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1. Executive Summary

The Northeast Quadrant Study strives tfo illustrate the complex
interrelationships between a host of planned and existing development
components including: An expansion of Mesa Community College’s
Downtown Campus to include an Advanced Technology Center, the
Centennial Center Complex and its future, the planned Mesa Aquatic Center
and its role, the City Block and the City of Mesa’s need for additional space,
the South Center Campus and its role in futurc development, the Escobedo
Neighborhood and surrounding area, the Mesa Post Office, the Mesa Library
and its plans for expansion and potential linkage to Mesa Community College,
Redevelopment Site 7, and Redevelopment Site 17.

In many respects, downtown Mesa is poised to benefit from a domino effect
associated with catalyst projects that can trigger new development in various
forms. The City of Mesa can maximize the potential economic and fiscal
benefits by judicious and forward-looking actions that cause the chain reaction
o occur more quickly and in a concentrated area. The completion of the
Mesa Arts Center 1s, in many ways, the initiator of the chain reaction
deseribed in the report. The potentials associated with Mcsa Community
College’s plan for expanding its Downtown Campus to include an Advanced
Technology Center 1s another key driver of the chain reaction.

A third important element in the chain rcaction will be the disposition of the
Centennial  Center Complex, which includes the Rendczvous Center,
Centennial Hall, Cecntcpnial Conlerence Center, and the Centcnnial
Amphitheater. Various futurc scenarios are described in the report, and cach
alternative will have a different potential impact on virtually every other
downtown component described herein,  The analysis {inds that the “do
nothing” option 1s not one of the altematives.

A revicw of recent strategic thinking by the City of Mesa regarding its
Economic Development goals indicates that a focus on advanced technology
programming in the downtown quadrant could scrve as a “driver” for the
city’s overall economic development. Building on the current programs in
advanced technology ollered by MCC in the downtown area, the College’s
[urther enhancement of advanced technology education and training,
cspecially when pursucd in partnership with cducational institutions such as
Mcsa Public Schools, East Valley Institute of Technology, A.T. Stills
University, ASU, and ASU East through a consortium such as the East Valley
Think Tank, could serve as a significant attractor of advanced technology
business partners to Mcsa.
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The vision for Mesa Community College’s Downtown Campus is based on
four “pillars” to be anchored at an Advanced Technology Center, which in
turn will have significant economic and programmatic implications for Mesa
Town Center. The Center will include a Network Academy that features
software devclopment, bioinformatics, cyber forensics, and network security
functions. It will also host the Business and Industry Institute, which will
focus on industry partnerships with companies such as Cisco, Sun
Microsystems, Microsoft and Novell. Another “pillar” of the Downtown
Campus will involve community outreach, embodied by the Center for Public
Policy and a focus on changing demographics and community education.
Mesa Community College will also develop community partnerships such as
arts programs, and offer shared services that may involve the Mesa Library, a
Life Options Center, and a tech center for children.

The Mesa Community College Downtown Campus devclopment strategy is
broken out into two phases, with Phase I focusing on physical expansion at the
downtown at Centcnnial Way location, adjacent new development of a “high
performance” building that will feature technology, adaptive reuse of the
Irving School {old MAC), and agrecments with the Mesa Library, developers
of sites 7 and 17, the Mesa Aquatics Center, and other asset infrastructure
within downtown Mesa. Phase II will involve additional new construction in
the downlown core, possible occupation/acquisition/utilization of the
Centennial Complcx depending on the City of Mesa’s decision with regard to
its disposition, and a continued expansion of programmalic linkages with
cntitics throughout the downtown.

Phase I projccts provide for an additional 80,000 to 160,000 square feet of
College space in two buildings, and also incorporate structured parking for
between 500 and 1,500 cars. Phase I capital costs are projected to he
approximately $24 million, which would include Centennial Way 4" fioor
build-out, development of the high-performance building, Irving School
restoration and improvement, and other expansion elements. This capital cost
estimate does not include parking, which wil] likcly be accommodated within
the City of Mesa’s general parking development program. Total economic
activity/impact associatcd with Phase I development of Mesa Community
College’s Downtown Campus and Advanced Technology Center is estimated
to he approximatcly $55 million.

The Centennial Center Complex was the suhject of a Task Force report, with
which Hunter Interests concurs. Essentially, the Complex is at a cross-roads
and the City of Mesa must make a determination not only with regard to the
existing facility’s future, but perhaps more importantly, whether or not Mesa
is going to compcte for group business (conferences, conventions, meetings,
tradeshows, cxhihitions, etc.) in the future. The report sets forth various
scenarios for consideration, ranging from developing a new or cxpanded
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facility (in concurrence with the Task Force Report) to demolition of the
existing complex and withdrawal from the group business/convention market.
An essential recommendation of the report is that the Centennial Center
requires a financial analysis in order to determine the most prudent course of
action, even if the result is a decision to close the facility.

The Mesa Aquatic Center is an impressive and meaningful project, and Hunter
Interests Inc. concurs with the business concept, which is to develop a world-
class facility to compete with comparatively few such venue that exist.
Beyond the strategy to create a facility that will draw spectators and a
significant number of wvisilors to Mcsa, the Mesa Aquatic Center offers
multifaceted benefils to the citizenry including fitncss, educational,
recreational, and therapeutic opportunities. Based on a review of the Funding
Feasibility Analysis and the Mesa Aquatic Center Business Plan, current
cvents as they relate (o closing the capital cost gap, and giving full weight to
the beneficial and catalytic role the facility will play in downtown, Hunter
Interests Inc. strongly recommends that cvery effort be made to implement
this important project. To that end the report includes scveral strategic
recommendations with regard to operational feasibility, site selection,
leveraging of ncw development, and partnering.

The City Block constitutes the City of Mesa’s government center, and as the
population continues to grow, the need for City services and associated
cmployment base will also continue to grow. The space requirements for the
City of Mesa will grow accordingly, and projections for this growth have been
tracked. Studies have projected that by the ycar 2025 there will potentially be
the need for nearly one million squarc feet of additional space than currently
exists. A portion of this space can and should he provided within the City
block through the construction of new office buildings that will replace small,
low profile facilitics, and add to the massing in downtown. This new
development has implications on the South Center Campus (frccing this up for
new devclopment associated with the Mesa Aquatic Center and/or adaplive
reusc by the private sector or possibly Mesa Community College), support for
downtown rcstaurants and retarl, IT scrvice and programmatic linkages with
Mesa Community College’s Advanced Technology Center and other
Downtown Campus components, and attraction of additional private
development of office space.

The South Center Campus is a former school complex now housing City of
Mesa offices. There are currently no plans to move city offices from the
South Center Campus (with the cxception of the Arts and Cultural Division
that will move into the new Mesa Arts Center). However, in the context of
Mesa Aquatic Center development nearby, and in the future of the City Block,
the South Center Campus may come 1o play a very different role in the future.
Building and development recommmendations included in the report suggest

-
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that a mixed use project could be pursued at this location if the Mesa Aquatic
Center 1s built, and could mclude a hotel, sports-oriented specialty retail
stores, a fitness center or racquet club, café and/or restaurant, and health-
oricnted service businesses such as therapeutic massage, acupuncture, etc.
Depending on the size and makeup of the building(s) that could host a hotel
and other elements, the private sector may invest between $10 million and $50
million, assuming that the Aquatics Center is built and acting as a catalyst for
this dcvelopment.

The Escobedo Neighborhood and Surrounding Area has both historic
significance and a physical relationship to downtown, and it is also important
as it relates to new development on Site 17 and other projects referenced in
this report. Central to the discussion of this area’s future is the role of the
Escobedo Apartments, the City of Mesa’s only affordable housing complex.
The complex includes five one-bedroom units, 62 two-bedroom units, 29
three-bedroom  units, and four six-bedroom units. The complex is at
something of a crossroads 1n that the aging buildings will require a significant
renovation that is estimated to cost approximately $3 million. There are two
primary allernatives to the renovation. The first is to pursue a new model
project that would incorporate approximatcly 100 affordable housing units
with approximately 100 markei-rate apartments. A second alternative would
be to redevelop the complex and retain its historic character by preserving
existing facades, vupdating the cxteriors through paint schemes, modernizing
the interiors and gaining additional square footage by building new spaces off
the rears of the units. These projects may appeal to the selected developer for
Sitc 17. A new 200-unit project might cost between S10 million and $15
million to develop and much of this might be structured as private investment.

In terms of recommendations for Washington Park, Hunter Interests suggests
that future plans for the Escobedo complex be prepared in a fashion designed
to benceficially impact the neighborhood. In addition, the expansion of Mesa
Community College’s Downtown Campus and focus on changing
demographics may very well offer opportunities for both residents and the
college to benefit. Education, technology, language skills, and work{orce
training opportunities will be within walking distance, and MCC will have an
opportunity to fulfill part of its downtown mission. The cost of improvements
to the Washington Park neighborhood is undetermined at this time; however,
Hunter Intcrests suggests that a relatively small amount of targeted funding
could have a significant impact.

With regard to the commercial node at the corner of University and Mesa
Drive, Hunter Interests suggests only that its owners and tenants will benefit
from the redevelopment of Site 17, and in some cases may wish to upgradc or
improve their establishments in responsc to the presence of this new local
demand source.
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The Mesa Main Post Office is a U.S. Postal facility that serves the downtown
area, and there are 10 other stations that serve the rest of the City of Mesa. In
terms of the Northeast Quadrant Analysis, the Mesa Main Post Office 1s
viewed as an important downtown amenity that not only serves residents and
businesses downtown, but to some extent attracts people to the Town Center.
The Mesa Main Post Office is situated on land that 1s publicly owned, but
subject to a long-term land lease. There is no indication at this time that there
arc any plans to close, downsize, or expand the facility. If by some chance the
decision were made to move or close the Mesa Main Post Office, there would
be sufficient lead time to determine a viable and suitable use for the facility
and/or the real cstatc on which it is situated. These uses could include
additional space for Mesa Community College, or conversion to a commercial
enterprise of some type.

The City of Mesa Library system consists of three branches including
facilities at Dobson Ranch and Red Mountain. The main branch is a
significant downtown cultural and edueational resource that has many cross-
beneficial relationships with existing and planned components of the
downtown and surrounding community. Certain key future opportunities rest
in the potential for the expansion of Mesa Comununity College, but the Mesa
Library in and of its own right is positioned for future growth in its role in the
conununity. An expansion could include a “Computer Commons” that would
he a joint venture with Mesa Community College. The Library could also sell
services to MCC.

Redevelopment Site 7 was the subjcet of prior analysis by Hunter Interests
that suggested a conceptual building program that would include 276,000
square feet of Class A office spacc at the corner of South Hibbert and Main
Street, a five-story, 120 unit “urban lifestyle” apartment/condominium facing
South Hibbert, and a 30,000 square foot mixed use project on South Mesa
Drive. The project was the subject of a Request for Qualifications issued to a
ficld of prospective developers in July 2003, Three teams officially responded,
although subsequent interest now reaches nearly 20 different companies that
have expressed a desire to participatc in downtown Mesa development.
Suhsequent to the issuance of the RFQ, the City of Mesa is now considering a
decision to build the City Courts facility on the portion of the site that faces 1™
Avenue. This decision is contingent on bond passage in March. However, if
built, the facility will have a significant impact on the viability of the
conccptual building program—particularly the residential project. The report
details alternative development sccnarios that would allow the City to
continue with the RFP process for these important and desirable projects on or
ncar the current site.
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Redevelopment Site 17 (30-acre site) 1s important for many reasons including
its total area, role as a transitional eclement between historic neighborhoods
and the downtown, public investment to date, and the opportunity it represents
in terms of a catalyst for revitalization. The conceptual building program for
the area was prepared by Hunter Interests based on site analysis, market
analysis, financial feasibility analysis, and input from the community. The
Master Plan concept was adopted by the City along with other
recommendations in September 2002.  Taken together, the vanous
development components suggested for Site 17 reprcsent approximately $83
million in private investment potential for downtown Mesa. These include
various multi-family residential components, a mixed use retail and office
“village center,” four- o six-story office and residential components, and a
health spa and wellness center. The development plan comports with
Traditional Neighhorhood Development (TND) and the New Urbanism design
principles.

The project was the subject of a Request for Qualifications issued to a field of
prospective developers. The successful development of Site 17 is critically
important to the overail Mesa Town Center Action Plan, and to the futures of
several downtown components as described in the report. The City of Mesa
should proceed with the preparation and issuance of a Request for Proposals
on Site 17, taking into account the potential synergies with the Mesa
Community College downtown expansion, impacts of the Centennial
Complex determination, benefits to the Escobedo neighborhood, and other
factors. The Master Plan for Site 17 remains viable regardless of the shifts in
the downtown dynamic as descrihed in the report, and is flexible enough to
accommodate opportunities as they may arise.

All components of thc downtown as covered in this report have individual
parking requirements. In some cases, parking needs are answered on site as
part of an overall development plan (such as with Site 17), while in others
they will be dependent on future pelicy decisions {such as with the Centennial
Center). In terms of near-term development potential associated with Phase I
of the Mesa Community College expansion, development of Site 17,
completion of the Mesa Arts Center, and development of the Mesa Aquatic
Center, the necessary parking supply either exists or will be provided, given
new facilities under construction and certain changes in the on-street parking
plan downtown. In all there are more than 4,000 parking spaces within
walking radius of the City Block. The overall parking demand/supply issue is
currently the subject of a City-wide parking management plan that will take
into account current and fulure needs, including those suggested by the
altermative future scenarios as deseribed in this report.

There are many recommendations included in this report that pertain to public
policy, departmental decision making, private developer decisions, and other
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aspects of determining the future of downtown Mesa. The report contains a
discussion that sets forth additional recommendations that were formulated
through consultations between City of Mesa management staff and Hunter
Interests Inc., and the assimilation of observations, findings, and projections
developed during the course of completing the Northeast Quadrant Analysis.
In summary, they include the following:

e
~

v

“.:f

The City of Mesa should initiate a process to create a comprehensive
Development Agreement with Mesa Community College to structure a
relationship that will result in an expanded Downtown Campus and
Advanced Technology Center. A joint task force comprised of officials
representing the City of Mesa, Mesa Community College, and other
appropriate parties should be formed to guide this process.

Hunter Interests recommends that the Maricopa Community College
Districi on behalf of Mesa Community College enter into negotiations with
the City of Mesa, pursuant to the comprehensive Development Agreement
mentioned above, to enable these various policy recommendations to be
implemented in a timely fashion. It is also recommended that the Maricopa
Community Collcges take the appropriate actions to secure the capital and
operational funds needed to accomplish the policy actions it agrees to,
through the Development Agreement and subsequent negotiations.

The City Council should adopt a resolution(s) that requires the City of
Mesa to take action with regard to the disposition of all components of the
Centennial Complex. As referenced in the report, disposition could include
cxpansion, new facilities, or closure. The report suggests that a decision on
the [uture of the Centennial Complex should he made by July 1, 2004,
following preparation of a strategic plan that fully evaluates the options and
cost implications, and economic impact/consequences associated with
various development tracks.

The City of Mesa should pursuc development of the Mesa Aquatic Center
on its current site 1m view ol its ability to cause revitalization and adjunct
development to occur in this portion of the downtown, and more generally
because of the wide range of benefits to the community. It should be the
policy of the City of Mesa to solicit anchor tenants (possibly Mesa
Community College and/or other educational institutions) and
sponsorship/nghts deals in order to close the projected operational deficit.

With regard to Sitc 17, Hunter Interests recommcnds that the City of Mesa
proceed immediatcly with a Request for Proposals from developers for this
important project. It is suggested that the RFP encourage contact between
prospective developers and Mesa Community College officials in order to
explore mutually beneficial opportunities.
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¥ With regard to Site 7, bond passage in March will be a determining factor
in future development. Generally, Hunter Interests recommends that the
City of Mesa proceed with a Request for Proposals from developers
interested in the office/residential projects as conceptualized—with the
understanding that another nearby site could be an alternative location for
one or more of the building components.
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II. Introduction and Methodology

The City of Mesa and Mesa Community College retained Hunter Interests Inc. in
July 2003 to conduct a survey and analysis of current conditions in order to
facilitate planning and policy decisions regarding downtown development. The
study area focuses on the northeast quadrant of the City’s core, but more generally
encompasses the greater downtown area. The study strives to 1ilustrate the
complex interrelationships betwcen a host of planned and existing development
components including: An expansion of Mesa Community College’s Downtown
Campus that will include an Advanced Technology Center, The Centennial
Center Complex and its future, the planned Mesa Aquatic Center and 1ts role, the
City Block and Mesa’s need for additional space, The South Center Campus and
its role in future development, the Escobedo Neighborhood and Surrounding
Area, the Mesa Post Office, the Mesa Library and its plans for expansion and
linkage to Mesa Community College, Redevelopment Site 7, and Redevelopment
Site 17.

In many respects, downlown Mesa is poised to benefit from a domino effect
associated with catalyst projects that can trigger new development in various
forms. The City of Mesa can maximize the potential economic and fiscal benefits
by judicious and forward-looking actions that cause the chain reaction to occur
more quickly and in a concenirated area. Indeed, this proccss is analogous to
achieving critical mass, wherein an atomic nucleus i1s induced to release an
enormous amount of energy. In Mesa, this “critical mass” can be achieved by
causing projects to interact, thus creating econoinic energy that will in turn cause
other development and investment to occur.

The completion of the Mcsa Arts Center 1s, in many ways, the initiator of the
chain reaction that is described in this reporl. By its introduction into the
downtown, it will affect everything {rom the potential for new restaurants, retail,
and entertainment, to the historic Irving School {currently the Mesa Arts Center,
which will be vacated when the new facility opens), to the attractiveness of
development potential on both Site 7 and Site 17 to other arts and entertainment
venue that will increasingly define the character and vision for downtown Mesa.

The potentials associated with Mesa Community Cellege’s plan for expanding its
Downtown Campus to include an Advanced Tcchnology Center is another key
driver of thc chain reaction. As further described in Section LI of this report,
Mesa Community College’s development strategy will have an impact on the
physical, programmatic, and economic characteristics of the downtown. For
example, it is possible that the institution may become the new owner/tenant of
the Irving School when the new Mesa Arts Center opens. This is an example of
the domino effect flowing from the Mesa Arts Center project. At a higher level, it
1s expected that new construction, expansions, savings on rent, value of City

9
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contributions, and direct impacts generated by the institution will cause an
estimated $55 million in Phase 1 economic activity,

A third important element in the chain reaction will be the disposition of the
Centennial Center Complex, which includes the Rendezvous Center, Centennial
Hall, Centennial Confercnce Center, and the Centennial Amphitheater. Various
future scenarios are described in the report, and each altermative will have a
different potential impact on virtually every other downtown component
described herein. It will be the City’s decisions regarding the future of the
complex that influence the level of benefit to the community, as associated with
maximization of current and near-term opportunities. This report 1s intended for
use as a tool in understanding the range of impacts related to policy decisions, and
hopefully to suggest a path that leads to the attainment of critical mass in the
downtown. The Cecntennial Complex, coupled with Mesa Community College,
are together at the core of critically important decisions that must be made along
this path.

The discussions for each component of the downtown follow a gencrally standard
format beginning with a Sitvation Analysis. The Situation Anatysis is a real-time
evaluation of events, issues, and opportunities related to the particular component
as of late 2003. This is intended to bring the City of Mesa and others up to date
on currcnt gvents, while at the same time setting the context for further detail
and/or other discussions that relate. The Situation Analysis is followed by a series
of Stratcgic Recommendations, which in some cases include policy
recommmendations, and in others are component-related planning or partnering
recommendations. The Strategic Recommendations are followed by Building and
Development Recommendations, which in some cases may also be understood as
policy or city management recommendations, but are more often suggestions that
pertain to facility or real estate issues. Each component section concludes with a
Funding and Finance Discussion that varies in length and content depending on
the project.

In preparing this report, Hunter Intcrests Inc. built on a base of knowledge and
recommendations emanating [rom previous work completed by the firm in
September 2002, This study, cntitled “Analysis and Recommendations for
Development of Sites pursuant 1o the Town Center Action Plan” dealt with five
City-owned parccls of real estate and included a fairly extensive market analysis,
as well as financial [casibility analyses and master plans for each potential
project. 1In this report, two of the {ive sites (Site 7 and Site 17) are further treated
1n terms of current status and their linkage to the other components. Again, it will
be City decisions that determine how cffectively these projects contribute to the
economic chain reaction that is now beginning,

10
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The Northeast Quadrant Analysis concludes with a series of Public Policy
Recommendations that were prepared in a joint effort between key City
management staff and Hunter Interests Inc. Therefore, this report is not only a
resource and tool for understanding downtown issues and opportunities, it is also
a call to action that involves public, private, and institutional parties. The analysis
concludes that the City of Mesa must act proactively to induce the chain reaction
to eontinue, to accelerate it, to manage it, and to maximize its potential for
economic benefit to Mesa Town Center.

11
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I11. Mesa Community College Downtown Campus

A. Introduction

This section of the Northeast Quadrant Analysis conveys observations, findings
and recommendations that focus on the potential for an expanded presence of
Mesa Community College in the downtown area.

In preparing this report, Hunter Interests Inc. interviewed approximately 50
individuals who play key roles within Mesa Community College and the
Maricopa Community College District, as well as individuals associated with
other key downtown components. The information and input from these
stakeholder intervicws were added to a base of knowledge gained in more than
100 previous intervicws and other analysis conducted for the City of Mesa by
Hunter Intcrests. A physical inspection of pertinent buildings and sites was
conducted, and numerous reports, plans, and other documents were reviewed.

Items reviewed as part of this analysis included: MCCD Adopted Budget FY
2002-2003; Exploring an Urban Partnership for Mesa Community College in
Downtown Mesa—Exccutive Summary, Commission on Excellence in Education
2002-2003; Annual Report: Bridging Education and the Commumty Mesa
Community College; Mesa Community College Focus on Learning Strategic Plan
2002-2005; 2002 Operational Program Master Plan-Workforce Development
Forecast-prepared by  Maricopa  Community  Colleges  Occupational
Administrator’s Council; Busincss and Industry Institutc materials; Business and
Industry Institute—Hope, Spring, and a Vision for an MCC Powntown Campus;
East Valley Think Tank Fact Shcet; Mesa Community Roundtable Fact Sheet;
Center for Civic Participation Fact Sheet; Center [or Public Policy Fact Sheet;
Life Options Blueprint; Mesa Association of Hispanic Citizens materials; Mesa
Community College Class Schedule 2003; MCC Extended Campus Class
Schedule 2003; MCC Extended Campus Dual Enrollment Annual Report; Mesa
Aquatic Center Business Plan; Mesa Indoor Aquatic Center Fundraising
Feasibility Study; Downtown Focus---A Publication of Mesa Town Center
Corporation; Pedestrian Pathway Design Guidelines for the Mesa Town Center
Area.

Capital cost estimates and other financial projections are based on industry
standard costs for differcnt types of development, and individual factors as
described in this report. In order to reflect oplions for development and their
attendant costs, as well as certain unknowns, square footages, costs, etc. arc
generally set forth as ranges. Observations and recommendations reflect the input
and information gained during the study to date, and in certain cases constitute the
professional opinion of Hunter Interests Inc.

12
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B. Situation Analysis

A review of recent strategic thinking by the City of Mesa regarding its Economic
Development goals indicates that a focus on advanced technology programming
in the downtown gquadrant could serve as a “driver” for the City’s overall
economic development.  Building on the current programs in advanced
technology offered by MCC in the downtown area, the College’s further
enhancement of advanced technology education and training, especially when
pursued in partnership with educational institutions such as Mesa Public Schools,
East Valley Institute of Technology, A.T. Stills University, ASU, and ASU East
through a consortium such as the East Valley Think Tank, could serve as a
significant attractor of advanced technology business partners to Mesa.

The vision for the Mesa Community College Downtown Campus, as taken from
College planning documents, includes overarching strategies that involve
institutional expansion and revitalization of downtown based on four “pillars” that
will comprisc an Advanced Technology Center. They are: an Extended Campus,
a Network Academy, a Community Partnerships Center, and a Community
Outreach Center. Goals are to offer educational programs in response to changing
demographics, provide for community needs, collaborate in space utilization and
programming, establishment of a P-20 scope (pre-K, K-12, post-secondary), and
providing credit and nen-credit programs.

Viewed another way, the concept of the Downtown Campus as anchored by an
Advanced Technology Center will include:

1. Advanced Technology Center

Network Academy

o Network and database administration
s Softwarc development

e Cabling specialist

» Bioinformatics

+ Cyber [orensics

» Information assurance

s Network security

Business and Indastry Institute

e Industry Partnerships

e (Cisco, Sun Microsystems, Microsoft, Novell
e Cyber crime center

e Advanced technology training

¢ Teaching and Service center

—
(7S]
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Technology Services for the Park (through student internship
programs and professional practicams}

» Network support

o Computer support

s Help desk

Community Outreach

» Center for Public Policy
¢ East Valley Partnership
* Changing Demographics
¢ Community Education

Community Partnerships
¢ Arts programs

e School of Education

» EDTC

¢ K-12 partnerships

Shared Services

* Library

e Community computer labs

s Lilc Options Center

e Interactive Technology Center for Youth

General Education

e Public safety programs

» Scrvice lcarning programs enrollment services
e General education courses and programs

Othcer goals are to:

Offer educational programs to rcspond to changing demographics and to
revitalize downtown Mesa

Promote economic development through training programs and business
partnerships.

Deliver successful instructional and community service programs,
Develop new and unique programs focused on downtown.
Bridge the “Digital Divide” with job skills and communications skills.

Use MCCD capital, matched with City and other resourccs, to leverage the
total project.

Combinc Icased space mnto owned facilities.

14
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» Fund operational costs in part by reducing rental costs.

¢ Utilize existing parking and library services.

As part of its strategic planning process, Mesa Community College has identified
a set of goals, objectivcs, issues, and opportunities that have the institution’s
enhanced physical and programmatic presence in downtown Mesa as a
commonality. The study, Exploring an Urban Partnership for Mesa Community
College in Downtown Mesa prepared by the Feasibility Task Force, set forth these
points in an Executive Summary issued in May 2003. Importantly, plans for a
downtown campus arc being prepared in such a way as to protect, and otherwise
enhance, the other campuses.

Paraphrasing this Executive Summary, Task Force recommendations for the next
assessment phase included the creation of a new organizational structure
including  college-wide and community-wide teams to 1mplement
rccommendations; preparing a comprehensive short- and long-term nceds
assessment to determine what programs and resources are needed to serve the
residents and businesses of the area, and how these needs can be met with
operational funding and available resources; assessing community partnerships
that extend to land utilization, public/private resources, and programmatic
partnerships; conducting a sitc analysis of downtown to identify locations that
cnable MCC to expand its presence physically and programmatically; developing
a communications plan to clarify opportunitics, descmbing the multi-stage
process, and building understanding of the ovcrall project; and, securing capital
funding that is independenti of the capital funding for the Southern and Dobson
Campus and the Red Mountain campus.

Hunier Interests Inc. agrees that basic reasons for pursuing an urban presence as
set forth by the Feasibility Task Force with rcgard to educational planning are
valid, as they arc with regard to urban economics and downtown real estate
devclopment. These reasons are:

e The need to increase educational access for the residents of core cities —
HII has observed many urban situations that have been improved through
enhanced cducational access by residents. The combined effect of resident
retainage and improved circumstances through educational attainment is a
highly beneficial one. The cities of Albany, New York; Winston-Salem, North
Carolina; and Richmond, Virginmia, are but three locations that offer case
support for the urban campus approach. Changing demographics also affect
urban characteristics and an educational presence helps to ensurc that new
residents contrihute to, and participate in, the upside potentials associated with
urban growth.

—_—
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¢ Increasing attention to the revitalization of core cities — Across America,
cities large and small have been dealing with the effects of suburban growth,
major shifts in retail and housing dynamics, aging infrastructure, and other
market depressants that have resulted in urban cores with varying degrees of
decay. As downtowns have sought to reposition themselves for prosperity,
arts, restaurants and entertainment, and sports/civic attractions have replaced
department stores and offices. Concurrently, the cultivation of a strong
downtown academic presence has served repeatedly as a foundation piece for
successful downtown revitalization. Fortunately, due to a strong growth curve
and good public policy, downtown Mesa experienced more of a lull in vitality
than outright decay, and is not only poised for revitalization but has
ageressively implemented major projects that will define the City’s image and
charactcr for generations to come. The timing for increasing the presence of
MCC in downtown Mesa is, in our professional opinion, exccllent.

e QOpportunities for jeint use and multi-use facilities to leverage scarce
resources — The large-scalc projects undertaken by the City of Mesa in
rccent years including the Arts Center and planned Aquatics Center will be
augmented by additional development and redevelopment that will provide a
rich environment for MCC to engage in partnering, joint use, and other
mutually beneficial relationships. Several of the redevelopment sites ireated
by Hunter Interests Inc. (Site 7 and Site 17) now being taken to market, can
provide spaces and uses that will contribute to this urban living, leaming,
working and rccreating environment. Work currently being undertaken will
seek to further identify and cultivate such opportunities.

A General Obligation Bond referendum is contemplated for November 2004. If
passed, the bond could generate as much as S950 million for use by the Maricopa
Community College District. Of this amount Mesa Community College will
receive an allocation that may be used in part for expanding the presence of the
College in downtown Mesa. There will be a huilding and site review process that
ultimately plays a rolc in determining the exact amount and nature of the
allocation from the bond. There is a bond cycle of approximately 10 years,
meaning that the next major influx of dcvelopment capital for the Maricopa
Community College District may not be until 2014 or 2015. This timeframe,
coupled with projections for growth in the Phocnix mctro arca and specifically the
East Valicy brings the importance of bond passage into focus.

Mesa Community College is part of the Maricopa Counly Community College
District and is manifest by several campuses and numerous programs that serve
the regional population. In all, Mesa Community College serves approximately
27,000 full- and part-time students in credit and non-credit courses. They include:
3,700 students at the Red Mountain campus, and 4,000 credit, and 3,600 non-
credit students at the MCC Extended Campus that includes the Downtown Center.
(The Downtown Center includes Centennial Way; the Brown and Country Club
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location; the ASU Research Center, the Williams Campus, and the Distance
Learning Program).

Mesa Community College’s overall space nceds are being addressed by
overarching strategic plans that treat future development at the Southern and
Dobson Campus, Red Mountain Campus, and other locations throughout the
system. However, the current need for additional spacc is clear. A statistical
perspective reveals that community colleges nationwide have approximately 100
square feet of space for each FTE student. By comparison, a recent facility survey
calculated that Mesa Community College has approximately 47 square feet per
full-time student.

Given increasing population in the East Valley and increasing enrollment in both
credit and non-credit courses at MCC, demand clearly outstrips supply and
warrants the development of additional space. Currently, Mesa Community
College’s two downtown facilities include the Centennial Way building at
approximately 32,000 square feet of net usable area, an additional 11,100 square
feet of semi-attached former retail space that is privately owned and leased from a
third party, and the Country Club and Brown space at approximately 38,000
squarc feet that is leased from the Mesa Public School Distrnict. Together, these
spaces afford MCC with approximately 81,000 square feel of gross leased space.
Hunter Interests Inc. estimates that this equates with approximately 70,000 square
feet of net usable space for ¢lassrooms and other programmatic space.

The Centennial Way cducational space was built by the Motorola Company in a
City-owned parking garage operated as Motorola University (a technology
training ccnter) for about 10 years. The building incorporates three floors of
structured parking, affording (180 spaces) that are utilized by visitors to the City
of Mcsa’s convention complex, students and faculty at the Business and Industry
Institute and Center for Public Policy, and others. Th¢ spacc hosting the Center
for Public Policy is in a building that was constructed for rctail usc and occupies a
portion of the second floor of this two-story structurc. The space occupied by the
Extcnded Campus in the Downtown Center at Country Club and Brown is in the
Mesa Public School District Building on the third floor, and was finished to Mesa
Conmmunity College’s specifications.

A preliminary necds assessment conducted by MCC and substantiated by Hunter
Interests Inc. indicates that Mesa Community College will require at Jeast 125,000
square feet of dedicated space in downtown Mesa in order to implement its
strategy for enhancing both 1ts presence in downtown, and its service to students
and residents. Therefore, the recommendations for downtown development must
accomnodate the increasc of nct usable space, and seek to combing spaces into a
more efficient modality hoth in financial and practical terms. Based on the goals
and objectives of Mesa Community College and findings associated with this
analysis, Hunter Intcrests Inc. supports the planned cxpansion of the College
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presence in downtown Mesa and provides further analysis and recommendations
in the following sections that suggest a development, funding, and partnering
strategy for the College’s consideration.

C. Mesa Community College Downtown Campus Development Strategy
1. Introduction

In this section a two-phase development strategy is set forth that will allow Mesa
Community College to accomplish its goals and objectives with regard to
developing a downtown campus, and otherwise expand its prescnce in downtown
Mcsa. It is predicated on input received in stakeholder interviews, site and
building analysis, and the observations, findings, and recommendations of Hunter
Interests Inc. acting as an independent consultant firm.

Phase I of the Downtown Campus Development Strategy should be viewed within
a timecframe consisting of the present to approximately 2010. Phase II should be
viewed within a timeframe consisting of approximately 2005 to 2015.
Circumstances will in some cases accelerate development, and other cases delay
or cancel development plans. Thereforc, the two-phasc strategy should not be
viewed as a rigid plan, but rather a flexible set of recommendations and subjects
for further discussion and subsequent action.

2. Phase 1 Development Components

Downtown at Centennial Way — Mesa Community College should seek to
acquire the entire fourth floor of the structure that includes space it currently uses
to house the Business and Industry Institute, and air-rights above a portion of
exposed parking deck that offers approximately 17,000 square feet of new
buildable area for possible cxpanstion. Ownership is required to allow for capital
investment in the structure by Mesa Community College. Ownership could be
accomplished through conversion of the space to condominium status, and
conveyance by the City of Mesa to Mesa Community College. Upon attaining
ownership, MCC should evaluate build-out options for the 17,000 square feet of
space above the third parking deck. This evaluation should include, bul not be
limited to, the following opportunities and issucs:

» Structural Assessment — An assessment of the structural integrity of the
building and its suitahility [or accommodating new construction must be
undertaken. It is possible that more than one floor of built space could be
developed on the 17,000 square foot air-rights “footprint.” For example, a
second floor would give MCC an additional 34,000 square feet, a third floor
with an additional 51,000 square fect and so on. This approach could enable a
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significant expansion of MCC facilities within the context of the existing
facility; however engineering studies may show it to be limited in its load
bearing capability and/or cost prohibitive at some level.

» Utilities Infrastructure —— Anecdotal evidence suggests that any building
expansion would require a complete upgrade of the building’s electrical
system and other infrastructure that is key to the dense cluster of technology
and equipment that is contained therein. Electrical and systems engineers
should provide an cvaluation of the infrastructure needs for the Business and
Industry Institute now and in the futurc, and assess the technical/cost
implications of cxpanding this building.

« Role as Downtown Anchor — Physical adaptability issues and cost
implications not withstanding, the Centennial Way building represents the
nucleus of Mesa Community Collcge’s downtown presence, and can serve as
an anchor for expansion in several directions. Acquisition and expansion at
this location will provide Mesa Community College with a near-term
implemcntation success that can provide a practical solutien to a portion of the
space needs, and at the same time send a clear signal that Mesa Community
College is committed to expanding its urban presence, and incrcasing its level
of service to the community.

Adjacent New Development — Mesa Community College should pursue
acquisition and redevelopment of the buildings and real estale that currently host
the Center for Public Policy and other programs, and that exist in close proximity
to the Centennial Way building, and are otherwisc functionally integrated into the
parking structure upon which the Business and Industry Institute is situated. This
former retail building occupies the space dircctly between the Centennial Way
building and the drop-off and front door of the Sheraton Hotel (downtown Mesa’s
only [ull-service lodging product). With an approximate 25,000 s.f. footprint, this
building site can afford Mesa Community Collcge with a uniquc opportunity to
expand its downtown nucleus and create a signature front door to the City of
Mesa, and the world, at the same time. There are a variety ol opportunities and
issues to be addressed in this component of the Downtown Campus Development
Strategy including, but not necessanly limited o, the following:

« Acquisition — This real estate, known as 165 N. Centennial Way, 1s privately
owned and Mesa Community College currently leases approximately 11,000
squarc feet of space. Acquisition will entail purchase at a negotiated price that
is undetermined at this time. Given the high vacancy rate currently in
cvidence, and perhaps through assistance by the City of Mesa, it is hoped that
Mesa Community Collcge could acquire this property at, or somewhat below,
market value. Obtaining ownership of this real estate would further expand the
physical presence of Mcsa Community College in the downtown, with both
immediate and long-terin beneficial implications. Upon acquisition, Mesa
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Community College could undertake a combination of immediate space
utilization and planning for new construction on the site.

Near-Term Programming — Research into Mesa Community College’s
myriad programs, and demonstrated need for additional space, leave no doubt
that the existing building could be well utilized immediately. Final
recommendations as to what uses may be deemed most appropriate are
beyond the scope of this report, and will otherwise be the subject of
administrative and departmental dccisions. However, it is possible that Mesa
Community College could use this space to expand its technology focus in
downtown, and to prcpare the way for new development that will help create
the identity and character of the Downtown Campus.

Develop A “High Performance” Building — Hunter Interests Inc.
recommends that Mcsa Community College consider development of a green
and technology-heavy facility, such as have become known as high-
performance buildings. There are relatively few buildings in the country that
fully qualify as high-performance buildings pursuant to the Green Building
Council’s LEED criteria (Lecadership in Energy & Environmental Design). A
newly constructed building of this type, or one incorporating many of the
features associated with the LEED rating system could provide Mesa
Community College with purpose-built spacc to serve its necds, and crecatc a
physical manifcstation of its commitment to technology at the same time. A
flagship technology center could thus be created that communicates visually
with the community, students, (aculty and visitors, and further enhances the
presence of Mesa Community College in downtown Mesa in a significant
way. Phase I of the Downtown Campus Development Sirategy calls for
planning and completion of this new facility, including acquisition and near-
term programming that would begin the implementation process. Based on the
approximate site size, Hunter Interests estimates that a 40,000-80,000 square
foot high-performance building could be constructed, thus adding to the
nceded supply of new space and creating an expression of the College’s vision
for the future.

Irving School/MAC Center — Located west of the building complex
summarized above, the former Irving School (old Mesa Arts Center) represents
another opportunity for Mesa Community College to expand its presence in
downtown and add to its campus. When the new Mesa Arts Center is completed,
most of the functions now hosted in the former school building will be shifted to
the new facility. Thus the school building will be in a transitional mode and Mesa
Community College, as well as the arts community, may bcenefit from its
transference to the mstitution. As with other potential components of Mesa
Community College’s expanded downtown presence, the former Irving School
offers both opportunities and challenges associated with its reuse.
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Acquisition of Building and Adjacent Real Estate — The building is
currently owned by the City. Hunter Interests suggests that the City convey
the school building and a portion of adjacent real estate (parking lot and
proximal area to the east) to Mesa Community College for a nominal fee, but
with certain understandings and/or agreements as described below. Ownership
will enable Mcsa Community College to invest capital funds for
improvements to the building, and permit new construction to the east at some
point in the future. Based on an additional 20,000 square foot footprint to the
east of the schoo! building, a new building could be developed in the 40,000
to 80,000 square {oot range depending on height.

Restoration/Historic Preservation — The school building itself is only
marginally suitable for classrooms or similar use, in that fotal square footage
1s only about 20,000 square feet, and interior spaces are small and/or oddly
configured. However, restoration of this historic structure will contribute to
downtown revitalization, be a source of community and college pride, and
afford the opportunity to develop a new building in close proximity. The
school building will require extensive renovations including the installation of
a central HVYAC system, electrical upgrades, firc and safety enhancements,
etc. A commitment by Mesa Community College to invest capital funds in the
historic preservation and physical improvernents to the former school building
should be viewed as an important factor in the decision of conveyance.

Maintenance of Arts Focus — Assuming that the school building is acquired
by Mesa Community College, restored and improved, an end use may best be
associated with a continued focus on the arts. Mesa Community College could
utilize the (acility {or some of its arts programs (there is a small auditorium for
perfonmances, and small classrooms could be used as studios), and make
spaces available to other arls groups and artists in the community that will not
he accommodated in the new Mesa Arts Center. This role of providing space
to the community could be viewed as a programinatic partnership with the
people of Mcsa and is another example of the Community College’s expanded
presence in downtown henefiting the City.

Rendezvous Center — The Rendezvous Center is part of the Centenmal Center
complex and is locatcd near the comer of University and Center Street. The
Rendezvous Center has essentially served as a mecting and cvent center
component of the civic complex that also includes Centennial Hall, Centennial
Conference Center and the Amphitheater. The future disposition of the
Rendezvous Center will be, in part, a function of policy decisions regarding
Centennial Center facilities and opcrations. If a decision is made to shift away
[rom convention activitics, or if new [acilities are eventually pursued that would
expand Mesa’s penetration of the convention and conference market, the
Rendezvous Center itsell may hecome available for adaptive reuse. By extension,
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Centennial Hall and the Amphitheatcr may come into play as well. The
expansion of the Phoenix Civic Plaza may influence Mesa’s potential for serving
the convention market and will also be a factor in future decisions impacting the
Centennial Center.

e Use as Administrative Headquarters — When the Downtown Campus is
developed and operations at Country Club and Brown are consolidated with
the core complex, the Rendezvous Center could serve as administrative space
for the College.

e Shared Space — In the near lerm, one option to be evaluated could be the
sharing of space between thc Centennial Center offices and administrative
functions of Mesa Community College. This approach could have beneficial
impacts on both parties.

Please see Section IV, Centennial Center Complex for a cross-refcrenced
discussion.

Pursue Agreements With the Mesa Library — In Phasc 1 of the Downlown
Campus Development Strategy, Mesa Community College can pursue
cooperative agreements with the City of Mesa Library that can benefit both
institutions. For example, the Main Downtown Library can provide expanded
services and materials for students, specialized lihrary programs, and other
services that may otherwise not be available for a fee, while MCC can provide
additional technological capabilitics and college resources that might not
otherwise be available to the Library’s typical users. Thc Mesa Puhlic Library
issued Plunning For Results in May 2001, a document that sets forth six goals, all
of which Mesa Community College could help pursue. In addition, the Library
has a master plan [or expansion that could present opportunities as well.
According to Mesa Library officials, approximately 500,000 people per year use
the downtown facility, demonstrating its important role in the City and a point of
contact for Mesa Community College that can serve to exposc significant
numbers of citizens to its array of programs and educational opportunities. In
addition to programmatic relationships and service/fee agrecments, Mesa
Community College, and the Mesa Library may begin to develop future building
plans in tandem. These may include, but not be limited to, the following
concepts:

+ Adjacent College Building — The plaza area to thc north (south of
Centennial Hall) is large enough to accommodate a ncwly constructed
building that eould bc [unctionally integrated with the Library. This Mcsa
Community College Building could contribute to the campus complex,
provide additional spacc for programs of various types, and expand the
capahilities of the Library at the same time. Development in this location
would require acquisition of additional City-owned real estate for a nominal
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fee, closc cooperation with the Mcsa Library, and additional parking supply.
Actual development is not envisioned in the near term, but planning and
discussions between key parties can be undertaken immediately. As with other
parcels that could accommodate new development for the campus, the area
immediately adjacent to the Library on its northern edge could accommodate
a building of 40,000 - 80,000 square feet depending on height.

» Computer Commons — A new Mesa Community College building and the
Mesa Library could co-develop and share space that would host computers
and other technology equipnicnt that would be available to the public as an
extension of the library, and act as a programmatic outreach or extension of
Mesa Comniunity College. This Computer Commons would further contribute
to the technology focus of the Downtown Campus, and serve as another key
interface between the College and the Mcsa Community.

« Life Options Center — Another possibility for this site is for Mesa
Community College and the Mesa Library to collaborate on developing a Life
Options Center pursuant to the Life Options Initiative supported by the
Virginia G. Piper Charitable Trust, Civic Venturcs, Libraries for the Future,
and other organizations in the metropolitan Phoenix arca. The Life Option
Center concept contains guiding principles and core components. According
to Civic Ventures and Libraries of the. Future: “Life Options initiatives
encourage the development of destinations and approaches that assist older
adults in making the transition fo a new stage of life characterized by
individual and social renewal. The Life Options Imtiative builds on the
knowledge that access to meaningful and self-directed choices for work,
service, Jifelong learning, and community connections play an important role
in the health and ongoing development of older adults. Life Options Centers
and programs lcverage organizational resources to create a common ground,
lcarning resources, and access to information for transitions that link people in
their middle and older years to the life of the community and its needs.”

Please see Section X, The City of Mesa Library for a cross-referenced discussion.

Merge Plans With Development Process for Redevelopment Sites 7 and 17 —
A set of potentially very beneficial rclationships between Mesa Community
College and various public/private entities may be pursued in Phase T of the
Downtown Campus Development Strategy as City of Mesa Redevelopment Sites
7 (area bounded by Main St./Mesa Drive/Hibbert/1*" Ave)) and Site 17 (area
bounded by University/Mesa Drive/2™ St./Pasadcna) are developed. These two
sites were the subjects of a master planning process, and a mix of projects has
been recommended for each. Both sites are also the subjects of national developer
solicitations that are taking place in the fall of 2003 and the spring of 2004. In
summary each may of(cr opportunities for Mesa Community College as follows:
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Site 7 — The Master Plan suggests dcvelopment for this site consisting of
260,000 square feet of Class A office space and a mid-rise urban residential
project {apartments/condos) with approximately 120 units. While some
distance from the downtown campus cluster, the introduction of new office
space may afford workforce training opportunities, job opportunities in “job
hubs,” technology exchange opportunities, and other programmatic linkages
with Mesa Community College. The market for the residential product is
anticipated to be comprised primanly of young professionals and “empty
nesters” that are sceking an urban lifestyle that is generally unavailable in
Mesa today. Both of these groups have potential crossover with Mesa
Community College demographics, and they may gravitate toward the
live/work/study environment that downtown will offer as a result of various
development initiatives. As with Sitc 17, Hunter Interests Inc. recommends
that prospective developers interface with Mesa Community College officials
to discuss mutually beneficial opportunities.

Please see Section X1, Redevelopment Site 7 for a cross-referenced discussion.

Site 17 — Development rccommended for Site 17 includes a mix of
residential, commecrcial, retail, and office space that is configured in a New
Urbanism grid pattern designed to reconnect historic neighborhoods with the
downtown, and that otherwise encourages pedestrian traffic. Generally
speaking, the project is of a more residential character 1o the east (toward
Mesa Drive), and a more urban/commercial character to the west (toward the
Sheraton Hotel and the Mesa Downtown Campus). The Master Plan suggests
that the southeastern portion of the site be developed as a health/wellness
center, although recommendations for this area were purposely left somewhat
conceptual to allow a Master Developer to adjust plans in responsc to
emerging downtown trends. The plan for an ¢xpanded downtown presence of
Mesa Community College now represents one of those trends that the private
sector may wish to respond to. As it turns out, the suggested health/wellness
center may Indeed offer co-development, opcrational, or programmatic
opportunities for Mesa Community College. Altemnatively, development in
this area could be office space that becomes a further physical manifestation
for the technology companies that partner with Mesa Community College at
the Business and Industry Institute. Yet other possibilities could be residential,
recreational, or retail opportunities that are oriented toward the expanded
college community. As the devcloper solicitation process continues, Hunter
Interests Inc. recommends that prospective developers be encouraged to
interface with Mesa Community College officials to address the mutual
benefits that may be achieved through different types of projects.

Plcasc see Section XII, Redevelopment Site 17 for a cross-referenced discussion.
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Linkage With Other Downtown Components — Expansion of the Mesa
Community College presence in downtown goes well beyond the physical
development projects suggested herein. The asset base with which the College
may seck programmatic relationships consists of a wide array of public and
private facilities in the greater downtown arca. A summary of certain evident
opportunities follows.

» The Mesa Arts Center — The new Mesa Arts Center will offer a wide
variety of opportunities for Mesa Community College students to participate
in. Whether as attendees at performances, visitors at exhibitions, or formally
enrolled in art classes, individuals will be able to interface with the arts
community in various ways. Morc structured relationships between Mesa
Community College and thc Mesa Arts Center could be pursued through
discussions undertaken in Phase 1 of the Downtown Campus Development
Stratcgy.

» The Mesa Aquatic Center — Mesa Community College has no pool and
thercfore the planned aquatics center offers a very practical opportunity for
partnering. High school graduates who were swimmers, but did not go on to a
college or university with a swimming program, have few venues in the
rcgion where they may compete. This community college niche can be well
served by the Mesa Aquatic Center. Life Options Programs can utilize the
facility as well, as health and fitness merge with community engagement and
cducation. As with the Arts Center, Mesa Community College may seek to
develop more structured relationships with the Mesa Aquatic Center during
Phase I of the Downtown Campus Development Stratcgy.

Pleasc sce Section V, Mesa Aquatic Cenler for a cross-referenced discussion.

¢« The Centennial Hall and Amphitheater — Depending on the future
disposition of thesc facilities in the context of either expanding or contracting
Mesa’s convention and group business offerings, Mesa Community Coliege
may pursue varying degrees of involvement in their use, programming, and
even management. As a user group, Mesa Community College and its many
affiliales can represent a positive demand generator in the near term as the
downtown presence is expanded. For example, educational conferences and
conventions may be attracted, or re-attracted, such as thc Chair Academy
National Conference that was held in Mesa five years ago.

Please see Section I'V, Mesa Centennial Center for a cross-referenced discussion.
« The Sheraton Hotel — The hotel is important to the development of the

Downlown Campus in that it represents a lodging amenity for out-of-town
business partners, administrators, speakers, etc., and will otherwise serve to
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introduce thousands of visitors to Mesa Community College as it expands its
physical and programmatic presence. If one can envision the “high-
performance” building across the street, the cluster of college-occupied
buildings nearby, and the pedestrian activity they will generate, virtually every
lodger will be exposed to Mesa Community College in one way or the other.
This represents an excellent and far-reaching marketing opportunity for the
College that can be cultivated over time.

The City Block — This area is just south of thc downtown campus cluster,
and hosts various government buildings and services. This proximity may
facilitate training opportunities for City of Mesa employees and workforce
training for Mesa Community College students. Future plans may call for
additional government buildings to be developed on this block that would add
correlative opportunities for the City, County, College, and those associated
with them. The City has embarked on developing a Pedestrian Connection
that will link the new Mesa Arts Cenler with the Centennial Complex, and
thus enhance the accessibility and walkability of the area for students and
visitors to Mesa Community College’s Downtown Campus. There will be
nodes that can be used as plaza areas for musical performances and other
artists to display their work. The Pedestrian Connection is viewed as an
important physical improvement to downtown that has positive implications
for the entirc community.

Pleasc sce Scction VI, The City Block for a cross-referenced discussion.

The South Center Campus — This government annex 1s located just south
of the proposed Mesa Aquatic Center and could play a key role in future
downtown development as various components transition in ways described in
this report. For example, when the Mesa Arts Center opens, space will be
vacated 1n the South Center Campus as the Arts and Cultural Division of the
City of Mcsa moves its operations to the new facility. If the decision is made
io construct new government buildings in the City Block, the occupants of the
South Center Campus would likely be relocated to this more centralized
complex, thus putting the sitc into development play. If the Mesa Aquatic
Center is developed on the currently identified location, it will have a
significant impact on the South Center Campus site in terms of new projects
that can be leveraged there. As Mesa Community College’s role in downtown
expands, and events unfold over time, it is probable that thc South Center
Campus will offer opportuniiies that are as yet unidentified.

Picase see Section VII, The South Center Campus for a cross-referenced
discusston.
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The Mesa Post Office — Although research indicates that 1t 1s unlikely that
the operations at the Mesa Post Office would be relocated, and relocation
outside of downtown would be viewed as a strong negative, its location close
to the downtown campus cluster and the City Block warrants mention of long-
term or contingent futures. If by some chance a decision is made by the U.S.
Postal Service to build a new facility and/or relocate the existing operations,
the Post Office building would thcoretically represent a growth opportunity
for Mesa Community College. Conversely, if the Post Office remains and/or
is expanded, it represents an amenity for downtown students and an
opportunity for training and work force development partnering similar to that
suggested for the City Block occupants and the College.

Please sec Section IX, The Mesa Post Office for a cross-referenced discussion.

Parking and Transportation — The overall parking supply and demand
discussion associated with new development in downtown 1s being undertaken
as part of a city-wide parking study. Parking for expanded Mesa Community
College operations in the downtown is very important, and an overall solution
will be suggested within this report. However, key points for consideration at
this time include the following:

» Existing Supply — Within short walking distance to the Downtown
Campus there are a total of morc than 4,000 surface and structured parking
spaces. A sharing and time allocation analysis will need to be undertaken
as Phase I devclopment progresses, but there is no anticipated need for
additional parking specifically to servc the Phase [ requirements. This wili
be due to a combination of existing supply, ncw parking that is currently
planned by the Cily, sharing arrangements, and day-time/night-time
demand factors.

# Phase II Coastruction — Thc Downtown Campus Development Strategy
does rcflect the introduction of new structured parking at some point in the
future, perhaps as part of the broader parking development plan for
downtown. The size and number of garages is indeterminate at this time;
however, this report establishes a range of between 500 and 1,500 spaces
being added to the supply. Capital costs for these development
componcnts arc refleeted in the financial analysis accordingly.

Mass Transit — Downtown Mesa is served hy mass transit currently, and
a certain numher of students could be expected 1o arnve and depart via
this mcans. In the futurc, light rail scrving the downtown is & distinct
possibility that could further reduce the demand for additional parking.

v

Please see Section XIII, Parking Discussion for a cross-referenced discussion.
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¢ Other Downtown Components of the Asset Base — There are a host of
other opportunities for Mesa Community College to expand its presence in
downtown Mesa that will only increase as planning and implementation of the
Downtown Campus evolves. Among those opportunities that may be
cultivated in the necar term are relationships with the Fire Department at both
its new facility and its old one (Mesa Community College’s Fire Science and
EMT programs are well suited to on-site training and utilization), the Arizona
Museum for Youth, the Mesa Southwest Museuni, the Arizena Star,
downtown businesses, cmerging development projects, community and civie
groups, etc. As the expansion of Mesa Community College’s presence in
downtown continues, the breadth and depth of interactions within the City will
grow as well.

D. Phase I Development Summary

o Advanced Technology Center

e Downtown at Centennial Way

o Near-term Programnming

e Develop A “High Performance” Building

¢ Irving School/MAC Center

» Rendezvous Center

+ Pursuc Agrecements with the Mesa Library

e Merge Plans with Development Process for Redevelopment Sitcs 7
and 17

» Linkagc with other Downtown Components

E. Phase II Development Components

Phase IT of the Downtown Campus Development Strategy should be viewed in the
context of a 3- to 15-year time frame and consists primarily of executing
development plans that are formulated in Phase 1. In sonie cases, these
components may rcquirc {unding from the next bond cycle (approximately 2012)
and/or be contingent on public policy decisions that will mmpact downtown
development projects of different types. In summary, primary Phase II
development components would consist of the following:

+ Build the co-developed College/Library project as described above.
» Build the new spacc adjacent to the Irving School as described above.

» Develop projects in concert with activity on Site 7 and Site 17 as described
above.
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« Plan for occupation/acquisition/utilization of the Centenmal Complex if new
convention center development is pursued, or if the decision is made to
withdraw from the convention/event market.

« Continue to expand programmatic linkages with entities throughout the
downtown as described above.

F. Financial Analysis
1. Introduction

Hunter Interests Inc. has conducted a preliminary financial analysis of the
proposed two-phase development strategy for an expanded Mesa Community
College Downtown Campus. A full and complete financial picture involves other
components of the City of Mesa Town Center as reflected in the Northeast
Quadrant Analysis. The information contained in this section provides order of
magnitude capital costs expressed as ranges, and offers other financial and
economic estimates and projections that may be useful in the ncar-term policy and
decision making process.

2. Capital Cost Estimates

The capital costs associated with developing the Downtown Campus are a
function of hard costs associated with “bricks and mortar” for expansions,
renovations, and new construction; soft costs that include design, outfitting,
professional fees etc., and costs associated with the acquisition of fand, site
preparation, and predevelopment planning. In the aggregate, recommended Phase
I projects would yicld between 105,000 and 170,000 square feet of additional
space allowing for the relocation of the Country Club and Brown programs to the
downtown cluster, and otherwise providing the projected supply of space that wiil
be required io effect the implementation of a downtown campus.

Phase 11 provides for an additional 80,000 to 160,000 square feet of College space
in two buildings, and also incorporates structured parking for betwecn 500 and
1,500 cars. All costs for Phase [l development would not necessarily be bome by
the Community College, and these factors are suminarized in helow in Section -
4, Funding Requirements and Funding Strategy.

Table 1 provides a summary of capifal cost estimates that range from $15.35
million to $31.3 million in Phase I, and $29 million to $68 million in Phase II for
a total of between S44.335 million and $99.3 million required over the next 15
years to implement the Downtown Campus Development Strategy as summarized
herem.
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With regard to the costs for expanding the Centennial Way building, the
estimated range of between $2.55 million to $5.1 million accommodates
build-out of the 15,000 square foot parking deck area, and either a second tier
of space or a major infrastructure upgrade. The cost estimate does not include
any significant amount of funding for acquisition of the condomiumized space
from the City of Mesa,

With regard to the costs for acquisition, demolition, and new construction of
the “high performance” building, the estimated range of between $8 million
and $16 million accommodates estimated land value and construction of a
building that meets the criteria of the LEED™ Green Building Rating System
and would contain between 40,000 and 80,000 square feet of space depending
on final devclopment decisions.

With regard to the costs for restoration of the Irving School, the estimated
range of between $2 million and $2.4 million does not includc significant
funds for acquisition of the facility from the City of Mesa, but does
accommodate anticipatcd HVAC and other needs. '

With regard to the costs for rcuse of the Rendezvous Center, the estimated
range of $2 million to $2.4 million does not include significant funds for
acquisition of the facility from the City of Mesa, and is somcwhat below
projections that have been made for upgrading the facility for contmnued
conveniion and event use. The cost rangc does accommodate functional
improvements such as would be required to make the space suitable for use as
administrative space for the Community College.

With regard to the costs for developing programs with the Mesa Library, the
range of between $100,000 and $1,000,000 accommodates various
opportunitics including minimal fee-bascd services provided by the Library at
the low end, to more extensive services and investment in space and
technology at the high end.

With regard to the costs for new construction proximal to the Irving School,
the range of between $7 million and $14 million does not include a significant
amount of funds for acquisition of the land from the City of Mesa, but does
accommodate a new building of conventional construction that would range in
size from 40,000 to 80,000 square feet.

With regard to the costs for new construction proximal to the Mesa Library,
the range of between $7 million and $14 million does not include a significant
amount of funds for acquisition of the land from the City of Mesa, but does
accommodate a ncw building of conventional construction that would range in
size {rom 40,000 to 80,000 squarc fcet.
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e  With regard to the costs for the structured parking, the estimated range of

between $5 million and $10 million reflects one or more garages that could
These would be City garages
developed as part of the overall plan for the future.

accommodate between 500 and 1,500 cars.

s With regard to the costs associated with contingent factors, the estimated
range of between $1 million and S5 million in Phase I, and between $5 million
and $10 million in Phase Il reflects unknown costs that may be encountered in
land acquisition, planning and design, additional parking, access, or other
improvements to the Campus area.

Table 1

Mesa Community College Downtown Campus Capital Cost Estimates

Downtown Campus Conmponent Square Footage Range Unit Cost Capital Budget Range

Centennial Way 4th Floor Build-out 17,000 - 34,000 £150 $2,550,000 - 85,100,000
Develop "High Performance” Building 40,000 - 80,000 5200 58,000,000 - §16,000,000
Irving School Restoration 25,000 - 30,000 RO 52,000,000 - 52,400,000
Library Agreements and Plan NA NaA NA 3100,000 - $1,000,000
Rendczvous Center Reuse 25,000 - 30,000 380 52,000,000 - $2,400,000
Contingent Costs NA  NA NA S1,000,000 - §5,000,000
Phase § Sub-Totals 107,000 - 174,000 $15,650,000 - $31,900,000
New Co-Development w/ Library 40,000 - 80,000 $175 $7,000,000 - $14,000,000
New Co-Development w/ Schoot 40,000 - 80,000 S173 $7,000,000 - §14,000,000
Structured Parking 200,000 - 600,000 S50 £10,600,000 - $30,000,000
Contingent Costs NA NA NA $5,000,000 - 510,000,000
Phase II Sub-Totals (Space) 80,000 - 160,000 * $29,000,000 - $%68,000,000
Totals 187,000 - 334,000 * 544,650,000 - $99,900,000

* Total square footage range reflects usable space only and does not include parking mass. The total capital budget range does

include costs for structured parking and contingent costs for unidentified development requirenicnts.

Source: Hunter Iuterests Inc.

3. Other Capital / Economic Impact Factors

In addition to the capilal costs associated with implementation of the Downtown
Campus Development Strategy, there are other financial and economic factors
that should be taken into consideration. The full and complete financial picture
assoclatcd with downtown must be placed in the context of plans and projects,
including, but not limited to those covered elsewhere in this Northeast Quadrant

Analysis.
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Savings on Rent — From a budgetary and fiscal perspective, the effort to
develop an cxpanded downtown campus makes sense in a number of ways. One
important factor is the ability of Mesa Community College to save a significant
amount on rent that is currently being paid for space at Centennial Way and at
Southern and Dobson. The capitalized value of these savings is estimated at $8.5
million over 10 years, thus representing nearly half of the projected capital costs
associated with Phase [ development.

Contribution from the City — The City of Mesa’s contribution to the downtown
campus effort in terms of funds and/or in-kind contributions are undetermined at
this time. However, it is estimated that between building space, land, and parking
structures, the City’s contribution could equal as much as S10 million, non-cash in
value.

Economic Impact — An economic and fiscal impact analysis is beyond the
scope of this report, however a conservative order-of-magnitude view of direct
impacts reveals that spending hy students in downtown alone will likely generate
more than $1 million for restaurants, shops and other businesses in the City
center,

Table 2
Phase I Downtown Campus Financial Overview

Phase I Square Footage Range Phase 1 Capital Cost Range
107,000 - 174,000 S$15,650,000 - $31,900,000
Midpoint 140,500 $23,775,000

Other Phasc I Economic Factors

Estimated Savings on Rent Capitalized Over Ten Years $8,500,000
Lstimated Value of City Contributions $10,000,000
Estimated Direct Economice Imipact Over Ten Years 512,500,000
Phase I Capital / Economic Activity $54,775,000

Source:; Hunter Interests Inc.

4. Funding Requirements and Funding Strategy
It 18 presumed that a majority of the funding for Phase 1 of the Downtown

Campus would come from the forthcoming bond issue. The capital costs
cxpressed as ranges offer an opportunity to both refine the bond proposal, and to
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view development options that may be pursued based on the actual level of
funding that is ultimately obtained. The midpoint of Phase I capital costs at
$23.77 million probably represent a valid target in terms of accommodating
needed and desirable development. The financial commitment in terms of
parameters for the Downtown Campus will be a function of a certain number of
dollars over a certain number of years. As Phase [ is depicted as covering a time
span ranging from the present untit 2010, the commitment could be viewed as
being about $6 million per year. Additional support may be achieved through
non-cash contributions by corporate partners and the City of Mesa. Other sources
of funding such as foundations and philanthropic trusts may also be accessed as
part of the overall funding strategy.

5. Subjects for Consideration

This report contains many observations, findings, and suggestions that comprise
policy rccommendations being set forth by Hunier Interests Inc. Subjects for
considcration by Mesa Community College and the City of Mesa in preparation
for more formal policy recommendations include the following:

s On balance, does thc Mesa Community College Downtown Campus
development stratcgy and components as summarized in this report fulfill the
goals and objcets associated with the expanded downtown presence?

e s Mesa Conununity College prepared to pursue the level of funding required
to achicve a critical mass of educational facilities in the downtown as
summarized in this report?

« Do the linkages to other facilities, institutions, programs and other elcments of
the downtown assct base, as prehmunarily summarized in this report, contain
the desired value and effect being sought through the downtown development
initiative?

« Is the City of Mesa willing to partner with Mesa Community College to the
extenl of providing non-cash value as well as funding for parking and other
infrastricture as suminarized in this report?

+ Does the City of Mesa recognize the long-term impacts on downtown
revitalization that the increased presence of Mesa Community College can
bring to the area through development of the Phase I and Phase II
development strategy?

o Do citizens of Mesa embrace the expanded downtown presence of the
Community College and understand how they will benefit?
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» Does the Maricopa Community College District and the Mesa Public School
District view the expanded Downtown Campus positively in its essence?

If the answers to these questions are in the affirmative, then the foundation for
public and institutional policy that will achieve implementation of the Mesa
Community College Downtown Campus is in place.
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IV. The Mcsa Centennial Center

A. Situation Analysis

In March 2003, the Mesa Centennial Center Partners Task Force made a report to
the Mesa City Council regarding findings and recommendations associated with
the future of this facility. Hunter Interests has revicwed the Task Force Report, as
well as the PricewaterhouscCoopers study completed in August 2000. Hunter
Interests also conducted ils own analysis of the potential for futurc group busincss
in Mesa durning preparation of the Analysis and Recommendations for
Development of Sites Pursuant to the Mesa Town Center Action Plan, and
conducted interviews with operations staff, thc Mesa Convention and Visitors
Bureau, and various members of the Task Force. In addition, Hunter Interests has
conducted repeated physical inspections of the Centennial complex during various
assignments in Mesa over the last two years.

The Task Force’s report to the Mesa City Council tdentificd numcrous issues
facing the facility, and reached several conclusions. Hunter Interests concurs with
the findings of the Task Force as quoted herein. It is important to note that in
Hunter Interests’ professional opinion, these points may not he dealt with in a
piece-meal fashion, but should be addressed in the strategic planning process
described herein.

The Task Force identified scveral arcas in which public/private dialogue and
coopcration could positively contribute to the economic health of the Center:

e Identify thc appropriate market focus for the facility.

¢ Craft a revised booking policy that would contribute to the economic success
of the Center and its partners.

+ Rceview the physical condition of the facility and ascertain renovation needs
(both short and long term).

* Identify opportunities for public/private sector collaborations.

e Address ways in which the partners could better coordinate their marketing
efforts to the benefit of all parties, including the Center, and the economic
health of the downtown area.

In the process of addressing these issues, the Task Force determined that all
discussions must take into consideration a varicty of market forces:

o (Current and planned revitalization efforts

e What niche the Center could or should fill
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What other facilities exist in Mesa and the Metropolitan area
A short- and long-term strategic plan for the facility

Economic and financial realities

The Task Force rcached several conclusions:

Mesa Centennial Center lacks a strategic plan.

Ongoing maintenance has been deferred on the physical plant and renovations
are sorely needed.

The facility should be viewed as an economic driver.

The facility is lacking a clear purpose and an identity.

The Task Force went on to correctly cite the fact that the aging facility i1s at a
crossroads, and offered thrcc options for Mesa City Council to consider. These
were the following:

l.

The [acility is primarily a community center and is marketed as such,
providing services to thc community appropriate to that niche.

The facility is primarily a convention center, with marketing plans and a
booking policy geared toward the convention busincss with the goal of
bringing additional, new dollars into the City.

The factlity functions as a community center in the short-term with the longer-
tenm goal of expanding into a convention center.

Approximate capital costs were estimated [or each option and were broken out as
[ollows:

Options I or 2 — $20 million (renovation to industry standards, 1o meet safety
codes, and improve appearance}

Option 3 — $53 million ($20 million upgrade as above, and $33 million lor
130,000 square foot expansion)

The Task Force sunimarized advantages to developing Option 3 including;

Increased spending within the City by out-of-state attendees
Potcntial for greater increased revenue/decreased city subsidy

Improved image of the City as an entity and a destination—locally, regionally
and potentially nationally
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s Potential to attract other businesses to the downtown area (restaurants, hotel,
nightlife, shopping)

s Increased sales tax and bed tax collections

s Continued use by local entities able/willing to hook 12 months tn advance or
on a space-available basis.

The Task Force also summarized fiscal realities associated with continued
opcration of the Centennial Center, including the following:

» A deteniorating facility cannot attract a high-level (or high-spending) clientele.
e A decrease in concert business in the industry as a whole.
e Increased cost to maintain an aging facility.

e An 1nability to compete with other local/rcgional facilities due to lack of
aesthetics and outdated or non-cxistent technological capabilities.

» At the present time, the Center receives $1.6 million in subsidies annually.
Projccted out for future years, the subsidy will continue 1o Increase
substantially as the facilities age. Currently, the Center is recovering 61% of
its costs,

The Centennial Center Partners Task Force recommended “that the City of Mesa
proceed with Option 3: undertake the renovations that are needed in the short-
term to allow the Center to function effectivcly as a community center while at
the same time making plans to include the expansion of the Center in the City’s
next bond election, thus transitioning the facility to a convention center.” The
Task Force offered additional logic for this recommendation and cited a positive
cconomic impact being gencrated by the existing facility, even in its antiquated
state. PricewatcrhouseCoopers projections of annual economic impacts associated
with development of the cxpanded convention center included a $5.2 million
budget, $3.62 million in revenue, $1.57 million City investment, $13.14 million
economic impact, and a net $11.56 million return on investment. The comparative
numbers for the current facility are $3 million budget, $1.38 million rcvenue,
$1.64 City investment, $4.65 million in economic impact, and a net return on
investment of $3 million annually. Hunter Interests has not independently verified
the economic projections, but they are consistent with industry standards and we
accept them as reasonable benchmarks of impacts associated with facilities of the
type referenced by the Task Force.

As of the date of this report (January 2004), the decision was made not 1o include

funding for Centennial Center expansion or upgrade in the next bond election.
Furthcrmore, it has not been decided whether to provide even minimal
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funding for safety and code items. The facility continues to operate with out-
dated, and in some cases sub-standard, features and equipment.

B. Strategic Recommendations

Hunter Interests concurs with thc basic recommendation of the Task Force in
terms of pursuing an expanded facility and preparing a strategic plan for the
future. The latter needs to be done even if it is to plan the closure of the facility,
but clearly the “do nothing option” is not an acceptable course. An expansion
would be further evaluated in thc strategic planning process, and it would
necessarily take into account several changes in the environment that have
occurred recently and/or will change in the near- to mid-term future. A number of
these changes are reflected in this report and should be viewed holistically when
weighing the pros and cons of pursuing a new [acility.

The advent of an expanded downtown campus of the Mesa Community College,
completion of the Mesa Arts Center, likely development of the Mesa Aquatic
Center, development of a $600 million cxpansion of the Phoenix Conwvention
Center, complction of the Arizona Cardinals Stadium in Glendale, continued
population growth in the East Valley, and significant new development projects in
downtown are but a few of the [actors that are enhancing the environment for
capturing meaningful group business in Mesa.

While capital costs associated with [acility development are an important issue,
and ongoing costs associated with operations are often even more problematic, the
benefits of convention and conlfcrence facilitics in terms of hotel room night
generation, spending by visitors in the local economy, their value as important
marketing tools to attract business invcstment and jobs, and their role as civic
gathering places and venue for special events and other activitics thatl coniribute
to a high quality of lifc arc absolutely undeniable. If one accepts and values such
facilities” beneficial role, matters of cost/funding and operational subsidics
become paramount in the decision process. It i1s the prolessional opinion of
Hunter Interests that a strategic plan for the future ol the Centennial Center, and
the future of group business in Mesa, should bc prepared. While we agree
generally with the task Force rccommendations regarding an cxpanded faeility,
there are other alternatives that should be considered in the strategic planning
process. These are outlined in the sub-scctions below,

The City of Mesa must take action with regard to the disposition of the Centennial
Center as its future both affects, and is affected by, virtually all downtown
components evaluated in this report. Next steps should include, but not be limited
to, the following:
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e City Council resolution to acknowledge that the “do nothing option” is not an
alternative.

e City Council resolution to evaluate the building and development
recommendations contained in this report.

e City Council resolution to determine the Centennial Center’s fate by the
summer of 2004.

C. Building and Development Recommendations

Adding on to the cxisting facility (Centennial Hall) may, or may not, be the most
cost effective and potentially successful avenue for expanding the group meetings
market in Mesa. Furthermore, the 200,000 square foot facility conceptualized by
the Task Force needs definition in tcrms of space allocation and use before it
could be determined whether or not this is the proper development model for
Mesa. Below are four dcvelopment options that should be evaluated in the
Strategic planning process, and a {ifth option that describes a shutdown scenario
that should also be considered. An order of magnitude capital cost range is
provided as a general guide to investment requirements.

Option 1: Expand the Centennial Center pursunant to the Task Force
Recommendations — Ostensibly, this development scenario would incorporate
both ¢xisting space in Centennial Hall and the Centennial Center itself, with new
space that would be added. The space and configuration limitations presented by
working with existing buildings arc, in Huntcr Interests’ opinton, an added
difficulty that should be evaluated fully before pursuing this option. Because of
the need for utility systems and technological requirements for a competitive
facility, coupled with obstacles associated with existing load-bearing walls, etc.,
the cost of ncw construction may very well be less than this expansion option.

If this option were pursued, a sample space program could be along the following
lines: 50,000 squarc feet of flat “dirty” floor spacc for tradeshows, exhibitions,
and spccial events; a divisible banquet hall area of approximately 20,000 square
feet that could accommodate a 1,000-person banquet; 10 large conference rooms
of 5,000 square feet each; a 150-person, tiered high-tech auditorium (5,000 square
feet); and the necessary kitchen, storage, and maintcnance spaces to support the
uscablc arca. A mcdia center or other special component could also be included
to scparate this facility from others in the market.

In terms of cost, the Task Force cstimate of $53 million is within the range

estimated by Hunter Interests using a unit cost of approximately $250 to $300 per
square foot for construction and outfitting.
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Option 2: New Conventien Center — A second option for consideration in the
strategic planning process would be to develop a new convention facility. If this
option were to be pursued, it is recommended that the location for it be to the
north of the headquarters hotel, facing on University Avenue. The appropriate
size and space allocation for this facility would also be part of the strategic
planning process; howcver, keeping the same approximate size as suggested by
the Task Force as a constant, advantages to this option can still be seen.

The primary advantage to new construction is that a facility could be designed
and built to effectively meet thc needs of identified user groups and demand
scgments, and to otherwise cffectively penetrate the market for group meetings
and events. The expansion of the Phoenix Convention Center will have a
significant effect on the types and levels of group business that a properly position
facility in Mesa could capture. Basically, there will be an entire sector of business
(conventions and conferences of 1,000 and under) that will tend to seek a more
appropriately sized facility. As part of a larger strategy to retain convention and
group meeting business in the Phoenix metropolitan area, the development of a
complimentary facility in Mesa makcs a lot of sense.

A sccond advantage to a new convention center is in the ability to place it in a
more beneficial location (just north of the hotel, on University), at the same time
freeing up the old Centennial Center complex for use by other entities, demolition
and new development, or some combination thereof that would be determined in
the strategic planning process. The suggested location would provide greater
visibility, afford the opportunity for functional integration into the headquarters
hotel, and contribute to the redefinition of downtown Mesa in terms of buildings
and architecture.

A third advantage of pursuing development of a new convention center may lie in
its ability to leverage a second hotel. The 273-room Sheraton would likely remain
the “‘headquarters hotel,” but by itsell does not afford enough rooms that can be
blocked out for conventions to fully support the need that would attend a new
convention [acility. A second hotel would therefore be both desirable, and
supportable within the market, assuming that a determination is made to grow the
group business market in Mesa. The additional room tax and sales tax generated
by a second hotel would in turn contribute to the financial resources necessary [or
devcloping that business.
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One advantage to the shutdown scenario is that it will stop the ongoing subsidy
required by the current facility, and these resources can be redirected elsewhere in
the City of Mesa. Another advantage may be in the freeing of the associated
downtown rcal estate for development that could include, but not be limited to
additional Mesa Community College facilities, additiona! office or commercial
development, an expansion of the hotel property, or some other synergistic use. It
should be clear that this option is not without its attendant costs—both direct and
indirect, near term and long term.

Demotlition of the Centennial Center complex is estimated to cost between $3.5
million and $7.5 million in 2003 dollars depending on various contingencies that
are unknown at this time. For example, the extent of asbestos or other
environmental issues that are encountered, whether or not all or some of the
complex 1s demolished, the extent to which the City would engage in site
preparation for new development, etc., will all affect the final cost of this option.

In addition to the dircct costs associatcd with the shutdown option, there will be
other indirect and/or ongoing costs to the City. For example, there will be a loss
of a certain number of jobs associated with the facility, there will be a loss in
revenue to downtown business as spending by visitors declines, and there will be
a loss in room tax associated with fewer hotel room-night sales. The latter impact
could have an even more far-reaching consequence, in that the closure of the
Centennial Center would have a very dircct negative influence on the existing
hotel. Given the somewhat marginal current operation of that facility, and in fact
the desirability for an upgrade at some point in the future, the absence of the
Centennial Center—in spite of its hampered performance—could prove the
tipping point for Mesa’s only downtown [ull-service hotel. If the closure of the
Centennial Center tniggered the closure ol the Sheraton, the job losses, room tax
losses, sales tax losses, and impact on downtown businesses would be of an even
niore serious nature,

Conversely, as noted in previous options, the development of new or expanded
convention and/or conferencc facilitics would have the effect of bolstering hotel
room night sales and could even lcverage an additional hotel property if it were
strategically developed with this goal in mind.

If the shut-down option were pursued, and most or all of the complex demolished,
then the City could ostensibly sell the real cstate to private developers and/or
uttlize it for additional government buildings, or some other project that is
deemed appropriate at the time. Various scenarios that deal with these
opportunitics should be fleshed out in the Centenmal Center’s strategic plan.
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Table 3
Centennial Center Capital Cost Estimates

Option Sq. Footage Range Unit Cost Capital Budget Range
Expanded

Centenial Center Complex 70,000 - 200,000 $250 - 3300 $17,500,000 - $60,000,000
New Convention Center 150,000 - 200,000  $250 - $300 $37,500,000 - $60,000,000
New Conference Center 70,000 - 100,000 $200 - $250 $14,000,000 - $25,000,000
Exhibition I1all 100,000 - 200,000 $75 - $150  $7,500,000 - $30,000,000
Shut-Dewn/Demolition 70,000 - 100,000 $50 - $75 $3,500,000 - $7,500,000

Source: Hunter Interests Inc

D. Partnersbip and Program Recommendations

Regardless of the options summarized above that call for some type of new or
expanded civic facility, Hunter Interests strongly recommends that the Centennial
Center financial analysis fully explore the potential of moving fo a privatc
management and operaling arrangement. Thc advantages of having a private
sector partner in the operation and management ol a convention or conference
[acility in Mcsa may include, but not be limited to, the following:

» A management and operating agreement can be structured so that the City of
Mesa’s financial cxposure is capped, thus allowing [or more efficient fiscal
planning.

e A management and operating agrcement can be structured so that the City of
Mesa can share in the financial upside 1f certain performance thresholds are
met.

e A private managemen! arrangement can free City staff to concentrate on
marketing the greater Mesa convention and visitors offcring, and/or allow
them to serve in an oversight capacity of the facility that would be n private
management hands.

* A pnvale management and operating arrangement typically involves an
associatcd hotel, thereby alfording great efficiencies in food and beverage
scrvice, staffing, hooking/hotel coordination, etc. Fortunatcly, Mesa has a
downtown hotel whose management and operating company may be m a
position to fill this role and/or a new hotel that could be attracted if a new
facility is built could also play a role.
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e A private management company can usually provide more efficient, higher
quality, and more cost effective services to customers than a public entity
because it is free to function as a for-profit business, and the typical linkage to
hotcl operations provides efficiencies that a public operating entity simply
does not have access to, including national or in some cases even world-wide
reservation and booking systems. The implicit sales and marketing advantages
also favor the private management and operating approach.

In the broader scheme of downtown development, other partnering and
programming opportunities may present themselves—particularly if a new or
cxpanded facility is sought. These may include, but not be limited to, the
following:

Mesa Community College — The potentials associated with the expansion of the
Mesa Community College are described in some detail in Section III of this
report, including ways in which its sirategic plan can intersect with future plans
for thc Centennial Center. These include the possible use or sharing of the
Rendezvous Center for adminisirative offices, increased use of the Centennial
Center for academic conferences, educational seminars, and so forth. The
Centennial Center strategic plan should fully evaluate all possihilities assoclated
with Mesa Community College, especially as the reality of its expanded
downtown presence takes shape.

Sheraton Hotel — The Sheraton Hotel, or other operator that could take over in
the future, is an integral partner in the future of the Centennial Center {or lack
thercof) by dcfault given its location. Most importantly, there is a symbiotic
relationship between the two facilities as it relates to demand for room nights and
the ability for them to be supplied as part of the package for convention and
conference delegates. The hotel operator would bc a logical partner in the
privatized management of the Centennial Center, although as stated previously,
another hotel and/or operator could also fill that role.

Site 17 Master Developer — The development program prepared by Hunter
Interests entitled “Analysis and Recommendations for Development of Sites
Pursuant to the Mesa Town Center Action Plan” included a master plan for the
30-acre site dircctly ecast of the Centermial Center/hotel complex. In this master
plan, the area closest to the complex calls for mid-density (four to six stories)
mixed use devclopment that could include office, retail, residential, or other
components. It was suggested that this arca should be developed in concert with
whatever changes may have occurred to the west 1n the interim between when the
report was concluded and actual development begins. Site 17 1s currently the
subjcct of a devcloper solicitation, and sincc the report referenced above was
concluded, Mesa Commumity College has announced its plans for an expanded
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downtown presence. As a result of this dynamic, portions of Site 17 may be
developed in some type of joint venture between MCC and the to-be-selected
developer, e. g., a health and wellness center, technology-oriented office space,
etc. It is important to note that Hunter Interests recommends that the developer
solicitation process for Site 17 proceed in concert with, not after, MCC’s decision
on the Downtown Campus.

Similarly, the future of the Centennial Center and its attendant effects on the
hotel, will be taken into account by the Site 17 Master Developer. The final
building program for the northwest portion of the site could be heavily influenced
by the City’s decisions regarding disposition of the Center. For example, if a new
facility is pursued and the potential for a second hotel is demonstrated, a lodging
product could be incorporated into the final development program. An expanded
convention/conference/hote! mix could warrant inclusion of more restaurant/
entertainment/rctail opportunities in this quadrant. Conversely, the elimination of
the Centennial Center and attendant negative impact on the hotel would tend to
push final development programming in the direction of residential or office uscs
that would be group business/visitor neutral.

The Mesa Arts Center and Mesa Aquatic Center — There are linkages with
both the Mesa Arts Center (now under construction) and the Mesa Aquatic Center
(planned), in that they both represent significant investments hy the City of Mesa
designed to draw both day and ovemight visitors. They also represent important
new urban amenities that will contribute to Mesa’s ability to attract convention
and conference husiness—assuming that there 1s a suitable facility to
accommodate it. Mccting planners’ second area of questioning after inquiring
aboul a particular facility’s offerings is: *“*What 1s there for my people to do in the
evening?” Mesa will soon have a dramatic response.

The Mesa Aquatic Center could have an cven greater cffect on the convention/
hotel complex if it was located closcr, and there has been discussion and analysis
as to 1ts suitability on Site 17. While this location would be good for the Aquatic
Center, and good for the conventiorvhotel complex, this report recommends
development on the planned site at Second and MacDonald {or reasons detailed in
the section dedicated to the Aquatic Center. In terms of the discussion of its
relevance to the Centennial Center however, it should he noted that the shut-down
option will in fact ncgatively impact the Aquatic Centcr, regardlcss of its location
but would be most damaging if, in fact, it were to be built on Site 17.

E. IF'unding and Finance Discussion

Table 3 shows a range of costs associated with the five options for the Centennial
Center as outlined above. As the reader can sce, therc is a wide range of costs
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associated with the future of the Centennial Center, ranging from a low of $3.5
million for demolition of a portion of the complex, to a high of $60 million for
development of a new convention center. Obviously, there will be an attendant
range of funding and finance requirements. Again, the Centennial Center strategic
plan would have to take all of this into account as the future of the facility is
determined once and for all.

For purposes of this analysis, the new conference center option has been chosen
as a mid-point model that allows for the City of Mesa to continue to penetrate the
group meetings market, provide support for hotels, strengthen the mix of
destination venue, and otherwise take advantage of the burgeoning list of new
downtown development projects including the Mesa Arts Center and the Mesa
Aquatic Center.

If a new conference center were pursued, the capital cost could be approximately
$25 million. These funds could be raised through some future bond election (the
next available slot would likely be 2006 and/or 2008), pooling bed tax reccipts for
a period of time, pooling funds from sale of other city property (Site 17, Site 7,
South Center Campus, etc.), increasing bed tax rates, etc.

In terms of the ongoing financial commitments, the final facility program, markct
orientation, pricing, etc., will influence what amount of funding could be expected
to be required on an ongoing basis. If the recommendation to pursue a private
management and operating company as part of the strategic planning process is
accepted, these ongoing costs to the City of Mesa may be minimized and
otherwise capped pursuant to a ncgotiated operating agreement as dcscribed
above,

When economic and fiscal impacts are factored into the overall financial picture,
the on-going costs to the City are not only offset, but a positive (inancial “bottom
line™ is revealed.

1t is estimated that the Centennial Centcr contributes a positive economic impact
to the Cily of Mcsa of approximately $6 million per year.

As stated earlier, the shutdown option carries costs with it as well. In addition to

the estimated $3.5 million to $7.5 million in demolition, economic and fiscal
impact losses would be at least $6 million annually.

49






HUNTER INTERESTS

I N ¢C O R P O R A T E D

The Mesa Aquatic Center is an impressive project, and Hunter Interests concurs
with the business concept, which is to develop a world-class competitive facility
to compete with the comparatively few such venue that exist. These include the
Indiana University Natatorium, the Weyerhaeuser King County Aquatic Center in
Washington State, the Burt Flickinger Athletic Center in Buffalo, New York, and
the Nassau County Aquatics Center in East Meadow, New York. Beyond the
strategy to create a facility that will draw spectators and a significant number of
visitors to Mesa, the Mesa Aquatic Center concept offers multifaceted benefits for
the citizenry including fitness, educational, recrcational, and therapeutic
opportunities.

In April 2003, the City of Mesa Parks and Recreation Division released the Mesa
Aquatic Center Business Plan that further defined the project, including the
development of floor plans, typical usc schedules, functional requirements,
assessments of economic impacts (prepared by Canyon Research Southwest Inc.),
budget detail/cost recovery, and a campaign readiness assessment. The Mesa
Aquatic Center Business Plan clearly demonstrated a wide range of benefits that
development of this project can provide to the City of Mesa, Mesa Town Center,
the people of Mesa, and the entire East Valley community. The Business Plan
sets forth a fairly detailed building program citing features of the 140,000 square
foot facility that would include two 10-lane pools with movcable bulkheads,
warm water therapy pool and hot water pool, 4,000 square feet of exterior
gathering space, scating to accommodate over 4,000 spectators, underwater
filming capabilities, and full team and user supporl facilities. The current
cstimated consiruction cost according to the Business Plan (including
architect/design fees, contingencies, ctc.), is approximately $36.2 million. This
figure can be cxpected to rise the longer construction of the project is postponed.
With the existing capital funding sources being the citizen voter-approved Quality
of Life sales tax and Park Bond monies, along with monics from the General
Fund, a private fund raising campaign, and hopcfully, an Arizona Tourism and
Sports Authority grant, it is anticipated, according to management staff, that the
capital funding gap can be bridged.

However, becausc of thc downturn in the economy and accompanying reduction
in sales tax revenues carmarked for the operation of the aquatic facility, there will
not be sufficient revenues to support the operation expenses of the facility as
originally planned. It is estimatcd that the annual operating expenses for a facility
of this size and use potential will he approximately $2.1 million in the beginning
years. This figure could increase in subscquent years as the demand for usc
increases. However, these expenses can be offset in part in a number of ways, to
an annual net figure of approximately $1.5 million. It is not uncommon for a
factlity of this size to be subsidized, and it should be remembecred that according
to the study completed by Canyon Research, Inc., there will be a significant
economic impact resulting from this facility being constructed, which is estimated
to be $10 million.
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A fundraising feasibility study preparcd by GreenPlay, LLC, in August of 2001
recommendcd a wide range of potential funding. This document covered a wide
range of potential funding components including naming rights opportunities,
sponsorship opportunities, grants, concessions, Olympic Partnerships, and gifting
opportunities. The study concluded that naming rights could garner between
$50,000 and $135,000 annually, and that corporate sponsorship opportunities
could rcap an additional $400,000 annually. Other revenue streams such as those
that come from pouring rights deals (exclusive Coke or Pepsi products for
example) can contribute as much as $100,000 in annual revenue. Hunter Interests
has thoroughly reviewed the methodology employed by GreenPlay Inc., and
concurs with these and other findings contained in the report.

Important to the context of this Northeast Quadrant Study, the Mesa Aquatic
Center Business Plan identifies several potential partners, most notably the public.
They also include: the City of Mesa, Mesa Town Center Corporation, Mesa
Convention and Visitor’s Bureau, Arizona Tourism & Sports Authority, Maricopa
County Sports Commission, the Foundation for Mcsa Parks and Recreatton,
Valley Chamber of Commicrce Organizations, state and local swim organizations,
and educational institutions. Subsequent to the completion of the Mesa Aquatic
Centcr Business Plan, the Mesa Community College has announced 1ts plans to
pursue an expansion of its Downtown Campus, and its general presence in
downtown, in part through partnerships with key facilities and programs. Potential
linkages between Mesa Community College and the Mesa Aquatic Center are
described in greater detail in Section II of this rcport that relates specifically to
MCC, but suffice it to say that the role of educational institutions may be greater
than onginally anticipated.

In the last year, bids were put out for construction of the Mcsa Aquatic Center,
which all came back higher than the anticipated $24.6 million. Architects and
engineers were asked to refinc their cost estimates, and a discussion of
downgrading the facility to a more traditional aquatics facility was undertaken. It
has been decided to pursue the original concept as sct forth by the Downtown
Aquatic Facility Planning Commission, with the anticipated cost at approximately
$36.2 million. Of these funds approximately $24.65 million has been appropriated
by the City via S15 million in Quality of Life Sales Tax receipts, $7.8 million in
Park Bonds, and $1.85 million from the General Fund. The capital margin will be
met through various means that currently being implemented.

B. Strategic Recommendations

Based on a review of the Funding Fcasibility Analysis and the Mesa Aquatic
Center Business Plan, current events as they relate to closing the capital cost gap,
and giving full weight to the beneficial and catalytic role the Mesa Aquatic Center
will play in downtown, Hunter Interests strongly recommends that every effort be
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made to implement this important project. To that end, certain strategic
recommendations are put forth to address certain areas of development planning
that require clarification and/or policy decisions to facilitate said implementation.

s Operational Feasibility — A preliminary financial/operating analysis was
performed during the development of the Mesa Aquatic Center Business Plan
that needs to be refined in order to demonstrate exactly how operation of the
facility will balance revenues against costs, and/or how ongoing subsidies will
be generated to ensure the professional, high quality management that this
facility both deserves and requires. The Funding and Finance discussion
below contains Hunter Interests’ own observations and recommendations
pertaining to this issue, and the City of Mesa is encouraged to consider them
as a step in the effort to cstablish operational feasibility for the Mesa Aquatic
Center.

¢ Site Selection — Thc location of the Mesa Aquatic Center has been the
subject of some discussion since its inception, and differing views on final
placement remain an issue. The current planned location of the Mesa Aquatic
Center is on the western portion of the City block bounded by 1% Avenue,
MacDonald, 2™ Avcnuc, and Center Street. This site was selected for a
variety of reasons, but in Hunter Interests’ view the most important fogic for it
location here rests in its ability 1o serve as an important catalyst for
development 1n this quadrant of the City of Mesa. When all of the projects
and components of future development in downtown Mesa covered in this
rcport are arraycd on a map, it becomes clear that the Mesa Aquatic Cenler at
this location completes a “circle of change” that will serve as a catalyst to
attract additional investment and development in the downtown core. The
importance of the Mesa Aquatic Ccenter in this equation should not be
underestimated. Indeed, its influence is further descnbed in the following
paragraph relating to leveraged hotel development and in the section that
includes a discussion of futurc potential for the South Center Campus.

The leading altcrnative sitc in discussion is Site 17 (30 acre development site),
and the pros and cons of this location bear discussion here. Hunter Interests
agrees that Site 17 affords a good potential location for the Mesa Aquatic Center
in that there is clearly enough open available land, including plenty for parking.
Also, its proximity to the hotel, Centennial Center complex, and expanding Mesa
Community College Downtown Campus represents advantageous physical and
programmatic linkages. Unfortunatcly, its location on Site 17 carries with it
certain important downsides, which, in the professional opinion of Hunter
Interests, warrants ahandonment of this option.
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First, a Master Plan for Site 17 was prepared as part of the “Analysis and
Recommendations for Development of Sites Pursuant to the Mesa Town Center
Action Plan” that was based on community input, market analysis, financial
feasibility analysis, and other elements designed to create a project that would
accomplish key goals and objectives. One of these objectives, which the Master
Plan fulfills, is to re-knit this portion of downtown Mesa’s community by re-
connecting surrounding historic neighborhoods with the commercial/retail/
entertainment core. This is accomplished, in part, by utilizing so-called
Traditional Neighborhood Development (TND) that establishes a gnd street
system as the framework for accommodating a range of residential dwelling
types. This type of development is reccommended for the eastern two-thirds of
Sitc 17, along with a town center office/retail node to the north along University.
The western third of Sitc 17 is programmed for mid-density, mixed use
development that can be built in response to changing dynamics in the proximal
hotel/Centennial Center/MCC complex. Various development opportunities
associated with these changing dynamics are referenced in different sections of
this report that pertain to these componcnts specifically.

To summarize, a health and wellness center or lechnology-oniented development
project could evolve in response to a joint venture opportunity between Mesa
Community College and a designated Mastcr Developer for Site 17; a new hotcl
or additional restaurant and entertainment venue could be pursued if the decision
i1s made to expand the convention and conference offering in Mesa; and other
emerging developments (Mesa Arts Center, Mesa Aquatic Center, etc.) will make
downtown a more desirable place to live and work, thus making this portion of
Sitc 17 a potentially viable location for up-scale rcsidential and office
opportunities. All of this is further made possible because it is a sufficiently
attractive development project to attract the national rcal estate development
community and will ultimately result in the City of Mesa recouping its investment
in the land and site preparation. None of this will occur if the Mesa Aquatic
Center is built on Site 17. Therefore, for all of the reasons set forth above, Hunter
Interests submits that the planned location for the Mesa Aquatic Center remains
the most beneficial and appropriate, and that development should continue on this
site.

¢ Use the Mesa Aquatic Center to Leverage New Development, Including
an Additional Hotel — Canyon Research Southwest Inc. completed an
economic impact assessment for the Mcsa Aquatic Center, and projected that
the facility will generate support for 386 hotel rooms. While the 273-room
Mesa Sheraton Hotcl could be cxpected to absorb, and otherwise benefit from,
a portion of this new deinand—as could other hotels and motels in the
area~—TFlunter Interests suggests that leveraging dcvelopment of a ncw hotel
near the Mcsa Aquatic Center be evaluated as key stralegic project for the
downtown,
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The South Center Campus (further discussed in Section VII, a City-owned parcel
directly to the south from the Mesa Aquatic Center, could host the new hotel as
the center jewel of a mixed use project that would be built on this site. This
catalyst project would in turn serve the aquatics facility and enhance cross-
downtown activity levels. The hotel portion could be a high quality, limited-
service product such as a Hilton Garden Inn, or a more economical but solid
product such as Fairfield Inn, etc. A third possibility might be an independent
that develops a facility specifically to key into the Mesa Aquatic Center’s market
segment. It could do this through a combination of pricing, rcom block
availability, special services, cross-marketing programs, and perhaps even some
operational linkages such as catering, laundry, booking systems, etc. The
building could be espceially designed to incorporate sports and aquatic themes
and provide special health and wellness facilities. It could accommodate special
room configurations designed to meets the needs of a family unit traveling
together, and otherwise appeal to youths and adults alike.

The Tribune ncwspaper reported in October 2003 that Mesa area hotels showed a
major boost in September, with both occupancy and average daily rate
experiencing big increases. Revenue per available room (RevPAR) was up 9.1%
over the previous September, according to Smith Travel Research, and other
indicators were positive as well. This does not a market analysis make, but
~economic factors may in fact favor development of an aquatics-oricnted facility.
Further research is required to cstablish important determinations such as market
support, unit count, projected ADR and RevPAR, impact on other hotels, cause
and effect asscciated with the future of the Centennial Center (and the implicit
decision to pursue, or not to purse, conventions, conference, and special events for
Mesa in the future), and other critical components of feasibility. However, it 1s
Hunter Interests recommendation that, in conjunction with furtherance of the
Mesa Aquatic Center project, a “sports-quarters” hotel be considered for the
synergistic benefits it may provide.

C. Building and Development Recommendations

Hunter Interests strongly supports the concept of the Mesa Aquatic Center as
reflected hy space program allocations, floor plans, and other material contained
in the Mesa Aquatic Center Business Plan. We have no changes in building or
development plans to recominend, other than to explore the potential associated
with a hotel and other development nearby as described in Section VII, South
Center Campus.
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D. Partnership and Program Recommendations

A list of potential partners identified by the Mesa Aquatic Center was cited above,
which included 11 major entities or categories, including the public at large.
Various ways in which these potential partners may interact with the aquatics
facility are outlined in the Business Plan. This report has further described
potentials associated with Mesa Community College and 1its plans to expand the
Downtown Campus. Hunter Interests has no additional partnership or program
rccommendations for the Mesa Aquatic Center at this time, other than to suggest
that those opportunities most closely linked to the finalization of capital funding
be pursued immediately.

E. Funding and Finance Discussion

As stated previously, it appears that the $36.2 million capital requirement is
within reach as a combination of funding from the Arizona Sporis and Tourism
Authority, the Foundation for Mesa Parks and Recreation, and granting
organizations such as the Piper Foundation and the Anzona Community
Foundation, move to fill the $11.6 million gap. Some portion of a naming rights
deal, or advance corporate sponsorship could also contribute to the final funding
package. The Parks and Recreation Division of the City of Mesa submitted a
proposal to the TSA for S6 million of capital funding over several years.
According to the City, a decision on the application 1s expected 1n January 2004.
This would leave $5.6 million to be raised in order to have the full capital cost of
the facility covered.

Also as stated previously, it appears that developing the operating financial plan
for the facility remains a next step in the development process. The Mesa Aquatic
Center Business Plan took this work to a certain level, but the current model does
nol fully address operational feasibility in terms of ongoing expense coverage. As
the physical size and characteristics of the Mesa Aquatic Center have evolved,
and thc associated cost, expense, and revenue relationships changed, the
cconomics therein have changed. Previous preliminary reviews by the City
indicated net annual losses from operations were estimated to be approximately
$1.5 million based on the set of variables in effect at the time.

The financial model for the Mesa Aquatic Center needs to be updated pursuant to
current conditions, with the goal of addressing any operational finance gaps that
may still remain. To this end, Hunter Interests has prepared a 10-year cash flow
pro forma for the Mcsa Aguatic Center using a basic model on which sensitivity
runs inay bc made to test different operational and financial variables. The
methodology employed is somewhat different from that used by the City of Mesa,
and should be viewed as a comparative approach. For example, the City broke
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out participation into eight groups (public swimming, lessons, fitness, etc.) and
assigned differing revenue streams for each. At some point, this level of detail
will be achieved, but in order to prepare a mode! that can be used as a tool to help
resolve cerlain issues, the HII model will use only two, swimmers and spectators.
The HII model calculates departmental expenses as a percentage of revenues
based on comparative facility analyses and industry data. In other areas, the
methodologies are the same. Pertinent notes are made in different revenue/cost
categories. Again, the purpose is to identify kcy components of operational
feasibility, and to enable further analysis and the decisions that will allow the
project to move forward.

Projectcd operational characteristics are subject to certain unknowns at this time.
Variables that are unique to the Mesa Aquatic Center as conceptualized have been
assimilated into the analysis.

Hunter Interests has used its basic financial mode! for sports and cultural facilities
as a template for conducting further analysis on the Mesa Aquatic Center. The
Mesa Aquatic Ccnter Business Plan has been utilized, as has the funding
feasibility study, and comparative information gained in intervicws with other
aqualics centers including the Indiana Universily Natatorium. Research indicates
that well run facilities can cover hetween 70% and 75% of expenses with eamed
revenucs. The attached pro forma illustrates an operative scenario in which the
Mesa Aquatic Center covers 55% of its expenses, leaving an operational deficit of
approximately $1.2 million annually.

The primary difference between this financial scenario and those prepared several
years ago is the addition of anticipated sponsorship revenues and an increase in
anticipated cost of utilities. Hunter Interests suggests that the financial picture
remains very conservative, and that more aggressive pricing and further
cultivation of sponsorships and other revenue streams could reduce the
opcrational cost gap. Hunter Interests further suggests that the gap could be
covered through a combination of anchor user agreements. Discussions between
the City of Mesa and potential anchor users such as Mcsa Community College
and certain health care providers indicate that approximately $500,00C or 15% to
20% of the operating budget could be derived from this source. Salary savings
from shifting City employees to the Aquatic Center and changes to the bed tax
could also play a role at some point in the future.

F. Projected Revenue
Admissions — Attendance at the Mesa Aquatic Center will consist mainly of

mndividuals and groups who arc drawn to participate in aquatic activities. Thesc
activities will include public recreational swimming, organized lessons and fitness
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programs, physical therapy programs, and competitive swim meets. It is expected
that swim meets will attract a certain number of spectators, and serve as the most
significant revenue generators for the facility. Lease arrangements with
institutional users, such as Mesa Community College, could also generate
substantial income for the facility.

Based on the findings of thc Mesa Agquatic Center Business Plan and
corroboraling evidence, it is possible that the Mesa Aquatic Center could host
approximately 400,000 paid visitors annually at stabilization in year four. Of
those 400,000 visitors, participants are projected to number 370,000 paying $1.83
per capila in admission and usage fees, and spectators arc projected to number
30,000 generating $1.08 per capita in admission fees. Total usage fees are
projected to be approximately $709,670 in year four.

Sponsorships/Rights — Sponsorship/Rights revenues can be derived througb
naming rights, corporate sponsorship and advertising opportunities, and
individual, foundation, and corporate gifts. Projected annual revenue 1s
conservatively estimated at $200,000, based on the findings of the study prepared
by GreenPlay, Inc.

Concessions — Good food/beverage and retail concession stands are important
amcnities for visitors and a significant source of revenue for the Aquatics Center.
Hunter Interests conservatively estimates that revenue from concessions sales will
contribute approximately $400,000 per year.

Total Projected Operating Revenues — Based on the performance projections
and assumptions outlined above, we estimate that total annual operating revenues
for the Aquatics Center will be approximately S861,000 in year one, and $1.3
million at stabilization in the fourth year.

Projected Costs and Expenses

Cost and expense catcgories include facility operations and maintenance, general
and administrative expenses, utilitics, marketing and promotion, and cost of
CONCESSIONS.

Plant Operations — Expcnscs related to facility operations include the costs of
repairs and maintenance, supplies, and outside professional or contract services.
Based on expenditures at other facilities of similar size and usage, the total annual
expense for this component is estimated at approximately $857,000 in year onc,
increasing to approximately $1.4 million by year four.
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General and Administrative — Included in the cost category for general and
administrative expenses are salaries and benefits for management and
administrative employees, all costs associated with full- and part-time staff
employees, costs associated with training and administration of volunteers, and
other soft costs including insurance., Fourth year costs associated with this
category are expected to be approximately $550,000.

Utilities — Utility costs for indoor aquatic facilities can represent a significant
expense due to heating and cooling demands associated with the water and
interior spaces. Estimated utility costs are projected to cqual $500,000 in year
four.

Marketing and Promotion — We estimate that marketing and promotional costs
should be targeted at approximately 11% to 12% of gross revenues, based on the
assumption that a Mesa Aquatic Center will require aggressive marketing and
skilled management, maintaining multimedia advertising and promotional
programs to achieve maximum visitation potential.

Cost of Concessions — The cost of rctail and food/beverage sales is projected at
approximately 85% of revenues based on a mid-range of potential costs including
inventory and staff salaries. Estimated cost of sales 1s approximatcly $340,500 1n
year one.

Total Annual Operating Expenses — Based on the size and facility program of
the Mesa Aquatic Center, and hased on the cost projections and assumptions
outlined above, we estimate total annual operating expenscs for the Center will be
approximately $2.0 million in the first full year of operation, and $2.3 million at
stabilization in year four.

Replacement Reserve — A replacement reserve budget equal to 3% of Total
Operating Revenue has been added prior to estimating Total Operating Income.
Cash Flow Summary

The results of the 10-year analysis performed for the Mesa Aquatic Center
indicate that the facility will operate at an annual loss of approximately $1.2

million. This operational deficit will need to be offset through a combination of
anchor user agreements or other means.

39



B[ SISAUMUL JBJUNH 3UN0g

(zstzor'D) § (S1L8ZZ°1) § (8eb'seI‘l) § (FOGZOI'D) § (0OTIEI‘1) § (OI000I°T) $ (619'600°1) § (£689TI'1} § (UGU0RI'T) § (6b0'IET'D) $

{sso[) swezuy Bunedo elo|

BUIIOY 01 MO[| YsSe))
Anua7) sanenby esapy
LD LA

1240 $ for'sk $ 9%0%F S GIFTY $ 865'IF 0§ TIOR8 06Z'6E § 5O S L8108 0£8'sT $ INUIATY JO %€ ‘dadasay warwadeiday
08651 § (Z1ce8l* D) § (ISCIST'D § (080°071°D) § (Z0S'680°1) § (£85'650°1) § (6Z£°0£0'1) § (S£T°760'T) § {£00°051°) § (61276021} S HWOONI ONILYHAJO LAN
GI0'SLLT § TSIO69'T § 8630T9T § FPLELPST $ O0I'OLFT § 000L0¥'T § O000°0PET § COSLPTT § 0STOSI'T § 6179907 § sasuadxy [enuuy [RIoL
6E0°6SS L S OPYEIST 3 OFS'6SFl § SSTLTFL S S6S98ET 5 CIFLPEl S L1LO°GOE'T § SOT'CSIYT $ 3KTU00°l S 000°198 S SANUBANY [ERUUY [B10]
Mol yse Sunesadg Liunng
GIO'SLLT § TSL'669'T § BESOTOT § PLELPST § 00I'9LK'T § O00L0KT $ 000°0¥ET § 00SLpT'T § 0ST'9SIT § 6I1TOUT § sasuadxyg Sunesadg eiof,
£Eo'SCk  § Of6'sEk  § ZLTEIP S £6S'E6C  § USSRLE S 000°LSE  $ 000'0KE S 008°L6T 5 000'SST  § 00S'TIT {2458) SU01SSRIUO] JO 150
PS6'ELT S LIL691  § TLS'SOI  § PESTIOT  $ PASUST § 0SA'EST & 000°0S1 8 0sTOML % wes'TRl § 6T0'eEl  § HOLOUIOS] pue Suneyely
LPE6LS S bOL'S9s  § 906'1SS  § SPFSES  $ EI€'STE S 00S'TIS  $ 000°00S S5 Q0SUSF S £1ESir § 0EF'Eor SR
CCiT6 S LTIS06  § 0SO'ER®  § EISTI198 S 00SOFS S U0U0T8 S 000°008  § Q00SL & 00S'09L 3 S8KiRL  § JANENSIUILIPY %5 [EISUS0)
168269 € SITTTO 0§ L60°L09  § 06TTES S PRELLS S 0FLESS  § 000°0SS  § 0§TOES  § ppRZTS 8§ tiL'eos § suonessdo ueld
sasuadxy
6E0'6SS'T § OPFEIST § OpSe9F [ § RSTUTVT $ 965°03C°T $ CIVLPEl § L9601 $ SOT'SSINT & SKTO00L S 0007198 S anuzady] dupesadq [eIo],
9E0°0CC € CIS'01S  § €0T98F 0§ 0SO'tor  $ 0OO'THE  § 0000ZF  $ 00000F S 000%0ST S 000T0E S 000°0ST S {1210y ‘9813404 3 POOL) SUOISEIIUOTY
000°007 § 000°00Z  $ 000'00Z $ 000W0E S D000 § 000067 S 00000T S 000°00T S Q00007 § 000007 S anuaAsy sIYryydiysiosued
OYp'LE § T889¢ $ 199'sg S 16LFE S TEeE § pIlEE § L08TE § L0087 § Si8'€T % 0000e $ SANUDADY JoiEInads [m0],
ST § Wt g 611 S 9I'l § €Il $ 001 S 801 $ S0t $ €01 $ 00l $ anuaAay J01eyads afeisay
6EC'S8.  § SLEO9L § E89°LPL S LbPeTL % 9S9TIIL  § S6TP69  § POLLLY S BGEGLS  § EL9T8F S 000168 § sonuaady uonediapled 1810
rd 4 § w0 $ WT § 61 § 761 § 8% § ew1 $ 6071 $ rLl S 0Ll $ anuaasy wedionied 98e1say

000°0¢ 000°0% 000°0¢ 000°0L 000°0¢ 000'0¢ 0000 000tz 000t Z 00007 s1omadg

000°0LE 000°0L 000°0LE 000°0LE 000°0LE 000'0LE 000‘0LE O00°€ZE 000'LLT n0T0Ee sindioniegd
000°00% 000°00% 000°00F 000 00p 000°00F 00000k 000°00F D00 08E 000°00¢ 000°05T SI0)IS1A PIEJ [EUY
wuzcaﬁaﬁ

Of 4825 [ATETN g AB3 X L Auapn FETERY LR [ETLEN PR L-E Y zeax [ a2y




HUNTER INTERESTS

[ N C O R P O R A&ATE D

VI. The City Block

A. Situation Analysis

As the City of Mesa population continues to grow, the need for City services and
an associated employment base will also continue to grow. The space
requirement for the City of Mesa will grow accordingly, and projections for this
growth have been tracked. The City of Mesa commissioned the Millennium
Master Plan in 1998 (SHW Group in association with PinnacleOne) to provide a
facilities capital improvement planning tool for the office space and operations
needs of the City. The project encompassed five phases and included the “Mesa
City Plaza II” in the fifth phase, anticipated to bc on line by 2010. The Mesa City
Plaza Il is essentially a reprogramming and expansion of the City Block and the
subject of discussion herein.

In addition to finding that, based upon ultimate City growth, at the end of 2025
there is the potential need for over 926,113 square feet more space than is
currently provided, The Millennmium Master Plan report stated the following:

“A new general office [acility—Mecsa City Plaza [I-—is rccommended for
construction by 2010, The mnew office facility should consist of
approximately 130,000 SF to 150,000 SF with a projected cost of up to
$32,793,012. A 500-car parking structure must also be built in association
with this new office facility at a FY 2010 projected additional cost of
$6,247,109. The proposed general location for the new office facility is the
present location of the existing Municipal Building. This would keep as
close a physical relationship as possible hetween Responsibility Centers that
would be located in each building to cnhance communication and public
access to as many City Departments as possible in one convenient location.
The associated required parking structure is proposed to be located
immediately south of the Existing ISD Building,”

The report concluded in part:

“The Millennium Master Plan is not the end of a process, but is actually the
beginning of an ongoing one. The information utilized and the resultant
projections are a ‘Snap Shot h Time,” based upon current April 2000
conditions. It is intended that this document will be a tool that should be
uscd and updated frequently as conditions change within the City.”

Conditions are indeed changing in Mesa, and the many projects and prospects

covered in this report reflect a dynamic that may influence the City’s decisions
regarding future development. Hunter Interests concurs with the Millennium
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Master Plan with regard to both the need for, and the desirability of, a new office
building at the core of the City Block. Other factors and development options that
should be considered by the City are reflected in the following subsection
Strategic Recommendations.

B. Strategic Recommendations

Rccommendations regarding building and spacc requirements are limited to
supporting the general findings of the Millennium Master Plan, and Hunter
Interests concurs with the development path that incorporates more and denser
space within the City Block. Other recommendations for the City’s consideration
are as follows:

e As stated in the Millennium Master Plan, the space needs of the City shouid
be continually updated and reviewed. It is our understanding that a current
needs assessment is underway, and the findings of this effort should be
evaluated in the context of all downtown activity that is taking place.

¢ In order for the Mesa Aquatic Center to leverage beneficial development
nearby, the City use of the South Center Campus will need to be shifted
elsewhere. This will free the site for a mixed use project and possibly a hotel
as descrihed in the Mesa Aquatic Center section of this report. Conversely,
City functions moved from the South Center Campus could ostensibly be
incorporated into new buildings within the City Block.

e During the coursc of work on the “Analysis and Recommendations for
Development Sites Pursuant to the Mesa Town Center Action Plan™ in which
Hunter Interests developed a conceptual building program for Site 7,
discussions were held regarding the potential of the City of Mesa acting as an
anchor tenant in the proposcd 260,000 square foot office complex. As this
site is currently the subject of a developer solicitation process, Hunter
Interests recommends that this possibility be further evaluated in the context
of the current needs assessment, and as it may relate to fiscal budgets and
other financial considerations. Also, it is recommended that prospective
developers be tested for their interest in this potential, and possibly request a
formal responsc to the opportunity at the forthcoming Request For Proposal
slage.

e As the Mesa Arts Center, Mesa Aquatic Center, cxpanded urban campus of
Mesa Community College, the Pedestrian Connection, and other projects
cmerge, downtown Mesa will become an increasingly desirable place to live
and work. As such, the City Block will likely become a more desirable
location for employees, and additions in space should take into account this
“demand” dynamic.
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C. Building and Development Recommendations

As stated previously, the building and development recommendations for the City
Block will be pursuant to the findings of the Millennium Master Plan, results of
the current needs assessment and policy decisions, and in response to linked
opportunities associated with the South Center Campus and the office project to
be developed on Site 17. Beyond that, we have reflected an urban design concept
for the City Block (Figure 2) that simply illustrates what a more dense
government complex could look like. This representation includes a new 137,000
square foot building as well as new development over smaller buildings, and is
meant primarily to demonstrate the relationship of a developed City Block with
other downtown components covered in this rcport.

D. Funding and Finance Discussion

The Millennium Master Plan estimated that the “Mesa City Plaza II” would cost
approximately $33 million. Hunter Interests has not independently verified this
cost estimate, but it appears in keeping with an office building of the size
suggested in the report. Adjunet costs associated with a parking garage werc
estimated to be approximately $6.3 million. Additional costs associated with
infrastructure improvements or othcr buildings that might be added to the City
Block have not been estimated.

The funding for new government buildings 1s undertaken as part of a budget

process that is in place, and there are no extraordinary [unding or finance
elements for discussion at this time.
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VII. The South Center Campus

A. Situation Analysis

The South Center Campus is a former school complex now housing City of Mesa
offices. The South Center Campus is on the western half of the city block
bounded by 2™ Avene on the north, Center Street on the east, 2™ Avenue railroad
tracks to the south, and MacDonald to the west. The South Centier Campus
occupies approximately 50% of the block, with two churches occupying the other
50% facing onto Center Street. The South Center Campus offers approximately
40,000 square feet of usable space.

Therce are currently no plans to move city officcs from the South Center Campus
(with the exception of the Arts and Cultural Division that will move into the new
Mesa Arts Center). However, in the context of Mesa Aquatic Center development
nearby, and in the future of the City Block, the South Center Campus may come
to play a very different role in the future.

B. Strategic Recommendations

» Pursuant to the discussion pertaining to synergistic dcvelopment on the South
Center campus for the Mesa Aquatic Center, Hunter Interests recommends
that an evaluation of the property for mixed use development potential be
undertaken.

e A second development path to be considered for the South Center Campus is
for the adaptive reuse of existing buildings for some type of pnvate
commercial use, perhaps in arts or trades-oriented businesses. Alternatively,
Mecsa Community College could utilizc these buildings as part of its
¢xpansion program.

¢ Pursuant to the discussion pertaining to the City Block and future expansion
of the City’s worklorce and office space needs, Hunter Interests rccommends
that moving the South Center Campus uses into new centralized space be
considered. This will need to happen in order to free up the land for
commercial mixed use development as noted above.

e In order to reslore east-west access to this important site, Hunter Interests

recommends thal rcopening of 2™ Avenue between MacDonald and Center
Street be considered.
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C. Building and Development Recommendations

Defining an appropriate and supportable mixed use project for the South Center
Campus is beyond the scope of this report. However, as suggested in the section
pertaining to the Mesa Aquatic Center, Hunter Interests believes that this project
could possibly ieverage development of a new hotel that could be the centerpiece
of the South Center redevelopment concept. It was referred to in that section as a
“sports-quarters” hotel that could be designed and positioned specifically to serve
visitors to the Aquatics Center, as well as others who may wish to stay in a
property that has unique fitness and/or wellness amenities. If a hotel were
developed here, it would likely be a good quality, limited service lodging property
that could offer moderately priced rooms to cost conscious athletes, families,
business travelers, and other visitors.

Beyond the hotel centerpicce, a development concept could include additional
sports-oriented specialty retail stores, fitness center or racquet club, café¢ and/or
restaurant, and health-oriented service businesses such as therapeutic massage,
acupuncture, etc. If the adaptive re-use scenario werc pursued, the existing
buildings could host artists working in various mediums, and/or trades pecople
working in specialty arcas. These types of uscs would be in keeping with the
increased emphasis on arts and entertainment in downtown Mesa, and could be
positioned as something of a destination attraction for visitors from throughout
the Valley.

D. Funding and Finance Discussion

Any new development potential for the South Center Campus is predicated on
relocating City of Mesa offices that are currently located there. In that regard,
there are imbedded costs that cannot be estimated at this time, but should
otherwise be included in the evaluation of the City’s overall space needs and
strategic plan for the future.

In terms of the mixed use project suggested herein, depending on the size and
makeup of the building(s) that could host a hotel and other elements, the private
sector may invest between $10 million and $50 million, depending on the
outcome of the Mesa Aquatic Center and other vanables that are unknown at this
time. Such development would be a public/private partnership in that the City of
Mesa owns the land, and in Hunter Interests’ view, this is a positive that could be
employed to attract desirable development sooner rather than later.

Il the adaptive reuse scenario is pursued, the cost of converting existing spaces

and buildings 1o arts and or trades use would be comparatively low. However, it
1s likcly that the City would have to bear most if not all of these costs because the
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underlying economics and financial reality would probably preclude a private
developer undertaking an arts/trades project of this type. There would be positive
economic benefits from such an effort, although only a fraction of the economic
and fiscal benefits that would accrue through devclopment of the more ambitious
mixed use project.
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VIII. The Escobedo Neighborhood and Surrounding Area

A. Situation Analysis

The northeast quadrant contains a study area that includes the Escobedo
Apartment complex, the Washington Park neighborhood, Escobedo Park, and a
commercial center that is bounded by University Drive and Mesa Drive. This
area is important in its own right as it has both historic significance and a physical
relationship to downtown, and it is also important as it relates to new development
on Site 17 and other projects referenced in this report. Central to the discussion of
the area’s future is the rolc of the Escobedo Apartments, the City of Mesa’s only
affordable housing complex.

According to the Mesa Housing Services Summary, Escobedo Apartments is a
102-unit apartment complex owned by the City of Mesa and operated by the
Housing Scrvices Division. Rents are maintained at a level to be affordable by
Jow- to moderate-income families or individuals who pay either 30% of their
gross income in rent or a mininuun rent, which cver is greater. Mesa Housing
Services cstablishes the minimum rents, accepts applications, and maintains
management and maintenance functions.

The complex includes five onc-bedroom units, 62 two-bedroom units, 29 three-
bedroom units, and six four-bedroom units. All units have block wall
construction, one bathroom, vinyl flooring, and no amenities such as garbagc
disposals, dishwashers, or microwave ovens. A range and refrigerator are
provided in the kitchen. The apartments have cvaporative cooling only, although
window air conditioning units are allowed at the tenant’s expense, and if power 1s
available. The complex is not an emergency or transitional facility, but provides
basic apartment units at an affordable rate. Indecd, thc complex has served as
somcthing of an anchor for the surrounding community for 60 years. The
Escobedo Aparlments have somc historical significance as they were used to
house RAF training pilots and other military personnel during World War 11

The complex is at something of a crossroads, in that the aging buildings will
require a significant renovation in the coming ycars that is estimated will cost
approximately $3 million. Even with the renovation, the complex and its ahility
to scrve will be constrained hy the small and outdated units that cannot easily be
reconfigured or remodeled due to their block construction. Likewise, this
construction makes rewiring, plumbing, and other updates difficult and expensive.
Nonetheless, the complex plays an important role in the community, and Mesa
Housing Services is exploring alternatives to the renovation approach to ensure
that affordable housing is maintained in the City of Mesa. Two primary
alternatives are outlined helow in Strategic Recommendations.
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The Washington Park neighborhood is adjacent to the Escobedo Apartment
complex, and is of historic significance as the original center of the City’s
African-American community. Today, the neighborhood has a more diverse
ethnic mix, but the African-American heritage and the role that the community
has played in the City’s history remains an integral element in the neighborhood
fahric. The building stock in the neighborhood consists mostly of small, single-
family homes that range in condition from fully restored to dilapidated. Most of
the housing is in fair to good condition, with cvidence of investment in
improvements and upkeep. Habitat for Humanity has built some homes in the
neighborhood and Housing for Mesa has been instrumental in developing infill
housing as well.

The commercial center on the comer of University and Mesa Drives includes a
McDonalds, various retail stores, and Rosa’s Mexican Café—a local landmark
that is wel} patronized. A parking lot separates the McDonalds from the shopping
center, thus creating a situation wherein this restaurant’s waste and services areas
are basically at the front door of the other stores—not an ideal arrangement.
Nonetheless, occupancy in the shopping center is high, although the mix of retail
is somewhat down-market with discount and thrift stores comprising the main
retail storcs. As with other componcnts of this particular study area, the
commercial center may both influence, and bc influenced by, anticipated
development on Site 17.

B. Strategic Recommendations

Onc alternative to an expensive renovation of the Escobedo Apartments that will
not yield greatly improved living opportunities, but rather stabilize the existing
units, should be furthcr explored pursuant to a concept for new construction now
being developed by Mesa Housing Scrvices. Basically, the plan calls for the
development of a model project that would incorporate approximately 100
affordable housing units with approximatcly 100 market-rate apartment units.
The complex is housed on a 10-acre parcel that is owned by the City, offering
both a fairly significant portion of land and an opportunity to facilitate
redevelopment. Hunter Intcrests supports the Mesa Housing Services concept of
building a new residential project on the Escobedo site and offers the following
recommendations in concurrence with key staff.

e The new Escobedo complex could afford more energy efficient and cost
cffective living opportunities for mixed-income families and individuals, in an
urban environment that is speeially designed as a model project.

¢ The new Escobedo complex could be a catalyst for continued revitalization in
the Washington Park neighhorhood, and benefit from the proximity of
Escobedo Park in terms of marketability.
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e The new Escobedo complex could represent an additional development
opportunity for newly interested downtown developers (vis-a-vis the Site 7
and Site 17 projects) as a joint venture with Mesa Housing Services/City of
Mesa.

¢ The new Escobedo complex could be developed in such a way as to provide a
smooth interface with adjacent neighborhoods, and could in fact retain some
of the existing units in that effort.

o The new Escobedo complex could also retain certain examples of the military
housing for preservation and use as community gathering places or other
roles, thereby acknowlcdging a part of Mesa’s history and contributing to the
unigque character of the Escobedo complex.

s The project would likely qualify (in fact may nced to qualify) for varous tax
credits and other incentives that can contribute to the financial feasibility of
new development.

¢ The mix of affordable and market rate apariments could be used as stepping
stones in a low-income or first time home owncrship program fostered by the
City, which in tum may bencfit the Washington Park neighborhood through a
placement/sales program.

e Mesa Housing Services should be cncouraged to continue its evaluation of
development potential, and should also he encouraged to interact with
prospective developers interested in downtown rcal estate.

A second alternative would be to redcvelop the complex and retain its historic
character by preserving the existing facades, updating the exteriors through paint
schemes, modernizing the interiors and gaining additional square footage by
building new spaces off the rears of the units.

In terms of recommendations for Washington Park, Hunter Interests suggests that
future plans for thc Escobedo complex be prepared in a fashion designed to
beneficially impact this neighborhcod. In addition, the expansion of Mesa
Community College’s Downtown Campus and focus on changing demographics
may very well offer opportunities for both the residents and the College to benefit.
Education, technology, language skills, and workforce training opportunities will
be within walking distance, and MCC will have an opportunity to fulfill part of its
downtown mission.

The City of Mesa may wish to consider small grants or matching-funds programs
to induce physical improvements to some of the housing in the Washington Park
neighborhood. A relatively small investment in paint, fencing, home repair, and
maintenance could have a significant impact on the most needy properties.
Taking that approach a step further, the City may wish to consider fostering use of
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historic-type street lighting, paving, and street furniture as these elements are
replaced, or as part of an upgrading effort. The effect coupled with use of period
colors and design trim elements suggested to homeowners, could result in a theme
that would further define and enhance the neighborhood.

With regard to thc commercial nodc at the corner of University and Mesa Drive,
Hunter Interests suggests only that its owners and tenants will benefit from the
redevelopment of Site 17, and in some cases may wish to upgrade or improve
their establishments in response to the prescnce of this new local demand source.

C. Building and Development Recommendations

Various building and development recommendations are refercnced in the
paragraphs above. However, a few additional notes are as follows:

e The new Escobedo complex should retain its pleasant character through a
talented design effort that also vields greater density on the site. An effort
should be made to rctain the mature trees and other landscaping elements that
contribute to the neighborhood’s ambience.

e The Washington Park neighborhood should be vicwed as a suitable location
for accepting houses moved from other locations.

¢ The commercial node should be reviewed for code adherence.

D. Partnership and Program Recommendations

Various partnering and program recommendations are referenced in the
p g

paragraphs abovc. However the following opportunities are also offered for
consideration.

e Both the future of the Escobedo complex and the Washington Park
neighborhood can, and should, include Housing For Mesa, a private non-profit
housing development corporation, as a partner.

» Partnerships with private developers should be sought out and encouraged.

s Opportunities associated with the expansion of Mesa Community College’s
Downtown Campus shouid be sought out and encouraged pursuant to details
contained in the associated section of this report.
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Funding and Finance Discussion

Detailed funding and finance recommendations for this area are beyond the scope
of this analysis. However, certain points for further consideration are as follows:

The renovation of the Escobedo Apartments is expected to cost approximately
$3 million. A new 200-unit project might cost between $10 million and $15
million to develop, although much of this might be structured as private
investment. If the $3 million in renovation costs is instead applied to the new
project as part of the public/private partnership, it may have greater long-term
valuc for the City in that it will have helped to leverage significant new and
desirable residential opportunities that can continue to serve an important role
in the community well into the future.

The renovation/expansion approach would likely cost between $5 million and
$10 million, although it is undetermined as to how many additional units this
approach may yield. Although this approach would probably be less attractive
to a private developer, it is possible that some funding could be sought from
the Arizona Heritage Fund.

The cost of improvements to the Washington Park neighborhood and the
commercial node are undetermined at this time. However, Hunter Interests
suggests that a relatively small amount of targeted funding could have a
sigmificant impact on these areas.
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IX. The Mesa Post Office

A, Situation Analysis

The Mesa Main Post Office is a U.S. Postal facility that serves the downtown
area, and there are 10 other stations that serve the rest of the City of Mesa. The
main postal distribution factlity for the region is in Phoenix. In terms of the
Northeast Quadrant Study, the Mesa Main Post Office 1s viewed as an important
downtown amenity that not only serves residents and businesses downtown, but to
some cxtent attracts people to the Town Center.

The Mesa Main Post Office is situated on land that is publicly owned, but subject
to a long-term land lease. There is no indication at this time that there are any
plans to close, downsize, or expand the facility. Such decisions are made by the
Facility Service Office in San Francisco, California, and are further subject to
budgetary and planning decisions made within the U.S. Postal system hierarchy.

B. Strategic Recommendations

Basically, the recommendation is encourage the Mesa Main Post Office to
conlinue 1n 1ts role as an important service provider in the downtown, and
rccognize its value as a resource for expanding businesscs and institutions in the
Town Center.

If by some chance a decision were made to move or close the Mesa Main Post
Office, there would he sufficicat lead time to detcrmine a viable and suitablc use
for the lacility and/or the real estate on which it is situated.

C. Building and Development Recommendations

The Mesa Main Post Office huilding and proximal real estate could theoretically
be used by Mesa Community College in its downtown expansion, and/or in some
other adaptive reuse scenario il an unanticipated decision were made by the U.S.
Postal Service fo close or move the [acility. In terms of its overall size,
configuration, and location, the facility could be used in the future in various
ways, but this study does not indicatc this will be a decision faced in the
foreseeable future,
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D. Funding and Finance Discussion

Aside from the firm status of the Mesa Main Post Office in it present location, the

cost of building a new facility, and the cost of buying out the lease, would likely
preclude moving the Post Office to a new location.
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X. The City of Mesa Library

The City of Mesa Library consists of three branches including facilities at Dobson
Ranch and Red Mountain. The main branch is a significant downtown cultural
and educational resource that has many cross-beneficial relationships with
existing and planned components of the downtown and surrounding community.
Certain key future opportunities rest in the potential for the expansion of the Mesa
Community College, but the Mesa Library in and of its own right is positioned for
future growth in its role within the community.

A.

Situation Analysis

The City of Mcsa Public Library prepared a series of goals and objectives
with the input of a 15-member community planning group in January 2001.
They were summarized in “Planning for Resnlts,” a document that set forth
six key goals, 15 associated objectives, and 17 representative activities that
together included efforts to improve access to information, instilling the love
of reading and lcarning in Mesa’s preschool children, conveying the value of
history and heritage in Mesa, and a host of technical benchmarks designed to
target and mieasure success.

The City of Mesa Main Library Downtown is extensively utilized by the
community with an c¢stimated “door count” of approximately 500,000 pcople
annually. Mesa Library officials estimate that 55,000 square feet of additional
space is needed now, and that an additional 55,000 square feet will be needed
in the future to accommodate growing needs.

The master plan for expansion perceived thal the need would be in the
suburban growth ring. However, the changing downtown dynamic could
warrant allocation of resources 10 expand at the main facility.

The collections hudget is down 50% [rom last year.

On the operating side—approximately 20 positions are unfilled due to budget
cuts.

Building and Development Recommendations

Part of the expansion noted above could include the “Computer Commons”
picce as [urther described in the Mesa Community College scction of this
report. This technology—focused addition could help to satisly Mesa Library’s
need for more computers, while at the same time affording MCC additional
spacc and programmatic/service linkages with the library that could he
mutually beneficial. See Section III {or a cross-referenced discussion.
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e The physical expansion of the Mesa Library could occur to the north of the
existing facility, on City-owned land that is currently underutilized.

C. Funding and Finance Discussion

¢ In 1996, a bond was voted to expand and build two more libraries.
e (apital funds for new development have been approved by the voters.
e Development impact fees are accruing as a funding source.

e A contract for library services with MCC could provide an additional revenue
stream to fund the attainment of goals and objectives as summarized in
“Planning for Results.”
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XI. Redevelopment Site 7

A, Situation Analysis

Redevelopment Site 7, also known as Site A in the “Analysis and
Recommendations for Redevelopment Sites Pursuant to the Mesa Town Center
Action Plan,” encompasses the block bounded by Main Street and East 1* Avenue
to the north and south and Mesa Drive and S. Hibbert to the east and west,
respectively. The site is comprised of several commercial buildings, vacant lots,
and surface and structured parking facilities. Huntcr Interests prepared a
conceptual building program for the site that included 276,000 square feet of new
Class A office space at the corner of S. Hibbert and Main St., a five-story, 120-
unit “urban lifestyle” apartment/condominium facing S. Hibbert, and a 30,000
square foot mixed use project on S. Mesa Drive. An additional two decks on the
Pomeroy garage were recommended, and other aspects of the parking supply
solution were provided.

The conceptual huilding program was developcd using site analysis, market
analysis, financial feasibility analysis, and input from the community. Taken
together, the project components will account for approximately $48 million in
private investment, providing a significant return on the City’s investment in the
sitc to date of $6 million, and the anticipated $3.8 million that would be required
for additional parking, The project concept was adopted by the City of Mesa in
concert with othcr recommendations contained in the Hunter Interests report of
September 2002.

The project was the subject of a Request for Qualifications issued to a field of
prospective developers throughout the country in July 2003. Three teams
officially responded to the RFQ and included more than a dozen companics in all.
See Appendix. Subsequently, the City of Mesa has received several additional
expressions of interest in the project from conipanies that want an opportunity to
respond to the anticipated formal RFP. A listing of interested parlies 1s included
in Appendix A.

Suhsequent to the issuance of the RFQ, the City of Mesa is now considering a
decision to build the City Courts facility on the portion of the site that faces 1%
Avenue. This decision is contingent on bond passage in March. This area was
previously rescrved for additional parking and/or future synergistic development.
The development of the City Courts facility will have a significant impact on this
block, and may negatively influence the residential project specifically. The
office portion of the project would probably be less impacted, and it is unclear
how the mixed use portion would be influenced.
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Another factor that may influence implementation of the conceptual building
program is the City of Mesa’s decision with regard to answering current and
future space needs. As referenced in different sections of this report, decisions
related to the growth of Mesa and congruent space requirements may impact the
City Block, the South Center Campus, and other related projects. A related
decision would be whether or not (and/or to what degree) the City of Mesa could
make use of the 260,000 square feet of office space programmed for the site. If
the City of Mesa were to be an anchor tenant, it would likety facilitate
development and satisfy certain near- to mid-term space needs, and possibly allow
for the relocation of the South Center Campus functions and pursuit of the mixed
use project identified herein.

Redevelopment of Site 7 (A) is currently at the nexus of the RFQ/RFP process,
City of Mesa decisions on the future City Courts facility, office tenancy potential,
and a parking needs assessmment. It is also an opportunity that should be
maximized.

B. Strategic Recommendations

Hunter Interests can speak most directly to the conceptual building program and
developer solicitation process. Various policy decisions may influcnce the project
as referenced above, hut the conccpt is flexible enough to accommodate the
changing environment and the most basic recommendation 1s simply o keep
moving forward with plans to rcdevelop the site. More specifically, Hunter
Interests suggests the [ollowing actions for the City of Mesa’s consideration.

¢ Once the final decision is made with regard to the City Courts facility,
adjustments to the conceptual program [or the site should be incorporated into
the developer solicitation process. This may include, but not be limited to,
rclocating the residential component {possibly to Site 17, which already
suggests this type of devclopment in the western third of the site).

e Inform interested developcers of the status of the project, and solicit their input
with regard to a change in the concept plan and/or how they view the
influence of the introduction of the City Courts facility.

e Continue io generate devcloper interest in the project, so that when it is
appropriatc to issue the Request for Proposal, there is a solid field of qualified
and informed development companics ready to enter into a public/private
partncrship with the City of Mesa.

e Prefecrably, the hiatus in the developer solicitation process will not be a long
one, lest momentum be irretrievably lost. The City of Mesa should consider
moving forward with the developer RFP just as soon as the decision of the
City Courts facility is made.
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e The possibility of moving the office project across Main Street to the
Firestone parking lot ncxt to the City Plaza building should also be
considered. In fact, this site may be even more attractive to developers and
would otherwise contribute to downtown density and its image as an urban
center. This could also expedite the decision on issuing an RFP.

C. Building and Development Recommendations

Hunter Intcrests maintains that the conceptual building program for Site 7 (A)
remains both a viable (and desirable) development project that needs to be
pursued. While impacts associated with the introduction of the City Courts
facility have not been fully analyzed, the central component—260,000 square feet
of Class A officc space—is clcarly a prize for downtown that will mean both
significant private investment, and an addition to the Mesa office market that will
have a wide rangc of beneficial iinpacts on downtown. While the residential and
mixed use components may be more significantly impacted by the City Courts
facility, it is not to say their development is necessarily precluded here. The site
itself can still accommodate them, and Hunter Interests recommends that a final
decision with regard to these components be made in concert with direct input
from interested development companics. Those discussions should be undertaken
sooner, rather than later. As stated above, the Firestone parking lot could
represcnt an excellent altcrnative site that could be used to continue the developer
solicitation process unabated.

The whole issue of parking on the sitc has to be reviewed, and is currently the
subject of a City-wide parking study. The resulis and recommendations of this
study will have to he incorporated into the overall development strategy.

D. Funding and Finance Discussion

As stated previously, implementation of the conceptual building program for Site
7 could result in $48 million in private investment in downtown Mesa. Based on
the financial feasibility analysis prepared by Hunter Interests, this may be
achieved with few if any incentives from the City, with the possible exception of
providing some additional parking. With the introduction of the City Courts
facility, additional parking on the site will have to be addressed anyway.

Individual funding and finance plans will be suggested by development
companies when they respond to the Request for Proposals. Beyond that, the
funding and [inance plan for the new City Courts facility is a function of a
separate govermment process that is beyond the scope of this report.
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XII. Redevelopment Site 17

Redevelopment Site 17, also known as Site B in the previous Hunter Interests
report, is the 30-acre site bounded by E. University Drive., E. Second Street, N.
Centennial Way, and N. Mesa Drive. The site is important for many reasons
including its total area, role as a transitional element between historic
neighborhoods and the downtown, public investment to date, and the opportunity
it represents in terms of a catalyst for revitalization. The conceptual building
program for the area prepared by Hunter Interests was based on site analysis,
market analysis, financial feasibility analysis, and input from thc community. The
Master Plan concept was adopted by the City along with other recommendations
included in the Hunter Interests report of September 2002.

Taken together, the various development components suggested for Site 17 (B)
represent approximately $83 million in private investment potential for downtown
Mesa. These include various multi-family residential components, a mixed use
retail and office “village center,” four to six story officc and residential
components, and a health spa and wellness center.

A, Situatiom Analysis

The project was the subject of a Request for Qualifications issued to a field of
prospective developers throughout the country in July 2003. Three teams
officially responded to the RFQ and included numerous companies as shown in
the Appendix. Subsequently, the City of Mesa has received a number of
additional expressions of interest in the project from companies that want an
opportunity to respond to the anticipated formal RFP. A listing of interested
parties is included in the Appendix.

At this time, January 2004, the City of Mesa is poised to move forward with the
Request for Proposal stage of the developer solicitation process, and can offer the
findings and recommendations of this report to prospeclive private partners as
further evidence of a dynamic downtown environment. This ¢nvironment will
prove additicnally attraetive to the development community, and its
characteristics and associated opportunities should be incorporated into the RFP
marketing process. There are several elements that should receive focus, and
these are summarnzed below.
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Strategic Recommendations

The successful development of Site 17 is critically important to the overall Mesa
Town Center Action Plan, and to the futures of several downtown components as
described in this repart. The following strategic recommendations are intended to
ensure that development proceeds, that the end product is of a quality and makeup
that has the desired beneficial impact on surrounding areas, and that these areas in
turn provide support for the proposed new development. Specifically:

The City of Mesa should proceed with the preparation and issuance of a
formal Request for Proposals on Site 17 master planned development, using
the aggregate response list of developers interested in downtown Mesa as a
base for distribution.

The distribution list should not be limited to the aggregate group, but
expanded in conjunction with a hands-on marketing effort conducted by City
of Mcsa staff with the assistance of Hunter Intcrests under an existing contract
that covers such work.

The RFP should includc reference to this rcport, and specifically to
opportunities including, but not limiled to, the following:

}

v

The expanded presence of Mesa Community College in downtown Mesa
will be of great interest to the development community, and the southwest
comner of Site 17 particularly may represent a location for a mutually
beneficial opportunity. As rcferenced in the MCC section of this report,
the development plan calls for expanding the College’s physical prescnce
in an advanced technology cluster that is generally just to the west of Site
17. The southwest corncr of 17 is closest to the Building and Industry
Institute and recommended lechnology flagship building expansion. This
area is programmed as a health and wellness facility in the Master Plan
prepared by Hunter Interests, and this may possibly represent a joint-
venture opportunity between the selected master developer and MCC.
Alternatively, the master developer may seek to include office space that
accommodates MCC-related technology companies, rcsidential products
that appeal to students, or commercial elements that rcspond to the
changing downtown market dynamic.

The final development program in the northwest portion of the site may
ultimately be influenced by the City of Mcsa with regard to its decisions
regarding the future of the Centennial Center complex. As referenced in
the Centennial Center section of this report, future dcvelopment could
result in a ncw larger facility that might be built to the north of the existing
hotel (thus closer to Site 17), or the luture may result in the closure of the
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facility all together. The negative influence of this alternative on the hotel
could in turn affect the final development program for this portion of Site
17, although the Master Plan suggests development (residential and office)
that would be largely Centennial Center/hotel neutral. Only if a new
convention center were built, would the development program possibly
shift to include either a second hotel or possibly restaurant/retail
opportunities.

The Escobedo neighborhood and surrounding area will be influenced by
new development on Site 17 (beneficially, as described in that section of
the report), and may in fact offer additional development opportunities for
the master developer of Site 17 to consider. These may include, but not be
limited to, participation in a joint venture with the City to develop a new
Escobedo Apartment complex, housing in the Washington Park
ncighborhood, and investment in nearby commercial centers.

The development of Site 17 is a large-scale project that will likely be built
in phases and take several years to complete. Therefore, development
planning can take place as the MCC Downtown Campus expansion
stratcgy and other cvents affecling thc downtown unfold. Indeed, the
master developer’s input can possibly benefit and/or guide proximal
components as suggested by the potential for a joint venture with MCC on
the health and wellness center.

The Mastcr Plan for Site 17 remains viable regardless of the shifts in the
downtown dynamic as described herein, and is flexible enough to
accommodate opportunitics as they may arise. Therefore, it is strongly
recommended that the Request for Proposal and devcloper solicitation
process be continued with incorporation of information as contained in
this report

Building and Development Recommendations

The building and dcvelopment recommendations for Site 17 remain consistent
with the Master Plan prepared by Hunter Interests, given the built-in flexibility for
the final development program to respond to opportunities that may arise or be
induced in the proximal area of downtown. Sce Site 17 master plan on the

following page.

The proposed intersection widening of University Drive at Mesa Drive will be
taken into account as the devcloper solicitation and development program are
pursued. The analysis conducted previously by Hunter Interests did not reveal a
significant



HUNTER INTERESTS

1 N C ORPORATED

problem with traffic at this location. Indeed, a widening of University Drive in
this area could have a negative impact on development potential on Site 17, and
should be carefully considered.

D. Funding and Finance Discussion

Based on the findings of the financial feasibility assessment conducted by Hunter
Interests for Site 17, and the desire of the City of Mesa to recoup its investment in
the site, it is anticipated that the funding and finance plan for development of the
project will be mostly, if not entirely, borne by the private sector. Indeed, it 1s
anticipated that the sclected developer will pay a negotiated price for the real
estate, and that price may in fact be a critical determinant in the selection process.
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XIII. Parking Discussion

All components of the downtown as covered in this report have individual parking
requirements. In some cases, parking needs arc answered on site as part of an
overall development plan (such as with Site 17), while in others they will be
dependant on future policy decisions (such as with the Centennial Center). In
others, parking supply solutions will result through a combination of current
development planning and future changes that may be encountered (such as with
Site 7 and the proposed justice building). In still others, they will result in
response to long-term dccisions and plans such as those associated with the City
Block and South Center Campus.

In terms of near-term development potential associated with Phasc 1 of the Mesa
Community College Downtown Campus expansion, development of Site 17,
completion of the Mesa Arts Center, and development of the Mesa Aquatic
Center, the necessary parking supply either exists or will be provided, given new
facilities under construction and certain changes to the street parking system in
downtown., In all there are cumrently more than 4,000 parking spaces within
walking radius of the City Block.

The overall parking demand/supply issue is currently the subject of a Citywide
parking management plan that will take into account current and fulure needs,
including those suggested by altermative future scenarios as described in this
report. It should be noted that there is no final solution that can be concluded by
the parking study, hut rather it can establish a planning framework on which
separate projects and their parking supply issues may be addressed.
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XIV. Urban Design and Site Plan Materials

Downtown Concept Plan

The concept plan shown on the following page reflects a variety of components
that are described and analyzed in this report. It is meant to convey a view of the
future in which current plans are completed, new projects built, and partnerships
formed. A brief summary of key features is provided below and follows a
clockwise route beginning with Mesa Community College Advanced Technology
Center.

The Mesa Community College Advanced Technology Center is represcnted by
a combination of expanded space and the construction of a new “high
performance” building that would face the front door of the hotel. Mesa
Community College’s expanded Downtown Campus may also come to include
the adaptive reuse and restoration of the Irving School (old Mesa Arts Center),
new construction attached to this building, and new construction in a partnership
with the Mesa Library. These elements, coupled with new vehicular and
pedestrian conncctions, and a reconfigured central plaza are depicted as central
components of the downtown concept plan.

Redeveloped Site 17 shows the implemcentation of the concept plan prepared by
Hunter Interests hc. in 2002. It features Traditional Neighborhood Development
and village retail to the cast, and mid-density mixed-use projects to the west. In
the southwest quadrant of the site, the concept plan called for a health spa and/or
wellness center. As put forth in the report, there may be a potential for Mesa
Community Center to partner with the sclected developer to pursue the
establishment of such a facility, and/or other types of college-oriented projects.

The Escobedo and Washington Park neighborhoods to the north will be
positively impacted by new development, and may be the subject of new housing
and project inifiatives as wcll.

The Mesa Arts Center is shown at the extreme southwest comer of the concept
plan, and its orentation to surrounding projects is clear. The concept plan
indicates the development of a restaurant/entertainment/retail pavilion next to the
MAC facing on Main Street. The location of the Mesa Aquatics Center and
South Center Campus precluded their inclusion in this particular plan drawing,
but the synergy between thesc two components, and their collective effect on
revitalization are described in detail in the report.
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The City Block features several new office buildings clustered around 2
reconfigured central plaza coupled with a new parking garage, and additional
office development facing onto Main Street. Passing through the City Block and
comnecting the Mesa Arts Center, Post Office, new MCC projects, and the
Centennial Complex is the new Pedestrian Walkway.

The Mesa Post Office is a downtown anchor, as is the Mesa Library which
hosts approximately 500,000 visits cach year. The potential for joint venturing
with MCC in both programs and projects (i.e., new Computer Commons) is
further described in the report.

The Centennial Complex is shown in the concept plan to include potential new
facilities to the north of the hotel, facing onto University Drive. A parking garage
and other new development are also accommodated within the concept. Vartous
options for the fiuture of the Centennial Center are described in the report, and this
concept represents only one of the possible alternatives.
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XV. Public Policy Discussion/Next Steps

There are many recommendations included in this report that pertain to public
policy, departmental decision making, private developer decisions, and other
aspects of determining the future of downtown Mesa. This section is limited to a
summary of thc most important and/or timely public actions that are
recommended in conjunction with achieving critical mass in Mesa Town Center
as described in Section I of this report. These recommendations are the result of
consultations between key City management staff and Hunter Interests, and the
assimilation of observations, findings, and recommendations that developed
during the course of completing the Northeast Quadrant Analysis.

A, Mesa Community College Downtown Campus: “Advanced
Technology Center”

The City of Mesa should initiate a process to create a comprehensive
Development Agrecment with the Maricopa Community Colleges on behalf of
Mesa Community College to structure a relationship that will result in an
expanded downtown campus to be anchored by an Advanced Technology Center.
A joint task force comprised of officials representing the City of Mesa, Mesa
Community College, and other appropriate parties should be formed to guide this
process. The Agreement would set forth the parameters and conditions of land
and/or building conveyance (such as suggested for the Business and Industry
building space and the Irving School), joint ventures or joint use oppertunitics
(such as anchor tenancy in the Mesa Aquatics Center, programmatic usc of the
Firc Station, etc.), service agreements (such as the provision of information
tcchnology to the City), and programmatic relationships (such as work force
training and continuing education for City employees). The Development
Agreement could be preceded by a Memorandum of Understanding that sets forth
the basic intents of Mesa Community College and the City of Mesa with regard to
pursuing an expanded downtown campus together, for mutually beneficial
purposes. As a precursor to negotiating agreements with MCC, the City of Mesa
must determine the extent of thc public sector’s commitment in terms of
providing non-cash vatuc as well as funding for parking and other infrastructure.

B. The Centennial Center Complex
The City Council should adopt a resolution(s) that requires the City of Mesa to
take action with regard to the disposition of all components of the Centennial

Complex. As refercneed in this report, disposition could include expansion, new
facilities, or closurc of some, or all, of the complex. The report suggests that a
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Appendix

Private Sector Interest in Downtown Mesa

360 Isight

Pamela Henze

4726 East Verbena Drive
Phoenix, AZ 85044
480-705-5250

Ada Construction Company
Jim Martcel

1617 East Pinchot

Phoenix, AZ 86016
602-265-4900

Allstate Insurance Company
Fred D. Curry

101 East Avenue, Suite 205
Mesa, AZ 85210
480-464-7549

American National Development
Mario Caprint

20820 Chagrin Boulevard, Ste. 301
Cleveland, OH 44122
440-684-6300

(216-472-4000, cxt. 14}

Arizona Gold Properties

Al Jensen

3660 East University, Suitc 7
Mesa, AZ 85205
480-985-4333

The Boyer Company

90 South 400 West

Salt Lake City, UT 84101
801-521-4781

92

BPLW Architects & Engineers, Inc.
Robert B. Burgheimer

49 West First Street, Suite 100
Mesa, AZ 85021

480-827-2759

Butler Housing Company, Inc.
Reid Butler

1014 North 2™ Street, Suite 2
Phoenix, AZ 85004
602-258-6888

Centex Homes

Todd Skoro

8665 East Hartford Drive, Suite 200
Scottsdale, AZ 85255
480-880-0924

Circle West Architects, PC

Peter Koliopoulos

8700 East Via de Ventura, Suite 100
Scottsdale, AZ 85258
480-609-1000

Comerstone Consulting Company
Trnish O'Neill

9832 North Hayden Road, Suite 103
Scottsdale, AZ 85258
480-991-3111

Crosswinds Communities Inc.
600 Corporate Drive, Suite 102
Fi. Lauderdale, FL. 33334
954-839-8000
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DESCO Southwest

Bruce Gillespie

2575 East Camelback Rd., Ste. 870
Phocnix, AZ 85016

602-445-4410

Dranoff Properties

Carl Dranoff

225 South 25™ Street
Philadclphia, PA 19103
215-735-8440

Equus Development Corporation
Douglas J. Edgelow

4501 North 22" Street, Suite 190
Phoenix, AZ 85016-4625
602-840-0559

Emst & Young

Steve Klett

2 North Central Avcnue, Ste. 2300
Phoenix, AZ 85004
602-322-3637

Foree & Vam Enginecring

Dan Foree

9013 North 24" Avenue, Suite 7
Phoenix, AZ 85021
602-943-6997

The Galloway Group
Terry Galloway

250 Newport Center Drive, Suite 104

Newport Beach, CA 92660
949-644-2055

Hogan & Associates

Brent Reinhart

699 South Mill Avenue, Ste. 320
Tempe, AZ 85281
480-449-1644

D. R. Horton, Inc.

Mark G. Allen

4500 South Lakeshore, Ste. 205
Tempe, AZ 85282
480-491-4323

Keller Williams Realty

Joanne Rasmussen

2077 E. Warner Road, Ste. 100
Tempe, AZ 85284
480-363-9603

Lefrandt & Associates, LLC
Harold W. Lefrandt

1210 E. Kramer Circle
Mesa, AZ 85203
425-444-2460

Leibsohn & Company

Ronald Leibsohn

40 Lake Bellevue Drive, Suite 270
Bellevuc, WA 98005
425-454-4525

Mesirow Real Estate

~ Paul McDermott

350 North Clark Street
Chicago, I1 60610
312-595-7826

Mountain Development Corporation
Michael Allen Seeve

100 Delawanna Avenue

Clifton, NJ 07014

973-279-9000

National Developers

Rex Whisler

2151 E. Broadway Road, Ste. 101
Tempe, AZ 85282
480-377-8200
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The Opus Group

Keith Eamest

2555 East Camelback Road, Ste. 800
Phoenix, AZ 85016

602-468-7000

Qutsource International
Donavon Ostrom

4211 North Winfield Scott Plaza
Scottsdale, A7 85281
480-507-0545

Papago Center

James Danaher

1110 North 16™ Street
Phoenix, AZ 85006
602-257-8764

PCL Construction Services
12200 Nicolette Ave. S.
Burnsville, MN 53337
1952-882-9600
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Sunridge Properties

John White

1440 South Clearview Ave,, Ste. 101
Mesa, AZ 85208

480-854-1414

TJ Development
Chns Jones

840 West University
Mesa, AZ 85201
480-827-0711

Todd & Associates
Duanc Blossom

4019 North 44" Street
Phoenix, AZ 85018
602-952-8280

The Watkins Group
Ralph Watkins

P. O. Box 671
Peoria, AZ 85380
602-525-4415
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decision on the future of the Centennial Complex should be made by the summer
of 2004, following preparation of a strategic analysis that fully evaluates the
options and cost implications, and economic impacts/consequences associated
with various development tracks—including demolition and/or adaptive reuse,

C. Mesa Aquatic Center

The City of Mesa should pursue development of the Mesa Aquatic Center on its
current site in view of ifs ability fo cause revitalization and adjunct development
to occur 1n this portion of the downtown, and more generally because of the wide
range of benefits to the communily it can generate, including but not limited to,
health and wellness, physical fitness, recreation, cconomic impacts, and raising
the profile of Mesa as a destination. It should be the policy of the City of Mesa to
solicit anchor tenants (possibly Mesa Community College and/or other
educational institutions) and sponsorship/rights deals in order to close the
projected operational deficit. Pursuing joint tenancy opportunities should be
considered an immediate action item.

D. Redevelopment Site 17

Hunter Interests Inc. recommends that the City of Mesa proceed immediately with
a Request for Proposals from dcvelopers for this important project. The RFP
should utilize the master plan and supporting financial analysis prepared by
Hunter Intcrests Inc. The RFP should be distributed to the field of companies
identified as being interested in downtown Mesa development, as shown in the
Appendix. The RFP could also be distributed to other interested parties, as may
be identified prior to the issue date. The RFP should contain information from the
Northeast Quadrant Analysis including, but not limited to, the potential linkage
with Mesa Community College. Tt is suggested that the RFP encourage contact
between prospective developers and Mesa Community College officials in order
to explore mutually beneficial devclopment opportunities. An RFP issued in
Fcbruary would yield a selected development team by early summer 2004,

E. Redevelopment Site 7

With regard to Site 7, bond passage in March will be a determining factor in
future dcvelopment. Hunter Interests Inc. recommends that the City of Mesa
proceed immediately with a Request for Proposals from developers interested in
the office/residential projects conceptualized for Site 7—with the understanding
that another nearby site could be an alternative location for one or more of the
building components. Specifically, the Firestone parking lot next to City Plaza
could potentially afford a location for the office component, if the decision to
build the City Courts facility on the hlock precludes additional development therc.
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Similarly, another location for the recommended multi-family residential project
should be found. Hunter Interests Inc. market analysis showed demand for both of
these projects, and therefore suggest that they are feasible and desirable projects
to pursue, even though they may or may not work on Site 7 given the outcome of
a decision on the City Courts facility. As with the Site 17 solicitation, it is
recommended that the RFP be distributed to all companies that have expressed
interest in downtown Mesa. A listing is provided in the Appendix. Furthermore,
additional development opportunities such as the restaurant/entertainment/retail
pavilion conceptualized in the previous Hunter Interests report as development
next to the new Mesa Arts Center could also be incorporated into this RFP.

F. General Policy Recommendations

Hunter Interests recommends that the Maricopa Community College Distrnict on
behalf of Mesa Community College enter into negotiations with the City of Mesa,
pursuant to the comprehensive Development Agreement mentioned above, to
enablc these various policy recommendations to be implemented in a timely
fashion. It is also recommended that the Maricopa Community Colleges take the
appropriate actions to secure the capital and operational funds needed to
accomplish the policy actions it agrees to, through the Development Agreement
-and subsequent negotiations.
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