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1.  PROJECT OVERVIEW AND REQUIREMENTS



Project Opportunity, Description, and Structure 



This Request for Proposals (“RFP”) is issued by The Regents of the University of California ("University").  It is a follow-up document to the Request for Qualifications (“RFQ”) for The Development and Management of the Faculty Housing Project at Inclusion Area D and Hagar Court Apartments, dated February 1, 2002 and herein referred to as the "Project".  Management of the Hagar Court Apartments was deleted by Addendum No. 1 dated February 20, 2002.   Each development team in receipt of this RFP (a "Developer") has been selected by the University to submit proposals based on its qualifications.



The Project outlined in the RFQ (Sections 1, 2 and 3) have been modified in the RFP to no longer include Hagar Court Apartments.  All other components of the Project remain in effect:



95 housing units (65 single family homes and  30 apartments) targeted to faculty and staff at below market prices and rates, including open space amenities and a community building of approximately 2,300 net square feet and an outdoor playground of 5,000 square feet on approximately 14 acres of land. 



The houses are to be sold to faculty and staff, while the apartments are to be retained and managed long-term by the Developer or a member of the Development team and rented to faculty and staff.  Additional information about the Project is provided in the RFP and is intended to elaborate upon, not replace, the information in the RFQ.  





University Goals and Selection Criteria



The primary objective of the University for this Project is to increase the supply of affordable, quality housing for faculty and staff in a timely and environmentally appropriate manner.   The University seeks proposals that meet this objective while achieving economic feasibility for the Developer.



The University will consider the following four criteria in evaluating each proposal and selecting a Developer for the Project:



Planning and Design Quality:   The degree to which the Project approach and the preliminary plans and designs proposed by the Developer reflect the intent of and build upon the goals, master plan, illustrative design concepts, and Development Standards and Requirements established by the University for the Project in the RFQ, RFP, and Attachments.



Economic Performance:   The degree to which the Developer demonstrates its ability to deliver a high quality and economically feasible Project, based on the Developer’s representation of capital sources, development costs, operating income and expenses, a sales and marketing strategy, and the distribution of revenues generated by the Project.   In this regard, the University will look to the Developer to identify opportunities for the University to share in revenues generated by the Project, based on the economic performance of the for-sale and rental units, as estimated by the Developer in Section 4 of the RFP.  Opportunities for revenue sharing should be determined in the following priority: 



participation in the net proceeds from the sale of the for-sale homes,

ground rent from the apartments, and

participation in additional ground rent from the future sale, transfer, refinancing or assignment of the apartments 



Property Management:  The quality of the Developer's plan for the operations and maintenance of the apartments and the community building and the extent to which the Developer’s approach is consistent with the University’s Operating and Maintenance  Standards (see Attachment B, to be further defined in the final ground lease).



Project Management:  The extent to which the experience and organization of the Developer is suited to develop and manage the Project and to work with the University to address the specific opportunities and challenges of the Project.



The University will conduct a mandatory, general information meeting prior to the submission of proposals for all Developers to jointly ask questions and discuss any areas of concern.   The meeting will be held from



10:00 a.m. to Noon, Wednesday, July 10, 2002

UCSC Housing Facilities Conference Room

509 Swift Street

Santa Cruz, CA 95064

(Contact Jenner Werling at tel. 831-466-1830 if you require directions)



Each prospective Developer must also attend an interview to present its proposal.  A panel comprising University consultants, faculty and staff representing the Office of Physical Planning and Construction and the Colleges, Housing, Dining, and Childcare Services will evaluate the proposals based on the criteria established above.  The Associate Vice Chancellors for both Departments will review the panel’s evaluation and make a recommendation to the Vice Chancellor of Business and Administrative Services, who will approve the final selection of the Developer.







C.  Deal Structure



The University intends to enter into the following agreements:



license agreement with the Developer allowing access to the Inclusion Area D Site, as well as certain off site areas, for the construction of all components of the Project and for the sale of the for-sale homes, commencing upon the approval of the Project by the University



lot lease with each homeowner in support of the long-term ownership of each for-sale house, commencing upon the sale of each house



ground lease with the Developer for the balance of the Project to enable (a) the long-term use, ownership, maintenance, and management of the apartments and (b) the long-term ownership, maintenance and management of the community building commencing upon completion of construction of all components of the Project



consent to a declaration of covenants, conditions, and restrictions (CC&R's) specifying all applicable development and operating standards and requirements to be set forth by the University for the Project



The license agreement between the University and the Developer for construction of all components of the Project and the sale of the for-sale homes will incorporate, but not be limited to, the following requirements:



Term:  Construction of the for-sale units must be completed within 24 months of the effective date of the license agreement, with the opportunity for a one year extension upon mutual agreement.  There will be no license fee during the term of the license agreement.



Priority List:  The University encourages pre-sale of the units and will provide priority lists of interested, eligible purchasers to the Developer.  The Developer will be required to offer the for-sale units for designated periods of time to successive groups of purchasers in order of priority as established by the University.  If unsold units remain at the end of all the offering periods to priority groups of faculty and staff, the University will have the right but not the obligation to purchase the unsold units.



The University anticipates the need for 180 days from the time that the first units in the Project can be occupied and ready until the University is offered remaining units.  The University requires an additional 60 days to accept Developer's offer.  If, at the end of the 60 days, there are still unsold units, the Developer would then be allowed to sell the houses to the general public.



Price Limit:  The maximum average sale price per square foot shall be $200 (in 2002 dollars) for the for-sale units, subject to change based on an assessment by the University of costs provided by the Developers in response to this RFP.  If units are sold to non-UCSC buyers, the price will not be restricted to the same limits previously determined by the University.  Excess profit is to accrue to the University beyond the $200 per square foot sales price.



Construction:  The Project must be constructed in accordance with all applicable codes and governmental regulations, applicable mitigation measures from the CEQA approval, Subdivision Map Act regulations, and applicable University policies including payment of prevailing wages and adherence to the Development Standards established by the University as contained in Attachment A.  Upon completion of the Project the utilities, roads and landscaping will be transferred at no cost to the University, the houses will be sold subject to lot leases and the apartment buildings and the community building will be leased to the Developer via the ground lease.



Pre-development Expenses:  The Developer shall reimburse the University, upon the sale of 95% of the for-sale homes, for approximately $1,000,000 in pre-development costs associated with the planning, design, and environmental analysis and processing to be incurred by the University to obtain all Project approvals.  The anticipated pre-development costs include up to a $100,000 allowance for University financial assistance to the Developer on the cost of 50% Schematic Design Phase architectural and engineering consultant services.  The University expects the Developer to incorporate an allowance for these costs in the Project proposal and to reimburse the University for the total amount (without interest).



Revenue Sharing:  The University must have an opportunity to share the difference between the Project revenues from the sale of the houses and the Project costs, provided that difference exceeds a threshold return to the Developer, based upon mutually agreed upon costs.  The Developer must propose the return threshold in its response to the RFP.



Financing:  The Developer must secure all financing required for the Project without pledging the University's underlying fee simple interest in the land as security for such financing, but the Developer may pledge the rights and privileges granted in the license agreement.



Transfer and Assignment:  The Developer must construct the Project without transferring, assigning, or subleasing the Developer’s interest in the Project.



Financial Covenants:  The University will establish a maximum amount of debt that can be placed on the Project and a minimum amount of Developer net worth. 



Indemnification:  Developer must indemnify, defend, and hold harmless the University, its officers, employees, and agents from claims and damages related to construction, ownership, and operations and keep the property free of all liens and encumbrances, except for Project related financing approved by the University.



Non-discrimination:  Neither the Developer or any related party may discriminate against any person employed or seeking employment in the Project or purchasing a unit in the Project because of race, color, marital status, religion, sex, sexual orientation, handicap, or national origin.



The Developer will sell each for-sale unit, based on to a lot lease between the University as landlord and the purchaser.  The lot leases will include, but not be limited to, the following terms and conditions:



Term:  A term of at least 50 years



Lot Lease Rental:  A monthly rent payable by the homeowner to the University, the rent shall be determined by the University and shall be sufficient to cover the cost of University services (fire, police, night security) and administration, operating and maintenance costs for the roads, on site utilities and landscaped areas, reserves for replacement for the roads and landscaped areas as well as utilities for the community building (water, trash, sewer, and PG&E).  It is estimated that this cost will be $2,000/unit/year initially.



Resale Price Restrictions:  A prohibition on reselling the unit for more than the purchase price plus an adjustment for inflation and for approved capital improvements, as determined by the University.  



Resale Buyer Restrictions:  A right of first offer that provides the University with a first right to purchase the unit upon resale, the University may assign their right to other faculty and staff



Architectural Controls: Limits on alterations that can be made to the size and/or exterior appearance of the unit.



The ground lease between the University and the Developer for the long-term ownership, maintenance and management of the apartments and the community building will cover the footprints of the apartment buildings and the community building, and will include, but not be limited to, the following provisions:



Term:  The term will not exceed 40 years (less if practical), subject to early termination upon full amortization of Project debt.



Apartment Rent Limits:  The University, based on information provided by the Developer and other sources, will determine maximum rents which must initially not exceed 80% of the market rates for similar rentals in the City of Santa Cruz at the time the units are available for rent.  An annual rent escalation rate will be limited to CPI subject to a cap of three percent plus one half of any increase in CPI above three percent.  For the purposes of this RFP, the Developer is requested to use $1,300 per month for 2 bedroom units and $1,100 per month for 1 bedroom units as the initial rental rates.



Priority Lists:  The apartments may be rented to faculty and staff, based on a priority list established by the University, or, if necessary, rented to the general public at rents and terms to be determined pursuant to the ground lease.



Ground Rent: The Developer will pay ground rent to the University from rental proceeds that exceed an agreed upon threshold return to the Developer.  The Developer is to propose the return threshold in its response to the RFP.



Provide the University with an additional ground lease payment from proceeds that result from the sale, transfer, refinancing or assignment of the apartments if the proceeds exceed an agreed upon threshold return to the Developer.



	Campus Services Fee:  The Developer shall also pay the University an annual fee that shall be sufficient to cover the cost of University services (fire, police, night security) and administration, operating and maintenance costs for the roads, on site utilities and landscaped areas, reserves for replacement for the roads and landscaped areas as well as utilities for the community building (water, trash, sewer, and PG&E).  For the purposes of responding to this RFP, the Developer is requested to use $2,000/unit/year for the first year, increasing at 5% per year thereafter.  The actual fee and manner of increase will be determined at a later date.



Financing:  The permanent financing and any future re-financing must not pledge the University's underlying fee simple interest in the land as security for such financing but allowing the Developer to pledge the rights and privileges granted in the ground lease agreement.



Taxes:  Developer will pay all applicable property and possessory interest taxes and will diligently pursue exemptions for the Project and pass on any benefits to the University



Future transfer:  The University will have the right to approve any future transfer, assignment, or sublease of the ground lessee’s interest in the Project.



Financial covenants:  There will be a maximum amount of debt that can be placed on the Project and a minimum amount of net worth that must be maintained by the ground lessee.



Indemnification:  The Developer must indemnify, defend, and hold harmless the University, its officers, employees, and agents from claims and damages related to ownership, and operations and keep the property free of all liens and encumbrances, except for Project related financing approved by the University.



Non-discrimination:  Neither the Developer or any related party may not discriminate against any person employed or seeking employment in the Project or renting a unit in the Project because of race, color, marital status, religion, sex, sexual orientation, handicap, or national origin.



Property Management:  Developer must maintain the Project in first class condition (good, clean, attractive, sanitary, and safe order, condition, habitability, and repair) consistent with the University’s Operation and Maintenance Standards, as outlined in Attachment B of the RFP or replace property manager with a new manager, subject to University approval.



Management Fee:  Developer must stipulate a property management fee to be capped as a percent of adjusted gross income.



Capital Reserves:  Developer must deposit a portion of revenues into a capital reserve account for major maintenance and repair, to be used upon consent of the University and any balance remaining (upon termination of the lease) to revert to the University.



End of Term:  The University will assume ownership of all improvements on the site or, alternatively, require the Developer to demolish the improvements and restore the site to its original condition.



The Project shall also be subject to a recorded Declaration of Covenants, Conditions, and Restrictions, that will cover, but not be limited to, the following areas of interest, many of which are mentioned in the above agreements:  use restrictions, right of entry, maintenance and repairs, priority sale and rental lists, resale pricing limits, Project fees, parking, University's right of first refusal for unsold and unrented units, and other conditions.





D.  Memorandum of Business Terms 



Upon the selection of the Developer, the University will meet with the Developer to negotiate a Memorandum of Business Terms over a period of 30 days.  The Memorandum will contain the basic terms on which the Developer and the University will (1) proceed with the pre-development process and (2) negotiate the license agreement, ground lease, CC&R's, and any other agreements to be approved by The Regents.  



The Memorandum will be based on the information contained in the RFP as well as the Developer’s proposal and any subsequent negotiations between the University and the Developer that occur during the 30 days.  The Memorandum will stipulate the understandings between the University and the Developer during the pre-development process and through Project approval by The Regents. 



Time is of the essence in providing faculty and staff housing.  As a result, the University will request that the Developer continue work on the planning and design of the Project during the negotiation of the Memorandum in order to meet the Project Schedule.  The University will agree to reimburse the Developer based upon good faith negotiations for all third parties costs (which the University has approved) incurred during this time should the University and the Developer be unable to come to agreement on a Memorandum.



In addition, the Memorandum will obligate the University to reimburse the Developer’s third party costs in the event University's Board of Regents do not approve the Project.  Otherwise, the Memorandum will not create a legally binding agreement or contract between the University and the Developer, but shall serve only as an outline of the terms upon which the University and the Developer are willing to negotiate the definitive written agreements.





E.  Project Approval Process



To date, the University has obtained campus approval of the Inclusion Area D programming and design concept. 

The Design Advisory Board (DAB) reviewed the Master Plan and Design Concepts three times in 2001.  

The "Non-State funded Inclusion Area D Faculty and Staff Housing Major Cap Improvement Project" was approved by the Advisory Committee on Facilities (ACF) in December 1999.



The Project is subject to the following additional reviews and approvals prior to the commencement of construction.  This list will be reviewed at the general information meeting prior to RFP proposal submission.:  



HCP Incidental Take Permit:  It is anticipated that the U.S. Fish and Wildlife Services Habitat Conservation Plan (HCP) process will be completed and approval received no sooner than the Spring or Summer 2004. 

Design Advisory Board (DAB) , Advisory Committee on Facilities ACF), and Faculty Housing User Committee reviews will commence with presentations of the selected Developer's initial design concept proposed with their RFP response with subsequent reviews held on further refinements of the design, Construction Documents and material selections.

CEQA compliance documentation is expected to be completed by University around January 2004, and will be subsequently submitted for approval by The Regents. 

State Office of Historic Preservation:  Details and schedule of this review process need to be determined 

UCSC Chancellor:  Review and recommendation to The Regents for approval are anticipated Winter to Spring 2004

The Board of Regents:  The University's delegation of authority policies require approvals of the Project's design, EIR certification, license agreement and terms of a ground lease by the Board of Regents.  Other reviews and "approvals" by the UCSC Chancellor and University's Office of the President are advisory steps to those approvals.  Review for approvals by the Board of Regents is anticipated between Winter and Summer 2004.



Refer to Attachment G for additional information and requirements related to the Project review and approval process.  UCSC staff will manage the process.



The revised preliminary pre-construction schedule and projected milestone dates through The Regent approvals is summarized below





Dates                                  	Milestone Events



Mid-June, 2002	Issue RFP

July 10, 2002	Mandatory General Information Meeting

August 19-23, 2002	University Tour of Development Teams Projects

August 22, 2002	Responses due to RFP

September 4-6, 2002	Interview Development Team Finalists

September 10-12, 2002	Select Developer

October 11, 2002      	Execute Memorandum of Business Terms

January 9, 2003	Developer Submits 50% Schematic Design, Drainage Plan, Evidence of Stage 2 Compliance with LRDP Mitigation Monitoring Program and Other Requested Information

	Campus Starts EIR Process

August 2003	Establish Terms of Deal Structure

Winter - Summer  2004                     	University Regents Approvals 



�

F.  Proposal Submission



Contents



The proposal shall be comprised of the material and exhibits requested below.  Use index tabs for numbered sections and lettered sub-sections and organize the contents of the proposal as follows:



1.  Letter of Introduction, including Exhibit 1 - see below 



Exhibit 1�������Summary of Development Team and Financing���������������Name of Development��Name of Lead��Office Location for���Company(ies)��Person��Lead Person��Rentals:�������   Owner�������   Developer�������   Contractor�������   Marketing/Leasing�������   Manager/Operator��������������For-Sale:�������   Developer�������   Contractor�������   Marketing/Sales��������������Architectural Design:��������������Landscape Design:��������������Civil Engineer:��������������Lead Negotiator of�������Business Terms:��������������Lead Representative�������during Pre-Development:��������������Financial Agent:��������������Construction Financing:��������������Permanent Financing:�������� ������� ������





If  two entities are proposing to co-own, co-develop, or partner on any of the roles included in Exhibit 1, identify the names of both entities in the space provided.  The Financial Agent is the entity that will serve as the primary party for securing the financing (i.e.:  mortgage broker, bond underwriter, Developer’s office, etc.).  Under construction and permanent financing indicate the primary source of capital intended for the Project (i.e., construction loan, take-out loan, tax-exempt bond, etc.)  



2.	Project Plan and Design Guidelines

Project Approach

Unit Type Descriptions and Interior Square Footages, including Exhibit 2

Graphic Information, including Exhibits 3 through 13

Construction Schedule, including Exhibit 14

Acceptance of the Development Standards and Operating and Maintenance Standards

List of Projects to Tour



3.	Financial Plan

Ownership Structure

Sources and Uses of Funds, including Exhibit 15



4.	Development Cost and Revenue Schedules

Development Costs with Notes and Assumptions, including Exhibits 16 and 17

Income, Expense, and Distribution of Funds, including Exhibits 18, 19, 20, and 21



5.	Sales and Marketing Plan



6.	Property Management Plan





Submittal Copies, Date, and Time 



Submit ten (10) numbered copies of the proposal by personal delivery or overnight courier for receipt no later than 4:00 PM on Thursday, August 22, 2002 and addressed to:



Mr. Frank Zwart, AIA

Associate Vice Chancellor

Physical Planning and Construction

UC Santa Cruz

1156 High Street, Barn G

Santa Cruz, CA  95064



Attention:  Proposal for Faculty Housing Project



Proposals that are not received at this designated address on or before the specified deadline will not be accepted.  The University, at its sole discretion, reserves the right to change the submission date.  Facsimile reproduction or electronic transmission of a Proposal is not acceptable.  



All questions regarding the RFP shall be directed no later than August 9, 2002 to:



Mr. Leon Waller, Project Manager

Physical Planning and Construction

UC Santa Cruz

1156 High Street, Barn G

Santa Cruz, CA  95064

fax /  lwaller@cruzio.com



University responses to all questions will be provided at the mandatory, general information meeting and in writing to all parties no later than three days before the RFP proposal due date. 





Disclaimer



While the University has every intent on proceeding with the development of this Project, the University may, at its sole discretion, choose not to proceed with the Project, without obligation or liability to any Developer.  There is no guarantee the University will decide to move forward with the Project based on the Proposals submitted.  Notwithstanding this disclaimer, the University appreciates your interest in the Project and looks forward to receiving your Proposal for this exciting opportunity.



�

�

2.  PROJECT PLANS AND DESIGN

	

Project Approach 



Describe the approach taken by the Developer for each of the following parts of the Project:



  Community Planning Concept

  Site Planning Concept

  Open Space Amenities

  Landscaping

  Circulation / Parking

  Overview of Unit Count and Unit Types

  Community Building

  Architectural Style and Massing

  Exterior Building Systems / Finishes

  Interior Building Finishes

  Mechanical, Electrical, Plumbing, Data, Communication Systems

  Environmental Mitigation Measures  (preliminary)

  Proposed Buffers to Adjacent Uses

  Sustainable Energy Efficient Design Features

  Proposed Contractor Staging, Stockpiling and Parking Areas



	



�

B.  Unit Type Descriptions and Interior Square Footages

		

Describe the unit types and the interior room sizes (indicate minimum square feet for each room) proposed by the Developer for the Project in Exhibit 2 below:

	



EXHIBIT 2�������������������Unit Type Description and Interior Square Footages���������������������������������������Unit Type�������������������Description������������������������������������������Gross��Pad������Bdrms�������Type��Quantity�� SF��Dimen.��Stories��Height��/Baths��Pkg��Remarks���������������������Rental�R1 Example��15��1000��20' x 50'��2��21'��2/1.5��2��attached unit; 1  space covered����������������������R2�������������������etc.��������������������������������������������������������For-Sale�M1�������������������M2�������������������M3�������������������M4�������������������Total:������NA��NA��NA��Bdrms����NA��

��������������������Interior�������������������Square�������������������Footages��������������������������������������������Master��Bdrm��Bdrm��Bdrm��Other��Remarks/���Type��Kitchen��Liv/Din��BR��1��2��3��Rms��Amenities���������������������Rental�R1�������������������R2�������������������etc.��������������������������������������������������������For-Sale�M1�������������������M2�������������������M3�������������������M4�������������������etc.������������������



C.  Graphic Information 



Provide, at a minimum, the information requested for each of the areas below:  

		

Site Plan (Exhibit 3)

a.   Boundary of Disturbance

b.   Construction Fence

c.   Staging Area

d.   Hardscape Elements (roads, bike lanes, pathways, stairways, etc.)

e.   Building Footprints 

f.	Identify Location of Biotic Resources Identified in RFQ/RFP

h.	Off Site Utilities, Construction and Site Access

	

2)   Landscape / Open Space Amenities Plan (Exhibit 4)

Plant Material Types

Recreational Amenities

Dimensions Between Residential Clusters

		

3)  Site Section (Exhibit 5)

     (through main open space showing massing and relationships of buildings on the site)

   

4)  Grading Plan (Exhibit 6)

Show Existing / Changed Contours at 2’ Intervals

		

5)   Unit Type Location Key Plan (Exhibit 7)



6)   Typical Cluster Plan Blow-up (Exhibit 8)

Building Pads

Unit Separation Dimensions

Relationship to Parking (garages or open parking)

Paths

Patios

Entry Locations

Plant Materials

Garbage / Recycling Location

Meter and Utility Box Locations

		

7)   Illustrative Floor Plans by Unit Type (Exhibit 9)



8)   Illustrative Elevations by Unit Type (Exhibit 10)



9)   Illustrative Building Sections by Unit Type (Exhibit 11)

		

10) Community Building Illustrative Plan and Elevations (Exhibit 12)



 Site Drainage Conceptual Plan (Exhibit 13)





 Construction and Marketing Schedule



Provide a gantt chart schedule that indicates the major tasks to be undertaken by the Developer subsequent to approval of the Project by the University Board of Regents through the sale of the for-sale homes and lease-up of the apartments.  Label the construction and marketing schedule Exhibit 14.





Acceptance of (1) Development Standards and Requirements and (2) Operating and 

Maintenance Standards

		

The Developer shall provide the following statement and information in the proposal:



I accept the Development Standards and Requirements and Operating and Maintenance Standards established by the University for the Project as summarized in Sections 1D and E and contained in Attachments A and B of the RFP, but for the following exceptions:



___ (place an “x” in this space if the Developer has no exceptions to the Standards.  Otherwise, provide sufficient space in which to explain any exception(s). 







Date:			__________________________________



Signature:		__________________________________ 

		

Print Name:		__________________________________



Title:			__________________________________



Company Name:	__________________________________



�

F.   List of Projects to Tour



The University requests that the Developer arrange a tour for campus representatives of one or more projects designed by the Developer's architect, constructed by the Developer and/or owned/managed by the Developer's owner of rental property.  The Developer shall submit their project list by July 12, 2002 so the University can make their scheduling arrangements for the tours.  Please include the name, address, location, and number of units for each project listed.  The University is preliminarily scheduling their project tours for the week of August 19-23, 2002.



�

FINANCIAL PLAN



In preparation of the proposal, the Developer is requested, at a minimum, to follow the exhibit formats and categories that are part of Sections 3 and 4 of the RFP.  An explanation is requested for any modifications to the exhibit formats and categories so that the University can adequately account for all information and compare proposals.  Contingencies are to be added, with explanation, where appropriate.  If an exhibit category is not applicable, please so indicate with the appropriate explanation.  Exhibit categories may be added to included additional (“Other”) information with appropriate explanation.





A.  Ownership Structure



The Developer must describe the ownership and operating structure proposed for the Project.  The ownership structure shall include the name of (1) the entity that will be responsible for day-to-day decision-making and project management during development, (2) the name of the entity that will be responsible for ongoing management and operations, (3) all other entities that will have an ownership interest and (4) a description of the formal relationship among the members of the development team.  If more than one entity will be responsible for development, explain how they will work together.  Similarly, if more than one entity will be responsible for ongoing management and operations, explain how they will work together.  If different entities are proposed for development and ongoing management and operations, explain if and how the ownership structure will be effected and how the owners will continue to maintain the University’s operating and maintenance standards throughout the life of the Project. 





B.	Sources and Uses of Funds



Summarize the sources and uses of funds anticipated for the Project , as illustrated in Exhibit 15.  Clearly identify the type of “other” financing where applicable (i.e. bond, tax-exempt, tax-credit, etc.).  Separately identify the sources of funds needed for construction of all the components of the Project from the sources of funds anticipated to remain in the Project after the for-sale units are sold.   Provide term and interest rate information where applicable and indicate the components of the Project for which each financing source will be used (i.e. for-sale units, rental units, community building, and infrastructure).  In addition to Exhibit 15, the following information is also requested for each source of financing:



evidence of the ability of the Developer to obtain the financing, including a description of the Developer’s relationship with the capital sources identified for the Project,



the process for securing the financing, and



how the general terms and conditions of the financing may affect the Project.  







EXHIBIT 15��������������Sources & Uses of Funds������������ ������Percent��Term��Interest��Taxable or��Project��Construction - Sources��Amount��of Total��(yrs)��Rate��Tax-Exempt��Components��Developer Equity��������������Conventional Financing��������������Other Financing���������������Total:���100%������������������������Permanent - Sources *��������������Developer Equity��������������Conventional Financing��������������Other Financing���������������Total:���100%������������������������Uses�� ������������For-sale Units��������������Rental Units��������������Community Building��������������

�Total:���100%������������������������* Not Including For-Sale

  Units��������������



�

DEVELOPMENT COSTS AND REVENUES



Development Costs with Notes and Assumptions 



The Developer is requested to submit an estimate of development costs based on the conceptual plans and designs proposed in Section 2 of the RFP.  Commencement of construction is anticipated to be no sooner than Summer 2004.  The itemized Development Cost Schedule shall include, but not be limited to, the areas of cost identified in Exhibit 16 below.  Any contingency line items considered appropriate are to be incorporated in Exhibit 16 where applicable.



Total development costs for each line item are to be identified as such and allocated into one or both of the following categories:  for-sale units and rental units.  The sum of the costs of the for-sale and rental units in each line item should equal the total development costs for that line item.  All financing related costs from conventional and other sources are to be identified accordingly under construction and permanent financing.



The University has not yet been able to determine the full extent of the requirements for environmental mitigation measures related to compliance with the Endangered Species Act and some other CEQA issues.  The Developer shall include a cost allowance of $100,000 in the Development Cost Schedule for measures which have not been identified at this time.  The Project is also expected to pay for utility connection fees, to be included as part of “Building Permits/Fees” in Exhibit 16.  All rental units are to be individually metered for water, gas, and electricity.



A brief description of each line item in the Development Cost Schedule is requested as Exhibit 17, Notes and Assumptions.  The notes and assumptions should include information needed to clearly explain the basis upon which the costs for each line item are estimated and, when applicable, the method used to allocate costs between the for-sale and rental units.  All costs should be based on 2002 dollars with an inflation factor where appropriate.  Indicate the inflation factor(s) and the timing and duration of the construction and absorption periods in the Notes and Assumptions. 



�

�Exhibit 16�����������Development Costs���For-Sale����Rental�����Project��Units����Units�����Total��(SF:             )��$PSF��(SF:            )��$PSF��Direct Site Costs�����������Grading, demolition, retention�����������Drainage�����������Utilities�����������Landscape and amenities�����������Signage�����������Site lighting�����������Streets and sidewalks�����������Off-site improvements�����������Sub-total:�����������Direct Building Costs�����������For-Sale units �����������Rental units �����������Parking Garages�����������Community Building�����������General Conditions�����������Contractor Overhead�����������Contractor Profit�����������Sub-total:�����������Indirect Costs - Financing�����������Construction loan interest�����������Construction loan fee/closing costs�����������Permanent loan interest�����������Permanent loan fee/closing costs�����������Sub-total:�����������Indirect Costs - Design�����������Design Fees - Buildings�����������Design Fees - Landscape�����������Engineering Fee - Civil�����������Engineering Fee - Soils�����������Engineering Fee - Structural�����������Engineering Fee - MEPA�����������Sub-total:�����������Indirect Costs - Other�����������Building Permits/Fees�����������Legal/Accounting Fees�����������Property Taxes�����������Construction Insurance�����������Title and Recording Fees�����������Marketing/Advertising�����������Lease-up costs/(income)�����������Selling Costs�����������Appraisals/Market Study�����������Security�����������Development Management�����������UCSC Pre-development Costs�����������Environmental Mitigation�����������Sub-total:����������� � ����������Total Development Costs:����������� � �� ���� �� ��

�

Exhibit 17���Notes and Assumptions�������Notes and Assumptions��Direct Site Costs���Grading, demolition, retention���Drainage���Utilities���Landscape and amenities���Signage���Site lighting���Streets and sidewalks���Off-site improvements������Direct Building Costs���For-Sale units ���Rental units ���Parking Garages���Community Building���General Conditions���Contractor Overhead���Contractor Profit������Indirect Costs - Financing���Construction loan interest���Construction loan fee/closing costs���Permanent loan interest���Permanent loan fee/closing costs������Indirect Costs - Design���Design Fees - Buildings���Design Fees - Landscape���Engineering Fee - Civil���Engineering Fee - Soils���Engineering Fee - Structural���Engineering Fee - MEPA������Indirect Costs - Other���Building Permits/Fees���Legal/Accounting Fees���Property Taxes���Construction Insurance���Title and Recording Fees���Marketing/Advertising���Lease-up costs/(income)���Selling Costs���Appraisals/Market Study���Security���Development Management���UCSC Pre-development Costs���Environmental Mitigation������

�

Income, Expenses, and Distribution of Funds



The Developer is requested to submit separate schedules for income, expenses, and the distribution of funds for the for-sale and rental units.



For-Sale Units



Exhibit 18, For-Sale Unit Pricing, and Exhibit 19, Net Sales Proceeds from For-Sale Units and Distribution of Funds, are provided for representing estimated revenues and sales expenses, and for indicating the distribution of funds proposed for the for-sale units. 



EXHIBIT 18����������������For-Sale Unit Pricing ����������������������������������Unit��# of��Gross��Gross��Price��Unit Sales��Gross Sales ��Plan ID��Type��Units��SF/Unit��SF/Type��PSF��Price��Proceeds��Example:����������������M1��3 br/ 2 ba��10��1,800��18,000��$200 ��$360,000 ��$3,600,000 ����������������������������������������������������������������������������������������������������������������������Total��Wghted��Total��Wghted��Wghted��Total ������# of��Average��Gross SF��Average��Average��Gross Sales������Units��Unit Size����Price PSF��Unit Price��Proceeds��



EXHIBIT 19���Net Sale Proceeds from For-Sale Units���and Distribution of Funds�������$ Amount��Gross Sales Proceeds���Less:  Cost of Sales �(                    )��Net Sales Proceeds���Less:  Construction financing/interest/fees�(                    )��Less:  Developer equity�(                    )��Profit Available for Distribution������(_____%) to Developer���(_____%) to University������



Rental Units and Community Building 



Exhibit 20, Annual Operating Expenses for Rental Units and Community Building is provided for representing estimated operating expenses for the apartments and the community building.  Note this Exhibit includes a line item for Campus Services Fees which should be budgeted as outlined in the ground lease terms above.  Exhibit 21, 10-Year Cash Flow Analysis for Rental Units is provided for representing estimated operating expenses and cash flow for the rental units.  The Campus Services Fees should be included in the estimate of operating expenses.   





EXHIBIT 20���Annual Operating Expenses for  ���Rental Units and Community Building����$ Amount��Management���    Management Fee���Sub-total:���Administration���    Marketing�   ��    Audit���    Legal���    Campus Services Fees���Sub-total:���Salaries and Benefits���    Off-site manager���    Maintenance Personnel���    Janitorial���    Payroll Taxes, Benefits, Insurance���Sub-total:���Maintenance���    Supplies/Equipment���    Repairs���    Pest Control���    Janitorial���    Painting���Sub-total:���Utilities���(all utilities except trash, electricity, water, sewer and gas which are not paid by tenants)���Sub-total:���Insurance���    Property and Liability���Sub-total:���Taxes���    Property���    Business���Sub-total:���Annual Maintenance Reserves���Sub-total:���Other

    Other���Sub-total:������Total:

Total per Apartment Unit:

�_____________

_____________��



���EXHIBIT 21�������������10-year Cash Flow Analysis for  Rental Units���������������������������Year 1��Year 2��Year 3��Year 4��Year 5....��Year 10��Rental Income �������������Laundry & Misc.�������������Other�������������Total Gross Income��������������������������Less:  Vacancy�������������Adjusted Gross Income��������������������������Less:  Operating Expenses�������������Less:  Operating Reserves�������������Less:  Replacement Reserves�������������NOI Before Debt Service & Ground Rent��������������������������Less:  Debt Service (1)�������������NOI Before Ground Rent�������������

Less: Ground Rent to University�������������Cash Available for Distribution (2)�������������

Cumulative Cash Avail for Distribution �

��

��

��

��

��

��

(_____%) to the University��������������

(_____%) to the Developer�������������Developer Return on Equity�������������Developer IRR��������������������������

(1)  Debt Service is shown before Ground Rent in Exhibit 21 for the purpose of calculating revenue available for Ground Rent.  Ground Rent will not be subordinate to Debt Service. 



(2)  In year 10, indicate Gross Proceeds from the sale of the building, costs associated with the sale, pay-off of principal balance of outstanding loans, and any other related costs for determining Cash Available for Distribution.  Funds distributed to the University will be considered additional ground rent.





�

SALES AND MARKETING PLAN



Describe the sales and marketing strategy that you propose for the Project (for the for-sale and rental units) and your plan for implementation.  Include the following in your response:



the time frame, steps, and schedule of the sales and marketing process and how it will relate to the construction schedule,

a description of the components of the sales and marketing strategy, including, if appropriate, model units, site improvements, collateral material, and promotional events, etc.,

the outreach program to the faculty and staff on the University’s priority lists,

the organization that will conduct the sales and marketing process, how it will be staffed, and their time commitment, and

the process for coordinating with the University

the Developer’s contribution to closing costs 



�

PROPERTY MANAGEMENT PLAN



Describe the property management plan intended for the apartments and the community building.  Include the following in your response:



the organization that will manage the two components of the property noted above, how the organization will be staffed, their time commitment, and the resources that will be available to them

how the management team will coordinate with the University regarding operations and capital improvements 



�

ATTACHMENTS



Attachment A	Development Standards and Requirements

Attachment B	Operating and Maintenance Standards

Attachment C	Aerial Survey Map with Existing Site Utilities and Preliminary Site Utility Diagram

Attachment D	Preliminary Ground Lease and Area of Disturbance Plan

Attachment E	Farm Plots Plan

Attachment F	Inclusion Area D Master Plan Excerpts:   Illustrative Elevations

Attachment G	Project Reviews and Entitlements

Attachment H	Supplemental Environmental Information

Attachment I	Physical Planning and Construction Campus Standards

Attachment J	Geo-technical Investigation for Inclusion Area D (1991)
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