COMMUNITY & ECONOMIC DEVELOPMENT OFFICE

149 CHURCH STREET » ROOM 32 » CITY HALL » BURLINGTON, VT 05401
(802) 865-7144 » (802) 865-7024 (FAX)

www.burlingtonvt.gov/cedo

To: City Council

From: Samantha Dunn, Asst. Director of Community Works, CEDO
Brian Pine, Director, Community & Economic Development Office
Jeffrey Glassberg, Development Consultant, Renaissance Development Company

Date: February 21, 2024
Subject: Memorial Block Update
Background

Memorial Auditorium was built in 1927 as a World War | Memorial and Public Assembly Space. Since
that time Memorial Auditorium has hosted public performances, private functions, athletic events,
farmers’ markets, exhibits, a day care, and a teen center. In 1988, Memorial Auditorium was listed on
the National Register of Historic Places as a contributing building with the Main Street - College Street
Historic District - many in Burlington and the surrounding area have a favorite memory linked to this
building. While the building served many important uses, the City struggled to maintain the capital
requirements of the building. The building was shut down at the end of 2016, when it was no longer safe
to occupy.

Memorial Auditorium sits on the corner of Main Street and South Union Street, a city block (also
bounded by College Street and South Winooski) including a total of 3.81 acres of land — 77% of which is
owned by the City and almost half of which is occupied by surface parking.

Over the past three decades, the City has simultaneously struggled to keep up with the growing
maintenance needs of Memorial Auditorium and explored a series of potential plans for redevelopment
of the building and the entire block. During this time, the City has previously engaged in RFPs for
Memorial and a strong public process, but those earnest and robust efforts did not come to fruition in a
project that could move forward. The timeline below summarizes the City’s efforts since the 1990s with
respect to both Memorial and the municipal parking lot:

1990s City began to struggle to keep up with repairs on the building; 1994 Memorial bond vote
failed; 1993 bond for a public safety building for the municipal parking lot failed.

2013 PlanBTV Downtown provides vision for redevelopment for underutilized sites

2013 YMCA explored adaptive reuse of Memorial Auditorium; balance of block slated for Mixed-
Use w/ Student Housing

2016 UVM Arena with Hotel on “Gateway Block”
2016 Memorial Auditorium closed to protect public safety

2018 robust public process by CEDO leading to Adaptive Re-use plans for Memorial Auditorium
as a “Community Hub”; 2019: RFP to find a private operator for Memorial Community Hub

2021 Bond vote that included Memorial renovations failed


https://burlingtonvt.gov/sites/default/files/MainStCollegeStHD_incl%20Memorial%20Aud_3.pdf

2021 Gateway Block considered but rejected as the site of a new Burlington High School
2022 Successful bond brings SIMM to Memorial Stabilization & Exploration of future uses
2022 Voters approve $165MM in bonding for new BHS

2022 RFP for Redevelopment through Public/Private Partnership

2023 Selected Proposal (Babaroosa) withdraws for financial feasibility reasons

2023 City facilitates strategic visioning exercise for Gateway Block Redevelopment

Barriers to the success of previous efforts have included: failed bond votes for investment into Memorial
Auditorium; the ravine sewer running diagonally across the Main Street/South Winooski parking lot; lack
of control over the three privately held parcels in the middle of the block; and the financial infeasibility
of the investment required to repair and renovate Memorial Auditorium as a stand-alone development.

Exploration of Public/Private Partnership

Memorial Auditorium has become a liability for the City and provides no public benefit. Redevelopment
of this block is necessary to chart the direction for key capital activities in the downtown, activate
underutilized properties, address the City’s chronic housing shortage and replace blight and liability with
a range of public benefits.

In the summer of 2023, two local developers — Eric Farrell and Joe Larkin — gained site control of the
three privately held parcels in the middle of the block and approached the Administration with a
proposal to explore a partnership with the City on a redevelopment that would meet many of the City’s
goals, and the goals identified through the public process that CEDO undertook in 2018. The
Administration brought this proposal to the City Council in the fall of 2023, outlining this opportunity for
partnership with a local, experienced development and management team, with a proven track record
of performance in Burlington, including under Development Agreement(s) with the City, site control of a
portion of the block, a vision that aligns with key City goals and comes from a love for Burlington and a
long record of securing major project financing.

In November of 2023, the City Council passed, pursuant to public consideration, a resolution supporting
further exploration for this opportunity, and authorizing the Mayor to sign a Letter of Intent (LOI) to
explore the feasibility of entering into a development agreement to provide the framework for
comprehensive redevelopment of the block. The LOI was edited to incorporate City Councilor
comments and executed on November 9, 2023.

Since that time, with the help of real estate development consultant, Jeffrey Glassberg, the City has
been working closely with Eric Farrell and Joe Larkin to gain consensus on key terms and direction to
advance the public interest. CEDO also presented the redevelopment concept at the Ward 1, Ward 2/3,
Ward 5 and Ward 6 NPA Meetings (CEDO received no response from Ward 4/7 and Ward 8 to our
request). Public feedback from these sessions generally supported taking a comprehensive approach
(looking at the whole block) and recognized that there is an urgent need to expand our housing stock
and address the future of Memorial Auditorium. There was also support for maintaining the veterans’
memorial plaques on site and for a generous amount of civic space, including space for youth
programming.



Proposed Next Steps / Pre-Development Agreement

The City is now proposing to enter into a Pre-Development Agreement that will set the foundation for
future agreements. It sets a schedule for the due diligence required to determine the feasibility and deal
structure for a comprehensive redevelopment of this important part of our downtown. The Pre-
Development Agreement outlines processes and a timeline for completing physical, financial and
programmatic due diligence that, if determined feasible, will lead to the development of a set of binding
agreements for implementation of the redevelopment project. In this agreement, the area being
considered for redevelopment is referred to as the “Memorial Block,” as an homage to the landmark
building that anchors its southeast corner.

At this time, the Parties anticipate that the project will include a mix of housing, hotel, and commercial
uses, both indoor and outdoor civic space and below grade public parking to serve the block and
surrounding area. The new development is expected to include all of the parcels that have frontage on
Main Street as well as the Central Fire Station and surface parking lots between the library and the
church. It is anticipated that the City will maintain ownership of its land underlying the development
and that the improvements will revert back to the City in the future.

The work being proposed under the pre-development agreement includes:

e Physical Due Diligence — including further evaluation of the feasibility of preserving and re-
purposing portions of the Memorial Auditorium, including the memorial plagues in the lobby
area;

e Programmatic Due Diligence — including the development of a detailed program of uses and
conceptual plans, market feasibility assessment, regulatory feasibility assessment, preliminary
budget, and appraisals;

e Developer Due Diligence — confirmation of capacity to implement the development plan;

e Central Fire Station Relocation Feasibility — including the exploration of a new public safety
facility which is intended to meet the near- and long-term public safety needs of the City. CEDO
will be working closely with the Fire Department and other departments to ensure the public
safety needs of the first responders and the community are incorporated. The City will be
responsible for identifying a location and providing specifications for the new facility. Itis
anticipated that the Developer will finance the construction of the new facility and the City will
make lease payments until such time that the City has the capacity to bond for its purchase.

e Further Agreements & Implementing Documents - if the City and Developer determine the
project is feasible at the end of the due diligence period, the Parties will negotiate a
Development Agreement detailing reciprocal commitments and then a ground lease, or other
implementing documents, to convey the right of development to the Developer and to dictate
what the City will receive in return.

e Public Engagement - as indicated in the LOI, there is a commitment to include the public in the
process of re-envisioning this area. The role for public input will inform the priorities for the
new civic spaces to be incorporated into the redevelopment. We also anticipate making regular
updates to City Council as we move through the Due Diligence period. As the project progresses
past due diligence, the Developer will commit to a design process that engages public
participation and solicits public feedback.

This agreement grants the Developer a period of nine months to conduct due diligence and present the
City with a proposal. This agreement is a binding commitment on the City’s part to give the Developer



the requisite time to investigate the property and propose a project that is responsive to the City’s
needs and wishes and is desirable and financially feasible. While the City is obligated to act in good faith
under this agreement, the City is not obligated to accept the Developer’s proposal or to proceed beyond
the due diligence phase.

Proposed Timeline

March 2024 Execution of Pre-Development Agreement

July 2024 Determination of Developer Capacity

October 2024 Determination of Central Fire Station Relocation Feasibility
December 2024 Determination of viability of the project

June 2025 Development Agreement and Implementing Documents
November 2026 Construction Start

Attachments

e Gateway Block Redevelopment Presentation to CC (2023.11.06)

e November 6, 2023 City Council Resolution: “Support for the Redevelopment of the Gateway
Block Through Further Due Diligence of a Public-Private Partnership”

o Letter of Intent executed November 9, 2023

e  DRAFT Pre-Development Agreement

These documents are also available in the Gateway Block and Memorial Auditorium Document
Library on CEDQO’s website: https://www.burlingtonvt.gov/CEDO/Memorial-Auditorium



https://www.burlingtonvt.gov/CEDO/Memorial-Auditorium

Memorial Block
Redevelopment
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Background

1990s City began to struggle to keep up with 2021 Gateway Block considered as site of new
repairs on the building; 1994 failed bond vote, Burlington High School
2013 PlanBTV Downtown provides vision for 2022 Successful Bond brings $1MM to Memorial

redevelopment for underutilized sites Stabilization & Future Exploration

2013 YMCA to Occupy Memorial Auditorium;

balance of block to be Mixed-Use w/ Student 2022 Voters approve $165MM in bonding for
Housing new BHS

2016 UVM Arena with Hotel on Gateway Block 2022 RFP for Redevelopment through

Public/Private Part hi
2016 Memorial Auditorium closed to ensure ublic/Private Partnership

public safety 2023 Selected Proposal (Babaroosa) withdraws

2018 Robust Public Process by CEDO leading to proposal for financial feasibility reasons

Adaptive Re-use plans for Memorial Auditorium 5555 City facilitates strategic visioning exercise
as a Community Hub ; 2019 REP to find a for Gate>\/></ay Block Redevglopment °
Private Operator for Memorial Community Hub

2023 City signs LOI with Eric Farrell and Joe

2021 Failed Bond Vote that included Memorial .
Larkin

Redevelopment



Barriers to Previous Projects

« Failed bond votes for investment in Memorial Auditorium
* Ravine Sewer (crossing the Main/Winooski Parking Lot)
« Lack of control of the private land comprising the "hole in the donut’

« City's inability to finance the 2018 vision/City bond capacity limited due to
BHS

« Cost of repairing and renovating Memorial Auditorium makes adaptive
reuse financially infeasible on its own



Key Priorities for the City

* An attractive and welcoming entrance to the downtown
*  Mixed Income Housing
* Preservation of Veterans Memorials

« Inclusion of civic space, including space dedicated to youth, with
opportunity for input on programming from the City and Community

« Public Parking
« Grow the Grand List (increased property tax revenue)

« Long-term economic benefit for the community



Public Engagement

Ward 1

Ward 2/3

Ward 5

Ward 6

Wards 4/7 & 8

12/13/2023
12/15/2023
1/18/2024
2/1/2024

No response to our
request

What we heard (Common Themes):

Supportive of taking a comprehensive approach
(looking at the entire block)

Recognition that we need to address the liability of
Memorial Auditorium

Strong support for maintaining veterans memorial on
site

Support for generous amount of civic space, including
space for youth, on the block

Does BFD support relocation?

Will the public have an opportunity to make comments
about the development?



Pre-Development Agreement Process

Summer
2023
Developer
Approaches
City

10.10.23
CC Executive
Session

11.6.23

CC Resolution
Supporting

Direction
11.0.23
Execute
Letter of
Intent

2.26.24

CC Work Session
2.22.24
Draft Pre-Development

T Available Publicly

Dec. 2023 - Feb. 2024
NPA Presentations

\

2.12.24 3.11.24
CC Executive Anticipated
Session Council
2.14.24 Action on Pre-
Draft Pre-Development ction © ©
Shared with CC Development

Agreement



Pre-Development Agreement:

« Agreement grants the Developer a period of nine months to conduct due
diligence and present the City with a proposal.

« Agreementis a commitment on the City's part to give the Developer time
to investigate the property and propose a project that is responsive to the
City's needs and wants and is both market and financially feasible.

« While the City is obligated to act in good faith under this agreement, the
City is not obligated to accept the Developer's proposal or to proceed
beyond the due diligence phase.



What's In the

Dre_

Development Agreement:

Physical Due Diligence - including further Programmatic Due Diligence - confirmation
evaluation of the feasibility of keeping a of capacity to implement the development

portions of the Memorial Auditorium
(including the memorial component).

Programmatic Due Diligence
* Development of a detailed program of « City will be responsible for identifying a

uses & conceptual plans

« Market feasibility assessment

« Regulatory feasibility assessment
. Preliminary budget (sources & uses) the new facility and the City will make

« Appraisals.

plan.

Central Fire Station Relocation Feasibility
« Exploration of a new public safety facility

location and providing specifications for
the new facility.

« Developer will finance the construction of

lease payments until such time that the
City has the capacity to bond for its
purchase.



What's In the Pre-Development Agreement:

Further Agreements & Implementing Documents
« Development Agreement detailing reciprocal commitments

« Ground lease, or other implementing documents, to convey the right of development to the
Developer and to dictate what the City will receive in return.

Public Engagement
« Public input at this time will be in shaping the priorities for the new civic-spaces to be
incorporated in the redevelopment.

« Regular updates to City Council

« Developer commits to a design process that engages public participation and solicits public
feedback.



Proposed Timeline

Initial

Due Comprehensive Finalize Deal S -
. Development Feasibility |  Terms & Structure Design, Financing & Permitting
Diligence

November 2023 July 2024 December 2024 November 2026
Public CC Presentation + Determination of Determination of Construction Start
Sign LOI Developer Feasibility ~ Viability of the Project

March 2024 October 2024 June 2025

Execute Pre- Central Fire Station Development

Development Relocation Feasibility Agreement

Agreement
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Resolution Relating to RESOLUTION 8.2.

Sponsor(s): Councilor Paul

SUPPORT FOR THE REDEVELOPMENT OF THE gtrf()d“(éetd:' 11/06/23
GATEWAY BLOCK THROUGH FURTHER DUE cterred to:
DILIGENCE OF A PUBLIC-PRIVATE PARTNERSHIP Action:

Date: 11/06/23 T

Signed by Mayor: 11709723

CITY OF BURLINGTON
In the year Two Thousand Twenty-Three

Resolved by the City Council of the City of Burlington, as follows:

That WHEREAS, the City’s ‘Gateway Block’ has long been at the forefront of discussions about how to
augment Burlington’s vibrant Downtown; and

WHEREAS, the ‘Gateway Block’ encompasses the properties between Main Street and College Street
and South Union Street and South Winooski Avenue and contains approximately 3.81 acres of land in the
heart of downtown Burlington; and

WHEREAS, The City of Burlington owns approximately 2.95 acres, or 77% of the block which
includes the historic Central Fire Station, the Fletcher Free Library, Memorial Auditorium and the Main and
Winooski Parking lot; and

WHEREAS, over the past several decades, the City’s Administrations and community members have
engaged in processes to reimagine this central block that has long served as a valuable community epicenter;
and

WHEREAS, the ‘Gateway Block’ is an important point of entry into Downtown Burlington, and as
such, needs to achieve the planning goals of our community as a vibrant and attractive gateway to the
downtown welcoming residents and visitors alike, providing new housing, public space, parking and long-
term economic benefits for the community; and

WHEREAS, after many attempts to revitalize the properties on this block, the City has identified an
opportunity to achieve the long held community goals that appear to resolve the previously identified barriers
to redevelopment;

NOW, THEREFORE, BE IT RESOLVED that the City Council supports turther exploration and due
diligence centered around redeveloping the ‘Gateway Block’ in a public-private partnership; and

BE IT FURTHER RESOLVED that the City Council supports the Mayor entering into the attached
Letter of Intent, with the Goals and Visions amended by city staff given Council feedback, to explore the
feasibility of executing a development agreement between the parties to provide the framework for

comprehensive redevelopment; and
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Page 2
Resolution Relating to SUPPORT FOR THE REDEVELOPMENT OF THE GATEWAY BLOCK

THROUGH FURTHER DUE DILIGENCE OF A PUBLIC-PRIVATE
PARTNERSHIP

BE IT FURTHER RESOLVED that this process continue to engage the community and encourage

public input on the redevelopment and use of the City’s ‘Gateway Block.’

SD/KP/IP/Resolutions 2023/Support For The Development Of The Gateway Block Through Further Due Diligence Of A Public-Private
Partnership
November 6, 2023
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LETTER OF INTENT

Novemberi 2023

City of Burlington

Attention: Miro Weinberger, Mayor
City Hall, Room 34

149 Church Street

Burlington, VT 05401

Re:  Redevelopment of the Gateway Block, Burlington, Vermont
Dear Mayor Weinberger,

This Letter of Intent reflects our expression of interest in forming a Public/Private Partnership for the
purpose of redeveloping the Gateway Block as the gateway to the City.

The City and the Developer agree to work diligently to execute a formal and binding Development
Agreement on or before March 29, 2024 (“Development Agreement”) reflecting the expressions
contained in this Letter of Intent.

Developer

A new entity (NEWCO) to be formed by Eric Farrell and Joe Larkin.

Gateway Block

The city block bounded by Main Street, South Union Street, College Street and South Winoosls
Avenue.

Background

The Gateway Block contains approximately 3.81 acres of land. The City of Burlington owns
approximately 2.95 acres, or 77 %, of the block including the historic Central Fire Station, Fletcher Free
Library, Memorial Auditorium and the Main Street Parking Lot. The Northeast corner (0.58 acres) is
owned by the College Street Congregational Church. NEWCO holds site control of the remaining
0.28 acres including the properties numbered 230 Main Street, 234 Main Street and 236 Main Street
located between Memorial Auditorium and the Main Street Parking Lot.

Since closing Memorial Auditorium for safety reasons in 2016, the City has sought to return this
public asset to active use and to facilitate its redevelopment as part of the so-called Gateway Block as
anticipated in planBTV - Downtown and Waterfront Master Plan adopted on June 10, 2013.

The City is moving forward the Great Streets Main Street vision from planBTV that will use the

City’s Downtown TIF district to make major new investments in the public infrastructure of Main
Street, introducing a toolkit of amenities to create a vibrant, walkable, and sustainable urban core.

2 b
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This project, slated to begin construction in the next 6 months, will also relocate the ravine sewer that
currently crosses the Main Street Parking Lot, which will prepare that portion of the Gateway Block
for redevelopment.

Vision/ Goals of Redevelopment

The redevelopment plan should reflect the following important elements and goals:

. The architectural design of the Gateway Block should be inspirational and welcoming. It
should honor both the history of the City and the promise of its future.

. The architectural design of the Gateway Block should reflect its central role as an important
point of entry into Downtown Burlington.

. The Gateway Block should represent a meaningful connection between adjacent
neighborhoods, encouraging pedestrian movement in support of the businesses and services
all along the way.

. The Gateway Block design should embrace the presence of the College Street Congregational
Church and the Fletcher Free Library buildings and endeavor to create a vibrant pedestrian
streetscape surrounding these important community resources.

. The Gateway Block should maintain the historic integrity of the Central Fire Station,
repurposing it to serve in many capacities, such as additional public space, as a function
space for an adjacent hotel, or some combination of public and private uses. The potential
relocation of the Central Fire Station will be thoroughly studied to ensure the highest level of
public safety and to improve the working conditions of fire department members.

. The Gateway Block should include a Central Public Assembly & Activity Space to replace
Memorial Auditorium, although not of equal size nor equivalent in use, anchoring the core of
the Block and serving as the heart of this new community. Alternatively, such space could be
comprised of a combination of a portion of Memorial Auditorium that is retained and new
Central Public Assembly & Activity Space. New public space on the Gateway Block should
include space dedicated to youth. Such spaces can be either owned privately, or owned by a
public/ private partnership, or a combination thereof.

. If no portion of Memorial Auditorium is retained, then the Central Public Assembly &
Activity Space should include a Veterans Memorial using the plaques that are currently on

display in the lobby of Memorial Auditorium,

. After nearly 100 years of public ownership of most of the properties in the Gateway Block,
the public should be included in the process of re-envisioning this area.

. The Gateway Block may include hotel use with a minimum of 100 rooms, serving as a
vibrant anchor for the Block.

gl
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. The Gateway Block should result in the creation of a minimum of 200 units of housing,
including a mix of housing types, and both affordable and market-rate units. The affordable
housing must satisfy the City’s requirement for inclusionary housing units, which
requirements will be more specifically articulated in the Development Agreement.

. The Gateway Block should explore secure rooftop greenspaces, where feasible, for the
enjoyment of the residents, business employees, hotel guests and the general public, when
appropriate (i.e, during public events). Rooftop solar should be considered wherever
feasible.

. The Gateway Block should be designed to advance the City’s Net Zero Energy goals.

. All parking for the Gateway Block should be located within an understory garage, not visible
from the surrounding streets except for the required garage entrances. The garage should
include a component of public parking. Incidental surface parking and drop-off zones should
be allowed at the entrances to the hotel, residential buildings, Fletcher Free Library, and the
College Street Congregational Church. Surface parking should not otherwise be allowed

within the Gateway Block.

. The architectural plans for the Gateway Block should be coordinated with, be
complementary to, and otherwise support the significant improvements planned for the
Main Street corridor.

Items to be addressed in a Development Agreement

Roles, Responsibilities & Capacities of the Parties

. NEWCO'’s ability to complete the project (financial and technical capacity).

. Role of the City in the design of the redevelopment project.

. Identification and applicability of potential funding sources and financial benefits that may
be available to the redevelopment through the public/private partnership; identification of
any requirements associated with particular funding sources.

Property Valuation, Ownership, Redevelopment Structures

. What is the value of the property being conveyed?

. Will the property be sold or redeveloped under a long-term lease?

. What is the anticipated value of the redevelopment including access to public space, public
parking, increased tax revenue, increase in Rooms & Meals taxes?

. Negotiation of Development Agreement including basis for Purchase / Lease price.

. Consideration in the Development Agreement of the potential for an in-kind contribution of

new public spaces towards the Purchase / Lease price.
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Development Program Priorities & Mutual Efforts to Overcome Potental Barriers

. What is the size, nature, function, and management of the Public Space to be included in the
redevelopment?

. How is space dedicated to youth incorporated into the redevelopment?

. Potential constraints of existing zoning regulations.

. Number of anticipated new housing units and application of Inclusionary Zoning
requirements. ’

J Ability to change traffic circulation on South Union Street to support redevelopment.

. Are there any City requirements pertaining to the design of the project or its components.

. Preservation of some portion of the historic fabric of Memorial Auditorium.

Logistics & Interrelated Details

. Timing and cost of relocating the Central Fire Station.
. Project Timeline.
. Other related capital priorities.

This work is intended to result in a Development Agreement that will provide the basis for the
public/ private partnership required for redevelopment.

Access to the Gateway Block: During the Due Diligence Period, as defined below, the Developer
shall have reasonable access to Memorial Auditorium, the Central Fire Station and to the Main Street
Parking Lot for the purpose of performing due diligence as set forth below, provided that (a)
Developer shall not perform any invasive environmental testing without the City’s prior written
consent and (b) Developer shall only be permitted to enter into Memorial Auditorium while
accompanied by a representative of the City. The City shall reasonably cooperate with Developer to
facilitate Developer’s access to and due diligence of Memorial Auditorium. Developer acknowledges
that portions of Memorial Auditorium are being occupied by, or are being used for storage by,
others, and Developer agrees that its due diligence shall not disturb such use.

Preliminary Due Diligence Period: Developer shall have from the date of this Letter of Intent to the
later of the date on which the parties execute the Development Agreement or March 29, 2024 (the
“Preliminary Due Diligence Period") to perform a project feasibility evaluation of Memorial
Auditorium, the Main Street Parking Lot, and the Central Fire Station, including an engineering and
environmental review to ascertain their physical condition; legal review of the City’s title to such
property, including but not limited to review of title and survey to determine the existence or
materiality of any encumbrances affecting its use, occupancy, or enjoyment. The City acknowledges
and agrees that such preliminary study will not obviate the need for a more comprehensive
investigation of the Gateway Block, which investigation will require a substantial outlay of time and
expense to be borne by the Developer, which expenses cannot be reasonably incurred by the
Developer until after the execution of the Development Agreement. A comprehensive Due Diligence
Period will be more fully articulated in the Development Agreement. Developer agrees that in
conducting any inspections or investigations, Developer and Developer's Agents shall: (a) not
damage any part of the City’s property; (b) promptly pay when due the costs of all tests,
investigations, and examinations; and (c) not permit any liens to attach to the City’s property by
reason of the exercise of Developer's rights hereunder. If any damage occurs to the City’s property as
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a result of Developer’s due diligence or any activities upon the Gateway Block by Developer or its
agents, Developer shall promptly restore the damaged property to the condition that existed prior to
the commencement of the due diligence or such other activities, at Developer’s sole cost and expense,
and save and hold the City and its successors and assigns harmless from any claim, damage, cost or
expense, including reasonable attorneys’ fees, for any property damage or for any personal injuries
arising in whole or in part from any inspections or investigations performed by Developer or its
agents. Developer’s obligations under this provision shall survive the termination of this Letter of
Intent for any reason.

Limitations. Developer acknowledges and agrees that this Letter of Intent only provides Developer
with a limited license for the purposes described herein and for no other purposes and for no other
periods, and does not constitute, and no provision shall be construed to constitute, the grant,
conveyance or assignment of any interest in real estate or a lease of any portion of the Gateway Block
or any rights extending beyond the period and purposes identified above. The Developer shall at its
own cost and expense comply with any and all laws, ordinances, regulations, codes and other legal
requirements relating to its activities hereunder.

Insurance. Throughout the effective period of this Letter of Intent, Developer, at Developer’s own
cost and expense, will maintain a policy or policies of commercial general liability insurance (or its
equivalent) insuring the City and Developer against all claims or demands for personal injuries to or
death of any person, and damage to or destruction or loss of property, which may or may be claimed
to have occurred on the Gateway Block or in the vicinity of the same arising from the acts or
omissions of Developer. Such policies shall be in an amount not less than Two Million Dollars and
00/100 ($2,000,000.00) for injury to or death of any one person or for damage to or destruction or loss
of property in a single accident or occurrence. The Developer shall deliver to the City certificates
evidencing such insurance coverage prior to its entry onto the Gateway Block (other than those
portions which Developer already controls), which certificates shall name the City as an additional
insured.

Liability; Indemnification. The City shall not be liable for any personal injury or damage to property
which Developer or its employees, contractors, agents, or invitees may incur, regardless of the cause
thereof, unless the cause of such injury or damage is a willful or grossly negligent act by the City, its
officers, employees, and agents. Developer hereby releases the City from all such liability except as
otherwise stated, it being the intent of the parties that Developer shall maintain adequate insurance
to cover any such losses. Developer hereby agrees to defend, indemnify and hold harmless the City,
its officers, employees and agents, from and against any and all damages to the Gateway Block, any
personal injuries, claims, damages, losses, suits, judgments, costs and expenses (including without
limitation reasonable attorney’s fees) arising from Developer’s use of and access to the Gateway
Block or breach of this Letter of Intent including, but not limited to, the amounts of deductibles on
Developer’s insurance policies, or any costs resulting from Developer’s failure to acquire insurance
coverage as required hereunder, and any costs arising from subrogation under worker’s
compensation or liability claims. The indemnification provisions set forth above shall survive
termination of this Letter of Intent.

No Assignment. The Developer may not assign this Letter of Intent under any circumstances.

e I
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Termination: If at any time during the Preliminary Due Diligence Period set forth in this Letter of
Intent, the Developer determines, in its sole discretion, that the Gateway Block is not suitable for
Developer’s intended use, Developer may terminate this Letter of Intent, upon written notice to the
City and the Developer will have no further obligations to the City. In addition, the City may
terminate this Letter of Intent in the event of breach by Developer of any of the covenants set forth
herein following Developer’s failure to cure such breach within ten (10) days following written notice

by the City.

Confidentiality: Developer recognizes that this Letter of Intent is a public record and that
communications and correspondence between the parties are subject to Vermont's public meeting
laws and public records laws. The City agrees, however, that to the extent the City requires
Developer to disclose to or provide the City with material nonpublic, confidential information or
material in connection with the project, the City will work in good faith with Developer to maintain
the confidentiality of such information or material in a manner that complies with applicable law.

Good Faith Letter of Intent: This Letter of Intent is intended to represent the good faith actions of the
parties and therefore binding, subject to the full execution of a Development Agreement on or before
March 29, 2024. The City agrees not to solicit any other interest, nor otherwise engage with any other
party in connection with the redevelopment of the Gateway Block during the term of this Letter of
Intent.

Miscellaneous: This Letter of Intent constitutes the entire understanding and agreement between the
City and the Developer to date with respect to the subject matter hereof, and supersedes all prior
agreements, representations, warranties, and understandings of the parties (whether oral or written).
No promise, inducement, representation, or agreement, other than as expressly set forth herein, has
been made to or by either the City or the Developer. This Letter of Intent may be amended only by
written agreement signed by both the City and the Developer. This Letter of Intent may be executed
in several counterparts, each of which shall be deemed an original, but all of which together shall
constitute one and the same instrument; all such counterparts may be evidenced by a copy sent by
facsimile, .pdf or other secure electronic format and each such copy shall be deemed an original, shall
be binding upon the parties for all purposes herein, and, together with any other counterparts, shall
constitute one and the same instrument.

Authority: Each of the undersigned signatories represents that they have the authority to act on
behalf of their respective entities. Within thirty (30) days of the execution of this Letter of Intent, the
parties will provide each other with evidence of said entity’s authority to execute this Letter of Intent
and to negotiate the terms of the Development Agreement.

o I
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Pre-Development Agreement

This Pre-Development Agreement (“Agreement”) is entered into as of March |, 2024 by and
between the City of Burlington, a Vermont municipal corporation (the “City”) and Memorial
Block, LLC, a Vermont limited liability company and single-purpose entity under the control of
Eric Farrell and Joseph Larkin (“Developer”). Each is referred to individually as a “Party” and
collectively as the “Parties.”

Background

A. The “Memorial Block™ is the city block in Burlington, Vermont bounded by Main Street,
South Winooski Avenue, College Street, and South Union Street, measuring £3.81 acres.
The City owns £2.95 acres, or 77%, of the Memorial Block including the historic Central
Fire Station (the “CFS”), the Fletcher Free Library, Memorial Auditorium and the Main
Street parking lot. The northeast corner of the Memorial Block is owned by the College
Street Congregational Church (measuring +0.58 acres), and Developer holds site control
over the remaining +0.28 acres including the properties numbered 230 Main Street, 234
Main Street and 236 Main Street located between Memorial Auditorium and the Main
Street parking lot. An orthophoto outlining the boundaries of the City-owned portions of
the Memorial Block is attached hereto as Exhibit A.

B. The City seeks to redevelop the Memorial Block (the “Project”) as anticipated in planBTV
- Downtown and Waterfront Master Plan adopted on June 10, 2013, and has entered into
a Letter of Intent dated November 9, 2023 with Developer’s principals, Eric Farrell and
Joe Larkin, in which the Parties agreed to work diligently to execute a formal and binding
pre-development agreement on or before March 29, 2024 reflecting the expressions
contained therein, including the following description of the Parties’ vision and goals with
respect to the Project (the “Project Principles™!):

“The redevelopment plan should reflect the following important elements and goals:

o The architectural design of the Memorial Block should be inspirational and
welcoming. It should honor both the history of the City and the promise of its future.

o The architectural design of the Memorial Block should reflect its central role as an
important point of entry into Downtown Burlington.

o The Memorial Block should represent a meaningful connection between adjacent
neighborhoods, encouraging pedestrian movement in support of the businesses and
services all along the way.

' The Letter of Intent refers to the “Gateway Block™; the quoted language below replaces the term “Gateway
Block” with the term “Memorial Block” but is otherwise a direct quote from the Letter of Intent.
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o The Memorial Block design should embrace the presence of the College Street
Congregational Church and the Fletcher Free Library buildings and endeavor to
create a vibrant pedestrian streetscape surrounding these important community
resources.

o The Memorial Block should maintain the historic integrity of the Central Fire
Station, repurposing it to serve in many capacities, such as additional public space,
as a function space for an adjacent hotel, or some combination of public and private
uses. The potential relocation of the Central Fire Station will be thoroughly studied
to ensure the highest level of public safety and to improve the working conditions
of fire department members.

o The Memorial Block should include a Central Public Assembly & Activity Space
to replace Memorial Auditorium, although not of equal size nor equivalent in use,
anchoring the core of the Block and serving as the heart of this new community.
Alternatively, such space could be comprised of a combination of a portion of
Memorial Auditorium that is retained and new Central Public Assembly & Activity
Space. New public space on the Memorial Block should include space dedicated to
youth. Such spaces can be either owned privately, or owned by a public/private
partnership, or a combination thereof.

. If no portion of Memorial Auditorium is retained, then the Central Public Assembly
& Activity Space should include a Veterans Memorial using the plaques that are
currently on display in the lobby of Memorial Auditorium,

o After nearly 100 years of public ownership of most of the properties in the
Memorial Block, the public should be included in the process of re-envisioning this
area.

. The Memorial Block may include hotel use with a minimum of 100 rooms, serving

as a vibrant anchor for the Block.

o The Memorial Block should result in the creation of a minimum of 200 units of
housing, including a mix of housing types, and both affordable and market-rate
units. The affordable housing must satisfy the City’s requirement for inclusionary
housing units, which requirements will be more specifically articulated in the
Development Agreement.

o The Memorial Block should explore secure rooftop greenspaces, where feasible,
for the enjoyment of the residents, business employees, hotel guests and the general
public, when appropriate (i.e., during public events). Rooftop solar should be
considered wherever feasible.

. The Memorial Block should be designed to advance the City’s Net Zero Energy
goals.
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o All parking for the Memorial Block should be located within an understory garage,
not visible from the surrounding streets except for the required garage entrances.
The garage should include a component of public parking. Incidental surface
parking and drop-off zones should be allowed at the entrances to the hotel,
residential buildings, Fletcher Free Library, and the College Street Congregational
Church. Surface parking should not otherwise be allowed within the Memorial
Block.

J The architectural plans for the Memorial Block should be coordinated with, be
complementary to, and otherwise support the significant improvements planned for
the Main Street corridor.”

C. Developer and the City desire to enter into and memorialize certain agreements to
reasonably facilitate Developer’s development of the Project substantially in accordance
with the Project schedule referenced below.

Now therefore, in consideration of the covenants, considerations and mutual benefits set forth
herein, and other good and valuable consideration, the receipt and adequacy of which is hereby
acknowledged, the City and Developer agree as follows:

1. Preliminary Project Schedule. The Parties desire to determine, by December 31, 2024,
whether the Project is viable. To determine viability, the Parties agree to work together in good
faith to implement the terms of this Agreement and to enter into subsequent agreements as
reasonably necessary to achieve mutually desired outcomes. If the Parties determine that the
Project is viable, they anticipate negotiating and executing either a formal development agreement
or a ground lease and other Implementing Documents (defined below) by June 30, 2025, after
which Developer would obtain all necessary municipal, state and federal land use and regulatory
permits for the Project (“Project Permits”) by June 30, 2026 and would commence Project
construction by October 31, 2026.

2. Due Diligence Period. To determine whether the Project is viable, Developer agrees to
undertake and perform due diligence with respect to the Memorial Block, as described below, from
the date of this Agreement until December 31, 2024 (the “Due Diligence Period"). In the event the
Developer has made a good faith effort to perform its due diligence requirements, as set forth
below, but has not been able to complete such undertakings and analysis by December 31, 2024,
through no fault of its own, or in part due to the City’s inability to perform its obligations as set
forth below, then the Developer shall have the right to extend the Due Diligence Period to June
30, 2025, subject to the consent of the City, which consent shall not be unreasonably withheld.

(a) Physical Due Diligence and Title Work. During the Due Diligence Period,
Developer agrees to undertake and perform physical due diligence with respect to the Memorial
Block in accordance with the following:

(1) Developer shall be entitled, during the Due Diligence Period, to perform a
physical evaluation of Memorial Auditorium, the Main Street parking lot, and the CFS,
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including an engineering and environmental review to ascertain their physical condition,
and legal review of the City’s title to such property, including but not limited to a review
of title and survey records to determine the existence or materiality of any encumbrances
affecting use, occupancy, or enjoyment.

(i1) Developer agrees that in conducting any inspections or investigations,
Developer and its agents shall: (A) not damage any part of the City’s property; (B)
promptly pay when due the costs of all tests, investigations, and examinations; and (C) not
permit any liens to attach to the City’s property by reason of the exercise of Developer’s
rights hereunder. If any damage occurs to the City’s property as a result of Developer’s
due diligence or any activities upon the Memorial Block by Developer or its agents,
Developer shall promptly restore the damaged property to the condition that existed prior
to the commencement of the due diligence or such other activities, at Developer’s sole cost
and expense, and save and hold the City and its successors and assigns harmless from any
claim, damage, cost or expense, including reasonable attorneys’ fees, for any property
damage or for any personal injuries arising in whole or in part from any inspections or
investigations performed by Developer or its agents. Developer’s obligations under this
provision shall survive the termination of this Agreement for any reason.

(1i1) During the Due Diligence Period, Developer shall have reasonable access
to Memorial Auditorium, the CFS and to the Main Street parking lot for the purpose of
performing due diligence as set forth above, provided that (A) Developer shall not perform
any invasive environmental testing without the City’s prior written consent, (B) all
inspections of the CFS shall be coordinated in advance with the Burlington Fire
Department and with the Burlington Community Economic Development Office
(“CEDQ”), and (C) Developer shall only be permitted to enter into Memorial Auditorium
while accompanied by a representative of the City. The City shall reasonably cooperate
with Developer to facilitate Developer’s access to and due diligence of Memorial
Auditorium. Developer acknowledges that portions of Memorial Auditorium are being
occupied by, or are being used for storage by, others, and Developer agrees that its due
diligence shall not disturb such use.

(iv) Developer acknowledges and agrees that this Agreement only provides
Developer with a limited license for the purposes described herein and for no other
purposes and for no other periods, and does not constitute, and no provision shall be
construed to constitute, the grant, conveyance or assignment of any interest in real estate
or a lease of any portion of the Memorial Block or any rights extending beyond the period
and purposes identified above. The Developer shall at its own cost and expense comply
with any and all laws, ordinances, regulations, codes and other legal requirements relating
to its activities hereunder.

(v) Throughout the effective period of this Agreement, Developer, at
Developer’s own cost and expense, will maintain a policy or policies of commercial
general liability insurance (or its equivalent) insuring the City and Developer against all
claims or demands for personal injuries to or death of any person, and damage to or
destruction or loss of property, which may or may be claimed to have occurred on the
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Memorial Block or in the vicinity of the same arising from the acts or omissions of
Developer. Such policies shall be in an amount not less than Two Million Dollars and
00/100 ($2,000,000.00) for injury to or death of any one person or for damage to or
destruction or loss of property in a single accident or occurrence. The Developer shall
deliver to the City certificates evidencing such insurance coverage prior to its entry onto
the Memorial Block (other than those portions which Developer already controls), which
certificates shall name the City as an additional insured.

(vi) The City shall not be liable for any personal injury or damage to property
which Developer or its employees, contractors, agents, or invitees may incur, regardless of
the cause thereof, unless the cause of such injury or damage is a willful or grossly negligent
act by the City, its officers, employees, and agents. Developer hereby releases the City
from all such liability except as otherwise stated, it being the intent of the parties that
Developer shall maintain adequate insurance to cover any such losses. Developer hereby
agrees to defend, indemnify and hold harmless the City, its officers, employees and agents,
from and against any and all damages to the Memorial Block, any personal injuries, claims,
damages, losses, suits, judgments, costs and expenses (including without limitation
reasonable attorney’s fees) arising from Developer’s use of and access to the Memorial
Block or breach of this Agreement including, but not limited to, the amounts of deductibles
on Developer’s insurance policies, or any costs resulting from Developer’s failure to
acquire insurance coverage as required hereunder, and any costs arising from subrogation
under worker’s compensation or liability claims. The indemnification provisions set forth
above shall survive termination of this Agreement.

(b) Programmatic Due Diligence. In addition to its conduct of physical due diligence,
during the Due Diligence Period Developer agrees to undertake and perform programmatic due
diligence with respect to the Project to determine its viability in accordance with the following:

(1) Program. Develop a program for the Project consistent with the Project
Principles, in terms of the various uses of space within the Project (e.g., housing, hotel,
retail, office, public assembly, structured parking, park space, photovoltaic power
generation, etc.), the square footages and/or unit counts devoted to each use, the quantity
and mix of housing units, the number of structured parking spaces, and any other
information or metrics relevant to a determination of viability. The number of housing units
in the Project may vary from the Project Principles as a result of this effort.

(i1) Concept Plans and Drawings. Engage civil engineers, architects, landscape
architects and other professionals to develop concept plans and drawings for the Project,
including scaled site plans and elevation drawings, sufficient to depict the proposed
program for the Project. The concept (schematic) plans and drawings should depict the
Project layout and also identify and describe proposed infrastructure and utility
improvements and include a proposed phasing schedule.

(111) Market Feasibility Assessment. Engage reputable, independent third-party
market consultants to assist in the assessment of the feasibility of developing the Project
with the proposed program. Such market feasibility assessments should include estimates
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of the approximate values of the completed elements of the Project.

(iv) Regulatory Feasibility Assessment. Engage civil engineers, architects, land
use attorneys and/or other land use planning professionals to assess the feasibility of
obtaining all necessary land use and regulatory permits and approvals to develop the
Project with the proposed program. If the regulatory feasibility assessment concludes that
current municipal zoning would not permit the Project to be developed as proposed, then
it should identify such limitations and propose solutions to overcome or remove such
limitations.

(v) Sources and Uses of Funds. Develop a preliminary budget for the Project,
including a sources and uses table, to include estimated hard and soft costs typically
associated with the development and construction of a project that includes the desired
programmatic elements and to include typical development and construction contingencies
and forward-looking cost escalators to account for the anticipated construction timeline. If
the Project is proposed to be developed in phases over time, then the preliminary budget
shall address the first phase with details sufficient to support the commencement of the
Project with an estimated timeline, sequence and schematic designs for future phases that
demonstrate the financial feasibility of completing the Project over the proposed timeline.

(vi) Appraisal. Developer shall engage a Qualified Appraiser, mutually selected
by Developer and the City, to determine the existing value of the Memorial Block and its
constituent parcels and improvements (meaning, prior to the construction of the Project),
subject to a mutually agreed-upon set of assumptions and parameters to be determined by
the Parties (the “Appraisal’). Such parameters shall include, but not be limited to, existing
physical deficiencies and/or atypical building and site conditions that would negatively
impact the financial feasibility of developing any portion of the Memorial Block. As used
herein, the term “Qualified Appraiser” shall mean an MAI-certified appraiser or other
professionally licensed appraiser with at least five (5) years’ experience appraising
commercial real property similar in location, nature and quality to the properties that
comprise the Memorial Block; provided, however, that the term “Qualified Appraiser”
shall not include any individual who has any professional, business, family or personal
affiliation with a Party that would compromise his or her independence; such exception
shall not include work the “Qualified Appraiser” may have performed on behalf of a bank
or lending institution in connection with one or more properties owned by the Developer.

(©) Termination. If at any time during the Due Diligence Period Developer determines,

in its sole discretion, that the Memorial Block is not suitable for Developer’s intended use,
Developer may terminate this Agreement upon written notice to the City, and thereafter the
Developer will have no further obligations to the City except for those obligations that explicitly
survive termination.

(d) Share Work Product. Developer agrees to share the work-product produced by its

activities described in this Section 2 with CEDO staff for their review so that the City can evaluate
whether Developer’s proposals implement the Project Principles in a manner that is reasonably
likely to be acceptable to the City, and whether the Parties will be able to relocate the CFS in the
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manner described below to facilitate the Project. Developer agrees to use good faith efforts to
provide its work product by the end of the Due Diligence period so that City staff has sufficient
time to review and comment upon such materials in an effort to move the Project beyond the Due
Diligence Period. The Parties acknowledge that if the City, after review by CEDO staff,
determines, in its reasonably exercised discretion, that the Project satisfies the requirements set
forth in this Agreement, it will be necessary to obtain authorization from the Burlington City
Council to deliver site control to Developer in the manner contemplated by Section 7 of this
Agreement and to provide Developer with the right, pursuant to the Implementing Documents (as
defined in Section 7), to proceed to obtain Project Permits and to work towards the construction
of the Project and the relocation of the CFS.

(e) The City acknowledges the Developer will be expending considerable time and
expense to satisfy its obligations during the Due Diligence Period; Developer acknowledges that
it is undertaking such efforts and incurring such expenses at its own risk, and that the City does
not guaranty that the Project will be feasible or that the Project will proceed beyond the due
diligence phase.

3. Central Fire Station Relocation. The City commits to relocating the CFS to a new public
safety facility on Pine Street by a date that will facilitate Developer’s construction of the Project
thereon, subject to Developer’s performance under Section 3(b) and Section 3(d).

(a) The City agrees to investigate the feasibility of relocating the CFS to a new public
safety facility to be constructed on City-owned property on Pine Street including by determining
whether existing zoning and land use regulations and institutional controls permit the construction
of a new public safety facility on the target property. The City acknowledges and agrees that the
relocation of the CFS is an absolute requirement of the Developer for the Project and, accordingly,
the City agrees to work diligently and in good faith to identify a City-owned location for the new
public safety facility in satisfaction of the requirements set forth in this Section 3, including by
completing its zoning and land use analysis by September 30, 2024 in order to afford Developer a
reasonable time to fulfill its obligations under Section 3(b).

(b) Developer shall investigate the feasibility of relocating the CFS to a new public
safety facility to be constructed on City-owned property on Pine Street (to be identified by the
City), including (i) the estimated cost to develop, construct and equip a new public safety facility
to the City’s specifications, (ii) the proposed timeline for the construction and relocation project,
(ii1) the availability and cost of financing for the construction and relocation project, and (iv) the
projected monthly carrying costs of the completed project.

(c) The City shall participate and support Developer’s investigations by providing
Developer with specifications and requirements for the new public safety facility sufficient for the
Developer to undertake its obligations as set forth herein. Developer shall have the right to
determine when the new public safety facility is constructed in coordination with its development
schedule for the Project.

(d) To facilitate the City’s relocation of the CFS to a new public safety facility on a
schedule that facilitates the Project, Developer agrees to construct a replacement public safety
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facility to the City’s specifications on property located on Pine Street that is currently City-owned,
and to (i) net lease the new public safety facility to the City, if the City retains ownership of the
underlying land; or (ii) if the City is required to transfer the City-owned property to the Developer
in order to facilitate the Developer’s financing, then to ground lease the land and building to the
City until such time as the City’s Chief Administrative Officer determines that the City has
capacity to bond for its purchase and, if required, the voters shall have authorized the City to bond
for its purchase. In the event of (i) above, the transfer of the City-owned property to the Developer
shall be at no cost. The rent payable under the ground lease will be established at a rate that covers
Developer’s carrying costs with respect to the new public safety facility (i.e., Developer’s cost of
constructing and owning the new public safety facility, including soft costs, financing costs
including a reasonable return on equity and debt service costs). The purchase price for the
completed public safety facility will equal Developer’s total costs of development, construction
and ownership of the new public safety facility, together with any operating and/or carrying costs
that shall not have been reimbursed through the payment of rent.

4. City Commitments. To facilitate Developer’s ability to develop plans for the Project and
to commit to a Project timeline, the City agrees to the following commitments should the Project
proceed:

(a) Properties. The City will contribute the following properties to the Project:
Memorial Auditorium, the CFS, the Main Street parking lot, and the surface parking lot serving
the Fletcher Free Library.

(b) Ravine Sewer. Once Developer and the City shall have fully committed to a
specific, designed and permitted Project, the City agrees that it will abandon the existing ravine
sewer line that runs through the Main Street parking lot, at its expense, by a date that will facilitate
Developer’s construction of the Project thereon.

(©) Library Improvements. The City agrees to work in good faith with Developer to
coordinate Developer’s planned improvements for the Memorial Block with the improvements the
City has planned for the Fletcher Free Library.

(d) Public Process. The City agrees to engage the public to solicit feedback regarding
desired public uses to be incorporated into the program for the Project.

(e) Review of Developer Submissions. The City will timely review Developer’s work
product regarding the Project program, design, construction phasing, infrastructure elements, and
deal structure, and shall use good faith efforts to timely provide Developer with constructive
feedback to indicate its areas of approval and any items of concern.

63} Funding Sources. The City will investigate and identify potential funding sources
and financial benefits that may be available to the Project by reason of the City’s involvement,
support and/or sponsorship, including the identification of any requirements associated with
particular funding sources, and will communicate its findings to Developer to assist the Developer
to develop its sources and uses proposal.
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(2) Regulatory Assistance. If Developer’s regulatory feasibility assessment concludes
that current municipal zoning would not permit the Project to be developed as proposed, the City
will work with Developer in good faith to develop solutions to, or to overcome or remove, such
limitations. If the Parties determine that it will be necessary to amend the City’s Comprehensive
Development Ordinance (“Zoning Ordinance™) to permit the Project to proceed, then the City,
acting through the Office of the Mayor, will use diligent, good faith efforts to facilitate the adoption
of an amendment or amendments to the Zoning Ordinance to facilitate the Project, with the
understanding that only the Burlington City Council and Planning Commission have the authority
to adopt amendments to the Zoning Ordinance, which must be adopted in accordance with
applicable laws, ordinances and regulations.

5. Developer Commitments. Developer agrees to the following commitments should the
Project proceed:

(a) Properties. Developer will contribute the following properties to the Project: 230
Main Street, 234 Main Street, and 236 Main Street. Developer represents that it currently controls
such properties, and that it holds the option and right to acquire fee title to such properties should
the Project proceed. At the time that Developer contributes such properties to the Project, it will
provide the City with copies of its title reports, title and survey materials, and title insurance
policies with respect thereto.

(b) College Street Congregational Church Parking Lot. Developer agrees to use
commercially reasonable, good faith efforts to (i) acquire fee title to the surface parking lot serving
the College Street Congregational Church for inclusion in the Project, and to contribute such
property to the Project should the Project proceed, or (ii) facilitate the repurposing of the surface
parking lot into green space to be retained by the Church for its use, in either case consistent with
the final plan to develop the Project. At the time that Developer contributes such property to the
Project, it will provide the City with copies of its title reports, title and survey materials, and title
insurance policies with respect thereto.

(c) Financial Capacity. On or before June 1, 2024 , Developer agrees to provide the
City with information regarding the experience, qualifications and financial capability of the
Developer and its principals, and their ability to implement a feasible plan for the Project
(including the identification of possible equity sources, debt sources and associated financial
sureties), together with information listing the Developer’s real estate development experience
managing an investment and development team, including architects, engineers, attorneys,
contractors, investors and lenders, capable of designing, financing, constructing, operating and
managing the Project long-term. The Parties agree to cooperate as needed to facilitate the
completion of these disclosures and assessments, including appropriate treatment of proprietary or
confidential information. If the City after reasonable review is not satisfied with such disclosures
and assessments, then the City shall have the right to terminate this Agreement. The City shall
make such determination on or before July 1, 2024.

6. Further Agreements. Developer agrees to use good faith efforts to provide City staff with
the work product produced by its activities described in Section 2 of this Agreement on or before
sixty (60) days prior to the end of the Due Diligence Period, so that City staff has sufficient time
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to review and comment upon such materials in an effort to move the Project beyond the Due
Diligence Period. If the Parties determine at the end of the Due Diligence Period that the Project
is viable and that it is necessary for them to memorialize further agreements with respect to the
Project including, without limitation, with respect to the relocation of the CFS, prior to or
concurrent with their entry into the Implementing Documents (as further discussed in Section 7,
below), the Parties will use good faith efforts to negotiate a Development Agreement to encompass
and address such further commitments and agreements for presentation to the Burlington City
Council for its review and approval. The intent of the Development Agreement would be for the
Parties to make reciprocal commitments covering the period from the end of the Due Diligence
Period to the execution of the Implementing Documents described in Section 7 below.

7. Implementing Documents. Upon the expiration of the Due Diligence Period, or the period
covered by the Development Agreement referenced in Section 6 above, the Parties intend for
Developer to convey to the City those elements of the Memorial Block that the City does not
already own, and for the City (a) to ground lease to Developer those portions of the Memorial
Block that are to be redeveloped, and/or (b) to establish other legal structure(s) that the Parties
determine to be appropriate and in the best interests of the Project and the mutual best interests of
each Party (collectively, “Implementing Documents™). In making such a determination, the Parties
recognize that an appropriate legal structure for the Project may be one in which the City maintains
ownership of all or a portion of the land using a mechanism other than a ground lease, and each
Party shall act in good faith to consider the interests of the other Party. If the Parties determine that
the Project is viable and that they desire for Developer to proceed to obtain Project Permits and
work towards the construction of the Project and the relocation of the CFS to a new public safety
facility, the City would prepare a draft ground lease for review and approval by Developer, and
Developer would prepare drafts of the other Implementing Documents for review and approval by
the City, in each case with the intent of drafting documents which, upon execution, would deliver
site control to Developer. The City’s execution of the Implementing Documents will require
authorization from the Burlington City Council, and if authorization is granted it would be
conditioned on Developer’s conveyance of real property to the City, if required by the
Implementing Documents, in the manner contemplated by this Agreement. The Parties anticipate
that the Implementing Documents would include, without limitation, the following concepts:

(a) The consideration payable to the City pursuant to the Implementing Documents
will reflect, among other factors, the value of: Developer’s acquisition of 230 Main Street, 234
Main Street and 236 Main Street and contribution of such properties to the Project (as established
by the Appraisal); Developer’s acquisition of the College Street Congregational Church surface
parking lot, if applicable, and contribution of such property to the Project (as established by the
Appraisal); the City’s contribution of Memorial Auditorium, the CFS, the Main Street parking lot,
and the surface parking lot serving the Fletcher Free Library to the Project (as established by the
Appraisal); Developer’s costs to restore or demolish Memorial Auditorium; the Project’s provision
of public amenities, including infrastructure upgrades, assembly space, youth-led space, structured
parking, and park space; the Project’s provision of workforce, affordable and market housing; the
Project’s effect on the municipal Grand List; the Project’s generation of municipal meals and
rooms tax; the Project’s generation of municipal sales tax, and; the Project’s profitability.

(b) The City will reserve easements for water and sewer infrastructure through portions
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of the subject property that will be identified on a plan attached to the Implementing Documents.

(©) The Implementing Documents will include infrastructure and construction
requirements established by the Burlington Department of Public Works.

(d) The Implementing Documents will be effective upon full execution, but if the
Implementing Documents include a ground lease it will not take effect until all Project Permits
will have issued and Developer will have satisfied all commencement contingencies and is
prepared to commence construction, and in that case the ground lease will provide that once
construction commences the lease term will be 99 years.

(e) Commencement pursuant to the Implementing Document will be contingent on (i)
the Parties’ entry into a mutually satisfactory agreement with regard to the relocation of the CFS,
(i1) Developer’s receipt of all Project Permits, issued without conditions to which either Party
objects, and such permits having become final and unappealable, (iii) the City’s approval of the
final Project program, plans and specifications, (iv) Developer being able to demonstrate to the
City’s reasonable satisfaction that it has sufficient financial capacity, through a mixture of equity
and a debt financing, and other municipal, state, federal and private sources and considerations, to
construct an agreed-upon scope of the work (it being understood that the Project will be
constructed in phases), and (v) Developer’s entry into a construction contract with a capable,
reputable general contractor or construction manager which establishes either a guaranteed
maximum price or lump sum price consistent with Developer’s available sources of debt and
equity financing, for a fixed construction term, to construct the first phase of the Project. If the
contingencies are not satisfied by a date certain, the City shall have the right to the remedies set
forth in the Implementing Documents. The Parties acknowledge that it will be necessary for
Developer to obtain permits and approvals for the Project from the Burlington Development
Review Board (“DRB”), that the DRB is an independent body not under the City’s control, and
that the City does not and cannot guaranty that the DRB will approve the Project.

() Developer will commit to a design process that engages public participation and
solicits public feedback regarding the public spaces that are a component of the Project at the
commencement of the design process and thereafter at intervals throughout the design process.

(2) The City will provide Developer with active support during the regulatory review
process.

(h) The Implementing Documents will grant Developer the ability to establish “pad
sites” to be transferred or subleased to entities which would then own individual buildings
constructed as components of the Project, subject to the Implementing Documents. The
Implementing Documents will allow for the establishment of an air-space condominium, as
permitted by the Vermont Common Interest Ownership Act, to facilitate the establishment and
transfer of such “pad sites”.

(1) If the Implementing Documents include a ground lease it will establish a capital
reserve requirement and will address the disposition of improvements at the expiration of the lease
term.
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() The Implementing Documents will include provisions designed to anticipate and
address the needs of Project lenders.

8. Within one week of the full execution of this Agreement, Developer shall provide the City
with an organizational chart which shall, without limitation, confirm that Eric Farrell and Joe
Larkin are Developer’s principals with operational authority and control over Developer’s
activities.

9. Confidentiality. Developer recognizes that this Agreement is a public record and that
communications and correspondence between the parties are subject to Vermont’s public meeting
laws and public records laws. The City agrees, however, that to the extent the City requires
Developer to disclose to or provide the City with material nonpublic, confidential information or
material in connection with the Project, the City will work in good faith with Developer to maintain
the confidentiality of such information or material in a manner that complies with applicable law.

10.  No Assignment. This Agreement shall not be assigned by Developer without the prior
written consent of the City, which consent shall not be unreasonably withheld or delayed so long
as Eric Farrell and Joe Larkin hold and exercise executive managerial authority over the assignee.

11. Cooperation; Further Assurances. The Parties shall cooperate and communicate with each
other on a regular basis, including by arranging joint meetings with appropriate personnel present
to address issues set forth in this Agreement, to discuss any proposed changes to the Project and
to discuss the work product generated as the Project progresses, so as to permit the orderly and
efficient development of the Project. The Parties agree to execute, acknowledge, if necessary, and
deliver such documents, certificates or other instruments and take such other actions as may be
reasonably required from time to time to carry out the intents and purposes of this Agreement.

12. Governing Law; Venue. This Agreement shall be governed and construed in accordance
with the laws of the State of Vermont, without regard to its conflicts of law rules. The Parties
consent to and submit to in personam jurisdiction and venue in the State of Vermont, County of
Chittenden, and in the federal district courts which are located in the City of Burlington. The
Parties assert that they have purposefully availed themselves of the benefits of the laws of the State
of Vermont and waive any objection to in personam jurisdiction on the grounds of minimum
contacts, waive any objection to venue, and waive any plea of forum non conveniens. This consent
to and submission to jurisdiction is with regard to any action related to this Agreement, regardless
of whether the Parties’ actions took place in the State or elsewhere in the United States.

13. Severability. If any term, covenant or condition contained in this Agreement is held to be
invalid by any court of competent jurisdiction, such invalidity shall not affect any other term,
covenant or condition herein contained, provided that such invalidity does not materially prejudice
any Party in their respective rights and obligations contained in the valid terms, covenants or
conditions hereof, and the Parties shall cooperate to modify the Agreement to cause it to conform
to the original language of the Agreement to the extent consistent with the finding of the court.

14. Construction; Headings. The Parties waive the benefit of any rule that this Agreement is to
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be construed against one Party or the other. The headings in this Agreement are for the purposes
of reference only and shall not limit or otherwise affect the meaning hereof.

15.  Integration; Modification. This Agreement, together with the exhibits referenced herein
and/or attached hereto, constitutes the entire agreement between the Parties with respect to the
subject matter hereof and supersedes any prior agreements or representations, oral or written, on
the same subject. The Agreement can be modified only by written agreement executed by
authorized representatives of each Party.

16.  No Partnership. The Parties do not intend by this Agreement to create, nor shall this
Agreement be deemed to create, a partnership or a joint venture among the Parties; each Party is
an independent actor and entity, and nothing in this Agreement shall be deemed to make either
Party an agent or partner of the other, or to give either Party the right to bind the other in any way,
notwithstanding any reference to the Project as a “public-private partnership.”

17.  Waiver. The failure of either Party to insist on strict performance of any of the provisions
of this Agreement or to exercise any right it grants will not be construed as a relinquishment of
any right or a waiver of any provision of this Agreement. No waiver of any provision or right shall
be valid unless it is in writing and signed by a duly authorized representative of the Party granting
the waiver.

18.  Incorporation by Reference. The content of the Background section to this Agreement,
including without limitation the definitions set forth therein, and all exhibits hereto and the terms
contained therein and the contents thereof, are incorporated into this Agreement by reference.

19.  Authority. Each of the Parties warrants to the other that the person or persons executing
this Agreement on behalf of such Party has the full right, power and authority to enter into and
execute this Agreement on such Party's behalf and to thereby bind the Party on whose behalf such
person, and that no consent from any other person or entity is necessary as a condition precedent
to the legal effect of this Agreement.

20.  Notices. Any notices to be given pursuant to this Agreement shall be sufficient if given by
a writing: deposited in the United States mails, certified mail or registered mail, return receipt
requested, postage prepaid; by commercial courier, provided the courier's regular business is
delivery service and provided further that it guarantees delivery to the addressee by the end of the
next business day following the courier's receipt from the sender; or by email (provided that the
electronic process used is reasonably secure and not easily susceptible to manipulation) addressed
as follows:

If to the City: City of Burlington
149 Church St.
Burlington, VT 05401
Attention: Mayor
Attention: CEDO Director
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If to Developer: Memorial Block LLC
Attention: Eric Farrell
Attention: Joe Larkin

With a copy to:

or to such other person, address or number as the Party entitled to such notice or communication
shall have specified by notice to the other Party given in accordance with the provisions of this
Section. Any such notice or other communication shall be deemed given: (i) if mailed, three days
after being deposited in the mail, properly addressed and with postage prepaid; (ii) if sent by
courier, the next day after being deposited with the courier, properly addressed and with prepaid,
(ii1) if sent by email, when transmitted as long as the sender does not receive a delivery failure
notification or “out of office” notification.

Signature Page to Follow
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In Witness Whereof, this Agreement is executed by the duly authorized officers or representatives
of the Parties as of the date first set forth above.

City of Burlington Memorial Block LL.C
By: By:
Name: Miro Weinberger Name: Eric Farrell
Title: Mayor Title: Authorized Agent
By:

Name: Joseph Larkin
Title: Authorized Agent

PRE-DEVELOPMENT AGREEMENT - BURLINGTON - MEMORIAL BLOCK - CLEAN DRAFT 2.14.24.DOCX

15



	Pre-Development Agreement - Burlington - Memorial Block - CLEAN DRAFT 2.14.24.pdf
	Gateway Block Redevelopment Presentation to CC (2023.11.06)
	 November 06, 2023 CC Resoultion
	Letter of Intent
	Pre-Development Agreement

	Memorial Block Work Session Slides CC 20240226.pdf
	Memorial (Gateway) Block Redevelopment�
	Slide Number 2
	Background
	Barriers to Previous Projects
	Key Priorities for the City
	Public Engagement
	Pre-Development Agreement Process
	Pre-Development Agreement:
	What’s in the Pre-Development Agreement:
	What’s in the Pre-Development Agreement:
	Proposed Timeline
	Slide Number 12




