Fxecutive Direcior

NO OBLIGATION OTHER THAN THOSE SET FORTH HEREIN WILL BE RECOGNIZED

92453
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10.

EXHIBIT "E"

PROJECT PROCESS SCHEDULE AND MILESTONES

TASK

City Council/Redevelopment Agency Initiation
of project related plan amendments and authorization
to prepare Level I Hazardous Substances Evaluation.

Receive project description, illustrations
and operational statements from stadium
developer.

Complete Level I Hazardous Substances Evaluation.

Distribute project entitlements, plan
amendments and environmental assessment
request for comment.

City Council/Redevelopment Agency authorization to
prepare Level 11 Hazardous Substances Evaluvatuon
and stormwater drainage improvement plans.

City Council/Redevelopment Agency acceptance of
Downtown Baseball Stadium Processing Agreement
for consideration,

Complete Level 11 Hazardous Substances Evaluation.
Complete Environmental Assessment Initial Study
and staff analysis of plan amendments and project

entitlements.

Conduct Housing and Community Development
Commission hearings.

Page 1

DATE

11/03/93

12/03/93

12/06/93

12/08/93

01/18/94

02/08/93

03/10/94

03/21/94

03/23/94




%

14.

I3,

Conduct Planning Commission Public Hearing

to consider project related plan amendments,
entitlements and environmental findings.

Conduct City Council/Redevelopment Agency Public
Hearing to consider project related plan amendments,
entitlements, environmental findings, appropriation
of funds and disposition and development agreement,

Pending project approval, City of Fresno/Redevelopment
Agency and Stadium Developer execute the "Disposition
and Development Agreement" consistent with "Processing
Agreement” and conditions of approval,

Establish project site demolition, public improvement
and stadivm construction schedules identifying timeline
for processing all necessary engineering and construction
plans and permit applications; the target date for
issuance of a building permits; and, date of project
completion.

Scheduled close of escrow to convey project site parcels
to stadium developer,

2
40127DRU.DTS Page 2

04/06/94

04/26/94

04/29/94

04/26/94

05/31/94
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13.

14.

Conduct Planning Commission Public Hearing

to consider project related plan amendments,
entitlements and environmental findings.

Conduct City Council/Redevelopment Agency Public
Hearing to consider project related plan amendments,
entitlements, environmental findings, appropriation
of funds and disposition and development agreement.

Pending project approval, City of Fresno/Redevelopment
Agency and Stadium Developer execute the "Disposition
and Development Agreement" consistent with "Processing
Agreement" and conditions of approval.

Establish project site demolition, public improvement
and stadium construction schedules identifying timeline
for processing all necessary engineering and construction
plans and permit applications; the target date for
issuance of a building permits; and, date of project
completion.

Scheduled close of escrow to convey project site parcels
to stadium developer.
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