
 

 

 
This call was the third meeting of the core Project Management Team, or PMT, which guides 
the project’s progress. The purpose of this meeting was to recap Open House #2 comments, 
review ECO Northwest’s draft outline for their Development Feasibility Memo and discuss 
overall project feasibility. Notes are summarized below. 

• Comments from Community Visit #2 were briefly summarized 
• Erik Rundell provided an overview of his anticipated Development Feasibility Memo. A 

draft memo is expected by March 27th, for presentation to an Executive Session of the 
TURA Board in mid-April (meeting date tbd). 

• Jerryck Murrey reiterated that for this project to ‘pencil’, some amount of public 
subsidy will be required. 

• Councilor Baker expressed concern about retail on the Gateway site competing with 
existing Talent retail. 

• Erik and John noted that newer buildings will have higher rents and will likely attract 
new businesses and new customers as catalysts, supporting existing commercial uses 
by bringing people in from Ashland and Medford that ordinarily might not come to 
Talent. Jerryck also noted that without this project (and potential subsidy), commercial 
uses will still compete with existing businesses 

• Councilor Baker also expressed concern about the timing of the City’s ROI (Return on 
Investment). When will the City break even on its’ investment in the site? He would like 
to see this described in ECO NW’s memo. He believes that it’s vital that the TURA 
Board understands the different ROI for different uses and different subsidies. 

• Jerryck noted that ROI will inherently be based on the value of the future development. 
For example, building workforce housing, while satisfying community goals, will have a 
longer ‘payback’ duration. 

• John Southgate suggested that the economic analysis be prepared in the context of a 
range of scenarios that Jerryck and he are working on – scenarios that explore the 
relationship between differing levels of subsidy and the financial feasibility of the 
project (as opposed to a feasibility analysis of the 3 plan schemes that Walker Macy 
has prepared). John suggested four scenarios: 

o Scenario 1: The “free market” approach – development of the site with a gas station, 
mini-storage, or other uses that a typical developer might put on the site if he/she paid 
the appraised value for the site 

o Scenario 2: The feasibility of the preferred community program without subsidy. What 
rents would be needed to support this program? 

o Scenario 3: If the City gave the land to a developer, what is the effect on feasibility 
o Scenario 4: What is an incentive package to make this project work with achievable 

rents? 
• There was PMT agreement that ECO NW should evaluate a menu of uses like John 

suggests, as opposed to evaluating 3 schemes prepared by Walker Macy. 
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DATE: March 12, 2018 
TO:  Tom Corrigan and Zac Moody, City of Talent 
FROM:  Erik Rundell, Mike Wilkerson, and Beth Goodman 
SUBJECT: Draft Talent Gateway Development Feasibility Outline 

1 Overview 
Overview of the purpose of the analysis, how it fits in with the broader Talent Gateway site 
development plan. 

1.1 Development Schemes 
Summary of the development schemes evaluated as part of the feasibility assessment 
and the specific uses included in each scheme. 

1.2 Memorandum Organization 
Description of what is included in this document and how it is organized. 

2 Development Feasibility 

2.1 Real Estate Trends 
This section will summarize current real estate market fundamentals for different uses 
(specifically rental multifamily housing, for-sale townhomes, and retail) in the local market 
area (Talent and the broader area) and how they have changed over time. Specific 
fundamentals include rents, sales prices, and vacancy rates. 

2.2 Pro Forma Analysis 
Analysis Approach 

Description of the pro forma approach to the feasibility assessment and general 
assumptions used. This section will note any assumptions about affordability of housing 
included in the schemes. 

Pro Forma Results 
Comparison of analysis results for different development types individually and site 
development schemes overall. The analysis will identify any potential feasibility gap and 
the rents and/or sales prices needed for a site development scheme to be feasible. 

Other Considerations 
Discussion of other considerations affecting development feasibility including, 
developer/investor return requirements, prevailing wage requirements, development 
phasing, etc. 
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3 Conclusions 

3.1 Development Types 
Summarize the most feasible type, scale, and mixture of use on the site. 

3.2 Barriers to Development 
Discussion of the primary barriers to development at the Gateway site, including market 
competition, achievable rents, and development costs (construction costs, land, 
infrastructure, amenities, and SDCs). 

3.3 Potential Actions 
Based on the findings of the pro forma analysis, this memo will discuss way the City of 
Talent could incentivize development and help reduce and feasibility gaps to support 
desired development types or schemes. 
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